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Sales Ratio Studies
and the Annual Reappraisal Process

In Yavapai County



Annual Reappraisal Process
What is done during the Annual Reappraisal Process?
• Projects
• Data, Valuation and Model Review
• Time Trend Analysis
• Preliminary Sales Ratio Reports
• Valuation Updates
• Review of Challenging Areas
• Review of Potential Sale Issues
• Final Ratio Report(s)



Annual Reappraisal Process – Equalization Calendar
ITEM

DATE:
ON OR 
BEFORE

GROUP 
DUTIES ACTION / DEADLINE COMMENTS

4 9/16/2024 DOR TY2026 VACANT LAND TAFS-Complete TY2026 Vacant Land Time Trend 
analysis for All Counties. Provided w e have received suff icient number of sales 
through June.

Any counties producing time trends please submit your vacant land TAFS to DOR for comparison.

5 9/18/2024 DOR

PRELIMINARY TY2026 SALE RATIO REPORT-Forw ard results of preliminary 
TY2026 sales ratio studies to All County assessors w ho have suff icient sales 
for time trends and ratio reports.

The ratio results are calculated using the current year 2025 values divided by the new  time 
adjusted sales for Vacant land and the unajusted sales for all other property types. How ever, if  
you have already submitted TY2026 values then the ratio report w ill reflect the ratio results for the 
TY2026 values divided by the Vacant Land time adjusted sales and the unadjusted sales.

7 10/18/2024 DOR TY2026 RESIDENTIAL TAFS-Complete the TY2026 Residential properties Time 
Trend Analysis for All Counties.

Any county producing time trends please submit your residential TAFS to DOR for comparison.

8 10/21/2024 DOR
PRELIMINARY TY2026 SALE RATIO REPORT-Forw ard results of the preliminary 
TY2026 sales ratio studies to county assessors.

The ratio results are calculated using the current year 2025 values divided by the new  time 
adjusted sales for VL and Residential properties and the unajusted sales for all other property 
types. How ever, if  you have already submitted TY2026 values then the ratio report w ill reflect the 
ratio results for the TY2026 values divided by the VL and Residential time adjusted sales and the 
unadjusted sales.

9 11/7/2024 DOR TY2026 COMMERCIAL TAFS-Complete the TY2026 Commercial time adjustment 
analysis for All Counties.

Any county producing time trends please submit your commercial TAFS to DOR for comparison.

10 11/7/2024 DOR PRELIMINARY TY2026 SALE RATIO REPORT-Forw ard results of preliminary 
TY2026 sales ratio studies to county assessors upon request.

The ratio results are calculated using the current year 2025 values divided by the time adjusted 
sales for all property types. How ever, if  you have already submitted TY2026 values then the ratio 
report w ill reflect the ratio results for the TY2026 values divided by the time adjusted sales.

13 12/20/2024 DOR TY2026 FINAL SALE RATIO REPORT- Forw ard results of TY2026 sales ratio 
studies from the 12/15 data f iles to county assessors.

For counties that have completed their 2026 values and are in compliance, this w ill be your Final 
Sales Ratio results for "Equalization" purposes.

15 1/6/2025 ALL 
COUNTIES

FINAL TY2026 FILES DUE-Additional w ork must be completed and submitted to 
DOR to avoid an Equalization Order.

In order to meet the January 15 deadline for issuing Equalization Orders, any additional valuation 
w ork must be completed as of this date.

16 1/7/2025 DOR FINAL TY2026 SALE RATIO REPORT-Forw ard results of TY2026 sales ratio 
studies from adjustments submitted on 1/6 data f iles to county assessors.

For the counties that submitted further adjustments on 1/6 to acheive compliance, this w ill be your 
Final Sales Ratio results for "Equalization" purposes.

17 1/15/2025 DOR Deadline for DOR to issue Equalization Orders for the 2026 Tax Year. All counties that have not finished TY2026 Valuation w ill be subject to Equalization 
Orders. A.R.S. 42-13254

18 1/15/2025 ALL 
COUNTIES

TY2025 CERTIFIED FULL CASH VALUES-Forw ard copies of Parcel, Cost, MAS 
and Market detail f iles to DOR w ith TY2025 Certif ied full cash values

Applies to All Counties and reflects the values on the Certif ied Roll.

19 2/21/2025 APPROVED 
COUNTIES

TY2026 RE-APPRAISAL PLANS DEADLINE-Deadline to submit to DOR a re- 
appraisal plan for TY2026 for the counties that are not in compliance and have 
been approved by DOR to do so.

Re-appraisal plans must be in w riting to DOR by this date.

