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43.3% Drop In Dow Jones Index43.3% Drop In Dow Jones Index

Highest Point to Lowest Point



SFR prices are now below where they would 

have been without “the Bubble”

-50%



Median SFR Sales Prices…City of Ormond BeachMedian SFR Sales Prices…City of Ormond Beach

--34%34%



-61%

Median SFR Sales Prices… Daytona BeachMedian SFR Sales Prices… Daytona Beach



Median SFR Sales Prices… New Smyrna BeachMedian SFR Sales Prices… New Smyrna Beach

- 47%



--26%26%

--2%2%

Median SFR Sales Prices… DeBaryMedian SFR Sales Prices… DeBary



--32%32%

Dropped 

only 3% in 

2009

Median SFR Sales Prices… Orange CityMedian SFR Sales Prices… Orange City



“Calibrating”“Calibrating”

a Mass Appraisal Systema Mass Appraisal System

in ain a

Declining Real Estate Market?Declining Real Estate Market?



International International 

Association of Association of 

Assessing OfficersAssessing Officers

“Fair & Equitable”“Fair & Equitable”

Monthly magazineMonthly magazine

(August, 2009)(August, 2009)

[ On our website ][ On our website ]

www.Volusia.org/propertywww.Volusia.org/property



“Traditional” appraisal practice has been to use 
current Sales Prices of comparable properties

“The Bubble…”

“Has Burst…”“Has Burst…”



The Realities of Changing Economic Times The Realities of Changing Economic Times 

& Real Estate “Bubble & Burst” Markets& Real Estate “Bubble & Burst” Markets

… Suggests economic decision… Suggests economic decision--makersmakers

{and even Property Tax Appraisers} consider…consider…

“Changing Paradigms”“Changing Paradigms”

{ … How we “do business”…}{ … How we “do business”…}



Beginning in 2007

We expanded our analytic horizons

By

researching all areas of real estate activity… all…

“Market Evidence”“Market Evidence”

•• Sales Prices

• Listings

• Foreclosures

• Short Sales



How do you analyze … 

“Market Evidence?”“Market Evidence?”

“Sales PricesSales Prices”: Once “Qualified”  =  “Market Price”

Also using “Multi-Year” Sales Prices

“ListingsListings”: Establish ranges of “Expected Sales to 

Assessment levels” … 65-70% of listing price

“ForeclosuresForeclosures”: Once sold, “qualify” with buyer & 

seller to see if sale qualifies as “bonafide 

sale”

“Short SalesShort Sales”: Once sold, research same as 

foreclosures… few appear to qualify as 

“bonafide”



““Tax RollsTax Rolls” are based on “” are based on “Previous Year’s SalesPrevious Year’s Sales””

2007                         2008                       2009    2010

Jan 1st Jan 1st                     Jan 1st Jan 1st

2007 Sales      2008          

Used For    Tax Roll

2008 Sales  2009

Used For         Tax Roll

2009 Sales   2010

Used For         Tax Roll



How do we account for “time”How do we account for “time”

in the appraisal process?in the appraisal process?

When Sales Prices are varying by When Sales Prices are varying by 25% per 25% per 

yearyear…  …  2.1% per month2.1% per month……

•• on the same type and size on the same type and size 

propertyproperty

•• in the same locationin the same location

And when appraised values must represent And when appraised values must represent 

“worth” at a specific point in time….“worth” at a specific point in time….

on January 1, 2009…on January 1, 2009…



Adjusting Market Sales Prices in a Declining MarketAdjusting Market Sales Prices in a Declining Market

“Time“Time--Adjusting Sales Prices”Adjusting Sales Prices”

Documented 2008 Market Decline of 25.2%….2008 Market Decline of 25.2%….

Equals monthly average sales price decline of 2.1% 

Property Sells:Property Sells: March 15, 2008 for $240,000$240,000

Date of  appraisal (for2009 Tax Roll):     January 1, 2009Date of  appraisal (for2009 Tax Roll):     January 1, 2009

Time to adjustTime to adjust… March, 2008 to January, 2009 

… equals 10 months @ 2.1%10 months @ 2.1% per month …

… equals 21% downward adjustmentequals 21% downward adjustment on the $240,000 Sale Price to 
show what it would be worth at the end of 2008 (January 1, 
2009) … equals $240,000 times 79% (21% downward) 

… equals $189,600equals $189,600 (estimated Selling Price on January 1, 2009)

… times 85%times 85% sales criteria adjustment

… equals estimated 2009 Assessment estimated 2009 Assessment … of  $161,160… of  $161,160



