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[GUADALUPE APPRAISAL DISTRICT 
ANNUAL REPORT-2022] 
This document is a general annual overview of key areas of District Operations for the 2022 year and is intended to 
provide information for consumption to the property owners, taxing jurisdictions, and public. 
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The Guadalupe Appraisal District Mission 
 

The statutory assigned tasks of appraising property at market value, outlined in § 23.01 of the Texas Tax Code, 

as well as compliance with generally accepted appraisal standards, procedures, and methodology, including 

compliance with standards, procedures, and methodology prescribed by any appraisal manuals required by law 

to be prepared and issued by the comptroller, in §5.102, and compliance with equal and uniform taxation are 

the focus of the Guadalupe Appraisal District.  In conjunction with the aforementioned tasks and priorities, the 

mission of the Guadalupe Appraisal District is to achieve equalization among all classes of property by 

maintaining the highest standards in appraisal practices and law, guided by the goals of providing quality 

service to the public, developing high-performance employees and by creation of automated programs to 

expedite work flow, all oriented toward the highest ethical standards and transparency relative to professional 

appraisal practices. 

With this, the Guadalupe Appraisal District staff retains the essential understanding that the property owners 

and taxing units of the District are clientele that deserve superior customer service, equity and accuracy in 

appraisals, and operational transparency.  We commit ourselves to providing Service, Equity, Accuracy, and 

Transparency (S.E.A.T.) to our clientele and industry constituents.    
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District Funding Analysis 

The Guadalupe Appraisal District appraises property for the parcels located within the boundaries of Guadalupe 

County. The District serves twenty-eight (28) active taxing jurisdictions.  Chart A depicts the prorata funding 

allocation for the Guadalupe Appraisal District based on the 2022 budget, sorted by largest funding amounts.  

The top three contributors to the Guadalupe Appraisal District budget for the 2022 year continue to be Schertz-

Cibolo-UC ISD, Seguin ISD and Guadalupe Count, respectively. 

 

CHART A 
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Total Number of Parcels/Total Value/Types of Property/Use of Property: 

For the 2022 appraisal year, the Guadalupe Appraisal District provided mass appraisals for 99,439 accounts.  

This reflects a 4.87% increase (4,618 accounts) from the previous year. The 2022 estimated preliminary 

market value for the related property appraised ranges between $28,124,000,000 (rounded) and 

$28,729,000,000 (rounded). Preliminary Net taxable value increased an estimated 16% when new taxable 

value for 2022 is excluded. New taxable value estimates increased by 13% from the previous year adjusted 

certified total of $650,000,000 (rounded). The preliminary market value estimates by category are outlined 

below in Chart B. 

CHART B 

 
Figures shown in millions 

 

As observed in the chart above, the major property use in Guadalupe County continues to be residential in 

nature, either in the form of traditional single family residential subdivisions, multi-family development or rural 

residential living. These three categories of property account for just north of 64% of the overall market value 

within the county. The health of the residential housing market continues to play a significant role in the annual 

funding of local taxing jurisdictions. During the previous 12-month period, historical value growth was observed 

throughout the state of Texas. Specifically, average appraised values of homesteaded residences within the 

county increased by nearly 33%. This figure fluctuates depending on the area of the county a home is located 

in. 
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The District continues to see an increase in the associated market value, related to Commercial and Industrial 

classifications (F1/F2/L1). Increases seen among properties within Industrial property classifications can be 

attributed, in part, to changes in the market associated with delivery of goods. The need for major retail 

distributors to have warehouse space strategically located along major thoroughfares has spurned new 

development in the Tri-County area which borders Comal County. Additionally, the continued aggressive efforts 

of local municipal economic development committees and continued friendly business policies, both locally and 

state-wide, has played a major role. To this point, new development among the commercial and industrial 

sectors accounted for nearly 10% of all new development. 

 

The oil and gas categories and related parcels are found generally in the La Vernia ISD, Seguin ISD, Prairie Lea 

ISD, as well as in the Luling ISD. The latter three referenced school districts each observed 60% increases in 

their respectively preliminary totals.  This change marked a stark contrast to the downward trends seen during 

the previous 36-month period.  Value increases observed within oil and gas are, most likely, attributed to 

shortages within global markets. The entities in these areas are in overlapping jurisdictions with some of the 

value for these entities residing across the Guadalupe County line, and thus are not reliant on just the values 

associated with Guadalupe County for funding purposes.   

CHART C 
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Exemption Data 

The population of Guadalupe County has increased to the count of 172,706 as reported in the last official U.S. 

