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Presenter
Presentation Notes
I am sure you have so many questions about my name, like how to pronounce my last name: boo’zhee. It is French for candle. And how about my first name? Well, no, my parents were not hippies, I was named after character IN a movie, but not the movie “Deliverance”, and I have one brother and his name is Stephen. Have you ever wondered how to tell the difference between an extroverted statistician and an introverted statistician? The introvert looks at his or her own shoes while talking to you. The extrovert looks at YOUR shoes. I guess my boss catches me looking at his shoes because he seems to think I am an extrovert. Statisticians are just people who like to work with numbers but lack the personality to be accountants.



What’s wrong with my ratio study?

• What The DLGF Needs
• Common Formatting Issues
• FAQs
• Sales Chasing

http://negativespace.co/photos/rubix-cube/

2

Presenter
Presentation Notes
I am sure you are here to find out how to get your ratio study approved in one day, right? I’m afraid that might not happen, but hopefully what I share with you will help you get your ratio study approved just a little bit faster. I will be talking about:What the DLGF needs: What we need from you.Common formatting issues: Things we need to fix up when we get your spreadsheets.FAQs: Not frequently asked questions BY you, but rather common questions we are asking counties for clarification.And Sales chasing: What IS sales chasing?



What The DLGF Needs
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What the DLGF needs

1. Narrative
2. Ratio Study
3. Workbook
4. Sales Reconciliation
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Presenter
Presentation Notes
There are 4 components to your ratio study, and I will talk in-depth about each of these:The narrativeThe ratio studyThe workbookAnd the sales reconciliation



What the DLGF needs

Narrative
• Annual adjustment process

• Sales dates
• Time adjustment

• Cyclical reassessment activity
• Concise detail
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Presenter
Presentation Notes
First of all, the narrative.What should be included in the narrative? The annual adjustment process, including sales dates used in the study and if a time adjustment was used, how did you figure out the adjustment? Also include your cyclical reassessment activity. What percentage of the parcels did you reassess? If you needed to go outside the 23-27% threshold, was this approved?You know your county. Tell us what we need to know to understand what is going on with the ratio study. Don’t worry, we do not need a history lesson on your county, as riveting as it may be. We do not need a 10 page essay. The key words here are “Concise Detail”. Return to previous years and review the questions we asked you. Is there something you can include in the narrative to help us understand your county and save time on correspondence? We will discuss some of these questions later.



What the DLGF needs

Ratio Study (duh!)
1. Summary Tab
• This data will get hand-

entered into a 
worksheet, so it is 
helpful (but not vital) 
to structure your 
summary tab like the 
one in the 
Department’s sample 
ratio study. 
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Presenter
Presentation Notes
Of course it’s obvious, but I have to mention it. The ratio study should be included in your ratio study.  I actually would like to talk about the tabs that we focus on when we look at your ratio study.  The summary tab gives us a very quick first glance at the descriptive statistics we will expect to see when we analyze your study.  It would be helpful if the summary tab were structured in this way. 



What the DLGF needs

Ratio Study
2. Formatted Tab
• These are the columns 

that must be included. 
Access looks for them 
in this order. 

• Township *name* in 
this tab.
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Presenter
Presentation Notes
This is the meat of your study. Double and triple check it for accuracy. The most common reason for resubmission is related to the SDFID and Parcel Numbers (missing C in some numbers, some numbers too short, or blank cells).  A very quick way to double check that all of your numbers are there and that they are the correct length is to sort your columns.  Odd-ball numbers will show up at either the top or bottom of the column. This image shows the order in which Access needs to see these columns. If they are not in this order, I simply have to rearrange them, but if you would like to submit it in this order it will save a couple of minutes, especially if there is a resubmission. Please note: the Township NAME is what needs to be in the Formatted tab.



What the DLGF needs

Ratio Study
3. MultiParcelSales
• Each parcel should be 

listed separately.
• Township *name* in 

this tab.
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Presenter
Presentation Notes
In the MultiParcelSales tab, each parcel should be listed separately. Only the primary parcel is chosen when Access runs the analysis. In the Formatted tab a multiple parcel sale is listed in one row, as one event, and that is where the total AV for both sales is listed in the AV column.Please note: the Township NAME is used in the MultiParcelSales tab. Again, this image shows the order in which Access requires the columns to be. 



