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48-5-1. Legislative intent 
The intent and purpose of the tax laws of this state are to have all property and subjects of taxation 
returned at the value which would be realized from the cash sale, but not the forced sale, of the 
property and subjects as such property and subjects are usually sold except as otherwise 
provided in this chapter. 
 
48-5-2. Definitions 
As used in this chapter, the term: 
(.1) "Arm's length, bona fide sale" means a transaction which has occurred in good faith without 
fraud or deceit carried out by unrelated or unaffiliated parties, as by a willing buyer and a willing 
seller, each acting in his or her own self-interest, including but not limited to a distress sale, short 
sale, bank sale, or sale at public auction. 
(1) "Current use value" of bona fide conservation use property means the amount a 
knowledgeable buyer would pay for the property with the intention of continuing the property in its 
existing use and in an arm's length, bona fide sale and shall be determined in accordance with 
the specifications and criteria provided for in subsection (b) of Code Section 48-5-269. 
(2) "Current use value" of bona fide residential transitional property means the amount a 
knowledgeable buyer would pay for the property with the intention of continuing the property in its 
existing use and in an arm's length, bona fide sale. The tax assessor shall consider the following 
criteria, as applicable, in determining the current use value of bona fide residential transitional 
property: 

(A) The current use of such property; 
(B) Annual productivity; and 
(C) Sales data of comparable real property with and for the same existing use. 

(3) "Fair market value of property" means the amount a knowledgeable buyer would pay for 
the property and a willing seller would accept for the property at an arm's length, bona fide sale. 
The income approach, if data are available, shall be considered in determining the fair market 
value of income-producing property. If actual income and expense data are voluntarily supplied 
by the property owner, such data shall be considered in such determination. Notwithstanding 
any other provision of this chapter to the contrary, the transaction amount of the most 
recent arm's length, bona fide sale in any year shall be the maximum allowable fair market 
value for the next taxable year. With respect to the valuation of equipment, machinery, and 
fixtures when no ready market exists for the sale of the equipment, machinery, and fixtures, fair 
market value may be determined by resorting to any reasonable, relevant, and useful information 
available, including, but not limited to, the original cost of the property, any depreciation or 
obsolescence, and any increase in value by reason of inflation. Each tax assessor shall have 
access to any public records of the taxpayer for the purpose of discovering such information. 

(A) In determining the fair market value of a going business where its continued operation 
is reasonably anticipated, the tax assessor may value the equipment, machinery, and fixtures 
which are the property of the business as a whole where appropriate to reflect the accurate fair 
market value. 

(B) The tax assessor shall apply the following criteria in determining the fair market value 
of real property: 

(i) Existing zoning of property; 
(ii) Existing use of property, including any restrictions or limitations on the use of 

property resulting from state or federal law or rules or regulations adopted pursuant to the 
authority of state or federal law; 

(iii) Existing covenants or restrictions in deed dedicating the property to a particular 
use; 

https://advance.lexis.com/document/?pdmfid=1000516&crid=8961c533-621a-4b5f-a917-6c7f3d556ed8&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S0Y5-00000-00&pdtocnodeidentifier=ABWAAGAACAAC&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
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(iv) Bank sales, other financial institution owned sales, or distressed sales, or any 
combination thereof, of comparable real property; 

(v) Decreased value of the property based on limitations and restrictions resulting 
from the property being in a conservation easement; 

(vi) Rent limitations, higher operating costs resulting from regulatory requirements 
imposed on the property, and any other restrictions imposed upon the property in 
connection with the property being eligible for any income tax credits with respect to real 
property which are claimed and granted pursuant to either Section 42 of the Internal 
Revenue Code of 1986, as amended, or Chapter 7 of this title or receiving any other state 
or federal subsidies provided with respect to the use of the property as residential rental 
property; provided, however, that properties described in this division shall not be 
considered comparable real property for the assessment or appeal of assessment of 
properties not covered by this division; 

(vii) 
(I) In establishing the value of any property subject to rent restrictions under the 

sales comparison approach, any income tax credits described in division (vi) of this 
subparagraph that are attributable to a property may be considered in determining the fair 
market value of the property, provided that the tax assessor uses comparable sales of 
property which, at the time of the comparable sale, had unused income tax credits that 
were transferred in an arm's length, bona fide sale. 

(II) In establishing the value of any property subject to rent restrictions under the 
income approach, any income tax credits described in division (vi) of this subparagraph 
that are attributable to property may be considered in determining the fair market value of 
the property, provided that such income tax credits generate actual income to the record 
holder of title to the property; and 

(viii) Any other existing factors provided by law or by rule and regulation of the 
commissioner deemed pertinent in arriving at fair market value. 
(B.1) The tax assessor shall not consider any income tax credits with respect to real 

property which are claimed and granted pursuant to either Section 42 of the Internal Revenue 
Code of 1986, as amended, or Chapter 7 of this title in determining the fair market value of real 
property. 

(B.2) In determining the fair market value of real property, the tax assessor shall not 
include the value of any intangible assets used by a business, wherever located, including 
patents, trademarks, trade names, customer agreements, and merchandising agreements. 

(C) Fair market value of "rehabilitated historic property" as such term is defined in 
subsection (a) of Code Section 48-5-7.2 means: 

(i) For the first eight years in which the property is classified as rehabilitated historic 
property, the value equal to the greater of the acquisition cost of the property or the 
appraised fair market value of the property as recorded in the county tax digest at the time 
preliminary certification on such property was received by the county board of tax 
assessors pursuant to subsection (c) of Code Section 48-5-7.2; 

(ii) For the ninth year in which the property is classified as rehabilitated historic 
property, the value of the property as determined by division (i) of this subparagraph plus 
one-half of the difference between such value and the current fair market value exclusive 
of the provisions of this subparagraph; and 

(iii) For the tenth and following years, the fair market value of such property as 
determined by the provisions of this paragraph, excluding the provisions of this 
subparagraph. 
(D) Fair market value of "landmark historic property" as such term is defined in subsection 

(a) of Code Section 48-5-7.3 means: 

https://advance.lexis.com/document/?pdmfid=1000516&crid=8961c533-621a-4b5f-a917-6c7f3d556ed8&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S0Y5-00000-00&pdtocnodeidentifier=ABWAAGAACAAC&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8961c533-621a-4b5f-a917-6c7f3d556ed8&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S0Y5-00000-00&pdtocnodeidentifier=ABWAAGAACAAC&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8961c533-621a-4b5f-a917-6c7f3d556ed8&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S0Y5-00000-00&pdtocnodeidentifier=ABWAAGAACAAC&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8961c533-621a-4b5f-a917-6c7f3d556ed8&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S0Y5-00000-00&pdtocnodeidentifier=ABWAAGAACAAC&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8961c533-621a-4b5f-a917-6c7f3d556ed8&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S0Y5-00000-00&pdtocnodeidentifier=ABWAAGAACAAC&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8961c533-621a-4b5f-a917-6c7f3d556ed8&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S0Y5-00000-00&pdtocnodeidentifier=ABWAAGAACAAC&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8961c533-621a-4b5f-a917-6c7f3d556ed8&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S0Y5-00000-00&pdtocnodeidentifier=ABWAAGAACAAC&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
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(i) For the first eight years in which the property is classified as landmark historic 
property, the value equal to the greater of the acquisition cost of the property or the 
appraised fair market value of the property as recorded in the county tax digest at the time 
certification on such property was received by the county board of tax assessors pursuant 
to subsection (c) of Code Section 48-5-7.3; 

(ii) For the ninth year in which the property is classified as landmark historic 
property, the value of the property as determined by division (i) of this subparagraph plus 
one-half of the difference between such value and the current fair market value exclusive 
of the provisions of this subparagraph; and 

(iii) For the tenth and following years, the fair market value of such property as 
determined by the provisions of this paragraph, excluding the provisions of this 
subparagraph. 
(E) Timber shall be valued at its fair market value at the time of its harvest or sale in the 

manner specified in Code Section 48-5-7.5. 
(F) Fair market value of "brownfield property" as such term is defined in subsection (a) of 

Code Section 48-5-7.6 means: 
(i) Unless sooner disqualified pursuant to subsection (e) of Code Section 48-5-7.6, 

for the first ten years in which the property is classified as brownfield property, or as this 
period of preferential assessment may be extended pursuant to subsection (o) of Code 
Section 48-5-7.6, the value equal to the lesser of the acquisition cost of the property or 
the appraised fair market value of the property as recorded in the county tax digest at the 
time application was made to the Environmental Protection Division of the Department of 
Natural Resources for participation under Article 9 of Chapter 8 of Title 12, the "Georgia 
Brownfield Act," as amended; and 

(ii) Unless sooner disqualified pursuant to subsection (e) of Code Section 48-5-
7.6, for the eleventh and following years, or at the end of any extension of this period of 
preferential assessment pursuant to subsection (o) of Code Section 48-5-7.6, the fair 
market value of such property as determined by the provisions of this paragraph, excluding 
the provisions of this subparagraph. 
(G) Fair market value of "qualified timberland property" means the fair market value 

determined in accordance with Article 13 of this chapter. 
(4) "Foreign merchandise in transit" means personal property of any description which has 
been or will be moved by waterborne commerce through any port located in this state and: 

(A) Which has entered the export stream, although temporarily stored or warehoused in 
the county where the port of export is located; or 

(B) Which was shipped from a point of origin located outside the customs territory of the 
United States and on which United States customs duties are paid at or through any customs 
district or port located in this state, although stored or warehoused in the county where the port 
of entry is located while in transit to a final destination. 
(5) "Forest land conservation use value" of forest land conservation use property means the 
amount determined in accordance with the specifications and criteria provided for in Code Section 
48-5-271 and Article VII, Section I, Paragraph III(f) of the Constitution. 
(6) "Forest land fair market value" means the fair market value of the forest land determined 
in accordance with Article VII, Section I, Paragraph III(f) of the Constitution. 
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Fair Market Value vs Arm’s Length Transaction 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Sale - Any transaction that has occurred where 

consideration is involved. ALT – 
• Good faith without fraud or deceit 
• Unrelated or unaffiliated parties 
• Willing buyer and willing seller 
• Includes distress sale, short sale, bank sale or sale at public auction 

 
FMV – 

• Sales data that fairly and legally represents the market for 
the subject property type. (Representativeness) 

• Knowledgeable buyer would pay and willing seller accept 
• Arm’s Length bona fide sale 
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48-5-3. Taxable property 
All real property including, but not limited to, leaseholds, interests less than fee, and all personal 
property shall be liable to taxation and shall be taxed, except as otherwise provided by law. 
Liability of property for taxation shall not be affected by the individual or corporate character of 
the property owner or by the resident or nonresident status of the property owner. 
 
48-5-6. Return of property at fair market value 
All property shall be returned for taxation at its fair market value except as otherwise provided in 
this chapter. 
 
Rule 560-11-2-.20 Classification of Real and Personal Property on Individual Ad Valorem 
Tax Returns 
(1) Beginning with all ad valorem tax returns received after January 1, 1993, all taxable real 

and personal property returned or assessed for county taxation shall be identified 
according to the following classifications. Real Property receiving preferential 
assessment under O.C.G.A. § 48-5-7.1, 48-5-7.2, 48-5-7.3 or 48-5-7.6 or current use 
assessment under O.C.G.A. § 48-5-7.4 or 48-5-7.7 shall be included in the classification 
specifically designated for those properties and not included in the general use 
classification that might otherwise be appropriate.  
(a) Residential - This classification shall apply to all land utilized, or best suited to be 

utilized as a single family homesite, the residential improvements and other 
nonresidential homesite improvements thereon. For the purposes of this 
subparagraph, duplexes and triplexes shall also be considered single-family 
residential improvements.  
1. This classification shall also apply to all personal property owned by 

individuals that has not acquired a business situs elsewhere and is not 
otherwise utilized for agricultural, commercial or industrial purposes.  

 

(b) Residential Transitional - This classification shall apply to the residential 
improvement and up to no more than five acres of land underneath the 
improvement and comprising the homesite the value of which is influenced by its 
proximity to or location in a transitional area and which is receiving a current use 
assessment under O.C.G.A. § 48-5-7.4. 

(c) Agricultural - This classification shall apply to all real and personal property 
currently utilized or best suited to be utilized as an agricultural unit. It shall include 
the single family homesite that is an integral part of the agricultural unit, the 
residential improvement, the non-residential homesite improvements, the non-
homesite agricultural land, and the production and storage improvements.  
1. This classification shall also apply to all personal property owned by 

individuals that is not connected with the agricultural unit but has not 
acquired a business situs elsewhere and the personal property connected 
with the agricultural unit which shall include the machinery, equipment, 
furniture, fixtures, livestock, products of the soil, supplies, minerals and off-
road vehicles.  

 

http://rules.sos.state.ga.us/GAC/560-11-2-.20
http://rules.sos.state.ga.us/GAC/560-11-2-.20
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.1&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.2&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.3&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.6&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.4&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.7&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.4&title=48
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(d) Preferential - This classification shall apply to land and improvements primarily 
used for bona fide agricultural purposes and receiving preferential assessment 
under O.C.G.A. § 48-5-7.1. 

(e) Conservation Use - This classification shall apply to all land and improvements 
primarily used in the good faith production of agriculture products or timber and 
receiving current use assessment under O.C.G.A. § 48-5-7.4. 

(f) Environmentally Sensitive - This classification shall apply to all land certified as 
environmentally sensitive property by the Georgia Department of Natural 
Resources and receiving current use assessment under O.C.G.A. § 48-5-7.4. 

(g) Brownfield Property - This classification shall apply to all land certified "Brownfield 
Property" by the Environmental Protections Division of the Department of Natural 
Resources and receiving preferential assessment under O.C.G.A. § 48-5-7.6. 

(h) Forest Land Conservation Use Property - This classification shall apply to all land 
and improvements primarily used in the good faith production of timber receiving 
current use assessment under O.C.G.A. § 48-5-7.7. 

(i) Commercial - This classification shall apply to all real and personal property 
utilized or best suited to be utilized as a business unit the primary nature of which 
is the exchange of goods and services at either the wholesale or retail level. This 
classification shall include multi-family dwelling units having four or more units. 

(j) Historic - This classification shall apply to up to two acres of land and 
improvements thereon designated as rehabilitated historic property or landmark 
historic property and receiving preferential assessment under O.C.G.A. § 48-5-7.2 
or O.C.G.A. § 48-5-7.3. 

(k) Industrial - This classification shall apply to all real and personal property utilized 
or best suited to be utilized as a business unit, the primary nature of which is the 
manufacture or processing of goods destined for wholesale or retail sale. 

(l) Utility - This classification shall apply to the property of companies that are 
required to file an ad valorem tax return with the State Revenue Commissioner, 
and shall include all the real and personal property of railroad companies and 
public utility companies and the flight equipment of airline companies.  

 

(2) Beginning with all ad valorem tax returns received after January 1, 1993, all taxable real 
property returned or assessed for county taxation shall be further stratified into the 
following strata:  
(a) Improvements - This stratum shall include all in-ground and above ground 

improvements that have been made to the land including lease hold 
improvements. This stratum excludes all production and storage improvements 
utilized in the operation of a farm unit and those improvements auxiliary to 
residential or agricultural dwellings included in the Production/Storage/Auxiliary 
stratum.  

https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.1&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.4&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.4&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.6&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.7&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.2&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7.3&title=48
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1. The Board of Tax Assessors are given the option under this regulation to 
place the value of residential auxiliary buildings in this stratum or in the 
Production/Storage/Auxiliary stratum described in subparagraph (2)(f) of 
this Regulation. 

