THE MASS APPRAISAL REPORT 2022

The appraisal of a large number of real and personal property as a group within an established period
of time using standardized procedures and subjecting the resulting appraisals to statistical testing is
the definition of mass appraisal.

The mass appraisal report is a report prepared and certified by the Chief Appraiser at the conclusion of
the appraisal phase of the ad valorem tax calendar. The purpose of this report is to summarize the
methods and techniques utilized by Franklin CAD. The certification of the appraisal roll concludes the
appraisal phase of the appraisal calendar normally July 25" of each year. This report is reflective of the
values which do not have an outstanding protest and represent 95% or more of the appraisal roll with
final determinations on protested properties brought before the Appraisal Review Board.

Since the majority of ad valorem real property taxation in Franklin County is accomplished using mass
appraisal techniques, the general standard for appraisal should reflect compliance with USPAP
Standard 6. The signed certification is compliant with the Standard Rule 6-9 of USPAP. The values
generated by the appraisal district are reviewed annually by the Property Tax Division of the
Comptroller of Public Accounts in order to finalize a value study biannually for the purpose of the use
in TEA state funding calculation. The written reappraisal plan is attached to the Mass Appraisal report
by reference.

SCOPE OF WORK

The scope of work for a mass appraisal includes the following:

Identifying properties to be appraised

Defining market areas

Identifying characteristics that affect the market value

Developing a benchmark property that reflects the relationship of characteristics affecting
value

Calibrating the benchmark

Calculate the conclusion of the property being appraised

Reviewing the mass appraisal results
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The purpose and scope of the mass appraisal completed by Franklin County Appraisal District is to
estimate fair market value for ad valorem tax purposes. Ad valorem equates to tax based on value
and maintains a consistent appraisal date of January 1 of each year with the exception of some
inventories. These values are used by the taxing jurisdictions in the county. The entities include
Franklin County, Franklin County Water District, Mount Vernon ISD, Winnsboro ISD, Sulphur
Bluff ISD, Saltillo ISD, Rivercrest ISD, the City of Mount Vernon, and the city of Winnsboro.

Each of the above units adopts its own tax rate to generate revenue to pay for such things as police
protection, fire protection, public schools, road/street maintenance, courts, water, sewer, indigent
health care, and many other public services.



LEGAL AND STATUTORY REQUIREMENTS

The Texas Property Tax Code governs the legal, statutory, and administrative requirements of the
appraisal district. The appraisal district is governed by a board of directors appointed by the taxing
units within its boundaries. The Chief Appraiser, appointed by the board of directors, is the chief
administrator and chief executive officer of the appraisal district.

Thru its Chief Appraiser, the district promotes and adheres to the professional standards and ethics
set forth by:

The Texas Department of Licensing (TDLR)

The Property Tax Assistance Division of the Texas State Comptroller’s Office (PTAD)
The Uniform Standards of Professional Appraisal Practice (USPAP)

The International Association of Assessing Officers (IAAO)

The Appraisal Foundation

MARKET VALUE DEFINED

The definition of market value as established by the Texas Property Tax Code differs from the
definition established by USPAP, therefore, a jurisdictional exception applies.

Market value is defined as Sec. 1.04 of the Texas Property Tax code states:

“Market value is the price at which a property would transfer for cash or its equivalent under
prevailing market conditions if exposed for sale on the open market with a reasonable time for the
seller to find a buyer; both buyer and seller know of all of the uses and purposes to which the
property is adapted and for which it is capable of being used and of the enforceable restrictions on it
use; both the seller and purchaser seek to maximize their gains and neither is in a position to take
advantage of the exigencies of the other”

**Ad valorem equates to tax based on value and maintains a consistent appraisal date of January 1
of each year with the exceptions of some inventories. Inventory owners may request a September 1
value determination if the property owner files an application by July 31.

The Cost Approach, Market Approach, and Income Approach will be used to develop, analyze,
calculate, and develop a final conclusion of market value on all real and personal properties which
dependable data can be collected to use each of the approaches to value. All information is reviewed
for accuracy and reliability; information that does not meet the prescribed standards is not used in
the compilation of the appraisal schedules. Exclusion of an approach will occur only if there is not
enough creditable data that can be verified.