What the DLGF needs

Workbook
• These are the columns the 

Department uses for analysis, 
but the Department also looks 
at the other columns (see 
sample workbook) on an as 
needed basis. Please note the 
prior year class code in the 
sample.

• **There will be TWO cyclical 
columns this year.** 

• Township #number# AND 
*name* in the workbook.
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Presenter
Presentation Notes
The workbook contains all of your parcels. These are the columns that are included in our analyses, but if we have a question about something we will take a look at the other columns before contacting the county. We are asking that you include the prior year property class code. We feel this may help cut down on time spent asking you for clarification on differences when they has been a change in class. This year you will also be including two cyclical columns: one for 2015 (Y/N) and one for 2016 (Y/N). If a parcel was not reassessed in 2015, but it was reassessed in 2016 you will place an N in the 2015 cyclical column and a Y in the 2016 cyclical column.  If a parcel has not come up for reassessment yet, it will have an N in both columns. Please note: we are asking for the township name AND number for the Workbook to avoid any possible confusion.



What the DLGF needs

https://www.pexels.com/photo/food-dessert-sweet-baking-9782/
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Presenter
Presentation Notes
One common reason for which I have to contact a county is because of duplicates in the workbook. 



What the DLGF needs

• Highlight the cells you wish to check.
• In the Home tab, click “Conditional Formatting”.
• Click on “Highlight Cells Rules”.
• Click on “Duplicate Values”.

• The values with duplicates will be highlighted. 
REVIEW these values to see if there has been an 
error.
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Presenter
Presentation Notes
Here is how you can check for duplicates before sending us your Workbook.Please review the duplicates before deleting them to ensure they are actual duplicates rather than simply a data entry error.We prefer the Workbook to be sent in a separate Excel file, rather than including it as a tab in the Ratio Study book.



What the DLGF needs

Sales Reconciliation
• You will receive a copy of the approved sales 

file from the Department. These are some of 
the sales the Department plans to see in the 
ratio study. If a sale is not in the study, please 
give an explanation.
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Presenter
Presentation Notes
The final component that you will submit to us is the Sales Reconciliation. 



What the DLGF needs

Sales Reconciliation
• Access generates a list of potentially valid 

sales based on Parcel Number, State SDFID, 
and Vendor SDFID. The Department then 
runs a query to see if any of these potentially 
valid sales did not show up in your ratio 
study. 

• This list is matched with your sales 
reconciliation to find your explanations.
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Presenter
Presentation Notes
We add the generated list to a separate sheet in the Sales Reconciliation workbook you send us. A formula is used to match your invalid sales with our potentially valid sales not in the ratio study. You can use your list and the list you received from us to make sure you have reconciled all of the potentially valid sales. First of all, I use 2 sheets in the same workbook.  I take your Sales Reconciliation and call it “County Reconcile”. In a separate sheet I have the potentially valid sales not in the study that Access generates and call it “Reconciliation”. In my sheet called “Reconciliation” I will use the following formula.



What the DLGF needs

Sales Reconciliation
=IFERROR(VLOOKUP(A2,'County Reconcile'!A2:F22, 6, FALSE), 
"County did not provide a reason for exclusion“)
This is a combination of 2 formulas:

IFERROR(value, value_if_error)

VLOOKUP(value, table, index_number, [not_exact_match])

! indicates the Department is referencing another sheet

Value or expression to be returned if initial value returns an errorInitial value to be tested

Value to search for Range to search Column where to find value to return False: exact match
True: approx match

