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The Real Estate Assessment Process

• Virginia is a “Dillon Rule” state: local governments can only do what is allowed by the 
Virginia General Assembly.   Dillon was a prominent lawyer in the mid to late 1800’s.

• The State mandates and authorizes the Real Estate Assessment process in each 
jurisdiction.

• State code Title 58.1 Taxation - Chapter 32 Real Property Tax.    
• All real estate, except that which is exempted by law, shall be subject to taxation.      

• § 58.1-3280. Assessment of values. Every assessor or appraiser…shall…proceed to 
ascertain and assess the fair market value of all lands and lots assessable by them, 
with the improvements and buildings thereon.  They shall make a physical examination 
thereof if required by the taxpayer, and in all other cases where they deem it 
advisable.   https://law.lis.virginia.gov/vacode/title58.1/chapter32/

• Staunton is on a two year reassessment cycle.    Next 
assessment values will become effective 1/01/2027.



• Virginia Law specifically identifies the International Association of Assessing Officers (IAAO) 
as a named professional organization.

• We follow the guidelines of the IAAO.

• Per Virginia Law, assessed values shall be at 100% of fair market value (FMV).  

• Fair market value: most probable prices in which a property should bring in an open and 
competitive market in which a seller and a buyer each are acting prudently and 
knowledgeably.  

• The acceptable range level of assessment per IAAO guidelines and Virginia Department of 
Taxation is between 90% to 110%. The Department of Real Estate Assessments adheres and 
complies with both organizations. 



Mass Assessment

• IAAO uses Mass Assessment
• Mass assessment utilizes standardized procedures, data collecting and 

statistical analysis

• 3 approaches to value: 
• Sales Comparison
• Cost Approach 
• Income Approach

• Single Family residential homes are predominantly valued by sales 
comparison

• Location, location, location: compare similar homes in similar 
neighborhoods

• Adjustment factors: Age of home, construction quality, square footage, 
and condition. Other improvements (decks, porches, patios, garage, 
basement etc.) 

• Land values are based on location and size. 

• Commercial properties are generally valued on the income approach and 
sales comparison approach.

• Specialty commercial or commercial properties with few sales are generally 
valued on the cost approach and backed with the sales comparison approach



We analyze sales 
throughout 
Staunton and 
among comparable 
neighborhoods. 
There are 66 
identified 
neighborhoods.  



Assessed values follow the 
market

Market      =  Assessed values 

Market      =  Assessed values 

Market      =  Assessed values

Assessed values are 
not based on 

budgetary needs

After real estate 
assessed values are 

set City Council 
looks at budget, 

and after a public 
hearing will sets 

real estate tax rate.

Current 2025 real 
estate tax rate for 
Staunton is $0.91 

per $100 of 
assessed value.

Real Estate Tax rates of 
other Virginia cities in 
the region:
•Charlottesville  $0.98 per $100
•Waynesboro  $0.82 per $100
•Harrisonburg $1.01 per $100
•Lexington $0.92 per $100
• Roanoke $1.22 per $100
• Salem $1.18 per $100

Market
Assessed

Value



Of 
that 

49.3% 
is the 
Real 

Estate 
Tax 

Base

Real Estate Tax Base
Nearly half of the general 
funds the city generates for 
fueling the functions of city 
government comes from 
real estate property taxes.  

Residential 
72%

Commercial/Industrial
13%

Undeveloped Land 
2%

Tax Exempt
13%

Residential Commercial/Industrial Undeveloped Land Tax Exempt



Sales and market data from 2023 & 2024 were used to set assessment values for 2025 & 2026 
(current assessment effective 1/1/2025 to 12/31/2026)



Virginia Department of Taxation monitors our assessment 
levels to ensure fairness, equity and statutory compliance

Each year we, and every locality, are 
required to submit an annual Assessment 
to Sale ratio study (ASRS) and an Estimated 
Ratio Study (ERS).   This study looks at how 
our assessments compare to the previous 
year sales.   Assessment/Sales Price = Ratio 
(A/S ratio)

The ASRS compares last cycle certified 
assessed values to qualified sales recorded 
during the previous tax year.  
The ERS compares the new assessed values 
to qualified sales recorded during the 
previous tax year. 
These effectively shows the previous 
assessment compares to all of the sales 
that have taken place recently and also
how the new assessment compares to the 
all of the sales that took place last year.   

They also monitor us by
a local tax survey that 
looks at things such as 
total Taxable Fair 
Market Value (FMV), 
FMV by property class 
code, taxable land use 
values, tax rate, special 
districts, total exempt 
values, etc..



City of Staunton reassesses properties every two years.   However, newly created parcels or new construction or additions that takes places during the cycle 
would get a supplemental assessment as of January 1, in the “off year”.  Notices go out at the end of January. Example of an assessment notice:

(front) (reverse)



Property owner 
disagrees with the
new assessment?

What to do? 

Outline/ Overview 
of the  Appeal 
Process

1. Property Owner receives assessment notice. The notice is NOT a tax bill.

2. If property owner disagrees with the believed assessment they may either call, send a message to our
dedicated appeal email, regular mail or come into the office. Deadlines printed on notice and advertised
online.

3. Must have a basis for appealing. A. Property is assessed at greater (or lower) than fair market value and owner
would be expected to provide at least two comparable sales. Not just that Zillow says this or that or they “feel”
it’s too high. B. Lack of uniformity: property is not equitably assessed to like or similar properties C. Error in
property description: such as square footage error, excess deferred maintenance, topography, screened porch
was changed to a deck, etc

4. If they do not want to discuss their assessment or property they may just request an appeal form to be sent to
them.

5. Depending on appeal period volume, the appraiser will respond to the inquiry either immediately or within
three business days.

