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EXECUTIVE SUMMARY 
 
The Young Central Appraisal District (YCAD) has prepared this 2026 Mass Appraisal Report to 
document the district's mass appraisal process, data collection, valuation methodology, 
statistical testing, and resulting 2026 certified appraisal roll. The report is intended to provide 
taxing units, taxpayers, and other interested readers with a clear description of how YCAD 
develops and reviews appraised values for ad valorem tax purposes. 
 
The appraisal date is January 1, 2026. YCAD's appraisal universe consists of taxable real and 
personal property within Young County, subject to the special appraisal provisions and 
limitations established by Texas law. The district uses computer-assisted mass appraisal, 
market data, cost information, income data where applicable, field and office review, and 
statistical analysis to develop and maintain equitable values. 
 
A total of 29,711 property records is listed for 2026. Of those, 11,632, or approximately 39.2%, 
received inspections during the stated period.  This total does not include accounts that are 
appraised by the contracted appraisal firm for minerals, industrial and utility properties.  
 
There were 326 confirmed and qualified sales occurring between January 1, 2025 and May 1, 
2026, with reported overall sales statistics of 99.06% mean, 91.37% weighted mean, 97.44% 
median, and an 18.60% coefficient of dispersion.  
 
These statistics are presented as internal appraisal analysis and are not intended to replace 
the Comptroller's separate appraisal district ratio study or other external review. 
 
The report includes the 2026 certified total exhibits produced from the district's appraisal 
system. The certified total exhibits are retained without alteration in this revised draft so that 
the underlying official system output remains part of the report record. 
 
 
 
1. INTRODUCTION AND LEGAL/PROFESSIONAL FRAMEWORK 
 
The Young Central Appraisal District is a political subdivision of the State of Texas. The Texas 
Property Tax Code establishes the legal framework governing appraisal districts, appraisal of 
taxable property, exemptions and special appraisal provisions, appraisal records, and the 
administration of the property-tax system. 
 
YCAD is governed by a board of directors appointed by the taxing units within Young County. 
The chief appraiser serves as the chief administrator and chief executive officer of the appraisal 
district. YCAD is responsible for local property appraisal and exemption administration for the 
taxing jurisdictions within Young County. 
 
Property Tax Code §23.01 requires taxable property to be appraised at its market value as of 
January 1, except as otherwise provided by law. The chief appraiser shall use generally 
accepted appraisal methods and techniques and shall apply the same or similar methods to the 
same or similar kinds of property while considering the individual characteristics that affect 
value. When mass appraisal standards are used, those standards must comply with USPAP. 
 
Property Tax Code §25.18 requires the appraisal office's reappraisal plan to provide for 
identification and updating of property characteristics, definition of market areas, identification 
of value-related characteristics, development and application of appraisal models, and review of 
appraisal results at least once every three years. 
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YCAD also uses the standards and guidance of the International Association of Assessing 
Officers (IAAO) as applicable to assessment administration and mass appraisal practice. 
Professional appraisal standards, including USPAP, are applied to the extent required by Texas 
law and applicable to the work performed. 
 
 
 
2. CLIENTS AND USERS 
 
The specified taxing-unit clients/users are: 
 
 Young County 
 Graham ISD 
 City of Graham 
 Graham Hospital 
 Newcastle ISD 
 City of Newcastle 
 Olney ISD 
 City of Olney 
 Olney Hospital 
 Bryson ISD 
 Woodson ISD 
 North Central Texas College 

The report is also prepared as a public-facing explanation of YCAD's appraisal activities. 
Nothing in this report should be interpreted as an appraisal of an individual property for 
lending, investment, acquisition, litigation, or another non-tax purpose. 
 
 
 
3. INTENDED USE AND SCOPE 
 
The primary intended use of this report is to document the appraisal process used in 
developing the 2026 appraisal roll for ad valorem property-tax administration. The report 
describes the district-wide appraisal process and does not constitute an individual appraisal of 
each property listed on the appraisal roll. 
 
The scope includes taxable real property and personal property within Young County, together 
with applicable special appraisal provisions, exemptions, and limitations reflected in the 2026 
appraisal records. Individual property records, work files, valuation models, schedules, sales 
files, and supporting documentation provide additional detail beyond the summary presented 
in this report. 
 