14

Presenter
Presentation Notes
This is the formula WE use. If you choose to do this, you will need to plug in the values that relate to your own workbook. If you are ambitious, go for it! If you are intimidated, but want to try it out, ask the most techy person in your office to help you. If this makes you feel dizzy, look away.Do you remember in Algebra or Calculus those formulas with a bunch of Xs and Ys and Zs and you would have to plug in numbers to solve the formula? These are formulas kind of like that and the words inside the parentheses need to have values plugged in for them. The big formula at the top is a formula nested within a formula. VLOOKUP = value in IFERROR formula. The whole VLOOKUP formula is nested within the IFERROR formula.  Just replace ‘value’ in the IFERROR formula with everything that is in the VLOOKUP formula.A2 = value in VLOOKUP formula. This is the value (in this case it is a column) we are basing our search on or trying to match; either the parcel number or SDFID. Excel will be looking for this number in the other sheet.‘County Reconcile’!A2:F22 = table in the VLOOKUP formula. This is the range you want to be searched. Remember, County Reconcile is the name of the sheet where I placed your Sales Reconciliation. The exclamation point indicates I am referencing another sheet. 6 = index_number in the VLOOKUP formula. This is the column (F, in this case) where I would like Excel to look for the value I would like returned (your explanation).FALSE = [not_exact_match] in the VLOOKUP formula. False indicates I am looking for an exact match rather than an approximate match. I would like Excel to match EXACTLY the parcel number or SDFID I am asking it to search for.The last phrase in the formula is the value_if_error in the IFERROR formula. I have entered here the phrase which I would like Excel to place in the cell if the value returns an error, or there is not an exact match. If there is no error, Excel will place the value that is in the index_number column (your explanation). Clear as mud, right?!



What the DLGF needs
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Presenter
Presentation Notes
These potentially valid sales are on the list because it meets a certain list of criteria. It is not an exhaustive list of sales that should be in your study. If you have sales in the study that are not on the list, do not worry. We are only looking for an explanation for the sales on this list that you deemed invalid. 



Common Formatting Issues
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Common Formatting Issues

Why does formatting matter?

If Access doesn’t like it, 
Access won’t accept it.

https://www.flickr.com/photos/28603429@N06/8464573634/
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Presenter
Presentation Notes
Why does it matter if a ratio study is formatted a certain way? DLGF uses a Database Management System called Access to organize and analyze your data. Access is like a picky eater. If it doesn’t like what we give it, it spits it back out.



Common Formatting Issues

Custom headers

• Access will be looking for certain column 
headings in the first row. When the first row 
is occupied by a custom header Access gets 
confused.
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Presenter
Presentation Notes
I know you would like your spreadsheets to look fancy, but it would be best to keep it simple with column heading. 



Common Formatting Issues

Hidden columns stay hidden
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Presenter
Presentation Notes
I know you may need to hide some columns to make it easier for you to look through your data, but remember to unhide your columns before you send it to us. The upper image shows how we can tell that there are hidden columns. The lower image shows what happens when we unhide these columns. 



Common Formatting Issues

Hidden characters

Click around in each 
column to be sure 
there are no hidden 
characters.

20

Presenter
Presentation Notes
This is a fun one that has caused me many a headache before I realize what is going on!When there are hidden characters that I don’t spot, Access just refuses to do what I ask and does not tell me why.  Everything may look normal when reviewing your spreadsheet, but beware the hidden characters! Clicking around on cells in each column while looking at the formula bar (where it says fx) will reveal anything unusual. Here in the column E we see 011 in the cell, but the formula bar shows a formula: =“011”. This is what you will find down the whole column, so it is not as simple as just removing that equals sign and those quotation marks and going along on your merry way.



Common Formatting Issues

• Insert new column
• Click on cell to begin 

format
• In function bar start 

formula: =value(
• then click adjacent cell 

(reference)
• Use Fill Handle
• Oops! Zeros are gone!
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Presenter
Presentation Notes
One way to get rid of the formula is to tell Excel that we only want the value (numbers) in the cell rather than the formula. Insert your fresh new column (highlight the adjacent column, right click, select ‘insert’) and click on the empty cell where you will begin your formatting. Next click on the formula bar (fx) and begin your formula with =VALUE( then click on the adjacent cell that we are going to reference. *Here’s a little hint: When you start to type your formula, Excel will offer some suggested functions. You can click on the function you desire to make things a tag easier.* Hit return. Oops! The zero has disappeared as well! For some reports that are pulled the zero is included, but it is not actually part of the value for some reason.  Go ahead and continue to drag the fill handle to the bottom of the column. The fill handle is that little square at the bottom right corner of the box. Dragging it down is going to fill in the rest of the cells with the same formula we applied to that first cell. 



Common Formatting Issues

• Insert another new 
column.

• Enter formula in 
function bar: 
=TEXT(reference,”000”)
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Presenter
Presentation Notes
Insert another new column. Enter your formula in the function bar: =TEXT(reference, “000”) then hit return. “Reference” means to click on the cell this formula will be referencing. The zeros in quotes is telling Excel you would like this number to be 3 characters long. Excel will add the necessary zeros at the beginning to get to the appropriate length. Now click on the cell you formatted to highlight it. Grab fill handle and drag it all the way down the column.