2. This stratum does not include the land.  
 

(b) Operating Utility - This stratum shall include all real and personal property of a 
public utility, tangible and intangible, utilized in the conduct of usual and ordinary 
business.  
1. Real and personal property of a public utility not utilized in the conduct of 

usual and ordinary business shall be designated non-operating property 
and shall be included in the appropriate alternative strata. 

 

(c) Lots - This stratum shall include all land where the market indicates the site is 
sold on a front footage or buildable unit basis rather than by acreage. 

(d) Small Tracts - This stratum shall include all land that is normally described and 
appraised in terms of small acreage, which is of such size as to favor multiple 
uses. 

(e) Large Tracts - This stratum shall include all land that is normally described and 
appraised in terms of large acreage, which is of such size as to limit multiple 
uses, e.g., cultivatable lands, pasture lands, timber lands, open lands, wastelands 
and wild lands.  
1. The acreage breakpoint between small tracts and large tracts shall be 

designated by the Board of Tax Assessors as being that point where the 
market price per acre reflects distinct and pronounced change as the size 
of the tract changes. In the event this break point cannot easily be 
determined, the Board of Tax Assessors shall designate a reasonable 
break point not less than five (5) acres but not greater than twenty-five (25) 
acres. 

 

(f) Production/Storage/Auxiliary - This stratum shall include those improvements 
auxiliary to residential or agricultural dwellings not included in the Improvements 
stratum described in subparagraph (2)(a) of this regulation and all improvements 
to land that are utilized by an agricultural unit for the storage or processing of 
agricultural products. 

(g) Other Real - This stratum shall include leasehold interests, mineral rights, and all 
real property not otherwise defined in this paragraph.  

 

(3) Beginning with all ad valorem tax returns received after January 1, 1993, all taxable 
personal property returned or assessed for county taxation shall be further stratified into 
the following strata:  
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(a) Aircraft - This stratum shall include all airplanes, rotorcraft and lighter-than-air 
vehicles, including airline flight equipment required to be returned to the State 
Revenue Commissioner. 

(b) Boats - This stratum shall include all craft that are operated in and upon water. 
This stratum shall include the motors, but not the land transport vehicles. 

(c) Inventory - This stratum shall include all raw materials, goods in process and 
finished goods. This stratum shall include all consumable supplies used in the 
process of manufacturing, distributing, storing or merchandising of goods and 
services. This stratum shall not include inventory receiving freeport exemption 
under O.C.G.A. § 48-5-48-2.  
This stratum shall also include livestock and other agricultural products. 

(d) Freeport Inventory - This stratum shall include all inventory receiving the Freeport 
exemption under O.C.G.A. Sec. 48-5-48-2 and 48-5-48.6. 

(e) Furniture/Fixtures/Machinery/Equipment-This stratum shall include all fixtures, 
furniture, office equipment, computer software and hardware, production 
machinery, offroad vehicles, equipment, farm tools and implements, and tools and 
implements of trade of manual laborers. 

(f) Other Personal - This stratum shall include all personal property not otherwise 
defined in this paragraph. 

 

Rule 560-11-2-.21 Classification of Tangible Property on County Tax Digests 
(1) The tax receiver or tax commissioner of each county shall list all taxable real and 

personal property on the digest using the classifications and strata specified in 
Regulation 560-11-2-.20.  
(a) The tax receiver or tax commissioner shall further identify the properties listed on 

the digest by use of a two-digit code, the first character of which shall designate 
the property classification and the second character of which shall designate the 
stratum. The code is more particularly described as follows:  
1st Digit - CLASSIFICATION 
A - Agricultural 
B - Brownfield Property 
C - Commercial 
F - FLPA Fair Market Value (for reimbursement purposes) 
H - Historic 
I - Industrial 
J - FLPA Conservation Use 
P - Preferential 
R - Residential 
T - Residential Transitional 
U - Utility 
V - Conservation Use 
W - Environmentally Sensitive 
2nd Digit - REAL PROPERTY STRATA 
1 - Improvements 
2 - Operating Utility 
3 - Lots 

https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-48&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-48&title=48
http://rules.sos.state.ga.us/GAC/560-11-2-.21
http://rules.sos.state.ga.us/gac/560-11-2-.20
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4 - Small Tracts 
5 - Large Tracts 
6 - Production/Storage/Auxiliary 
9 - Other Real 
2nd Digit - PERSONAL PROPERTY STRATA 
A - Aircraft 
B - Boats 
F - Furniture/Fixtures/Machinery/Equipment 
I - Inventory 
P - Freeport Inventory 
Z - Other Personal 

 

(2) The chairman of the board of assessors shall certify to the tax receiver or tax 
commissioner a list of all properties, the assessed value of which were changed by the 
board from the values appearing on the previous year's digest. This list shall not include 
previously unreturned real and personal property. It shall also exclude divisions and 
consolidations of property and those changes that are mere transfers of ownership.  
(a) The list shall show the final assessed values on the previous year's digest and the 

assessed values placed on the current year's digest and shall be consolidated by 
the tax receiver or tax commissioner using the same classifications as are used to 
classify property appearing on the digest. This list shall be submitted by the tax 
receiver or tax commissioner to the State Revenue Commissioner at the time and 
in the manner the tax digest is submitted. 

 

(3) The tax receiver or tax commissioner of each county shall also enter the total assessed 
value of motor vehicle property with the consolidation of all assessed values of taxable 
property on the digest. 

(4) The tax receiver or tax commissioner of each county shall also enter the total assessed 
value of mobile home property with the consolidation of all assessed values of taxable 
property on the digest. 

(5) The tax receiver or tax commissioner of each county shall also enter the total assessed 
value of timber harvested or sold during the calendar year immediately preceding the 
year of the digest, with the consolidation of all assessed values of taxable property on 
the digest. 

(6) The tax receiver or tax commissioner of each county shall also enter the total assessed 
value of heavy duty equipment property with the consolidation of all assessed values of 
taxable property on the digest. 

 
 
48-5-7. Assessment of tangible property 
(a) Except as otherwise provided in this Code section, taxable tangible property shall be assessed 
at 40 percent of its fair market value and shall be taxed on a levy made by each respective tax 
jurisdiction according to 40 percent of the property's fair market value.  
(b) Tangible real property which is devoted to bona fide agricultural purposes as defined in this 
chapter and which otherwise conforms to the conditions and limitations imposed in this chapter 
shall be assessed for ad valorem property tax purposes at 75 percent of the value which other 
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tangible real property is assessed and shall be taxed on a levy made by each respective tax 
jurisdiction according to said assessment.  
(c) Tangible real property which qualifies as rehabilitated historic property pursuant to the 
provisions of Code Section 48-5-7.2 shall be assessed at 40 percent of its fair market value and 
shall be taxed on a levy made by each respective tax jurisdiction according to 40 percent of the 
property's fair market value. For the purposes of this subsection, the term "fair market value" shall 
mean the fair market value of rehabilitated historic property pursuant to the provisions of 
subparagraph (C) of paragraph (3) of Code Section 48-5-2.  
(c.1) Tangible real property which qualifies as landmark historic property pursuant to the 
provisions of Code Section 48-5-7.3 shall be assessed at 40 percent of its fair market value and 
shall be taxed on a levy made by each respective tax jurisdiction according to 40 percent of the 
property's fair market value. For the purposes of this subsection, the term "fair market value" shall 
mean the fair market value of landmark historic property pursuant to the provisions of 
subparagraph (D) of paragraph (3) of Code Section 48-5-2.  
(c.2) Tangible real property which is devoted to bona fide conservation uses as defined in this 
chapter and which otherwise conforms to the conditions and limitations imposed in this chapter 
shall be assessed for property tax purposes at 40 percent of its current use value and shall be 
taxed on a levy made by each respective tax jurisdiction according to 40 percent of the property's 
current use value.  
(c.3) Tangible real property located in a transitional developing area which is devoted to bona fide 
residential uses and which otherwise conforms to the conditions and limitations imposed in this 
chapter for bona fide residential transitional property shall be assessed for property tax purposes 
at 40 percent of its current use value and shall be taxed on a levy made by each respective tax 
jurisdiction according to 40 percent of the property's current use value.  
(c.4) Tangible real property which qualifies as brownfield property pursuant to the provisions of 
Code Section 48-5-7.6 shall be assessed at 40 percent of its fair market value and shall be taxed 
on a levy made by each respective tax jurisdiction according to 40 percent of the property's fair 
market value. For the purposes of this subsection, the term "fair market value" shall mean the fair 
market value of brownfield property pursuant to the provisions of subparagraph (F) of paragraph 
(3) of Code Section 48-5-2.  
(c.5) Tangible real property which qualifies as forest land conservation use property pursuant to 
the provisions of Code Section 48-5-7.7 shall be assessed at 40 percent of its forest land 
conservation use value and shall be taxed on a levy made by each respective tax jurisdiction 
according to 40 percent of the property's forest land conservation use value.  
(c.6) Tangible real property which qualifies as qualified timberland property in accordance with 
the provisions of Article 13 of this chapter shall be assessed at 40 percent of its fair market value 
of qualified timberland property and shall be taxed on a levy made by each respective tax 
jurisdiction according to 40 percent of its fair market value of qualified timberland property as such 
value is determined by the commissioner in accordance with Article 13 of this chapter.  
(d) The requirement contained in this Code section that all tax jurisdictions assess taxable 
tangible property at 40 percent of fair market value shall not apply to any tax jurisdiction whose 
ratio of assessed value to fair market value exceeded 40 percent for the tax year 1971. No tax 
jurisdiction so exempted shall assess at a ratio of less than 40 percent except as necessary to 
effect the preferential assessment provided in subsection (b) of this Code section.  
(e) Each notice of ad valorem taxes due sent to taxpayers of counties and municipalities shall 
include both the fair market value of the property of the taxpayer which is subject to taxation and 
the assessed value of the property after being reduced as provided by this Code section. 
 
48-5-9. Persons liable for taxes on property 
Taxes shall be charged against the owner of property if the owner is known and against the 
specific property itself if the owner is not known. Life tenants and those who own and enjoy the 

https://advance.lexis.com/document/?pdmfid=1000516&crid=8eac1d8e-d5aa-4278-a157-f88de04ff2b1&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V971-FJDY-X23V-00000-00&pdtocnodeidentifier=ABWAAGAACAAH&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8eac1d8e-d5aa-4278-a157-f88de04ff2b1&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V971-FJDY-X23V-00000-00&pdtocnodeidentifier=ABWAAGAACAAH&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8eac1d8e-d5aa-4278-a157-f88de04ff2b1&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V971-FJDY-X23V-00000-00&pdtocnodeidentifier=ABWAAGAACAAH&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8eac1d8e-d5aa-4278-a157-f88de04ff2b1&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V971-FJDY-X23V-00000-00&pdtocnodeidentifier=ABWAAGAACAAH&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8eac1d8e-d5aa-4278-a157-f88de04ff2b1&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V971-FJDY-X23V-00000-00&pdtocnodeidentifier=ABWAAGAACAAH&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8eac1d8e-d5aa-4278-a157-f88de04ff2b1&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V971-FJDY-X23V-00000-00&pdtocnodeidentifier=ABWAAGAACAAH&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=8eac1d8e-d5aa-4278-a157-f88de04ff2b1&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V971-FJDY-X23V-00000-00&pdtocnodeidentifier=ABWAAGAACAAH&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3


APM & Digest Review Procedures 16  

property shall be chargeable with the taxes on the property. 
 
48-5-10. Returnable property 
All property shall be returned by the taxpayers for taxation to the tax commissioner or tax receiver 
as provided by law. Each return by a taxpayer shall be for property held and subject to taxation 
on January 1 next preceding each return. 
 
48-5-11. Situs for returns by residents 
Unless otherwise provided by law, all:  
(1) Real property of a resident shall be returned for taxation to the tax commissioner or tax receiver 
of the county where the property is located; and  
(2) Personal property of a resident individual shall be returned for taxation to the tax commissioner 
or tax receiver of the county where the individual maintains a permanent legal residence. 
 
48-5-12. Situs of returns by nonresidents 
Unless otherwise provided by law, all real and personal property of nonresidents shall be returned 
for taxation to the tax commissioner or tax receiver of the county where the property is located. 
 
48-5-14. Liability of nonresidents, agents of nonresidents, and their property 
A nonresident person, all persons who return property for a nonresident, and the nonresident's 
property located in this state shall be liable for the taxes on the property. 
 
48-5-15. Returns of taxable real property 
(a) All improved and unimproved real property in this state which is subject to taxation shall be 
returned by the person owning the real property or by his or her agent or attorney to the tax 
receiver or tax commissioner of the county where the real property is located.  
(b) If the real property has a district, number, and section designation, the tax receiver or tax 
commissioner shall require the person making a return of the real property to return it by district, 
number, and section designation. If the real property has no designation by district, number, and 
section, it shall be returned by such description as will enable the tax receiver or tax commissioner 
to identify it.  
(c) No tax receiver or tax commissioner shall receive any return of real property which does not 
designate the real property as provided in this Code section. The commissioner shall not allow 
any tax receiver or tax commissioner who receives returns in any manner other than as provided 
in this Code section any compensation or percentage for his services. 
 
 
48-5-18. Time for making tax returns 
Each tax commissioner and tax receiver shall open his or her books for the return of real or 
personal property ad valorem taxes on January 1 and shall close those books on April 1 of each 
year. 
 
48-5-20. Effect of failure to return taxable property; acquisition of real property by transfer; 
penalty for failure to make timely return 
(a)  

(1) Any taxpayer of any county that returned or paid taxes in the county for the preceding 
tax year and that fails to return property for taxation for the current tax year as required by 
this chapter shall be deemed to have returned for taxation the same property as was 
returned or deemed to have been returned in the preceding tax year at the same valuation 
as the property was finally determined to be subject to taxation in the preceding year. Each 
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such taxpayer shall also be deemed to have claimed the same homestead exemption and 
personal property exemption as allowed in the preceding year.  
(2) Any taxpayer of any county that acquired real property by transfer in the preceding tax 
year for which a properly completed real estate transfer tax form has been filed and the 
real estate transfer tax required under Article 1 of Chapter 6 of this title has been paid, 
and where no subdivision of the real property has occurred at the time of transfer, shall be 
deemed to have returned for taxation the same real property as was acquired by transfer 
at the same valuation as the real property was finally determined to be subject to taxation 
in the preceding year. Nothing in this paragraph shall be construed to relieve the taxpayer 
of the responsibility to file a new timely claim for a homestead exemption and personal 
property exemption or to file a timely return where improvements have been made to the 
real property since it was last returned for taxation.  

(b) Any penalty prescribed by this title or by any other law for the failure of a taxpayer to return 
property for taxation within the time provided by law shall apply only to the property:  

(1) Which the taxpayer did not return prior to the expiration of the time for making 
returns; and  

(2) Which the taxpayer has acquired since filing the taxpayer's most recent tax return or 
which represents improvements on existing property since such return was filed.  

(c) A taxpayer's failure to return real property or whether or not such real property was deemed 
returned for taxation shall not affect such taxpayer's right to appeal pursuant to Code Section 48-
5-311. 
 