 
 
4. PROPERTY IDENTIFICATION AND PROPERTY INTERESTS 
 
The properties involved are the taxable properties reflected on the 2026 YCAD appraisal roll, 
including taxable real and personal property located within Young County. Property 
identification is supported by prior-year records, deed records, contract-for-deed information, 
manufactured-housing records, renditions, GIS information, field work, and office review. 
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Texas law requires appraisal based upon the individual characteristics that affect a property's 
market value. Accordingly, YCAD's mass appraisal process does not assume that every 
property within a broad class is identical. Property-specific characteristics are captured 
through the appraisal record, classification system, field review, sales analysis, exemptions, 
special appraisal provisions, and valuation models. 
 
 
 
5. DEFINITION OF VALUE AND ASSESSMENT RATIO 
 
Market Value 
For Texas property-tax purposes (Property Tax Code §1.04(7)), market value is the price at 
which property would transfer for cash or its equivalent under prevailing market conditions if: 
exposed for sale in the open market for a reasonable time for the seller to find a purchaser; 
both the seller and the purchaser know of all 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 its use; 
and 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. 
 
Appraised Value and Taxable Value 
Appraised value is the value determined under Chapter 23 of the Texas Property Tax Code. 
"Taxable value" means the amount determined by deducting from assessed value the amount 
of any applicable partial exemption.  
 
Taxable value is the amount remaining after the application of applicable exemptions, special 
appraisal provisions, and statutory limitations. The certified total exhibits distinguish market 
value, appraised value, assessed value, and net taxable value. 
 
Assessment Ratio 
Property Tax Code §26.02 prohibits assessment of property for taxation on the basis of a 
percentage of appraised value other than 100 percent. Accordingly, YCAD does not apply a 
local assessment ratio such as 80%, 90%, or another percentage to determine the assessed 
value of taxable property. 
 
 
 
6. EFFECTIVE DATE, REPORT DATE, AND ASSIGNMENT CONDITIONS 
 
ITEM DETAIL 
Effective date of valuation January 1, 2026 
Certified totals status date August 24, 2026 — Supplement 4 
Report date August 25, 2026 
Extraordinary assumptions None 
Hypothetical conditions None 

 
The distinction between the valuation date, the certified total status date, and the report date is 
intentional. The valuation date establishes the statutory appraisal date; the certified total date 
identifies the system output used for the exhibits; and the report date identifies when this 
narrative report was completed. 
 
 
 
7. GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 
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 Legal descriptions, title matters, and other legal considerations are relied upon as reflected 
in available district records unless otherwise stated. 

 Properties are assumed to be free of liens or encumbrances that would not otherwise be 
reflected in the appraisal process. 

 Information furnished by others is considered reliable for appraisal purposes, but 
independent verification is performed where appropriate. 

 Engineering studies, surveys, plans, and other technical materials supplied to the district 
are assumed to be accurate unless contrary information is identified. 

 No responsibility is assumed for hidden or unapparent physical, environmental, 
subsurface, or structural conditions not reasonably discoverable through the appraisal 
process. 

 Properties are assumed to comply with applicable laws, regulations, zoning, licensing, and 
use restrictions unless noncompliance is identified and considered. 

 The appraisal relies on available records, field observations, market evidence, and 
professional judgment. Where information is incomplete, the limitations of the available 
data are considered in the valuation process. 

Because this is a governmental mass appraisal report, the limitations above are intended to 
describe the scope of the appraisal process and the information relied upon. They do not relieve 
YCAD of its statutory obligation to consider available evidence that is specific to a property's 
value. 
 
 
 
8. INFORMATION SYSTEMS AND DATA SECURITY 
 
PACS Appraisal, developed and maintained by Harris Govern, is YCAD's primary computer-
assisted mass appraisal (CAMA) system. The district also uses PACS Mobile, GIS/mapping 
resources, EagleView/Pictometry imagery, office computing systems, and other technology 
supporting appraisal and property-record maintenance. 
 
YCAD maintains a Windows-based server supporting PACS CAMA software and data, PACS 
Mobile, anti-virus software, office files, and related systems. Nightly backups are maintained 
both onsite and offsite for important data. These controls support continuity of appraisal 
operations and preservation of appraisal records. 
 
 
 
9. DATA COLLECTION, VALIDATION, AND QUALITY CONTROL 
 
Property data maintained in PACS include site characteristics such as land size and 
topography and improvement characteristics such as living area, year built, quality, and 
condition. Field appraisers use established appraisal manuals, classification guides, schedules, 
and procedures to promote consistent data collection and coding. 
 
