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Mission Statement
The ______________ County Assessor and State Tax Commission shall strive to assess all property in a fair and uniform manner; shall strive to discover, list and assess all taxable property within the county; shall faithfully and impartially execute this assessment maintenance plan; shall develop assessments based on current market value as of the date of appraisal; shall promptly and efficiently respond to questions, complaints, and needs of taxpayers and assessment officers; and shall uphold the constitution and statutes of the State of Missouri.

2016-2017 Assessment Maintenance Plan
I, _________________________, the duly elected ___________________ County Assessor, submit the following assessment maintenance plan for the 2016-2017 assessment maintenance cycle.  This plan contains the framework and all of the necessary elements to allow me to carry out my official duties as required by the constitution and laws of the State of Missouri. 

________________________________
_______________

County Assessor



Date

2016-2017 Assessment Maintenance Plan

Agreement and Approval
The parties to this plan, the County Assessor, the County Commission, and the State Tax Commission, agree to its specific terms as well as these general obligations:

The Assessor will assess all taxable property in the county uniformly and at the statutorily required percentage of market value for the respective property.  The actions of the assessor and staff will comply with the requirements found in Article X, Section 3 of the state constitution, Chapters 53, 137, 138 and any other pertinent chapter of the Revised Statutes of Missouri.

The County will provide office facilities and the budgetary support, as set out in this agreement,

 to allow the Assessor and staff to carry out the terms of this agreement and the duties of the 

Assessor’s Office.

The State Tax Commission will provide technical assistance, including regular visits by the field representative, educational training, guidelines and other resources to aid the assessor in the execution of this plan.  Further, in consideration for the Assessor supplying assessment services 

in compliance with the terms and obligations of this plan, the state will provide cost-share 

reimbursement funds to the extent specified in § 137.750, RSMo.

It is hereby affirmed by the County, that an Assessment Fund has been established, and that the general revenue funds required of this plan will be deposited into the Assessment Fund.   

The undersigned approve this plan, submitted this _____ day of ____________, 20___.

______________________County, Missouri
State Tax Commission of Missouri

___________________________
_________
____________________________

__________

County Assessor
Dated
STC Chairman

Dated

___________________________
_________
____________________________

__________

Presiding Commissioner
Dated
STC Commissioner

Dated

___________________________
_________
____________________________

__________

Associate Commissioner
Dated
STC Commissioner

Dated

___________________________
_________

Associate Commissioner
Dated
Definitions
As used in this agreement the following words shall have the meaning attributed to them in this subsection:

1.  The word “County” means ________________________________ County, Missouri.

2.  The word “Commission” means the State Tax Commission of Missouri.

3.  The words “Market Value” mean the most probable price in terms of money which a property will bring if exposed for sale on the open market for a reasonable length of time, providing there is a knowledgeable buyer and seller both aware of the uses to which a property is adapted and for which it is capable of being used.  Used synonymously with True Value in Money.

4. For land used for agricultural purposes, the words “Market Value” or “True Value in Money” shall mean the value the land has for agricultural and horticultural use, which is based upon the land’s productive capability as set out in Section 137.017 - 137.021.

5.  The words “Project”, “Plan”, or “Agreement” shall mean the assessment maintenance plan.  

6.  The word “Ownership Maps or Mapping” means all ownership maps and related records which are prepared or compiled by the County under the guidelines of the original mapping contract or a more current mapping/GIS project.

7.  The words “Replacement Cost New (RCN)” means the cost, including material, labor, and overhead, that would be incurred in constructing an improvement having the same utility to its owner as the improvement in question, without necessarily reproducing exactly any particular characteristic of the property.

8.  The word “Depreciation” means the loss in value of an object, relative to its replacement cost new, whether the loss of value is caused by physical deterioration, economic obsolescence or functional obsolescence.

9.  The words “Physical Deterioration” mean the loss of value caused by wear and tear.

10.  The words “Economic Obsolescence” mean the loss in value of a property (relative to the cost of replacing it with a property of equal utility) that stems from factors external to the property.

