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THE TAX DEED COLLECTIVE
DIGITAL PROPERTY RESEARCH
& AUCTION WORKBOOK
A practical workbook for tax deed, OTC, land bank, valuation, lien, inspection, and auction research

	Student / Investor Name
	
	Date Started
	

	Primary Market
	
	Target County
	

	Target Strategy
	
	Capital Available
	



	IMPORTANT: This workbook reorganizes the procedures and checklists contained in the source documents into a single editable workflow. It does not independently verify or update external websites, auction rules, statutes, or dated procedures.

Best usage of this workbook is as a guide for the TDC system and TDC Process. You are not expected to fill this out for every property.  Move on to the TDC Excel Spreadsheet when you feel you are ready.



www.thetaxdeedcollective.com
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1. Master Deed Research Workflow
Use this section as the primary sequence for researching a tax deed or similar acquisition opportunity. Complete each step before advancing the deal.
	Done
	Step / Requirement
	Notes / Result

	x
	Identify the state to invest in; determine whether the state uses deed, lien, or redeemable-deed procedures and note any redemption period and penalty rate identified by your source.
	

	☐
	Identify the county. Use NACO county search and population data to focus on target counties, including suburban counties.
	

	☐
	Pull the sale list. Download an Excel list when available, retain the original county list, and bookmark the county sale-list source.
	

	☐
	Pull the assessor/property card and record property type, square footage, year built, beds/baths, assessed value, and other relevant property data.
	

	☐
	Check the area using the property address, Google Street View, aerial/GIS mapping, neighborhood condition, and external influences. Note the Street View image date.
	

	☐
	Find the property’s value using third-party values and comparable-sales reconciliation.
	

	☐
	Calculate the maximum bid or acquisition price. Source formula: Max Bid = ARV × 0.60 − Estimated Rehab.
	

	☐
	Obtain a CMA, Realist report, BPO, or additional 'eyes on' research when appropriate; update the ARV and worksheet.
	

	☐
	Perform a lien check. If problems appear, obtain a preliminary title report or additional title research.
	

	☐
	Adjust the maximum bid based on realtor/BPO/photo findings and lien/title findings.
	

	☐
	Finalize the exit strategy, including broker, property manager, and contractor considerations.
	

	☐
	Make the final buy / no-buy decision.
	


Research Snapshot
	State
	Click or tap here to enter text
	County
	Click or tap here to enter text

	Auction / Sale Type
	Click or tap here to enter text
	Auction Date
	Click or tap here to enter text

	Source List URL
	Click or tap here to enter text
	Parcel / APN
	Click or tap here to enter text

	Property Address
	Click or tap here to enter text
	Opening Bid / Asking Price
	Click or tap here to enter text

	Initial ARV
	Click or tap here to enter text
	Estimated Rehab
	Click or tap here to enter text

	Preliminary Max Bid
	Click or tap here to enter text
	Exit Strategy
	Click or tap here to enter text


Master Research Notes
	

	

	

	

	

	




2. Property Research Checklist
Complete one copy of this section for each property that survives the initial screening.
	State
	Click or tap here to enter text
	County
	Click or tap here to enter text

	Auction Type
	Click or tap here to enter text
	Auction Date
	Click or tap here to enter text

	Interest / Penalty Rate
	Click or tap here to enter text
	Payment Method / Date
	Click or tap here to enter text

	Owner Name
	Click or tap here to enter text
	Opening Bid
	Click or tap here to enter text

	APN / Parcel ID
	Click or tap here to enter text
	Street Address
	Click or tap here to enter text

	Property Type / Zoning
	Click or tap here to enter text
	Warranty Deed Date
	Click or tap here to enter text

	Assessed / Appraised Value
	Click or tap here to enter text
	Current Tax
	Click or tap here to enter text

	Square Feet
	Click or tap here to enter text
	Bedrooms / Bathrooms
	Click or tap here to enter text

	Lot Size
	Click or tap here to enter text
	Year Built
	Click or tap here to enter text

	Garage
	Click or tap here to enter text
	Pool / Spa
	Click or tap here to enter text

