State Tax Commission of Missouri
421 East Dunklin Street

PO Box 146

Jefferson City, MO 65102-0146
Phone: (573) 751-2414

Fax: (573) 751-1341

Two ratio study procedures
are available for analysis:

1) Traditional Sales Study

A sales study that analyzes
assessment levels based on
sales stratified by land use,
location, and characteristics

of property.

The Decision Model
Statistics listed on this page
are overall weighted

calculations based on the
data submitted from the
county and, except for Mean
Ratio, are weighted by both
time and location. Statistics
found on the pages stratified
for Land Use, Assessed
Value, and Year Built are
weighted only by time, not
location.

2) Random Appraisals

For some jurisdictions, the
availability of sales is scarce.
In such scenarios, parcels
will be randomly appraised.
Every parcel will have an
equal chance to be selected
in the random appraisal
study.

| http://www.stc.mo.gov/

90% 100%

Decision Model Statistics

Time and Location Weighted Median Ratio......

95% Low Confidence Interval..........................

95% High Confidence Interval.........................

Time, Location Weighted Coefficient of Dispersion (COD)...

Additional Statistics

Mean Ratio. ........oomsovmasiimcmissvisesssavens i

Weighted Mean Ratio...............cccoevvvievinineennnnn.

Time, Location Weighted Price Related Differential (PRD)

Pro-Trim Sample. SiZ6.......ccawiivimimevinissmvimmisnisisis

LOW THMS ..o
HIGH THIMS i vomisssnivanmsvsmmmvnss cosmmsss svsissivetons
Post-Trim Sample Size..............c.coooviiiiiiniiiciiann..

Number of ASSESSMENIS.......coeeeeeeeeceeeeeeeeaananns

@19% @100%
15.99% 84.16%
15.35%  80.79%
16.48%  86.74%

24.86%
@19%  @100%
16.80% 88.41%
15.43% 81.21%

108.86%

Sample Data
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October 13, 2022

Mr. Paul Schulte
Gasconade County Assessor
119 E. First Street, Rm. 23
Hermann, MO 65041

Dear Mr. Schulte:

The attached Tentative Sales Study summarizes the assessments, sales information, and descriptive statistics that represent the 2021 Residential
Sales Ratio.

On the attached OrigAssdValues_SoldProperties.xlsx spreadsheet, the January 1, 2021 assessed values were obtained from computer files
provided by your county. Should the January 1, 2021 assessed value be incorrect, please type the correct January 1, 2021 assessed value in the
County Response column on the OrigAssdValues SoldProperties.xls spreadsheet and indicate the reason for the change (e.g., Board of
Equalization decision).

While reviewing each row of data, please note any of the following items in the County Response column:
1. Occupancy counties operating under RSMo 137.082 should verify that no sales in the sales study have a partial January 1, 2021
assessed value.
2. The January 1, 2021 assessed value was for land only and the sale was for land and improvement.
3. The sale included more than one parcel.
4. Any other unusual circumstances concerning the sale.

Email the spreadsheet to localassistance(@stc.mo.gov before November 15, 2022 if issues were identified in your review. The STC Appraisal
and Assessment Representative for your county will be contacting you to schedule a meeting to discuss the tentative results in more detail. We
appreciate your time to review the information. Please feel free to contact me at Jeff.Schmidt@stc.mo.gov or 573-751-1726 with any questions.

Sincerely,

Uy 0 Jeind

Jeff Schmidt
Appraisal and Assessment Manager

Ce: Dede Mitchell, Appraisal and Assessment Representative
Kristen Solindas, Local Assistance Statistician
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Overall Descriptive Statistics
Page 2 statistics are weighted by time, not location

Pre-Trim Post-Trim Description Required
- The number of sales from Jan. 2020 to Dec. -
Sample Size 177 172 . Minimum 64
2021
! The middle ratio when ratios are arranged in
Median 84.46% 84.27% . 9 90%-110%
ascending order.
95% - Low Ratio 81.05% 81.00% i e
The range where the population median most likely exists OverIa,oTsnl.;;l:h 90%-
95% - High Ratio 89.43% 88.01%
An average in which ratios are weighted in
i .08Y 1.219 . . 90%-1109
Waigtited Meay 81.08% 8 % proportion to their sold amounts. Vit 10
95% - Low Ratio 77.81% 77.95%
The range where the population weighted mean most likely Overlaps with 90%-
exists 110%
95% - High Ratio 84.36% 84.48%
Mean 95.38% 89.12% The arithmetic average of ratios 90%-110%
95% - Low Ratio 87.06% 84.47% ) .
The range where the population mean most likely exists Over!a;;swwof/rh 90%-
(]
95% - High Ratio 103.70% 93.75%
Coefficient of The average nt deviation from the medi
e 24.77% 24.82% . g8 parcant ceviat dian | | ess than 25%
Dispersion ratio
Price Related A gauge of assessment uni ity for hi n
e 117.63% 109.74% gaug ment uniformity for high and 98%-103%
Differential low valued properties

