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What Are IAAO Standards?

• Industry Best Practices for Assessment 
Professionals

• Benchmarks for Performance or 
Procedures

• Reference Source for Questions on 
Assessment-Related Topics or Functions

• Written by Other Experts in Ad Valorem 
Field



Who Produces IAAO Standards?

• IAAO Technical Standards Committee

• Coordinates with IAAO Executive Board 
and IAAO Membership



Technical Standards Committee

• Develops and maintains technical 
standards of professional practice 

• Three Main Areas:
−Assessment Administration
−Tax Policy
−Mass Appraisal



Technical Standards Committee
(Continued)

• Provides input for technical assistance 
programs and projects as directed by 
Executive Board

• Goal of TSC is to ensure that IAAO is at 
the leading edge of industry technology 
and standards 



Technical Standards Committee
(Continued)

• Six Members on TSC

• Staggered Appointments

• Appointments Made Each Year by IAAO 
President Elect
−5 Regular Members
−1 Associate Member (Like Tax Rep.)



Useful Information
& Helpful Signs:



Current TSC Membership:



Current IAAO Standards:
• 16 IAAO Standards, Plus Guide:
−Guide to Assessment Administration 

Standards
−Standard on Assessment Appeal
−Standard on Automated Valuation Models 

(AVM’s)
−Standard on Contracting for Assessment 

Services
−Standard on Digital Cadastral Maps and 

Parcel Identifiers



Current IAAO Standards, Continued:

• IAAO Standards, Continued:
−Standard on Facilities, Equipment, Computers 

and Supplies
−Standard on Manual Cadastral Maps and 

Parcel Identifiers
−Standard on Mass Appraisal of Real Property
−Standard on Oversight Agency 

Responsibilities



Current IAAO Standards, Continued:

• IAAO Standards, Continued:
−Standard on Professional Development
−Standard on Property Tax Policy
−Standard on Public Relations
−Standard on Ratio Studies
−Standard on Valuation of Personal Property
−Standard on the Valuation of Properties 

Affected by Environmental Contamination



Current IAAO Standards, Continued:

• IAAO Standards, Continued:
−Standard on Verification and Adjustment of 

Sales



Useful Information
& Helpful Signs, Continued:



Why Are They Relevant?

As Mentioned Previously, Standards are Relevant 
Because They Are:

• Industry Best Practices

• Benchmarks for Performance or Procedures

• Reference Source for Questions on Assessment-
Related Topics or Functions

• Written by Other Experts in Ad Valorem Field



Where Can You Find IAAO Standards?

• Available to EVERYONE (including non-
members) on IAAO Web Site



IAAO Web Site:



IAAO Web Site:

• Technical 
Standards Can Be 
Found on Lower 
Right Portion of 
Home Page

• Looks Like This:



Technical Standards Home Page:



• Yellow Box at 
Right of Technical 
Standards Home 
Page Contains 
PDF Files of Each 
Approved IAAO 
Standard



Today’s Focus is on
Parts of Two Standards:

• Contracting
−Advantages & Disadvantages
−Important Elements In Contract
−Quality Control Measures

• Mass Appraisal
−New Revisions Relating to use of Aerial 

Photography and its Role in Visual 
Inspection



But Before We Start:

Beware of Conflicting Signs…
A.K.A. the “Jurisdictional Exception Rule!”



Jurisdictional Exception Rule:

• Language Appearing at Front of Each 
Standard:



Jurisdictional Exception Rule

• Constitution, Statutes, Administrative 
Rules, Case Law for jurisdiction take 
precedence over particular sections of 
standards

• Legal constraints may sometimes require 
us to do something different from IAAO 
Standards

• Standards are still relevant and useful as 
“best practices” guides





Consultants, Contractors, 
Helpers, or Vendors?





Important Question to Start
• You’re outside on a hot day and someone 

says “Let’s get a _____ out of  that 
machine?” 

• Soda?

• Pop?

• Coke?

• Soft drink?





Consultants, Contractors,
Helpers, or Vendors

• 30 Oklahoma Counties use one or more 
consultants.

• Several Counties use more than one

• Majority of counties do not use 
contractors



• Oil and Gas (1996 Texaco Court Case)

• Software Vendors

• Valuation assistance 

• Visual Inspection

• Field Appraisers (Independent 
contractors)

Consultants, Contractors,
Helpers, or Vendors



Advantages to Outside Assistance:

• Professionalism

• Specialized Knowledge

• Headache Factor

• Improve Staff Knowledge



Other Issues:

• Funding

• Management of Contract

• Relationship between Office and 
Contractors

• Public Perception/ Public Relations



War Stories:  News from the Front
• Oklahoma County did two reappraisals ten 

years apart. 

• First one hired consultant; Second used 
assessor staff 

• First used out of state managers; second 
assessor staff 

• Both completed their reappraisal on time.



Good News: First Reappraisal

• Existing Staff didn’t have ability  

• Improved Records

• Completed valuation 
residential/commercial

• Improved Mapping

• Met Statutory Deadline 





Always Some Problems…
• Did not inform staff. The consultant was 

in other building

• “I have no idea how your property was 
valued.”

• Some of the information was never given 
to county. (Map of commercial values)

• “I’m from Texas and I used to be a bus 
driver.”



Residual Problems

• Quality Control

• Paid by the card; took old 1948 field card 
and stapled it to a new card. 

• Guy named Snodgrass: Every card he 
touched was a bad card. 



Second Reappraisal: In-house

• Budget and Personnel Start-up

• Slow start and wasted effort

• Practice neighborhood inspection (Did it 
three times)

• Training personnel who didn’t work out.



Long Term Advantages: Staff

• Staff experience: Long-term benefit to 
county

• Professionalism tradition

• Quality of records/mapping



What should a County Assessor do?

• Local Decision/County Financial situation

• Some situation works; sometimes doesn’t 
fit

• Review your situation

• Decision based on your county 



What should a County Assessor do?

• IAAO Standard on Contracts

• State Web Site Contracts (Arkansas)

• Talk to other counties 



IAAO Standards:

• IAAO establishes standards on assessment 
issues

• Good, well thought out information

• Reviewed by people in the profession

• (Joe Hapgood, CAE and Doug Warr AAS)



IAAO Standard on
Contracting for Assessment Services:

• RFP Request for Proposal

• Suggestions on contract

• Qualifications, Experience, Other Projects

• Monitoring, Evaluation, Performance  

• What should be in the contract.



• RFP Request for Proposal

• RFP: What will you do for us?

• Qualifications, Experience, Project

• Monitoring, Evaluation, Performance  

• What should be in the contract.

IAAO Standard on
Contracting for Assessment Services:





RFP May be Too Formal

• Written Memorandum (Minimum)

• What county wants

• Job Description for the work

• Need to involve Commissioners



Why RFP (Memo)? Misunderstanding

• Contract Provisions: What is the 
contractor going to do for the county?

• Field Inspection and Valuation? Turn-
key?

• What does that include? Data entry, quality 
control, taxpayer contact, defense of 
values, appearance before the County 
Board. 



Assessor Job: Monitoring

• County Assessor should do some 
monitoring

• Understand the project.

• Test some of the work.

• Most contractors understand this. 



Example of Detail Contract:
Production Levels

• Entry of Sales Data 100 / day

• Residential Data Collection 40 / day

• Commercial Data Collection 10 / day

• Data entry review 250 / day





Assessor’s Job: Quality Control

• Need to Know What’s going on.

• Routine checks, measurements

• Progress reports/conversations with 
consultant

• Sign off on invoices



Assessor’s Job: Compliance

• Need to share compliance information 
with contractor

• Data Quality; procedures, etc.

• Ad Valorem Division Field Analyst 
information



Monthly Progress Reports

• Arkansas requires a monthly progress 
report

• Signed by the contractor, assessor, and 
appraisal firm. They send it to the Ad 
Valorem Division

• Superintendents included. 



County Assessor: Responsible

• Decide what you need

• Evaluate your options

• Choose wisely

• LOCATION, LOCATION, LOCATION

• Monitor, Monitor, and Monitor



Data Collection Contracts:

• Section 6.2 in Contracting Standard

• Some counties need assistance with visual 
inspection and data collection efforts

• IAAO Contracting Standard contains 
good material for inclusion in any data 
collection contract



Useful Information
& Helpful Signs, Continued:



Data Collection Accuracy and QC:

• Contracting Standard contains 21 specific 
data collection accuracy and quality 
control items

• These, or similar items may be included in 
contract between county and vendor for 
visual inspection data collection work



Data Collection Contracts:

• Contracting Standard says data collection 
is:
−One of most critical and one of the 

most expensive phases of a reappraisal 
project

• Recommends clear and standardized 
coding requirements

• Recommends careful monitoring through 
a quality control program



Data Collection Contracts:
• Should specify types and approximate 

numbers of parcels to be inspected

• Should identify property characteristics to 
be examined and coded

• Should contain standards for data capture 
and coding accuracy

• Should have procedures for measuring 
data accuracy



Data Collection Accuracy and QC:

• Other accuracy and QC items:

• Continuous area, volume or linear 
measurement data (such as square feet of 
living area, garage size, etc.) should be 
obtained by direct measurement

• Continuous volume data should be 
accurate within 5% of the true capacity of 
the improvement



Data Collection Accuracy and QC:

• When direct measurements are not 
possible, they must be estimated, and an 
exception statement placed on the 
property record



Useful Information
& Helpful Signs, Continued:



Data Collection Accuracy and QC:
• When vendors are performing data entry 

functions, the Contracting Standard 
suggests the following accuracy threshold:
−“Data entry accuracy should be as close 

to 100% as possible, and supported by a 
full set of range and consistency edits 
(CAMA data edits)



Data Collection Accuracy and QC:
• Routine checks of field work should begin 

immediately after the field data collection 
phase commences

• Independent QC checks may be 
performed by county staff, project 
consultants, auditing firms, or oversight 
agencies

• Should be specified in contract



Data Collection Accuracy and QC:
• QC inspections should be conducted on a 

continuous basis throughout data 
collection phase of project

• QC samples of completed field work 
should be selected at random and reviewed 
for completeness and accuracy

• May be grouped by geographic area, 
property type, or data collector





Mass Appraisal Standard

• Focus for today is on most recent revision 
to Mass Appraisal Standard 

• Relates to various types of aerial 
photography and data collection

• Approved by IAAO Executive Board 
January, 2012

• Lively discussion between contractors, 
assessors, vendors on this section!!!