Land Rates Reduced

38%, 35%, 33%, 30%

Overall Value Reductions

38%, 26%, 16%, 27%

-38%

-18%

-26%

-27%

Neighborhood Impact of ourNeighborhood Impact of our

2009 PPE Tax Roll Valuations2009 PPE Tax Roll Valuations



Land Values Lowered:

37%, 22%, 6%, 24%

Overall Values Reduced:

20%, 10%, 11%, 14%

-10%

-11%

-20%

-14%



Land Rates Lowered

18% & 17%

Overall Values Reduced:

15%  &  7% -7%

-15%



McGregor Road McGregor Road 

NeighborhoodsNeighborhoods

-16 %

-23 %

-17 %

-19%
-17%



1717--92 to Spring 92 to Spring 

GardenGarden

&&

New York to New York to 

PlymouthPlymouth

-26%

-30%

-27%

-27%



Trails WestTrails West
-27%

-27%

-27%

-21%

-26%

-21%



CommercialCommercial

NeighborhoodsNeighborhoods

DowntownDowntown

DeLandDeLand

-23%

-29%

-10%



So…So…ValuationsValuations

Are  Being reduced…Are  Being reduced…

What’s gonna’ happen toWhat’s gonna’ happen to

Property Taxes this year?Property Taxes this year?

First… let’s look atFirst… let’s look at

Spending HistorySpending History





Tie spending projections to realistic IndexTie spending projections to realistic Index

Florida Legislature chose the

Per Capita Income Index + Growth FactorPer Capita Income Index + Growth Factor

As means of judging excesses in spending

Assumption is that the “rate” of increase in Government 
spending should draw attention if it exceeds  the same 

increase as it’s citizens rise in personal incomes.
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??









??





Property Tax Problems?Property Tax Problems?

Will either be about spending…Will either be about spending…

oror

About “Save Our Homes” (SOH)About “Save Our Homes” (SOH)

“biting the hand it has been feeding”“biting the hand it has been feeding”

What the problems are not about…What the problems are not about…

“Value”“Value”



The difference this year…

…to raise the same Taxes as Last Year (Rollback Rate)

Taxing Authorities (Cities, County, etc) will have to 

RAISE MILLAGE RATES!RAISE MILLAGE RATES!

Property Tax Impact Will be differentProperty Tax Impact Will be different

ForFor

Homesteaded PropertyHomesteaded Property

&&

NonNon--Homesteaded PropertyHomesteaded Property



This Year, However, with values & Tax Bases going down…

Different Things are happening to Different People

Values are Down… But… What about taxes??

NonNon--Homesteaded PropertyHomesteaded Property … “At Rollback-Millage” 

will probably see similar taxes to last year, maybe less

Homesteaded PropertyHomesteaded Property (With Save Our Homes) . . . “At 

Rollback-Millage” WILL SEE TAXES GOING UP At same % 

increase as the increase in millage rate

54,000 Volusia Families close to a 20%+ increase

84,000 are at risk if millage Rates are raised at all.



Last Years Value This Year’s Value

$450,000 $ 375,000

(down 20 %)

$ 246,359

Assessed Value

$205,000

Taxable Value

$41,359
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SOH

$ 128,641

34%

SOH BenefitSOH Benefit

(Portability)

If the “Rollback Rate” If the “Rollback Rate” 

requires raising the millage requires raising the millage 

17%…17%…

This taxpayer will see a This taxpayer will see a 

17% increase in their 17% increase in their 

property taxesproperty taxes



Just Value 2008 $ 219,195

Just Value 2009 $ 163,557 

- 25.4%

Taxes Increase- $226.38…13.3 %







Commercial PropertyCommercial Property

owners will probably see taxes close to owners will probably see taxes close to 

last year’s amount… last year’s amount… 

less if the millage increase is less than less if the millage increase is less than 

valuevalue--decline… more if not…decline… more if not…

Plus… all “nonPlus… all “non--residential” property is residential” property is 

limited  to a limited  to a “10%“10%--Value Cap”Value Cap” this year…this year…

…based on last years “base…based on last years “base--year” assessed year” assessed 

value.  Applies to only 924 properties this value.  Applies to only 924 properties this 

year.year.



Homesteaded propertiesHomesteaded properties

with a SOH benefit equal to with a SOH benefit equal to 

the % increase in millagethe % increase in millage

will see taxes going up will see taxes going up 

by the same % as the millageby the same % as the millage

(about 54,000 homes)(about 54,000 homes)

(84,000 homes have some SOH benefit…(84,000 homes have some SOH benefit…

May see a tax increase if millage is increased)May see a tax increase if millage is increased)


