How Property
Values Are
Determined

Upson County




How Property Values Are Determined

1 © &

Facts Fiction Presumption
These are the actual steps taken Dispelling Myths of the How and Let’s clarify any and all
to determine the fair market Why of Property Assessment misconceptions

value for properties in Upson
County



Property Assessments are not increased to provide
schools, county and other tax levying authorities with
additional income and/or fund special projects. -
PRIESUMIP ITION

| don’t receive enough county service or | don't have kids in
school, so my assessment should be lower- F/C [/ON

| have made no changes to my property, therefore my
property assessment should not increase.-1C T/ON

Property Assessments are increased or decreased based
on market activity and real estate sales throughout the

county- FACT



How Property Values Are Determined
PRESUNMPTION

Property Assessment are not increased to provide
schools, county and other tax levying authorities with
additional income and/or funding for special projects.

* The Assessors Office is an extension of the State of Georgia.

* Assessment Changes are determined via Market Activity not
the influence of the schools, county or the municipalities.

 Assessment changes are not derived to provide additional
revenue for schools, county or the municipalities.

» Assessment changes ARE NOT made to provide the schools,
county or the municipalities with funding for special projects.
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FICTION

| have made no changes to my property, therefore my
property assessment should not increase.

 The Assessors Office is charged to assess property for the
current tax year using the previous market activity and sales
data and any changes made to property.

 Changes to the property, whether negative or positive can
trigger a reassessment. This is identified as “real” growth.

* |t is still possible to see a reassessment even if there are no
changes to the property. This is identified as “inflationary”
growth and is tied directly to market activity.



How Property Values Are Determined

FICTION

| don’t receive enough county services or | don’t have kids in
school, so my assessment should be lower.

 The Assessors Office is charged to assess property for the current tax
year using, the previous market activity and sales data and any changes
made to property. This is not an option.

* |f you believe that your tax dollars are not covering services, this is a
county grievance not a reason for a lower assessment.

* |f you do not have kids in school, this again is not a reason for a lower
assessment, but a grievance to be addressed to the school.

« Both issues are tax issues, not assessment issues. The Assessors Office
can not affect a change in those areas. A change can only come from
those tax levying authorities.
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FACT
Property Assessments are increased or decreased based on

market activity and real estate sales throughout the county as
compared to what the Assessors Office value is.

 The Assessors Office is charged to assess property for the current tax year using, the

previous market activity and sales data and any changes made to property. This is not an
option.

 The appraisal staff DOES NOT visit every property in any given year. Therefore, while
assessment may change due to logical reasoning and understanding of the real estate
sales data and market activity the Assessors Office could have incorrect information
about your property.



How Property Values Are Determined

Assessment made by the Appraisal staff ARE NOT like a real estate appraisal. The are

considered mass appraisal meaning data is compiled from the entirety of the county.
FACT

FACT

The appraisal staff DOES NOT just qualify all the higher sales, this process will be explain
a little later — FACT

FACT



How Property Values Are

The Road Map to valuation

Generate a Sales Ratio Study
before any changes

Examine land sales

Analysis Land schedules
Analysis Market Trends
Examine New Construction
Sales

Examine all sales collectively,
remove all non-market sales
Compare New Construction
base $/SF to Existing base
$/SF

Change the schedules, if
warranted

Again, generate a Sales Ratio
Study after these changes are
made

Determined

Next, we look at area and
neighborhood activity. This
accomplished by generating a
ratio study for each area or
neighborhood.

During this process, sales are
qualified or not qualified to be
used to determine market
value.

Ratio studies are run once
again. If still out of compliance,
the appraisal staff will make
adjustment accordingly.

Once these are corrected, the
overall ratio is generated to
determine if values are in
compliance, uniform and
without bias.



Step /. Sales Ratio Study (before any changes)

Before the appraisal staff can consider or perform any
changes, we must first compare sales data to what we
currently have the properties valued at.

Performing this study gives the appraisal staff a good
overview of values, uniformity, and/or bias.

The data will let us know what needs to be adjusted, if

anything.

Let's take a look at the “before” ratio for the land
and the improvements for the 2023 tax year.



Step /. Sales Ratio Study (before any changes)

Uner may gort

interacively onthe was some assessment bias this will be explained
| |ater.




Step 2: Examine Land Sales
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Step 3: Analysis Land Schedules

Current Year’s Land schedules

Rural Land Valuation Base Schedule

1 Open Land 2000 2000 2000 2000 2000 2000 2000
2 Orchards 2000 2000 2000 000 2000 2000 000 2000 2000

Previous Year's Land schedules
Rural Land Valuation Base Schedule

CODEDESC | CLASSL _CLASS)|_CIASS3, CLASSA _CLASSS _ CLASS6._CLASS7,_CLASSB_ CLASS9
1 Open Land 630 0 0 1930 1700 1400 1220 940 690
2 Orchards 2630 2340 2150 1930 1700 1400 1220 940 690
3 Ponds 40 020 2870 2300 1720 1720 1720 1720 1720
4 Woodlands 206 69 1550 1330 1250 1090 940 770

3 Ponds 5600 3600 3600 b 5600 300 3600 5600 300
4 Woodlands 2000 2000 2000 2 2000 2000 2 2000 2000
5 Small Parcels 2000 2000 2000 2 2000 2000 2000 2000 2000
10 Wasteland 5 | 50 0 | 0 50
11 Easements 70 730 730 730 730 730 730

5 Small Parcels 300 300 300 1300 1300 1300 1300 1300 1300

6 Homesites 0 0 0
7 Wasteland

8 Pasture

9 River Front

10 River Front Exc

11 Easements

« Land Schedules should be established on how market participants are buying and selling properties.