Mass Appraisal Standard
• Discussion of Mass Appraisal Standard, 

Section 3.3.5, Alternative to Periodic 
on-Site Inspections



Useful Information
& Helpful Signs, Continued:



3.3.5 Alternative to On-Site Inspections
• Paraphrasing the Standard (our emphasis added):

• IF initial inspection done, AND

• IF well-maintained data collection AND quality 
management program in place,

• Then counties MAY employ digital imaging 
technology tools to SUPPLEMENT field 
inspections with a computer-assisted office 
review.



3.3.5 Alternative to On-Site Inspections
• Paraphrasing the Standard, Continued (our 

emphasis added):

• NBHD Review:  Appraisers should visit assigned 
areas ANNUALLY to observe changes in 
neighborhood condition, trends, and property 
characteristics.



3.3.5 Alternative to On-Site Inspections
• Paraphrasing the Standard, Continued (our 

emphasis added):

• On-site physical review recommended when:
− Significant construction changes detected
−Property is sold
−Area affected by catastrophic damage
−Building permits indicate significant change 

taking place



What is Oblique Aerial Photography?
• Oblique aerials are taken at an angle

• Differ from traditional aerials which are 
taken from directly above

• Easier to identify, measure and quantify 
changes to structures

• Can get imagery  resolution as high as 3 
inch, with outstanding detail available



Aerial Photograph Example:



Aerial Photograph Example, Continued:



Oblique Aerial Companies
• Pictometry® and Sanborn are examples of 

widely used oblique aerial photography 
companies

• Oblique Aerials are used by several counties 
in Oklahoma

• Useful tool for identification of changes, 
additions, deletions to structures

• Can supplement regular visual inspection, 
but not replace it



Oklahoma VI Requirements:
• 2820(A):  Each county assessor 

shall…establish an inspection schedule 
which will result in the individual visual 
inspection (emphasis added) of all taxable 
property within the county at least once 
each four (4) years.



Oklahoma VI Requirements:
• 2821(A):  Each county assessor shall cause 

real property to be physically inspected
(emphasis added) as part of the visual 
inspection cycle and shall require such 
examination (emphasis added) as will 
provide adequate data from which to make 
accurate valuations.



Remember “Jurisdictional Exception Rule!”

• State and Constitution, Statutes, 
Administrative Rules, all take precedence 
over IAAO Standards

• Legal constraints may sometimes require 
us to do something different from IAAO 
Standards

• Standards are still relevant and useful as 
“best practices” guides



Jurisdictional Exception Rule:

• Language Appearing at Front of Each 
Standard:



Can Oblique Aerials Replace VI?
• Can use oblique aerial photography (such 

as Pictometry) to supplement data 
obtained from visual inspection program

• Can’t use oblique aerial photography to 
substitute or take place of visual 
inspection.



Useful Information
& Helpful Signs, Continued:



Final Recommendations:
• Download IAAO Standards you would 

like to review further when you return to 
your county

• Use them for reference

• Remember how they relate to our 
Constitution, Statutes, Administrative 
Rules, Case Law (Advisory, Jurisdictional 
Exception Rule)

• Don’t “reinvent the wheel”



Useful Information
& Helpful Signs, Continued:



Questions 
& Comments

(Time To Kick Back and Relax!)
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PROPERTY TAXATION OF INDIANS IN OKLAHOMA 
 

Prepared for County Tax Assessors= Workshop 
August 8, 2012 

 
Judith Royster 

Professor of Law & Co-Director, Native American Law Center 
University of Tulsa College of Law 

 
 

ANY OPINIONS EXPRESSED ARE THOSE OF THE PRESENTER 
  

The Ad Valorem Division, Oklahoma Tax Commission, has made available the Presenter and the Presenter's 
outline/summary of this presentation to provide information regarding this topic of interest to county assessors 
and their staffs. The opinions expressed in this presentation and the Presenter's outline/summary are solely 
those of the Presenter, and do not represent a statement of opinion, formal, informal or otherwise of the 
Oklahoma Tax commission. 

 
 
 

I. General principles of taxation 
 

A. State law 
 

1. Property covered by Oklahoma statutes is taxable unless there 
is an exemption.  See Okla. Const., art. X, § 6. 

 
2. Locating exemptions 

 
a. Exemptions in Oklahoma law 

$ For example, Okla. Const., art XII, ' 1: 
Guarantees Aany Indian or other allottee the 
benefit of the homestead and exemption laws 
of the State@ 

 
b. Exemptions created by federal law 

 
c. Federal law regarding Indians and Indian tribes 

preempts state law, unless Congress has provided 
otherwise.  See U.S. Const., art. VI, § 2. 

 
B. Federal law 

 
1. Indian propertyBwhether real or personalBwithin Indian 

country is not taxable by the state unless the taxation is 
authorized by Congress 
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a. A[I]n the special area of state taxation, absent cession 

of jurisdiction or other federal statutes permitting it, 
there has been no satisfactory authority for taxing 
Indian reservation lands... [S]uch taxation is not 
permissible absent congressional consent.@ 
Mescalero Apache Tribe v. Jones (1973). 

 
b. AThus [our prior cases] preclude any authority in 

respondent county to levy a personal property tax 
upon petitioner=s mobile home in the absence of 
congressional consent.@ Bryan v. Itasca County 
(1976). 

 
c. See also County of Yakima v. Yakima Indian Nation 

(1992); Oklahoma Tax Commission v. Chickasaw 
Nation (1995). 

 
2. Indian property located outside Indian country is taxable by 

the state unless Congress or the state provides otherwise.  See 
Oklahoma Tax Commission v. Chickasaw Nation (1995). 

 
3. Specific treaty provisions may change these general rules 

 
4. AIndian@ in this context means 
 

a.     the Indian tribe or any member of the tribe having 
jurisdiction over the area.  

 
 b. It does not mean members of other Indian tribes 

 
 
II. What is Indian country? 
 

A. General two-part test 
 

1. Lands set aside for the use of Indians 
2. under the superintendence of the federal government 

 
B. Statutory definition (18 USC ' 1151) 

 
1. All lands within reservations 
2. Dependent Indian communities 
3. Allotments to which Indian title has not been extinguished 
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C. Creating Indian country 

 
1. Only Congress can create Indian country 

 
2. Congress has authorized the Department of the Interior to 

take new lands into trust for tribes and individual Indians 
 

3. Lands taken into trust are exempt from state taxes 
 

D. Terminating Indian country 
 

1. Once Indian country exists, only Congress can terminate its 
status 

 
2. Determining congressional intent is a matter for the courts 

 
 
III. Indian country in Oklahoma 
 

A. Reservations 
 

1. Reservations formally established by the federal government 
 
2. Diminished reservations 

 
a. Some reservations in Oklahoma have been declared 

(or assumed) to be terminated 
$ Cheyenne-Arapaho 
$ Kiowa, Comanche, and Apache 
$ Kickapoo 
$ Muscogee (Creek) 
$ Osage 

 
b. But Indian country still exists 

 
3. Tribal trust and restricted lands 

 
4. Tribal and Indian-owned fee lands within reservations 

 
a. Fee lands are Indian country, but 

 
b. Congress has authorized state taxation of fee lands 

i. See County of Yakima v. Yakima Indian 
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Nation (1992); Cass County v. Leech Lake 
Band of Chippewa Indians (1998): 

ii. If Indian-owned land is alienable, it is also 
taxable by the state 

 
B. Dependent Indian communities 

 
1. Term originally created to cover Pueblo lands and treaty 

lands of the Five Tribes in the Indian Territory 
 

2. Meaning is narrowly interpreted by federal courts 
 

3. Appears to require at least some substantial portion of trust or 
restricted land 

 
4. A Housing Authority may be a dependent Indian community. 

 See, e.g., Housing Authority of the Seminole Nation v. Harjo, 
790 P.2d 1098 (Okla. 1990). 

