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Why Conduct
a General
Reappraisal
of

Real

Property?

North Carolina General Statute directs the County to perform a
reappraisal of all real property at least once every 8 years (GS 105-
286(a)(1)). Since 1995, Henderson County has conducted
reappraisals every 4 years (GS 105-286(a)(3)).

* Henderson County conducts “in-house” reappraisals.

* Our appraisal staff consists of 9 Residential Appraisers, 1
Commercial Appraiser, an Administrator, and one clerical
assistant.

* Allappraisers are certified as Real Property Appraisers by the
NC Department of Revenue (“DOR?”).
Reappraisals promote equity amongst the different classes of
property subject to property tax.

* Personal property, motor vehicles and public service
properties are assessed on an annual basis.

* Subject to certain conditions, Real Property is appraised and
assessed only in the year of Reappraisal.

Reappraisals help to ensure that property owners pay only their
fair share of services provided by local government.

The goal of the 2027 Reappraisal is to appraise all real property
at 100% of its fair market value as of January 1, 2027.



PARCELS BY PROPERTY CLASS

0.65%
0.03%

5.40%

Henderson * Henderson County
County’s

has approximately
71,150 parcels

* Approximately
Parcel Class 53,400 (75%) of
these parcels are
improved, meaning a
structure is located
on the parcel

= Residential = Commercial = Industrial = Other




Year of Visit
2023
2024
2025
2026

Remaining

Total

Field Visits Conducted for the 2027 Reappraisal

# of Parcels

21,892
17,596
22,352
247
9,063
71,150

% of Parcels

30.77%
24.73%
31.42%
0.35%
12.74%
100%




Field visits for New and Existing
Construction

* Building permits are on a small decline.
e New Construction
e Minimum of two site visits

* 12,957 Work Items processed this
cycle

* 16,000 + Items at completion

New and

Incomplete
Construction

Year

For Processed Active
2023 3,139
2024 5,262
2025 4,315
2026 241 1,477




Market Value Based on Sales

- ¥ A $

FORTHE UPCOMING THESE SALES ARE THE TABLE BELOW SALES ARE REVIEWED
2027 REAPPRAISAL, ARMS-LENGTH PROVIDES A MULTIPLE TIMES
HENDERSON COUNTY (“QUALIFIED”) BREAKDOWN OF THE THROUGHOUT THE

HAS 6,621 QUALIFIED TRANSACTIONS THAT ANNUAL NUMBER OF CYCLE FOR
SALES THAT, IN OCCURRED AFTER QUALIFIED SALES SINCE QUALIFICATION AND
ADDITION TO OTHER JANUARY 1, 2023. JANUARY 1, 2023. DATA ACCURACY.

FACTORS, WILL BE
USED TO DETERMINE
THE FAIR MARKET
VALUE.

Henderson County Qualified Sales: 2023 -2026 YTD (2/2/2026)

2023 2024 2025 2026 Total

Qualified Sales 2,282 2,111 2,119 109 6,621



HOW Sales * The median home price is an important market

indicator and is derived from Henderson County
dalre Used to qualified sales that have occurred.
1 * When deriving Market Value, mass appraisal uses
Determlne the median sale price of similar properties to
establish the most probable price a home will sell
Market Value ot

* The median sale price means that 72 of the homes
sold below the median and %2 the homes sold
above the median. It is different from the average
because it excludes outliers.

* The median home price is an indicator of the
market and is derived from homes that have sold.
It cannot be used solely to estimate the value of all
the County’s properties.




What a Market Area Contains

* Amarket area is a geographical space,
which is a physical space, including
both natural and human-made
features.

Geographic
Scope:

. . e |t's defined by the area in which similar
Competitive properties compete for tenants or

Forces: buyers, meaning properties share
similarvalue drivers.

¢ The area is characterized by similar

Consistent factors that influence property values,
Factors: even if the properties themselves aren't
identical.
Data for ¢ [t's the pool of comparable sales and

. other market data used to calibrate and
Valuation: test the mass appraisal models.




Sales Ratio

The Sales Assessment Ratio (SAR) measures the level of
assessment against the actual qualified sales that occurin the
local market.

The NC Department of Revenue (“DOR”) acts as the oversight
agency for Assessors around the state. One of DOR’s
responsibilities is to monitor the sales ratio.