AREA ANALYSIS

Properties appraised by Franklin County Appraisal District are located in a 295 square mile area
contained in the boundaries of Franklin County Texas. The county is located in North Eastern Texas
approximately 100 miles east of Dallas, Texas along the primary transportation routes of I-30 and
Texas State Highway 37. As of the 2020 census, its population was 10,359. The county seat is
Mount Vernon. Primary employers are Mount Vernon ISD, Lowes RDC, and Elara Caring.

Agriculture and Timber both are thriving businesses. Poultry production has been recognized as the
largest agricultural business in the county, followed by cattle ranching, dairies, and timber
production. The primary land types and uses are residential, improved pasture, native pasture, and
hardwood timber.

Lake Cypress Springs is located in Franklin County with 1,365 waterfront properties and over 21
private lake communities’ lake Cypress Springs is real estate sales accounts for the vast majority of
property sales in Franklin County.

The table below reports the certified market and taxable values of properties located in each taxing
jurisdiction of Franklin County.

JURISDICTION MARKET VALUE TAXABLE VALUE PARCEL
COUNT

FRANKLIN COUNTY | $2,678,810,143.00 $ 1,706,925,466.00 23,361

FCWD $2,690,643,483.00 $ 1,834,588,506.00 23,360

MOUNT VERNON $2,395,947,643.00 $ 1,564,581,506.00 18,869

ISD

WINNSBORO ISD 214,278,800.00 120,974,350.00 2,154

RIVERCREST ISD 54,885,560.00 21,078,110.00 | 2,235

SULPHUR BLUFF 18,627,620.00 4,987,630.00 | 165

ISD

SALTILLO ISD 6,903,820.00 1,921,100.00 | 52

CITY OF 59,144,180.00 45,232,330.00 | 496

WINNSBORO

CITY OF MOUNT 239,940,701.00 177,996,431.00 1,709

VERNON




THE PLAN FOR PERIODIC REAPPRAISAL
Section 25.18 of the Tax code (a) and (b) implements the following:

(a) “Each appraisal office shall implement the plan for periodic reappraisal of property approved
by the board of directors under Section 6.05 (i).

(b) The plan shall provide for the following reappraisal activities for all real and personal property
in the district at least once every three years:

(1) Identifying properties to be appraised through physical inspection or by other reliable means of
identification, including deeds or other legal documentation, aerial photographs, land-based
photographs, surveys, maps and property sketches;

(2) Identifying and updating relevant characteristics of each property in the appraisal records;
(3) Defining market areas in the district;
(4) Identifying property characteristics that affect property value in each market area

(A) The location and market area of the property;

(B) Physical attributes of the property such as size, age, and condition;

(C) Legal and economic attributes; and

(D) Easements, covenants, leases, reservations, contracts, declarations, special
assessments, ordinances, or legal restrictions;

(5) Developing an appraisal model that reflects the relationship among the property characteristics
affecting value in each market area and determine the contribution of individual property
characteristics:

(6) Applying the conclusions reflected in the model to the characteristics of the properties being
appraised; and

(7) Reviewing the appraisal results to determine value.

The Franklin County Appraisal District makes a determination as to the timing of all re-evaluation
on an annual basis. This determination will dictate the re-appraisal of all property located in the
CAD or determine re-appraisal of areas or categories of property located within the CAD such as
subdivision, geographical areas, rural areas, commercial areas, residential, vacant lots, etc. Regional
divisions of the county ensure the CAD re-inspects and re-evaluates properties as required by the
Property Tax Code on the three-year cycle as described in this plan. The endorsement of the
appraiser validates the action taken on each property appraisal or re-appraisal. If a property does not
change in value this action does not invalidate an action of re-appraisal if the value is endorsed by
the appraiser. Any property that has not been re-appraised in the previous year or in the above-
described scenario will fall into the category of annual determination of re-evaluation by region.



The Chief Appraiser submitted a proposed reappraisal plan to the board of directors and conducted a
public hearing on May 15, 2021 and the plan was adopted for 2021- 2022.

The reappraisal plan for Franklin County Appraisal District is to:

L Incorporate the application of proven and professionally acceptable techniques and
procedures;

2. Provide for the compilation of complete and accurate data and the processing of that data into
an indication of value approximating the prices actually being paid in the market place;

3. Provide the necessary standardization measures and quality controls essential to promoting
and maintaining uniformity throughout the jurisdiction;

4. Provide the appropriate production controls necessary to execute each phase of the operation
in accordance with a carefully planned budget and work schedule.