 
48-5-264.1. Right of chief appraiser and others to inspect property; supplying identification 
to occupant of property; statement to be included in tax bill 
(a) The chief appraiser, other members of the county property appraisal staff, authorized agents 
of the county board of tax assessors, and members of the county board of tax assessors who are 
conducting official business of the chief appraiser, the county appraisal staff, or the county board 
of tax assessors may go upon property outside of buildings, posted or otherwise, in order to carry 
out the duty of making appraisals of the fair market value of taxable property in the county, other 
than property returned directly to the commissioner; provided, however, such person representing 
such chief appraiser, appraisal staff, or county board of tax assessors shall carry identification 
which is sufficiently prominent to permit the occupant to readily ascertain that such person is such 
representative. Such representative shall not enter upon the property unless reasonable notice 
has been provided to the owner and to the occupant of the property regarding the purpose for 
which such person is entering upon such property.  
(b) The county tax commissioner shall include a statement with the ad valorem tax bill of each 
taxpayer notifying the taxpayer of the right to file an ad valorem property tax return. A notification 
of the right of taxpayers to file ad valorem property tax returns shall also be maintained by the tax 
commissioner on the official website of the county. 
 
48-5-266. Submission by chief appraiser of assessment list with supporting information; 
attendance and providing of information at appeal hearings 
(a) The chief appraiser shall submit a certified list of assessments for all taxable property within 
the county to the county board of tax assessors. The list shall be accompanied by any supporting 
information requested by the board of tax assessors and shall be submitted within the time 
prescribed by the board of tax assessors.  
(b) The chief appraiser or his delegate shall attend all hearings on appeals of assessments made 
to the county board of equalization. He shall provide the county board of equalization with the 
information supporting the appraisal and assessment which has been appealed. 

https://advance.lexis.com/document/?pdmfid=1000516&crid=de8f11c8-f26e-49be-9000-7f08a4b1f45a&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V9B1-F5KY-B08S-00000-00&pdtocnodeidentifier=ABWAAGAACABD&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=de8f11c8-f26e-49be-9000-7f08a4b1f45a&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V9B1-F5KY-B08S-00000-00&pdtocnodeidentifier=ABWAAGAACABD&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
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48-5-269.1. Adoption by commissioner and requirement of use of uniform procedural 
manual for appraising tangible personal property  
(a) The commissioner shall adopt by rule, subject to Chapter 13 of Title 50, the "Georgia 
Administrative Procedure Act," and maintain an appropriate procedural manual for use by county 
property appraisal staff in appraising tangible real and personal property for ad valorem tax 
purposes.  
(b) The manual adopted by the commissioner pursuant to this Code section shall be utilized by 
county property appraisal staff in the appraisal of tangible real and personal property for ad 
valorem tax purposes. 
 

***See: Appraisal Procedure Manual*** 
 

48-5-299. Ascertainment of taxable property; assessments against unreturned personal 
property; penalty for unreturned property; changing real property values established by 
appeal in prior year or stipulated by agreement 
(a) It shall be the duty of the county board of tax assessors to investigate diligently and to 
inquire into the property owned in the county for the purpose of ascertaining what real and 
personal property is subject to taxation in the county and to require the proper return of the 
property for taxation. The board shall make such investigation as may be necessary to 
determine the value of any property upon which for any reason all taxes due the state or the 
county have not been paid in full as required by law. In all cases where the full amount of taxes 
due the state or county has not been paid, the board shall assess against the owner, if known, 
and against the property, if the owner is not known, the full amount of taxes which has accrued 
and which may not have been paid at any time within the statute of limitations. In all cases 
where taxes are assessed against the owner of property, the board may proceed to assess the 
taxes against the owner of the property according to the best information obtainable; and such 
assessment, if otherwise lawful, shall constitute a valid lien against the property so assessed.  
(b) In all cases in which unreturned personal property is assessed by the board after the time 
provided by law for making tax returns has expired, the board shall add to the assessment of 
the property a penalty of 10 percent, which shall be included as a part of the taxable value for 
the year.  
(c) When the value of real property is reduced or is unchanged from the value on the initial 
annual notice of assessment or a corrected annual notice of assessment issued by the board of 
tax assessors and such valuation has been established as the result of an appeal decision 
rendered by the board of equalization, hearing officer, arbitrator, or superior court pursuant to 
Code Section 48-5-311 or stipulated by written agreement signed by the board of tax assessors 
and taxpayer or taxpayer's authorized representative, the new valuation so established by 
appeal decision or agreement may not be increased by the board of tax assessors during the 
next two successive years, unless otherwise agreed in writing by both parties, subject to the 
following exceptions:  

(1) This subsection shall not apply to a valuation established by an appeal decision if the taxpayer 
or his or her authorized representative failed to attend the appeal hearing or provide the board of 
equalization, hearing officer, or arbitrator with some written evidence supporting the taxpayer's 
opinion of value;  
(2) This subsection shall not apply to a valuation established by an appeal decision or agreement 
if the taxpayer files a return at a different valuation during the next two successive years;  
(3) Unless otherwise agreed in writing by both parties, if the taxpayer files an appeal pursuant to 
Code Section 48-5-311 during the next two successive years, the board of tax assessors, the 
board of equalization, hearing officer, or arbitrator may increase or decrease the value of the real 
property based on the evidence presented by the taxpayer during the appeal process; and  

https://advance.lexis.com/document/?pdmfid=1000516&crid=f63db87a-977c-426d-8992-95faaf90367f&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S2M4-00000-00&pdtocnodeidentifier=ABWAAGAAGAADAAN&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=f63db87a-977c-426d-8992-95faaf90367f&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S2M4-00000-00&pdtocnodeidentifier=ABWAAGAAGAADAAN&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
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(4) The board of tax assessors may increase or decrease the value of the real property if, after a 
visual on-site inspection of the property, it is found that there have been substantial additions, 
deletions, or improvements to such property or that there are errors in the board of tax assessors' 
records as to the description or characterization of the property, or the board of tax assessors 
finds an occurrence of other material factors that substantially affect the current fair market value 
of such property.  

(d) When real or personal property is located within a municipality whose boundaries extend 
into more than one county, it shall be the duty of each board of tax assessors of a county, 
wherein a portion of the municipality lies, to cooperatively investigate diligently into whether the 
valuation of such property is uniformly assessed with other properties located within the 
municipality but outside the county where such property is located. Such investigation shall 
include, but is not limited to, an analysis of the assessment to sales ratio of properties that have 
recently sold within the municipality and a comparison of the average assessment level of such 
properties by the various counties wherein a portion of the municipality lies. The respective 
boards shall exchange such information as will facilitate this investigation and make any 
necessary adjustments to the assessment of the real and personal property that is located in 
their respective counties within the municipality to achieve a uniform assessment of such 
property throughout the municipality. Any uniformity adjustments pursuant to this subsection 
shall only apply to the assessment used for municipal ad valorem tax purposes within the 
applicable county. 
 
48-5-304. Conditions, procedures, and limitations on approval of tax digests when 
assessments in arbitration or on appeal; withholding of grants by Office of the State 
Treasurer 
(a) The commissioner shall not approve any digest of any county when the assessed value that 
is in dispute for any property or properties on appeal or in arbitration exceeds 5 percent of the 
total assessed value of the total taxable digest of the county for the same year. In any year in 
which a complete revaluation or reappraisal program is implemented, the commissioner shall not 
approve a digest of any county when 8 percent or more of the assessed value in dispute is in 
arbitration or on appeal and 8 percent or more of the number of properties is in arbitration or on 
appeal. When the assessed value in dispute on any one appeal or arbitration exceeds 1.5 percent 
of the total assessed value of the total taxable digest of the county for the same year, such appeal 
or arbitration may be excluded by the commissioner in making his or her determination of whether 
the digest may be approved under the limitations provided for in this Code section. Where appeals 
have been filed or arbitrations demanded, the assessment or assessments fixed by the board of 
tax assessors shall be listed together with the return value on the assessments and forwarded in 
a separate listing to the commissioner at the time the digest is filed for examination and approval.  
(b) The commissioner shall not approve any digest or portion thereof for any class or strata of 
property where evidence exists that the county has substantially failed to comply with the 
provisions of this title or the rules and regulations of the commissioner for valuation of such class 
or strata of property. The commissioner shall adopt rules and regulations to give effect to this 
provision.  
(c) The Office of the State Treasurer shall withhold any and all grants appropriated to any county 
until the county tax digest for the previous calendar year has been submitted to the commissioner 
as required by law. 
 
48-5-340. Purpose of article 
It is the purpose and intent of this article to establish a procedure for use by the commissioner to 
equalize county property tax digests between counties and within counties so as to require 
county boards of tax assessors to make adjustments in the valuation of property to ensure 
uniformity and equity. The commissioner shall continue to examine the digest and exercise his 
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responsibility to bring about property valuations that are reasonably uniform and equalized 
throughout the state. 
 
48-5-341. Definitions 
As used in this article, the term:  

(1) "Assessment bias" means any tendency or trend of assessment ratios, when analyzed by 
an appropriate statistical method, which reveals assessment progressivity or assessment 
regressivity.  
(2) "Assessment progressivity" means any systematic pattern of assessment in which 
higher value properties are generally assessed at a larger percentage of fair market value than 
properties of lower value.  
(3) "Assessment ratio" means the fractional relationship the assessed value of property 
bears to the fair market value of the property as determined in paragraph (8) of subsection (b) 
of Code Section 48-5-274.  
(4) "Assessment regressivity" means any systematic pattern of assessment in which lower 
value properties are generally assessed at a larger percentage of fair market value than 
properties of higher value.  
(5) "Assessment variance" means the absolute value of the difference between the 
assessment ratio for each parcel of property within each class of property and the average 
assessment ratio for that class and expressed as a percentage of the average assessment ratio.  
(6) "Class of property" means any reasonable divisions of homogeneous groups of property 
that the commissioner determines are necessary to examine digests for uniformity and 
equalization.  
(7) "Digest evaluation cycle" means a recurring period of three years beginning initially on 
January 1 of the first year, as so designated by the commissioner for each county, and ending 
on December 31 of the third year thereafter.  
(8) "Digest review year" means the first year of each evaluation cycle for each county. 

 
Class Project Case Study – Field Review Procedures 

 
 

• Create a Field Review policy that directs the appraisal staff as 
to the frequency and procedures of collecting field data for real 
property parcels. 

 
 

• Be prepared to present your policy to the class for discussion. 
 
48-5-342. Commissioner to examine digests 
(a) The commissioner shall carefully examine the tax digests of the counties filed in his office. 
Each digest for a county in a digest review year shall be examined for the purpose of determining 
if the valuations of property for taxation purposes are reasonably uniform and equalized between 
counties and within counties.  
(b) For any digest in any digest review year where the digest for the preceding digest review year 
was conditionally approved by the commissioner, the commissioner shall also carefully examine 
the digest to determine if it satisfactorily corrects the deficiencies that resulted in the digest for the 
preceding digest review year being conditionally approved.  

https://advance.lexis.com/document/?pdmfid=1000516&crid=0f644215-25ed-44bb-8f83-fdbd3ff5e402&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-F4W2-621S-00000-00&pdtocnodeidentifier=ABWAAGAAHAAD&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
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(c) For each year, including each year that is not a digest review year for the county, the 
commissioner shall utilize the overall assessment ratio for the county as provided by the state 
auditor.  
(d) It shall be the further duty of the commissioner to examine the itemizations of exempt 
properties appearing on the digest and, if in the judgment of the commissioner any properties 
appearing on the digest are subject to taxation, to so advise the board of tax assessors of the 
counties concerned with an explanation of his reasons for believing the property is subject to 
taxation.  
(e)  

(1) The commissioner may, upon his or her own initiative or upon complaint by a taxpayer, 
examine the itemizations of properties appearing on the digest, and if in the judgment of 
the commissioner any properties are illegally appearing on the digest and should not be 
subject to taxation under this chapter, the commissioner shall strike such items from the 
digest and return the digest to the county for removal of such items and resubmission to 
the commissioner. The commissioner shall provide by rule and regulation procedures by 
which the county board of tax assessors may appeal such finding to the commissioner. If 
appealed by the board of tax assessors, the commissioner shall, after reviewing such 
appeal, issue a final order and include a finding as to the taxability of the digest items in 
dispute and shall finalize the digest in accordance therewith.  
(2) If a property has been found by the commissioner to not be subject to taxation under 
this chapter and again appears on the digest at any time within five years of the initial 
determination of nontaxability and is again determined to be nontaxable, the commissioner 
shall strike such item from the digest and return the digest to the county for removal of 
such item and resubmission to the commissioner. The commissioner shall notify the 
Department of Community Affairs in writing of his or her finding, and upon receipt of such 
notice, the qualified local government status of such county shall be revoked for a period 
of three years following the receipt of such notice by the Department of Community Affairs 
unless reinstated earlier pursuant to this subsection. Upon such revocation, the governing 
authority of such county, without regard to any limitation of Code Section 48-5-295, shall 
be specifically authorized to remove immediately every member of the board of tax 
assessors and reappoint new members who shall serve for the unexpired terms of the 
removed members. The county governing authority shall provide written notification of 
such removal and new appointment to the commissioner. Upon certification of the 
corrected digest, the commissioner shall notify in writing the Department of Community 
Affairs, and upon receipt thereof, the Department of Community Affairs shall immediately 
reinstate the qualified local government status of such county.  
(3) If a property has been found by the commissioner to not be subject to taxation under 
this chapter and if such nontaxable property has appeared on a county digest in any year 
within the preceding five-year period, then the taxpayer shall be entitled to file a petition 
directly with the Georgia Tax Tribunal for a refund of all such taxes illegally collected or 
taxes paid, interest equal to the bank prime loan rate as posted by the Board of Governors 
of the Federal Reserve System in statistical release H. 15 or any publication that may 
supersede it plus 3 percent calculated from the date of payment of such taxes, and 
attorney's fees in an amount of not less than 15 percent nor more than 40 percent of the 
total of the illegally charged taxes and accrued interest. Such petition shall name the board 
of tax assessors and the tax receiver or tax commissioner of the county as the respondent 
in their official capacities and shall be served upon such board and tax receiver or tax 
commissioner. Service shall be accomplished by certified mail or statutory overnight 
delivery. The petition shall include a summary statement of facts and law upon which the 
petitioner relies in seeking the requested relief. The respondents shall file a response to 
the petitioner's statement of facts and law which constitutes their answer with the tribunal 

https://advance.lexis.com/document/?pdmfid=1000516&crid=eb67016d-3cf1-4527-8b24-d9008f6daaca&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JN6B-S0VJ-00000-00&pdtocnodeidentifier=ABWAAGAAHAAE&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
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no later than 30 days after the service of the petition. The respondents shall serve a copy 
of their response on the petitioner's representative or, if the petitioner is not represented, 
on the petitioner and shall file a certificate of service with such response. If in any case a 
response has not been filed within the time required by this paragraph, the case shall 
automatically become in default unless the time for filing the response has been extended 
by agreement of the parties, for a period not to exceed 30 days, or by the judge of the 
tribunal. The default may be opened as a matter of right by the filing of a response within 
15 days of the day of the default and payment of costs. At any time before the final 
judgment, the judge of the tribunal, in his or her discretion, may allow the default to be 
opened for providential cause that prevented the filing of the response, for excusable 
neglect, or when the tribunal judge, from all the facts, determines that a proper case has 
been made for the default to be opened on terms to be fixed by the tribunal judge. The 
tribunal judge shall proceed to hear and decide the matter and may grant appropriate relief 
under the law and facts presented. 
 

Rule 560-11-2-.56 Review of County Tax Digest by the State Revenue Commissioner 
(1) General.  