	Style
	Click or tap here to enter text
	Construction
	Click or tap here to enter text

	Neighborhood Rating (1-10)
	Click or tap here to enter text
	External Influence Rating (1-10)
	Click or tap here to enter text


Third-Party Values
	Source
	Value
	Date Checked
	Notes

	Homes / Homesnap
	
	
	

	Xome
	
	
	

	Movoto
	
	
	

	Realtor
	
	
	

	Redfin
	
	
	

	Zillow
	
	
	


Comparable Properties
	#
	Address
	Sale Date
	Sale Price
	Sq Ft
	Bed/Bath

	1
	
	
	
	
	

	2
	
	
	
	
	

	3
	
	
	
	
	

	4
	
	
	
	
	

	5
	
	
	
	
	

	Reconciled ARV
	Click or tap here to enter text
	Estimated Rehab
	Click or tap here to enter text

	Maximum Bid
	Click or tap here to enter text
	Lien Total
	Click or tap here to enter text

	Adjusted Maximum Bid
	Click or tap here to enter text
	Decision
	Click or tap here to enter text


Property Notes
	

	

	

	

	

	




3. Third-Party Value Search
Follow the source order below and document the value you actually observe.
	Done
	Step / Requirement
	Notes / Result

	☐
	Google-search the property address first.
	

	☐
	Look for Homes and/or Homesnap results on the initial Google results page.
	

	☐
	Check Homes.com for a value.
	

	☐
	Check Homesnap.com for a value where available.
	

	☐
	If Homes/Homesnap are unavailable, check HomeFacts.com.
	

	☐
	Check Movoto.com.
	

	☐
	Check Realtor.com.
	

	☐
	Check Redfin.com; also review schools and crime information identified by the source procedure.
	

	☐
	Check Zillow.com; review trends, listings, and nearby similar sales.
	

	☐
	If a usable value is still unavailable, check alternate sources such as RE/MAX, Xome, HomeFacts, or Trulia.
	


Value Reconciliation
	Source
	Estimate / Value
	Range
	Reliability Notes
	Include in Reconciliation?

	Homes
	
	
	
	

	Homesnap
	
	
	
	

	HomeFacts
	
	
	
	

	Movoto
	
	
	
	

	Realtor.com
	
	
	
	

	Redfin
	
	
	
	

	Zillow
	
	
	
	

	RE/MAX / Xome / Trulia / Other
	
	
	
	

	Average of Included Values
	Click or tap here to enter text

	Comp-Reconciled Value
	Click or tap here to enter text

	Final ARV Used
	Click or tap here to enter text




4. Sales Comparable Guidelines & Comp Worksheet
	SOURCE GUIDANCE: The source document frames these as sales-comparable guidelines and notes that exceptions may be valid when recent sales are limited.

	Done
	Step / Requirement
	Notes / Result

	☐
	Use at least 3 sales and up to 5 to determine value; give more weight to the most similar sales.
	

	☐
	Time: prefer sales within 6 months; expand up to 1 year if necessary. Give the greatest weight to the most recent sales.
	

	☐
	Square footage: target approximately ±15% of the subject property’s square footage.
	

	☐
	Bedrooms: use similar bedroom counts where possible. The source allows a 1-bedroom variance, but says never compare a 2-bedroom house with 3- or 4-bedroom houses.
	

	☐
	Bathrooms: use a similar bathroom count where possible; the source allows a 1-bathroom variance.
	

	☐
	Location: use sales within 1/2 mile when possible and within the subject neighborhood; avoid crossing major neighborhood distinctions such as major traffic streets, freeways, and railroad tracks. Expand to 1 mile if necessary.
	

	☐
	Construction: use similar construction where possible. The source specifically says concrete block should be compared only with concrete block; brick and stucco may be compared if similar in quality.
	

	☐
	Roof quality should be similar.
	


