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• Implement new values for all properties to reflect 100% 

market value as of April 1, 2020

• Meet or exceeds the Uniform Standards of Professional 

Appraisal Practice (USPAP) 

• Meet or exceeds the “Standard on Mass Appraisal”  -

International Association of Assessing Officers (IAAO) 

REASSESSMENT GOALS Last Conducted in 2004



100% 
Market 
Value

Reliable

Accurate

Valid

Equitable
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• Pay more taxes

• Government will spend 
more 

• Will Lose Tenants

• Have to Sell

COMMERCIAL REASSESSMENT FEARS



© Tyler Technologies 2019

REVENUE NEUTRAL

Assessment 
Increase

(+40%)

Tax Rate 
Decrease

(-40%)

A
S
S
E
S
S
M

E
N

T
TA

X
 R

A
TE

REDISTRIBUTE TAX BURDEN
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PHASES OF COMMERCIAL REASSESSMENT

Sketch 
Verification/ADV

January 2019 

to

October 2019

Data Analysis and 
Final Review

May 2019

to

April 2020

Notices and 
Informal Meetings

April 2020 

to 

July 2020



DEFINITION OF MARKET 
VALUE
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USPAP MARKET VALUE

Market value is defined as "the most probable price
which a property should bring in a competitive and 
open market under all conditions requisite to a fair 
sale, the buyer and seller, each acting prudently 
and knowledgeably, and assuming the price is not 
affected by undue stimulus.  
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USPAP MARKET VALUE

Implicit in this definition are the consummation of a sale as of a specified 
date and the passing of title from seller to buyer under conditions 
whereby: 

✓ Buyer and seller are typically motivated;

✓ Both parties are well informed or well advised, and acting in what 
they consider their own best interests;

✓ A reasonable time is allowed for exposure in the open market

✓ Payment is made in terms of cash in U.S. dollars or in terms of 
financial arrangements comparable thereto; and

✓ The price represents the normal  consideration for the property sold 
unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.“
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DATE OF VALUE

Market Value and Market Conditions as of April 1, 2020

Assessments must be between 95% and 
100% of the median of all valid sales as 
of the Date of Value
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KEY QUESTIONS

HOW HAVE MARKET VALUES CHANGED IN 16 YEARS?

• Did they change consistently?
• Will everyone go up or down the same amount?
• How will this affect me?



APPROACHES TO VALUE

Cost Approach

Sales Approach

Income Approach



APPROACHES TO VALUE
COST APPROACH





COST MANUAL AND CAMA SYSTEM



MARSHALL COSTS



Base Cost

$263/SF X 
10,000 SF

• $2,630,000

Depreciation 
-10%

• ($263,000)

Building 
Value

• $2,367,000



Building Value • $2,367,000

Land Value 
(.50) Acre 

@$500,000/Acre
• $250,000

Market Value • $2,617,000



APPROACHES TO VALUE
SALES COMPARISON APPROACH











COMMERCIAL SALES RATIO TESTING



APPROACHES TO VALUE
INCOME APPROACH
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The income capitalization 
approach involves the estimation of 
the present worth of anticipated 
future benefits of an income 
producing property. 

This approach is a valuation 
technique that capitalizes the 
earning capability of a property.

INCOME APPROACH
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CAPITALIZE VALUE

• 10,000 SF X 
$25/SF

$250,000 

NET INCOME

• Divided By 
10% 

Capitalization 
Rate

CAP RATE
• $2,500,000

Income 
Approach  

Value

100% Market 
Value
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INCOME EXPENSE ANALYSIS





TYPES OF LEASE TERMS



BELOW MARKET OR AT MARKET LEASE?

Positive

Negative



FEE SIMPLE

$25/SF -
Tenant

$25/SF -
Landlord

$25/SF 
Market





T BILLS AND CAP RATES



SURVEY CAP RATES



CAP RATE DEVELOPMENT

• Market Says….

38% Difference in CAP



OVERALL CAP RATE DEVELOPMENT



CAP RATE COMPONENTS



CAP RATE DEVELOPMENT:
BAND OF INVESTMENT



CAP RATE DEVELOPMENT:
BAND OF INVESTMENT
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CAPITALIZE VALUE

• 10,000 SF X 
$25/SF

$250,000 

NET INCOME

• Divided By 
10% 

Capitalization 
Rate

CAP RATE
• $2,500,000

Income 
Approach  

Value

100% Market 
Value
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• Prepares you for upcoming notice

• Helps you understand reassessment 
process

• Helps you understand the reassessment 
appraisal methods

• Helps you prepare for hearings

SO WHAT DOES ALL THIS MEAN TO YOU?



DEATH, TAXES 
AND QUESTIONS 
TAKE A BUSINESS CARD
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