State Law provides that if the ratio drops below 85% or rises
above 115%, then the County must conduct a Reappraisal by
January 1 of the third year following notification from the
Department of Revenue. (NCGS 8105-286). Henderson County
avoids this issue by conducting a Reappraisal every four years.

In the year of Reappraisal, the Sales Ratio should be 100%.

As of January 1, 2026, Henderson County’s current Sales Ratio
is 86.995%.



* (NCGS 105-283) provides that real property be valued at its “true value
in money”.

* “True value in money” means market value - “... the price estimated in terms
of money at which the property would change hands between a willing and
financially able buyer and a willing seller, neither being under any compulsion to
buy or to sell and both having reasonable knowledge of all the uses to which the

H OW a re property is adapted and for which it is capable of being used.”

« The Assessor uses a “Mass Appraisal” approach to value property.

ro e rt * Uniform or similar properties are grouped together into “Market Areas”
p p y and valued to ensure fair and equitable values. Henderson County
currently has 1,179 Market Areas.
values * Mass Appraisal costs much less than the typical fee appraisal and allows

the Assessorto value the County’s many parcels in a relatively short
period of time.

determined?

* Market value is determined by the most recent sales activity in the local real
estate market.

* Only arms-length transactions are used to measure market value. Short sales,
related party transactions, foreclosures, multi-parcel sales or other types of
sales that are not arms-length transactions are not used to measure market
value.

* Properties under construction will be appraised at the percentage of completion
as of January 1, 2027.

* The assessed value of a property may be different from the market value in
instances where the property is enrolled in Tax Relief Programs or Present-Use
Value Program such as agriculture, horticulture, forestry or wildlife
conservation.

* Property values can change during a non-reappraisal year due to physical
changes that are made to the property. (NCGS §105-286-287)




HEKDERSEN COUNTY ASSESSOR

200 M. Gravs Strwet, Sta. 100 2027 NOTICE OF ASSESSED VALUE
Hosdarsasila, N 1E702-5007

heta .

Pursuant to MLGS §105-286, all real property within the County has
been reapprated. The Market Walue indicated below represents
100% fair market value as of January 1, 2027, Market Value is based

[ ] on studles of market conditians and s determined in accorcanoe
with MEGS §105-283. Please fake notke that
#*  Theassessed Value does notinchude reductions invalue due 1o
Taw Aelied programs
. #  The Assessed Walue, less any value attributable to Tax Relief,

will ke the basis af yaur tax bil for FY202E, which will become
due on Septembar 1, 2027

#*  should you disagree with the value indicated below, your
appeal rights are cutlined below

GATE OF NOTICE | GAARKET AREA ACRERGE PARCEL MUTABER. FROPERTY DESCRIPTION

FRARKET VALLE EXEM T WALUE DEFERBED WALUE | ASSESSED VALUE PHYSCA L ADDRESE OF PROFERTY

° R H l N t' 1 ll b 1 l d H d F b |f t h IF YU AGREE WITH YOUR VALUE, YOU DO MOT NEED TO DO ANYTHING. If you wish to appeal your appraised value, please do
e a p p ra I S a O I C e S WI e I I I a I e I I I I e r u a ry- e 5o within 30 days of the date of this Notice using the enclosed Informal Appesl Form. Your sppeal must be in writing.
= You may appeal using one of three methads: (1) complete the informal appeal farm enclosed with this Notics and return it by

taxpayer agrees With the Value l_ISted, no reSponse to our mail; (2} download and comglete an infarmal appeal form from aur website at www.hendersoncountyn ax, then clicking

an “Farms and Applications™; or (3] telephone the Assessor's office st 828-597-4657 ta reguest an appeal farm.

Offl C e | S n e C es Sa ry * A review of your property value will result in the assessed value being unchanged, increased or decreased. You may appeal the
appraised value if (1} the property is appraised for substantially mare than its market value; or (2} the property is not equitably
assessed compared ta similar properties. The assessment cannat be adjusted based on the ameunt of increase in assessed value

. ar your ability to pay taxes.
* Ifthe taxpayer has questions, there are several ways to seek + H the subjec property is Income-producng proerty (agartments,retl, shipping centers, afice, e, please attach ncome
and expense statements for the prior three years. All incams and sxpense informatian submitted will be kept confidential.

a n Swe rS = This Matice is the result of a Countywide Baasporaical and you have the right to reguest an an-site review of your property. Your

right to appeal to the Board of Equalization & Review is protected during the time we are considering the information you have

pravided concerning yaur infarmal appeal.

