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The Georgia Association of Assessing Officials (GAAO) is a 501(c)6 Professional Organization 
of almost 1,600 appraisers, assessors, and other assessment professionals.

Our mission is to promote integrity and professionalism in assessment administration 
through education, leadership, and cooperation. We achieve our goals by providing 
numerous educational opportunities to our members throughout the year, both in person 
and on our website.

Our organization is governed by the GAAO Executive Board. Additionally, we have numerous 
committees providing support, information, networking opportunities & educational 
guidance.





HR1114 & HB1116



Both FAILED TO PASS



Let’s talk about what passed



HB 1261
• Allows for Level 1 Freeport for Electric Utility Companies
• Equipment and parts held in inventory for:

• Construction
• Maintenance
• Repair
• Improvement of electric infrastructure
• Examples listed: Transformers, poles, turbines, cable, switchgear, etc.



HB 445
• Expands definition of public utility
• Allow personal property appeals to a hearing officer when combined value is in 

excess of $200,000
• Expands Hearing Officer eligibility to:

• Appraiser IV or Chief Appraiser however they cannot hear an appeal in a 
county in which they have served.

• Requires private water and sewer systems with fewer than 10,000 connections 
to be centrally assessed by DOR



SB 306
• Expiration letter shall be sent via first class mail unless:

• Expiration letter to be send via certified mail if requested by taxpayer
• Expiration letter to be send via email if requested by taxpayer

• If CUV was not renewed two years prior to 2025 and the owner can provide an 
affidavit from the mail carrier attesting to mailbox being inoperable, owner can 
reenter CUV for year(s) in question.

• Allows multiple CUV parcels to be combined
• Allows 180 days for a new owner to convert CUVA or preferential assessments 

property to FLPA
• Effective January 1, 2027



SB 566
• Changes to Tax Bill
• Must display the tax deduction for each levying authority
• Removes estimated roll-back language
• Clarifies adjustments to base homestead value by ensuring improvements are 

not duplicated and ensures deductions to base are adjusted.
• Clarifies the floating exemption is not “moveable”.
• Allows application for homestead exemption up to the end of the appeal 

period.
• No more gap between April 1 and the Assessment Notice

• Requires owners receiving homestead exemption to notify the county is they 
become ineligible.



SB 566
• Allow a 50% penalty on top of tax savings for each year illegal homestead 

exemption is received.
• Requires DOR to maintain a list of granted and denied homestead exemptions
• Complete revision to Annual Notice of Assessment
• No Tax Estimate
• No Estimated Rollback Rate
• One form
• Removing the estimated roll-back law
• Effective Date January 1, 2026





SB 33
• Combination of HB 1116 and SB 382
• Was Georgia Hemp Farming Act
• Became Homeownership Opportunity and Market Equalization Act of 2026
• Provides tax relief by expanding sales tax

• Requires mandatory statewide floating homestead 
(Removes the “opt-out” provision of 581)



SB 33
• Creation of LHOST (Local Homestead Option Sales Tax)
• Authorizes a new 1% local sales tax (LHOST)
• LHOST is distributed to each eligible local government

• Eligible local government’ means any county, consolidated government, or 
municipality

• Boards of Education are not included in LHOST



SB 33
• Mandatory Statewide Base Year Homestead Exemption
• Removes the “opt-out ” provision of HB581
• Caps annual growth in assessed value for Homesteaded properties at the rate 

of inflation(2.7% for 2026 tax year)
• Will be in effect for the 2027 tax year

• Base year values will be 2026 for the 2027 tax year



SB 33
• School Funding Formula Adjustments
• SB 33 modifies the equalized adjusted school digest calculation

• Removes value attributable to homestead exemptions from the digest used 
for

• QBE local five-mill share
• Equalization grants



SB 33
• School Reserve Fund
• Increases reserve fund limit from 15% to 25% of that year's budget



QUESTIONS?