5. Provide techniques especially designed to streamline each phase of the operation, eliminating
functions, and reducing the complexities inherent in the appraisal process to more simplified but
equally effective procedures.

PLAN PERFORMANCE
The Chief Appraiser and staff were able to substantially complete the appraisal assignment as
required by the re-appraisal plan as adopted or as amended by the board of directors.

During the re-appraisal on site inspections, appraisers validated all information and property
characteristics listed on the property record and updated any missing characteristics.

The final result accomplished with this plan is every property being re-appraised at least once every
three years.

APPRAISAL RESOURCES
Personnel:

The ability to fund an appropriate number of qualified employees willing to work to complete the
task of each re-appraisal is one of the major resources each chief appraiser faces. The appraisal
district staff’s classifications consist of administrative, appraisal, clerical, deed processors, mapping,
records management, and customer service. The staff which performs the functions of the re-
appraisal process must be registered or certified by Texas Department of Licensing. The employees
which helped with the process for the 2021-2022 re-appraisal year were:

Annetta Hamilton

Billy Dyson

Fawn Adams

Josh Drupp

Genea Burnaman

Russell McCurdy

Mary Allen

Eric Lawrence

Cleta Blair

Kelly Garza (deeds & mapping)



INFORMATION SYSTEMS

Personal computer workstations are networked into a Cloud Based Server. This server stores all data
generated material, as well as, forms received from the property owners. The computer assisted mass
appraisal system has been developed using the software provided and developed by Pritchard & Abbott
or better known as P&A. This system provides access to all the data collected and processed. The
software has been designed to house and provide the calculation for age and condition tables, current
cost schedules, photographs, mapping, deed information, and other documents related to each property
in the Franklin County Appraisal District. This software, along with the geographical information
system, and aerials provides for digital mapping storage for the mapping software. This provides to the
appraiser viewing capabilities for pasturelands, timberlands, croplands, orchards, wildlife habitat, and
structures. The mapping is available for public view on the appraisal district website. www.franklin-

cad.org .
DATA COLLECTION

Activities scheduled for each tax year include new construction, demolition, remodeling, re-
inspection of problematic market areas, and re-inspection of the universe of properties on a specific
cycle. The specific cycle will be determined annually after appropriate documentation on sales
activity, replacement cost new data, and or any other economic catalyst that affects a sufficient
number of properties that indicate a complete re-appraisal is necessary.

The principal source of data collection for new construction and remodeling are field inspections,
building permits, and mechanic liens filed with the city and the county. Mobile home installation
reports, utility connection reports, 911 address assignments, septic permits, advertisements, and
renditions are all utilized in an effort to locate and update property within the county. A field effort
of driving the county also generates a constant watchful eye on any new construction or additions that
may be added to the property. With the addition of web connection, property owners themselves are
generating and filtering information to the CAD about the property description of their individual

property.

Data surveys included in the buyer and seller questionnaire when returned are helpful in identifying
characteristic that are needed to correctly appraise property, and gives the CAD current sales data.
Identifying these characteristics with the sales information assists in the model calibration of
properties for that class or category and identifies problematic areas. Quality of data is emphasized as
the goal and responsibility of each appraiser. Sales information is verified by sources such as new
owner letters, seller letters, warranty deeds, and Multiple Listing Service is a good source for data
characteristics and information.

Field appraisers perform field inspections to ensure the data they have entered into the computer-
based system has been maintained and is correct. For instances when a property cannot be physically
inspected the appraiser utilizes Pictometry aerial imagery. Data updates and file modification for
property descriptions and input accuracy is conducted and is the responsibility of the field appraiser.



Texas Railroad Commission and division orders are the source for our mineral appraisals.

Personal Property rendition forms are the source of data for commercial property inventories,
furniture, fixtures, machinery, and equipment. Assumed names filed with county also, generate
additional check points for new business personal property. Inspections for personal property
included the classification of inventories, furniture and fixtures, machinery and equipment and
verification of the renditions submitted for processing.