(a) County boards of tax assessors are required by the State Constitution and state 
law to continuously maintain assessments of property that are reasonably uniform 
and that are based on fair market value as defined in § 48-5-2 (except as 
otherwise stated in § 48-5-6 and § 48-5-7(c.3)). The Department is required by 
law to periodically review the county digests to determine if the digests are in 
compliance with such laws. 

(b) This Regulation imposes no additional requirements on the county boards of tax 
assessors. It merely sets forth the statistical and other methods that are used by 
the Department in making its determination. The Department does not determine 
when to revalue property. Each county board of tax assessors determines for 
itself when it believes a revaluation of property is necessary for legal compliance. 
Failure to revalue property shall not in and of itself be a basis for assessment of 
any penalty. 

(c) Any digest submitted shall be reviewed utilizing information established by the 
State Auditor to determine whether or not the county tax digest is in accordance 
with the uniformity requirements of § 48-5-343. 

 

(2) Review of County Tax Digest by the State Revenue Commissioner.  
(a) County Notification: In the event a county fails to meet the standards set forth in 

paragraphs (c) through (k) of subparagraph (2) of this Regulation, the 
Commissioner shall immediately notify the county. The notification shall include 
the findings of the State Auditor regarding assessment bias and assessment ratio, 
and any additional information the Commissioner believes would be of assistance 
to the county board of tax assessors to establish uniform values. 

(b) Property Classes: For purposes of this regulation the real and personal property 
of each county shall be classified into five classes of property:  
1. Residential (including Residential Transitional and Historic); 

http://rules.sos.state.ga.us/GAC/560-11-2-.56
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-2&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-6&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-343&title=48
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2. Agricultural (including Preferential, Conservation Use, Environmentally 
Sensitive) 

3. Commercial; 

4. Industrial; (including Brownfield) 

5. Utility. 
 

(c) Average Level of Assessment: The Commissioner shall maintain uniformity 
among the classes of property by setting standards for the average level of 
assessment for each. 

(d) Standard For Level of Assessment: The standard for level of assessment for all 
classes of property will be in compliance with the Code if the upper limit of a 
ninety-five percent confidence interval about the average level of assessment, as 
established by the State Auditor, is equal to or greater than thirty-six percent, or 
the lower limit of a ninety-five percent confidence interval about the average level 
of assessment as established by the State Auditor, is less than forty-four percent. 

(e) Uniformity Within a Class of Property: The average assessment variance for each 
class of property shall be ensured by the coefficient of dispersion of the sample 
for each class, as established by the State Auditor. 

(f) Standard for Uniformity: The standard for uniformity will be deemed to have been 
met if the resulting coefficient does not exceed fifteen percent for the residential 
class of property or twenty percent for the non-residential classes of property. 

(g) Residential Class of Property: If the State Auditor adds non-residential 
observations to the residential sample to determine statistics applicable to the 
residential class of property, the standard of uniformity for the residential class of 
property shall be the same as for the non-residential classes of property. 

(h) Assessment Bias: The level of assessment bias within each class of property 
shall be measured by the price-related differential as established by the State 
Auditor. It shall be deemed to be in compliance if the resulting price-related 
differential is in the range of 0.95 to 1.10, inclusive. 

(i) Magnitude of Deficiency: If a class of property constitutes ten percent or less of the 
assessed value of the total digest, and does not meet the uniformity requirements 
the Commissioner may approve the digest if, in his judgment, the approval will not 
substantially violate the concept of uniformity and equalization. 

(j) Overall Average Assessment: The overall average assessment ratio for the county 
shall be the weighted mean of the average level of assessment of the classes of 
property as established by the State Auditor. 
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(k) Deviation of Overall Average Assessment: If the overall average assessment ratio 
is less than thirty-six percent, the digest shall be deemed to deviate substantially 
from the proper assessment ratio. The Commissioner shall assess against the 
county governing authority additional state tax in an amount equal to the 
difference between the amount the state's levy of one-quarter mill would have 
produced if the digest had been at the proper assessment ratio, and the amount 
the digest actually used for collection purposes would produce. 

 

(3) Digest Review by Department.  
(a) County boards of tax assessors are required by the State Constitution and state 

law to continuously maintain assessments of property that are reasonably uniform 
and that are based on fair market value. The Department is required by law to 
periodically review the county digests to determine if the digests are in 
compliance with such laws. 

(b) The Department does not determine when to revalue property. Each county board 
of tax assessors determines for itself when all classes of property should be 
valued in accordance with § 48-5-299(a). This regulation imposes no additional 
requirements on the county boards of tax assessors. The Department's digest 
review cycle is only established to validate that counties are meeting the 40% of 
fair market value requirement of § 48-5-7, and no particular period or schedule of 
revaluations is required of the counties by the Department for approval of a 
county digest. Failure to revalue property shall not in and of itself be a basis for 
assessment of any penalty. 
 
  

(c) The digest review cycle for each county commencing January 1, 2008, shall be as 
follows:  

1. January 1, 2010 and every third January 1 thereafter for the following counties: Atkinson, 
Bacon, Baker, Baldwin, Barrow, Bibb, Bulloch, Carroll, Chattahoochee, Cherokee, Clarke, 
Clinch, Coffee, Dougherty, Emanuel, Fannin, Fayette, Franklin, Fulton, Gilmer, Glascock, 
Glynn, Gordon, Greene, Hall, Haralson, Irwin, Jasper, Jenkins, Johnson, Lumpkin, McIntosh, 
Meriwether, Murray, Muscogee, Newton, Oglethorpe, Paulding, Peach, Pickens, Pike, 
Putnam, Randolph, Screven, Stewart, Sumter, Tattnall, Tift, Toombs, Turner, Twiggs, Union 
and Wheeler. 

2. January 1, 2008 and every third January 1 thereafter for the following counties: Bartow, 
Bleckley, Brooks, Calhoun, Candler, Chatham, Chattooga, Cobb, Colquitt, Cook, Crawford, 
Dawson, Douglas, Early, Echols, Effingham, Forsyth, Grady, Gwinnett, Habersham, Harris, 
Hart, Henry, Houston, Jones, Lamar, Lanier, Laurens, Lee, Liberty, Lincoln, Long, Lowndes, 
Macon, Madison, Marion, McDuffie, Monroe, Montgomery, Pierce, Polk, Rockdale, Spalding, 
Taliaferro, Terrell, Treutlen, Upson, Ware, Warren, Wayne, Wilcox, Wilkes and Worth. 

3. January 1, 2009 and every third January 1 thereafter for the following counties: Appling, 
Banks, Ben Hill, Berrien, Brantley, Bryan, Burke, Butts, Camden, Catoosa, Charlton, Clay, 
Clayton, Columbia, Coweta, Crisp, Dade, Decatur, DeKalb, Dodge, Dooly, Elbert, Evans, 
Floyd, Hancock, Heard, Jackson, Jeff Davis, Jefferson, Miller, Mitchell, Morgan, Oconee, 
Pulaski, Quitman, Rabun, Richmond, Schley, Seminole, Stephens, Talbot, Taylor, Telfair, 
Thomas, Towns, Troup, Walker, Walton, Washington, Webster, White, Whitfield and 
Wilkinson. 

 

 

https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-299&title=48#48-5-299(a)
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-7&title=48
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(4) If all three of the following circumstances exist, the Commissioner may require the county 
tax receiver or tax commissioner to submit the digest being used for the collection of 
taxes. That digest may be reviewed by the Commissioner to determine if the valuations 
are reasonably uniform and equalized between and within counties and to determine if 
any grants should be withheld or any specific penalty assessed:  
(a) The county tax receiver or tax commissioner has failed to submit the digest by the 

due date and has exhausted any extensions of the due date granted by the 
Commissioner; 

(b) The county governing authority has successfully petitioned the superior court 
under § 48-5-310 to authorize the temporary collection of taxes on the basis of a 
temporary digest; and 

(c) The property under appeal or subject to appeal is less than the maximum 
allowable under § 48-5-304(a). 

 

 
48-5-343. Approval of digests 
(a) The commissioner shall, when a county is in its digest review year, approve the digest of any 
such county as being reasonably uniform and equalized if the digest meets the following criteria:  

(1) The average assessment ratio for each class of property within the county shall be as 
close to the assessments provided for in Code Section 48-5-7 as is reasonably 
practicable;  
(2) The average assessment variance for each class of property within the county shall 
not be excessive with respect to that which is reasonably practicable; and  
(3) Within each class of property, assessment ratios of the properties shall not reveal any 
significant assessment bias.  

(b) The commissioner shall by regulation establish the statistical standards to be used in 
determining whether or not digests are in accordance with the uniformity requirements contained 
in subsection (a) of this Code section. The commissioner shall utilize information developed by 
the state auditor under Code Section 48-5-274.  
(c) If the assessed value of the portion of the digest that does not meet the uniformity requirements 
constitutes 10 percent or less of the assessed value of the total digest, the commissioner may 
approve the digest if, in his judgment, the approval will not substantially violate the concept of 
uniformity and equalization. 
 
 
48-5-344. Conditional approval of digests 
(a) If the commissioner determines that in any one or more of the counties that is in a digest 
review year the taxable values of property are not reasonably uniform and equalized in 
accordance with the requirements of subsection (a) of Code Section 48-5-343, he shall 
conditionally approve the digest and notify the county board of tax assessors in writing of his 
action.  
(b) The written notification shall contain:  

(1) A list of specific reasons that resulted in the digest being conditionally approved;  
(2) A list of the statistical standards used by the commissioner when examining the digest; 
and  
(3) Any other information the commissioner believes would be of assistance to the county 
board of tax assessors in correcting the deficiencies that resulted in the digest being 

https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-310&title=48
https://links.casemakerlegal.com/states/ga/books/Code_of_Georgia/browse?ci=25&id=gasos&codesec=48-5-304&title=48#48-5-304(a)
https://advance.lexis.com/document/?pdmfid=1000516&crid=5237fe38-0093-4d6b-845e-2040b0f1a85f&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V981-FCCX-620B-00000-00&pdtocnodeidentifier=ABWAAGAAHAAG&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=5237fe38-0093-4d6b-845e-2040b0f1a85f&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V981-FCCX-620B-00000-00&pdtocnodeidentifier=ABWAAGAAHAAG&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=664d754b-3b4b-47ce-8013-2e1da363d8b3&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V981-JXG3-X0KV-00000-00&pdtocnodeidentifier=ABWAAGAAHAAH&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
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conditionally approved or in otherwise making the digest reasonably uniform and 
equalized. 

 
48-5-345. Receipt for digest and order authorizing use; assessment if deviation from 
proper assessment ratio 
(a)  

(1) Upon the determination by the commissioner that a county tax digest is in proper form, 
that the property therein that is under appeal is within the limits of Code Section 48-5-304, 
and that the digest is accompanied by all documents, statistics, and certifications required 
by the commissioner, including the number, overall value and percentage of total real 
property parcels of appeals in each county to the boards of equalization, arbitration, 
hearing officer, and superior court, and the number of taxpayers' failure to appear at any 
hearing, for the prior tax year, the commissioner shall issue a receipt for the digest and 
enter an order authorizing the use of said digest for the collection of taxes. All statistics 
and certifications regarding real property appeals provided to the commissioner under this 
paragraph shall be made publicly available on the Department of Revenue website.  
(2) Nothing in this subsection shall be construed to prevent the superior court from allowing 
the new digest to be used as the basis for the temporary collection of taxes under Code 
Section 48-5-310.  

(b) Each year the commissioner shall determine if the overall assessment ratio for each county, 
as computed by the state auditor under paragraph (8) of subsection (b) of Code Section 48-5-
274, deviates substantially from the proper assessment ratio as provided in Code Section 48-5-
7, and if such deviation exists, the commissioner shall assess against the county governing 
authority additional state tax in an amount equal to the difference between the amount the state's 
levy, as prescribed in Code Section 48-5-8, would have produced if the digest had been at the 
proper assessment ratio and the amount the digest that is actually used for collection purposes 
will produce. The commissioner shall notify the county governing authority annually of the amount 
so assessed and this amount shall be due and payable not later than five days after all appeals 
have been exhausted or the time for appeal has expired or the final date for payment of taxes in 
the county, whichever comes latest, and shall bear interest at the rate specified in Code Section 
48-2-40 from the due date.  
(c) Beginning with tax digests on or after January 1, 2016, no county shall be subject to the 
assessment authorized by subparagraph (b) of this Code section. 
 
 
 
 
 
48-5-349.2. Procedure for appeal to department 
(a)  

(1) An appeal to the department shall be effected by a local governing authority by filing 
with the commissioner a notice of appeal within 30 days after receipt by the local board of 
tax assessors of the commissioner's notification of digest conditional approval or 
disapproval. The notice of appeal shall be accompanied by whatever records, reports, or 
other relevant information is required by rule or order of the commissioner.  
(2) Upon receipt of an appeal of a conditional approval order of the commissioner where 
the specific penalty and the withholding of state grants to the county provided by Code 
Section 48-5-346 shall otherwise be imposed, the commissioner shall be authorized to 
enter into an agreement with the county specifying a detailed plan in the form required by 
the commissioner to ensure that the deficiencies in the digest will be corrected on or before 
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the time of submission of the digest for the next succeeding digest review year. As a part 
of such agreement the commissioner shall be authorized to defer the imposition of all or 
part of the specific penalty and the withholding of state grants. Such deferral shall be 
predicated upon the county's detailed plans of correction being followed and where such 
a deferral has been agreed to by the commissioner and the county, the amounts deferred 
shall be permanently waived by the commissioner provided the agreement is faithfully 
completed by the county. In the event, however, the county only partially completes the 
agreement with the commissioner, the commissioner may, at his option, still allow all or a 
reduced amount of the specific penalty or withholding of funds to be waived if, in his 
judgment, the county's deviation from the original agreement was not unreasonable under 
the circumstances.  

(b) Within ten days of receipt of a notice of appeal, the hearing officer shall set the date for a 
hearing on the appeal. At the initial hearing the hearing officer may require additional hearings or 
filings of additional information by any person having custody of such information. In determining 
whether additional hearings are needed, the hearing officer shall consider the need for such 
hearings in the county making the appeal for the purpose of receiving information on local factors 
affecting the determination of property valuations in the county.  
(c)  

(1) After hearing all testimony determined necessary and after reviewing all filings and 
information determined to be relevant and necessary, the hearing officer shall reach a 
decision. Each decision shall be rendered in writing.  
(2) The decision shall:  

(A) Specifically decide each issue presented on appeal; and  
(B) Certify the date on which the notice of the decision is given.  

(3) Each party to an appeal shall be furnished a copy of the decision within ten days after 
the issuance of the decision.  