What Is the Tax Digest?

The official annual list of all taxable and exempt property in the 
county, showing each parcel’s assessed value and the total 

taxable value for the jurisdiction. It is the certified record used to 
calculate and levy property taxes and must be submitted to the 

Georgia Department of Revenue each year.



Board of  Tax Assessors

• Approve/Deny Exemptions

• Classify and Stratify property

• Determine values:
• Fair Market Value
• Forest Land FMV
• Conservation Use FMV
• Homestead Base Value

• Work through taxpayer appeals

• Various certifications and reports

Board of Assessors are appointed by the County Commission
Board of Assessors Appoint a Chief Appraiser
Chief Appraiser oversees the day to day operation of the Assessors Office



September
Sales/Subdivision Review

Field Reviews 
Training/Certification Review

Appeal Hearings through end of 
year 

BOA approve Digest Schedule

October 
 Mobile Home Digest Prep

Tax Bills Due to TC

November
Fieldwork Complete for Mobile 

Home Digest
 

December
Delinquent Tax Notices Sent by TC
BOA approve Mobile Home Digest 

(submit to TC by Jan 5)
BOA to approve Budget 

Percent Complete Check



January
Date of Assessment Jan 1

BOA appoints Chairman, Vice, & 
Secretary 

Business PP Forms Mailed
Fire Report submitted

TC Mails Mobile Home Tax Bills
BOA reviews Pre-Reval Digest 

February  

 Revaluation Work
PP Return Work

Estimate Growth for Digest 
Ratio Studies / Sales Review

BOA to review and approve digest 
class ratios and reassessment 

schedule
BOA to approve specialized 

assessments & HS 

March
Continued Reval work 

BOA to approve Personal Property Digest 
& Assessment Notices sent

Review of CUVA & Exempt Parcels
Digest Projections to Taxing Authorities 

 

April 
Deadline for Returns and Applications April 1 

Apply & Audit Homestead Exemptions
Ratio Studies Completed and Changes Input into 

System
Finalize Digest – Growth Totals 

BOA approve Real Property Digest  



May
Mail Real Property Assessment Notices 

(Begin 45-day Appeal Period)
Print and mail remaining PP Assessment 

Notices
Final Prep for Digest Submission 

June 
 Commissioners approved budget & millage rate 

Deadline June 30
Board of Education adoption and setting of millage 

rate
BOA review digest numbers and appeals
BOA approves Digest and submits  to TC 

Review of Appeals 
Begin certifying appeals to Board of Equalization 

July 
BOC adopts millage rate and accept 

School rate
TC to submit digest to DOR

Appeal Hearings Begin 
BOA to update and approve appeal 

changes 
 

 

August
Collection Order received from DOR  

TC mails tax bills (taxpayer must have 60 days notice 
prior to due date)

Appeal Hearings Continue
BOA to update and approve appeal changes 



• Summary of the total value of each digest class and strata
• Line item look at the entirety of the digest

• Separate reports must be produced for each taxing authority

• Run these before mailing Notices of Assessment

• Run again on or before July 15th when files are turned over to the Tax 
Commissioner

Consolidation Sheets

Consolidation-Catoosa County.PDF
Consolidation-Catoosa County.PDF




Digest Codes

• A – Agricultural
• B – Brownfield
• C – Commercial
• F – Forestland Fair Market Value
• H– Historic
• I –Industrial
• J – Forest Land Conservation Value
• P– Preferential
• Q – Qualified Timberland
• R – Residential
• T – Residential Transitional   
• U – Utility
• V – Conservation Use
• W – Environmentally Sensitive

• 1 – Improvements
• 2 – Operating Utility
• 3 - Lots
• 4 – Small Tracts
• 5 – Large Tracts
• 6 – Production/Storage/Auxiliary
• 9 – Other Real

• A – Aircraft
• B – Boats
• I –Inventory
• P– Freeport Inventory
• F – Furniture/Fixtures/Machinery/Equipment
• Z – Other Personal