Subject Property
	Address
	Click or tap here to enter text
	Sq Ft
	Click or tap here to enter text

	Bedrooms
	Click or tap here to enter text
	Bathrooms
	Click or tap here to enter text

	Construction
	Click or tap here to enter text
	Roof / Condition
	Click or tap here to enter text

	Neighborhood
	Click or tap here to enter text
	Target Comp Radius
	Click or tap here to enter text


Comparable Analysis
	Comp
	Address
	Sale Date
	Price
	Distance
	Sq Ft
	Sq Ft Var.
	Bed/Bath
	Construction
	Weight / Notes

	1
	
	
	
	
	
	
	
	
	

	2
	
	
	
	
	
	
	
	
	

	3
	
	
	
	
	
	
	
	
	

	4
	
	
	
	
	
	
	
	
	

	5
	
	
	
	
	
	
	
	
	

	Low Indicated Value
	Click or tap here to enter text

	High Indicated Value
	Click or tap here to enter text

	Reconciled ARV
	Click or tap here to enter text


Comparable Reconciliation Notes
	

	

	

	

	




5. Lien Research
	Done
	Step / Requirement
	Notes / Result

	☐
	Go to NETR Online / public records online.
	

	☐
	Select the state.
	

	☐
	Select the county.
	

	☐
	Open the County Clerk/Recorder source.
	

	☐
	Enter the owner name in the format required by the county system.
	

	☐
	Use the date of the last Warranty Deed as the beginning date.
	

	☐
	Use today’s date as the end date.
	

	☐
	Check for municipal liens as a party, including 'City of' and 'County of' entries.
	

	☐
	Review liens and total the individual lien amounts.
	

	☐
	Compare the lien total with the opening bid and maximum bid before deciding whether to proceed.
	


Lien Log
	Lien / Claimant
	Recording Date
	Document / Instrument #
	Amount
	Survival / Title Question
	Notes

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	Total Identified Liens
	Click or tap here to enter text
	Opening Bid
	Click or tap here to enter text

	Maximum Bid
	Click or tap here to enter text
	Preliminary Title Report Needed?
	Click or tap here to enter text

	Proceed?
	Click or tap here to enter text
	Title / Attorney Follow-Up
	Click or tap here to enter text




6. Property Inspection Checklist
	Street Address
	Click or tap here to enter text
	Property Type
	Click or tap here to enter text

	Neighborhood
	Click or tap here to enter text
	External Influences
	Click or tap here to enter text

	Roof / Condition
	Click or tap here to enter text
	Foundation / Condition
	Click or tap here to enter text

	Exterior / Condition
	Click or tap here to enter text
	Windows / Condition
	Click or tap here to enter text

	Garage
	Click or tap here to enter text
	Pool / Spa
	Click or tap here to enter text

	Style
	Click or tap here to enter text
	Construction
	Click or tap here to enter text


Condition Notes
	

	

	

	

	


Nearby Homes & Listings
	Address
	Type / Condition
	Listing / Sale Info
	Notes

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	


Property / Field Notes
	

	

	

	

	

	

	




7. Auction Sheet & Bid Planning
	Auction Location / Platform
	Click or tap here to enter text
	Street Address / Venue
	Click or tap here to enter text

	Auction Date
	Click or tap here to enter text
	Auction Time
	Click or tap here to enter text

	Updated Sale List Source
	Click or tap here to enter text
	Phone #
	Click or tap here to enter text

	Bid Type
	Click or tap here to enter text
	Interest / Penalty Rate
	Click or tap here to enter text

	Redemption Terms
	Click or tap here to enter text
	Registration / Deposit Requirement
	Click or tap here to enter text

	Payment Deadline / Method
	Click or tap here to enter text
	Parcel / APN
	Click or tap here to enter text


Sale Notes
	

	

	

	

	

	


Bid Plan
	Opening Bid
	Click or tap here to enter text
	ARV
	Click or tap here to enter text

	Estimated Rehab
	Click or tap here to enter text
	Lien / Title Allowance
	Click or tap here to enter text

	Other Costs
	Click or tap here to enter text
	Calculated Maximum Bid
	Click or tap here to enter text

	Hard Stop Bid
	Click or tap here to enter text
	Target Exit Strategy
	Click or tap here to enter text

	BID DISCIPLINE: Do not exceed the approved hard-stop bid without re-underwriting the property and documenting the reason for the change.