Common Formatting Issues

• Copy column and paste 
special into original 
column.

• Select ‘Values’
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Presenter
Presentation Notes
You cannot leave this column as it is and delete the old column. Remember in our formula that we referenced another cell? Once that cell is deleted you will lose your numbers and get #REF! because the formula has lost its reference. Your new column should still be highlighted after using the fill handle. Right click on that column and copy it. Then right click on the cell below the column header where you need to replace the values and select “Paste Special”. A box will pop up that will let you select how you want to copy this data. Select ‘Values’ because we want to copy the numbers as they are seen in the columns, not the formulas. This is an important step. If you just copy and paste you will be copying the formulas and will see the #REF! error down the entire column.*Depending on the way the column was formatted, you may be able to skip the first two steps and simply copy and paste special your original column. After doing this, click on a cell and look at your function bar. If the formula is gone, you are golden!



Common Formatting Issues

Hidden apostrophe

• Remove apostrophe in 
function bar.

• Use the Fill Handle. 

• “Fill Formatting Only”
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Presenter
Presentation Notes
These parcel numbers have a hidden apostrophe at the front. Everything looks normal when you are looking at the cell, but see again here where the cell is highlighted, when you look at the formula bar, there is an apostrophe at the beginning. This solution is easy-peasy. Simply remove the apostrophe in the function bar. Next drag the fill handle to the bottom of the column. THIS IS VERY IMPORTANT!!!  Anytime you are making a change in this way, watch your numbers to see how they are changing. You will notice the numbers changed to go in ascending order in relation to the first number, as you can see in the bottom image. When you have dragged the fill handle to the bottom, click on the box on the bottom right side of the highlighted cells (has a + symbol). This will bring up some options for how to fill these cells.  Click on “Fill Formatting Only” and you will see your parcel numbers corrected.



Common Formatting Issues

Incorrect length for SDFID 
and/or parcel number

• Quickly find these 
numbers by sorting each 
column separately.

• Shorter/longer numbers 
will be brought to the top 
of the column.
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Presenter
Presentation Notes
It is common to receive a RS with missing numbers in the SDFID and/or Parcel Number columns.  The first thing I do is skim these columns for these problems. The easiest way to do this is to sort the column. I like to sort from A to Z, then from Z to A, just to be sure I did not miss anything. This will bring numbers of different length to the top to spot easily.



Common Formatting Issues

‘C’ MISSING FROM SDFID

• Enter formula: =“C”&
• then click on adjacent 

cell where ‘C’ is 
missing.

• Use Fill Handle: drag 
highlighted cell by little 
box in bottom right 
corner to appropriate 
row.
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Presenter
Presentation Notes
When you have sorted your SDFID column you may find numbers at the top where the “C” is missing. You can see in the top image that there are 174 numbers that are missing the “C”.  Insert a new column next to the SDFID column and click on the cell adjacent to the cell with the first missing “C”. Up in the formula box (next to fx) you will type = (indicating you are starting a formula) then “C”& exactly like this, then click on the cell containing the number to which you would like to add the “C”, then hit enter. You are telling Excel that you want to put C plus the contents of the cell you clicked on into this cell. Drag the fill handle down as far as you need in order to add “C” to the SDFID. Do not continue on through the numbers that already contain a “C” as this would add a second “C”.  Copy these new cells and “paste special” them over the cells that were missing the “C”s. 



Common Formatting Issues

Date Formats
• These dates may look 

nice, but there is 
something lurking.

• When the cell format is 
changed to 

• Text...
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Presenter
Presentation Notes
These dates may look nice, but there is something evil lurcking…The first indication I had that there may be something wrong with this date format is the months. Notice how some of the single digit months have a zero before them and some do not? When I highlight the column and change the format to text I can see that there is an issue with mixed formats.



Common Formatting Issues

Convert Text to Columns
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Presenter
Presentation Notes
This solution will take a few more steps. Under the data tab, select Text to Columns. When the Wizard pops up select Fixed Width for your type of data and scroll through the data to see if there are any column breaks. If there are you will double click to delete it. Click next.



Common Formatting Issues

Select MDY and click Finish
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Presenter
Presentation Notes
In the next window, select “Date: MDY” and click Finish.