Step 4 Verity Rural Land Codes

There are two codes and five subcodes, during
the analysis it was discovered that of the two
codes only two of the sub codes were being
used. Therefore creating assessment bias
throughout the rural land schedules.

For transparency, the appraisal staff used
current aerial photography to determine the
codes for every rural property in the county as
compared to the code description provided by
Department of Revenue.

Best location in county: the areas where sales have indicated the highest values, or due
to the appraiser’s judgment because of similarities between areas the location has been
designated as one of the best. Generally, those location on mountains with good view,
around lakes or rivers with good view and/or water depth, close proximity to towns or
major highway intersections, or any other high regarded area would fall into this
classification.
Those arcas where sales have indicated that values are less than those in the best locations
but higher than the values in other areas. Also, those areas where there are no sales but
due to the appraiser’s judgment and knowledge of the county they have been designated
as the second highest. Generally, those arcas, which are somewhat further, removed
from the best locations or the view and/or water depth is not as good.

rage location within the county as indicated by sales or the appraiser’s judgment.
Generally, those arcas away from city, lake, mountain, river, or any other influence that
would cause the value to be in a higher range.
Locations or arcas within the county where values are somewhat lower than in the
average location. Generally. those areas located in the rural part of the county and off
the main highways and county paved roads.
The poorest locations within the county as indicated by sales or the appraiser’s judgment
and knowledge of the county. Generally, those areas located in the rural and remote parts
of the county with no or very little accessibility.

The tracts will have the best shape and topography. These tracts may be well developed
with excellent landscaping, well and septic tank or city/county water and sewage. The
parcel will have excellent road frontage. In the larger small parcels with very heavy stands
of timber, this classification could be used to compensate for the timber value.

The tracts will have good shape and topography. These tracts may be developed with
good to average landscaping, well and septic tank or city/county water and sewage. The
parcel will have better than average road frontage. This classification could also be used
to help compensate for the heavier stands of timber on those small parcels where such
value may affect the selling price.

The tracts will have average shape and topography. These tracts in most cases will not
have a home site except in the larger small parcels where the influence of the home site
value has diminished. The larger small parcels with fair timber stockings or exceptionally
good farmland could be placed in this category.

The tracts in this category will have poor shape. The topography of these tracts will make
them less desirable than the average or above tract. No development will have taken place

on these parcels. Very little timber will be present to affect the value of the larger tracts.

These tracts will be the least desirable of all the parcels in the small acreage catego
They will be characterized by poor shape and road fronta no development and very
poor topography. There will be no timber to influence the value of the larger small

arcels.




Step 5. Re-valuation of Rural Land
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Step 6. Sales Ratio Study (before any changes)

[ winGAP - Sales Ratio Analysis - [Use

\ ey | S | This was after the land had been
. [omms fosws | . corrected.

« When analyzing these numbers the uniformity

issue generally corrects itself when the values are
corrected.




Step 7 Analysis Market Trends and Data

Residential PPSF - 1/1/2022 through 12/31/2022

2022-2 2022-3

Year- Quarler of Sale

Near the end of the 3™ Quarter
of 2022: the base value
determined strictly by home sales
was $107/SF



Step 8- Examine New Construction
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The Assessors Office computer
system calculates on a “point
system”. The Chief Appraiser
keeps the point system at 100
points as it is easier to determine

any increase or decrease to the
base value.



Step 9 Examine all Sales

While it has been suggested that

H ome Va/ues most Assessors Offices generate
arbitrary values, this would not
pass the State of Georgia
standard.

e In 2022, the appraisal staff
looked at over 400 sales and
reviewed multiple properties.

* Regarding flip sales and non-
market sales: The appraisal staff
makes every effort to remove
these sales as they are not
reflective of the true market
sales.




Step 10: Comparing New Construction to Existing

The 400 sales examined in 2022,
revealed a base value of
$119.00/SF
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Step I2: Neighborhood or Area Activity.

Those properties that had no market activity could still
see a market increase based on computer schedule
updates, property changes or discovery.

Changes that could take place during this process are,
land, quality, and/or depreciation.




Step 13: Re-valuation of Residential Properties
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Thank you for allowing us to explain how values are
determined. Please understand the county values
must be complementary of market sales. Also
know that the tax calculation at the bottom of your
notice is an ESTIMATE ONLY. The tax levying
authorities can reduce their millage rates to offset
any value increase.
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