Census in 2020.  When compared to the prior census total of 131,533 (2010) the county’s population is climbing 

annually, on average, at a 3% rate. There continues to be an increase in the exemption type availability and the 

associated number of exemptions for the entire appraisal roll across all category types, with the total dollar 

amount in exemptions for Guadalupe County increasing approximately 18% between 2021 and 2022.  These 

results continue to be the trend when there is majority consent of the governed; regarding constitutional 

amendments coupled with enabling legislation and introduced legislation in favor of the addition of exemptions 

for certain qualifying property owners.  What becomes evident in review of Chart D is the increase in 

exemptions attributed to the county’s disabled veteran community. The proximity to military bases in 

neighboring Bexar County has had a positive impact on veterans choosing to locate within Guadalupe County.   

 

CHART D 
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Ratio Study Analysis/Schedule Calibration 

Land- (Rural) The rural land valuation process for the 2022 appraisal year was performed by an analysis of the 

rural land market by rural land neighborhood (geographic regions grouped together for their similarities in 

geographic location).  Continual evaluation of market data, may dictate a change in the geographic boundaries 

of the rural land market areas to either a different rural land schedule or a commercial land schedule, defined as 

Geo-Reconstruction.  Properties that are commercial in nature, located on major thoroughfares or have 

river/lake front amenities were excluded from the analysis on rural land, as there is a separate schedule 

calibration performed by the Waterfront Appraisers and the Commercial Appraisers for properties with these 

previously stated amenities. The previously used range method for land valuation was converted to the use of 

land matrices, which is considered a method that is easily maintained. The incorporation of land matrices was 

accomplished through the use of a Base Unit Cost which is then modified based on the property’s location (ISD) 

and Influence factors. Influence factors include Land-locked, Utility Lines, Shape, Designated Flood Areas, and 

San Marcos River or Lower Guadalupe River frontage. 

 

 

Residential- 

The number of confirmed market sales used during the calibration phase for the 2022 appraisal year totaled 

2,606.  The confirmation process is highly dependent upon volume of market activity each year. The significant 

increase (+5.6%) in confirmed sales observed between 2020 and 2021 was attributed to COVID restrictions 

drawing to an end. Historically over the previous five-year period the average number of confirmed sales was 

2,450. Residential calibration processes impacted most properties in the District.  With calibration efforts 

performed by Residential Analysts for the 2022 year, the median level of appraisal of residential property (A) 

was 0.9972. In addition, a time adjustment analysis was performed for the January 1, 2022 appraisal date, 

which confirmed an approximate sales-based time adjustment factor of 2.5% per month (30% per year).  

Again, with the statistical analysis of residential properties, waterfront properties were initially excluded from 

the first phase of base residential schedule analysis, as waterfront properties are not representative of the 

benchmark property in Guadalupe County.  Therefore, these were excluded in the first phase analysis; however, 

the waterfront properties were included in the appropriate neighborhood analysis during the secondary 

neighborhood calibration phase.  Chart E shows the trend in count of residential sales confirmed by the District 

over the past five years. 
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Chart E 

 
 

Appeal Data: 

For the January 1, 2022 appraisal date, the Guadalupe Appraisal District sent notice on 99,407 parcels, which 

accounts for approximately 99.96% of the appraisal roll.  

 

Noticed Property Type 2017 2018 2019 2020 2021 2022
Real Property 62,990 66,575 66,367 67,843 76,392 85,266
Business Personal Property 3,419 4,614 4,731 4,121 3,532 4,963
Manufactured Homes 1,879 1,693 1,407 591 767 5,541
Minerals/ Industrial BPP 4,086 4,361 4,127 4,230 3,286 3,637

TOTAL 72,374 77,243 76,632 76,785 83,977 99,407  
 

Chart F provides a visual of the continued stable upward trend in the number of notices the appraisal district is 

required to mail annually. The upward trend can be attributed to several factors: increasing values, new 

development, and new requirements of the tax code. The historical value growth was considered the overall 

main driver of an 18% increase in required notice mailings from the prior year, 2021. 
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CHART F 

 
 

GAD’s historical appeal submission rate, as a percentage, ranged between 17% and 19% during the two years 

prior to 2022 (Chart G-2). The significant value growth observed within local markets throughout 2021 resulted 

in a sizeable increase in appeals for 2022 with nearly 26% of noticed account owners choosing to file a protest.  

 

Property owners choosing to submit an appeal for 2022 via the District’s online e-file portal exploded when 

compared to previous years by nearly 3-times the volume observed in 2021. The increase resulted in less-than-

ideal performance, as it relates to the District’s response time for reviewing and extending settlement offers. As 

a result, property owners rightfully expressed frustration with the process and delays. Management staff will 

look to address the issues, prior to 2023 appeal season, identified as the primary causes for the inefficient 

performance most e-file submissions experienced in 2022. 

 

Ideally, district staff are able to resolve most protests through informal conferences. Doing so saves district 

funding by limiting the number of days the Appraisal Review Board is in session. The previous resolve rate of 

nearly 90% in 2021 compressed by 10% in 2022, as property owners found it difficult to agree with informal 

settlement offers. 
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Chart G-1 

 
Chart G-2 
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New Construction/New Improvement Value: 

The new improvement value in the District comes from various category types which include residential, 

multifamily, manufactured homes, real commercial, real industrial and industrial business personal property. 

