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New Hanover County will see a massive drop in real estate values next year. 

Facts 

Important Dates 

December 2011: New Hanover County property owners receive notices of value changes. 
January 2012: Commercial property owners in New Hanover County receive notices. 
April 2012: Property owners can appeal a value to the Board of Equalization and Review. 
June 2012: Board of Commissioners sets new tax rate. 
August 2012: Tax bills mailed to county residents 
September 2012: Tax bills due. 
January 2013: Unpaid tax bills are delinquent. 

But New Hanover County officials argue the drop is not another indicator of a dire economy as much as 
a “correction” after years of over-inflation in the market. 

Tax Director Roger Kelley has said that the new residential real estate values, which will arrive in 
mailboxes later this month, will bring taxes on property closer to what it's worth. 
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“I don't think anybody would disagree that in 2006-2007, we'd reached the peak of the real estate market 
that was way over-inflated,” Kelley said. “The values were going up and people were trying to get rich 
quick. A lot of them got caught, and that is why we have a lot of foreclosures. 

“But now, it is a checks and balances.” 

Property values in Carolina Beach and Kure Beach are expected to see the most severe drops. The city 
of Wilmington will see the lowest decrease in home values at 13 percent, while Wrightsville Beach 
values are expected to drop less than 20 percent. 

The drop in property values will mean the county and its municipalities will receive fewer tax dollars, 
prompting elected officials to change tax rates. Some residents, particularly those whose values dropped 
the most, might pay less in taxes. Others, even some whose values dropped and those in areas where 
values actually increased, might pay more in property taxes. 

Kelley spoke to the StarNews last week about how the county completed the property revaluation and 
what it means for taxpayers. His answers were edited for space and clarity. 

1) The county is scheduled to do revaluation every four years. Explain what 
revaluation is and how it is done. 

Revaluation is assigning market value to all properties as of a specific date, which in general statute is 
Jan. 1, for tax purposes. Our values are to reflect 100 percent of market value as of Jan. 1 (2012) of the 
year we complete the revaluation. 

Initially, we build the schedule of values. It assigns a cost value or replacement cost value on the home. 
There are three approaches to value – the market approach, the cost approach and income approach. On 
homes we use market and cost. Once we get those values together, we start building our sales files. We 
trend the cost values by the market. By market, we do the same as an appraiser does. We have three 
(comparables), four (comparables) and then we adjust the sales price for the variances for the types of 
home. 

Typically, a county that does it in- house never stops (working on the revaluation). We're finishing up 
now, but we're already laying the groundwork for the next revaluation. Typically, it takes two years on 
average. That is if you don't do a complete visit of every property – if you go out and spot review 
properties and then do a windshield appraisal to make sure the data we have looks the same, and we 
contact the property owner, the majority of them, to make sure what we have is still correct. A lot of 
people build things and don't get permits. 

2) What is the interval between revaluation and why is there an interval? 

When the legislators decided that every county was going to do a (revaluation) many years ago, they put 
all 100 counties on a cycle and they spread it out over an eight-year period. You have to complete one at 
least every eight years. A lot of counties, including New Hanover County, we've advanced that. (The 
legislature) came out and amended the statute to say if your sales ratio, which is done by the Department 
of Revenue annually, is in excess of 110 percent, then you have two years to do a revaluation. So, if 
you're in the second year of your revaluation and your sales ratio is 110 percent, you've got to have one 
done in two years. If it falls below 90 percent, you have to do it. Sales ratio is the ratio between the 
assessed value that we have and what the property currently sells for. 
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3) What does revaluation mean to taxpayers? 

Everything will come back in line and everybody will be paying their fair share. Everybody that has a 
1,500-square-foot ranch with the same number of bedrooms, bathrooms and the same amenities will be 
valued the same. Each one will pay their percentage of taxes based on their value. Right now there are a 
lot of beach properties that we've got a million dollars on and because the economy has dropped those 
people are still paying on a million dollars, but they couldn't sell that property for more than $700,000. 
So what this does is brings them back in line and the tax base is spread over a larger area. 

4) What does revaluation mean to county budget makers? How will it impact next 
year's budget? 

Typically, it is not going to affect the budget because the county will have to adjust the tax rate. In prior 
years, when we did a revaluation and values were still increasing, what they did when they set up the 
budget they brought the tax rate down. In these times, since the values are decreasing, they are going to 
have to adjust the tax rate up. Some people are still going to see an increase in their taxes. Some people 
are going to remain the same. And some are going to see a large decrease.  

This happens when the economy is good and housing values are going up. 

5) Is this going to create a hole in the budget? 

Only if they don't adjust the tax rate. 

6) What kind of changes in value do you expect? 

It keeps floating back and forth. There are some pockets that are remaining the same. Some of the 
appraisers have run across a few areas where the values have increased 1 or 2 percent. There are a lot of 
areas that are decreasing in value. The tax base is going to shrink this revaluation. There is no getting 
around that. In 2007, the values went up ridiculously. When we did that, the tax rate was dropped to 
make that adjustment. Otherwise, the county would have had a windfall. Revaluation is not for the 
county to get windfalls. They are to bring everybody back into line. 

7) What do the numbers say about the state of the county and its economy? 

As far as real estate goes, it is not good. We haven't seen any indicators that it is going to turn around 
next year. We still have values that are dropping some in some areas. They are not dropping off as fast 
as they were. And you'll have a lot of people say that CBS says nationally values are going up. 

OK. Values may be going up, but in 2006 or 2007, that value may have been $500,000. Then it was 
$250,000. Now it is worth $255,000. It is going up, but it is still nowhere near where it was. I am not 
saying 2006 or 2007 was where we should be and in reality we should be somewhere between where we 
are now and that 2006-2007 mark. My opinion, it is going to be another couple of years before we'll see 
any kind of real rebound in the real estate market. 

Kevin Maurer: 343-2223 

On Twitter: @ScribblerSix 
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