(d)  
(1) The hearing officer shall be authorized to hear and grant an appeal with respect to a 
determination by the commissioner that a digest does not meet the requirements of 
subsection (a) of Code Section 48-5-343. The hearing officer may not hear and grant an 
appeal with respect to the correctness of the information supplied to the commissioner by 
the state auditor pursuant to Code Section 48-5-274. The digest shall be deemed 
approved in any case where an appeal is granted under this paragraph.  
(2) The hearing officer shall be authorized to hear and grant an appeal with respect to the 
adequacy of the time period which was available to the county to correct prior deficiencies 
in the digest. If an appeal is granted under this paragraph, the specific penalty and the 
withholding of state grants to the county provided by Code Section 48-5-346 shall not be 
imposed during the digest evaluation cycle in which the digest review year being appealed 
lies.  
(3) The hearing officer shall be authorized to hear and grant an appeal with respect to a 
determination of an additional amount due which is assessed by the commissioner 
pursuant to subsection (b) of Code Section 48-5-345 to the extent such appeal is not 
based on the correctness of the information supplied to the commissioner by the state 
auditor pursuant to Code Section 48-5-274. If an appeal is granted under this paragraph, 
the commissioner may be directed to withdraw the assessment of the additional state tax 
or recalculate it in accordance with the findings of the hearing officer.  
(4) The hearing officer shall be authorized to hear and grant an appeal with respect to a 
determination of a specific penalty which is levied by the commissioner pursuant to 
paragraph (2) of subsection (a) of Code Section 48-5-346 to the extent such appeal is not 
based on the correctness of the information supplied to the commissioner by the state 
auditor pursuant to Code Section 48-5-274. If an appeal is granted under this paragraph, 

https://advance.lexis.com/document/?pdmfid=1000516&crid=961b3788-67f3-49ad-9792-2bb207ff6895&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JWBS-63WV-00000-00&pdtocnodeidentifier=ABWAAGAAHAAO&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=961b3788-67f3-49ad-9792-2bb207ff6895&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JWBS-63WV-00000-00&pdtocnodeidentifier=ABWAAGAAHAAO&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=961b3788-67f3-49ad-9792-2bb207ff6895&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JWBS-63WV-00000-00&pdtocnodeidentifier=ABWAAGAAHAAO&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=961b3788-67f3-49ad-9792-2bb207ff6895&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JWBS-63WV-00000-00&pdtocnodeidentifier=ABWAAGAAHAAO&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=961b3788-67f3-49ad-9792-2bb207ff6895&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JWBS-63WV-00000-00&pdtocnodeidentifier=ABWAAGAAHAAO&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=961b3788-67f3-49ad-9792-2bb207ff6895&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JWBS-63WV-00000-00&pdtocnodeidentifier=ABWAAGAAHAAO&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3
https://advance.lexis.com/document/?pdmfid=1000516&crid=961b3788-67f3-49ad-9792-2bb207ff6895&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A61MH-V991-JWBS-63WV-00000-00&pdtocnodeidentifier=ABWAAGAAHAAO&ecomp=zy65kkk&prid=050bd169-b674-4b8a-8c13-b2cfb0a288d3


APM & Digest Review Procedures 28  

the commissioner may be directed to withdraw the levy of the specific penalty or 
recalculate it in accordance with the findings of the hearing officer. 

 
48-5-349.3. Appeal to superior court 
The commissioner or the county governing authority dissatisfied with the decision of the hearing 
officer on any question of law may appeal to the superior court of the county dissatisfied with the 
decision. Any appeal to the superior court shall be taken, so far as is applicable, in the manner 
provided by law for appeals to the superior court from decisions of the commissioner. 
 
48-5-349.4. Compliance with decision of appeals board or court as correction of 
deficiency 
Compliance by any local governing authority with the findings and decision of the hearing 
officer, or of the court of final review, with respect to any matter concerning the local tax digest 
shall be considered satisfactory correction of the deficiency involved for the purposes of Code 
Sections 48-5-345 and 48-5-346. 
 
48-5-349.5. Annual report 
Not later than January 20, 1990, and not later than the twentieth day of January of each year 
thereafter, the commissioner shall submit to the Senate Finance Committee and to the Ways 
and Means Committee of the House of Representatives an annual report concerning the 
implementation of this article. Such report shall contain such statistics and other matter as may 
be pertinent in determining from year to year the progress of the counties of this state in 
achieving the purpose and intent of this article, a statement of any state funds withheld from 
counties pursuant to this article and of the relevant circumstances, and such other matter as 
may be deemed pertinent by the commissioner. 
 
General Procedures for Digest Review Year and Non-Digest Review Year:  

Review Year Procedure 
 

Each year 53 counties are in a digest review year. The digest review 
procedure for review year counties consists of: 

 
 Review of the Policies and Practices employed for the complication of the digest 

submitted and under review. 
 Review of the sales ratio analysis performed and provided by the Department of 

Audits 
 Calculation of the Equalization Ratio for public utility assessment 
 Calculation of Overall Average Level of Assessment 
 Calculation of total timber harvests from the previous calendar year. 

 
Non-Review Year Procedure 

 
In any given year, 2/3 or 106 counties will be in a non-review year. The 
non-review year process includes the review of the sales ratio analysis 
received from the Department of Audits, a calculation of the equalization 
ratio for public utility assessment, and the calculation of the overall average 
level of assessment. 
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Digest Evaluation Cycles 
 

In 1992, the Revenue Commissioner established a three-year staggered 
review cycle for all counties in Georgia giving weight to geographic 
location, the number of taxable parcels and the compliance with other 
statutory requirements. It is important to note that regardless of the review 
cycle, each year the Revenue Commissioner is required to examine the tax 
digests of every county and to determine the overall average assessment 
ratio for the county. 

 
One-third of the counties' digests are examined in their digest review 
year by the Revenue Commissioner and either approved or conditionally 
approved by August 1 of the next tax year. The digest of the counties is 
examined to determine if the valuations are uniform and equalized in 
comparison to the valuations of other 
counties. The Commissioner will also determine if valuations are uniform 
and equalized within the county. 

 
The county digests that were conditionally approved in the previous 
digest review year are carefully examined to determine if the deficiencies 
from the previous digest review year were corrected. 
 

Evaluation Cycle for Each County 
 

The digest evaluation cycle for each county is designated by regulation. 
For tax years beginning January 1, 1992, and later, the starting date of the 
digest evaluation cycle for each county will be as follows: 

 
 
Digest Submission 

 
All property is required to be identified by use of a two digit code, the first 
of which indicates the classification of the property and the second of 
which indicates the strata of the property. 

 
Value in Dispute 

 
Value in dispute is the key term in determining the difference between the 
Board of Assessors appraised value and the value declared by the 
taxpayer on a property appeal. Calculation of the value in dispute is simply 
the current value less return value. In such instance where a taxpayer has 
not physically filed a return with the tax receiver, the return value is 
deemed to be the previously agreed upon value as found on the last tax 
bill paid by the taxpayer. 

 
Example #1: 
- Current Value = 50,000 
- Previous Value = 30,000 
- Return Value = 40,000 
- Value in Dispute = 10,000 (50,000 – 40,000) 
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Example #2: 
- Current Value = 50,000 
- Previous Value = 30,000 
- Return Value = No return made, therefore, auto-return of “same 

as last year” 
- Value in Dispute = 20,000 (50,000 – 30,000) 
 

Equalization Ratio 
 

Annually, the Revenue Department will calculate the average level of 
assessment for all homogeneous groups of property and will propose this 
assessment level as the assessment level for public utility property. This 
ratio is commonly called the equalized or equalization ratio. 

 
The average level of assessment, equalized ratio, is the weighted average 
level of assessment for all homogeneous groups of property. To calculate 
the average level of assessment, equalized ratio, for all the homogeneous 
groups of property as determined by the Commissioner, divide the total 
assessed value by the assessment ratio for that homogeneous group in 
order to get a project fair market value. The equalized ratio is found by 
dividing the totals of the assessments divided by the total of the projected 
fair market values. 

 
This equalized ratio is sent to the county simultaneously with the 
proposed public utility assessments. The word proposed is used because 
the county has the responsibility of final valuation and assessment on 
public utility property. The notice received by the county from the Revenue 
Department is the PT-201 form. The PT-201 contains: 

 
♦ Company Return Value 

♦ Revenue Proposed Value 

♦ Revenue Proposed Equalization Assessment Ratio 

 
Upon receipt of this proposed assessment, the Board of Assessors 
shall determine a final valuation and level of assessment for the public 
utility property. The Board shall further notify the companies of their final 
assessment within 30 days of receipt of the PT-201. The PT-201 must 
be signed by the Chairman of the Board of Assessors. 

 
The assessments are added to the regular county digest when the digest 
is compiled. If the taxpayer (Public Utility Company) has notified the county 
boards of his intent to dispute the Commissioner’s proposed assessment 
in Fulton Superior Court, the county shall include in the digest only the 
undisputed portion of the taxpayer’s proposed assessment. 

 
It is the utility’s responsibility to advise the county board of the undisputed 
portion of the proposed assessment. If the utility fails to do this, the board 
my either correspond with them to discover the undisputed portion or act 
on the best information available, which would be the fair market value 
returned to the Commissioner (Company Return Value) equalized to the 
Commissioner’s proposed equalization ratio or the previous year’s 
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Calculation of Equalized Ratio 
for Public Utility Assessment 

Digest Ass’d Projected 
  Class Value Ratio FMV 

IND     24,808,990          .3500       70,882,829 
153,876,864        .3577      430,223,443 

assessment. 
 

In the event you are ready to compile and submit your digest prior to 
receiving the public utility proposed assessments from the 
Commissioner, you should list these properties using the previous year’s 
assessment for purposes of determination of a current year mill rate. The 
county should then make certain to intercept the bills which are based 
upon the previous year’s assessment. Upon receipt of the current year’s 
proposed assessments from the Commissioner, the county should NOD 
(or E&R) the current year values based upon the final determination of 
value as determined by the Board of Tax Assessors. 

 
 
 
 
 
 
 
 
 
 
 
 

RES 45,252,150 .4000 113,130,375 

AG 25,150,500 .3200   78,595,313 

COM 58,665,224 .3500 167,614,926 
 
 
 
 
 
 
 
 
For Example: 
 

1. Average Level of Assessment Determined = 38.23%        Equalized Ratio = 40.00% 
2. Average Level of Assessment Determined = 36.66%    Equalized Ratio = 36.66% 
3. Average Level of Assessment Determined = 41.88%    Equalized Ratio = 40.00% 
4. Average Level of Assessment Determined = 42.02%    Equalized Ratio = 42.02% 
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Class Assessment Ratio Projected FMV 

Residential 45,000 0.4000 
 

Agricultural 12,333 0.3456 
 

Commercial 23,000 0.3300 
 

Industrial 15,000 0.3300 
 

 

 
 
 

Equalized Ratio 
 
 

Class Assessment Ratio Projected FMV 

Residential 33,000 0.3300 
 

Agricultural 40,000 0.3000 
 

Commercial 25,000 0.4000 
 

Industrial 10,000 0.4000 
 

 

 
 
 

Equalized Ratio 
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Hidden Revenue Lost 

 
A county can, without realizing, lose significant revenue when they fail to 
maintain an equalized ratio above 38%. County’s often don’t realize the 
loss of the revenue, but the revenue that would have been paid by Public 
Utility companies is shifted to other taxpayers when the equalization ratio 
falls below 38%. The table below shows estimated lost revenue for 
various sized counties using a mill rate of 30:  
 

County 
Name PU Digest Assessed PU 

Digest 
Revenue @ 

40% 
Revenue @ 

36% 
Lost 

Revenue 
Bulloch $107,111,350 $42,844,540 $1,285,336 $1,156,803 $128,534 

Burke $2,888,320,703 $1,155,328,281 $34,659,848 $31,193,864 $3,465,985 

Appling $823,408,383 $329,363,353 $9,880,901 $8,892,811 $988,090 

Clarke $178,286,455 $71,314,582 $2,139,437 $1,925,494 $213,944 

Irwin $36,048,938 $14,419,575 $432,587 $389,329 $43,259 

Jefferson $62,317,713 $24,927,085 $747,813 $673,031 $74,781 

      
Calculate lost revenue @ 
37 mills     

County 
Name PU Digest Assessed PU 

Digest 
Revenue @ 

40% 
Revenue @ 

36% 
Lost 

Revenue 
Example A $75,000,000 $30,000,000       
Example B $150,000,000 $60,000,000       
Example C $225,000,000 $90,000,000       
Example D $375,000,000 $150,000,000       
Example E $1,250,000,000 $500,000,000       
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Approval of Digests 
 

A county’s digest is approved in their digest review year if the digest meets 
the following criteria: 

 
• The average assessment ratio for each class of property shall 

be reasonably close to the assessments provided for in 
O.C.G.A. § 48-5-7 which is a 40% assessment for most real 
and personal property. 

• The average assessment variance for each class of 
property shall not be excessive. 

• The assessment ratios of the properties shall not reveal 
any significant assessment bias. 

 
 

Conditional Approval of Digest 
 

If the county’s digest does not meet uniformity requirements the 
Revenue Commissioner will conditionally approve the digest and notify 
the county board of tax assessors in writing of the decision. The written 
notification will contain: 

 
• A list of specific reasons for the digest being conditionally approved, 
• A list of the statistical methods used in the determination, and 
• Any other information that would be helpful to the county board of 

tax assessors to correct the deficiencies. O.C.G.A. § 48-5-344 
 

If the Revenue Commissioner determines that the county’s digest meets 
all conditions required by law, the Commissioner will issue a receipt for 
the digest and enter an order authorizing the use of the digest for the 
collection of taxes. But if it is determined that the overall average 
assessment ratio deviates substantially from the assessment required by 
O.C.G.A. § 48-5-7, the Revenue Commissioner will assess the county 
additional state tax of one-quarter of a mill equal to the difference of the 
proper assessment ratio and the county’s digest. O.C.G.A. § 48-5-345 
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Conditional Approval in the Next Digest Review Year 
 

If a county’s digest contained deficiencies and was conditionally approved 
one year and those same deficiencies still are uncorrected in the next 
digest review year, the Revenue Commissioner will assess the county 
governing authority a penalty of $5.00 per taxable parcel of real property 
and the withholding of state grants to the 
county. O.C.G.A. § 48-5-346 

 
The table below shows an example conditionally approved digest 
and those same deficiencies still are uncorrected in the next digest 
review year 

 
2013 Digest 2016 Digest 

Class Stat Value Class Stat Value 
RES MED 34.43 RES MED 35.78 
 
 

The table below shows an example conditionally approved digest and 
the next digest review year contains deficiencies, but the deficiencies 
are not the same deficiency. 

 
 

Digest Appeals 
 

The local governing authority can appeal the conditional approval of their 
digest to the Revenue Commissioner through a hearing officer. Hearing 
officers are appointed by the State Board of Equalization from the 
congressional districts located in the county. O.C.G.A. § 48-5-348 

2013 Digest 2016 Digest 
Class Stat Value Class Stat Value 
RES MED 34.43 RES COD 22.45 
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Consent Orders 
 

As stated above, the Commissioner has been able to enter into agreements 
or "Consent Orders" specifying a detailed plan to insure the deficiencies in 
the digest will be corrected on or before the time of the submission of the 
digest for the next review year. 

 
The specific penalty, or $5 per parcel penalty, has been deferred in most 
cases and can be permanently waived if the county follows the detailed 
plan or terms of the Consent Order. In the event, however, that the county 
fails to complete or only partially completes the terms of the agreement, 
the Commissioner can reinstate all or any part of the penalty deferred. 

 
Consent Orders must be agreed upon by all parties involved, to include, 
but not be limited to, the County Commission Chairman, the county 
attorney acting on behalf of the county governing authority, the state's 
representative from the Attorney General's office and the hearing officer. 