Live Auction Notes / Bid History
	

	

	

	

	

	

	

	




8. Investor Needs / Deal Presentation
Use the source investor-needs list as a deal-presentation checklist.
	Done
	Step / Requirement
	Notes / Result

	☐
	Proper deal presentation
	

	☐
	Security of principal
	

	☐
	ROI - return on investment
	

	☐
	Length of capital commitment
	

	☐
	Deal reporting
	

	☐
	Transfer of capital - in and out / security of transfer
	


Investor Deal Summary
	Property / Deal Name
	Click or tap here to enter text
	Capital Required
	Click or tap here to enter text

	Projected ROI
	Click or tap here to enter text
	Projected Hold Period
	Click or tap here to enter text

	Security / Collateral Description
	Click or tap here to enter text
	Exit Strategy
	Click or tap here to enter text

	Reporting Frequency
	Click or tap here to enter text
	Capital Transfer Process
	Click or tap here to enter text


Risk Factors / Investor Questions
	

	

	

	

	

	




9. Specialized Acquisition Procedures
These procedures are reorganized from the attached source sheets. They should be treated as source workflows, not as independently updated instructions.
9A. Arkansas OTC - Commissioner of State Lands
	Done
	Step / Requirement
	Notes / Result

	☐
	Go to NACO.org and use county population search to identify the county.
	

	☐
	Go to cosl.org.
	

	☐
	Click Post Auction Sales.
	

	☐
	Watch the instructional videos.
	

	☐
	Click List View in the lower-left corner.
	

	☐
	Enter the target county (the source example uses Pulaski) in the search box.
	

	☐
	Open the highlighted parcel number, then open the property information / DataScoutPro link.
	

	☐
	Check assessed value for a building/improvement value. If there is no improvement value, the source treats the property as vacant land and instructs moving to the next property.
	

	☐
	Search the property address in Google.
	

	☐
	Check Homes.com and/or Homesnap.com value.
	

	☐
	Use Street View and review the neighborhood.
	

	☐
	If the street view and values check out, complete the Property Checklist.
	

	County
	Click or tap here to enter text
	COSL Parcel #
	Click or tap here to enter text

	Assessed Value
	Click or tap here to enter text
	Improvement Value
	Click or tap here to enter text

	Address
	Click or tap here to enter text
	Preliminary Value
	Click or tap here to enter text

	Street View Acceptable?
	Click or tap here to enter text
	Proceed to Full Checklist?
	Click or tap here to enter text


9B. Florida OTC - Lands Available for Taxes (L.A.F.T.)
	Done
	Step / Requirement
	Notes / Result

	☐
	Google-search "Lands Available for Taxes [County Name, FL]".
	

	☐
	Open the county/clerk or other listing that identifies Lands Available for Taxes.
	

	☐
	Find the Lands Available for Taxes listing and read the directions.
	

	☐
	Open the list/link and follow the county directions.
	

	☐
	If highlighted property links are available, open the property card. If not, use the county property-card search.
	

	☐
	Set the search field to folio, parcel ID, or account number as available.
	

	☐
	Copy the parcel ID into the property search.
	

	☐
	Use the property-card address for a Google search.
	

	☐
	Check Homes or Homesnap for a preliminary value.
	

	☐
	Review the property in Street View.
	

	☐
	If value and Street View are acceptable, complete the Property Checklist.
	

	County
	Click or tap here to enter text
	LAFT List URL
	Click or tap here to enter text

	Parcel / Folio
	Click or tap here to enter text
	Address
	Click or tap here to enter text

	Asking / Required Amount
	Click or tap here to enter text
	Preliminary Value
	Click or tap here to enter text

	Street View Acceptable?
	Click or tap here to enter text
	Proceed?
	Click or tap here to enter text


9C. Florida Online Tax Deed - RealAuction
	Done
	Step / Requirement
	Notes / Result

	☐
	Go to RealAuction.
	

	☐
	Open the client / foreclosure and tax deed auction area.
	

	☐
	Choose a county and focus on TAX DEED SALES, not foreclosure sales.
	

	☐
	Open the Auction Calendar.
	