 
C. Indian allotments 

 
1. Refers to allotments outside reservations 

 
2. Lands remaining in trust or restricted status for individuals 

$ once reservation is diminished, or 
$ if unknown whether reservation is intact 

 
3. Lands subsequently taken in trust status for individuals 

 
D. Allotments now owned in fee by Indians 

 
1. Outside reservations, are not Indian country 

 
2. Inside Indian country (reservations), Congress has authorized 

taxation 
 

a. General Allotment Act: authorizes taxation Aof said 
land@ 

 
b. Narrowly interpreted: does not authorize excise tax on 

sale of land (see County of Yakima case) 
 

c. If land is allotted under a treaty, treaty language may 
require different result.  See Keweenaw Bay Indian 
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Community v. Naftaly (6th Cir. 2006). 
 
E. Restricted allotments of the Five Tribes 

 
1. Basic information 

 
a. Allotments occurred between 1897 and 1902, in 

restricted status 
 
b. Over time, Congress removed restrictions on 

allotments held by members of the Five Tribes of less 
than half Indian blood 

 
c. For members of half or more Indian blood, 

Ahomestead@ allotments are inalienable for the life of 
the owner 
i. Allotment agreements called for allottees to 

designate portion of allotments as homestead 
ii. Homestead allotments were 40 acres for 

Seminoles, Cherokees, and Creeks 
iii. Homestead allotments were 160 acres for 

Choctaws and Chickasaws 
 

d. For members of 3/4 or more Indian blood, the entire 
allotment is inalienable during the life of the owner 

 
e. Restrictions end at the allottee=s death, but heirs or 

devisees who are members of the Five Tribes of at 
least half Indian blood take their interests subject to 
the same lifetime restrictions 

 
2. Tax status 

 
a. By federal statute, only 160 acres of restricted allotted 

land can be tax exempt 
 

b. The lands are tax-exempt so long as they are 
inalienable 
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c. Mineral taxation 
i. Federal statute permits taxes on the 

production of minerals 
ii. Lease bonus, however, is not taxable 

 
F. Osage property rights 
 

1. Osage allotments 
 

a. Osages on the 1906 roll were allotted over 650 acres 
each, subject to the mineral estate, in restricted status 

 
b. 160 acres were designated a homestead allotment 
 
c. Homestead allotments (up to 160 acres) are exempt 

from state taxes for Osages without certificates of 
competency 

 
2. Osage mineral estate 

 
a. By federal statute, oil and gas produced from the 

Osage mineral reserve are subject to state gross 
production tax, but not other state taxes 

 
b. Individual (headright) interests in the mineral estate 

are restricted, and not subject to property taxes 
 
 
IV. State taxation of Indian property 
 

A. Tribally-owned property 
 

1. Tribally-owned fee lands 
 

a. Inside reservations: taxable by the state (absent treaty 
language indicating otherwise) 

 
b. Outside Indian country: taxable by the state 

 
2. Tribal trust and restricted lands 

$ Indian country: not taxable by the state 
 
 

3. Tribal personal property 
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a. Located inside Indian country: not taxable by the state 

 
b. Located outside Indian country: taxable by the state 

 
B. Individually-owned property of tribal member 

 
1. Individually-owned fee lands 

 
a. Inside reservations: taxable by the state (absent treaty 

language indicating otherwise) 
 

b. Outside Indian country: taxable by the state 
 

2. Trust and restricted allotments 
$ Indian country: not taxable by the state 

 
3. Individual personal property 

 
a. Located inside Indian country: not taxable by the state 

 
b. Located outside Indian country: taxable by the state 

 
4. Property of nonmember taxable on same basis as property of 

non-Indian 
 
 
V. Taxation of manufactured homes  
 
 A. General principles (see 68 Okla. Stat. ' 2812) 
 

 1. “a manufactured home which is located on land owned by the 
owner of the manufactured home shall be listed and assessed 
in the county in which it is located for ad valorem taxation as 
is real property” 
• homestead exemption is available 

 
 2. “A manufactured home which is located on land not owned 

by the owner of the manufactured home shall be listed and 
assessed in the county in which it is located for ad valorem 
taxation as is personal property” 
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 B. Taxation of Indian-owned manufactured homes 
 

1. Manufactured home owned by tribal member located on that 
person=s trust or restricted allotment 

 
a. taxed as real property 
b. not taxable by the state 

 
2. Manufactured home owned by tribal member located on tribal 

trust or restricted land, or on another=s trust or restricted 
allotment 

 
a. taxed as personal property 
b. not taxable by the state (see Bryan v. Itasca County) 

 
3. Manufactured home owned by tribal member located on that 

person=s fee land 
 

a. taxed as real property 
 

b. if fee land is located within Indian country: only 
taxable if it is a tax on the Aland@ rather than the 
manufactured home (unless treaty provides otherwise) 

 
c. if fee land is located outside Indian country: taxable 

by the state 
 

4. Manufactured home owned by tribal member located on 
another=s fee land 

 
a. taxed as personal property 
 
b. if fee land is located within Indian country: not 

taxable by the state 
 

c. if fee land is located outside Indian country: taxable 
by the state 
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VI. Indian Housing Authorities 
 

A. Housing authority creation 
 

1. Under state law 
 
 a. Indian Housing Authorities are state agencies 
 

b. By state law, property and funds of all housing 
authorities are tax-exempt.  See 63 Okla. Stat. § 1066. 

 
c. Housing authorities makes payments in lieu of taxes 
 
d. As of 2009, there were 28 Indian Housing Authorities 

 
2. Under tribal law 

 
a. S.B. No. 1706 (2006) authorized transfer of 

Muscogee (Creek) Nation Housing Authority (state 
agency) functions, assets, and liabilities B and title to 
real property B to Muscogee (Creek) Nation Housing 
Authority (tribal agency).  Muscogee (Creek) Nation 
adopted tribal resolution and filed appropriate 
paperwork.  

 
b. If housing authority land held in fee, taxable by the 

state 
 
c. S.B. No. 1546 (2008) reinstated payments in lieu of 

taxes from tribal agency, with intent of exempting 
property transferred from state agency to tribal 
agency from ad valorem taxes.  Oklahoma Attorney 
General opined that S.B. 1546 was a “special law” 
prohibited by the state constitution.  See Okla. A.G. 
Op. No. 09-23 (Aug. 31, 2009). 

 
B. Tax status of land once returned to individual Indian 

 
1. Land originally in fee ownership 

 
a. sold or leased to housing authority 
b. returns to individual ownership in fee 
c. subject to state taxes  

2. Land originally in trust or restricted status 
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a. sold to housing authority 

i. unless housing authority takes in trust, sale 
terminates trust or restricted status of land 

ii. when reconveyed to individual, will be in fee 
status, subject to state taxes 

iii. individual may apply to have land taken back 
into trust status 

 
b. leased to housing authority 

i. lease does not alter tax status of land 
ii. when lease terminates, land is still in trust or 

restricted status 
iii. state cannot tax 

 
 
VI. Property taxation of non-Indians and nonmembers 
 

A. General principles 
 

1. Non-Indian land and property within Indian country is 
generally taxable by the state 

 
2. The legal incidence of the tax must be on the non-Indian or 

the non-Indian=s interest in property 
$ Examples: tax on non-Indian=s personal property 

located on trust land, or tax on leasehold interest of 
non-Indian 

 
3. Exceptions 

 
a. State tax would interfere with a comprehensive 

federal statutory and regulatory scheme (such as that 
for timber sales), and the state cannot show that it 
provides services sufficient to justify the tax 

 
b. State tax would interfere with tribal right of self-

government 
 

c. Federal statute or treaty creates an exception 
 

4. Exceptions are determined by a court 
 

B. Nonmember Indians 



STATE TAXATION OF INDIAN PROPERTY: 
BASIC PRINCIPLES 

 
 
WHO IS THE OWNER? TYPE OF PROPERTY? TAXABLE BY STATE? 

 
Indian Tribe Real property held in trust or restricted status 

 
Real property owned in fee 
 
Personal property, located in Indian country 
 
Personal property, located outside Indian country 

No, unless specific federal law authorizes 
 
Yes 
 
No 
 
Yes 
 
 

Individual Tribal Member Real property held in trust or restricted status 
 
Real property owned in fee 
 
Personal property, located in Indian country 
 
Personal property, located outside Indian country 

No, unless specific federal law authorizes 
 
Yes 
 
No 
 
Yes 
 
 

 
 
 

ANY OPINIONS EXPRESSED ARE THOSE OF THE PRESENTER 
  

The Ad Valorem Division, Oklahoma Tax Commission, has made available the Presenter and the Presenter's outline/summary of this presentation to provide 
information regarding this topic of interest to county assessors and their staffs. The opinions expressed in this presentation and the Presenter's outline/summary 
are solely those of the Presenter, and do not represent a statement of opinion, formal, informal or otherwise of the Oklahoma Tax commission. 
 



TAXATION OF INDIAN-OWNED MANUFACTURED HOME 
 

 
Where is the 
manufactured home 
located? 

On the owner’s trust or 
restricted allotment 

On tribal trust or 
restricted land, or on a 
trust or restricted 
allotment owned by 
another tribal member 
 
 

On the owner’s fee land On fee land owned by 
someone else 

Is the manufactured 
home taxed as real or 
personal property 
 
 

Taxed as real property Taxed as personal 
property 

Taxed as real property Taxed as personal 
property 

Is the manufactured 
home taxable by the 
state? 