. Vi S it o u r We bS ite at WWW. h e n d e rSO n CO u ntvn C. gOv/ta)( - ::\:::I;I:l:s whe do not hald sn ownership interest in the subject property must sttach 3 cumpl!-lel.i Fa.wr.-r.bi Attorn

then clicking an *Farms and Applications”™. You may alsa contact the Assessor's Office to have a Power of Attorney form mailed

and select the link titled “2027 Reappraisal”.

= Documentation t0 suppart your opinion of value & essential. Please attach complete copies of any recent sales, appraisals,

Information on specific parcels may be found by e

»  When camplete, please return the completed appeal form alang with all documentation supporting your opinion of value to

se le Ct| n g t h e l_| N k t|tle d “O N l| ne TO (o) lS ”. the County Assessor’s office at 200 N. Grave Street, Suite 102, Hendersorille, NC 28792, 1t is not necessary for you to make

& persanal visit ta aur affice. The written informatian yau provide will be considered by aur appraisers, and you will be natified

he property owner. A Power of Attarney form may be downloaded by

ng www hendersor ta,

by mail of their decision. Flease be sure to include your daytime and evening telephone numbers and an email address in the

* Email our office at taxdept@hendersoncountync.gov -y g Wt iyt A,y P g ol A N B B ofEquakaatian

and Reviaw. You may request a Formal &ppeal any time prior ta the adjournment date of the Board of Equalization and Review
. ar within thirty [30) days of your kst notice of Assessed Value, All requests for Formal Appeal must be in writing and on the
b CO ntact our Offlce by telephone at 828-697-4667 prager farm. Farmal Appeal farms are svailable at the Assessar's Office. The first meeting af the Board of Equalisatian and
Review must be hels na aarlier than the first Monday in April and na kster than the first Monday in May, Actual times and dates
will be advertised in the local newsgaper.

s ViSit Our Office in the 1995 Courthouse located at 200 TAX RELIEF FOR ELDERLY OR PERMANENTLY DISABLED PERSONS OR DISABLED VETERANS

. MCGS $105-277.1 provides three programs that relieve fram tasation s pertion of the appraised value of 3 permanent residence awned and

N (0] rt h G rove St re et H en d ersonvi lle N C orcupied by North Carckna residents aged 65 or clder or totaly and permanently disabled wheose income does not exceed SYENC The greater
4 ) * &F 525,000 or 50% af the appralsed vakie of the residence may be ercluded. A seferred len program 15 alsa available. Income means th awner's

aross income from all saurces ather than gifts, inberitances recetved fram a spause, lineal ancestor, or lingal descendant. In additian, a Disabled

Veteran Exclusion Frogram Is available upon certification by the Veterans Agministration. I you feel you may qualify for any of the Tax Aellef

Pragrams, please canfact the Assessor's Office at 828 B57-4870 ta request an Al must be received by the

Assessor's Office na later than June 1, 2007, Applications recekied after June 1, 202 are considered untimely.



http://www.hendersoncountync.gov/tax

What if | disagree with my
value?

* Each Notice willinclude an Appeal form

* |fthe taxpayer disagrees with the value listed on the Notice,
an Informal Appeal may be filed.

* When an Informal Appealis filed, an Appraiser will visit the
property and review the Appeal. The Assessor will notify the
taxpayer in writing of the decision.

* Informal Appeals can be filed until April 14, 2027, when the
Board of Equalization & Review (BOER) convenes.

* Once the BOER convenes, the Informal Appeal process
ceases.

* The BOER will adjourn on May 14, 2027. Once the BOER
adjourns, no new appeals may be filed. Timely-filed
appeals will continue to be heard by the BOER.

HENDERSOH COLINTY ASSESSOR
a . g 2027 INFORMAL APPEAL FORM
b e e

[BAR CODE]
DATE OF NOTICE ARKET AREA ACREAGE PARCEL NUMBER PROPERTY DESCRIFTION
TAAREET VALUE EXEMIPT WALUE DEFERRED VALUE ASSESSED VALUE PHYSICAL ADDRESS OF PROPERTY

IF YOU AGREE WITH YOUR VALUE, YOU DO NOT NEED TO DO ANYTHING. If you wish to appeal your appraised value, please do so within
30 days of the date of this Motice using this form. Your appeal must be in writing.