Land records in the scheduled reappraisal area were reviewed by utilization of the most recent
versions of aerial photography available from the processed Pictometry flyover. Land records were
updated for soil classification, timber productivity, and agriculture productivity.

ANALYSIS

Calculation of preliminary values enables the district to use the market analysis of comparable sales
and gathered cost data to ensure that the ratio study performed in each category of property,
neighborhood, and defined market areas generates an acceptable ratio in each segment of property or
grouped segment of properties. Properties in selected market areas are updated in non-reappraisal
years as well as in reappraisal years if the ratio results reflect the need for a change.

Therefore, the need for re-appraisal years is made on an annual basis and determined by market areas.
Every property is re-appraised at least once every three years. A change may or may not occur
depending on the cost data gathered, sales information gathered, or other pertinent information
pertaining to the individual property or property characteristics. After the survey of similar segments
or jurisdictions of properties a determination was made which may have included neighborhood
adjustment factors, schedule changes, land schedule changes, and depreciation adjustments for the
various locations.

Final model calibration was performed in late March and April prior to the preparation of notices of
appraised values.

Exemptions and special use valuation applications were mailed to property owners in January with
explanations regarding the need to re-file applications or submit a first-time application. Throughout
the year, properties with ownership changes are flagged for the removal of the exemptions or special
valuation methods and removed or reset with the processing of the year end process and mailing of
additional applications to new owners. Applications received by the district were reviewed for
qualifications by staff appraisers. Property owners were notified by certified mail when the
application was denied.

Franklin CAD contracted with BIS to process deed records, to make ownership changes and update
the GIS map. This information was obtained from the Franklin County Clerks Office on a monthly
basis.



VALUATION APPROACH

While the universe of market area is considered to be Franklin County, subsets of market areas can be
broken out by school districts, cities, lake areas, rural areas, regions, and neighborhoods. These areas
are defined as city of Mount Vernon, city of Winnsboro, Mount Vernon ISD, Winnsboro ISD,
Rivercrest ISD, Saltillo ISD, Sulphur Bluff ISD, Lake Cypress Springs, Lake Bob Sandlin, Purley
area, Hopewell area, Scroggins area, Hagansport area, North Region, South Region.

Market areas are refined to reflect the category of properties such as real property with a total of
17,440 parcels, business personal property with 358 parcels, commercial properties with 302 parcels,
utility properties with 170 parcels, and mineral properties with 2,666 parcels. This count of parcels
reflects historical data as the parcel count will change on a regular basis in the normal course of
business by adding new property and deleting removed property.

All properties must be analyzed and appraised at its highest and best use. Highest and best use is
defined as the most reasonable and probable use of the land generating the highest return to the
property owner over a period of time. The use must be legal, physically possible, economically
feasible, and the most profitable of the potential uses. Identification of the property’s highest and best
use should be considered a statement of opinion made by the appraiser and never a statement of fact.

An appraiser must estimate its highest and best use as if the land were vacant, ignoring the value and
restrictions created by existing improvements. Value in use is the value a specific property has for a
specific use. In estimating use value, the appraiser’s focus is the value the real estate contributes to the
enterprise of which it is a part, without regard to the highest and best use of the property or the
monetary amount that might be realized from its sale. Real property has both a use value and a highest
and best use value which may or may not be the same. The prime example of this type of use value
relates to farming, ranching, timber production, or as known as special productivity value.

State law requires the appraisal district to appraise the land and improvements of residence homestead
property based on the use as a residence homestead regardless of the actual highest and best use. This
generates another exception from the USPAP standard when applied to residential properties.

Values are determined by the application of a series of schedules for replacement cost and
depreciation that have been tested against current market data. The district’s appraiser may consider
the most appropriate of the three approaches to value when determining a property’s value. The three
approaches are Cost, Market, and Income.

All three approaches to value will be considered on all types of properties. The appraiser will
determine and select the method that gives the greater weight of market value. Below is an itemization
of which approach being common for each type of property and why the other approaches may not
generate a representative market value.



PROPERTY TYPES
RESIDENTIAL REAL PROPERTY
Sales comparison method is the most frequently used method of appraisal for this property.

Cost approach will be used for this property if sufficient sales data cannot be collected or on special
use properties.

