
 
 
 
 
 

March 17, 2009 
 
 
 
TO:  Christopher E. Martino 
  Director of Finance  
 
FROM: Allison Lindner 
  Real Estate Assessments Division Chief 
 
RE:  2009 Real Estate Assessments 
 
I. Background:  

A. Annual Reassessment - The County has been performing an annual reassessment 
since 1979 in conformance with §58.1-3261, VA Code, Ann. 

B. Notice of Assessment - Taxpayers receive annual notices of change in assessment 
in accordance with the §58.1-3330, VA Code, Ann.   

II. Current situation: 

A. Reassessment Complete - The 2009 reassessment is complete. 

B. Notification - Approximately 132,000 notices of assessment will be mailed to 
property owners beginning March 23, 2009. 

C. Assessment Changes - Total taxable assessed value for all property types declined 
24.7% from $52.9 billion in 2008 to $39.8 billion in 2009.  A net increase of 1.3% 
is attributable to growth and a net decrease of 26.1% is attributable to market 
depreciation (Table 1).  Residential properties including apartments declined 
27.8% in 2009 compared to a decrease of 11.9% in 2008 and an increase of 0.08% 
in 2007.  Commercial and industrial properties including public service properties 
declined 9.8% in 2009 compared to increases of 12.6% in 2008 and 13.4% in 
2007 (Table 2).  

1. Residential – All residential assessments (including vacant land but 
excluding rental apartment communities) decreased approximately 28.8% 

COUNTY OF PRINCE WILLIAM         
4379 Ridgewood Center Drive, Prince William, Virginia 22192-5308    
Real Estate Assessments Office (703) 792-6780   Metro 631-1703 Ext. 6780 
FAX: (703) 792-6775  http://www.pwcgov.org/realestate  
 

       
Christopher E. Martino 

Director of Finance 

FINANCE 
DEPARTMENT 



2009 Real Estate Assessments 
Page 2 
 

 

overall (Table 1).  The average assessment of existing single family, 
townhouse, and condominium properties (excluding new construction) 
decreased from $354,333 to $247,650 or 30.1% overall from 2008 to 2009 
(Table 5) while the average assessed value of all residential (including 
new construction and excluding partially built homes) decreased from 
$354,375 to $248,955 (Table 6).   

a) Growth - Growth from construction of new homes and newly 
created lots added approximately $397 million to the residential 
tax base (Table 1).  This includes 1,795 new homes that were 
completed during calendar year 2008 (Table 3).  The average 
assessed value of a new home as of January 1, 2009 was $331,015 
compared to $300,450 in 2008.  Average assessments of 50.7% of 
new homes exceeded $300,000 (Table 3) in 2009 compared to 
36.3% in 2008. Average new single-family sale prices within each 
zip code range from $393,707 to $877,588 (Figure 1).  New 
townhouse average sale prices by zip code range from $309,962 to 
$485,000 (Figure 2).   

b) Reassessment - Reassessment of existing residential properties 
subtracted 29.8% or over $12.4 billion from the residential tax base 
(Table 1).  Single family homes depreciated on average 28.1% 
while townhouse and condominium homes depreciated at average 
rates of 36.3% and 32.4% respectively (Table 5).  Assessment 
changes by zip code are shown in Figure 3. 

2. Apartments - Apartment property assessed values decreased 5.5% overall.  
While there is ongoing development of new apartment units, no new units 
were added during 2008.  Apartments, nationwide, were the least volatile 
asset class due to their continued desirability. (Table 1). 

3. Commercial/Industrial - Locally assessed commercial and industrial 
property values declined 10.9% for 2009 (Table 1).  These are properties 
other than utility, pipeline, and railroad properties that are included in the 
non-locally assessed public service classification.  Locally assessed 
commercial and industrial properties make up 16.8% of the 2009 tax base 
compared to 14.2% in 2008 (Figure 4). 

a) Growth - Commercial new construction and new lots added $296.9 
million or approximately 4% to the tax base (Table 1).  
Approximately 2.8 million square feet of commercial space was 
completed during 2008 (Table 4).  Roughly 87% of the new 
commercial square footage was built within the retail and 
industrial sectors.   Several new office buildings and 
condominiums were completed, adding a total of 276,813 square 
feet within the office sector during 2008.  A new hotel was 
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completed and added 56,013 square feet.  There were also several 
other properties such as recreational facilities completed during 
2008, adding over 30,000 square feet. 

b) Reassessment - Existing locally assessed commercial properties 
decreased in value by $1.1 billion or 14.85% in 2008 (Table 1).   

4. Public Service - Non-locally assessed commercial and industrial properties 
include utility, pipeline, and railroad parcels.  Public service assessed 
values are expected to decrease 4% for 2009 (Table 1).  We expect a 5% 
decline in market values while growth will add 1%.  The Virginia 
Department of Taxation and the State Corporation Commission assess 
these properties and will provide the County with actual 2009 assessments 
in September 2009. 