No No If the fee land is located 
in Indian country, yes, if 
the tax is a tax on the 
“land” and not on the 
manufactured home 
 
If the fee land is located 
outside Indian country, 
yes 

If the fee land is located 
in Indian country, no 
 
 
 
 
If the fee land is located 
outside Indian country, 
yes 
 
 

 
 

ANY OPINIONS EXPRESSED ARE THOSE OF THE PRESENTER 
  

The Ad Valorem Division, Oklahoma Tax Commission, has made available the Presenter and the Presenter's outline/summary of this presentation to provide 
information regarding this topic of interest to county assessors and their staffs. The opinions expressed in this presentation and the Presenter's outline/summary 
are solely those of the Presenter, and do not represent a statement of opinion, formal, informal or otherwise of the Oklahoma Tax commission. 
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1. For purposes of taxation, a nonmember Indian is generally 

treated as a non-Indian 
 

2. Immunity from state tax generally applies only to Indians and 
their property within the Indian country jurisdiction of that 
person=s tribe 

 
C. Non-Indian property within Indian country 

 
1. Non-Indian-owned real property: taxable by the state 

 
2. Non-Indian-owned personal property: taxable by the state 

 
3. Non-Indian leasehold interests: taxable by the state, subject to 

the exceptions noted above 
 

D. Joint interests within Indian country 
 

1. Tribal or tribal member=s share: not taxable by the state 
 

2. Non-Indian share: taxable by the state, subject to the 
exceptions noted above 

 
 
 
 



INDIAN HOUSING AUTHORITIES: 
TAX STATUS OF LAND ONCE RETURNED TO INDIVIDUAL OWNERSHIP 

 
 
 
Original Status of Land Housing Authority Status Status When Restored to 

Individual 
 
 

Taxable by State? 

Owned in fee Sold or leased to housing 
authority 
 
 

Fee Yes 

Trust or restricted status Sold to housing authority: sale 
terminates trust or restricted 
status 
 
 
Leased to housing authority: 
lease does not alter trust or 
restricted status of land 
 
 

Fee (although individual may 
petition to have land taken back 
into trust) 
 
 
Trust or restricted status 

Yes 
 
 
 
 
No 

 
 
 

ANY OPINIONS EXPRESSED ARE THOSE OF THE PRESENTER 
  

The Ad Valorem Division, Oklahoma Tax Commission, has made available the Presenter and the Presenter's outline/summary of this presentation to provide 
information regarding this topic of interest to county assessors and their staffs. The opinions expressed in this presentation and the Presenter's outline/summary 
are solely those of the Presenter, and do not represent a statement of opinion, formal, informal or otherwise of the Oklahoma Tax commission. 
 



Oklahoma Tax Commission
68th Annual Educational Conference

For Assessing Officers

August 7—10, 2012
Tulsa, Oklahoma
Southern Hills Marriott

to

Knowledge

Passport



100% Veteran’s Exemption

Kenny Chuculate 
Deputy Director,  Ad Valorem Division
Carl Boyes, Mgr. Claims & Benefits
ODVA



House Joint Resolution 1044

2004 legislative Session
State Question 715
Passed November 2004
Effective January 2006
State Question 735
Passed November 2008
Effective January 1, 2009
2012 is the 7th Year of Base Exemption
2012 is the 4nd Year of Personal Property



General Provision

Exempts 100% FCV of Homestead 
and HOUSEHOLD Personal Property 
Must Make Application
OTC Form 998 (Real)
OTC Form 998-A (Personal)
Certified Benefits Letter



Qualifications

Head of Household
Honorably Discharged
100% Disability Benefits
Surviving Spouses
VA Qualification Letter
Different Letter for Spouses



Household Personal Property

SQ-735 (2008)
HHPP 100% Compensated Veterans
Article 10 § 8D
Household Personal Only
Not Tied to Homestead
Does Not Include Mfg. Homes
File Same as Real Property Exemption
Will Affect 6 Counties



Qualifications Continued:

Rule #1:
Must be Eligible For Homestead Exemption 
on the Current Residence
Rule # 2:
When in Doubt Refer to Rule Number One



Two Most Asked Questions:
#1: If the Property Sells During the Year 
is it Still Exempt For the Remainder of the 
year?  
* Yes!   January 1 is the Assessment Date

#2: Can I apply my exemption on my 
new house?
*  Maybe!  Only if the qualified applicant 
was eligible for Homestead Exemption for 
the Current year on the “New” house.



Application
OTC Form 998
USDVA 100% Benefits Qualification Letter
January 1 to March 15 (Recommended)
Can Apply Anytime During the Current 
Year
Must File in the Same Year as Requested 
Art. 10, Sec. 22A
May Not File For Any Previous Year(s)



Current Enrollment

18,159 Total Exemptions
FCV $1.68 Billion Dollars 
Total Assessed: $190.4 Million Dollars
Average Tax: $1,044 Dollars
Total Tax Exempt: $19 Million Dollars
Increase Number 990 or 5.8%
Increase Tax Dollars $1.1 Million Dollars
All 77 Counties Affected



Leading Counties

Oklahoma 2,482
Comanche 1,932
Tulsa 1,440
Cleveland 1,167
Muskogee 665



Protest Procedure

Informal Protest
Formal Protest to CBOE
Protest to District Court
Same Protest Procedure as 
Homestead Exemption
After CBOE Adjourns, Same as TRC



Duration and Termination
Owned and Occupied Homestead Property 
Only
Qualified Household Personal Property
If Transfer of Title Exemption Terminates
Any Qualifying Conditions are not 
Maintained
Home Purchase After January 1
If Benefits are Rescinded by USDVA



Surviving Spouse Qualification Letters

Letters Effective June 1, 2010
Issued by USDVA
Better Reflect the Constitutional 
Qualifying Language
Affects Surviving Spouses Only
Should be In the System



What Has Changed?

Nothing For The Assessor
No Legislative Changes
Seamless To The Assessor



Obtaining Certification

Contact USDVA In Muskogee Oklahoma
Verification of Eligibility:

www.va.gov

Go To “Contact Us”
Click on “ Ask A Question”



Questions



Thought For The Day:

“Holding a grudge is like letting 
someone live in your head for 
free.” 





Public Service 
Update

Oklahoma Tax Commission 
Ad Valorem Division 

Public Service Section 
August 2012



2012 Public Service Valuations

Difficult Year

Economic Challenges

Overall Increase in 2012 --3.18%

Net after retirements--2.89%



Public Service Valuation

SBOE certified 249 companies for 2012 (252 
Last Year)

Valuation of $14.038 Billion FCV
($13.6 Billion last year)
Assessed Value $3.006 Billion

Approximately $308.8 Million tax dollars
@ State-wide Avg Millage $102.74



Public Service Valuation

Public Service—11.0% of State Ad Valorem 
Tax Base. (10.63% last Year)

Compares to Tax Base of Cleveland, 
Canadian, and Comanche Combined.

Larger than Tax Base of 43 Counties



Public Service Valuation

Public Service Valuation larger than any 
county except: Tulsa and Oklahoma

Public Service Valuation significant portion of 
county tax bases. 

Many counties it is largest portion of tax base



SQ 675-1996

Frozen the Assessment Percentage

County Assessments 11-13.5%

Public Service Properties 22.85%

Airlines and Railroads (4-R Act) 11.84%
(Federal Legislation in 1970s-1980s)



Larger Counties Tax Base 

Larger Counties--lower share of tax base

Bigger residential 

Commercial portion of tax base

Central Offices 



Highest Public Service Values

Oklahoma $ 427,892,429

Tulsa $ 345,200,990

Rogers $ 120,042,208

Muskogee $ 119,124, 642

Noble $   91,413,484



Lowest Public Service Counties

Large County

Cleveland 4.18%

Canadian 6.10%

Comanche 6.59%

Oklahoma 7.53%

Tulsa 7.98%

Smaller County

Delaware 4.18%

Cherokee 4.32%

Roger Mills 6.11%

Adair 9.06%



Highest Public Service Counties

Small County

Noble 60.44%

Seminole 34.87%

Lincoln 30.70%

Coal 30.50%

Large County

Muskogee 25.68%

Rogers 15.90%

Kay 15.46%

Payne 13.11%

Garfield 9.53%
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Rank the biggest categories. 

Airlines?
Gas Pipelines?
Fluid Pipelines
Electric Companies?
Railroads?
Telecom?
Distribution?
Other?



Rank the biggest categories?

Airlines.
Gas Pipelines.
Electric Companies.
Railroads.
Telecom.
Other.



Public Service By Type: 2012

Airlines
Distr
Electric
Fluid
Gas
RR
Telecom



Big Five Categories: 2012

Electric 34.12%

Telecom 22.50%

Gas 12.92%
Fluid 11.94% 30.32%
Distribution 5.46%

RR 11.33%



Biggest Growth/Loss: 2012

Railroad 13.80%

Fluid 11.50%

Electric 5.69%

Gas -2.96%

Telecom -6.04%



Largest Taxpayers : 2012

OGE
PSO
ATT Mobility (cell)
BNSF Railroad**
SBC
ONG of Oneok
UP Railroad**
Enogex

Centerpoint
TransCanada 
Keystone
Natural Gas Pipeline 
Enbridge Pipeline
Magellan Pipeline
ONEOK Gas Trans
Cox Okla Telecom





2012 Protests

Protest period ended July 9, 2012 

Valero Terminal and Shamrock settled by 
State Board of Equalization July 25, 2012

Corrected Certifications for 2011 and 2012 
should be in county office.

