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December 2021 
 
RE:  STEPHENS COUNTY APPRAISAL DISTRICT 2021 ANNUAL REPORT 
 
With a sincere commitment to support an environment of transparency, I present the 2021 Annual 
Report of the Stephens County Appraisal District (hereinafter, “the District”). The Annual Report for 
2021 provides summary information about the operations of the District, as well as the methods used to 
test the validity of our certified values. The report is designed to provide the public with information 
highlighting our appraisal operations, customer service performance, taxpayer value appeals, and 
Property Value Study. 
 
The challenge of the District is the development of a timely, accurate, complete and equitable appraisal 
roll that accurately reflects the “market value” of property in Stephens County. Taxing units use the roll 
to impose ad valorem taxes (property taxes) on property in the district in a fair and equitable manner to 
support county, city, hospital and school district services. 
 
The District stives to complete the challenge in a courteous and efficient manner exhibiting fairness, 
transparency, consistency and accountability. We serve as a resource for information, data and map 
development for Stephens County and hope to make it the property tax appraisal process easy to 
understand and tolerable for the property owner.  
 
I started with the Stephens County Appraisal District in January of 2021 as the Chief Appraiser in 
Training. The certification process will take three to four years to complete. During that time, Gary 
Zeitler of Eagle Consulting, Inc., is serving in the role of Chief Appraiser and providing oversight and 
guidance to our efforts.  
 
The District is working to improve the mass appraisal process, communication with the public and 
transparency of the property tax base of Stephens County. We want the citizens of Stephens County to 
have confidence in our office staff and processes.  
 
It is our pleasure to serve the property owners of Stephens County.  
 
Sincerely, 
 
 
 
William W. Thompson 
Chief Appraiser in Training     



GENERAL INFORMATION 
 
The Texas Legislature formed appraisal districts in 1979 as part of a sweeping change designed to 
standardize the administration of local property taxes. Senate Bill 621, or the “Peveto Bill,” was named 
for Rep. Wayne Peveto from Orange, Texas, forming our current property tax system. State law requires 
one appraisal district per county to appraise all property within that county. State law allows for the 
consolidation of collection activities of tax units, and that consolidation occurred in 1984.  
 
Property taxes, also called ad valorem taxes, are locally assessed taxes. The District appraises 
property located within Stephens County, while local taxing units set tax rates. Property taxes 
provide more tax dollars for local services in Texas than any other source; they help pay for public 
schools, city streets, county roads, police, fire protection, emergency medical service, the local 
hospital district and many other services. The District serves nine entities located inside and outside 
of Stephens County. 
 
The Stephens County Appraisal District is a political subdivision of the State of Texas.  The provisions of 
the Texas Property Tax Code govern the legal, statutory, and administrative requirement of the appraisal 
district.  Members of the Board of Directors are elected by the taxing units within the boundaries of 
Stephens County and must live within the district two years prior to serving on the board.  The Chief 
Appraiser is appointed by the Board of Directors and is the chief administrator of the appraisal district.  
The local taxing units such as your County, School, City and Hospital District set a tax rate from your 
property tax appraisal issued by the Appraisal District. The goal of the appraisal district is to determine 
market value of the property being assessed.   
 
The District 2021 Budget is $365,000 or $7.28/parcel.  
 
For the past two years, the appraisal district has not maintained the required 95-105% ratio of District 
appraisals against market value (sales). This data is verified through an annual audit coordinated by the 
State Comptroller’s Property Tax Assistance Division, known as the Property Value Study (PVS). In 
the recent Methods and Procedures (MAPs) audit by the State Comptroller’s office of Texas, Stephens 
CAD did not “Meet Expectations.”  
 
 
District Personnel 
The District employed three full-time individuals and one part-time during 2021. The chief appraiser’s 
position had been vacant for 2-years and an interim by contract was overseeing the operations of the 
District. A chief appraiser in training was hired by the Board of Directors in January of 2021. The 
Registered Professional Appraisers training and certification process will take 3-4 years. During that time 
the contract interim will stay in place. A part-time position was utilized in to aid in reviewing and 
updating mineral division orders.  
 