11.  The words “Functional Obsolescence” mean the loss in value of a property resulting from changes in tastes, preferences, technical innovations, or market standards. 

12.  The words “Submitting to Commission” for reports or PRC cards means mailing paper copies or emailing digital PDF or TIF files to localassistance@stc.mo.gov. 
13.  The words “Index Study” are synonymous with “Manual Level Study.”
Real Property

FUNCTIONS AND RESPONSIBILITIES
	Job Title
Comments
	
	Responsibility

	
	1.
	Public information and public relations - on going.

	
	2.
	Update mylars/digitized maps, property record cards, work index cards, final alpha cards and/or other related forms.  Complete on a quarterly or monthly basis.  Ownership data will be maintained to within

________ months.

	
	3.
	Sales information.  Obtain, verify and log sales information from all sale letters.  Copy corresponding PRC and file with the returned sale letter.  Other sources may include certificates of value, real estate agents, appraisers, banks and savings & loans, etc.  All sale information will be available for review and use by the Commission.

	
	4.
	Building Costs.  Obtain and verify current building costs.  The new construction log will be utilized to identify and locate new construction samples.

	
	5.
	Conduct sale analysis of all available sales.  Studies will be conducted to determine the base rates for building costs, land values, and rates of depreciation-both physical and obsolescence.

	
	 A)
	Building Cost Index for 2017.  An index study/manual level study will be completed and submitted by June 30, 2016 to the Commission for their review and approval. The study will include PRC copies of all index samples.  

	
	 B)
	Depreciation studies will be completed and submitted to the Commission by June 30, 2016 for review and comment.  In addition, studies will be conducted by neighborhood or other strata to identify obsolescence.

	
	 C)
	Land value studies will be conducted by neighborhood and land rates will be established which when properly applied result in a fair and reasonable land value for parcels assessed at market value.  These studies will be submitted to the Commission for review and comment by June 30, 2016.


	Job Title
Comments
	
	Responsibility

	
	6.
	Complete interim untrended index study or preliminary manual level study, based on additional average quality, new construction, to be completed and submitted to the Commission by October 1, 2017.

	
	7.
	Sale Ratio Studies: Will be conducted by neighborhood or other strata.  The object being to determine the relative level of assessment between the county’s appraised value and the sale price of the sold property.  Complete on a Quarterly basis and generate summary by neighborhood or strata, listing the number of sales, the low, high, mean, median and weighted mean ratios, C.O.D., P.R.D. and the time-frame of the sales used within the study.

	
	8.
	Recalculate all proposed 2017 land values and improvement costs, up to replacement cost new prior to conducting field review, to be completed by ____/____/2016.

	
	9.
	Conduct final field review.  If your county’s 2013 Residential and/or Commercial Ratio Study were out of compliance and having a median ratio from 80.00% to 89.99%, a narrative shall be attached to this 2016-2017 plan detailing specific action(s) in steps 9A – 9H to bring the county in compliance.

	
	 A)
	Inspect recently sold properties to establish bench marks.  Update neighborhood sales analysis.  Based on the updated neighborhood sale analysis, corrective actions will be outlined and implemented to ensure final 2017 values will reflect local market conditions.  This would include adjusting index level/manual adjustment level, neighborhood factors, special units, condition adjustments, site improvement values, etc.

	
	 B)
	Review, data collect, and photograph all new improvements and additions.

	
	 C)
	Review changes resulting from mapping splits or combinations.

	
	 D)
	Verify accuracy of all physical data, quality grades of improvements, subclassification of land and improvements.  Property records will be updated to reflect changes or to correct errors.  Take new photographs if none exists, or the improvement’s condition has substantially changed.



	Job Title
Comments
	
	Responsibility

	
	 E)
	Review land value and apply adjustments as needed.

