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Commercial Valuations
For Education Purposes Only

Material is intended to provide a general 
understanding of the subject area.  The 
material may not reflect the policies and 
procedures of the Georgia Department of 
Revenue or interpretations of State Law.  
The application of theories, techniques and 
approach discussed herein must be 
determined on a case-by-case basis.
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Commercial Valuations
Define the Problem

Rule 560-11-2-.56
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)).

https://rules.sos.ga.gov/GAC/560-11-2-.56
https://public.fastcase.com/9SKwsfNqTc6OieYDhNMyM6IjFWBbaNCqXX912qq6p%2f3EmMZK%2bYVK%2fWiXFUVwCO7pveQESA1vjR%2bVMNKY%2fgLYhw%3d%3d
https://public.fastcase.com/9SKwsfNqTc6OieYDhNMyM1RcvZBwAp8dvw8WH7mrtRHbIpRre4A6tmk7E1UUrPErPGb7iKuXhtHoni9E0KDh7A%3d%3d
https://public.fastcase.com/9SKwsfNqTc6OieYDhNMyMxOkZQCIvDiRYh7lcIzbxzDwNBRj5YfKYQOOz2kKC2AcdDIXEaRtP%2fiyGX%2bIcqPewg%3d%3d
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Commercial Valuations
Identify the effective date for the opinion of value

• The appraisal staff shall base decisions regarding 
the taxability, uniform assessment, and valuation of 
real property on the circumstances of such 
property on January 1 of the tax year for which the 
assessment is being prepared. 

• When real property is transferred to a new owner 
or converted to a new use, the circumstances of 
such property on January 1 shall nevertheless be 
considered as controlling.

Rule 560-11-10-.09. Real Property Appraisal

https://rules.sos.ga.gov/GAC/560-11-10-.09
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Commercial Valuations
What is the type of value is expected

O.C.G.A. § 48-5-2

“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.

https://advance.lexis.com/documentpage/?pdmfid=1000516&crid=742d762b-d4ee-4aee-b1e4-c9d5b9f77a67&config=00JAA1MDBlYzczZi1lYjFlLTQxMTgtYWE3OS02YTgyOGM2NWJlMDYKAFBvZENhdGFsb2feed0oM9qoQOMCSJFX5qkd&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A6348-G0H1-DYB7-W30J-00008-00&pdcontentcomponentid=234186&pdteaserkey=sr0&pditab=allpods&ecomp=8s65kkk&earg=sr0&prid=88b0f2c7-fbf3-4731-8552-d73001dc9c05
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Commercial Valuations
What type of use restrictions shall be considered?

O.C.G.A. § 48-5-2

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

• Existing zoning of property;
• Existing use of property 
• Existing covenants or deed 

restrictions

https://advance.lexis.com/documentpage/?pdmfid=1000516&crid=742d762b-d4ee-4aee-b1e4-c9d5b9f77a67&config=00JAA1MDBlYzczZi1lYjFlLTQxMTgtYWE3OS02YTgyOGM2NWJlMDYKAFBvZENhdGFsb2feed0oM9qoQOMCSJFX5qkd&pddocfullpath=%2Fshared%2Fdocument%2Fstatutes-legislation%2Furn%3AcontentItem%3A6348-G0H1-DYB7-W30J-00008-00&pdcontentcomponentid=234186&pdteaserkey=sr0&pditab=allpods&ecomp=8s65kkk&earg=sr0&prid=88b0f2c7-fbf3-4731-8552-d73001dc9c05
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Commercial Valuations
What approach to value must be considered?

The appraisal staff shall consider the following 
approaches in the appraisal of real property:
• Cost
• Sales comparison
• Income 

Rule 560-11-10-.09. Real Property Appraisal

Irrespective of the valuation approach used, the 
result of any appraisal of real property by the 
appraisal staff shall conform to the definition of 
fair market value.

https://rules.sos.ga.gov/GAC/560-11-10-.09
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Commercial Valuations
When are you expected to complete the Assignment?
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Commercial Valuations
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Commercial Valuations
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Commercial Valuations
How long do you have to complete the assignment?
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Commercial Valuations
Helpful Idea

What about a simple board to keep up with 
your task?