Third party contracts are maintained by the district for the following services: 
 

IT Services and CAMA Software Southwest Data Solutions 
Chief Appraiser, Interim Eagle Consulting, Inc 
Appraisal of Real Property Eagle Consulting, Inc. 
Appraisal of Mineral and Industrial Property Morgan Ad Valorem Services, Inc 
Appraisal of Personal Business Property In-house 

 



ADMINISTRATION OF THE DISTRICT 

Board of Directors 
The Board of Directors of the Stephens County Appraisal District (hereinafter, “the Board”) consists of 
five voting members appointed by the taxing units that have property within the boundaries of the 
Taylor County. The Directors are appointed by each taxing entities served. The County Tax 
Assessor/Collector serves as a non-voting member of the Board. Board members include: 

• Jerry Toland  Stephens County Commissioners Court 
• Ted Goldsmith  Stephens Memorial Hospital  
• Tom Cyprian   City of Breckenridge (filled by Rob Durham after retirement) 
• Roy Russell  Breckenridge Independent School District 
• Parker Wylie  Breckenridge Independent School District 
• Christie Lathem  Tax Assessor/Collector (Non – Voting) 

 
The Board has general policy-making authority and has primary responsibility for fiscal matters, 
including approval of significant contracts and adoption of the annual budget. The    Board also appoints 
the chief appraiser and selects the taxpayer liaison officer, who helps resolve disputes as a property 
owner goes through the appraisal process. The Office of the Chief Appraiser is primarily responsible for 
planning, organizing, staffing, and controlling district operations as required by the Texas Property Tax 
Code. 

Appraisal Review Board 
The Appraisal Review Board (hereinafter, “ARB”) is a quasi-judicial body. To be eligible to serve on 
the ARB, an individual must be a resident of the district and must have resided in the district for at 
least two years. Members are charged with providing an impartial review of the appraisal records 
prepared by the  District. The ARB is empowered to equalize values of all properties in the District 
concerning the fair market value and hear taxpayer appeals through scheduled hearings for those who 
dispute their appraised value. The Board appoints the chairperson and secretary of the Appraisal 
Review Board from among the serving members. The 2021 ARB members include: 

• Scott Harris (Chair) 
• Sally Satterwhite (Secretary) 
• Luke Grider (Member) 
• Eric Brennan (Member) 

Agriculture Advisory Committee 
The Ag Advisory Board shall meet at the call of the Chief Appraiser at least once a year to advise 
the Chief Appraiser on the valuation and use of land that may be designated for agricultural use 
or that may be open space agricultural or timberland within the district. Members of the Ag 
Committee for 2021 were: 

• Roger Tonne 
• Randy Boaz 
• Jim Thompson 

 
  



CERTIFIED VALUES 
 
Property Types and Values 
Stephens County Appraisal District maintains approximately 50,147 parcels with property types of 
residential, commercial and agriculture real estate and industrial, utility, pipelines, etc.   
The STEPHENS CAD serves the following taxing units: 

     
Property Types   Count Market Value Percentage 

Single Family Residential A 3,264  $       279,420,437  14.90% 

Multi-family Residential B 31  $           9,137,385  0.49% 

Vacant Lots C 1,108  $           9,931,825  0.53% 

Qualified Open Space D 5,588  $    1,161,571,295  61.93% 

Rural Land, Non Qualified E 2,341  $       152,826,780  8.15% 

Commercial & Industrial Real Estate F 494  $         54,395,031  2.90% 

Oil and Gas G 36,068  $         52,267,410  2.79% 

BPP/Utilities J 99  $         43,635,212  2.33% 

BPP/Commercial L1 379  $         20,421,085  1.09% 

BPP/Industrial and Manufacturing L2 91  $         27,957,840  1.49% 

Mobile Homes/Other M 92  $           4,218,370  0.22% 

Special Inventories S 2  $              961,225  0.05% 

Exempt Properties X 556  $         57,346,020  3.06% 

Unclassified   34  $           1,485,020  0.08% 

TOTALS   50,147  $    1,875,574,935  100.00% 
 
 
Preliminary values are always provided to the entities in April to allow the budgeting process to begin. 
Certified values are provided in July, following the completion of hearings by the Appraisal Review 
Board. The District is allowed to certify values if less than 5% of the value is still unsettled.  
 

 
  

ENTITY 2021 PRELIMINARY 2021 CERTIFIED 2020 CERTIFIED 2019 CERTIFIED

Stephens County 573,363,143$               614,371,483$               558,878,891$               608,700,816$               
Breckenridge ISD 505,685,935$               541,398,095$               490,729,225$               537,877,009$               
City of Breckenridge 208,774,582$               210,353,345$               189,426,374$               193,485,972$               
Stephens Memorial Hospital 586,149,783$               628,021,806$               571,953,421$               621,967,714$               
Albany ISD 1,182,005$                   1,438,266$                   1,254,008$                   1,600,735$                   
Graham ISD 748,654$                       799,433$                       768,789$                       582,626$                       
Moran ISD 4,354,170$                   5,295,057$                   4,564,123$                   5,610,072$                   
Ranger ISD 7,488,493$                   8,898,053$                   7,547,260$                   7,755,375$                   
Woodson ISD 5,188,603$                   5,476,274$                   5,169,600$                   5,384,436$                   



