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April, 2021

ASSESSING THE REASSESSMENT

S

ince this is April, and
spring has sprung, my
readers might be expecting
another golf related
installment of The Schwartz
Report. A first thought was to
delve into the intricacies of the
United States Golf Association’s
course rating and slope system.
However, recent news reports and
some foraging in the PattersonSchwartz archives turned me to an
even more intricate and obtuse
subject – county property tax
assessments.

You may not be aware of the fact
that the last county wide property
tax reassessments in Delaware
were done for New Castle County
in 1983; for Kent County in
1987; and for Sussex County way
back in 1974. Therefore, it’s safe
to say that no taxable assessment
bears a realistic resemblance to
current market value for
properties anywhere in the state.
A look at one of our Home
Evaluation Reports from the
1980’s shows a section entitled
“Tax Assessment Analysis”. That
formula could be used to convert the assessed value into
current market value back then. It was a shorthand method at
the time that we used to guesstimate whether a particular
property was over or under assessed for its neighborhood.
Being a hypothetical on a hypothetical, it has proved less useful
as the years passed.
The old Home Evaluation Report wasn’t as unsophisticated as
you might think and its methods sure beat today’s Zillow fly
over analysis. It had five sections and an indicated range of
value. The front page had two parts. Part A, was properties
listed for sale. That could include for sale by owner homes

(FSBO's); new construction
being sold by builders and
distressed property sales. Part B
was what has recently sold that
compares to the subject
property. Section Two asked
what did you pay for your
property and what have you done
or not done to it since then and
where has the market gone in the
meantime. Section Three was
essentially a replacement analysis
less depreciation and or deferred
maintenance. Section Four was
the aforementioned tax
assessment analysis. Secion Five
was a summery of the previous
four. You can see that these
methods become more
hypothetical and less current as
they progress. The most current
and typically the most accurate
were sections A and B. An
accurate assessment of what was
competing on the market now is
most useful in a rising market
with lots of demand while a
recent sales analysis is more
helpful in a stable to declining
market. Your county
government will most likely not
go through such a process for the
thousands of properties needing to be reassessed.
More likely some algorithmic formula will be used for the
majority of the process. Something more specific will be used
for the inevitable appeals. New Castle County has agreed to
reassess all real property for use in tax bills by July 2023.
This will involve raising the current taxable assessment from
its 1983 level to somewhere near current market value,
perhaps a 300% or more increase in some cases. At the same
time the other part of determining the new tax bill, the
millage rate, will have to be reduced in order to make this as
revenue neutral as possible. Let’s take an extreme example
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using a Hockessin neighborhood with which I am familiar and
one where I helped with an assessment appeal on the same
street just last year. The selected property is currently assessed
at $146,400 with a millage rate of .81040 per one hundred
dollars of assessment. That formula currently yields a county
(not school or other) tax bill of $1,186.43. At a new (3.5x)
assessed value of $512,400, estimated based on recent sales in
the neighborhood, the tax bill would jump to $4,152.49 using
the same millage rate. Hopefully, all parties can agree that
such a dramatic increase should not be permitted to happen
immediately. Therefore, the millage rate will have to change
or the reassessment will have to be limited to some percentage
of market value less than 100%.
The above analysis deals only with New Castle County property
taxes. It is important to note that the same taxable assessment
value that is used for calculating property taxes in New Castle

County is also used for local school district taxes, etc. but
with a different millage rate applied. The reassessment which
New Castle County has agreed to undertake actually springs
from an educational equity lawsuit. A settlement recently
reached in this lawsuit, to which Kent and Sussex Counties
have yet to sign on, does not specify how the county will do its
reassessment nor require regular reassessments in the future.
Aside from the obvious conclusion that the counties’ current
systems “have no correlation with present fair market value”,
Vice Chancellor J. Travis Laster wrote in his ruling: “By
continuing to use the decades-old valuations when preparing
their assessment rolls, the counties treat owners of similar
properties differently…” If this is happening within the same
neighborhood, even on the same street, it can happen
anywhere.
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*FIXER UPPERS*
Bargains, lowest prices. These
homes need work. Call for a free
computerized list with pictures.
Free recorded message

1-888-322-5252 ID #1048
Patterson-Schwartz Real Estate

27 Quick and Easy Fix Ups to Sell Your Home Fast and for Top Dollar
DE, MD, PA – Because your home may well be your largest asset, selling it is
probably one of the most important decisions you will make in your life. And once
you have made that decision, you’ll want to sell your home for the highest price in
the shortest time possible without compromising your sanity. Before
you place your home on the market, here’s a way to help you to be as prepared as
possible.
To assist homesellers, a new industry report has just been released called “27
Valuable Tips That You Should Know to Get Your Home Sold Fast and for Top
Dollar.” It tackles the important issues you need to know to make your home
competitive in today’s tough, aggressive marketplace.
Through these 27 tips you will discover how to protect and capitalize on your
most important investment, reduce stress, be in control of your situation, and make

the best profit possible. In this report you’ll discover how to avoid financial disappointment or worse, a financial disaster when selling your home. Using a commonsense approach, you will get the straight facts about what can make or break the
sale of your home.
You owe it to yourself to learn how these important tips will give you the
competitive edge to get your home sold fast and for the most amount of money.
To order a FREE Special Report, visit www.charlieschwartz.com and select
Seller Tips from the side bar menu, or to hear a brief recorded message about how
to order your FREE copy of this report call toll-free 1-888-322-5252 and enter
1023. You can call any time, 24 hours a day, 7 days a week.
Get your free special report NOW to learn how to ensure a home inspection
doesn’t cost you the sale of your home.
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