DEPARTMENT of REVENUE 14

Commercial Valuations
What resources do you have to complete the task?
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Commercial Valuations
Commercial Field Manual

https://rules.sos.ga.gov/GAC/560-11-10-.09?urlRedirected=yes&data=admin&lookingfor=560-11-10-.09
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Commercial Valuations
Commercial Field Manual

The foundation of any valuation system is the 
consistency and accuracy of data. 

A well thought out field manual establishes standard 
expectations within the appraisal staff and ensures 
accountability.

https://gaao.org/appraisal-documents/
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Commercial Valuations
Quote for the Day

“If it’s not in the minutes, it didn’t happen.”
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Commercial Valuations
Living Document

Appraisal field manuals are not intended to be static but a “living document”.  

A document continually edited and updated.

Change is inevitable.  Change in laws, zoning, building 
materials and construction practices are just a few 
reasons assessment offices must annually review and 
recommended changes for considerations by Board of 
Assessors.
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Commercial Valuations
Helpful Hint
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Commercial Valuations
Expectations
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Commercial Valuations
Expectations

Have enough definitions to 
address core terminology.
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Commercial Valuations
Land
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Commercial Valuations
Land
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Commercial Valuations
Field Reviews
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Commercial Valuations
Helpful Hint



DEPARTMENT of REVENUE 26

Commercial Valuations
Trouble Areas
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Commercial Valuations
Laser v/s Tape 

Has your measuring device been 
approved by the BOA?

When is the last time you checked for 
accuracy?



DEPARTMENT of REVENUE 28

Commercial Valuations
Gross Building Area
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Commercial Valuations
Standards
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Commercial Valuations
Standards

https://www.boma.org/BOMA/BOMA-Standards/BOMA_Floor_Measurement_Standards/BOMA/BOMA-Standards/BOMA_Floor_Measurement_Standards/BOMA_Floor_Measurement_Standards.aspx?hkey=aca6a710-d113-4f3a-bebb-cbfe54498e47
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Commercial Valuations
Standards

https://fastedit.files.wordpress.com/2023/01/ipms-all-buildings-.pdf
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Commercial Valuations
Building Descriptions
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Commercial Valuations
Building Descriptions

Are your 
Descriptions 

Accurate?
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Commercial Valuations
Building Descriptions

Standard Descriptions
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Commercial Valuations
Grade

Are these two 
gas stations 

comparable?
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Commercial Valuations
Depreciation
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Commercial Valuations
Accessory Structures

A structure that is detached from a 
principal structure (dwelling) on the 
same lot, customarily incidental and 
subordinate to the principal structure 
or use. Accessory structures most 
commonly include detached 
garages, utility sheds, amenity 
areas, paving, lighting, fuel canopy, 
etc.
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Commercial Valuations
Photos
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Commercial Valuations
Communicate Changes
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Commercial Valuations
Keep it Accessible

Post on 
your 

Website
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Commercial Valuations
How Do I Get Started

https://gaao.org/


DEPARTMENT of REVENUE 42

Commercial Valuations
How Do I Get Started
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Commercial Valuations
Valuation

• Cost

• Market

• Income 
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Commercial Valuations
Cost

• The appraisal staff shall use the following three steps when applying the cost approach:
• Estimate the cost new of the improvements
• Subtract accrued depreciation
• Add the value of the land.

• The appraisal staff may obtain cost information by directly collecting information from 
contractors, builders, developers, property owners, and other market place participants. 
Cost information may be obtained from firms that compile and publish construction 
information, with the appraisal staff supplementing or modifying such information with 
locally gathered cost information. The appraisal staff may obtain cost manuals specifically 
developed for the county by construction cost services and mass appraisal firms.

APM Rule 560-11-10-.09(4)(a)
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Commercial Valuations
Cost

The appraisal staff shall develop base construction cost 
tables. Modifiers, in the form of factors to be applied to 
the cost tables, may then be developed for areas to 
reflect local market conditions. Different sets of modifiers 
may be necessary to reflect the market for different 
property types within a county.
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Commercial Valuations
Cost

The appraisal staff shall develop or acquire representative cost 
models that contain the manual or automated cost factor tables 
used in the cost approach. The models should be applicable to all 
building types in a county and be based on actual updated costs 
as defined in Rule 560-11-10-.09(4)(a)(1)(iii). The models 
should clearly identify included indirect costs, contain 
depreciation estimation guidelines, and provide for systematic 
cost estimation on manual or automated forms. The 
documentation prepared by the appraisal staff should clearly 
demonstrate how the cost model is applied and explain its 
limitations.
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Commercial Valuations
Cost