Exemption Data 
The district has various exemptions for which 
taxpayers may qualify, such as the standard 
residential homestead exemption and the over-65 
residential homestead exemption. You may only 
apply for residence homestead on one property in a 
tax year. A homestead may include up to 20 acres 
of land you actually use in the residential use 
(occupancy) of your home. To qualify for a 
homestead exemption, you must own and reside in your home on January 1 of the tax year. The filing of 
this application is between January 1 and April 30. You may file a late homestead exemption if you file it 
no later than one year after the date taxes become delinquent.  There is also a Transfer of Tax Limitation 
or Ceiling Certificate should you move to a different county. 

  

ENTITY  HOMESTEAD OVER-65 OR 
DISABLED 

STEPHENS COUNTY  $ 12,000 
BRECKENRIDGE ISD $ 25,000 $ 10,000 
CITY OF BRECKENRIDGE  $   3,000 
Disabled Veterans Ranges from 

additional $5,000 
to Full Exemption 

Determined by 
VA 
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*The DVHS applies only to the General Homestead Exemption 
 



2021 TAX RATES 
 
Entities Served by Stephens County Appraisal District 
 Counties: Stephens 
 Cities: Breckenridge 
 School Districts: Albany, Breckenridge, Graham, Moran, Ranger, Woodson 
 Special Districts: Stephens Memorial Hospital 
 
Rates per $100 of Value 

 
 
Based on the increase in property values, eight of the nine entities saw a decrease in rates. The 
conglomerate rate for a city resident in Breckenridge saw a decrease of $0.14144/$100 of value and a 
Stephens County resident saw a decrease of $0.07915/$100 in value.  

  

Taxing Unit

No New 
Revenue 

Rate

Voter-
Approval 

Rate
Proposed 

Rate

o
l
u

Adopted 
M&O Rate

Adopted I&S 
Rate

Adopted 
Rate

Hospital District 0.26737 0.29249 0.27737 0.00000 0.00000 0.27737
City of Breckenridge 0.99256 1.22348 1.06000 0.76052 0.29948 1.06000
Stephens County 0.73670 0.84850 0.80000 0.61690 0.18310 0.80000
Albany ISD 0.99830 0.96340 0.96340 0.96340 0.00000 0.96340
Woodson ISD 1.08063 1.05170 1.05170 1.05170 0.00000 1.05170
Graham ISD 1.24090 1.31340 1.27400 0.96340 0.31060 1.27400
Ranger ISD 0.92607 0.93920 0.93920 0.00000 0.00000 0.93920
Breckenridge ISD 0.96338 0.98970 0.98970 0.98970 0.00000 0.98970
Moran ISD 0.92607 0.93920 0.93920 0.89560 0.00000 0.89560



COMPTROLLER’S PROPERTY VALUE STUDY 
 
The property value study is conducted by the State Comptroller’s Office to estimate the taxable property 
value in each school district and to measure the performance of appraisal districts.  If the appraisal district 
is within a 5% margin of error, the State Comptroller will certify the local value to the Commissioner of 
Education.  The findings of the study are used in the school funding formula for state aid.  
 
Final results of our 2020 Study are listed below. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

  

215-901/Breckenridge ISD

Category Local Tax Roll Value
2020 WTD Mean 

Ratio
2020 PTAD Value 

Estimate
2020 Value Assigned

A - SINGLE-FAMILY  $          218,524,723 0.7514  $          290,823,427  $          290,823,427 

B - MULTIFAMILY  $              5,415,268 N/A  $              5,415,268  $              5,415,268 

C1 - VACANT LOTS  $              5,766,873 N/A  $              5,766,873  $              5,766,873 

C2 - COLONIA LOTS  $                             - N/A  $                             -  $                             - 
D1 ACRES - QUALIFIED 

OPEN-SPACE LAND
 $            24,142,165 1.3573  $            17,786,983  $            17,786,983 

D2 - FARM & RANCH IMP  $              5,209,120 N/A  $              5,209,120  $              5,209,120 
E - NON-AG LAND AND 

