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Objectives

• Discuss the purpose of the ratio study

• Talk about required work leading up to the study

• Explain how ADOR examines each study

• Provide a checklist for counties
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The Purpose of the Ratio Study
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Appraised at Fair & Reasonable Market Value…

• “Each county governing body of this state, 
through its respective tax assessor, shall have 
the property of such county appraised at its fair 
and reasonable market value, which fair and 
reasonable market value shall be the basis of 
assessments for ad valorem taxes.”

» §40-7-62 Code of Alabama, 1975
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To the Reasonable Satisfaction of ADOR

• “Where the property of a county has been 
appraised at its fair and reasonable market value 
as required by this division to the reasonable 
satisfaction of the Department of Revenue...”

» §40-7-71 Code of Alabama, 1975
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Function of the Ratio Study

• Tool to ensure mass appraisal performance

• Measures both primary aspects of appraisal accuracy:

– Level of appraisal: 

• Are properties appraised at market value?

• Ratio of appraised value to sale price

– Uniformity of appraisal:

• Are properties equitably appraised?

• Coefficient of dispersion (COD)
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Why the COD is Important

Parcel Group 1 Group 2

1 90% 40%

2 95% 80%

3 100% 100%

4 105% 120%

5 110% 160%

Median 100% 100%

Mean 100% 100%

Appraisal Uniformity

Within a Group 

COD 6.0 32.0
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Preparation is Critical
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Before the Study: Field Work

• Prior to compiling the ratio study, all field work 
must be complete

– All change forms which are produced by mapping:

• Name changes

• New parcels

• Acreage, line, description change

• Deleted parcels

• Etc.

– Permits & flags

– 25% Incremental review
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Before the Study: Data Entry

• All appraisal changes must be keyed before the 
ratio study is conducted

– Updates

– 25% review

• Changes made in the field may affect the 
outcome of the ratio study when keyed
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Before the Study: Sale Verification

• Sales are gathered on a continuing basis

– All sales are entered into the CAMA system

– Mark obviously unusable sales as such at the time of entry

• Verify sales as they are entered

– Review MLS sheets

– Inspect questionnaires

– Check Real Estate Sales Validation forms

– Contact: grantor, grantee or other person with knowledge 
of sale
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Unusable Sales

• Upon verification, sales which are unusable 
should be marked as unusable

• A brief reason for not using the sale must be 
given in the comments section
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Before the Study: Valuation Zones

• Before performing ratio analysis, valuation zones 
should be checked

– Find the sweet spot for delineating valuation zones

– Ensure that all parcels are assigned a valuation zone

– Use CAMA / GIS to verify proper boundaries

– Correct any outliers
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Behind the Scenes of the Real 
Property Section
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Photo credit: NASA    Source: https://www.nasa.gov/content/johnson-space-centers-mission-control-center
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Overview of the Real Property Ratio Review

1. Check for completion of field work

2. Examine spreadsheet to see that all required data is present

3. Save relevant data from transmittal letter

4. Search for unqualified sales

5. Look for indicators that data was not pulled from CAMA

6. Test valuation zone ratio compliance

7. Compare trending chart with ratio statistics for trended 
zone compliance

8. Approve the study
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1. Check Status of Mapping & Appraisal

• Monthly Progress Report – Work Not Finished

Year Instru. Worked % Year Instru. Worked % Year Trans. Worked % Year Trans. Worked % 25% Worked % 2020 2019

October 2020 0 0 0% 2019 1,070 681 64% 2020 0 0 0% 2019 0 213 0% 22,748 0 0% 0 143

November 2020 64 0 0% 2019 903 1,247 138% 2020 92 10 11% 2019 1,448 0 0% 22,748 842 4% 0 0

December 2020 24 48 200% 2019 5 8 160% 2020 48 48 100% 2019 8 8 100% 22,748 870 4% 48 8

January 2020 90 90 100% 2019 12 12 100% 2020 183 33 18% 2019 15 15 100% 22,748 397 2% 33 15

February 2020 93 76 82% 2019 0 0 0% 2020 11 6 55% 2019 0 0 0% 22,748 567 2% 476 0

