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M E M O R A N D U M July 17, 2026 

TO: 

FROM: 

RE: 

County Assessors, Consulting Appraisers and Staff 

Alan S. Dornfest 
Property Tax Policy Bureau Chief 

2025 Ratio Study 

This ratio study was completed in March, 2026, and generally used sales which occurred 
between October 1, 2024 and September 30, 2025, to test 2025 assessments.  In cases where 
there were limited samples, this time frame was expanded to include sales occurring several 
months on either side of these initial date parameters.   

The 2025 study represents the eighteenth study completed using the procedures authorized under 
the provisions of property tax rule 131.  Under these provisions, five primary categories are 
subject to initial testing.   Assessment level is tested with 90% confidence intervals.  However, 
county reports contain a notation indicating any categories which would have failed to meet 
assessment level requirements using 80% confidence intervals.  Categories failing tests based on 
90% confidence intervals are reported as out of compliance and subject to state equalization in 
2026, unless 2026 assessed values indicate acceptable level after completion of follow-up ratio 
studies.  If 90% confidence intervals overlap acceptable ranges, categories not meeting 
assessment level standards based only on 80% confidence intervals are not reported to the State 
Board of Equalization as out of compliance until this test is failed in three ratio studies.  Six 
categories in six counties did not meet the 80% confidence interval requirements. However, none 
of these had unacceptable 80% confidence intervals for three years.  More complete procedural 
information is found in the current Idaho Ratio Study Manual. 

The 2025 ratio study shows 16 primary categories in 14 counties that did not meet assessment 
level standards using 90% confidence intervals.  In the 2024 study, there had been 5 non-
complying categories in 5 counties.   In addition, the 2025 studies showed that 5 of the non-
complying categories in 5 counties also failed the statutory requirement for no more than 5% 
difference in assessment level between categories.  Prior to state board of equalization ratio study 
based recommendations, follow-up studies will be done to test 2026 assessments in the 
categories that did not meet assessment level standards or standards for differences between 
categories.  Counties will receive notification of compliance status following completion of this 
year’s assessments and finalization of assessments by county boards of equalization.   

In 2025, 9.8% of all categories tested failed general uniformity standards based on the COD, 
while 43.2% failed vertical equity (price-related differential) standards.  The number failing to 
meet general uniformity standards based on the COD and vertical equity standards based on the 
PRD was less than that noted in the 2024 study.    

The number of categories studied this year (132) was the same as the number analyzed in 2024. 
At least one primary category was studied in each county, except for Clark County where 
sufficient sales were not available, even within an expanded time frame.  The total number of 
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sales analyzed increased by 11.7%, with most of that increase occurring in the improved 
residential category.   

Analysis:  

Statewide overall median levels of assessment were similar in 2024 and 2025, while statewide 
uniformity statistics showed some improvement in all categories with the exception of vacant 
residential.  Compliance with assessment level standards fell in terms of numbers of categories 
and numbers of counties with at least one category out of compliance (prior to completion of 
follow up studies).  

Time adjustments were considered in each category and used when appropriate in the 2025 ratio 
study to ensure that sales prices and assessed values both represented market value as of January 
1, 2025.   

Primary categories or counties with fewer than five sales are not formally tested and are not 
included in this report.   

Attached documents 

The following documents are attached to this report to provide the user with both detailed 
statistical reports and a summary of the final 2024 Idaho ratio study: 

1. Chart I summary of sales received;
2. Chart II summary of statistical results;
3. Bar chart showing 2024 - 2025 level by primary category;
4. Bar chart showing 2024 – 2025 uniformity by primary category;
5. Statewide statistics by county for each primary category.
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2025 Ratio Study Summary
Sales Received

Counties Totals Changes 2023/2024:
Studied 2025 2024 Number Percent

Residential:
Improved 43           25,689      22,141      3,548         16.0%

Unimproved 38           1,754        2,337        (583)           -24.9%
Commercial:

Improved 24           507           503           4 0.8%
Unimproved 7             101           82             19              23.2%

Manufactured Homes:
Manufactured Housing without land 20           749           720           29              4.0%

Totals: 132         28,800      25,783      3,017         11.7%

Category

Chart II
2025 Final Ratio Study

Summary of Results
Number of Number Assessment Level: Uniformity:
Counties in Sample Median Mean COD PRD

Residential:
Improved 43              25,689       94.85          94.49         8.03            1.01   

Unimproved 38              1,754         92.97          92.54         19.95          1.04   
Commercial:

Improved 24              507            93.39          90.02         17.20          1.03   
Unimproved 7                101            91.83          88.12         21.03          0.99   

Manufactured Housing:
Manufactured Housing 20              749            93.75          94.68         27.52          1.03   

Totals: 132            28,800       

Category
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2025 Statewide Ratio Study Summary for Primary Category: Vacant Residential 

Total Assessed Total Sales Price � Median Geometric Weighted 
Price Coefficient of Coefficient Probabili!l£ 

Coun!l£ Sales Count Related Dispersion of 90/110% of Variation 
Value{$) or Value($) R!!i.Q Ratio Mean Ratio Mean Ratio 