IMPROVEMENTS
 $          107,886,990 0.8673  $          124,394,085  $          124,394,085 

F1 - COMMERCIAL REAL  $            45,985,763 0.8390  $            54,810,206  $            54,810,206 

F2 - INDUSTRIAL REAL  $              5,021,100 N/A  $              5,021,100  $              5,021,100 

G - ALL MINERALS  $            62,242,184 1.0018  $            62,130,349  $            62,130,349 

J - ALL UTILITIES  $            36,361,370 0.9447  $            38,489,859  $            38,489,859 
L1 - COMMERCIAL 

PERSONAL
 $            20,302,108 N/A  $            20,302,108  $            20,302,108 

L2 - INDUSTRIAL PERSONAL  $            28,095,157 N/A  $            28,095,157  $            28,095,157 

M1 - MOBILE HOMES  $              3,846,700 N/A  $              3,846,700  $              3,846,700 
N - INTANGIBLE PERSONAL 

PROPERTY
 $                             - N/A  $                             -  $                             - 

O - RESIDENTIAL 
INVENTORY

 $                             - N/A  $                             -  $                             - 

S - SPECIAL INVENTORY  $                 531,996 N/A  $                 531,996  $                 531,996 

Subtotal  $          569,331,517 0.0000  $          662,623,231  $          662,623,231 

Less Total Deductions  $          102,567,979 0.0000  $          138,345,576  $          138,345,576 

Total Taxable Value  $          466,763,538 0.0000  $          524,277,655  $          524,277,655 



CATEGORY # OF PROTEST
PRELIMINARY 

VALUE CERTIFIED VALUE %AGE

REAL PROPERTY 175 31,720,489$         28,157,787$         11.23%

MINERAL PROPERTY 18 1,262,819$           686,505$              45.64%

INDUSTRIAL PROPERTY 9 7,164,820$           6,798,819$           5.11%

PERSONAL PROPERTY 5 704,065$              694,245$              1.39%

TOTALS  207 40,852,193$         36,337,356$         11.05%

PROPERTY OWNER PROTESTS & APPEALS 
 

Generally, property owners may protest appraised values placed on their property or if their 
property was equally appraised before the time the appraisal rolls are approved and certified. 
The protest period is typically conducted from May to August each year. Property owners 
usually resolve disagreements about their appraised value, exemptions, or other issues in a 
meeting with a district appraiser. If no agreement is reached informally, the property owner is 
heard before a five-member panel of the Appraisal Review Board. The panel makes its final 
determination and mails a certified “order” of action to the taxpayer within two days of the final 
decision. 
 
In 2021, property owners and professional tax consultants filed 207 protests. Of those filed, 184 
were handled informally by staff, while 15 final value orders were delivered to taxpayers from 
the Appraisal Review Board. Eight (8) protest failed to appear.   
 
The total taxable valuable for Stephens CAD was $642,762,228 for 2021 meaning about 6.26% 
of the value was protested. Total records for Stephens CAD is 50,147 with 0.41% of records 
under protest.   
 
The following table represents the primary category change of value for property under protest: 
 
 
 
 
 
 
 
 
 
 
 
  



LEGISLATIVE CHANGES 
 
The house of representatives, together with the state senate, constitute the Texas Legislature. The duties 
of the legislature include consideration of proposed laws and resolutions, consideration of proposed 
constitutional amendments for submission to the voters, and appropriation of all funds for the operation 
of state government. All bills for raising revenue considered by the legislature must originate in the 
house of representatives. The house alone can bring impeachment charges against a statewide officer, 
which charges must be tried by the senate. 
 
The Legislature of the State of Texas, operating under the biennial system, convenes its regular sessions 
at noon on the second Tuesday in January of odd-numbered years. The maximum duration of a regular 
session is 140 days. The governor is given authority under the state constitution to convene the 
legislature at other times during the biennium. Such sessions are known as called or special sessions and 
are reserved for legislation that the governor deems critically important in the conduct of state affairs. 
Called sessions are limited to a period of 30 days, during which the legislature is permitted to pass laws 
only on subjects submitted by the governor in calling for the session. 
 
The 87th Texas Legislature passed hundreds of bills and killed many, many more during the 140-day 
legislative session. From the multi-billion-dollar state budget to a list of bills that would amend the 
Texas Constitution, the Texas Legislature maintained a focus on local government spending and 
property tax law. 
 
State budget 
The Texas Legislature’s two-year, $248 billion state budget is headed to the governor’s desk after the 
House advanced the proposal Thursday, completing months-long negotiations between the two 
chambers. 
 
The spending plan, Senate Bill 1, is “a bill that each and every one of us can be very proud of, and it 
represents the priorities for Texans across the state,” said state Rep. Greg Bonnen, a Friendswood 
Republican and the House’s chief budget writer, on the House floor as he laid out the legislation. 
 
The House’s 142-6 vote for SB 1 comes a day after the Senate unanimously approved the compromise, 
which state Sen. Jane Nelson, a Flower Mound Republican and chair of the Senate Finance Committee, 
said in a statement “is compassionate, responsible and meets the needs of our growing state.” 
 