Source: AzDOR – 2026 Equalization Calendar



Projects

After the Annual Notices of Value are sent, work begins right away on 
the next valuation year.  Some of the potential projects include:

• New appraisal procedures
• Conversion of old appraisal methods
• Verification of MLS data to CAMA data
• Adding of new attributes
• Updating of markets, submarkets, neighborhood boundaries
• Canvassing
• Data integrity review



Data Review/Updating

• Data & Valuation Review:
• Running quality control checks
• Verification of quality grading
• Verification of land data/attributes
• Verification of sales data

• Updating & Refining of Models:
• Creating in house preliminary ratio studies
• Reviewing potential early market trends
• Verification of model performance/changes



Time Trend Analysis
- Time trend analysis begins by extracting account information from the 

prior year, as well as recent valid sales data. 

- 30 months of sales are generally used for trend analysis.
- Data is reviewed by:

- Property type (Vacant, Residential, Condo/Townhome, 
Commercial)

- Location
- Use Type (for commercial groupings)



Time Trend Analysis

• Current Ratios are 
calculated.

• Outliers are removed.

• Ratios are plotted to 
determine the end 
point(s).



Time Trend Analysis
• Sales are then grouped based on 

market trends.  
• The groupings are then used to run the 

regression analysis.
• Predicted monthly rates are shown in the 

regression results.  
• Monthly rates are then used to create time 

adjustment factors and calculate final time 
adjusted sales prices.



Time Trend Analysis
• Time trends are submitted to the DOR for review. 
• County preliminary rates are entered within the county line.
• DOR rates are entered within the DOR line.  
• Final rates are entered on the final line and are used to create the final rate 

load files for the CAMA system.
• This process is done for Vacant Land, Residential, Condo/Townhomes and 

Commercial property types.



Preliminary Sale Ratio Report

• Preliminary ratio studies are 
generally released by mid 
September and based on the 
prior year values. 

• Preliminary ratios are done 
after each property group’s 
time trends are finalized.

• These reports give the county a 
good starting point of where 
focus may be needed.



After Preliminary Reports, What Do We Do?

- Update land models using final time adjustments
- Update improvement models/market adjustments using final time 

adjustments
- Review troubled areas
- Review ratios by subdivision
- Verify year over year percent change
- Review Outliers

- MLS
- Websites such as Zillow, Realtor.com & Costar
- Current assessor listing vs. how it sold
- Contact realtors/agent



Sales Ratio Compliance Challenges

- Fewer Sales Transactions

Source: PAAR MLS – InfoSparks (Single Family Homes)

Source: Yavapai County Recorded Transfers (All Property Types)



Sales Ratio Compliance Challenges
Quickly Changing Market

SALE YEAR Sale Count
Yavapai SFR 
Median Sale Price

Yavapai % Chg 
Over Previous

2002 4,507 $159,033 9.7%
2003 5,105 $173,500 9.1%
2004 6,637 $200,000 15.3%
2005 6,908 $260,502 30.3%
2006 4,987 $280,900 7.8%
2007 3,630 $280,000 -0.3%
2008 2,660 $235,000 -16.1%
2009 3,027 $193,000 -17.9%
2010 3,326 $171,000 -11.4%
2011 3,482 $160,000 -6.4%
2012 3,340 $180,000 12.5%
2013 3,135 $215,000 19.4%
2014 3,734 $229,500 6.7%
2015 4,336 $247,000 7.6%
2016 4,675 $270,000 9.3%
2017 5,173 $305,000 13.0%
2018 5,194 $329,815 8.1%
2019 5,213 $345,000 4.6%
2020 6,054 $381,711 10.6%
2021 6,294 $456,599 19.6%
2022 4,761 $525,000 15.0%
2023 3,542 $547,208 4.2%
2024 1,070 $549,900 0.5%



Sales Ratio Compliance Challenges
Irrational Sales and Sales 

with unknown sale conditions

- Spoke with selling office within the 
subdivision

- Club Memberships required and 
range from $35,000 - $140,000.

- Identified properties that included 
club memberships

- Identified sales where 
memberships were not required 
(private contractor purchase).



County/AzDOR Communication

- Throughout the revaluation process, there is consistent 
communication and work being done by both the County and 
Department of Revenue.

- Sale files are still being delivered monthly, which most times 
include sales within the measured sale date range.

- Revised Parcel, Cost, MAS and Market detail files may be sent 
as values are adjusted (not only those designated by the 
Equalization Calendar).



Final Ratio Reports
1) Mid December – for counties with ratios within compliance

2) Early January – for counties that submitted final adjustments



Questions? Comments?

Jennifer McGovern
jennifer.mcgovern@yavapaiaz.gov

mailto:Jennifer.mcgovern@yavapaiaz.gov
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