OPINION OF WALUE:

ather supparting documentation)
Parsanal Judgment Recent Purchase o @ecent Asking Price & @ecent Appraizal Comparable Sale Recent Construction Cost

BUILDING INFORMATION:

Building Use: o Residential o Commerdal o industrial
Building Type: o Single Family Dwelling = Suplex o Condeminkum o Manufactured Home
Building Charactesistics (check/complete all that apply)

Contral Seating o Central fir Conditioning o Other o Number of Freplaces:

Total Heated dreas __ square fest

Bazement: Fully Finishad @artially Finished Unfinishas

attic: Fully Finished Partially Finished Unfirishe

Garage Fully Finishad @artially Finished Unfinishad

List other structures located on property (bam, garage, shed, etc)

INCOME INFORMATION (For properties rented or keased to others):
Flease submit income and expense statements for the last three years

DO YOU WISH TO REQUEST AN ON-5ITE VISIT OF YOUR PROPERTY? Tes sa

ADDITIONAL INFORMATION THAT SUPPORTS OWMER'S OFINION OF WALUE: (Please attach additional pages if necessary|

OWRNER'S CONTACT INFORMATION
Hame: Daytime Fhone: __ Mokile Phane:

Email Addiness.

AFFIRMATION:
Under peralty prescribed by law, | herety affirm to the best of my knowlecge and belief all inform atian submitted on this Infonmal Appeal form,
Including any accompanying statements and other infarmation, as true and complete

Signature of Dwner: Date:

PLEASE ENSURE THES FORM IS FULLY COMPLETED. After complation, please rotirn this form WITHIN 30 DAYS to the Assessar's Office at 200 Narth
Grave Street, Sulte 102, Hendersonville, NC 28752 Documentation to support your cpinkon of valus Is sssentlal, Please attach complete coples of
any documentation you gy ta support your opinion of the valus of the property. Documentation must be dated prior to fanuary 1, 2027, If you
have guestions, pleass telephane the Assessor’s Office at E20-607-4557, Please allow two to fowr weeks for your Infarmal Appeal to be processed.




2027 Reappraisal General Timeline of Events

* Q42025

Parcel data cleanup

Setup reports and Teams tracking

Market Area Maintenance (PJ, Comp Markets)
Sales file cleanup

2026

Sales file cleanup
Creation of reappraisal effective dates and market areas
Definition changes and additions for SOV

SSf‘/t analysis from permits and other sources for building

SOV first Draft

Market area delineation

Parcel data cleanup on Reappraisal Records
Complete Measure and List

Q2 2026

Commercial SOV

PUV SOV

SOV Second Draft

Training for Mass Appraisal

Preparation for Public Relations/Presentations

Q3 2026

Mass Appraisal of Markets
Presentation of SOV to BOCC

Q4 2026

Clean out queues

Public Hearing and Adoption of SOV to BOCC
Public Relations/Presentations

Preparation of notice templates

Preparation of Appeals processing

Final generation of Statistics

2027

Public Relations/Presentations

All staff trainings on reappraisal taxpayer assistance
Mailing of Notices

Appeals management

Q2 2027

Appeals Management
BOER Management



2027 Tentative Reappraisal Schedule

October 5, 2026
October 5, 2026

November 2, 2026
November 18, 2026

September 1, 2026 -
January 31, 2027

January 1, 2027

January 1, 2027 - April
14, 2027

April 15, 2027

May 14, 2027

June 30, 2027
August 1, 2027

Schedule of Values presented to the Board of Commissioners

Public hearing scheduled and publication authorized by the Board of Commissioners.
Schedule of Values made available for public inspection.

Public Hearing on the Schedule of Values
Schedule of Values adopted by the Board of Commissioners

Educational and Informational sessions conducted by the Assessor and Collector to
community groups, civic organizations and taxpayers throughout the County

Effective Date of the 2027 Reappraisal

Informal Appeals heard by the Assessor until Board of Equalization and Review convenes

Board of Equalization and Review convenes

Board of Equalization and Review adjourns. After this date, no new appeals can be filed.
Appeals filed timely will be heard by the Board of Equalization and Review.

Latest date the FY2028 tax rate is established by the Board of Commissioners

2027 tax bills will be mailed to property owners
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