March 2020 91 75 82% 2019 0 0 0% 2020 95 26 27% 2019 0 0 0% 22,748 665 3% 26 0

April 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 22,748 0 0% 0 0

May 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 22,748 0 0% 0 0

June 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 22,748 0 0% 0 0

July 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 22,748 0 0% 0 0

August 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 22,748 0 0% 0 0

September 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 22,748 0 0% 0 0

TOTALS 2020 362 289 80% 2019 1,990 1,948 98% 2020 429 123 29% 2019 1,471 236 16% 22,748 3,341 15% 583 166

2015 22,748 557 0 Index: 0.00 BYTR: 0.00% EQ Ratio : 0.00%

25% REVIEW

COUNTY MONTHLY SUMMARY SNAPSHOT

MONTH

PARCELS UPDATED 

IN CAMA

Base Year: Parcel Count: Personal Property Accts: Valuation Zones:

Washington

MAPPING SUMMARY ANNUAL MAINTENANCE SUMMARY
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1. Check Status of Mapping & Appraisal

• 2019 Mapping:
Year Instru. Worked % Year Instru. Worked %

2020 0 0 0% 2019 1,070 681 64%

2020 64 0 0% 2019 903 1,247 138%

2020 24 48 200% 2019 5 8 160%

2020 90 90 100% 2019 12 12 100%

2020 93 76 82% 2019 0 0 0%

2020 91 75 82% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 362 289 80% 2019 1,990 1,948 98%

MAPPING SUMMARY

Mapping is not 
Complete
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1. Check Status of Mapping & Appraisal

• 2019 Appraisal:
Year Trans. Worked % Year Trans. Worked %

2020 0 0 0% 2019 0 213 0%

2020 92 10 11% 2019 1,448 0 0%

2020 48 48 100% 2019 8 8 100%

2020 183 33 18% 2019 15 15 100%

2020 11 6 55% 2019 0 0 0%

2020 95 26 27% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 429 123 29% 2019 1,471 236 16%

ANNUAL MAINTENANCE SUMMARY

Updates are 
not Complete
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1. Check Status of Mapping & Appraisal

• 25% Incremental Review:
25% Worked %

22,748 0 0%

22,748 842 4%

22,748 870 4%

22,748 397 2%

22,748 567 2%

22,748 665 3%

22,748 0 0%

22,748 0 0%

22,748 0 0%

22,748 0 0%

22,748 0 0%

22,748 0 0%

22,748 3,341 15%

25% REVIEW

25% Review is 
not Complete
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1. Check Status of Mapping & Appraisal

• Monthly Progress Report – Work Finished

Year Instru. Worked % Year Instru. Worked % Year Trans. Worked % Year Trans. Worked % 25% Worked % 2020 2019

October 2020 402 402 100% 2019 6,937 6,937 100% 2020 408 0 0% 2019 9,278 7,329 79% 102,597 23,750 23% 0 7,329

November 2020 559 559 100% 2019 43 43 100% 2020 706 0 0% 2019 73 0 0% 102,597 5,374 5% 0 0

December 2020 503 503 100% 2019 21 21 100% 2020 823 0 0% 2019 134 0 0% 102,597 13,901 14% 0 0

January 2020 464 464 100% 2019 18 18 100% 2020 614 0 0% 2019 18 2,174 12078% 102,597 384 0% 0 2,174

February 2020 444 444 100% 2019 17 17 100% 2020 515 0 0% 2019 56 56 100% 102,597 0 0% 0 56

March 2020 658 658 100% 2019 16 16 100% 2020 790 2,635 334% 2019 16 16 100% 102,597 6,465 6% 2,635 16

April 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 102,597 0 0% 0 0

May 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 102,597 0 0% 0 0

June 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 102,597 0 0% 0 0

July 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 102,597 0 0% 0 0

August 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 102,597 0 0% 0 0

September 2020 0 0 0% 2019 0 0 0% 2020 0 0 0% 2019 0 0 0% 102,597 0 0% 0 0

TOTALS 2020 3,030 3,030 100% 2019 7,052 7,052 100% 2020 3,856 2,635 68% 2019 9,575 9,575 100% 102,597 49,874 49% 2,635 9,575