5. Agricultural/Resource Land - The assessed value of agricultural and 
resource land decreased 21.7% overall (Table 1).  The decrease in value in 
this category is usually attributable to market value changes as well as 
changes to class code designations and additional properties qualifying for 
the use value assessment program. 

D. Residential Tax - The estimated average residential real estate tax for existing 
homes in 2009 is $3,192 based on a tax rate of $1.2891 (Table 5).  The average 
estimated 2009 real estate tax on a new home is $4,267 (Table 3). 

E. Commercial/Industrial Tax Base - Assessed values of commercial and industrial 
properties (including Public Service) as a percent of the total tax base comprise 
approximately 20.4% in 2009 compared to 17% in 2008 (Figure 4).   

III. Issues in order of importance: 

A. Fiscal Impact - Total real estate revenue should decrease from $547 million in 
fiscal year 2009 (at a tax rate of $1.0322) to approximately $514 million in fiscal 
year 2010 (at a tax rate of $1.2891).  Revenue per penny of the tax rate has 
decreased from approximately $5.3 million in fiscal year 2009 to $4 million in 
fiscal year 2010. 

B. Timing - Real estate assessment notices will be mailed to Prince William County 
property owners beginning March 23, 2009. 

C. Service Level/Policy Impact - A sample assessment notice is attached.  Taxpayers 
have until July 1, 2009 to appeal their assessment to the Real Estate Assessments 
Office and August 3, 2009 to appeal their assessment to the Board of 
Equalization.  Assessment information is available on the County's web page at 
www.pwcgov.org/realestate 
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D. Legal - Prince William County is in compliance with the requirements of §58.1-
3330, VA Code, Ann.  

IV. Alternatives:  For information only. 

V. Recommendation:  No action required. 

 

Attachments: 
Table 1.  Growth and Appreciation 
Table 2.  Annual Assessment Changes 
Table 3.  Residential New Construction  
Table 4.  Commercial New Construction 
Table 5.  Average Residential Assessed Value 
Table 6.  Residential Assessment History 
Figure 1. 2008 Single Family New Home Sales 
Figure 2.  2008 Townhouse New Home Sales 
Figure 3. 2009 Average Residential Appreciation 
Figure 4.  History of Tax Base Components 
Attachment 1: Sample Assessment Notice – Front 
Attachment 2: Sample Assessment Notice - Back 
 



 

 
Table 1.  GROWTH AND APPRECIATION  

2009 Landbook Estimate 

Category 
2008 Assessed 

Value 
2009 

Appreciation Change 2009 Growth 
  

Change 
2009 Assessed 

Value 
Total 

Change 

 Residential $41,806,019,900 (12,453,874,100) -29.79% 396,578,300 0.95% $29,748,724,100 -28.84%

 Apartments  $1,904,867,400 (104,096,900) -5.46% 0 0.00% $1,800,770,500 -5.46%

 Total Residential  $43,710,887,300 (12,557,971,000) -28.73% 396,578,300 0.91% $31,549,494,600 -27.82%

 Commercial/Industrial  $7,523,842,000 (1,117,472,000) -14.85% 296,936,700 3.95% $6,703,306,700 -10.91%

 Public Service  $1,471,669,059 (73,583,453) -5.00% 14,716,690 1.00% $1,412,802,296 -4.00%

 Total Commercial/Industrial  $8,995,511,059 (1,191,055,453) -13.24% 311,653,390 3.46% $8,116,108,996 -9.78%

 Agricultural/Resource Land  $271,391,300 (54,182,900) -19.96% (4,749,500) -1.75% $212,458,900 -21.71%

 Total Real Estate  $52,977,789,659 (13,803,209,353) -26.05% 703,482,190 1.33% $39,878,062,496 -24.73%

 Total Assessment - Local  $51,506,120,600 (13,729,625,900) -26.66% 688,765,500 1.34% $38,465,260,200 -25.32%

 Total Assessment - Non-Local  $1,471,669,059 ($73,583,453) -5.00% $14,716,690 1.00% $1,412,802,296 -4.00%

 Total Real Estate  $52,977,789,659 ($13,803,209,353) -26.05% $703,482,190 1.33% $39,878,062,496 -24.73%

Notes:  1) Residential totals include improved, vacant, and other (e.g. parcels with multiple houses) categories.  For the average change to existing improved residential 
assessment, see Table 5.  2) All properties are locally assessed except Public Service properties, which are assessed by the Virginia Department of Taxation and the State 
Corporation Commission.  Public Service assessed values for 2009 are estimates; actual assessed values will be published in September 2009.                                                 



Table 2.  ANNUAL ASSESSMENT CHANGES  
2005 Landbook to 2009 Landbook 

  2005 2006 2007 2008 2009 
Residential (Improved, Vacant and Other) 31.20% 34.96% -0.28% -12.63% -28.84% 