 
Examples of the types of Consent Orders and the detailed plans to correct 
deficiencies are included as part of this course manual. 
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Consent Order Example: 
DEPARTMENT OF REVENUE STATE OF 

GEORGIA 
 

In Re: 2005 Hamilton County Tax Digest 
 

CONSENT ORDER 
Upon agreement of the parties, the Revenue Commissioner of the 
State of Georgia (“Commissioner”) and the Commissioner of Hamilton 
County (“Hamilton County”), the following facts are found to exist: 

 
1. Hamilton County has raised issues in its Notice of Appeal 

challenging the correctness of the Commissioner’s 
determination and the adequacy of the time period which was 
available to the county to correct prior deficiencies in the tax 
digest. 

2. Hamilton County has taken numerous actions in an effort to correct 
the prior deficiencies cited in the Commissioner’s 2002 digest Order 
dated October 8, 2003. These actions reasonably show good faith 
and a diligent effort on the County’s part to respond to the 
Commissioner’s 2002 Order to correct the deficiencies in the prior 
year’s digest and present an acceptable 2008 digest. 

3. Hamilton County has waived the issues in its Notice of Appeal 
challenging the correctness of the Commissioner’s 
determination and the adequacy of the time period which was 
available to the county to correct prior deficiencies in the tax 
digest. 

 
IT IS THEREFORE ORDERED AS FOLLOWS: 

 
A. That Hamilton County be granted the additional time as requested 

in the Notice of Appeal until such time as the 2008 digest becomes 
due, upon which Hamilton County shall have corrected the 
deficiencies cited in the Commissioner’s Order Regarding 2005 
County Digest, dated September 13, 2006; 

B. That Hamilton County pay a state levy assessment of $85,922.00 
within five days of exhausting all appeals, which figure represents the 
agreement of the parties as to the reasonable amount expected to 
have been collected had the deficiencies cited by the Commissioner 
in his 2002 Order been corrected; 

C. That pursuant to O.C.G.A. Section 48-5-349.2(d)(2), 
the 2005 digest be Conditionally Approved for purposes 
of subsequent digests. 

 
IT IS FURTHER ORDERED AS FOLLOWS: 

 
1. That Hamilton County continue its good faith and diligent effort to 

correct all cited deficiencies; 
2. That the Hamilton County Commissioners make available to the 
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assessors the necessary support to insure approval of the 
Hamilton County 2008 Tax digest. Accordingly, for each year up 
to and including 2008, the board of assessors shall send to the 
Commissioner, by way of the Local Government Services Division, a 
copy of their annual budget request to Hamilton County Commissioners. 
Furthermore, for each year up to and including 2008, the 
Hamilton County Commissioners, upon approving the annual 
budget, shall send a copy of such budget to the Commissioner 
by way of the Local Government Services Division; 

3. That Hamilton County complete the GIS mapping program by December 31, 
2007; 

4. That Hamilton County continue to maintain an adequately trained 
appraisal staff consisting of no less than the present level of staffing 
and notify the Commissioner, through the Local Government 
Services Division, of any changes in appraisal staffing; 

5. That Hamilton county dedicate adequate appraisal staff to the 
discovery, audit and valuation of personal property; such staff to 
consist of no less than the present number of appraisers dedicated 
to personal property; 

6. That Hamilton County continue to maintain an adequate support staff 
in the county assessors office, such staffing consisting of no less 
than the present level of support staff; 

7. That the Hamilton County Tax Commissioner submit to the 
Commissioner a 2008 tax digest which corrects the deficiencies 
cited in the Commissioner’s Order Regarding 2005 County Digest, 
dated September 13, 2006; 

8. That the Hamilton County Tax Commissioner submit to the 
Commissioner the completed 2008 tax digest by August 1, 2008, 
unless prohibited by law of excused by the Commissioner; 

9. Pursuant to O.C.G.A. Section 48-5-349.2(a)(2), the specific penalty authorized 
by 
O.C.G.A. Section 48-5-346 is hereby deferred. The amounts deferred 
shall be permanently waived provided that Hamilton County faithfully 
completes the terms of this Consent Order. In the event, however, 
that Hamilton County fails to complete or only partially completes the 
terms and conditions set forth in Sections 4, 5 and 6 herein, there 
shall automatically be assessed against Hamilton County a penalty of 
$500 (five hundred dollars) per working day, until the conditions set 
forth in Section 4, 5 and 6 are accomplished. 

10. In the event that Hamilton County fails to complete or only partially 
completes the remainder of the terms and conditions set forth above, 
the Commissioner may at his discretion assess against Hamilton 
County a penalty not less that $1,000 (one thousand dollars) and not 
more than $233,500 (two hundred, thirty three thousand five hundred 
dollars) for each occurrence. 

11. For each quarter up to and until Hamilton County submits its 2008 
digest, beginning with the first quarter following the quarter this Order 
is consented to by all parties, the board of assessors shall submit to 
the Commissioner, by way of the Local Government Services 
Division, a written report. Each report shall summarize the following: 
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a. The current staffing levels of appraisers and assessors and the status of training; 
b. The status of the valuations in progress for each class of property; 
c. The results of sales assessment ratio studies analyzing the valuation completed 

for each class of property; 

d. The assessors’ general expenditures for the quarter; and 

e. Additionally, the report shall explain the circumstances behind any loss in 
personnel or resources affecting the board of assessors. The Commissioner may 
assess against Hamilton County an amount equal to any budget losses which 
are deemed unreasonable and which adversely affect the functions of the board 
of assessors and county appraisers’ office. 

 
The total for all amounts assessed pursuant to Sections 9, 10 and 11 
shall not exceed the penalty waived pursuant to Section 9 herein. 
These amounts shall be payable and due as directed by the 
Commissioner. Nothing contained herein is intended to prevent 
Hamilton County from requesting or the Commissioner from waiving 
any penalty if, in the Commissioner’s judgment, Hamilton County’s 
failure to comply with this Consent Order is not unreasonable under the 
circumstances. 

 
There having been no other grounds raised on this appeal, all other 
provisions of the Commissioner’s order conditionally approving the 
Hamilton County 2005 County Digest, including the state levy 
assessment of $85,922.00, remain in effect. Any and all amounts 
remaining past due shall bear interest at the rate provided for by 
O.C.G.A. Section 48-2-40. 

 
It is so Ordered this  day of  , 2006 

 
 

Doug Snotgrass 
Hearing Officer 

 
Prepared and Consented to by: 

   
Clint Westwood 
State Law Department 
Attorney for State Revenue 

Commissioner Consented 

to by: 

 
I. Seaymore Butts 
Hamilton County Attorney 
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Calculation of Statistics 
Median 

 
The median ratio is very simply the “middle” ratio. In addition to simplicity and ease 
of calculation of the median, perhaps its strong attribute is its statistical properties. 
These properties allow a measure of central tendency that is not influenced by 
extreme ratios, or outliers. 
 
In order to find the median, follow these steps: 
 

1. Calculate the assessment-sales ratio for each sample. Divide the 
assessment by the sales price. 

2. Build an “array” of the ratios. An array is a listing of ratios from smallest to 
largest. 

3. If the total number of samples is an even number, the median ratio is the 
average of the two middle ratios. For example: if a sample size is 10, the two 
middle ratios will be ratio #5 and #6 in the array. Add ratio #5 and #6 together 
and divide by 2 to get the median. 

4. If the total number of samples is an odd number, the median ratio is the 
middle ratio. For example: If a sample size is 11, the median will be ratio #6 
in the array. 

# Assessment Sale Price Ratio Array 

1 3,500,000 12,500,000   

2 12,000 35,000   

3 100,000 300,000   

4 400,000 1,000,000   

5 40,000 60,000   

6 3,000 15,000   

7 32,000 125,000   

8 77,000 100,000   

9 60,000 550,000   

10 1,200 5,000   

11 1,200 11,000   

12 1,400 2,000   

 

Median 
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# Assessment Sale Price Ratio Array 

1 35,000 55,000   

2 124,000 250,000   

3 11,000 25,000   

4 3,000 6,000   

5 20,000 43,000   

6 5,000 15,000   

7 44,000 100,000   

8 1,300 2,400   

9 300,000 700,000   

10 1,200 3,600   

11 1,200 3,000   

12 65,000 150,000   

 

Median 
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# Assessment Sale Price Ratio Array 

1 800 2,200   

2 13,000 24,000   

3 600,000 2,000,000   

4 10,000 23,000   

5 1,200 2,300   

6 3,200 7,000   

7 44,000 95,000   

8 55,000 120,000   

9 5,000 85,000   

10 4,000 6,000   

11 7,500 22,000   

 

Median 
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Mean 
 

The mean ratio is also known as the “average”. The mean is probably the 
most commonly used measure of central tendency. The Department of 
Revenue does not use the mean, because the mean is heavily influenced 
by the extreme ratios found in a sample. 

 
To calculate the mean, follow these steps: 

 
1. Calculate the assessment-sales ratio for each 

sample. Dividing the assessment by the sales 
price. 

2. Divide the total of all ratios by the number of ratios 
 
 

# Assessment Sale Price Ratio 

1 3,500,000 12,500,000  

2 12,000 35,000  

3 100,000 300,000  

4 400,000 1,000,000  

5 40,000 60,000  

6 3,000 15,000  

7 32,000 125,000  

8 77,000 100,000  

9 60,000 550,000  

10 1,200 5,000  

11 1,200 11,000  

12 1,400 2,000  

 
Mean 
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# Assessment Sale Price Ratio 

1 35,000 55,000  

2 124,000 250,000  

3 11,000 25,000  

4 3,000 6,000  

5 20,000 43,000  

6 5,000 15,000  

7 44,000 100,000  

8 1,300 2,400  

9 300,000 700,000  

10 1,200 3,600  

11 1,200 3,000  

12 65,000 150,000  

 

Mean 
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# Assessment Sale Price Ratio 

1 800 2,200  

2 13,000 24,000  

3 600,000 2,000,000  

4 10,000 23,000  

5 1,200 2,300  

6 3,200 7,000  

7 44,000 95,000  

8 55,000 120,000  

9 5,000 85,000  

10 4,000 6,000  

11 7,500 22,000  

 

Mean 
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Aggregate 
 

The aggregate is also known as the weighted mean. The aggregate ratio 
may be your least desirable ratio because each sample is weighted 
according to its sale price, therefore, a sale with a large sale price will 
carry more ‘weight’ than a sale with a small price, thus the commonly 
known name ... weighted average. 

 
To calculate the aggregate, follow these steps. 

 
1. Add up all the assessments in the study. 
2. Add up all the sales prices in the study. 
3. Divide the total assessments by the total sales prices. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aggregate 
 
 
 

Total 

# Assessment Sale Price 
1 3,500,000 12,500,000 
2 12,000 35,000 
3 100,000 300,000 
4 400,000 1,000,000 
5 40,000 60,000 
6 3,000 15,000 
7 32,000 125,000 
8 77,000 100,000 
9 60,000 550,000 

10 1,200 5,000 
11 1,200 11,000 
12 1,400 2,000 

 



APM & Digest Review Procedures 54 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aggregate 
 
 
 

Total 

# Assessment Sale Price 
1 35,000 55,000 
2 124,000 250,000 
3 11,000 25,000 
4 3,000 6,000 
5 20,000 43,000 
6 5,000 15,000 
7 44,000 100,000 
8 1,300 2,400 
9 300,000 700,000 

10 1,200 3,600 
11 1,200 3,000 
12 65,000 150,000 
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Aggregate 
 
 
 

Total 

# Assessment Sale Price 
1 800 2,200 
2 13,000 24,000 
3 600,000 2,000,000 
4 10,000 23,000 
5 1,200 2,300 
6 3,200 7,000 
7 44,000 95,000 
8 55,000 120,000 
9 5,000 85,000 

10 4,000 6,000 
11 7,500 22,000 
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Confidence Intervals about the Median 
 

Confidence Intervals are a very important part of sales ratio analysis for 
digest review and the determination of deficiencies. The Audit 
Department calculates confidence intervals about the Median and the 
Aggregate ratios which are used cooperatively with the Median and 
Aggregate ratio when used for the measure of central tendency. 

 
The Audit Department will calculate a 95% confidence interval. 
Calculation of confidence intervals differs depending upon the 
measure of central tendency. The formula for calculating the 
confidence interval about the median: 

 
N = Number of samples 

 
1.96 * Square Root 
(Number of Samples) 2 
or 

 
.98 * Square Root (Number of Samples) 

 
To compute the confidence interval around the Median: 

 
1. Odd Number: 

Add 1 to the above result and truncate to the nearest whole 
number. Count up & down this number of ratios from the 
median. 

 
2. Even Number 

Add .5 to the above result and truncate to the nearest whole 
number. County up & down this number of ratios from the two 
middle ratios. 

 
Example: 

Number of samples (n) = 25 
# of ratios up & down = Truncate(.98 * 
sqrt(25) +1 ) = 5 Interval is ratio #8 to 
ratio #18 

 
Number of samples (n) = 26 
# of ratios up & down = Truncate(.98 * 
sqrt(26) +.5) = 5 Interval is ratio #8 to 
ratio #19 

 
You must have 6 or more observations to compute confidence intervals. 
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Ratios
  

0.8446 

0.4646 

0.8471 

0.9384 

0.7622 

0.6931 

0.7628 

0.3284 

0.2440 

0.2071 

0.4733 

0.2242 

0.9002 

0.3126 

0.6791 

0.4627 

0.0540 

0.0188 

0.9572 

0.4249 

0.7154 

0.6305 

0.5736 

0.2532 

 
1 Median Ratio 
2 # of Samples 
3 Square Root(n) 
4 Sqrt(n) x .98 
5 Odd / Even 
6 Truncate 
7 Median Position 
8 LCI Position 
9 UCI Position 

10 
11 LCI Ratio 
12 UCI Ratio 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

0.0188 

0.0540 

0.2071 

0.2242 

0.2440 

0.2532 

0.3126 

0.3284 

0.4249 

0.4627 

0.4646 

0.4733 

0.5736 

0.6305 

0.6791 

0.6931 

0.7154 

0.7622 

0.7628 

0.8446 

0.8471 

0.9002 

0.9384 

0.9572 
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Ratios
 
Array 

0.8876 

0.4455 

0.8471 

0.9384 

0.7543 

0.6009 

0.7823 

0.3787 

0.2567 

0.2123 

0.4500 

0.6500 

0.8876 

0.3450 

0.3320 

0.3540 

0.2100 

0.1200 

0.5660 

0.4249 

0.5432 

0.6305 

0.5736 

0.2532 

 
1 Median Ratio 
2 # of Samples 
3 Square Root(n) 
4 Sqrt(n) x .98 
5 Odd / Even 
6 Truncate 
7 Median Position 
8 LCI Position 
9 UCI Position 

10 
11 LCI Ratio 
12 UCI Ratio 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

0.1200 

0.2100 

0.2123 

0.2532 

0.2567 

0.3320 

0.3450 

0.3480 

0.3540 

0.3787 

0.4249 

0.4455 

0.4500 

0.5432 

0.5660 

0.5736 

0.6009 

0.6305 

0.6500 

0.7543 

0.7823 

0.8471 

0.8876 

0.9384 
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Confidence Intervals about the Aggregate 

 

In order to compute a confidence interval around the Aggregate, we must 
calculate the Standard deviation of the ratios. 