Following Section 5.2 and Appendix B of the IAAO Standard on Ratio Studies, the STC employs outlier trimming guidelines
to detect extreme outliers that might otherwise skew statistical results. The STC uses a uniform trimming process that
tends to remove as many high outliers as low outliers, thus keeping the median relatively stable.
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Gasconade (Tentative-24 months)

Improved & Vacant

2021 Reassessment Page 3

Histogram of Ratios (Improved)
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Post Trim

Sample Size

Median

95% - Low Ratio

95% - High Ratio

Weighted Mean

95% - Low Ratio

95% - High Ratio

Mean

95% - Low Ratio

95% - High Ratio

Coefficient of
Dispersion

95% - Low Ratio
95% - High Ratio

Price Related
Differential

Overall Descriptive Statistics
Page 3 statistics are weighted by time, not location

Improved Vacant Description Required
The number of sales from Jan. 2020 to Dec. -
143 33 48 25 minimum
2021
The middle ratio when ratios are arranged in
84.49% 84.95% migdle raliy Y 9 90%-110%
ascending order.
81.15% 67.66% o
The range where the population median most likely exists Overfa,cﬁ;vaf/th 0%
(-l
89.35% 103.02%
Al in which ratios are weighted in
81.29% 81.36% TLAVEIERE I Wit 9 90%-110%
proportion to their sold amounts.
77.98% 60.76%
The range where the population weighted mean most likely Overlaps with 90%-
exists 110%
84.61% 101.95%
88.33% 127.90% The arithmetic average of ratios 90%-110%
84.43% 87.13% .
The range where the population mean most likely exists Overfa;ﬁ;:/th L
92.21% 169.12%
r rcent deviation from the median
20.93% 80.74% || average perce dian | | oss than 25%
ratio
17.99% 54.70%
The range where the population coefficient of dispersion 95% Low Ratio less
most likely exists than 20%
24.27% 127.32%
A gauge of assessment uniformity for high and
108.65% 157.21% daige : ORIy org 98%-103%
low valued properties




Gasconade (Tentative-24 Months)

Stratification by Assessed Value

Page 4

e e =
2021 Reassessment

Assessed Value

Sample Size

190- 4739

Sales from Jan. 2020 to Dec. 2021

4740- 13609

13610- 21199

21200- 85110

High Trims

Low Trims

Total Trimmed

Remaining

44

45

Population

2,374

1,515

1,219

1,099

Proportion

38.25%

24.41%

19.64%

17.71%

Post Trim
Statistics

Sample Size

190- 4739

4740- 13609

13610- 21199

21200- 85110

Median

Low 95% Conf Int

High 95% Conf Int

Mean

Low 95% Conf Int

High 95% Conf Int

Weighted Mean

Low 95% Conf Int

High 95% Conf Int

Coefficient of
Dispersion

Low 95% Conf Int

High 95% Conf Int

Price Related
Differential

44 44 44 45
84.37% 93.21% 84.09% 81.65%
67.66% 81.87% 76.95% 74.51%
99.45% 102.08% 90.04% 89.02%
116.38% 95.30% 86.01% 83.91%
85.23% 87.40% 78.89% 78.27%
147.86% 103.33% 93.10% 89.46%
72.81% 85.88% 80.63% 80.61%
55.05% 78.88% 74.71% 75.71%
90.57% 92.89% 86.55% 85.51%
69.35% 21.99% 19.68% 16.47%
46.35% 18.10% 14.82% 12.86%
108.59% 29.86% 27.39% 22.77%
159.83% 110.96% 106.68% 104.10%
Statistical results for each stratum are provided for informational purposes only. The STC does not employ a sample size
estimator for each individual stratum and cannot validate the individual stratum results with statistical certainty. The
information is being provided in that it might assist the user in identifying areas for further study and analysis. Readers are
cautioned to disregard statistics for individual strata with pre-trim sample sizes of 25 or less.




Gasconade (Tentative-24 Months) Stratification by Assessed Value Page{:';

2021 Reassessment Sales from Jan. 2020 to Dec. 2021

Sales Ratio Histograms by Stratum

Section 3.3 of the IAAO Standard on Ratio Studies recommends stratification to facilitate a more complete and detailed
picture of appraisal performance and to enhance sample representativeness.

The STC defaults to stratification into quartiles whenever there is sufficient information available. Depending on the
available data, the STC may range from two to eight stratifications, however the STC will avoid over-stratification.