No protests for 2012



Distribution of Valuation

Update 7,860 Valuation Records

Add Apportionment Data for 14,450 taxing 
districts (Schools, Counties, Career-Tech, 
EMS, and others)

Respond to County Questions 
We are getting fewer calls because of  
County Impact Worksheets 



Distribution Issues

Call/write/FAX

Help as “Eyes and Ears” 

Allow time for us to contact 
company



Company Update Corrections

Several companies have updated records 
with GIS to make property listings more 
accurate. 

Property shifts causes changes.

Public Service Section works with county and 
company. 





Communication Methods  

Email Communications

Ad Valorem Forum 

Update on Distribution Problems



Public Service Updates

Emails on information

Public Service Impact Sheet

Public Service Directory (web site)

Call about questions or concerns



Continuing to Update our Process

Improve our Process

Respond to Changes

Update valuation process





Cap Rate Conferences
March 2008-2012 (5 Years) 

Heard from Industry and Groups 

Reviewed economic changes

Open, Transparent Process



Thanks to Counties and Industry

Good attendance during Cap Rate process

Good comments on process

Thanks to Counties for Submitting Questions 
on Distribution. 



Review of Cap Rate

Posted Cap Rate Study on OTC Web Site

Ten day comment period

Received and Posted Comments

Final Cap Rate posted April 30th.



Capitalization Rates for 2013

Similar Process as 2008-12 Tax Year

Written Comments from Interested Parties

Open Process 

Cap Rate Conference Will be Scheduled in 
March 2013





Video Service Providers

Result of SB 314 (2009)

New public service subclass (no challenge)

Any public service corporation providing 
video services



Video Service Providers v. Cell 
Phones

2009 Section 2847 video services shall be 
assessed at same level as cable TV 
(assumed to be 12%)

Proposed Legislation to assess cell phones at 
12% was vetoed. (2010)

Twelve percent (12%) only applies to video 
services  



Video Services Provider 

Video Service  assessed 12%

Growth of 50% in three years. 

FCV $26.9 Million (2010)
FCV $38.1 Million (2011)
FCV $40.6 Million (2012)



State Question 766 (November 2012)

Eliminates taxation of “intangible personal 
property.”

If approved, effective for 2013 Valuation

State Board of Equalization June 2013

















This early map 
gives a good 
summary of  the 
earlier fires but 
does not include 
the later fires 
such as the 
Mannford fire in 
Creek County.



Enhanced with 
red/orange to 
denote burn areas



Actual Landsat 7 imagery showing 
burnt areas in dark grey and live 
smoke in lighter grey.



Convenience Stores

Presented by :

Gary Snyder, RES and Doug Warr, AAS

Copyright © 2012 by Oklahoma State 
University.  All rights reserved



It’s Clicker Time
What is today’s date?

A.August 6
B.August 8
C.August 9
D.August 10
E.None of the above



It’s Clicker Time
What did you do last night?

A.Played Bingo
B.Went to the dance
C.Both A & B
D.None of the above



Is this considered a Convenience Store

A.True
B.False



Is this considered a Convenience Store ?

A.True
B.False



Is this considered a Convenience Store?

A.True
B.False



Do you think Doug and Gary have 
visited this establishment?

A. Nope
B. Oh ya!
C. sat in the   
chairs only
D. Stopped for 
directions
E. Made a 
purchase



Is this a real Convenience Store?  

A. No Way

B. Yes Way

C. Mirage

D. Movie 
set



Is this considered a Convenience Store?

A. Yes     B. No     C. Or a Trick question



What is a Convenience Store?

NACS definition:
Retail business
Convenient location
Quick purchases of consumable 
products
Sales include: food, gasoline and 
services



Convenience Store Characteristics

Building size : typically less than 5000 
sq. ft.
Off street parking and/or convenient 
pedestrian access
Extended hours of operation, many 24/7
Stock of at least 500 SKUs



When was the first Convenience 
Store opened?

A.1907
B.1927
C.1947
D.1957
E.1967



When was the first Convenience 
Store opened?

A.1907
B.1927
C.1947
D.1957
E.1967



History of Convenience Stores

Southland Ice Company of Dallas, Texas in 
1927 by “Uncle Johnny” Jefferson Green
Originally called 

“Midget” stores “
“Motorterias” or mobile stores
“Bantams” (miniatures)
“Drive-in” markets



What Convenience Store Chain 
started from Uncle Johnny and 

today is known as?

A. QuikTrip
B. Circle K
C. Kum & Go
D. 7-11



And the Winner is (drum roll)

7
-
11



History of Convenience Stores
1950’s and 1960’s rapid growth 
(increased ownership of automobiles
1970’s self-service gasoline stations 
emerged
1980’s and 1990’s growth followed 
economic trends
2000’s larger, food service, 2 in 1’s



How many Convenience Stores 
are in the US today?

A. Seven
B. 711
C. 87,842
D. 144,875
E. 211,621



How many Convenience Stores 
are in the US today?

A. Seven
B. 711
C. 87,842

D. 144,875
E. 211,621



What’s the average time it takes a customer 
to walk in and purchase an item ?

A. 1 to 2 minutes
B. 2 to 3 minutes
C. 3 to 4 minutes
D. 5 to 6 minutes
E. 6 to 7 minutes



*3 to 4 minutes*

35 seconds to walk from the car to the store
71 seconds to select item(s)
42 seconds to wait in line to pay  ???
21 seconds to pay
44 seconds to leave store



Is this stuff real or personal property?

A.Real
B.Personal



Do we need to count this stuff ?
A. Yes B. No  C. I don’t want too



Is this real or personal property?

A.Real
B.Personal
C.Either
D.Neither



Is this canopy real or personal?

A.Real
B.Personal



Is this cooler real or personal?

A.Real
B.Personal
C.Either
D.Neither



What’s this hiding in the dirt?

A. Jap 
Submarine

B. Caughman’s
Kegs

C. Doug & Garys
sand box

D. Underground 
fuel storage 
tanks



If taxable is it Real or Personal?

A. Personal

B. Real Estate

C. Both

D. Neither

E. A or B



Is this real or personal?

A.Real
B.Personal
C.Or Lost



Is this Taxable ?

A.Yep
B.Nope



O.S.68§2370
A. For taxable years beginning after 
December 31, 1989, for the privilege of 
doing business within this state, every 
state banking association, national 
banking association and credit union 
organized under the laws of this state, 
located or doing business within the limits 
of the State of Oklahoma shall annually 
pay to this state a privilege tax at the rate 
of six percent (6%) of the amount of the 
taxable income as provided in this section.



O.S.68§2370
B. 1. The privilege tax levied by this 
section shall be in addition to the Business 
Activity Tax levied in Section 1218 of this 
title and the franchise tax levied in Article 
12 of this title and in lieu of the tax levied 
by Section 2355 of this title and in lieu of 
all taxes levied by the State of Oklahoma, 
or any subdivision thereof, upon the 
shares of stock or personal property of 
any banking association or credit union 
subject to taxation under this section.



Convenience Stores Personal Property

Personal Property defined:
Movable items not permanently affixed to or 
part of the real estate
Any property that is not realty (IAAO)
Statutes say any property not real or exempt
O.S. 68 § 2807



Convenience Stores Personal Property

How to determine if Real or Personal:
The manner in which it is annexed
The intention of the party responsible
The purpose for which the premises are 
used
Cost of the item



Convenience Stores Personal Property

Deciding between Real or Personal:
Personal: if easily removed (no damage)
Real: if removal would cause loss in value
If personal cannot be easily removed 
considered a Fixture
A Fixture is a item it has become 
permanently affixed to the land or building     



Convenience Stores Personal Property

Fixed Assets:
Tangible
Contribute to the business
Relatively long life span
Depreciate with time or use

























































































O.S.68§2831 - §2840
A. All property, both real and 
personal, having an actual, 
constructive or taxable situs in this 
state, shall, except as hereinafter 
provided, be listed and assessed and 
taxable in the county, school districts, 
and municipal subdivision thereof, 
where actually located on the first 
day of January of each year.