Common Formatting Issues

• Now the zeros are gone (this is good!).
• To double check, change to text.

30

Presenter
Presentation Notes
Now the zeros in the months are gone. This is good! To double check that all of your data has converted, change the format to text and scroll down your column. The numbers should be same type and length.  Just remember to change the format back to date or general before sending it to us! 



Common Formatting Issues

• Date with (hidden) 
Time

• Highlight date column
• Change format to text
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Presenter
Presentation Notes
After checking for missing or shortened SDFIDs or Parcel Numbers, the next thing I check is the date because there are so many format issues with the date. At first glance, this date column looks normal, but when you change the data format to text you will see it has changed to a number with 5 decimal points.



Common Formatting Issues

• Change back to date and click on a cell. 
Notice time in function bar.
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Presenter
Presentation Notes
When you change the format back to date and look at your function bar, you will see the time.



Common Formatting Issues

• Insert a new column.
• You will find out why later.
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Presenter
Presentation Notes
This fix will be similar to the previous one. First you will need to insert a new column. You will find out why later.



Common Formatting Issues

Remember Text to Columns?
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Presenter
Presentation Notes
Again, in the data tab click on Text to Columns. When the Wizard pops up select “Fixed width”, then Next.



Common Formatting Issues

• Move line to eliminate 
unnecessary 
characters.

• Select MDY.
• Click Finish and OK.
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Presenter
Presentation Notes
In the next window move the line on the scale over to eliminate the unnecessary characters (the time), then Next. In the next window select “Date:MDY”, and finish.



Common Formatting Issues

• This is why you needed 
that extra column.

• Change format to text 
to double check.

• Now it’s pretty!
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Presenter
Presentation Notes
Now you see why we needed that extra column. Excel will dump those extra characters into the column next to it. If the column is not empty Excel will say, “There’s already data here. Do you want to replace it?”  Now, change the format to text just to double check. It should look uniform and pretty now.  Again, be sure to change the format back to date or general before sending it to us!



Common Formatting Issues

• Recoding.
• Access expects 

numbers in these 
columns.

Highlight columns.
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Presenter
Presentation Notes
Recoding is done when there are values in cells that Access will not be expecting and will not accept. Here we have a bunch of nulls in cells where Access is expecting numbers. We would like to change every “NULL” in these three columns to “0”. To do this, highlight the columns you wish to recode. On the right side of the toolbar, click on the “Find & Select” (or just “Replace” in Excel 2013). Click on the Replace tab. In the “Find what” field enter NULL (exactly as it appears in the cells) and in the “Replace with” field enter 0. In the “Search” field select By Columns. Click “Replace All” and Excel will replace all NULLs in the highlighted sections with zeros. Excel will tell you how many it replaced and click ok.



Common Formatting Issues

• Access does not know what to do with an 
empty cell when it expects a number.
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Presenter
Presentation Notes
Sometimes reports will simply leave a cell blank rather than entering a zero. Access does not  know what to do with a black cell when it expects a number. To fill in the blank cells with zeros you will do the same thing we just did, except instead of typing NULL in the “Find what” field you will simply leave it blank. Excel will look for blank cells in the highlighted section and replace the blanks with zeros.



Common Formatting Issues

• Access expects to see 
either “Y” or “N” in the 
Cyclical column.
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Presenter
Presentation Notes
In the cyclical columns Access expects to see either a “Y” or “N”. If your report says “yes” or “no”, this can easily be changed using….guess what?



Common Formatting Issues

Remember Find & Select?

Be sure to type original EXACTLY as it appears in cells. Search By 
Columns, then click Replace All.
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Presenter
Presentation Notes
…Find and Select!  In the “Find what” field, be sure to type what you want Excel to find EXACTLY as it appears in your spreadsheet. If you have “no” but you type “No”, Excel will not change anything because it is looking for “No”.  Once you have changed all of the Nos to Ns, do the same for the Yes’. 