Quality control is supported through field review, office review, comparison with sales 
information, examination of multiple sources of property information, review of changes from 
prior appraisal records, and internal ratio studies. Invalid or non-qualifying sales may remain 
in the sales file for recordkeeping purposes but are coded so that they are excluded from the 
calculations used for internal ratio analysis. 
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10. INDEPENDENT PERFORMANCE TESTING AND EXTERNAL REVIEW 
 
The Texas Comptroller conducts an appraisal district ratio study at least once every two years 
to evaluate median levels and uniformity of appraisal by major property category. The district 
also undergoes the Comptroller's Methods and Assistance Program (MAP) review at least once 
every two years. These external processes provide independent review of appraisal performance 
and appraisal administration. 
YCAD uses the results of these external studies, when available, together with internal ratio 
studies and market analysis to identify areas requiring additional review, calibration, or 
corrective action. External studies are supplemental to, rather than substitutes for, the 
district's own annual appraisal and quality-control procedures. 
 
 
 
11. EXTENT TO WHICH PROPERTY WAS IDENTIFIED 
 
For 2026, the certified total exhibits report a property count of 29,711.  
 
Property identification is supported by prior-year appraisal records, official deed records, 
contract-for-deed information, Texas Department of Housing and Community Affairs 
manufactured-housing records, renditions, GIS data, field work, and office work.  
 
Each property record is maintained with identifying information such as owner name, address, 
situs, legal description, property characteristics, photographs or sketches where available, and 
a unique property identification number. 
 
 
 
12. MASS APPRAISAL METHODOLOGY 
 
YCAD's mass appraisal process follows the basic sequence used in modern mass appraisal: 
identify the appraisal universe; classify properties; define market areas and relevant property 
characteristics; collect and validate market and property data; develop or update valuation 
schedules and models; calibrate those models to market evidence; apply the models to 
individual property characteristics; and review the resulting values through ratio studies, field 
review, and other quality-control procedures. 
 
Market Areas and Property Classification 
Sales and other market information are analyzed by property use, location, restrictions, size, 
quality, condition, age, access, water, view, and other characteristics that affect value. These 
factors are used to organize properties into appropriate market areas and classes so that 
similar properties are valued using consistent methods while retaining property-specific 
adjustments. 
 
Model Development and Calibration 
Valuation schedules and models are developed or adjusted from recognized cost information, 
local market evidence, sales analysis, and other applicable data. Existing schedules are 
reviewed and modified when market evidence indicates a need for calibration. The district's 
internal ratio studies are used to test whether schedules and models are producing values that 
are reasonably aligned with observed market behavior. 
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13. INCLUSION OR EXCLUSION OF APPROACHES TO VALUE 
 
For improved property, YCAD typically uses a modified cost/market approach to value 
improvements. The process begins with local and nationally recognized cost information and 
incorporates a locally derived modifier based on market evidence. 
 
Land is typically valued using the market data approach. Land sales are analyzed by use, 
location, restrictions, size, access, water, view, and other relevant attributes. Land schedules 
are adjusted when supported by current sales activity. 
 
Commercial, industrial, and business personal property may be appraised using cost, income, 
and market data comparison approaches, as appropriate to the property type and available 
evidence. The inclusion or exclusion of an approach is based on its applicability to the property 
type, the availability and reliability of data, and the requirements of Texas law. 
 
YCAD maintains residential cost, depreciation, and business personal property schedules, 
property classification guides, and other appraisal information supporting the valuation 
process. Copies are available upon request subject to applicable law. 
 

 
 
14. 2026 CERTIFIED TOTALS 
 
The following exhibits are system-generated reports dated August 24, 2026, identified as 
Supplement 4. The appraisal roll was originally certified on July 21, 2026. These exhibits are 
included for informational documentation and are not intended to alter or supersede the official 
certified appraisal roll. 
 

(see next page) 
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Exhibit 1 — 2026 Young County Certified Totals 
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Exhibit 2 — 2026 Young County Certified Totals 
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Exhibit 3 — 2026 Young County Certified Totals 
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Exhibit 4 — 2026 Young County Certified Totals 
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Exhibit 5 — 2026 Young County Certified Totals 
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Exhibit 6 — 2026 Young County Certified Totals 

 

 

 

15. EXTENT TO WHICH PROPERTY WAS INSPECTED 
 
Between July 30, 2025 and July 30, 2026, YCAD inspected 11,632 properties, or 
approximately 39.2%.  This total does not include accounts that are appraised by the 
contracted appraisal firm for minerals, industrial and utility properties. 
 