6. Appraiser will evaluate all evidence presented, they will discuss sales and property comparables. Appraiser will
offer to make an interior and/or exterior inspection of the property.

7. Property owner may accept or reject the field inspection.

8. Based on findings, field inspection and evidence there will be a finding of either a. reduction of assessment b.
no change in assessment c. increase in assessment

9. The taxpayer will be notified by the Real Estate Assessment office of the decision.

10. Property owner may accept the decision or not.

11. Property owner may appeal to the Board of Equalization (BOE) by requesting a BOE appeal form from the
assessor. The office level appeal is not a prerequisite to filing

12. The BOE is an independent committee of 3 citizens of the City appointed by the Circuit Court.

13. The property owner may choose to appear before the BOE or have their case heard in their absence.

14. The BOE is empowered to make an inspection of the property or issue summons.

15. The BOE will make their determination to change, no change, lower or raise the assessment.

16. The BOE will notify the taxpayer of their decision.

17. The property owner may appeal their assessment to the Circuit Court.





While we do not use Zillow and their “Zestimates”, we do recognize their popularity and quick accessibility by homeowners to roughly gauge their 
value of their homes.  Zillow uses their own proprietary formula and regional sales to arrive at their valuations.  City of Staunton looks at only local 
sales of what is going on this market for residential valuation.

The example below looks at one particular property in Staunton how its actual Real Estate Assessment value was vs. Zillow through a period of time
from 1/2018 to 7/2024.     The 2019 assessment was 2.6% below the zestimate, 2021 assessment was 4% above and the 2023 assessment was 1.8% 
above the zestimate.  Based on zestimates, nearly most all of the time in the last six years the market value of the home remained in excess of the 
real estate assessed value. 

“But Zillow says my house is worth ….”



Random sample of a recent sale with property record.  Assessment to 
Sale ratio $203,810 / $249,000 = 81.85%

Property was in good, clean and average condition at time of sale but with a dated interior.  Sold on the open market at FMV. Sold for 
24k over list price and was only on the market for 3 days before it went under contract.  Typical of the Staunton market and the region as 
well. 211 Norwood Rd, Staunton, VA 24401 | realtor.com® and  database location is  https://gis.vgsi.com/stauntonva/

Parcel Identification Number (PID) 9850  211 Norwood Rd
Sold on August 2, 2024 , was listed for $224,900



Typical Daily/Weekly/Monthly Functions
• Property Transfers 

• Sales Inspections

• Field inspections

• GIS reviews of properties

• Data entry/sketching

• Citizen inquiries

• Address changes

• Creation of new lots

• Processing of building permits,
adding new construction to  
property records



Special Cases : • Churches, government buildings, charitable, museums, cultural and schools are tax 
exempt.

• Real Estate tax relief tiered program: qualifying senior citizens and the disabled.  
Administered by the Commissioner of Revenue.

• Staunton has 4 agricultural and forestal districts.
• Land in these districts assessed based on land use value vs. fair market value.  

Land must be used for bona fide agricultural or forestal uses to qualify for reduced 
land use values.

• Values that come from the State Land Evaluation and Advisory Council.  

• If a property or a portion thereof no longer qualifies for land use taxation, then 
the property owner is subject to five years worth of roll back taxes.

• Chapter 18.95 A-1 AGRICULTURAL-FORESTAL DISTRICT (codepublishing.com)
• SLEAC – Virginia Land Use Value Assessment (vt.edu)



Residential or Commercial Rehabilitation partial tax exemption incentive programs

• A recent and notable 2024 completion of an enterprise 
zone commercial rehabilitation property was The Arcadia 
building at 119 East Beverley Street, next to the Arcadia 
Project (former Dixie Theater).  

• This 4 story Tudor styled building, originally built in 1899, 
had been in severely neglected condition and purchased in 
2023 for a little over 300k.  The new owners totally gutted 
and then renovated the building into 23 apartments on the 
top floors with new commercial space on the first, now 
worth $3.1 million.

• The commercial or 
industrial structure must 
be at least twenty-five (25) 
years old.  The 
substantially rehabilitated 
commercial or industrial 
real estate must increase 
the assessed property 
value by at least sixty (60) 
percent, without increasing 
the total square footage of 
the structure.

• The residential structure 
must be at least twenty-
five (25) years old.  The 
substantially rehabilitated 
residential real estate must 
increase the assessed 
property value by at least 
forty (40) percent, without
increasing the total square 
footage of the structure by 
more than fifteen (15) 
percent.

• Appropriate building 
permits must be obtained 
prior to application

• City Appraiser must inspect 
property prior to beginning 
work in order to determine 
the base value

Staunton Steam Laundry Apartments

204 North Coalter St.



Downtown Service 
District (DSD)

• These DSD commercial 
properties pay the normal 
$0.91 per $100 of assessed 
value and an additional 
$0.15 per $100.

• Used to promote economic
and business development,
promotional activities, 
physical improvements,
increased market traffic 
downtown, increased 
profitability of district 
businesses and increased 
community allegiance to 
the DSD.

• Learn More — Staunton 
Downtown Development 
Association



Median increase from all of 2024 to date as of July 2025 is 5.42%

Median homes sold per month 1/2023 to 6/2023 was 30
Median homes sold per month 1/2024 to 6/2024 was 39
Median homes sold per month 1/2025 to 6/2025 is 34



Federal Reserve is meeting on September 16 & 17.  It is highly anticipated they will cut the federal funds rate by ¼ point.  While this does not directly 
tie to mortgage rates it strongly influences them, it often pushes down Treasury yields.   Mortgage rates tend to follow that. 

There is also talk of  another two to three cuts by year’s end.   Makes mortgages more affordable, however could push home values upwards.



Questions or 
Comments?