Rule 560-11-10-.09. Real Property Appraisal
Construction in Progress

Has Your Board Adopted a Policy?
Construction in progress shall be appraised in the same manner as other similar real property 
taking into account that there may be little or no physical deterioration on such property and 
that the fair market value may be diminished due to the incomplete state of construction. The 
appraisal staff should attempt to value construction in progress by forecasting the future cash 
flow a project would generate and discounting at a rate that reflects the risk and uncertainty 
of that cash flow. If the construction in progress is being financed by a lending institution that 
has established an account from which funds may be drawn by the builder as construction 
progresses, the appraisal staff may consider the percentage of such funds expended as of 
January 1 as a possible indication of percentage completion of construction in progress. In the 
absence of sufficient information to perform such an analysis, the appraisal staff should 
estimate the percentage of completion of all construction in progress as of January 1 of the 
tax year using the best information available. The appraisal staff should then estimate the fair 
market value of the improvement upon completion. The appraisal staff should then estimate 
the fair market value as of January 1 as being the estimated fair market value upon 
completion multiplied by the percentage of completion on January 1. If comparable sales 
information of real property under construction is generally not available and there is no other 
specific evidence to measure the probable loss of value if the property is sold in an incomplete 
state of construction, the appraisal staff may multiply the identified total cost of 
construction by a uniform market risk factor of .75.
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Commercial Valuations
Cost

Rule 560-11-10-.09. Real Property Appraisal

The appraisal staff may obtain cost information by directly 
collecting information from contractors, builders, developers, 
property owners, and other market place participants. Cost 
information may be obtained from firms that compile and 
publish construction information, with the appraisal staff 
supplementing or modifying such information with locally 
gathered cost information. The appraisal staff may obtain cost 
manuals specifically developed for the county by construction 
cost services and mass appraisal firms.
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Commercial Valuations
Cost

Commercial Estimator is the commercial appraisers solution to lightning-fast cost 
reports! On-target commercial cost reports every time. Appraisal professionals can 
now rely on the versatile Commercial Estimator when performing cost adjustments 
on building types in a myriad of classes, sizes, shapes and quality levels. Join the 
ranks of other appraisers using this flexible tool…complete the cost approach in less 
time and with fewer headaches!
With Commercial Estimator, you’ll have quick access to accurate costs on more 
than 270 commercial, industrial, retail, agricultural or institutional buildings 
including all classes, sizes, shapes and quality levels. You can also select from over 
87 different wall types, or automatically use default wall types.
By entering as few as five pieces of data into this simple model-based square foot 
system, you can generate accurate Summary, Detailed and Data Entry reports in 
mere minutes. Real time data updates allow you to produce current and accurate 
cost reports.
Best of all, Commercial Estimator performs all the calculations for you, 
automatically interpolating between quality levels and localizing costs to your area. 

https://swiftestimator.com/
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Commercial Valuations
Cost



DEPARTMENT of REVENUE 51

Commercial Valuations
Cost

https://craftsman-book.com/2023-national-building-cost-manual-ebook-pdf-1
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Commercial Valuations
Cost

https://www.buildingjournal.com/construction-estimating.html
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Commercial Valuations
Cost

https://e2value.com/commercial/
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Commercial Valuations
Market

Appraiser Procedure Manual

The appraisal staff shall maintain a record of all sales of real property that
are available and occur within the county. The appraisal staff should also
familiarize themselves with overall market trends within their immediate
geographical area of the state. They should collect and analyze sales data
from other jurisdictions having market and usage conditions similar to
their county for consideration when insufficient sales exist in the county to
evaluate a property type, especially large acreage tracts.

APM Rule 560-11-10-.09(2)(d)(1)(ii)
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Commercial Valuations
Market

The appraisal staff shall build and 
maintain an up-to-date file system 
of qualified sales. Other preferred 
information to be considered is the 
motivations of the buyer and seller, 
as obtained from actual interviews 
of the parties to the sales. 

