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Understanding your 
Equalization Study results

Property Valuation and Review District Advisors

Equalization is the process of comparing sale prices to listed 
values in each town for a three-year period. These sales and 
ratios are aggregated (combined) to show the level your town is 
assessing at, relative to 100% of fair market value (known as the 
CLA or Common Level of Appraisal). The level of assessment is 
then applied to your total town assessed values represented on 
your 411 form to equalize your values to 100%.

EQUALIZATION

What	is	Equalization?
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EQUALIZATION

Why	Do	we	Equalize?

The equalization process is a statutory obligation of the tax 
department.
The commissioner of taxes is required to determine the equalized 
education property tax grand list and coefficient of dispersion (COD) 
for each municipality in the State. 32 V.S.A. §5405. The COD helps to 
ensure that property valuations within a municipality are equitable.

EQUALIZATION
For	Example
If your town was determined to be assessing properties at 80% of fair 
market value, the equalization process would divide your 411 values by 
80% to equalize your town to 100%. Example: Town 411 equals 
1,000,000 divided by .80 equals 1,250,000 of equalized value 
(1,000,000/.80=1,250,000). Conversely, if your town was determined to 
be assessing properties at 105% of fair market value, the equalization 
process would reduce your 411 values by dividing your 411 values by 
105% to equalize your town to 100%.  Example: Town 411 equals 
1,000,000 divided by 1.05 equals 952,400 of equalized value 
(1,000,000/1.05=952,400).
These equalized values are then used to determine education liability for 
school funding so that all towns share equally in that funding.
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What	is	Common	Level	of	Appraisal	(CLA)?

The Common Level of Appraisal is one of the primary functions and 
outputs of the equalization study. The CLA represents the level Property 
Valuation and Review has determined your town to be assessing at 
relative to 100%.  In addition to sales ratios from three years there is a 
utility ratio applied to equalize utilities and a current use adjustment 
made.
Any sales study performed by a town would yield a Level of Appraisal 
(LOA not CLA) because it would be lacking these adjustments.

Towns are required by statute to maintain a Common Level of Appraisal 
that does not exceed 115% and does not go below 85%. If these limits 
are not met, the Division of Property Valuation and Review will order 
the town to  complete a reappraisal. (Title 32-5405)

Where	do	I	get	my	Equalization	Results?
www.tax.vermont.gov

1. Click on 
Municipal 
Officials

2.  Click on ‘See 
Equalization Results’

3.  Select your Town, print your 
Certified Sales Report and your 
Certified Final Computation Sheet
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Take	out	your	Certified	Final	Computation	
Sheet

How to Calculate your Education Equalized 
Value by Category without CUSE Values

ED	Form	411	Listed	Value
69,142,800 ÷ Applied	Ratio	(in	decimal	

format)
0.8473

= Education	Equalized	Value
81,603,682
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How to Calculate Education Equalized Value with CUSE Value

Page 2 of Certified Final 
Computation Sheet

Education	Listed	Value	
Excl.	CUSE
78,285,300 ÷

Applied	Ratio	
(Decimal	Format)

.8107 +
(625,300	/	.9389=	

665,992)
Total	CUSE	Included	

in	EEGL	(1+3)
665,992

=
Education	

Equalized	Value
97,231,059

78,285,300 / .8107 = 96,565,067

How	to	calculate	your	CLA

ED	Form	411	
Listed	Value	Total:
347,897,650 ÷

Add	all	equalized	category	
values	+	cable	=	Education	
Equalized	Value	Total:

430,028,414
= CLA:

81.12
+

Cable:
938,111

347,897,650 + 938,111 = 348,835,761

000
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Take	out	your	Certified	Final	Sales	Report

Finding	the	source	of	your	Applied	Ratio

If	your	Category	is	valid,	your	Aggregate	
Ratio	will	match	the	Applied	Ratio	on	
the	Certified	Final	Computation	Sheet

For the year 2022 - the sampling error limit is 15% 
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If	the	Class	statistics	are	used,	the	
Aggregate	Ratio	for	Class	will	match	
the	Applied	Ratio	on	the	Certified	
Final	Computation	Sheet

You	will	also	see	the	column	Ratio	
Source	on	your	Final	Computation	
Sheet.		This	denotes	the	source	of	the	
Applied	Ratio.