	☐
	Choose an auction date. The source notes color-coded counts on the calendar.
	

	☐
	Open the date.
	

	☐
	Screen for assessed values over $50,000, per the source procedure.
	

	☐
	Do not continue into auctions marked closed or canceled.
	

	☐
	Copy the address and search Google.
	

	☐
	Open the highlighted parcel number.
	

	☐
	If the property looks acceptable, complete the Property Checklist or spreadsheet.
	

	☐
	Check liens through NETR Online.
	

	SOURCE WARNING: The source procedure specifically says to focus on tax deed sales, not foreclosure sales, and not to proceed into auctions shown as closed or canceled.

	County
	Click or tap here to enter text
	Auction Date
	Click or tap here to enter text

	Parcel #
	Click or tap here to enter text
	Assessed Value
	Click or tap here to enter text

	Opening Bid
	Click or tap here to enter text
	Address
	Click or tap here to enter text

	Lien Check Complete?
	Click or tap here to enter text
	Proceed?
	Click or tap here to enter text


9D. Florida / California Online Auctions - Grant Street
	Done
	Step / Requirement
	Notes / Result

	☐
	Go to Grant Street and open the Auction Portal / Auctions area.
	

	☐
	Select Foreclosure/Tax Deeds or the appropriate tax-deed auction category.
	

	☐
	Choose the desired date, county, and state.
	

	☐
	Open the auction in a new tab if useful.
	

	☐
	Expand the listing view.
	

	☐
	Open the parcel number / property card when available.
	

	☐
	Verify property type under property information or assessed values.
	

	☐
	Search the property address in Google.
	

	☐
	Check Homes, Homesnap, Redfin, or other preliminary valuation source identified in the procedure.
	

	☐
	Review Street View.
	

	☐
	If the value and street view check out, complete the remaining research and arrive at a maximum bid.
	

	State
	Click or tap here to enter text
	County
	Click or tap here to enter text

	Auction Date
	Click or tap here to enter text
	Parcel #
	Click or tap here to enter text

	Property Type
	Click or tap here to enter text
	Address
	Click or tap here to enter text

	Preliminary Value
	Click or tap here to enter text
	Maximum Bid
	Click or tap here to enter text


9E. Tennessee - Shelby County Land Bank Sales
	Done
	Step / Requirement
	Notes / Result

	☐
	Open the Tennessee list / Shelby County Land Bank Sales source.
	

	☐
	Open Shelby County Land Bank and navigate to properties for sale.
	

	☐
	Use the map / properties view and open the attributes table.
	

	☐
	Open Options, then Filter.
	

	☐
	Add an expression set for "Improvement" = "House".
	

	☐
	Add an asking-price filter beginning at $5,000, then test higher asking-price levels ($6,000, $7,000, $8,000, etc.) as needed.
	

	☐
	Open the property in the property list.
	

	☐
	Open Assessor Info to reach the property card.
	

	☐
	Gather property data and Google-search the property address.
	

	☐
	Check Google Street View plus Homes.com / Homesnap values.
	

	☐
	If the property checks out, complete the Property Checklist.
	

	☐
	Follow the Shelby County sale process directions contained in the source folder / county materials.
	

	☐
	The source also notes a PDF / complete-list option through the bottom-right 'New Add-Ons' or 'Properties for Sale' area.
	

	County
	Click or tap here to enter text
	Land Bank Property ID
	Click or tap here to enter text

	Asking Price
	Click or tap here to enter text
	Improvement Type
	Click or tap here to enter text

	Address
	Click or tap here to enter text
	Assessor Value
	Click or tap here to enter text

	Preliminary Market Value
	Click or tap here to enter text
	Proceed?
	Click or tap here to enter text




10. Helpful Websites
The following sites are carried over from the source 'Helpful Websites - Tax Deeds and Liens' document. Availability and current functionality are not independently verified in this workbook.
Property Lists / County Sources
	Website / Resource
	Use
	Notes / Login / County

	www.ustla.com
	
	

	www.publicrecords.onlinesearches.com
	
	

	www.publicans.com
	
	

	www.pbfcm.com
	
	

	www.tax-sale.info
	
	

	www.iltaxsale.com
	
	

	www.naco.org
	
	

	www.netronline.com
	
	

	www.sri-taxsale.com
	
	

	www.grantstreet.com
	
	