Common Formatting Issues

• The whole column has 
been changed with just 
a few clicks of the 
mouse!
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Common Formatting Issues

https://www.pexels.com/photo/hand-thumbs-up-thumb-black-and-white-8252/
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Presenter
Presentation Notes
And now, after all of this we have pretty data! As the heading states, these are common formatting issues we have to check for an adjust when we received each county’s ratio study, workbook, and sales reconciliation files before we can even do any analysis. Not only does it take time to check for these issues and apply the appropriate adjustments, we may have to go through this step again and again if for any other reason you will need to resubmit any of the three files. Say I found some hidden characters and incorrect parcel number, had to change the date format, and had to recode NULLs in the AV columns and recode the cyclical column, then after I process the files in Access we found some discrepancies between the ratio study and workbook. If you needed to resubmit the ratio study and workbook, I would have to go through all of those formatting steps again, delaying your approval by that much more time, because you will be submitting the ratio study and workbook with the previous formats, not the ones I had already gone through and adjusted. 



FAQs
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Presenter
Presentation Notes
These FAQs are not questions that are frequently asked by you, but rather questions we commonly need to ask the counties in regard to the ratio study. 



FAQs

• Part of the process includes a checklist of items that 
are to be reviewed.

• The Field Representative reviewing the Ratio Study 
may have some questions for the county.

• This does not mean you are in trouble!
• The Department just needs clarification.
• Sometimes this can be avoided (and time can be 

saved!) by supplying more information in the 
narrative.

• Here are some of our most common questions:
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FAQs

Time Adjustment
• Question: The sales period used in the ratio 

study was March 1, 2012 thru February 28, 
2015. No reference was made in the 
narrative concerning a time adjustment. 
Were the sales time adjusted?

• Answer: Indicate time adjustment in 
narrative. If no time adjustment, explain why.
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Presenter
Presentation Notes
This is a very simple questions you can avoid getting from us by adding an explanation to your narrative. And acceptable example:“An analysis was conducted for time adjustment by breaking down the sales by year. It was determined that no time adjustment was needed. The market has been relatively stable for the last three years or more.”



FAQs

Grouping
• Question: In ResVac, all townships were grouped 

together into a countywide grouping which 
consisted of 35 sales. A review of the sales by 
township determined that Maui and Aloha had 
enough sales to run separately. Please explain why 
all townships were grouped together.

• Answer: Make indication of this grouping in the 
narrative and explain how the townships are similar.
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Presenter
Presentation Notes
A reasonable explanation: “All residential vacant sales were combined and analyzed as a group due to the limited number of vacant sales per neighborhood. In an effort to verify the current land values for residential properties, further analysis was conducted. This analysis consisted of the land residual technique. The townships in question are all rural, border each other, and are economically comparable.”



FAQs

AV Comp Detail Report
• Question: On the AV Com Detail file, please 

provide explanations for the increases 
greater than 10% and decreases greater than 
10%. 

• Answer: Provide an explanation for 
township/groupings with increases greater 
than 10% and decreases greater than 10%.
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Presenter
Presentation Notes
FYI: The percent decrease we will be asking about this year has changed from 15% to 10% for consistency.If you have done your own report and know that a type of property I a township has had an increase or decrease that will fall outside of this boundary, you can provide an explanation in your summary.Your explanation does not need to be lengthy, but should be detailed enough so that the increase/decrease is properly explained. “Commercial Vacant –Randolph (17.5% increase) – The change in the area has to do with ag land priced on the majority of these vacant commercial parcels. No other significant changes.”  “Industrial Improved – Randolph (55% increase) – Parcel ##-##-##-###-###.###-### had an increase of $1,234,567 due to new construction”



FAQs

COD < 5
• Question: In reviewing the ratio study 

statistics, the COD for ResVac-Center was 3.2. 
Typically COD’s are not less than 5. Please 
explain why the COD is less than 5.

• Answer: Supply a brief explanation for the 
low COD.
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Presenter
Presentation Notes
In your summary you can give a brief explanation as to why the COD is below 5. Example:“The ResVac sales that were included in the ratio study only make up two of the 14 neighborhoods in Center Township. Two of the sales were sold by the developer of a newer subdivision in the neighborhood. The other three sales are from the same neighborhood where land pricing tends to be very consistent.”



FAQs

Rounding
• Question: A review of the AV summary report 

determined that not all parcels are rounded 
to the nearest $100. Please provide an 
explanation as to why these parcels did not 
round correctly.

• Answer: Before submitting the ratio study, 
review the workbook for parcels that did not 
round. If not rounded, include explanation.
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Presenter
Presentation Notes
Before submitting the ratio study, review the workbook for parcels that did not round. If there are some that are not rounded, include an explanation in your summary.“All parcels that were not rounded to the nearest $100 were given the specific amount as the result of an appeal.”