APM Rule 560-11-10-.09(4)(b)(2)
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Commercial Valuations
Market Data

https://www.gamls.com/
https://firstmls.com/
https://www.costar.com/home/demo?gclid=EAIaIQobChMIzJnZv6q5_gIVARSzAB02rgJOEAAYASAAEgJ1rfD_BwE
https://www.kingindustrial.com/
https://www.loopnet.com/?sourcecode=2ggtkt041h85092&gclid=EAIaIQobChMI0bLq9aq5_gIVaCdMCh24Bwj_EAAYASAAEgLJy_D_BwE
https://www.crexi.com/
https://www.propertyshark.com/cre/commercial-real-estate/us/ga/dallas/
https://cre.moodysanalytics.com/products/catylist/
https://www.cbre.com/
https://www.cityfeet.com/cont/atlanta-ga/commercial-properties-for-sale?sk=19007051f5aa4ce1b990db758469c638
https://www.commercialsearch.com/commercial-real-estate/us/ga/
https://www.land.com/
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Commercial Valuations
Market

https://gaao.org/
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Commercial Valuations
Market
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Commercial Valuations
Market

Adjustments to the sales to be considered by the appraiser 
include, but are not limited to:

Environmental Economic, Governmental, and Social factors 
affecting the sale property and the subject parcel. 

These adjusted qualified sales may then be used to appraise 
the subject parcel.

Time of sale Location Physical characteristics

Partial interest Trades Personal property

Leases Incomplete or unbuilt 
community property

Atypical financing

Covenants Deed restrictions
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Commercial Valuations
Market

The appraisal staff shall build and 
maintain an up-to-date file 
system of qualified sales. Other 
preferred information to be 
considered is the motivations of 
the buyer and seller, as obtained 
from actual interviews of the 
parties to the sales. 

APM Rule 560-11-10-.09(4)(b)(2)
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Commercial Valuations
Income Valuation

48-5-2(3)
“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.”
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Commercial Valuations
Income Valuation

1,238 Income Request Letters 
377 Responded  30%
279 Owner Occupied

98 Market Data
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Commercial Valuations
Income Valuation

Appraiser Procedure Manual (APM)
560-11-10-10-.09(4)(c)

https://rules.sos.ga.gov/GAC/560-11-10-.09?urlRedirected=yes&data=admin&lookingfor=560-11-10-.09
https://rules.sos.ga.gov/GAC/560-11-10-.09?urlRedirected=yes&data=admin&lookingfor=560-11-10-.09
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Commercial Valuations
Local Market

Contact Leasing Company Real Estate Brokers Appraisers Lenders
Verify Advertised Lease Rates Establish vacancy rates Document Findings

All real property parcels should be physically 
reviewed at least once every three years to 
ascertain that property information records 
are current.
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Commercial Valuations
Income Valuation

https://www.cbre.com/insights/reports/us-cap-rate-survey-h2-2022
https://www.costar.com/
https://www.naahq.org/
https://www.nationalcaprates.com/
https://www.20min-5.com/?_=%2Ftopics%2F4922%2Fself-storage-in-the-us%2F%23KJWqMdlUlBn8PPpbQwnhk4LmbIAuGFCs
https://cre.moodysanalytics.com/insights/tag/cap-rates/
http://www.realtyrates.com/
https://www.msci.com/our-solutions/real-assets/real-capital-analytics
https://bouldergroup.com/
https://netleasefinder.com/
https://www.loopnet.com/
https://www.pwc.com/us/en/products/investor-survey.html
https://www.nmrk.com/insights/market-report/newmark-v-a-market-surveys
https://www.dca.ga.gov/node/4602
https://www.statista.com/statistics/712262/retail-vacancy-rates-usa-by-type/#:%7E:text=Retail%20real%20estate%20vacancy%20rates,U.S.%202021%2D2022%2C%20by%20type&text=Across%20different%20types%20of%20retail,vacancy%20rate%20of%202.5%20percent.
https://fred.stlouisfed.org/
https://www.ahla.com/
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Commercial Valuations
Summary Income Result
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Commercial Valuations
Templates Anyone?
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Commercial Valuations
Notice of Assessment

48-5-306(d)
Records and information availability. Notwithstanding the provisions
of Code Section 50-18-71, in the case of all public records and
information of the county board of tax assessors pertaining to the
appraisal and assessment of real property:(1) The taxpayer may
request, and the county board of tax assessors shall provide within
ten business days, copies of such public records and information,
including, but not limited to, a description of the methodology used
by the board of tax assessors in setting the property’s fair market
value, all documents reviewed in making the assessment, the address
and parcel identification number of all real property utilized as
qualified comparable properties, and all factors considered in
establishing the new assessment, at a uniform copying fee not to
exceed 25¢ per page.
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Commercial Valuations
Notice of Assessment

Cost data from Nationally recognized industry publications is adjusted to our local market 
based on ___________sales of the same class of properties.  We developed an income 
valuation based on typical income and expenses of like and similar property types and are 
summarized in the attached documents.  Please be aware, specific income and expense data 
provided by owners are confidential under O.G.G.A.48-5-314 and cannot be released.

