


Facts
These are the actual steps taken 

to determine the fair market 

value for properties in Upson 

County

Fiction
Dispelling Myths of the How and 

Why of Property Assessment 

Presumption
Let’s clarify any and all 

misconceptions





• 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.



• 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.

• It 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.



• 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.

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

• If 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.



• 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.

• There are many factors that are considered and used to determine the fair market value;
these factors will be addressed.

• 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.

• In addition, the comply data is subject to human error, meaning sometimes data is
entered wrong or calculation mistakes can be made. These issues can be corrected
during the appeal process.



• 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. .

• Sales data is analyzed and the data is either qualified or not qualified to be used for
determining market values for assessments.

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

• The assessments ARE NOT generated in bias.



• 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

• 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.



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.



Rural Land Values

• It is an established fact according to sales
statistics that rural land values were, overall, 35%
lower than what rural land is selling for.

• Furthermore, we see that the land in the county
was not uniformly assessed.

• Based on these stats we also noticed that there
was some assessment bias this will be explained
later.

• Given all the information provided in this dataset
we knew we were deficient in our rural land in all
three phases: value, uniformity and bias.



Rural Land Values

• We arrayed all rural land sales
whether qualified or not

• This step is important as we
extract timber value from the
sale: provided by a forester.

• At this point we put a
preliminary ACC/DES code on
these sales.

• We look for contrasting and
complementing data in size,
location, based on the criteria
set forth by the Department of
Revenue.



Rural Land Values

• If the land schedules are skewed, any and all sales analysis will be for nothing.
• For our 2023 analysis, it was found that our land schedules were skewed and this was the cause of our

uniformity issues in our rural land values.
• Land Schedules should be established on how market participants are buying and selling properties.

Previous Year’s Land schedules Current Year’s Land schedules



Rural Land Values
It was in this area of the analysis that the
appraisal staff found the assessment bias
issues.
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.
As a result of code correction, some properties
saw larger increases and some saw decreases.
Because all code were corrected for each rural
property in the county.
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.



Rural Land Values

During the valuation phase, it was discovered
that a partial land analysis was performed nine
years ago in 2014. Through discovery, the sales
used for that analysis were land sales that
happened during the “great recession”. This is
why going forward land sales increased but
county values remained the same.
Now that these issues are corrected the
appraisal staff will examine the land sales more
frequently to determine if changes are needed
to be made to the land schedules.
As we see, with the current data, the rural land
values are in compliance with the State of
Georgia regulations.



Home Values • It was our hope that the land increase would
statistically cover any short fall in the ratio of
home sales in the county, however that was not
the case. The values we had on the homes were
24%, overall lower than what properties were
selling for. This was after the land had been
corrected.

• Furthermore, we see that the residential
properties in the county were not uniformly
assessed. This number should be .1500 or lower.

• When analyzing these numbers the uniformity
issue generally corrects itself when the values are
corrected.

• Given all the information provided in this dataset
we knew we were deficient in our residential
properties in two of the three phases; value,
uniformity.



Home Values
• At the end of 2021, the base

value for residential properties in
Upson County was $65.00/SF.

• By the end of the 1st Quarter of
2022, the base value determined
strictly by home sales includes
new and existing homes was
$90.00/SF.

• Near the end of the 3rd Quarter
of 2022; the base value
determined strictly by home sales
was $107/SF

• A decision was made to hold off
on making any value correction
until the 4th Quarter of 2022. This
was mainly due to the appraisal
staff seeing a decline in market
value.The base value determined
by the home sales in the 4th

Quarter was $82.00/SF



Home Values
• As always, the appraisal staff

examines new home sales to
assist in our determination of any
change of property values.

• New Home sales are a good
indication of market trends, as
these properties have no
depreciation .

• 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.

• As the data suggests, our
median point value should be
increased to 126 instead of 100,
which is reflective of a 26%
increase.



Home Values
• While it has been suggested that

most Assessors Offices generate
arbitrary values, this would not
pass the State of Georgia
standard.

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

• The purpose of the review is to
make sure we have the proper
data in the system and every sale
was analyzed to determine if it
qualified as a market sale or an
outlier.

• 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.



Home Values

• As discussed new home sales
were 26% higher than they were
valued by the appraisal staff.

• The 400 sales examined in 2022,
revealed a base value of
$119.00/SF.

• It is well to note that the
$119.00/SF included ALL sales.
However, this gives a good
indication that our last year base
value at $65.00/SF was too low.



The beginning ratio was .3200, and the
state standard is .4000 (40/32=) This
indicates the Assessors Office is 25%
below standard
The new construction sales indicated
that we are 26% below market (
126/100=)
Lastly, the PPSF graph indicated that the
2022 4th Quarter base price per square
foot is $82.00/SF, as compared to the
2021 4th Quarter base price of
$65.00/SF (82/65=) This is reflects that
the values need to be increased by 26%



Home Values

Of course, not every property sells at the base value;
some will sell for more and other for less. This is
generally due to the neighborhood or area influence,
but it is still based on market data in that area.
Those properties that had no market activity could still
see a market increase based on computer schedule
updates, property changes or discovery.
If a neighborhood needs additional changes made, the
appraisal staff will perform a ratio study specific to that
neighborhood.
Changes that could take place during this process are,
land, quality, and/or depreciation.
Discovery could also change value. Discovery is simply
something the appraisal staff found that was previously
missing from the property data.



Home Values

We understand that no method is
100% accurate. There are nearly
16,000 parcels in Upson County;
with that said we cannot visit every
property every year.
After all the changes were made
and supported, we ran the ratio
study to see the results. Those
results are reflective of your 2023
assessment.
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