2018 102,597 8,499 384 Index: 1.11 BYTR: 97.92% EQ Ratio : 99.69%

25% REVIEW

COUNTY MONTHLY SUMMARY SNAPSHOT

MONTH

PARCELS UPDATED 

IN CAMA

Base Year: Parcel Count: Personal Property Accts: Valuation Zones:

Montgomery

MAPPING SUMMARY ANNUAL MAINTENANCE SUMMARY
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1. Check Status of Mapping & Appraisal

• 2019 Mapping:

Mapping is 
Current

Year Instru. Worked % Year Instru. Worked %

2020 402 402 100% 2019 6,937 6,937 100%

2020 559 559 100% 2019 43 43 100%

2020 503 503 100% 2019 21 21 100%

2020 464 464 100% 2019 18 18 100%

2020 444 444 100% 2019 17 17 100%

2020 658 658 100% 2019 16 16 100%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 3,030 3,030 100% 2019 7,052 7,052 100%

MAPPING SUMMARY
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1. Check Status of Mapping & Appraisal

• 2019 Appraisal:

Updates are 
Complete

Year Trans. Worked % Year Trans. Worked %

2020 408 0 0% 2019 9,278 7,329 79%

2020 706 0 0% 2019 73 0 0%

2020 823 0 0% 2019 134 0 0%

2020 614 0 0% 2019 18 2,174 12078%

2020 515 0 0% 2019 56 56 100%

2020 790 2,635 334% 2019 16 16 100%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 0 0 0% 2019 0 0 0%

2020 3,856 2,635 68% 2019 9,575 9,575 100%

ANNUAL MAINTENANCE SUMMARY
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1. Check Status of Mapping & Appraisal

• 25% Incremental Review:

25% Review is 
Complete

25% Worked %

102,597 23,750 23%

102,597 5,374 5%

102,597 13,901 14%

102,597 384 0%

102,597 0 0%

102,597 6,465 6%

102,597 0 0%

102,597 0 0%

102,597 0 0%

102,597 0 0%

102,597 0 0%

102,597 0 0%

102,597 49,874 49%

25% REVIEW
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2. Check for Required Data

• Transmittal letter

• Equalization sales

• Equalization analysis (valuation zone & use code)

• Trending chart

• Unusable sales
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2. Check for: Transmittal

Accurate Parcel Count 
& 

Deed Information

Signed by Analyst 
Compiling Study 

&
ADOR District 

Supervisor 
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2. Check for: Equalization Sales
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2. Check for: Valuation Zone Analysis
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2. Check for: Use Code Analysis
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2. Check for: Trending Chart
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2. Check for: Unusable Sales Tab

• Tests
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3. Transmittal Letters Saved

• Transmittal letters are copied and saved

• Data from each letter is saved in to a data file
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4. Search for Unqualified Sales

• Valid sales tab is searched for unqualified sales

– Sale dates are checked first

• Arrayed in order

• 10/1 through 9/30

– Grantor & grantee is examined next

• Manually

• Key word searches

– Duplicated deed book & page numbers searched last
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4. Search for Unqualified Sales

• Sale date check:

Array data by the deed date
Check for: 10/1 through 9/30

Sample dates should be from
10/1/17 through 9/30/17
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4. Search for Unqualified Sales

• Grantor & grantee check:

Sample County Sales File Highlight GO & GE Columns



Ratio Studies: Behind the Scenes with ADOR 

Alabama Department of Revenue

4. Search for Unqualified Sales

• Grantor & grantee check:

“Ctrl + F” Activates a search box
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4. Search for Unqualified Sales

• Grantor & grantee check:

“church” was typed in and “Find Next” selected
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4. Search for Unqualified Sales

• Grantor & grantee check:

“estate” was typed in and “Find Next” selected

Excel scrolls to the first “estate”
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4. Search for Unqualified Sales

• Grantor & grantee check:

“Find Next” is selected again

Excel scrolls to the next “estate”
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4. Search for Unqualified Sales

• Grantor & grantee check:

“Find All” may be used instead of “Find Next”

Each occurrence is listed here

Click each or use “Find Next”
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4. Search for Unqualified Sales

