County of King William, Virginia
Est. 1702

BOARD OF SUPERVISORS
WORK SESSION MEETING OF NOVEMBER 5, 2020 ‑ 7:00 PM
KING WILLIAM COUNTY ADMINISTRATION BUILDING
KING WILLIAM, VIRGINIA

AGENDA
1.

Call to Order

2.

Roll Call

3.

Special Meeting Matters:

a.

Educational Update and Discussion of 2021 Reassessment ‑ BRIGHTMINDS, LLC, Steven Chastang
and William Cole

4.

Adjourn or Recess

King William County Virginia
2021 Reassessment of Real Estate
A Second Presentation During Public Appeal/ Hearings
Presented by BRIGHTMINDS LLC
Steven M. Chastang, Founder (speaker)
William D. Cole, Managing Partner (additional commentary)
Sarah Schindler, Research Associate (notes)
November 11th, 2020 7:00PM

Presentation Overview: Response to Recent Emails and Concerns
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Update on Public Appeals/Hearings
Mr. Hodges – Town Notices
Q/A
Mr. Greenwood – 2021 Reassessment Process
Mr. Greenwood – Percentage Change Clarification
Q/A
Mr. Moskalski – Land Valuation, Equalization, and Mapping Limitations
Q/A
Mr. Moren- Side by Side Comparison of Tools and Techniques
Q/A
Mr. Hodges – Commercial Valuation
Q/A
Mr. Garber- Assumptions, Limiting Conditions, and Legal Issues
Q/A
Conclusion

Update on Public Appeals/Hearings
• Two weeks of hearings are complete – 286 constituents
• Two week extension is underway – 44 constituents so far… adding 7 to 10 per
day with a November 13th cut off date to prepare for second notice and BOE
• Town of West Point Notices (Mr. Hodges)
• Released delivery of all notices two weeks ahead of schedule…

• Most important public concerns that I am hearing…

• Timing of reassessment and value increase during pandemic, national election, general
frustration with recent local news, and many of the “unknowns”
• Impact on personal finance
• Tax relief program questions/concerns from seniors, recently unemployed (or other
personal crisis), and land owners with multiple parcels
• What is the tax rate going to be?
• What is the land use rate going to be?

Q/A on Public Appeals
• Would you like to discuss the previous slide for 15 minutes?

• Is a follow up response required here?

2021 Reassessment Process (Mr. Greenwood)
• Sales Study

• Preliminary, Mid-point (COVID-19), Final

• Data Collection, Sources, and References

• Various Sources: Marshall Valuation Service, Local Builders, CVR MLS, County transfers, Realty
Rates Survey, Costar/ LoopNet, Inspections, Discussions, Information Request Surveys, Leases,
County GIS Maps, Public Hearings, etc.

• Data Entry into CAMA

• Rate Table Adjustments

• CAMA System Reports

• Excel exports, adjustments, excel exports, adjustments…

•
•
•
•

Final Reconciliation
Notices
Public Hearings: We’re Provided with New Information
Board of Equalization

Percentage Change Clarification (Mr. Greenwood)
• Percentage Change Valuation cannot be used when:

• The current valuation is inaccurate, incomplete, outside of a 3 year time
frame
• Information has not been maintained for several decades including legal
information such as deed, splits, and building permit records
• Using a CAMA system developed in the 70’s or 80’s
• Mapping is inaccurate with very few layers or overlay options
• A signed and certified Land Book cannot be found to verify the work
• Previous reassessment work performed by unqualified leadership

• Percentage Change Valuation can be used under a 2 year cycle, with
good information, using modern tools, and a qualified team

Q/A on the process or the percentage change
• Would you like to discuss the previous two slides for 15 minutes?

• Is a follow up response required here?

Land Valuation, Equalization, and Mapping (Mr. Moskalski)
• Land is valued as though vacant on a fair and equitable basis at 100% market value
• Homesites were utilized to report a more fair and equitable assessment total among similar land types on a
per acre basis
• In the past, a 19.99 acre tract was assessed at 3,000 per acre, for example, with a homesite, and a 20.00 acre
tract beside it assessed for 3,000 per acre without a homesite, the total per acre price would be
approximately $30,000 difference
• $89,970 for 19.99 acres and $60,000 for 20.00 acres?
• County GIS mapping was used for larger tracts of vacant land and we were limited with the amount of layers
available to verify features such as wetlands, floodplain, and soil type
• GIS mapping and layers will need to be added for improvements to the land segment breakdown
• A cutover timber policy will also need to be created for those who submit timber contracts to create a short
term discount rate to the assessed value –or- possibly a land use consideration with through the application
process if the owner is seeking a discounted assessment
• In the past, there were too many variations among land types and methods. We attempted to reduce
inequities by consolidating table rates (open/wooded for example) and eliminating unit methods (front foot
for example).