FAQs

Spelling Errors
• Question: SPSS identified that you have two 

spellings for what may be the same township. 
As a result, SPSS ran separate statistics for 
each. Is this the same township and if so, 
what is the correct spelling?

• Answer: Careful review of the ratio study and 
workbook will prevent spelling errors.
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Presenter
Presentation Notes
Software is literal, so when SPSS finds values that are spelled differently it treats those items as separate values (Johnson/Johnston). This includes CAPS! If there is a township that is listed a few times without capitalization, SPSS will analyze it separately. Do a careful review of your ratio study and workbook for spelling errors. One easy way to do this is to sort your columns and scan for anything that looks different or out of place. 



FAQs

PIVOT Report
• Question: There was a decrease greater than 

10% for 25% of the total parcels in Industrial 
Improved. Please provide an explanation. 

• Answer: Indicate in the summary if there was 
a decrease of >10% in a property type and 
what caused the decrease.

51

Presenter
Presentation Notes
YOU know your county better than we do! We wont know that there is a new million dollar industrial park or that a building was removed from a parcel unless you tell us!  Include this in the summary to clear up any questions we will have about significant increases or decreases (10% or greater) within a property type.



FAQs

Cyclical Reassessment
• Question: Your workbook reflects 30% of 

your parcels were updated during this phase 
of cyclical reassessment. Please ensure that 
this is accurate and if it is, provide an 
explanation as to why it exceeds the 25% 
threshold.

• Answer: A review of the workbook will 
prevent inaccurate reporting.
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Presentation Notes
Checking your workbook can be as easy as sorting the Cyclical column and finding the percentage of “Y” in the total. If there was prior approval to deviate from 25%, mention this in the summary.  Remember, there will be two cyclical columns this year, so check both columns!



FAQs

Sales Reconciliation
• Question: There were several sales which 

were not used in the study and not explained 
in the Sales Reconciliation tab. Please provide 
an explanation for each of these sales.

• Answer: Provide a Sales Reconciliation with 
the submission of the study.
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Presentation Notes
When submitting the Sales Reconciliation, it is not necessary to go into great detail, but provide sufficient detail. An explanation such as “outlier” does not provide enough detail to explain why it was left out of the study.  Briefly explain why you determined it to be an outlier. 



FAQs

https://www.flickr.com/photos/73064996@N08/7613799796/in/dateposted/
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Presentation Notes
As in any relationship, more communication is better. If we still have questions once we have reviewed everything you submitted, we will send you an email with a list of our questions and any other documents that we may ask you to review. A quick reply to the same person acknowledging receipt will be beneficial for a speedy processing of your ratio study. This way we know that phone contact may be necessary to figure out if the email was lost or should be sent to someone else.  If you are not sure how to answer our question(s), we invite you to give us a call for clarification.



Sales Chasing
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Sales Chasing
http://negativespace.co/photos/catching-the-sun/
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Presentation Notes
We talk a great deal about sales chasing, but do we really understand what sales chasing is? I am going to give 3 scenarios and you can decide whether there was sales chasing or not. 



Sales Chasing

1. Andy Assessor checks MLS to find new sales in his 
county and compares the sale price to his assessed 
value. When he discovers his assessed value for one 
property is much lower than the sale price he digs a 
little deeper. The listing says there is a finished 
basement and the roof is new. Andy changes the 
unfinished basement to finished and the grade 
from D to C-1. This brings the AV equal to the sale 
price. He is satisfied with his accurate assessment 
and moves on to the next listing. 
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Sales Chasing

2. Alice Assessor noticed some updating and sales of 
homes in one neighborhood in her county. This 
neighborhood was not slated for reassessment until 
next year, but she didn’t feel she had the most up-
to-date information on these homes. She asked her 
field agents to visit the neighborhood and collect 
data on the entire neighborhood. The agents found 
some changes with many of the sold properties, but 
not with the unsold. Alice entered the findings into 
her system.
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Sales Chasing

3. Debbie Chief Deputy noticed a new deck on a 
house that had just been sold in her 
neighborhood.  When she got in to work she 
asked her field agent to visit the property to 
measure the deck and see if there were any 
other changes. The agent reported that there 
was an additional bathroom and the house 
had been updated. Debbie added the deck 
and bathroom in their system and changed 
the condition from fair to good.
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Sales Chasing