• Duplicate deed check is performed next

– Finds multi-parcel sales which have been entered 
incorrectly

– When the sale price is allocated and one sale is 
counted multiple times, it skews the statistics

• Multi-parcel sales must be handled as one sale
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4. Search for Unqualified Sales

• Duplicate deed check:
Equalization sales: Sort by Parcel then by Deed Book then by Deed Page
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4. Search for Unqualified Sales

• Duplicate deed check:
Home tab, Conditional Formatting, Highlight Cell Rules, Duplicate Values
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4. Search for Unqualified Sales

• Duplicate deed check:
Select the color you wish to highlight duplicates in & click “OK”
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4. Search for Unqualified Sales

• Duplicate deed check:
Duplicate deeds are now easily identified
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5. Was Data Pulled from CAMA?

• Sales data is examined to verify that information 
was pulled from the CAMA system

• Methods of discovery are considered trade 
secrets
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6. Valuation Zone Ratio Compliance

• Valuation zones with adequate sales are 
required to have a median ratio of 98% - 102%

– 10 or more sales

– Valuation zones with fewer than 10 sales

• ADOR may require zones with fewer sales to be trended

• Contingent upon the number of parcels in the valuation 
zone & the number of valid sales

• Consider how the ratios fall (all high or all low)
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6. Valuation Zone Ratio Compliance
Statistical software is used to test the valuation zones
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6. Valuation Zone Ratio Compliance

THELAKES 1 97.24 97.24 97.24 97.24 97.24 0.00 1.00 0.0

Overall 376 99.38 99.46 98.19 59.81 149.23 89.42 1.01 7.8

Results are entered into an Excel template & 
sorted by the number of sales in each valuation zone

V-Zone Count Mean Median W. Mean MIN MAX Range PRD COD

001NORTH 41 100.31 100.22 99.84 72.01 129.63 57.62 1.00 9.6

010RURAL 41 100.76 99.44 96.93 72.55 149.23 76.67 1.04 11.2

PPLANVWG 28 100.33 100.63 100.34 91.14 113.49 22.35 1.00 3.9

0003EAST 24 99.98 100.55 99.20 59.81 125.79 65.98 1.01 13.8

00000007 21 100.62 100.01 99.19 77.97 144.13 66.16 1.01 12.2

FARMBR+1 17 100.90 100.01 100.83 90.07 113.08 23.01 1.00 4.8

00000012 16 97.95 100.52 99.10 66.24 120.46 54.22 0.99 8.0

000012FB 11 101.93 99.95 102.36 91.81 121.57 29.76 1.00 5.6

005SOUTH 11 101.94 99.24 100.14 77.29 140.89 63.60 1.02 12.9

0012ALBO 10 99.85 100.86 99.40 85.26 111.59 26.33 1.00 7.3

EAGLERDG 9 99.54 98.01 99.30 93.62 109.44 15.82 1.00 4.3

ALABAMA COUNTY
EQUALIZATION RATIO 2017 - 2018

Zones with 10+
are Between 
98%- 102%

Overall Ratio is 
Between 

98%- 102%
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6. Valuation Zone Ratio Compliance

• Trending of zones with fewer than 10 sales:

• Consider: Number of parcels affected

Quantity of sales

Distribution of sales 

County Appraiser Decided to Trend this Zone

6 Sales 
1,586 Parcels

PARCEL 

NUMBER

USE 

CODE NBHD

LAND 

VALUE

IMPROVEMENT 

VALUE

APPRAISED 

VALUE SALE PRICE RATIO

050305300500800000111 00000008 $25,937 $118,414 $144,351 $175,000 82.49

050308100103300000111 00000008 $20,577 $91,264 $111,841 $129,465 86.39

050308200100100000111 00000008 $27,600 $119,807 $147,407 $153,500 96.03

050308300100900000111 00000008 $12,827 $42,064 $54,891 $71,400 76.88

050308400203800000111 00000008 $16,815 $103,860 $120,675 $124,550 96.89

050308400205700000111 00000008 $28,083 $111,025 $139,108 $150,000 92.74

Median 89.56

Average 88.57

COD 7.43
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6. Valuation Zone Ratio Compliance