Q/A on land, equalization, and mapping
• Would you like to discuss the previous slide for 15 minutes?

• Is a follow up response required here?

Side by Side Comparison of Tools and Techniques (Mr. Moren)
• The techniques used for the Appraisal of Real Estate haven’t changed
in 1,000’s of years. Ancient and modern texts, more or less,
communicate the same techniques.
• However, the tools used to implement the techniques are changing
rapidly with information technology. More recently, a discussion and
debate surrounding “AVM’s” – Automated Valuation Models- has
been heating up among industry practicioners. This is the concept
and possibility of artificial intelligence taking over with no use for the
human mind.
• Mr. Moren, you asked for a side-by-side comparison and I wasn’t sure
what you meant. Let’s open this topic up for discussion…

Q/A on tools and techniques?
• Would you like to discuss the previous slide for 15 minutes?

• Is a follow up response required here?

Commercial Valuation (Mr. Hodges)
• Commercial Valuation, more so than residential, requires the consideration of all three
approaches to value: cost, sales, and income. All three approaches provide a range of
values as indicators for what a property is worth. Any range of values will contain some
level of variability and difference of opinion. Commercial more so than residential.
• I’ve had several discussions during the hearings with folks who are appealing their
commercial assessment. One gentleman provided me a 2018 bank appraisal for 1.44
million of his retail property. Our 2021 proposed assessment was 1.60 million. The 2015
assessment was 600K.
• A very nice, honest lady appealed her commercial assessment this week and followed up
today with more information about the lease arrangement and insurable value (she did
not have a recent appraisal). Her 2021 proposed assessment is $959,000 and the 2015
assessment was $351,000. She had originally told me that only 10% of the property was
leased and then called to correct that to 37.50% with an insurable value of $1,092,492
• The information and expense (I & E) request is a vital part of the reassessment process
for commercial properties. Now, during the hearings, more people are sharing
information with us that they chose not to share earlier in the project.

Q/A on commercial valuation?
• Would you like to discuss the previous slide for 15 minutes?

• Is a follow up response required here?

Assumptions, Limiting Conditions, and Legal Issues (Mr. Garber)
•

All Real Estate Appraisals contain assumptions and limiting conditions. Situations arise that are out of our control and there is nothing we can do about it.

Prior to Starting the Project
•

We assumed the information we received from the COR office and through GIS mapping was reliable

•

We assumed the deeds had been maintained and recorded in the CAMA system, the legal descriptions were accurate, legal acreage was correct, the land breakdown
descriptions were correct, tax map information was accurate

During the Project
•

We were limited by our assumptions and discovered that the available information and the information we received was corrupt (CAMA file), missing, or not available for
reporting

•

We were limited by using a “salted” CAMA file which decreased our ability to perform under the assumptions.

•

We were limited to using a CAMA system developed in the 1970’s or 1980’s that very few people know how to use.

•

We were limited because the CAMA system did not come with instructions or a discernable user guide

•

We were limited by the ability of the CAMA provider to communication effectively in a timely manner

•

We were limited to using only 50% to 75% of the CAMA reporting that was necessary to improve accuracy

•

We were limited by the County GIS system which contained voluminous errors

•

We were limited by the County GIS system which contained only a few basic layers or overlays

•

We were limited by locked gates, dogs or other animals, threats, people chasing us off the property, and inaccessible properties

•

We were limited in our understanding of how to complete our assigned duties during a global pandemic (COVID19).

After the Project: During the Appeal/Hearings
•

We are receiving new information and building a new file of discoveries that will be used to improve on our work, going forward

•

A new CAMA system conversion is in final stages and training will start soon

•

A new GIS mapping system is now available and should include a multi-layer tool for land segment breakdown

•

I recommend a full deed research project with a “journey map” to coordinate cross department information flow into CAMA.

Q/A on assumptions, conditions, legal
• Would you like to discuss the previous slide for 15 minutes?

• Is a follow up response required here?

CONCLUSION