The remaining properties were appraised through mass appraisal using statistical testing, ratio 
studies, existing property records, market data, imagery, and other reliable means of 
identification and valuation. 
 
Inspection activity is not limited to a single physical inspection cycle. Field and office review are 
used to identify new construction, changes to existing improvements, changes in land 
characteristics, property condition, sales activity, and other factors that may affect value. 

 

16. TYPE AND EXTENT OF DATA RESEARCHED 
 
Official records of the Young County Clerk were researched for property transfers. YCAD also 
uses sales verification letters, NTREIS/MLS information, private transaction information when 
available, district records, field observations, GIS information, imagery, renditions, and other 
relevant sources. 
 
YCAD's policy is to send sale-verification letters to grantors and grantees involved in arm's-
length transactions. Sales information from multiple sources is compared for accuracy. 
Confirmed sales are maintained in the sales file, while sales determined to be invalid or 
otherwise non-qualifying are coded accordingly and excluded from internal ratio-study 
calculations. 
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17. TYPE AND EXTENT OF ANALYSES APPLIED 
 
The source report identifies 326 confirmed and qualified sales occurring between January 1, 
2025 and May 1, 2026. The sales were analyzed by location, quality, size, condition, age, 
functional factors, economic factors, physical factors, and property rights. Sales information 
was reconciled with unsold properties and evaluated through internal ratio studies against 
existing appraisal schedules, location, property type, and quality categories. 
 
 
STATISTIC REPORTED RESULT 
Confirmed and qualified sales 326 
Mean ratio 99.06% 
Weighted mean ratio 91.37% 
Median ratio 97.44% 
Coefficient of dispersion (COD) 18.60% 

 
 
These statistics should be read in context. The report does not identify the specific property 
categories, geographic subsets, time adjustments, or stratification used to produce each 
statistic.  
 

 

18. RECONCILIATION, QUALITY CONTROL, AND LIMITATIONS OF RESULTS 
 
The final mass appraisal results represent the reconciliation of property characteristics, market 
evidence, valuation schedules, model outputs, field and office review, sales analysis, and 
internal ratio studies. The objective is not to produce identical values for properties that merely 
share a broad classification, but to produce equitable values using consistent methods while 
recognizing the individual characteristics that affect value. 
 
The district's certified total exhibits provide the final system-level roll totals. Individual property 
valuation conclusions are supported by property records and appraisal work files maintained 
by YCAD. Where evidence is incomplete or conflicting, professional judgment is applied within 
the requirements of the Texas Property Tax Code and applicable appraisal standards. 
 
This report is a district-wide mass appraisal report and should not be used as a substitute for 
an individual property record, appraisal work file, sales verification file, valuation schedule, or 
other underlying documentation. A taxpayer or taxing unit seeking information about a 
particular property should rely on the applicable appraisal record and supporting 
documentation maintained by YCAD. 
 

 

 
19. CERTIFICATION 
 
I certify, to the best of my knowledge and belief, that: 
 The statements of fact contained in this report are true and correct to the extent of the 

information available and reviewed. 
 The analyses, opinions, and conclusions reported are limited by the stated assumptions 

and limiting conditions and represent impartial professional judgment. 
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 I have no present or prospective interest in the properties being appraised that would create 
a conflict with the assignment. 

 I have no bias with respect to the properties, property owners, taxing units, or other parties 
involved in the assignment. 

 The engagement was not contingent upon developing or reporting predetermined results. 
 Compensation for the assignment is not contingent upon the development or reporting of a 

predetermined value or direction in value that favors a client, the amount of a value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event 
directly related to the intended use. 

 The mass appraisal process was developed and this report was prepared in conformity with 
applicable requirements of the Texas Property Tax Code and applicable USPAP 
requirements governing mass appraisal. 

 I have not personally inspected every property included in the appraisal universe. Field and 
appraisal assistance was provided by district personnel and contracted appraisal 
professionals as identified below. 

Significant real and personal property appraisal assistance was provided by Sherri Alveraz 
(TDLR #76903), Cody Ramey (TDLR #76278), Anahi Sanchez Barrett (TDLR #77557), Melissa 
Atwood (TDLR #78444), and Pritchard & Abbott, Inc. 
 
 
 
 
 

Name: Jesse D. Blackmon            Date: August 25, 2026 
Jesse D. Blackmon - RPA, RTC, CCA - TDLR # 71861    