It should be noted that the lowest value stratification(s) may include vacant land which can skew those results.
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Gasconade (Tentative-24 Months)

Stratification by Year Built

Page 6
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2021 Reassessment

Year Built

Sample Size

1840- 1945

Sales from Jan. 2020 to Dec. 2021

1946- 1962

1963- 1988

1989- 2019

High Trims

Low Trims

Total Trimmed

0

Remaining

Population

Proportion

35 35 36 36
1,123 853 1,277 1,131
25.62% 19.46% 29.13% 25.80%

Post Trim
Statistics

Sample Size

1840- 1945

1946- 1962

1963- 1988

1989- 2019

Median

Low 95% Conf Int

High 95% Conf Int

Mean

Low 95% Canf Int

High 95% Conf Int

Weighted Mean

Low 95% Conf Int

High 95% Conf Int

Coefficient of
Dispersion

Low 95% Conf Int

High 95% Conf Int

Price Related
Differential

35 35 36 36
92.31% 85.76% 84.46% 82.58%
77.68% 71.43% 78.49% 74.70%
102.77% 95.50% 89.31% 90.32%
93.41% 86.50% 87.34% 84.86%
84.28% 76.69% 80.34% 78.14%
102.03% 96.75% 94.42% 91.58%
78.72% 78.18% 84.13% 81.70%
69.45% 70.55% 77.75% 76.39%
87.99% 85.82% 90.50% 87.02%
22.05% 26.23% 17.66% 16.78%
18.26% 20.41% 13.21% 12.55%
30.80% 36.50% 24.69% 24.78%
118.67% 110.64% 103.82% 103.86%

Statistical results for each stratum are provided for informational purposes only. The STC does not employ a sample size
estimator for each individual stratum and cannot validate the individual stratum results with statistical certainty. The

information is being provided in that it might assist the user in identifying areas for further study and analysis. Readers are
cautioned to disregard statistics for individual strata with pre-trim sample sizes of 25 or less.




Gasconade (Tentative-24 Months) Stratification by Year Built Page 7

2021 Reassessment Sales from Jan. 2020 to Dec. 2021

Sales Ratio Histograms by Stratum

Section 3.3 of the IAAO Standard on Ratio Studies recommends stratification to facilitate a more complete and detailed
picture of appraisal performance and to enhance sample representativeness.

The STC defaults to stratification into quartiles whenever there is sufficient information available. Depending on the
available data, the STC may range from two to eight stratifications, however the STC will avoid over-stratification.

It should be noted that the lowest value stratification(s) may include vacant land which can skew those results.
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Gasconade (Tentative-24 Months) Stratification by School District Page 8

2021 Reassessment Sales from Jan. 2020 to Dec. 2021

School District All Others

Sample Size

High Trims

Low Trims

Total Trimmed 3

Remaining 81 84 9

Population 2,690 3,098 513
Proportion 42.69% 49.17% 8.14%
Post Trim
I R1G R2G All Others Overall Weighted
Statistics

Sample Size 81 84 9 172
Median 83.11% 84.48% 103.55% 84.16%

Low 95% Conf Int 75.58% 80.79% 81.65% 80.79%

High 95% Conf Int 89.91% 89.31% 110.39% 86.74%
Mean 90.91% 87.74% 102.62%

Low 95% Conf Int 81.69% 81.50% 84.10%

High 95% Conf Int 100.13% 93.98% 121.13%
Weighted Mean 81.61% 79.90% 93.93%

Low 95% Conf Int 44.84% 49.58% -66.55%

High 95% Conf Int 86.11% 84.77% 110.81%
Coeffici f

Sug ooty 30.05% 23.46% 15.46% 24.86%

Dispersion

Low 95% Conf Int 23.42% 18.72% 8.95% 21.51%

High 95% Conf Int 40.99% 29.73% 39.91% 29.19%
Price Related

L iy 111.54% 109.73% 109.79% 108.86%

Differential

Statistical results for each stratum are provided for informational purposes only. The STC does not employ a sample size
estimator for each individual stratum and cannot validate the individual stratum results with statistical certainty. The
information is being provided in that it might assist the user in identifying areas for further study and analysis. Readers are
cautioned to disregard statistics for individual strata with pre-trim sample sizes of 25 or less.
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2021 Reassessment Sales from Jan. 2020 to Dec. 2021

Sales Ratio Histograms by Stratum

Section 3.3 of the IAAO Standard on Ratio Studies recommends stratification to facilitate a more complete and detailed picture of
appraisal performance and to enhance sample representativeness.

The default location variable is School District. County assessors can request a different variable other than School District prior to
statistical analysis provided it would result in better representation of property characteristics and market tendencies.

When the overall descriptive statistics are out of compliance with STC requirements, weighted statistics are calculated using the
proportions of the number of properties in the county amongst each school district strata. When the overall descriptive statistics are
out of compliance, school districts with insufficient sales are combined. If the combined sales in locations with insufficient sales are
equal to or greater than 25% of the residential population, then the Progressive Hybrid study is performed. If the combined sales in
locations with insufficient sales are less than 25% of the residential population, then the Traditional Sales Study is performed, but with
the results weighted by location.
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