Compute Confidence Interval 

around Aggregate: 

Aggregate +/- (1.96*s) 
Sqrt(n) 

 
For Example: 

 
Aggregate = 38.50% 
s = 0.55 
N = 150 

 
UCI = .3850 + { (1.96 * 0.55) / Sqrt(150) } 

= .3850 + { 1.078 / 12.25 } 
= .3850 + 0.0880 
= .4730 

LCI = .3850 – { (1.96 *0.55) / Sqrt(150) } 
= .3850 – { 1.078 / 12.25 } 
= .3850 – 0.0880 
= .2970 
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 12.25 
 
 
 

14.14 
 
 
 

10.00 
 
 
 

17.32 
 
 
 

Aggregate 0.3850 Sqrt(n) 
N 150 LCI 
Std Dev. 0.550 UCI 
   

Aggregate 0.3343 Sqrt(n) 
N 200 LCI 
Std Dev. 0.700 UCI 
   

Aggregate .3522 Sqrt(n) 
N 100 LCI 
Std Dev. 1.100 UCI 
   

Aggregate 0.4000 Sqrt(n) 
N 300 LCI 
Std Dev. 0.234 UCI 
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Level of Assessment Statistical Tests 
 

To pass the ‘level of assessment’ test, some part of the confidence 
interval must fall between the standard range of 36% to 44%. If the 
measure of central tendency (median or aggregate) of the sample is below 
40%, the ratio at the upper end of the confidence interval (Upper 
Confidence Interval, UCI) must be no lower than 36%. If the measure of 
central tendency (median or aggregate) of the sample is above 40%, the 
ratio at the lower end of the confidence interval (Lower Confidence Interval, 
LCI) must be no higher than 44%. 

Pass or Fail: 
 
 

LCI Ratio UCI 
 

 
 

 

 

 

 

0.3234 0.3654 0.3788 
 

0.3340 0.3401 0.3580 
 

0.3600 0.3800 0.4000 
 

0.4000 0.4200 0.4400 
 

0.3300 0.3500 0.3800 
 

0.4412 0.4540 0.4780 
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Coefficient of Dispersion (COD) 
 

The Department of Revenue uses the coefficient of dispersion (COD) to 
measure uniformity. The COD measures the average amount of 
dispersion of the ratios from the measure of central tendency. Since the 
COD measures ‘dispersion’, it is to say that a low COD shows less 
dispersion or better uniformity. 

 
To calculate a COD, follow these steps: 

 
1. Find the median ratio. 
2. Calculate the deviation (difference) of each sample ratio 

from the median ratio. 
3. Take the absolute value of each deviation. Absolute 

value means disregarding any signs, negative or 
positive. If a deviation is -.0230 then the absolute value 
of that deviation is .0230. 

4. Add up all the deviations. 
5. Divide the total deviation by the number of samples, 

this is the “mean deviation”. 
6. Divide the mean deviation by the median. 

 
 
 
 
 
 

Mean Dev 
 
 
 

 
COD 

 
 
 
 
 
 
 
 
 
 
Median 
 0.3067 

# Assessment Sale Price Ratio Deviation 
1 3,500,000 12,500,000 0.2800  

2 12,000 35,000 0.3429  

3 100,000 300,000 0.3333  

4 400,000 1,000,000 0.4000  

5 40,000 60,000 0.6667  

6 3,000 15,000 0.2000  

7 32,000 125,000 0. 2560  

8 77,000 100,000 0.7700  

9 60,000 550,000 0.1091  

10 1,200 5,000 0.2400  

11 1,200 11,000 0.1091  

12 1,400 2,000 0.7000  
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Price Related Differential (PRD) 
 

The Price Related Differential (PRD) is the statistic which measures 
assessment bias. When the PRD exceeds 1.00, this indicates that the 
higher valued properties are receiving a break because they are being 
under assessed relative to the lower valued properties. 

 
For example: The PRD is 1.13, the higher valued properties may be 
assessed at 23% while the lower valued properties are assessed at 
35%. 

 
To calculate the PRD, follow these steps: 

 
1. Calculate the mean ratio. 
2. Calculate the aggregate ratio. 
3. Divide the mean ratio by the aggregate ratio. 

 
Statistical Standards Summary 
 

Level of Assessment 
♦ Determined using a Median ratio and considering an 

upper and lower confidence interval of 36% to 44%. 
 

Equity/Uniformity 
♦ Determined using statistical measurement of Coefficient 

of Dispersion, whereby, setting a standard for approval 
at a COD of 15% or less for residential properties and 
20% or less for agricultural, commercial and industrial 
properties. 

 
Bias 
♦ Determined using statistical measurement of Price 

If # is greater 
than 

If # is less 
than 

PR
 

1.05 
 

.9
Georgia Department of 
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Related Differential, whereby, setting a standard for 
approval at a PRD of 95% to 110%. 

 
Proposed Equalized Ratio 
♦ Ratio will be proposed to the county at 40% if the average 

level of assessment is measured between 38% and 42%, 
otherwise, ratio will be proposed at the measured average 
level of assessment. 

 
Determination of Statistical Deficiencies 

 

Once the Revenue Department receives the statistics from the 
Department of Audits, each homogeneous group (Residential, 
Agricultural, Commercial, and Industrial) is evaluated for deficiencies. 
Each homogeneous group is evaluated with three separate statistical 
tests, level of assessment, uniformity of assessment, and assessment 
bias. 

 
♦ Level of Assessment is measured using the Median. The standards 

for level of assessment are the same for each homogeneous group. 
The acceptable range for level of assessment is 36.00% to 44.00%. If 
the actual measure of central tendency falls within the range, or if the 
limits of the 95% confidence interval fall within this range, the 
homogeneous group of property shall be deemed to have passed the 
statistical test for level of assessment. 

 
♦ Uniformity of Assessment is measured using the Coefficient of 

Dispersion (COD). The standards for uniformity of assessment differ 
depending upon the homogeneous group of property evaluated. 
Residential Property shall meet a tighter standard for uniformity of 
assessment. The Residential standard is 15%. The COD for residential 
property shall be 15% or less in order to pass this statistical test. The 
standard for uniformity of assessment for all other homogeneous groups of 
property is 20%. The COD for all homogeneous groups shall be 20% or less 
in order to pass this statistical test. If, for purposes of achieving an adequate 
sample size, other homogeneous groups of property are combined with 
Residential property for the evaluation of residential property, the statistical 
standard shall be 20%, instead of 15%. 

 
♦ Assessment bias is measured using the Price Related Differential 

(PRD). The standards for assessment bias are the same for all 
homogeneous groups of property. The acceptable range for 
assessment bias is 0.95 to 1.10 (or 95% to 110%). The PRD must be 
greater than or equal to 0.95 or less than or equal to 1.10 in order to 
pass this statistical test. 

 
♦ Public Utility property is tested only in level of assessment. 

 
Any homogeneous group of property can fail any or all of these 



APM & Digest Review Procedures 65 

 

statistical tests. Each test failed is listed as a separate finding in the 
digest order. Any finding or deficiency found to exist on a digest must 
be corrected by the next digest review year in order to avoid further 
penalties assessed against the county. 

 

Class Med       LCI             UCI Agg         LCI           UCI COD PRD 

Res 0.3445 0.3200 0.3700 0.3100 0.2800 0.3400 0.1500 1.1500 
 

 
 
 
 
 

Class Med       LCI           UCI Agg       LCI           UCI COD PRD 

Com 0.3522 0.3200 0.3880 0.3400 0.3000 0.3589 0.1900 1.2000 
 

 
 

Class Med        LCI              UCI Agg         LCI            UCI COD PRD 

Agr 0.3445 0.3200 0.3700 0.3400 0.2940 0.3601 0.2230 1.0500 
 

 
 

Level of Assessment  M/A  P/F 
Uniformity of Assmt    P/F 
Assessment Bias    P/F 
 

 
 
 
 

Level of Assessment  M/A  P/F 
Uniformity of Assmt    P/F 
Assessment Bias    P/F 
 

 
 
 
 

Level of Assessment  M/A  P/F 
Uniformity of Assmt    P/F 
Assessment Bias    P/F 
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Class Med         LCI            UCI Agg         LCI            UCI COD PRD 

Res 0.3445 0.3107 0.3599 0.3990 0.3840 0.4130 0.1660 0.9510 
 

 
 

Class Med        LCI              UCI Agg        LCI           UCI COD PRD 

Ind 0.4000 0.3800 0.4200 0.3200 0.2900 0.3450 0.3445 0.9000 
 

 
 

Class Med      LCI             UCI Agg         LCI            UCI COD PRD 

Com 0.3934 0.3512 0.4320 0.3500 0.3300 0.3700 0.1999 1.0000 
 

 
 
 
 
 
 
 
 

Level of Assessment  M/A  P/F 
Uniformity of Assmt    P/F 
Assessment Bias    P/F 
 

 
 
 
 

Level of Assessment  M/A  P/F 
Uniformity of Assmt    P/F 
Assessment Bias    P/F 
 

 
 
 
 

Level of Assessment  M/A  P/F 
Uniformity of Assmt    P/F 
Assessment Bias    P/F 
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Class Med        LCI           UCI Agg        LCI              UCI COD PRD 

Res** 0.3600 0.3300 0.3800 0.3200 0.2900 0.3450 0.1900 1.0434 
 

 
 
** In order to review Residential Samples, all homogeneous groups were combined      together, in 
accordance with Rules and Regulations 
 
Determination of Penalties Assessed 

 

The determination of the penalties assessed is a very straight forward process. There is no 
magic formula involved; it is an absolutely objective process. Any, each and every county will 
be assessed penalties when: 

 
1. Any homogeneous group of property has the same deficiency found to exist in 

consecutive review years. The penalty shall be $5 per taxable real parcel of property. A 
county may enter into a Consent Order which will temporarily waive or permanently defer 
all or part of this $5 per parcel penalty, provided the county satisfies the conditions set 
forth in the consent order. 

 
* The 2010, 2011, and 2012 Williams County digests did not have any deficiencies. 

Williams County 2013 

             LCI     M/A          UCI              COD   PRD 
 
 
 
 
 
 
 
 

 
OAL 0.3775 
 
 
 
 

Res 0.3600 0.3800 0.4000 0.2200 1.0100 

Agr 0.3300 0.3500 0.3600 0.2760 1.0900 

Com 0.3300 0.3500 0.3600 0.2760 1.0900 

Ind 0.3300 0.3500 0.3600 0.2760 1.0900 

PU  0.3522    

 

Level of Assessment  M/A  P/F 
Uniformity of Assmt    P/F 
Assessment Bias    P/F 
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Williams County 2014 

LCI M/A UCI COD PRD 
Res 0.3300 0.3465 0.3589 0.1700 1.0655 

Agr 0.3800 0.4000 0.4200 0.1823 1.0423 

Com 0.3800 0.4000 0.4200 0.1823 1.0423 

Ind 0.3800 0.4000 0.4200 0.1823 1.0423 

PU  0.4000    

 
OAL 0.3884 
 
Williams County 2015 

LCI M/A UCI COD PRD 
Res 0.3800 0.3960 0.4156 0.1240 1.0250 

Agr 0.3600 0.3800 0.4100 0.2100 1.0700 

Com 0.3600 0.3800 0.4100 0.2100 1.0700 

Ind 0.3600 0.3800 0.4100 0.2100 1.0700 

PU  0.4000    

 
OAL 0.3902 

 

 
 
 
 
 
 
 

 
OAL 0.355

 LCI M/A UCI COD PRD 
Res 0.3450 0.3530 0.3640 0.1900 1.1043 
Agr 0.3400 0.3600 0.3800 0.2200 1.0877 
Com 0.3400 0.3600 0.3800 0.2200 1.0877 
Ind 0.3400 0.3600 0.3800 0.2200 1.0877 
PU  0.3556    

 

Williams County 2016     “Review Year” 
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Digest Order Example 
 

An example digest order is found below. This order is sent to the Board of County Commissioners, Tax 
Commissioner, and Board of Tax Assessors. The copy of the Order sent to the Board of Tax Assessors is 
accompanied by a statistical report listing homogeneous property totals by strata with comparison made to the 
previous digest review year totals. 

 
The digest order is accompanied by the following cover letter: 

 
 
 

Mr. Bo Jangles 
Duval County Tax Comm. PO BoX999 
TuffLuck, GA 33333 

Dear Mr. Jangles: 

Your 2002 tax digest, having been submitted on February 15, 2004, has been examined by 
this Department as required by Georgia law (O.C.G.A. Section 48- 5-342). 

 
I have determined that the 2002 valuations of property for taxation purposes are not uniform 
and equalized. Further, the 2002 digest has not corrected the deficiencies that occurred in the 
digest for the preceding review year and cited in my Order of November 24, 2002; therefore 
your 2002 tax digest is CONDITIONALLY approved. 

 
Listed below is an analysis of how the county has complied or failed to comply with the 1999 
Order: 

 
Finding Class Stat 1999 M/A 2002 M/A Corrected? 

#1 Agr AVG 24.41 A 32.93 A No 
#2 Agr COD 91.09  32.21  No 

#3 Agr PRD 76.54   113.36   No 

#4 Com AVG 24.41 A 32.93   No 
#5 Com COD 91.09  32.21  No 

#6 Com PRD 76.54   113.36   No 

#7 Ind AVG 24.41 A 32.93   No 
#8 Ind COD 91.09  32.21  No 

#9 Ind PRD 76.54   113.36   No 

#10 Res AVG 24.41 A 32.38   No 
#11 Res COD 91.09  31.91  No 

#12 Res PRD 76.54   114.66   No 

#13 PU AVG 34.49   34   No 
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By approving your digest CONDITIONALLY, I am authorizing its use for the collection of taxes 
only on the condition that the cited deficiencies by corrected on the 2005 digest and that all 
penalties and additional quarter mill assessments be timely paid, See my enclosed Order. 

 
O.C.G.A. Section 48-5-349.2 provides that a notice of appeal to the attached order must be 
filed by the county governing authority with the Commissioner within 30 days after receipt of 
the Order by the board of tax assessors and shall be accompanied by whatever records, 
reports, or other relevant information is required by rule or order of the Commissioner. Your 
notice of appeal must state the basis of your appeal as being 1) the correctness of the 
Commissioner’s determination that the digest does not meet the requirements of Code Section 
48-5-343, and/or 2) the adequacy of the time period which was available to the 
county to correct prior deficiencies in the digest. Within ten days of receipt of your notice of 
appeal, a hearing officer shall set a date for a hearing on the appeal. 

The notice of appeal should be directed to: 

Lynette T. Riley 
Revenue Commissioner Georgia 
Department of Revenue 1800 Century 
Center Blvd., N.E. Atlanta, Georgia 
30345-3205 

 
The penalty of $5.00 per taxable parcel of real property as provided in O.C.G.A. Section 48-5-
346(a)(2) shall be paid to the Commissioner within 60 days from the date of this Order. 

 
The additional state tax that represents the difference between the amount the state’s levy 
would have produced if the 2002 digest had been at the property assessment ratio and the 
amount the 2002 digest will actually produce, is due and payable within five days after all 
appeal rights have expired or have been exhausted of the final date for payment of taxes in the 
county, whichever comes latest and shall bear interest at the rate specified in O.C.G.A. Section 
48-5-40. 