Once the 2022-23 spending plan lands on Gov. Greg Abbott’s desk, he will have the power to veto 
individual line items he objects to. 
 
As passed by the Legislature, SB 1 would spend over $116 billion in general revenue and does not tap 
into the state’s Economic Stabilization Fund, also called the rainy-day fund. That $116 billion matches 
Comptroller Glenn Hegar’s most recent projection at the beginning of the month for state funds 
available for the next biennium — and it is an increase of $3 billion from his last estimate. 
 
The approved $248 billion in SB 1 is about a $13.5 billion decrease from the 2020-21 budget cycle, 
thanks largely, if not all, to federal funding for coronavirus relief. 
 
Questions over who should have a say in how that funding is spent have been a major point of 
discussion this session as lawmakers have moved through the budget-writing process. 
 
The final version of SB 1, which lawmakers from both chambers negotiated behind closed doors, 
includes language that Bonnen said “works in concert with” Abbott’s recent announcement that he plans 



to place the allocation of nearly $16 billion in federal funds on the Legislature’s plate for a planned 
special session in the fall. 
 
That $16 billion, Bonnen said Thursday, is money that “is simply not appropriated, so it’s not available, 
and it won’t be available, until we appropriate it in a special session in a few months.” 
 
The language differs from what the House included in its version of the budget that it passed in April, 
which had a provision unanimously approved by the chamber that aimed to ensure the Legislature 
would have a say in how that federal relief money is spent. 
 
SB 1, Bonnen said, also fully funds the state's commitment to better fund public education, which 
state lawmakers acted on in 2019 via House Bill 3, a wide-ranging bill that reformed the state's school 
finance system. 
 
The budget also includes $8.6 billion for higher education, including $486 million to fund enrollment 
growth, which was added into the budget at the last minute and is seen as a victory for colleges, 
universities, and health-related institutions. 
 
It also includes $110 million for need-based financial aid for students at two- and four-year schools, 
though the additional funding would not cover every Texas college student who qualifies for this 
financial aid. Higher education officials estimate 56% of eligible four-year college students will be 
served with Texas Grants. 
 
Some lawmakers also lamented that public historically Black colleges and universities remain 
underfunded, despite large appropriations requests this session. Lawmakers said Texas Southern 
University students are living in moldy dorms, and some have broken air-conditioning units. 
 
New Texas Property Tax Law 
HB 988 – Relating to ad valorem taxation; creating a criminal offense. Property ID changes require 
Appraisal Notice 1/1/2022. There are no changes needed. The current appraisal notice process allows 
for inclusion of newly created properties and value increases. 
 
HB 2429 – Relating to the alternate provisions for ad valorem tax rate notices when the de 
minimis rate of a taxing unit exceeds the voter-approval tax rate. TNT Requirements Immediate. 
This was deployed to the TNT application in August 2021. 
 
HB 2723 – Relating to public notice of the availability on the internet of property tax-related 
information PPT global site: Texas.gov/property taxes, URL's provided. Changes to NOAV 
Immediate. This is pending Comptroller form updates. 
 
HB 3833 – Relating to the appraisal of certain real property for ad valorem tax purposes. No 
additional interest applies to 1-D-1 rollbacks Immediate. The changes were included in the R45 
Release that was available in August 2021. 
 
SB 63 – Relating to the property tax appraisal system, including an entitlement to a tax exemption 
based on the appraised value of certain renewable energy devices. Notice of   Protest changes - One 
box for Q1 & Q2 9/1/2021. This is pending Comptroller form updates. 
 
SB 1438 – Relating to the effect of a disaster on the calculation of certain tax rates and the procedure for 
adoption of a tax rate by a taxing unit TNT Requirements Immediate. This was deployed to the TNT 
application in August 2021. 



 
SB 1449 – Relating to the exemption from ad valorem taxation of income-producing tangible personal 
property having a value of less than a certain amount. Increases from $500 to $2500 value 1/1/2022. 
The changes were included in the R45 Release that was available in August 2021. 
 
SB8 – Relating to the qualification and proration of homestead exemption. Allows Homestead 
Exemption to be prorated within PACS 1/1/2022. This change will entail the flag for exempt type 
'HS' be turned on to prorate. There is no other programming needed. 
 
SB12/SJR2 – Relating to property tax relief for those who have the over 65 or disabled person ceiling 
that did not realize any property tax relief from the rate compression for schools under HB3 of the 
86th session. This will affect the Freeze/Refreeze functionality in 1/1/2023. 
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