New market value is primarily a result of a new structure, or “improvement” to the land.  From a data collection 

standpoint, if a structure was not on the appraisal roll in the previous year, when the structure is added to the 

current year, the value added is noted as new to assist with effective rate calculations.  New market value, 

across all categories of properties, increased by nearly 16% for 2022, when compared to 2021 adjusted 

certified totals.  New value does not always result in an equal amount of taxable value due to exemption 

discounts available to property owners. Chart H provides a historical visual of the differences observed during 

the past 10 years when comparing new market value to new taxable value. Included in these figures are 

expiring abatements granted to property owners by varying taxing jurisdictions, as well as the 100% tax 

exemption offered to qualifying disabled veterans. Forecasting for the next 10-year period would present a new 

value estimate of approximately $900 million, which would be close to a 20-year period for the doubling of new 

value in the District. 

CHART H 
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Subdivision Platting Process: 

Historically, there has been a cyclical rise and fall in number of new lots ready for development in recorded 

subdivisions within Guadalupe County. The alternating aspect between one year to the next observed within the 

chart below (Chart I) is not to be viewed as a loss of demand, but rather an absorption period of existing lots 

before market demand requires the development of additional inventory. Over the previous 12-month period 

that trend has not been observed, as developers were attempting to accommodate the increased demand for 

homes in local markets. During 2021, rather than the typically observed drop in lot count one would expect, 

developers actually outpaced total lot counts from 2020 by over 1,300 lots. The 3,913 new lots developed 

within newly platted subdivisions is well above the 10-year average by 36%. This deviation from recent 

historical norms is a result of limited supply of home listings. Industry analysts have estimated the current 

inventory of homes, listed for sale, is at an all-time low of 1.5 months. The level of supply that is considered to 

reflect a market in balance is six months. Moving forward, strong demand is expected to continue as population 

rates are projected to climb as a result of favorable state and local economic conditions. 

 

CHART I 
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Overall District Value Comparison 

From an overall market value perspective, Guadalupe County continues to grow and expand at an average 

annual rate of 4.9% when comparing values over the past 10-year period. 

 

The stable growth pattern observed in Chart L is expected to continue based on strong demand for residential 

housing which spurs new businesses to enter the market and existing business owners to expand their 

operations to meet the needs of an increasing population. Projecting forward, use of a linear trendline provides 

the following market value estimates at 3-, 5-, and 10-year intervals: 

• 2025 - $31,924,000,000 

• 2028 - $36,650,000,000 

• 2031 - $41,375,000,000 

 

CHART L 
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Independent Reviews- State Comptroller of Public Accounts 

The Property Tax Assistance Division of the State Comptroller’s office released their final results for the 

appraisal districts that were part of the Methods and Assistance Program (M.A.P.) review for the 2021 appraisal 

year. The Guadalupe Appraisal District was part of the group of districts tested in 2021. Whereas the Property 

Value Study, conducted in even number years for our district, rates the accuracy of the District’s appraisals in 

comparison to 100% market value, the M.A.P. review looks at the methodology, procedures, and policies 

applicable to determine the associated values in the District. The District passed the review with a total score of 

98.3% meeting all mandatory requirements. 

 

For 2022, the District will undergo an independent review to measure accuracy of our local values in relation to 

market conditions, as of January 1st 2022. Preliminary results will be posted in January 2023. Similar to 

previous test cycles, seven (7) of the independent school districts (ISD) G.A.D. provides appraisal services will 

be included in the test. The sample of tested properties is required to fall within a confidence interval of 5% of 

market value. 

 

The level of past success experienced within these biennial reviews is directly attributable to the team of highly 

skilled and professional staff of the Guadalupe Appraisal District, as well as the unwavering support of the 

District’s Board of Directors. With the continued efforts of each individual staff member and Board support, 

collectively combined, achieving superior results is always possible. 

 

Moving Forward 2023 

As we move forward, District staff will continue to look for new opportunities to improve the overall process in 

annually producing an appraisal roll. The implementation of new technology combined with an unwavering 

commitment to providing the best public service will help the District gain the trust of those we serve. Through 

industry course work and attended seminars, District staff will look to expand their understanding of the 

property tax system to improve technical skills and build relationships that will mutually benefit the District 

property owners and entities. 

 

In closing, our efforts will focus on the District’s mission to achieve equalization among all classes of property by 

maintaining the highest standards in appraisal practices and law, guided by the goals of providing quality 

service to the public, developing high performance employees, and by creation of automated programs to 

expedite workflow, all oriented toward the highest ethical standards and transparency relative to professional 

appraisal practices. 