O.S.68§2831 - §2840
B. It shall be the duty of the county 
assessor to furnish such forms to any 
taxpayer upon request, and all
personal property shall be listed on 
such forms in the manner provided 
therein. Such lists shall be signed and 
sworn to and filed with the county 
assessor not later than March 15 of 
each year



Convenience Stores Personal Property

Cost Approach:
Replacement Cost New Less Depreciation = 
Market Value
RCN – Depr. = Market value

(Depreciation is a loss in value due to any cause)



Convenience Stores Personal Property

Different types of cost:
Historic Cost – The cost of property at its time 
of acquisition
Reproduction Cost – The cost to replace 
property with an exact replica
Replacement Cost – The cost to replace with 
like utility



Convenience Stores Personal Property

Trending
To adjust a previously established cost (original 
or historical) to a current cost or RCN

Used with OTC forms 901 and 904 3A



Convenience Stores Personal Property

Business Personal Property Information:
OTC Valuation Guide

OTC Valuation Schedule 



 



Convenience Stores Personal Property

Trending Example:
Cash Register (cost new $3,500) acquired in 2008

Acquisition Cost × Trend Factor = RCN
$3,500 × 1.0743 = $3,760
(6 year life)      × .41
Market Value $1,542



Section X
January 2012

Year 
Acquired Factor

Year 
Acquired Factor

2011 1.0000 1997 1.4565
2010 1.0521 1996 1.4800
2009 1.0441 1995 1.5026
2008 1.0743 1994 1.5566
2007 1.1165 1993 1.6005
2006 1.1774 1992 1.6315
2005 1.2321 1991 1.6514
2004 1.3249 1990 1.6846
2003 1.3707 1989 1.7296
2002 1.3939 1988 1.8223
2001 1.4023 1987 1.9002
2000 1.4141
1999 1.4397 1.9277
1998 1.4441

Calculation process:

Original cost of the item should be cost new or, in the case of used items, cost at the time of
acquisition. Enter the factor for the appropriate year and multiply times the original cost to estimate
replacement cost new.

Due to constant changes in value of desk top computers, printers, fax machines, adding machines,
calculators, copiers, and other office electronic equipment, we suggest not trending original cost.

Prior to
1987

ORIGINAL COST TRENDING FACTORS
2012

The purpose of the trending factor is to adjust previously established cost (original or historical) to a
current date for estimating REPLACEMENT COST NEW values. The original cost trending factors
represent a composite average of all equipment costs.

The following cost trending factors may be used to estimate the current replacement cost new of an
item when the original cost and acquisition date is known. The purchase price and details of the
purchase should be verified to establish the original cost. If the reliability of the original cost is
doubtful, multiplying by a cost trending factor will not improve the reliability.
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Section X
January 2012

Buildings, Portable 10
Bun Warmer 10
Butane & Propane Tanks 12
Butcher Block or Table 10
Cabinets & Shelves 9
Cameras & Lenses 10
Cannery/Frozen Food Production 12
Car Wash Equipment, Automatic 8
Car Wash Equipment, Coin-operated 10
Carts, Maid, & Utility 10
Cash Box 9
Cash Register, Electronic 6
Cash Register, Manual 10
Catalog Showroom & Sales 10
Cellular Antenna 10
Cellular Electronics 5
Cellular Phone 5
Cellular Tower 20
Cement Manufacturer 20
Cement, Ready Mix Plant 16
Centrifuge 10
Checkout Counter 9
Chemical Production 10
Children's Clothing 9
Chiropractic Furnishings & Equipment 12
Clay Products Manufacturer 15
Cleaning/Polishing Equipment 10
Closed Circuit Television 10
Clothes Dryer 8
Coffee Maker or Urn 10
Coin Changer 5
Cold Storage & Ice Making Equipment 18
Communications Equipment 5
Compressor, Petroleum 20
Compressor, Shop 12
Computer Numerically Controlled (CNC) Equipment 10
Computerized Checkout Equipment 6
Computers & Data Processing Equipment 5
Convenience Store 9
Conveyor 10
Cooling Rack or Tower 12
Copiers & Duplicators 6
Cotton Gin 12

ECONOMIC LIFE TABLES
Economic Life
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Section X
January 2012

Effective 
Age

3
5

6
8

9
10

11
12

14
15

16
18

20
25

26.5
30

35

1
70

85
87

90
91

92
93

94
95

95
96

96
97

98
98

98
98

2
50

69
73

79
82

84
86

87
89

90
91

92
93

95
96

97
95

3
30

52
57

67
72

76
78

80
84

85
86

88
90

93
94

95
93

4
20

34
41

54
61

68
70

73
77

79
81

83
86

90
91

93
91

5
23

30
43

51
58

62
66

71
73

75
79

82
87

89
91

89
6

20
23

33
41

49
54

58
65

68
71

75
78

84
86

89
86

7
20

26
33

39
45

50
58

62
65

70
74

81
83

86
84

8
22

26
30

37
43

51
55

58
65

70
78

80
84

82
9

20
22

24
30

36
45

49
53

60
65

75
78

82
79

10
20

21
25

29
39

43
47

54
60

71
74

79
77

11
20

22
23

33
37

42
49

55
68

71
76

75
12

20
22

28
31

36
44

50
64

68
74

73
13

20
24

26
31

39
45

60
64

71
70

14
22

23
27

34
40

56
61

68
68

15
20

21
24

31
35

52
57

65
66

16
20

22
27

31
48

53
61

64
17

20
23

27
44

50
58

61
18

22
24

39
45

54
59

19
20

22
34

41
51

57
20

21
30

37
47

54
21

20
28

34
43

52
22

26
32

40
50

23
24

29
37

48
24

23
27

34
45

25
22

26
31

43
26

20
23

28
41

27
20

25
38

28
23

36
29

22
34

30
21

32
31

20
29

32
27

33
25

34
23

35
21

36
20

DEPRECIATION-FIXTURES AND EQUIPMENT
ECONOMIC LIFE DEPRECIATION - PERCENT GOOD

Typical Life Expectancy in Years
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Convenience Stores Personal Property

Trending Example:
Cash Register (cost new $3,500) acquired in 2008

Acquisition Cost × Trend Factor = RCN
$3,500 × 1.0743 = $3,760
(6 year life)      × .41
Market Value $1,542



OKLAHOMA TAX COMMISSION

AD VALOREM TAX DIVISION

ISSUED IN ACCORDANCE WITH 68 O.S. 2001 SECTION 2875 D4
PUBLICATION NUMBER, 2012-01-BPPVG-01 , REVISED 1/12

OKLAHOMA

BUSINESS PERSONAL PROPERTY

VALUATION GUIDE

2012



Fair Quality:
Average Quality:

Good Quality:

Inventory 
Density Quality Fair

Quality 
Average

Quality Good

Average 6.30 14.75 29.30

Fixed 
Assets 
Density

Quality Fair
Quality 
Average

Quality Good

Average 8.40 20.70 40.10

S.I.C. 5411
NAICS  44911

CONVENIENCE STORES 

Definition: Food stores selling a fairly wide range of food products in canned, packaged, and frozen
types but with little stock of fresh food such as fruits, vegetables, or store prepared meat. Due to
confinement of space, convenience stores are far more restricted in variety of brands than are
supermarkets.  These stores often feature limited lines of in house prepared fast foods.

Valuation: Convenience store inventories consist of items as described above. The FF&E of a
convenience store is similar to that of a supermarket, on a smaller scale. Determination should be
made whether the gas pumps, tanks, and electronic metering equipment are owned or leased. If
leased, assessment should be made to the proper owner either as personal property or real estate. If
needed, values for service station equipment may be found in the current year "Oklahoma Personal
Property Valuation Schedule" published by the Ad Valorem Division. Gasoline sales may vary, due to
location, and should be valued b y averaged inventory.

Square Foot Rate Method: Quality should be judged by the variety of name brands carried and by the
ownership of the business. Rates do not include gasoline inventory, pumps, tanks, or metering
equipment.  Video tapes should be valued separately (see Video Rental Stores).

locally owned and operated
better quality local, franchised, or chain operated stores
best quality franchised or chain stores carrying a wider variety of
brands, more extensive food service, and possibly some fast food
type seating.

CONVENIENCE STORES

Economic Life:  9 years.

Square Foot Rates



Square Foot – Quick Audit

You have a 3712 Sq. Ft. convenience store that 
rendered $5,912 in inventory and $23,111 in fixed 
assets.  
The store is average quality and average density.



Fair Quality:
Average Quality:

Good Quality:

Inventory 
Density Quality Fair

Quality 
Average

Quality Good

Average 6.30 14.75 29.30

Fixed 
Assets 
Density

Quality Fair
Quality 
Average

Quality Good

Average 8.40 20.70 40.10

S.I.C. 5411
NAICS  44911

CONVENIENCE STORES 

Definition: Food stores selling a fairly wide range of food products in canned, packaged, and frozen
types but with little stock of fresh food such as fruits, vegetables, or store prepared meat. Due to
confinement of space, convenience stores are far more restricted in variety of brands than are
supermarkets.  These stores often feature limited lines of in house prepared fast foods.

Valuation: Convenience store inventories consist of items as described above. The FF&E of a
convenience store is similar to that of a supermarket, on a smaller scale. Determination should be
made whether the gas pumps, tanks, and electronic metering equipment are owned or leased. If
leased, assessment should be made to the proper owner either as personal property or real estate. If
needed, values for service station equipment may be found in the current year "Oklahoma Personal
Property Valuation Schedule" published by the Ad Valorem Division. Gasoline sales may vary, due to
location, and should be valued b y averaged inventory.

Square Foot Rate Method: Quality should be judged by the variety of name brands carried and by the
ownership of the business. Rates do not include gasoline inventory, pumps, tanks, or metering
equipment.  Video tapes should be valued separately (see Video Rental Stores).

locally owned and operated
better quality local, franchised, or chain operated stores
best quality franchised or chain stores carrying a wider variety of
brands, more extensive food service, and possibly some fast food
type seating.

CONVENIENCE STORES

Economic Life:  9 years.