	
	 F)
	Assign depreciation to improvements.  Depreciation will be assigned to reflect the physical condition and obsolescence applied (whether economic or functional) as needed, to ensure the final value reflects current local market conditions.  Notes will be listed on the PRC to explain any adjustments.

	
	 G)
	Adjust agricultural land grades where required, changing the agricultural maps and property record cards accordingly.

	
	 H)
	Update review date on property record card.

	
	10.
	Complete final calculations following field review, data entry and finalize your estimate of market value.

	
	11.
	Income.  Obtain and verify income and expense information for commercial property.  Review records for 2014, 2015 and 2016.

	
	12.
	Develop appropriate capitalization rates for income producing properties and calculate their values by the income approach.

	
	14.
	Prepare notices to taxpayers for increases in value,                        (by June 15th in 2017).

	
	15.
	Conduct informal meetings with taxpayers,                          (complete by _________ annually).

	
	16.
	Prepare for and defend values at board of equalization annually.

	
	17.
	Complete the real property assessment roll (by 7/01 annually). 

	
	18.
	Submit electronic copy of assessment and appraisal data to Commission for ratio study (by 8/01 of odd numbered year).

	
	19.
	Provide electronic file of previous two years sales to Commission for ratio study (by 3/01 of even numbered year).


Personal Property 

FUNCTIONS AND RESPONSIBILITIES
	Job Title
Comments
	
	Responsibility

	
	1.
	Mail State Tax Commission approved personal property assessment forms by (2/1 annually).

	
	2.
	Process railroad and utility returns for appraisal of locally assessed property (by 4/20 annually).

	
	3.
	Process State Tax Commission approved personal property assessment forms

	
	4.
	Prepare second notice to taxpayers whose assessment list has not been received (by 4/1 annually).  Track and log late lists, penalties and waivers.

	
	5.
	Complete the personal property assessment roll (by 7/01 annually).

	Additional Comments:
	
	


CHARTS AND REPORTS
The following charts and reports have been recommended by the State Tax Commission.  We intend to prepare and incorporate into the plan the selected charts and reports by the date shown.

	Date Available
	
	

	
	A.
	Parcel Count.  All parcels, both taxable and exempt, including manufactured homes on leased land, REA’s, CATV’s, and other unmapped parcels where applicable.

	
	B.
	Proposed budget through December 31, 2017.

	
	C.
	Phase Chart through December 31, 2017.

	
	D.
	Personnel Estimation Chart through December 31, 2017.

	
	E.
	Employment Schedule through December 31, 2017.

	
	F.
	Organization Chart to show overall responsibility and accountability.

	
	G.
	Duties and responsibilities itemized for each personnel position.

	
	H.
	A narrative description of all major phases, including standard procedures and assignments of responsibility.

	
	I.
	A training outline for all personnel.

	
	J.
	A detailed field manual for data collectors.

	
	K.
	Abated property report.  To be submitted by November 1, 2017.

	
	L.
	Annual Computer Inventory.  A summary of disk usage by system users, and anticipated maintenance costs expected for the year.  To be submitted by March 31 each year.


FORMS TO BE UTILIZED
The following forms have been recommended for equalization and maintenance purposes by the State Tax Commission.  We intend to incorporate the following forms into the plan and submit them by date shown.
	Date Available
	
	

	
	A.
	Sales questionnaire for mailing

	
	B.
	Income and expense forms

	
	C.
	Assessment change notice

	
	D.
	Informal hearing forms

	
	E.
	Board of equalization forms

	
	F.
	Split tax statement forms

	
	G.
	Statistical Analysis forms

	
	H.
	Data verification forms for new construction

	
	I.
	New construction log

	
	J. 
	Project control log to track different phases by map sheet

	
	K. 
	Map count log to track parcel counts by map sheet

	
	L.
	Real estate and personal property assessment roll pages

	
	M.
	Individual and business personal property lists

	
	N.
	Second notice for non-returned assessment list
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