Differential (CODI (COVI Actual Mean 

ADA 133 56,671,700 63,767,760 93.01% 90.57% 69.62% 88.84% 1.05 19.57% 27.11% 91,61% 
ADAMS 39 6,052.476 8,553,400 104.10% 104.57% 102.40% 94.14% 1.11 14.60% 18.65% 97.11% 
BANNOCK BO 6,936,381 8.486,992 68.35% 61.70% 84.42% 81.71% 1.08 25.97% 30.25% 28.99% 
BEARLAKE 25 2,514,367 3,166,500 84.83% 90.80% 77.11% 78.91% 1.08 28,38% 38.29% 21.67% 
BENEWAH 33 3,025,325 3,544.710 87.36% 87.43% 85.36% 85.35% 1.02 16.09% 22.35% 21.85% 
BINGHAM 18 1,197,142 1,304,841 93.63% 94.19% 92.48% 91.75% 1.02 12.32% 15.94% 84.16% 
BLAINE 55 37,973,284 40,610,211 96.20% 95.17% 95.31% 93.51% 1.03 9.64% 13.88% 99.97% 
BOISE 77 11,178,386 11,551,010 105.35% 100.91% 100.20% 96.77% 1.09 24.21% 32.97% 88.00% 
BONNER 176 59,354,368 64,153,524 93.47% 93.76% 69.28% 92.52% 1.01 21.26% 29.20% 95.42% 
BONNEVILLE 77 9,756,248 10,169,669 96.71% 98.02% 95.06% 95.93% 1.01 12.73% 17.99% 99,96% 
BOUNDARY 18 2,574.287 2,923,226 90.03% 78.57% 85.90% 88.06% 1.02 25.59% 34.82% 49.43% 
BUTTE 
CAMAS 7 355,999 438,500 94.82% 97.70% 91.45% 81.19% 1, 17 16.37% 26,10% 60.98% 
CANYON 69 19,729.060 20,608.517 100.11% 100.47% 97.09% 95.73% 1.05 16.51% 22.07% 99.98% 
CARIBOU 15 1,219.450 1.323.825 94.36% 91.07% 93.66% 92.12% 1.02 8.46% 13.48% 89.69% 
CASSIA 17 926.557 1,404,000 74.17% 86.64% 68.04% 65.99% 1.12 25.15% 37.48% 1.60% 
CLARK 

CLEARWATER 7 600,729 703,500 93.16% 96.65% 90.73% 85.39% 1.09 17.91% 23.30% 60.02% 
CUSTER 14 771,200 1,224.850 68.07% 67.93% 65.66% 62.96% 1.08 21.19% 26.37% 0.03% 
ELMORE 14 1,441,211 1,667,000 84.44% 95.77% 80.10% 86.46% 0,98 21.95% 30.75% 21.74% 
FRANKLIN 
FREMONT 25 3,277,743 3,912,500 84.22% 87.50% 80.17% 83.78% 1.01 23.66% 30.27% 13.39% 
GEM 21 3,763,689 4,126,000 95.88% 96.82% 94.13% 91.71% 1.05 12.50% 20.31% 90.73% 
GOODiNG 14 1,194,363 1,428,500 84.11% 89.49% 81.68% 83.61% 1,01 17.12% 22.97% 13.71% 
IDAHO 19 1,740,317 1,965,687 92.81% 92.14% 89.41% 88.53% 1.05 17.28% 26.52% 68.43% 
JEFFERSON 45 4,621.433 5,398,599 92.20% 90.43% 90.53% 85.60% 1.08 14.53% 19.11% 79.94% 
JEROME 9 592,156 1,023.834 57.86% 49.38% 55.26% 57.84% 1.00 31.16% 32.04% 0.02% 
KOOTENAI 213 59,879,227 73,879.094 89.81% 91.79% 84.49% 81.05% 1.11 23.50% 33.92% 46.40% 
LATAH 23 2,681,125 3,280,600 86.60% 87.65% 81,55% 81.73% 1.06 27.89% 35.05% 29.75% 
LEMHI 19 1,011,316 995,760 95.64% 100.00% 92.22% 101.56% 0.94 21.39% 28.45% 60.06% 
LEWIS 5 417,943 779,500 58.61% 60.28% 57.95% 53.62% 1.09 11.00% 16.29% 0.06% 
LINCOLN 
MADISON 42 3,865,105 4,255,900 94.20% 92.22% 93.53% 91.29% 1.03 9.64% 12.19% 99.11% 
MINIDOKA 25 2,332,915 2,645,000 88.B7% 86.93% 66.51% 86.20% 1.01 17.96% 24.32% 39.77% 
NEZPERCE 27 4,051,640 4,746,800 85.51% 78.61% 82.83% 85.36% 1.00 21.41% 25.97% 15.15% 
ONEIDA 7 546,542 774,924 73.41% 71.43% 71.74% 70.53% 1.04 19.20% 23.10% 2.00% 
OWYHEE 
PAYETTE 10 1,147,020 1,435,250 90.60% 86.42% 83.60% 79.92% 1.13 38.62% 41.15% 45.26% 
POWER 
SHOSHONE 19 2.048,297 2.191,000 96.01% 94.58% 90.83% 93.49% 1.03 26.68% 36.90% 71.43% 
TETON 53 10,592.962 11,390.758 94.63% 93.39% 93.98% 93.00% 1.02 8.75% 11.73% 99.66% 
TWINFALLS 141 17,314,666 20,722,351 92.26% 93.60% 69.12% 63.56% 1.10 18.28% 25.57% 117.46% 
VALLEY 147 36,347,088 40,356,333 94.73% 95.02% 91.74% 90.07% 1.05 18.92% 24.65% 99.30% 
WASHINGTON 16 1,142,786 1,786,245 67.09% 66.78% 65.77% 63.98% 1.05 15.38% 21.10% 0.00% 

STATEWIDE 1,754 382,686,703 432,738,670 92.54% 92.97% 88.91% 88.60% 1.04 19.95% 27.49% Approx.100% 
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