Square Foot Rates



Square Foot – Quick Audit

You have a 3712 Sq. Ft. convenience store that 
rendered $5,912 in inventory and $23,111 in fixed 
assets.   The store is average quality.

Inventory – 3712 sq.ft X $14.75 = $54,752
Fixed Assets – 3712 sq.ft X $20.70 = $76,838



Class Page Class Page

Apartment Buildings 19 Hardware & Building Materials 49
Appliance Dealers 20 Hobby & Craft Shops 50
Auto Agencies 21 Hospitals 51
Auto Parts 22 Jewelry Stores 52
Auto Repair 23 Laundromats 53
Bar & Nightclub 24 Liquor Stores 54
Barber & Beauty Shops 25 Motels & Hotels 55
Book and Record Sales 26 Motorcycle Dealerships 56
Bowling Alley 27 Newspapers & Print Shops 57
Cafeterias 28 Nursing & Convalescent Homes 58
Clothing, Children's 29 Office Supply Stores 59
Clothing, Family 30 Offices, Commercial 60
Clothing, Men's & Boy's 31 Offices, Medical 61
Clothing, Women's 32 Pizza Parlors 62
Convenience Stores 33 Recreation Parlors 63
Day Care Centers 34 Rental Stores 64
Department Stores 35 Restaurants 65
Discount Stores 36 Service Stations 66
Drugstores 37 Shoe Stores 67
Dry Cleaners & Laundries 38 Sporting Goods Stores 68
Electronics & Computer Sales 39 Supermarkets 69
Fabric & Drapery Stores 40 Tire Stores 70
Farm Implement Dealers 41 Toy & Game Stores 71
Farm Supply & Feed Stores 42 Variety Stores 72
Fast Food Restaurants 43 Video Rental Stores 73
Financial Institutions 44 Miscellaneous

Floor Covering Stores 45 Non-Store Retailers 74
Florists & Gift Shops 46 Durable Goods 75
Funeral Homes & Mortuaries 47 Non-Durable Goods 76
Furniture Stores 48

Business Classification Index
of Square Foot Rates











O.S.68§2945
A. If any person shall knowingly and willfully make or 
give under oath or affirmation a false and fraudulent list 
of taxable personal property, or a false and fraudulent 
list of any taxable personal property under the control of 
the person or required to be listed by the person, or 
shall knowingly and willfully make false answer to any 
question which may be put under oath by any person, 
board or commission authorized to examine persons 
under oath in relation to the value or amount of any 
taxable personal property, the person shall be deemed 
guilty of the felony of perjury, and upon conviction shall 
be punished as is provided by law for the punishment of 

the felony of perjury. 





Notification of Personal Property Audit 
 

 
 
Garfield County Agricultural Personal Property Owner: 
 
This letter is intended to inform you that your agricultural personal property 
rendition may be selected for a physical audit this year.  In accordance with 
the Oklahoma State Statutes, Title 68, Section 2820, the assessor’s office is 
required to conduct a comprehensive program for the visual inspection of all 
taxable property within his respective county. 
 
 
Title 68, Section 2820 states:   
 
“Each assessor shall thereafter maintain an active and systematic program of 
visual inspection on a continuous basis and shall establish an inspection 
schedule which will result in the individual visual inspection of all taxable 
property within the county at least once each four (4) years”. 
 
 
We will conduct a personal property physical audit at least once within the four 
(4) year visual inspection cycle on all renditions.  The inspection cycle will be 
delineated according to geographic area.  Please check the list sent to you by 
our office and make necessary additions or deletions.  The rendition you return 
to our office will be the base document for the audit. 
 
If your area is selected for a physical audit, you will be notified in writing at 
least ten (10) days prior to the audit.  You will be notified at that time of any 
necessary records that may be requested by the assessor’s office auditor. 
 
Please contact our office if you have any questions.  Thank you for your 
cooperation. 
 
 
Sincerely, 
 
 
 
L. Wade Patterson, 
Garfield County Assessor 



“Same as last year”

Really?



Round Table Discussion Guests

☺ Nancy Alvarez – Cleveland County
☺ Marianne Kennedy – Cleveland County
☺ Donna Morgan – Cleveland County
☺ Tammy Ritter – Tulsa County



Thank

☺





What is a Convenience Store?

NACS definition:
Retail business
Convenient location
Quick purchases of consumable 
products
Sales include: food, gasoline and 
services



Convenience Store Characteristics

Building size : typically less than 5000 
sq. ft.
Off street parking and/or convenient 
pedestrian access
Extended hours of operation, many 24/7
Stock of at least 500 SKUs



Convenience Store Characteristics

Product mix included:

Grocery type items
Beverages
Snacks (including confectionery)
Tobacco



Convenience Store Facts

Top 10 in sales (exclusive of gasoline)
1. Cigarettes
2. Foodservice
3. Packaged Beverages
4. Beer



Convenience Store Formats

Six Types:
Kiosk
Mini Convenience Store
Limited Selection Convenience Store
Traditional Convenience Store
Expanded Convenience Store
Hyper Convenience Store



Convenience Store Types

Kiosk
Typically less than 800 square feet in size
Gasoline is the focus of this operation
Sells only fast-moving items (tobacco, 
beverages, snacks, and confections)
Parking is usually only at the pumps









Convenience Store Types

Mini Convenience Store (Mini-Mart)
Typically 800 to 1,200 square feet in size
Usually freestanding building with emphasis 
on gasoline sales
Sells fast-moving items and very thin grocery 
selection
Occasionally includes a car wash
Parking is usually only at the pumps, may 
have modest striped parking









Convenience Store Types

Limited Selection Convenience Store
Typically range from 1,500 to 2,200 square feet
Both gasoline and store sales are important
Broader product mix and grocery offerings
Simple food service (hot dogs, nachos, 
popcorn, etc.)
Striped parking and extended hours are common
May or may not have car wash









Convenience Store Types

Traditional Convenience Store
Most original convenience stores fall into this category
Typically between 2,400 to 2,500 square feet
Product mix which includes, dairy, snack foods, 
beverages, tobacco, grocery, health and beauty aids, 
gasoline, and various services
May have limited prepared foods to go
Operations are normally owned by store convenience 
chains 







Convenience Store Types

Expanded Convenience Store
Typically between 2,800 to 3,600 square feet
A larger version of the traditional convenience 
store
Usually includes a quick service restaurant (QSR)
Growth is occurring in this type of store 











Convenience Store Types

Hyper Convenience Store
Large stores that range between 4,000 to 
5,000 square feet
Usually located in high traffic locations along 
highways
May include a bakery, a sit down restaurant, 
pharmacy, and tourist type gift shop
Sometimes called mini-truck stops
Number of parking spaces is substantial 









Future Trend

Concept called a 2 in 1
Build full-service restaurants attached to full-
size convenience stores 
Full trade dress and exterior signage
Allow convenience store operators to select 
higher priced real estate
May have split owners of real estate and/or 
variety of lease agreements















Rural Land Valuation



3 Standard Approaches to Value

• Direct Sales Comparison

• Cost Approach

• Income Approach



Various Methods for Assessing 
Land Value

• Allocation
– Prices paid are “allocated” between the land & 

improvements
– Land to Building Ratio

• Extraction
– Depreciated value of improvements minus 

known sales price = land value



Sales Comparison

• Best method when appropriate data is     
available

• The assessor uses market sales and site 
data to make adjustments & estimate what 
price would be paid



Mass Appraisal

• Properties are stratified into groups of 
comparable property

• Common property attributes/factors are 
identified for each area



The Assessor Must Know

• Specific factors which influence land 
market values are understood by the 
people in any given area

• The Assessor’s job is to determine the 
relative priorities identified by local people



Who to Ask?

• Conversations with residents & 
businesses will help establish your 
parameters which people use to determine 
favorable land locations



Who to Ask?

• City planners, government officials, real 
estate agents, appraisers and anyone 
involved in real estate



Who to Ask?

• Even if no land sales exist, factors which 
influence land market value are 
understood by most people in any given 
area



Divide County into “Areas”

• High demand areas
• Low demand areas
• Site location
• Distance to Highways/Roadways
• School Districts
• Distance to medical, recreation, shopping
• Topography
• Other factors to include ?



Plot Highways





Define Areas with Best 
Highway/Road Access





Redefine Area Boundaries

• Plot per acre sales prices
• Review school district boundaries
• Road surface differences
• Field review 
• External influences





After All the Hard Work
You Have the Boundaries Set!





Establish Per Acre Prices

The Perfect World!

– The market would pay $9,000(example) for 1 
acre sites and continue to pay $9,000 for 
each and every additional acre.



Establish Per Acre Prices

The Real World!
The market typically values the first acre 
or group of acres the highest.

Each additional acre or group of acres 
would decrease in value.