• Sales Chasing: The practice of using the sale of a 
property to trigger a reappraisal of that property at 
or near the selling price. If the sales with such 
appraisal adjustments are used in a ratio study, the 
practice causes invalid uniformity results and causes 
invalid appraisal level results, unless similar unsold 
parcels are reappraised by a method that produces 
an appraisal level for unsold properties equal to the 
appraisal level of sold properties. –IAAO Standard 
on Ratio Studies, 2013 (emphasis mine)
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Presentation Notes
Here is the definition of sales chasing from IAAO. What is the purpose of these ratio studies we do every year? It is to evaluate appraisal performance. This includes Level, which refers to the overall ratio of appraised values to market values, and Uniformity, which refers to the degree to which properties are appraised at equal percentages of market value. How do you think sales chasing conflicts with this objective?How that we have reviewed the definition of sales chasing, do any of your answers change?



Sales Chasing

1. Andy Assessor checks MLS to find new sales in his 
county and compares the sale price to his assessed 
value. When he discovers his assessed value for one 
property is much lower than the sale price he digs a 
little deeper. The listing says there is a finished 
basement and the roof is new. Andy changes the 
unfinished basement to finished and the grade 
from D to C-1. This brings the AV equal to the sale 
price. He is pleased and moves on to the next 
listing. 
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Presentation Notes
Andy is “using the sale of a property to trigger a reappraisal of that property at or near the selling price.”



Sales Chasing

2. Alice Assessor noticed some updating and sales of 
homes in one neighborhood in her county. This 
neighborhood was not slated for reassessment until 
next year, but she didn’t feel she had the most up-
to-date information on these homes. She asked her 
field agents to visit the neighborhood and collect 
data on the entire neighborhood. The agents found 
some changes with many of the sold properties, but 
not with the unsold. Alice entered the findings into 
her system.
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Presentation Notes
Alice has noticed that there were a lot of updates going on in a neighborhood. She had her field agents check the entire neighborhood. Even though they found that there were only changes to the sold properties, she made the effort to check unsold homes as well. 



Sales Chasing

3. Debbie Chief Deputy noticed a new deck on a 
house in her neighborhood.  When she got in 
to work she asked her field agent to visit the 
property to measure the deck and see if 
there were any other changes. The agent 
reported that there was an additional 
bathroom and the house had been updated. 
Debbie added the deck and bathroom in 
their system and changed the condition from 
fair to good.
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Presentation Notes
This one is a little tricky. Debbie made some changes to and UNSOLD house. How could that be called sales chasing?  IAAO has something else to add to their definition of sales chasing…



Sales Chasing

• “By, extension, any practice that causes the 
analyzed sample to misrepresent the 
assessment performance for the entire 
population as a result of acts by the 
assessor’s office.” 

• –IAAO Standard on Ratio Studies, 2013 
(emphasis mine)
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Presentation Notes
Recall what is the purpose of the ratio study (evaluate assessment performance). How do you think selecting one parcel to assess as accurately as possible without assessing the other parcels in the neighborhood effect uniformity? What other problems could it cause?Even though it was not a sold property, Debbie’s reappraisal of the house in her neighborhood was selective and misrepresents the assessment performance of the population. 



Sales Chasing

• Selective Reappraisal.
• Subjective changes (grade, condition, 

depreciation, etc)
• Appraisals will appear more uniform.
• Perfecting only sample of the population.
• Adjustment to mass appraisal models should 

be done without changes to sold properties.
• Sales prices can be used to calibrate models.
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Presentation Notes
Here are some things to remember about sales chasing.



Good News!
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Good News!

http://isorepublic.com/animal-street-art/
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Presentation Notes
If you are feeling a bit like this after taking in so much information, I have some good news for you…



Good News!

1846 800-ish

RestoRed 1938

13th centuRy

RestoRed 1912

1128

dbougie

dbougie

dbougie

dbougie
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Presentation Notes
At least you don’t have to assess THESE neighborhoods!  



Contact the Department

Deliverance Bougie
• Telephone: 317.234.5861
• Fax: 317.974.1629
• E-mail: Dbougie@dlgf.in.gov
• Website: www.in.gov/dlgf

• “Contact Us”: www.in.gov/dlgf/2338.htm
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