The board adopted the income valuation for the __________tax year as market data 
confirms the value is well supported and uniform with the other property classes.

Here is the property record card, sales data and a breakdown of the income valuation for 
you to review.  For your convenience, you can also find specific property information and 
sale data on the assessor’s web which you will find accurate and well supported.

Have a great day.
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Commercial Valuations
Appeals

48-5-311

”Such written notice shall advise each party that he
or she may request a list of witnesses, documents,
or other written evidence to be presented at the
hearing by the other party. Such request must be
made not less than ten days prior to the hearing
date, and such information shall be provided to the
requesting party not less than seven days prior to
the time of the hearing. Any failure to comply with
this requirement shall be grounds for an automatic
continuance or for exclusion of such witness,
documents, or other written evidence. ”
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Commercial Valuations
Appeals

48-5-311

Recording of interviews or hearings

The taxpayer shall be entitled to:
• Have an interview to discuss tax assessment
• The taxpayer may record the interview
• The taxpayer shall be awarded $100.00 per occurrence and 

recover reasonable attorney’s fees and expenses to compel such 
interview

• The board of tax assessors cannot refuse to participate in an 
interview

Dear Baby JESUS
Help Me Get Thru This
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Commercial Valuations
Appeals
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Commercial Valuations
The Fallout

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

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.

https://public.fastcase.com/9SKwsfNqTc6OieYDhNMyM5L84UjDXHSD2fw6ZeWc1fdExmLEIaMCeAWMB2GiNeOHJ94qtpOvsU6T9i7nY6KPPQ%3d%3d
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Commercial Valuations
The Fallout

Railroad Revitalization and Regulatory Reform Act of 
1976 (4R Act) Section 306

Bellsouth Telecommunications, Inc. v. Henry County 
Board of Assessors, 217 Ga. App. 699, 458 S.E.2d 705 
(1995)

Public Utilities are taxed at overall level of assessment 
when the Public Utility Value falls +/-5% of 40% (38%-
42%)
Act prohibited states from assessing railroads at a higher 
ratio to market value than that used for other property in 
the state or at a higher tax rate.
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Commercial Valuations
The Fallout

48-5-304
Digest will not be approved if appeals are excessive

48-5-342
Digest will not be approved if values are found to be NOT 
be reasonably uniform and equalized between counties

48-5-346
County continuing to produce non-compliant values  
• Will be removed as a qualified local government
• Will have State grants withheld
• Will be imposed a $5.00 per parcel penalty
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Commercial Valuations
Get Involved

Commercial Chairperson
Gregory Afflick
Commercial Manager, 
Board of Assessors 
Gwinnett County Government 
770.822.7248 | 75 Langley Drive, 
Lawrenceville, GA 30046
Gregory.Afflick@gwinnettcounty.com

Next Meeting
June 30th at 9:00
Gwinnett Justice and Admin Center
75 Langley Drive, Lawrenceville, GA 30046.

https://gaao.org/
mailto:Gregory.Afflick@gwinnettcounty.com
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Commercial Valuations
In-House or Sub-Contract
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Commercial Valuations
In-House or Sub-Contract

I Made It Thru Another Day Boss

But I Could Use A Hand
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Commercial Valuations
In-House or Sub-Contract

Contract with 
local appraiser on 
unique properties
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Commercial Valuations
In-House or Sub-Contract

Please take time 
to visit one of the 

many vendors 
while you are 

here

We Are Here To Help



DEPARTMENT of REVENUE
82

Commercial Valuations
We are Hiring

https://gaao.org/employment-opportunities/
https://gaao.org/employment-opportunities/
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Commercial Valuations

Any Questions
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Commercial Valuations

James Stokes
678-224-4140

james.stokes@paulding.gov
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