 
Yours truly, 
Douglas J. MacGinnitie, Commissioner 

 
BLG/att 

 
Enc. Order Regarding 2002 County Tax Digest 
Cc: Ms. Jane Doe, Chairman, Board of Tax Assessors 

Mr. John Doe, Chairman, Board of County Commissioners 
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TO: TAX COMMISSIONER 
CHAIRMAN, BOARD OF TAX ASSESSORS CHAIRMAN, 
BOARD OF COUNTY COMMISSIONERS 

 
 

ORDER REGARDING 2002 COUNTY TAX DIGEST 

 
 

WHEREAS the Commissioner of Revenue, State of Georgia, is charged with the duty 
of examining the tax digests of the counties filed in his office (O.C.G.A. 48- 5-342); and 

 
WHEREAS the Duval County digest for 2002 was submitted by the Tax 
Commissioner of Duval County on February 15, 2004 for examination; and 

 
WHEREAS the Commissioner must examine each 2002 digest for counties in a digest 
review year to determine if the valuations of property for taxation purposes are 
reasonably uniform and equalized between counties and within counties (O.C.G.A. Sec. 
48-5-342, O.C.G.A. Sec. 48-5-342.1); and 

 
WHEREAS the Commissioner has examined the assessments on the classes of 
property appearing in the 2002 county digest as submitted and has reviewed the 
procedures in place in the office of the assessors; and 

 
WHEREAS the Commissioner has taken a sample of recent sales and independent 
appraisals of property in the county and compared these to the assessments of those 
same properties appearing on the 2002 digest, consistent with appropriate statistical 
methods and has found the following deficiencies: 
A. AGRICULTURAL PROPERTY CLASS 

 
Finding #1 - The average assessment as measured by the Aggregate of the 

sample is 32.93% of fair market value, which exceeds the limits of 
reasonable deviation from the required standard of 40%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
Finding #2 - The average assessment variance of individual assessments as 

measured by the Coefficient of Dispersion of the sample is 32.21% which 
exceeds the reasonable standard of 20%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
Finding #3 - As measured by the Price Related Differential, the sample reveals 

an assessment bias of 113.36% which falls outside the reasonable standard 
range of 95% to 110%; 

 
This finding is substantially the same deficiency as found on the 1999 
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digest and cited in the Commissioner’s Order of November 24, 2002. 
 

B. COMMERCIAL PROPERTY CLASS 
 

Finding #4 - The average assessment as measured by the Aggregate of the 
sample is 32.93% of fair market value, which exceeds the limits of 
reasonable deviation from the required standard of 40%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
Finding #5 - The average assessment variance of individual assessments as 

measured by the Coefficient of Dispersion of the sample is 32.21% which 
exceeds the reasonable standard of 20%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
Finding #6 - As measured by the Price Related Differential, the sample reveals 

an assessment bias of 113.36% which falls outside the reasonable standard 
range of 95% to 110%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 
2002.INDUSTRIAL PROPERTY CLASS 

 
Finding #7 - The average assessment as measured by the Aggregate of the 

sample is 32.93% of fair market value, which exceeds the limits of 
reasonable deviation from the required standard of 40%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
Finding #8 - The average assessment variance of individual assessments as 

measured by the Coefficient of Dispersion of the sample is 32.21% which 
exceeds the reasonable standard of 20%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
Finding #9 - As measured by the Price Related Differential, the sample reveals 

an assessment bias of 113.36% which falls outside the reasonable standard 
range of 95% to 110%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
C. RESIDENTIAL PROPERTY CLASS 

 
Finding #10 - The average assessment as measured by the Aggregate 
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of the sample is 32.38% of fair market value, which exceeds the limits of 
reasonable deviation from the required standard of 40%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
Finding #11 - The average assessment variance of individual 

assessments as measured by the Coefficient of Dispersion of the 
sample is 31.91% which exceeds the reasonable standard of 20%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
Finding #12 - As measured by the Price Related Differential, the 

sample reveals an assessment bias of 114.66% which falls outside the 
reasonable standard range of 95% to 110%; 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
D. UTILITY PROPERTY CLASS 

 
Finding #13 - The final assessment of public utility property, as 

determined by the board of tax assessors is 34.00% of fair market 
value, which exceeds the limits of reasonable deviation from the 
required standard of 40% 

 
This finding is substantially the same deficiency as found on the 1999 
digest and cited in the Commissioner’s Order of November 24, 2002. 

 
WHEREAS it is further noted by the Commissioner that the following conditions have 
contributed to the lack of uniformity and equalization: 

 
1. Although the Commissioner notified the county that certain deficiencies were 

present in the 1999 digest, and although a total revaluation was performed 
for the 2002 digest, the 2002 digest continues to be defective and does not 
uniformly distribute the tax burden among the taxpayers of the county; 

2. The computerized appraisal system used for the 2002 revaluation does not 
appear to be able to perform the necessary appraisal functions required of 
the board of assessors office, nor does it appear to be able to provide the 
necessary administrative tracking and ratio reports that would allow the 
county to provide the proper level of assessment, uniformity and equalization 
among the taxpayers of the county; 

3. At the time of the 2002 revaluation, the office of the assessors were 
functioning without the required minimum staff of appraisers 
contemplated by O.C.G.A. Section 48-5-262; 

4. Although the county had an aerial flight in March 2002, this flight was of 
such poor quality that it had to be abandoned, the previous flight, 
performed in 1986, was used in the 2002 revaluation and may have 
potentially hindered the discovery and proper appraisal of real properties; 
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5. It appears that the board of tax assessors has granted conservation use 
valuation whenever requested and without question, resulting in the 
granting of favorable tax assessments to properties that may not qualify, 
thereby, inappropriately administering the requirements of 
O.C.G.A. Section 48-5-7.4; 

6. There is no one assigned full-time to the appraisal of personal 
property, which staffing potentially hinders the discovery and full 
appraisal of this type property; 

7. The number of audits of personal property returns appears to be less than 
would be necessary to reasonably reflect the fair market value of this type 
property; 

8. Although there exists readily available lists of certain items of personal 
property from various governmental agencies, these lists do not appear to 
be used by the county for the discovery of personal property; 

9. The methodologies used for the valuation of all types of personal 
property do not realistically predict fair market value. 

 
NOW THEREFORE, it is ordered: 

 
1. the 2002 tax digest of Duval County, having not obtained the degree of 

uniformity and equalization that is required by law and having failed to 
correct the same of substantially the same deficiencies, specifically Findings 
#1 through #13 above, that occurred in the digest for the preceding review 
year, is hereby conditionally approved as it has been submitted; and 

2. based on the conditional approval of the 2002 county digest, there shall be 
assessed against the county governing authority $127,395 representing a 
penalty of $5.00 per taxable parcel of real property located in the county as 
of January 1, 2002, pursuant to O.C.G.A. Sec. 48-5-345(a)(2), which is due 
to be paid to the Commissioner with 60 days from the date of this Order; 
and 

3. the Duval County Board of Tax Assessors take such action as is 
necessary to satisfactorily correct the deficiencies specified in the 
above Findings before 2006, the subsequent review year for Duval 
County. 

 
This the  day of  , 2004 

 
 
 

State Revenue Commissioner 
 
 
 

The digest order contains findings and observations, both of which are described in 
more detail below. 
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Digest Findings 
 

A conditional approval order can potentially have up to 13 findings, three (level, uniformity, 
bias) for each Residential, Agricultural, Commercial, and Industrial, and one (level) for public 
utility property. 
For Example: 

 
RESIDENTIAL PROPERTY CLASS 
Findings 
1. The average assessment as measured by the median of the sample is 33.45% of 

fair market value, which exceeds the limits of reasonable deviation from the 
required standard of 40%; 

2. The average assessment variance of individual assessments as measured by the 
Coefficient of Dispersion of the sample is 28.19% which exceeds the reasonable 
standard of 15%; 

3. As measured by the Price Related Differential, the sample reveals an 
assessment bias of 115.00%, which falls outside the reasonable standard 
range of 95% to 110% 

 
Finding #1 is related to the level of assessments (Median), Finding #2 is related to the 
equality of assessments (COD), and Finding #3 is related to the bias in the 
assessments (PRD). 

 
The county is required to have the Findings or deficiencies corrected by the next review 
year. Failure to correct the deficiencies by the next review year will result in a $5 per 
taxable real parcel penalty and the loss of certain grants. 

 
 
Digest Observations 

 

If the digest is rejected, the Commissioner may also include in his Order certain Observations 
that he believes may have contributed to the digest’s being conditionally approved. These 
Observations are “Plain Language” descriptions of deficiencies noted by the Commissioner’s 
field staff and an attempt to state the problems in non-statistical terms. 

 
The “Plain Language Observations” are meant to be constructive and normally try to point out 
specific areas the assessors should concentrate on correcting. They can, however, be 
damaging if a practice or lack of practice in the county is totally outside the mainstream of 
common appraisal methods and procedures. It is hoped they will be a useful aid to take before 
the county commissioners to request the necessary resources to correct any deficiencies 
specified in the Findings. 

 
For Example: 

 
1. The last revaluation was performed in 1990 and property values have risen 

considerably and are no longer reasonably predicted by the parameters 
established on the latest revaluation; 

2. The required minimum staff of appraisers contemplated by O.C.G.A. 48-5-262 is not 
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maintained; 
3. The last aerial photos were taken in a 1989 flight and although these maps 

are well maintained, the proper discovery and classification of property may be potentially 
hindered by the continued use of obsolete photography; 

4. Although these exist readily available lists of boats registered in the county, boats 
and motors do not appear on the digest and these items of personal property are 
not appraised as a matter of local policy; 

 
In the above Observations, the county is being cited for obsolete pricing schedules, inadequate 
staff, old maps, and inappropriate appraisal of boats and motors. The appraisal staff should 
not take the above as criticism of them personally, these cites may be used as powerful 
persuasion to the commissioners to commit county resources to the solution of these 
problems. 
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Regulations – Illegal Digest Entry Review 
560‐11‐15‐.01 Definitions. 
 

(1) "Commissioner" means the Commissioner of the Georgia Department of Revenue and 
shall include any person delegated authority by the Commissioner to administer the 
provisions of this Chapter and 
O.C.G.A. § 48‐5‐342. 

 
(2) "Digest" means the total listing of taxable assessments on the annual tax roll of a given 
county that has been certified by the tax receiver or county tax commissioner to the Department 
of Revenue for the purpose of gaining authorization for billing and collecting ad valorem tax. 

 
(3) "Illegal Digest Entry" means a real property parcel or other interest in real property that is 
identified by the Commissioner as appearing illegally on a certified digest because such 
property is not subject to taxation under Chapter 5 of Title 48. The term shall not apply to 
disputes concerning value or exemptions utilized to calculate taxable value. 

 
(4) "Same Property" means a real property parcel or other interest in real property, utilizing 
substantially the same address or county provided description, which was previously 
determined to be an Illegal Digest Entry. 

 
AUTHORITY: O.C.G.A. § 48‐5‐342. 
HISTORY: Original Rule entitled "Definitions" adopted. F. Nov. 18, 2016; eff. Dec. 8, 2016. 

 
 
560‐11‐15‐.02 Commissioner's Determination of Property Illegally Appearing on a County Digest. 
 
1) The Commissioner may, upon his or her own initiative, determine whether any property is 
illegally appearing on a Digest. 

 
(2) The Commissioner may, upon a written complaint filed with the Department by a taxpayer, 
determine whether a property is illegally appearing on a Digest. Complaints as to valuation or 
exempt status of a particular parcel or other interest in real property shall not be considered 
under this Chapter. 

 
(3) Upon making a determination of illegality, the Commissioner shall strike any Illegal Digest 
Entry from the Digest and return the Digest to the county tax commissioner and county board 
of tax assessors for removal of the Illegal Digest Entry and resubmission of the Digest to the 
Commissioner. 

 
(4) A determination letter shall be issued by the Commissioner to the county board of tax 
assessors and a copy of such letter will be furnished to the taxpayer. 

 
AUTHORITY: O.C.G.A. § 48‐5‐342. 
HISTORY: Original Rule entitled "Commissioner's Determination of Property Illegally 
Appearing on a County Digest" adopted. F. Nov. 18, 2016; eff. Dec. 8, 2016. 
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560‐11‐15‐.03 Appeal of Commissioner's Determination. 
 

(1) The county board of tax assessors may appeal the Commissioner's decision to remove 
property from the Digest by filing an appeal pursuant to this Chapter. 

 
(2) The appeal shall be in writing, signed by the chairman of the county board of tax assessors, 
and filed with the office of the Commissioner by the county board of tax assessors within 45 
days of the date of mailing of the Commissioner's letter of determination. 

 
(3) A copy of the appeal filed with the Commissioner shall be mailed to the taxpayer by the 
county board of tax assessors. 

 
AUTHORITY: O.C.G.A. § 48‐5‐342. 
HISTORY: Original Rule entitled "Appeal of Commissioner's Determination" adopted. F. Nov. 
18, 2016; eff. Dec. 8, 2016. 

 
 
560‐11‐15‐.04 Nature of the Appeal; Hearing Procedure; Evidence. 
 

(1) The county board of tax assessors shall have the right to an appeal hearing before the 
Commissioner and shall have the right to be represented by legal counsel and to present 
evidence. 

 
(2) Documents or other written evidence to be presented at the appeal hearing must be 
provided to the Commissioner not less than seven (7) days prior to the time of the hearing. The 
weight and sufficiency of such evidence shall be determined within the sole discretion of the 
Commissioner. 

 
AUTHORITY: O.C.G.A. § 48‐5‐342. 
HISTORY: Original Rule entitled "Nature of the Appeal; Hearing Procedure; Evidence" 
adopted. F. Nov. 18, 2016; eff. Dec. 8, 2016. 

 
 
560‐11‐15‐.05 Ruling; Decision. 
 
Upon decision pursuant to an appeal, the Commissioner shall issue a final decision to the 
county board of tax assessors as to whether the property in question is illegally appearing on 
the Digest and shall mail a copy to the taxpayer. The decision of the Commissioner shall order 
the removal or inclusion of the item on the Digest. 

 
AUTHORITY: O.C.G.A. § 48‐5‐342. 
HISTORY: Original Rule entitled "Ruling; Decision" adopted. F. Nov. 18, 2016; eff. Dec. 8, 2016. 



 

560‐11‐15‐.06 Recurring Illegal Digest Entries for Same Property; Revocation of Qualified 
Status; Reinstatement. 
 

(1) If the Same Property is found by the Commissioner on a Digest within five (5) years of 
removal under this Chapter, the Commissioner will make a determination on whether the 
property is an Illegal Digest Entry. 

 
(2) Where the Commissioner finds such property illegally appearing on the county Digest within 
five (5) years of removal under this Chapter, the Commissioner shall provide notice in writing 
to the county board of tax assessors of such finding of illegality. The county board of tax 
assessors may file an appeal pursuant to this Chapter to the Commissioner's notice no later 
than 45 days of the date of mailing by the Commissioner of such notice. A copy of such appeal 
filed with the Commissioner shall be mailed to the taxpayer. 

 
(3) Where the finding of Illegal Digest Entry is upheld after hearing, or upon failure of the 
county board of tax assessors to file an appeal, the Commissioner will issue a final decision 
and serve such final decision on the Department of Community Affairs for appropriate action 
pursuant to O.C.G.A. § 48‐5‐ 
342. The Commissioner shall return the Digest to the county for removal of the property and 
for Digest resubmission Upon resubmission of the corrected Digest by the county and approval 
by the Commissioner, the Department will notify the Department of Community Affairs of such 
corrective action pursuant to O.C.G.A. § 48‐5‐342. 

 
(4) Where the finding of Illegality of Digest Entry is overturned after hearing, the 
Commissioner will promptly approve the Digest as originally submitted and will issue a 
final decision in accordance therewith. 

 
AUTHORITY: O.C.G.A. § 48‐5‐342. 

HISTORY: Original Rule entitled "Recurring Illegal Digest Entries for Same Property; Revocation 
of Qualified Status; Reinstatement 
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