• E0 - Non-profit homes for the aged
• E1 - Public Property
• E2 - Places of religious worship
• E3 - Property used for charitable purposes
• E4 - Places of religious burial
• E5 - Charity hospitals
• E6 - Educational institutions
• E7 - Air and water pollution equipment
• E8 - Farm products in hands of producer
• E9 - Other



Exemption Codes

• S1 - Regular
• S3 - Elderly - Age 62 (Net Income < $10,000)
• S4 - Elderly - Age 65 (Net Income < $10,000)
• S5 - Disabled Veteran; unremarried surviving spouse or minor children
• S6 - Elderly Floating - Age 62 (Fed AGI < $30,000)
• S8 - Elderly Floating - Age 62 (Fed AGI < $30,000 & Net Income < $10,000)
• S9 - Elderly Floating - Age 65 (Fed AGI < $30,000 & Net Income < $10,000)
• SC - Age 65
• SD - Age 65 - 100% Disabled Veteran; unremarried surviving spouse or minor children
• SE - Age 65 - Unremarried surviving spouse of US service member killed in action
• SG - Unremarried surviving spouse of firefighter or peace officer killed in line of duty
• SS - Surviving Spouse of US service member killed in action



Exemption Codes

• SA - Agricultural Preferential Property
• SB - Brownfield Property
• SF - Freeport Inventory of Manufacturer, Distributor, Fulfillment Center, or All
• SH - Landmark and Rehabilitated Historic Property
• SJ - Forest Land Conservation Use Property
• SP - Personal Property Taxability Value Threshold < 20,000
• SN - Business Inventory
• ST - Residential Transitional property
• SV - Conservation Use Property
• SW - Environmentally Sensitive Property
• SX - Enterprise Zone



Sales Ratios Studies



What is a sales ratio 
study?



A sales ratio study is a statistical 
study showing the relationship 
between assessed values and a 
market value proxy(sales price)



There are several measures 
calculated in a sales ratio study

• Median Ratio (Measure of central tendency)
• Coefficient of Dispersion COD ( Measures Uniformity)
• Price Related Differential PRD ( Measures Assessment 

Bias)



Median Raito

Median ratio is the Assessed Value/Sales Price

$100,000/$250,000 = .40 or 40%. ( Ga law requires 
assessments between .36 and .44) 



Coefficient of Dispersion

Coefficient of Dispersion is the Absolute Average Deviation 
from Median/Median Ratio

GA law requires COD less the .15 for residential properties 
and less than .20 for non residential



Price Related Differential

Price Related Differential is Mean Sales Ratio / Weighted 
Mean Ratio

GA law requires PRD between .95 and 1.10
Measure assessment regressivity or progressivity



Who Conducts Ratio Studies
County Assessors Officies should be conducting sales ratio Studies 
annually on all classes of properties to determine the need for 
reassessments and compliance with GA laws and Rules and Regs

DOAA conducts ratio studies for calculation of the statewide 
equalized digest for QBE as well as Public Utility Assessment levels. 

DOR uses the DOAA Study for Digest Compliance reviews of county 
assessors' offices.



Assessors Study

12 Month study based on the 12 months preceding Jan 1 of 
the taxing year

Typically, not trended for time

Done multiple times through the assessment process 



Audit Dept Study

From 2011 thru the 2023 Study, the study used sales after 
Jan 1 and trending back to Jan to measure appraisals. 

Changed  for the 2024 study due to HB581 and HB92 
removing the prior sales price lock(SB346)



Audit Dept Study



















Each county governing authority, each governing authority of a 
municipality having an independent school
system, each local board of education, and each county board 
of tax assessors, when aggrieved will have a right,
upon written request made within 30 days after receipt of the 
digest information, to refer the question of
correctness of the current equalized adjusted school property 
tax digest



QUESTIONS?
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