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Equalization Department Staff 

 Administrative

 Director

 Deputy Director

 CAMA Specialist

 Cartographer

 Accountant

 Reception / Staff Assistants

 Mobile Homes - 1

 Owner Occupied - 1

 Appraisers

 Senior & Staff Appraisers

 Agriculture - 1

 Commercial – 2

 Residential - 12



Annual Appraisal SDCL §10-6-105 
 The Director of Equalization assesses the value of all real property. All real 

property is subject to property taxes unless specifically exempt per state law.

 South Dakota law requires all property, except agricultural properties, to be 
appraised at full market value annually.

 AG property is assessed based on the productivity of soils, an average of crop prices 
and grass rents.

 Not all property is inspected every year.

 All new property in Pennington County is inspected by an appraiser.

OBJECTIVE: The goal, if we have a full staff, is to review each property every
6 to 7 years, which is the industry standard.



Appraisal Process
 The appraisal staff in Pennington County will spend most of the summer 

months reviewing property data in several neighborhoods.

 The neighborhoods reviewed are determined annually by feedback from 
appraisers sharing their concerns about data accuracy, property changes and 
valuation equity. Properties in some neighborhoods change more than others.

 Neighborhood reviews ensure that the property data is accurate for the 
upcoming appraisal that takes place later in the year.

 In a review, an appraiser visits each property and looks for data 
corrections or changes to the property.

 A postcard is mailed to every property owner prior to a neighborhood review 
informing them of when we will be in their neighborhood and why. 

 Staff appraisers knock on doors and offer to look inside every home, and leave 
a card at the door of every property when the owner is not home.

 Staff appraisers are available throughout the year to meet with property 
owners to discuss changes in the market and inspect properties.



Pennington County
 Pennington County is responsible for appraising over 55,000 properties 

every year.

 Even the smallest counties are unable to perform a single property appraisal for 
every property in their county every year.

 Every county in the country uses mass appraisal procedures in order to 
efficiently and equitably appraise a large number of properties. Mass appraisal 
is the process of valuing a group of properties as of a given date and using 
common data, standardized methods, and statistical testing.

 The primary method of mass appraisal is the creation of valuation models, 
mathematical formulas that represent the market.

 Valuation models allow for large groups of properties to be appraised efficiently 
and ensures equity in valuations.

 Properly administered, the development, construction, and use of a CAMA 
system results in a valuation system characterized by accuracy, uniformity, 
equity, reliability, and low per-parcel costs.



3 Typical Approaches to Value
 State law requires each county to consider the three 3 typical 

approaches to value.

 These approaches to value are the same used by any independent 
appraiser.

 All 3 approaches are different ways to estimate the same number 
which is market value or what a property would most likely sell 
for.

The 3 approaches to value:

1. Cost Approach

2. Sales Comparison or Market Approach

3. Income Approach



Cost Approach
 Theory: A buyer will not pay more for a property than what it would cost 

to buy land and build, subtracting depreciation. 

 The cost approach is the basis of valuation in every county because it can 
easily be applied to all types of properties.

 Pennington County uses Marshall Valuation Services as a source for 
construction costs. State administrative rules requires either Marshall or 
Vanguard.

 Marshall Valuation Service is the industry standard and is used by independent 
appraisers, insurance agents, and other professionals.

 Pennington County verifies the accuracy of these costs with local data.

 Depreciation is estimated using Marshall Valuation Services and local sales 
of properties.

 Land is appraised using sales of unimproved land.



Sales Comparison or Market Approach
 Theory: A buyer will not pay more for a property than what they could 

purchase a similar property, after accounting for differences. 

 The most applicable to typical residential properties.

 Our computer software, Orion, from Tyler Technologies, analyzes 
approximately 6,000 sales over a 3 year time period.

 We utilize a multiple regression analysis of the sales information, a common 
method used by both county assessment offices across the country and 
independent appraisers.

 Our software also selects the 5 most comparable sales for every property and 
adjusts those sales prices toward an indication of value for the subject 
property, just like any appraisal report.



Income Approach
 Theory: A buyer will estimate typical income and expenses from a 

property, then capitalize that net income with a desired rate of return 
into a purchase price. 

 This approach is the most applicable to income producing properties such 
as apartment buildings and motels. 

 Pennington County surveys property owners for income and expense 
information as well as collects rent and capitalization rate information 
from local market sources.



Assessment Notices & Online Data
 Once assessment notices are mailed, Pennington 

County posts all assessment information online for 
free access to anyone.

 Pennington County is the only county in the state to 
provide all of the data that we know about a 
property online, and the only county to make that 
available for free. (www.pennco.org/equalization)

 Property owners can review the accuracy of their 
property data and compare to their neighbors to 
ensure equality.

 Sales information is also provided online so property 
owners can see what similar properties have sold and 
for how much.



Online 
Information 
Available



Audit – S.D. Department of Revenue
 The South Dakota Department of Revenue is responsible for auditing the 

accuracy and equality of assessed values as well as office procedures.

 Mass appraisal accuracy is measured by a sale ratio analysis

 Assessed value / Sale price

 The results of the audit are provided to every County Commission every year 
and are available to the public.

 State statutes set 2 primary standards of assessment accuracy:

 1. Median sale ratio is a measure of the level of assessment; and

 2. Coefficient of dispersion is a measure of the uniformity of assessment.

Pennington County has not only met those statutory standards but far exceeded 
them every year for at least 16 years.



Additional statistical measures of 
accuracy

 Pennington County utilizes several additional statistical measures of 
assessment accuracy and we measure accuracy and equality from 
neighborhood to neighborhood as opposed to only county-wide.

 Property owners can be sure their property is appraised using recent sale prices 
and market information from their neighborhood.

 Properties in Wall, SD are assessed based on the market in Wall, not the market 
in Rapid City.

 Properties in North Rapid City are assessed using sales in north Rapid, not sales 
in the West Boulevard area.

 Property owners can also be sure that the accuracy of assessed values in their 
neighborhood is equal to other neighborhoods across the county.



Common Assessment Misconceptions
 The county applies a ‘blanket increase’ to last year’s assessed value.

 Every property is assessed at market value this year. The assessed value from last year is 
not a starting point, basis, or factor in the assessed value for this year. The process is 
much more complicated than that. 

 Your assessed value is 85% of market value.
 State law clearly requires the county to estimate the ‘full and true value’ of all property 

as of the legal assessment date of November 1 prior to the assessment year.

 A higher level of assessment in one county results in higher taxes than 
another county with a lower level of assessment.

 The individual taxable factor applied to every county assessment by the state changes 
each level of assessment to 85% of market value.

 If assessed value increases, so will taxes.
 Taxes are determined by each individual tax district and based on the amount needed to 

run operations and provide services. Taxes set by the taxing entities will be collected 
regardless of whether assessed values rise or decline.



Questions?

Director Shannon Rittberger
130 Kansas City Street
PO Box 6160
Rapid City, SD 57709
(605) 394-2175
shannonr@pennco.org
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