Auction Websites
	Website / Resource
	Use
	Notes / Login / County

	www.realauction.com
	
	

	www.cosl.com
	
	

	NYSauctions.com
	
	

	www.grantstreet.com
	
	

	www.lienauction.com
	
	

	www.bid4assets.com
	
	

	www.xspand.com
	
	

	www.publicans.com
	
	

	www.pbfcm.com
	
	


Property Record Research
	Website / Resource
	Use
	Notes / Login / County

	www.reportallusa.com
	
	

	www.city-data.com
	
	

	www.netronline.com
	
	

	www.fhfa.gov
	
	

	www.bestplaces.net
	
	

	EPA.gov
	
	


Property Mapping
	Website / Resource
	Use
	Notes / Login / County

	www.reportallusa.com
	
	

	Google Earth
	
	

	www.maps.google.com
	
	

	www.bingmaps.com
	
	


Valuation / Realtor Sites
	Website / Resource
	Use
	Notes / Login / County

	www.zillow.com
	
	

	www.eappraisal.com
	
	

	www.homesnap.com
	
	

	www.redfin.com
	
	

	www.homes.com
	
	

	www.realtor.com
	
	

	www.trulia.com
	
	

	www.realtytrac.com
	
	


Title Search Resources
	Website / Resource
	Use
	Notes / Login / County

	www.usaprotitle.com
	
	

	www.courthousedirect.com
	
	

	www.TitleSearch.com
	
	

	www.etitlesearch.com
	
	

	www.searchsystems.net
	
	

	www.naltea.org
	
	




11. Final Deal Review & Decision
Complete this section only after the property has passed the research, valuation, lien/title, inspection, and bid-planning steps.
	Property Address
	Click or tap here to enter text
	Parcel / APN
	Click or tap here to enter text

	County / State
	Click or tap here to enter text
	Acquisition Type
	Click or tap here to enter text

	Auction / Purchase Date
	Click or tap here to enter text
	Opening Bid / Asking Price
	Click or tap here to enter text

	Final ARV
	Click or tap here to enter text
	Final Rehab Budget
	Click or tap here to enter text

	Lien / Title Allowance
	Click or tap here to enter text
	Other Costs
	Click or tap here to enter text

	Final Maximum Bid
	Click or tap here to enter text
	Expected All-In Basis
	Click or tap here to enter text

	Primary Exit Strategy
	Click or tap here to enter text
	Backup Exit Strategy
	Click or tap here to enter text

	Projected Hold Period
	Click or tap here to enter text
	Projected ROI
	Click or tap here to enter text


Final Gate Checklist
	Done
	Step / Requirement
	Notes / Result

	☐
	Sale / acquisition source confirmed.
	

	☐
	Assessor/property card reviewed.
	

	☐
	Street View / neighborhood reviewed.
	

	☐
	Third-party values reviewed.
	

	☐
	Comparable sales reconciled.
	

	☐
	ARV documented.
	

	☐
	Rehab / condition allowance documented.
	

	☐
	Lien research completed.
	

	☐
	Title concerns resolved or specifically budgeted.
	

	☐
	Auction registration / deposit / payment rules understood.
	

	☐
	Maximum bid calculated and hard-stop bid documented.
	

	☐
	Exit strategy finalized.
	

	☐
	Capital / investor requirements addressed.
	

	☐
	Decision approved.
	


Final Decision
	Decision: BUY / PASS / HOLD
	Click or tap here to enter text
	Approved Maximum Bid / Purchase Price
	Click or tap here to enter text

	Approved By
	Click or tap here to enter text
	Date
	Click or tap here to enter text


Decision Rationale
	

	

	

	

	

	

	

	



	DUE DILIGENCE: Tax deed, tax lien, OTC, and land-bank procedures vary by jurisdiction and can change. Confirm current statutes, county instructions, sale terms, title consequences, and payment requirements before committing capital.
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