The Assessor must estimate the difference 
in values for additional acreage



Establish Per Acre Prices

• One Method

– Estimate values for each size increment 

– Compare to actual sales

– Adjust as you see necessary





Establish Per Acre Prices

• Another Method

– Estimate the percent reduction for each acre 
over a specified acre amount

– Compare to actual sales
– Adjust as you see necessary



Acres Split @6000

Sale Price
Total 
Acres

Price/ 
Acre

Acre 
1

Acres 
2-5

Acres 
6-20

Value First 
Acre

85% Value 
Acres 2-5

70% Value 
Acres 6-19 Total Value

% of Sale 
at 6000/AC

40000 20 2000 1 4 15 6000 20400 63000 89400 224%

22000 10.82 2033 1 4 5.82 6000 20400 24444 50844 231%

10000 0.5 20000 1 0 0 6000 0 0 6000 60%

30000 9 3333 1 4 4 6000 20400 16800 43200 144%

49500 20 2475 1 4 15 6000 20400 63000 89400 181%

18500 4.42 4186 1 3.42 0 6000 17442 0 23442 127%

7000 10 700 1 4 5 6000 20400 21000 47400 677%

15000 20 750 1 4 15 6000 20400 63000 89400 596%

60000 20 3000 1 4 15 6000 20400 63000 89400 149%

11500 11.38 1011 1 4 6.38 6000 20400 26796 53196 463%

20000 10 2000 1 4 5 6000 20400 21000 47400 237%



Sale Price 

Total 
Acr
es Acre 1 Acres 2-5

Acres 6-
20

Value First 
Acre 

% of Sale 
at 

400
0/A

C
Value First 

Acre 

% of Sale 
at 

300
0/A

C

$  25,333 1.5 1 0.5 0 $   4,000 23% $   3,000 17%

$  20,000 3 1 2 0 $   4,000 54% $   3,000 41%

$  23,000 3.48 1 2.48 0 $   4,000 54% $   3,000 41%

$    6,000 1 1 0 0 $   4,000 67% $   3,000 50%

$  40,000 10.04 1 4 5.04 $   4,000 79% $   3,000 59%

$  30,000 9 1 4 4 $   4,000 96% $   3,000 72%

$  49,500 20 1 4 15 $   4,000 120% $   3,000 90%

$  13,500 5 1 4 0 $   4,000 130% $   3,000 98%

$  18,000 7.2 1 4 2.2 $   4,000 132% $   3,000 99%

$  18,500 8 1 4 3 $   4,000 141% $   3,000 105%

$  17,000 10 1 4 5 $   4,000 186% $   3,000 139%

$  32,000 20 1 4 15 $   4,000 186% $   3,000 140%

$    1,500 1 1 0 0 $   4,000 267% $   3,000 200%

Area 1



Area 2

Sale Price Total Acres Acre 1 Acres 2-5 Acres 6-20
Value First 

Acre 

% of Sale 
at 

3000
/AC

Value First 
Acre 

% of Sale 
at 

2000
/AC

$  23,000 3.48 1 2.48 0 $   3,000 41% $   2,000 27%

$  18,500 4.42 1 3.42 0 $   3,000 63% $   2,000 42%

$  60,000 20 1 4 15 $   3,000 75% $   2,000 50%

$  40,000 20 1 4 15 $   3,000 112% $   2,000 75%

$  22,000 10.82 1 4 5.82 $   3,000 116% $   2,000 77%

$  20,000 10 1 4 5 $   3,000 119% $   2,000 79%

$  17,000 10 1 4 5 $   3,000 139% $   2,000 93%

$    1,500 1 1 0 0 $   3,000 200% $   2,000 133%

$  11,500 11.38 1 4 6.38 $   3,000 231% $   2,000 154%

$  15,000 20 1 4 15 $   3,000 298% $   2,000 199%

$    7,000 10 1 4 5 $   3,000 339% $   2,000 226%



Acres Split @5000 @4000 

Sale Price Total Acres Value First Acre 
% of Sale at 

5000/AC Value First Acre 
% of Sale at 

4000/AC

$     180,000 20 $        5,000 41% $        4,000 33%

$       38,500 3.91 $        5,000 45% $        4,000 36%

$       87,500 10 $        5,000 45% $        4,000 36%

$       17,500 1.94 $        5,000 51% $        4,000 41%

$       70,000 9.23 $        5,000 53% $        4,000 42%

$       92,000 15 $        5,000 62% $        4,000 50%

$       30,000 4.44 $        5,000 65% $        4,000 52%

$       50,000 8.56 $        5,000 69% $        4,000 55%

$       13,500 2.21 $        5,000 75% $        4,000 60%

$       50,000 9.62 $        5,000 76% $        4,000 61%

$       50,000 10 $        5,000 79% $        4,000 63%

$       22,500 4.04 $        5,000 80% $        4,000 64%

$       50,000 11.22 $        5,000 88% $        4,000 70%

$       35,000 8.34 $        5,000 96% $        4,000 77%

$       45,000 12 $        5,000 103% $        4,000 83%

$       20,000 5 $        5,000 110% $        4,000 88%

$       16,000 4.16 $        5,000 115% $        4,000 92%

$       60,000 20 $        5,000 124% $        4,000 99%

$         4,000 1 $        5,000 125% $        4,000 100%

$         8,500 2.5 $        5,000 134% $        4,000 107%

$         2,500 1 $        5,000 200% $        4,000 160%



Establish Per Acre Prices

• Utilizing these methods you will be able to 
establish a land value for each defined 
area of your County



Site Adjustments

• Utilities

• Topography

• View

• Street



Utilities

• Can range in cost to upwards of $15,000
• Includes:

– Water
– Gas
– Sewer
– Electric
– Private
– Public







Topography

The Site could be worth more or less 
depending on its suitability

How much cost is required to make it 
desirable?







View

• Fair
• Average
• Above average
• Scenic

• What is the typical view for area?
• Adjust accordingly









Street

• Dirt
• Gravel
• Blacktop
• Concrete
• None

• What is your typical street type for area?
• Adjust accordingly
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USING FUTURE YEAR TO TRANSFER  NEW IMP. (100%) TO A. A. 
 
 
The first step in making this possible is to limit the information that is placed in the FUTURE YEAR system of 
CAMA. This is done by changing the FCOPY Table to the following settings: 
 

 
 
With the FCOPY Table set this way, The Property Data, the Area Data, the Draw Data, the Building Data, are 
copied to the Future Year hold file.   
The next step will be to make sure that the OVER Table has the following settings:  
 

 

There should be in this over table to new lines: 
 
AI for an Added Imp.  (this should be an Imp., that is not 
new, but has been added since the last inspection of the 
property and might therefore have some depreciation figured 
into the value).  This will go on at a 100% of the used or 
depreciated value. 
 
 
NI for a New Imp. (this is a brand new improvement that 
should not have any depreciation figured into the value of 
the improvement)  This will go on at 100% without any 
depreciated value being considered.    

1



The Pass Word Table will also need to be set to allow the user to work in the future year.  There may be certain 
people who should not be working in the future year hold file, while others may need to work both in current 
year work file and in future year hold file.  In a large county there could be people who work only in the future 
year hold file, putting on new improvements for the coming year. 
 

 
 
In order to set the rights for the user to use or not use the Future Year System, the 6 letter in the second set of 
X’S in the Data Format  must be set to one of the possible options allowed in the Pass Word Table.  The 
possible options are as follows: 
 
C is for Current Year work file only. 
 
F is for Future Year hold file only. 
 
B is for both Future Year hold file  and Current Year work file. 
 
Once these 3 tables have been set properly, the user with the rights to do so may begin putting new 
improvements in the Future Year System to be transferred from CAMA to the A.A. at a 100% of their value. 
 
To begin inputting data in the Future Year hold file of the CAMA System, the user will go into CAMA to the 
Property Data Screen and find the parcel that needs a new improvement placed on it at 100%.  Next the user 
will print out a Property Record Card of the Current Year work file 
to refer to when entering data in the Future Year hold file. Then the user will click on the Functions Tab at the 
top of the screen and select Future Year Copy.  
 

  2



Then the following window will pop up. 

 
The user then clicks OK and this window will pop up: 

  
3

Notice that the first 4 lines are the PROP screen and the next 3 
are the BLDG, AREA, and DRAW.   If the BLDG is not needed 
in the Future Year Hold file go into Future Year and delete the 
BLDG screen and the DRAW and AREA will be deleted out with 
it.  If the BLDG is needed in Future Year to add something to the 
DRAW, but you do not need the BLDG value then go to the 
OVERRIDE screen and override the BLDG to 0 and place the 
value from the MISC screen in the OVERRIDE screen.  



When the user, hits <enter>the screen on page 3 closes, and the program returns to the Property Data Screen.  
At this point the user can go into the Future Year System or go to the next parcel that needs a new improvement 
placed on it and copy it to the Future Year System.  The user may want to copy several parcels from the Current 
Year work file to the Future Year System to avoid having to jump back and forth from Current Year work file 
to Future Year hold file. Printing the Property Record Card for the Current Year work file will also keep 
you from jumping back and forth.  
 
To work in Future Year hold file, the user will click on the File Tab in the upper left hand corner and select the 
Current/Future Year toggle button. 

 
 
The Title Bar now reads; Property Data OKLA.22 100% HOLD FILE 2012 and the screen is yellow.  

 
 
Notice the screens listed here at the bottom. (The Appr. Date should be changed, to  
match the inspection date on the field card.) 
 4



Building OKLA 22 100% HOLD FILE 2012 is an exact copy of the Building OKLA CO.#22 WORK FILE 2012. 

 
 
The Building OKLA. CO.#22 WORK FILE 2012 as copied to the Building OKLA 22 HOLD FILE  
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