The income approach will be considered if rental income may be a better indication of value.
SPECIAL INVENTORY RESIDENTIAL PROPERTY

Cost approach to value is the most common usage in this category of property. Developers have the
same benefits and rights as individuals with other types of inventories in which they are entitled to
have property grouped as if it were to be sold as a whole. This method is based on the use of cost or
market whichever is the lowest.

Sales approach is not utilized for residential inventory, but will be used for valuation when the
property no longer qualifies as residential inventory.

The direct capitalization approach is not utilized for this type of property, but a discounted cash flow
can be determined when the necessary information is provided.

MULTIFAMILY RESIDENTIAL PROPERTY

Due to the limited number of sales in this type of property it is not feasible to use the sales comparison
approach to value, but is always considered if the data is available.

The cost approach would be used as a comparison to the income approach which would be the best
approach to value considering the evidence of income and expense information for properties of this
type in Franklin County. The inability to collect income and expense information determines whether
the cost approach will be the reliable approach for this county.

Income approach may not be feasible because of the inability to receive documented evidence on true
income and expense information in this subject area. Efforts and attempts to collect income data along
with maintaining the income data will continue.

COMMERCIAL REAL PROPERTY

Sales comparison approach to value is not a reliable approach for this group of property when sales
are limited in number. Sales data may or may not include a documented value for goodwill. Without
this measure the sales approach may generate a distorted value. The infrequency of sales activity
limits the reliability in this approach.

Cost approach to value is the most reliable approach for this type of property in Franklin County.

Income approach is not used as this approach is for income producing properties. Income approach
will be used if data collected can be stored, updated and the property is income producing such as
apartments, hotels, motels, mini storage warehouse etc.



VACANT REAL PROPERTY OR LAND

Sales comparison approach is the best approach for this type of property and is the most common used
approach for this type of property.

Cost approach is not feasible.

Income approach could be used only on those properties that were generating a rental income. This is
not the most common used approach in this type of property.

INDUSTRIAL REAL PROPERTY

Sales comparison approach is the best approach for this type of property but because of the limited
sale activity in the area information may or may not be readily available.

Cost approach is a valid and sometimes the most effective process to generate a market value.

Income approach is not a common approach to value for this type of property but is always
considered.

UTILITIES

Sales comparison approach is not used in this type of property appraisal because of the limited sales
activity in the type property.

Cost approach can and will be considered.
The income approach is the most reliable approach to value for this property type.
MINERAL INTEREST

Sales comparison approach is not used in this type of appraisal because of the limited sales activity
associated with this type of property.

Cost approach cannot be considered in this type of property.
The income approach is the most reliable approach to value.
SPECIAL VALUATION PROPERTIES OR AG/TIMBER LAND

Sales comparison approach is not used in this type of appraisal. This property is appraised based on its
ability to generate income.

Cost approach is not used on this type of property. There is no effective or feasible way to use a cost
approach on this type property.

Income approach is the correct approach used on this type of property because it is an income
producing property and is based on the land's ability to generate income.



INDUSTRIAL TANGIBLE PERSONAL PROPERTY

Cost approach to value is the most reliable approach with the aid of renditions that are prepared by the
owner giving the historical cost of the items and with the use of indexing the historical value to
generate an in use current value.

Income approach is not used as the personal property is not normally used nor produces rental income.

Sales approach is not used due to the limited number of sales activities in this type of property.



COMPUTER FORMULAS AND MODELS

Basic model for Real Property:

MV=IV+LV

MYV =Market Value

IV = Improvement or structure value

LV =Land Value

Expanded model:

MYV = [(TUNIT X ISIZE) + OR -ADDITIVES * % GOOD X INF] + [(LUNIT X LSIZE) X LNF]
MV =MARKET VALUE

IUNIT =REPLACEMENT COST NEW PER SQ FT

ISIZE =IMPROVEMENT SQ FT LIVING AREA

ADDITIVES = IMPROVEMENT AMENITIES CONTRIBUTORY VALUES
%GOOD = ALLOWED OR ALLOWABLE DEPRECIATION

INAF =IMPROVEMENT NEIGHBORHOOD FACTOR IF MEASUREABLE
LUNIT = LAND VALUE FROM SCHEDULES

LSIZE =LAND PARCEL PER SQ FT, ACREAGE OR FRONT FOOTAGE
LNAF = LAND NEIGHBORHOOD FACTOR IF MEASUREABLE

Basic model for personal property:

MV =PVF*HC* DF

MV =MARKET VALUE

PVF =PRESENT VALUE FACTOR

HC =HISTORICAL COST

DF = DEPRECIATION FACTOR



CALIBRATION METHODS OR PERFORMANCE TESTING

Sales ratio studies are conducted each tax year by category and market areas to evaluate the district’s
mass appraisal performance. The statistical data generated to determine changes in models are
provided by the median, mean, weighted mean, and the standard deviation. The models not
performing satisfactorily are refined and retested. Discovery of necessary adjustments will be
disbursed among the market areas to correctly reflect market conditions in those market areas as
described above in valuation approaches. These procedures used for model specification and model
calibration are in compliance with Uniform Standards of Professional Appraisal Practice, and
Standard Rule 6.

Each neighborhood is reviewed annually by the district through sales data gathered and sales ratio
analysis performed after the sales data is entered into the computer system and reports generated to
determine the sales to appraisal ratios as mentioned above.

After this review neighborhood factors to reach market value are developed and implemented to those
areas which are falling below the tested measures. The districts use a hybrid cost-sales approach to
value residential properties commonly referred to as market modified cost. This type of approach
accounts for neighborhood market influences.

Comparative appraisal analysis or market analysis tells you what homes like yours are selling on the
open market, how long it takes, and what the sales price is. This comparative analysis is performed by
generating reports from data gathered from sales letters mailed to sellers and buyers, MLS data, and
fee appraisal reports, and local cost information. The data gathered is compared to the appraisal the
appraisal district has on the property and then a comparison report is generated by taking the appraisal
value divided by the sales data to develop what is called an individual sales ratio comparison. This
ratio has a direct relationship to the appraisal activity of the appraisal district.



ASSUMPTION OF LIMITING CONDITIONS

Appraisals completed by the appraisal district office are subject to the following assumptions
and limiting conditions:

L
2.

O 0

10.

11.

Title to the property is assumed to be good and marketable and the legal description

correct.

All existing liens, mortgages, or other encumbrances have been disregarded and the property
is appraised as through free and clear, under responsible ownership and competent
management.

All sketches in the appraisal documents are intended to be visual aids and should not be
construed as surveys or engineering report unless otherwise specified.

All information in the appraisal documents has been obtained by member of the appraisal
district staff or other reliable sources.

The opinion of value for each property applies to land and improvements. The value of trade
fixtures, furnishings and other equipment has not been included with the value of the real
estate.

The appraisals were prepared exclusively for ad valorem tax purposes.

The appraisers developing these appraisals are not required to give testimony or attendance in
court by reason of the appraisal, unless directed by, employed by and provided legal counsel
by the Franklin County Appraisal District.

Subsurface rights (minerals and oil) were not considered in making the appraisals.

The appraisers have inspected, as far as possible, by observation, the land and the
improvements, however, it is not possible to personally observe conditions beneath the soil
or hidden structural components within the improvements. No representation of this matter is
made unless specifically detailed by the owner or approval for inside inspection by the
owner.

The values generated by the appraisal district are reviewed annually by the Property Tax
Division of Comptroller of Public Accounts in order to finalize a Value Study each year for
the purpose of the use in TEA state funding calculation in the school district budget.
Definition of market value as established by the State Property Tax code differs from the
USPAP definition.

It must be noted that no re-appraisal program, regardless of how skillfully administered, can ever be
expected to be error free. The correction of errors can best be assisted by giving the taxpayer an
opportunity to question the value placed upon his individual property and the opportunity to produce
evidence that the value is incorrect or inequitable. Errors will be brought to light and taking
corrective action will serve to further the objectives of the program.



CERTIFICATION STATEMENT:

"], Russell McCurdy, Chief Appraiser for the Franklin County Appraisal District, solemnly
swear that I have made or caused to be made a diligent inquiry and search to ascertain all
property in the district subject to appraisal by me, and that I have included in the records
all property that I am aware of at an appraised value which, to the best of my knowledge
and belief, was determined as required by law."

Roun przz 9222022

Russeli McCurdy, RPA, RTA, CTA Date
Chief Appraiser

Assisted by:

Annetta Hamilton
Billy Dyson
Fawn Adams
Josh Drupp
Genea Burnaman