Finding	the	Source	of	your	Applied	Ratio

For the year 2022 - the sampling error limit is 15% 

For the year 2022  the sampling error limit is 15%

If	the	Town	statistics	are	used,	the	Aggregate	Ratio	for	Town	will	
match	the	Applied	Ratio	on	the	Certified	Final	Computation	Sheet

Finding	the	Source	of	your	Applied	Ratio

For the year 2022 - the sampling error limit is 15% 
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What	is	InterQuartile Range		/		How	to	Calculate	Outliers

InterQuartile Range
25.01 1.5x = 37.52

Low	InterQuartile Value
68.92 ‐ 37.52 =

Value	of	Outlier	Low	Limit
31.40

High	InterQuartile Value
93.93 + 37.52 =

Value	of	Outlier	High	Limit
131.45

For the year 2022 - the sampling error limit is 15% 

InterQuartile Range	=	High	
InterQuartile Value	– Low	
InterQuartile Value.		
93.93	– 68.92	=	25.01	

Where	to	find	Outlier	Sales
The	outlier	calculation	from	
the	previous	slide	was	for	
the	Town	(All	Sales).		Your	
Outlier	range	for	your	Class	
and	Category	can	be	found	
on	each	statistics	summary	
page	for	Category,	Class,	or	

Town.

Value	of	Outlier	Low	Limit
31.40

Value	of	Outlier	High	Limit
131.45

Outliers	will	remain	in	the	study	unless	research	proves	they	should	be	
removed	as	an	invalid	sale.
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How	to	calculate	Extremes

InterQuartile Range
25.01 3x = 75.03

Low	InterQuartile Value
68.92

High	InterQuartile Value
93.93

‐

+

75.03

75.03

=

=

Value	of	Extreme	Low	
Limit
‐6.12

Value	of	Extreme	High	
Limit
168.97

For the year 2022 - the sampling error limit is 15% 

InterQuartile Range	=	High	
InterQuartile Value	– Low	
InterQuartile Value.		
93.93	– 68.92	=	25.01	

Where	to	find	Extremes	Sales
The	outlier	calculation	
from	the	previous	slide	
was	for	the	Town	(All	
Sales).		Your	Extreme	

range	for	your	Class	and	
Category	can	be	found	on	
each	statistics	summary	
page	for	Category,	Class,	

or	Town.

Value	of	Extreme	Low	
Limit
‐6.12

Value	of	Extreme	High	
Limit
168.97

Extremes are calculated for the Town, Class, and Category and will show on your report 
as an “E”.  The sale will be removed from the identified statistics as seen in the columns 

on the far right of the sales (T, C, Cat). 

*If a sale is not listed in the Certified Final Sales Report, it is not included in the study.

17

18



02/14/2023

10

What	is	the	Coefficient	of	Dispersion	(COD)?

The Coefficient of Dispersion (COD) is a measure of equity. It 
shows how fairly distributed the property tax is within a town. A 
high COD (above 20%) means that many taxpayers are paying 
more than their fair share, and many are paying less than their 
fair share. 

Towns are required by statute to maintain a Coefficient of 
Dispersion that does not exceed 20%. If this limit is not met, 
the Division of Property Valuation and Review will order the 
town to complete a reappraisal. (Title 32-5405)

CW
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For the year 2022 - the sampling error limit is 15% 

TG

How	to	calculate	your	COD
The	COD	is	the	average	of	the	absolute	deviations	of	each	sales	ratio	from	the	median	ratio,	divided	by	the	median	ratio.

Use	the	‘Your	EQ	Study	Calculations’	
spreadsheet	provided.		

Calculation for 
Deviation from 
the Median
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The	results	of	the	Equalization	Study	are	
used	to	do	the	following:

• Determine education property tax rates

• Determine whether a municipality must undergo a reappraisal

• Determine taxes municipalities pay to the county

• The CLA is applied to current use value to equalize and make equitable

The	results	of	the	Equalization	Study	are	
used	to	do	the	following:

• The CLA is applied to appeals beyond lister grievance to make 
fair market value equitable

• The CLA is applied to utility values each year to make fair 
market value equitable

• The CLA is applied directly to education tax rates to 
equalize the rates

To learn more about the Equalization Study, see ‘Introduction to 
Vermont’s Equalization Study’, located on our website.
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What is the Lister/Assessor Role & Responsibility 
when it comes to this process?

The listers/assessor are asked to provide feedback to PVR 
each year about the validity of sales. It is essential to spend 
sufficient time researching sales that come into your office to 
determine if they represent valid/arms‐ length transactions. 
The importance cannot be understated. If you are not 
allowed enough time to do this, you might want to have a 
conversation with your Selectboard about the impact of 
these numbers.

What is the Lister/Assessor Role & Responsibility when 
it comes to this process?

The results of the sales study hinge primarily on the quality of 
data that is used. It is also important for you to study sales for 
your own purposes to have knowledge and insight into your 
level of assessment so you can speak about it to taxpayers and 
town officials in addition to making decisions and planning 
adjustments to your grand list. A complete reappraisal is only 
one option.
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Questions and Comments

Next Step
In 2 weeks, we will have another one of these sessions 
where we will talk about validating sales, researching 
sales, what to look for, and how to use the appropriate 

codes to invalidate sales.

We will take a break and use the link in the comments 
to access the VTPIE Training on Sales Validation.
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