• Zones which are adjusted to equalization compliance 
are to be trended to 100%

NEIGHBORHOOD # OF SALES BUILDING LAND # OF PARCELS 

00000007 17% 7% 2,427

00000008 11% 7% 1,586

00000009 8% 7% 1,788

00000010 0% -18% 47

00000012 5% 5% 1,553

000002MP 10% 0% 7

000002NW 7% 0% 57

000003AR 5% 0% 39

000005LP 10% 0% 27

000005PS 5% 0% 12

2018 TRENDING

ALABAMA COUNTY

TRENDING FACTOR (%)

Sample of Trending Chart as Submitted
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7. Trended Zone Ratio Compliance

NEIGHBORHOOD # OF SALES RATIO BUILDING LAND # OF PARCELS 

00000007 21 100.01 17% 7% 2,427

00000008 6 98.37 11% 7% 1,586

00000009 2 90.17 8% 7% 1,788

00000010 #N/A #N/A 0% -18% 47

00000012 16 100.52 5% 5% 1,553

000002MP 1 103.58 10% 0% 7

000002NW 2 106.07 7% 0% 57

000003AR 1 93.1 5% 0% 39

000005LP 2 89.83 10% 0% 27

000005PS 1 97.86 5% 0% 12

2018 TRENDING

ALABAMA COUNTY

TRENDING FACTOR (%)

The Number of Sales & Median Ratios are Imported

A zone is trended 
with no sales.

Did this carry over 
from last year?



Ratio Studies: Behind the Scenes with ADOR 

Alabama Department of Revenue

7. Trended Zone Ratio Compliance

NEIGHBORHOOD # OF SALES RATIO BUILDING LAND # OF PARCELS 

00000007 21 100.01 17% 7% 2,427

00000008 6 98.37 11% 7% 1,586

00000009 2 90.17 8% 7% 1,788

00000010 #N/A #N/A 0% -18% 47

00000012 16 100.52 5% 5% 1,553

000002MP 1 103.58 10% 0% 7

000002NW 2 106.07 7% 0% 57

000003AR 1 93.1 5% 0% 39

000005LP 2 89.83 10% 0% 27

000005PS 1 97.86 5% 0% 12

2018 TRENDING

ALABAMA COUNTY

TRENDING FACTOR (%)

All Trended Zones should round to 100% (99.5% to 100.4%)

Did these trends all  carry 
over from last year?
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7. Trended Zone Ratio Compliance

NEIGHBORHOOD # OF SALES RATIO BUILDING LAND PREV BLDG PREV LAND BLDG LAND # OF PARCELS 

00000007 21 100.01 17% 7% 13% 5% FALSE FALSE 2,427

00000008 6 98.37 11% 7% 8% 5% FALSE FALSE 1,586

00000009 2 90.17 8% 7% 5% 5% FALSE FALSE 1,788

00000010 #N/A #N/A 0% -18% 0% -18% TRUE TRUE 47

00000012 16 100.52 5% 5% 5% 5% TRUE TRUE 1,553

000002MP 1 103.58 10% 0% 10% 0% TRUE TRUE 7

000002NW 2 106.07 7% 0% 5% 0% FALSE TRUE 57

000003AR 1 93.1 5% 0% 0% 0% FALSE TRUE 39

000005LP 2 89.83 10% 0% 2% 0% FALSE TRUE 27

000005PS 1 97.86 5% 0% 0% 0% FALSE TRUE 12

2018 TRENDING

ALABAMA COUNTY

TRENDING FACTOR (%) PREVIOUS TRENDING FACTOR (%) TRENDS ARE THE SAME?

Previous Year’s Trends are Imported & Compared

A “FALSE” indicates the trend changed from last 
year & the zone must be trended to 100%

“TRUE” & “TRUE” indicates the trend carried 
over from last year
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Email with Findings 

• If something is amiss, the ADOR district supervisor 
and field analyst will receive an email outlining the 
findings

• When corrections are made, the process starts 
over again
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8. Approval Letters

• Once studies are verified and meet all equalization 
standards, approval letters are generated

– ADOR analyst & district supervisor receive an emailed 
copy

– Tax official receives a printed copy via U.S. mail
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The End

Technology Break until 10:00