Apartments 12.08% 19.51% 10.96% 8.64% -5.46% 

Total Residential 30.40% 34.42% 0.08% -11.88% -27.82% 

Commercial/Industrial 21.06% 20.75% 16.33% 15.18% -10.91% 

Public Service 1.00% 1.00% 1.00% 1.00% -4.00% 

Total Commercial/Industrial 16.13% 16.56% 13.36% 12.61% -9.78% 

Agricultural/Resource Land 6.02% 54.65% -28.84% -10.63% -21.71% 

Total Real Estate 28.05% 32.09% 1.49% -8.50% -24.73% 

 
 

Table 3.  RESIDENTIAL NEW CONSTRUCTION  
2009 Assessed Values 

  Number 
of New 
Units 
Over 

$300,000 

Average 
Assessed 

Value 
Over 

$300,000 

Number 
of New 
Units 
Under 

$300,000 

Average 
Assessed 

Value 
Under 

$300,000 

Total 
Number 
of New 
Units 

Overall 
Average 

Assessed 
Value 

Single Family 873 $412,739 188 $271,748 1,061 $387,757 
Townhouses 24 324,025 254 252,710 278 258,867

Condominiums 13 538,584 443 234,301 456 242,976

Total Residential 910 $412,198 885 $247,540 1,795 $331,015 

Average Residential Real Estate Tax for New Homes $4,267 
Note:  Includes residential properties completed during 2008 at a tax rate of $1.2891.  Properties partially built as of January 1, 
2009 have been excluded. 

 
 

Table 4.  COMMERCIAL NEW CONSTRUCTION  

2008 Completed Square Feet 

Property Type 
Square 

Feet 
Completed 

Percent 
of Total 
Square 

Feet 

Hotel 56,013 2% 
Office 276,813 10% 
Retail 1,295,731 46% 
Industrial 1,175,139 41% 
Miscellaneous (includes golf course improvements, taxable schools, 
etc.) 30,262 1% 

Total Commercial 2,833,958 100% 

Note:  All categories include properties completed during 2008 and exclude properties partially built as of January 1, 2009. 



 

 
 

Table 5.  AVERAGE RESIDENTIAL ASSESSED VALUE  

2008 Compared to 2009 Existing Residential 

  2008 All 
Residential 

2009 
Existing 

Residential 
Percent Change 

Single Family 
Detached $402,105 $289,045 -28.12% 

Townhouse 270,937 172,474 -36.34% 
Condominium 232,760 157,258 -32.44% 
All Residential $354,333 $247,650 -30.11% 
Average 
Residential Tax Bill $3,657 $3,192 -12.71% 

Note:  Average real estate tax is based on tax rate of $1.0322 in 2008 and $1.2891 in 2009.  Average assessments do not 
include tax exempt properties, partially built properties, vacant land or homes built on commercially zoned land.  Existing 
residential includes homes built prior to January 1, 2008.   

 
 
 
 

Table 6.  RESIDENTIAL ASSESSMENT HISTORY  
Average Assessed Value 

Year 
Single 
Family 

Detached 
Townhouse Condominium Total 

Residential 

2009 $290,447 $173,170 $162,247 $248,955  

2008 402,440 270,936 232,760 354,375  

2007 468,449 318,980 260,084 413,902  

2006 487,320 330,362 257,411 429,790 

2005 381,548 251,764 182,287 333,510 

2004 309,307 195,017 133,597 266,502 

2003 263,961 161,247 110,323 225,149 

2002 224,474 133,259 91,495 189,946 

2001 189,567 112,962 78,672 160,116 

2000 170,719 103,867 74,778 144,979 

Note:  Includes completed new construction, but does not include tax exempt properties, 
partially built properties, vacant land, or homes built on commercially zoned land.   
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20181

22134

20169

20112

20155 20109

22172

22193

22192

20111

22191

20136 20110

22026

20137

20143

20119

22025

22125

Information on this map is for single family
homes completed in 2008. No information is 
included for properties located in the City of 
Manassas or the City of Manassas Park. This
map excludes tax exempt properties, multiple
homes on one parcel, homes completed 
before 12/31/2007, homes built on 20 acres
or more, homes built on commercially zoned
land.  Prepared by the Prince William County 
Assessment Office,  Finance Department.
All data is subject to change, mapped
March 2009.

PRINCE WILLIAM COUNTY
2008 NEW SINGLE FAMILY SALES

OF HOMES BUILT IN 2008

Man
as

sa
s

Manassas Park

²8

1:250,000

ZIP 
CODE  AREA NAME BUILT SOLD

AVE SQ 
FT ABOVE 
GROUND

AVE 
ACREAGE

AVE 
SALES 
PRICE

MINIMUM 
SALES 
PRICE

MAXIMUM 
SALES 
PRICE

20110 MANASSAS 1 1 2,796 0.9896 $427,000 $427,000 $427,000
20111 BUCKHALL 22 18 2,341 0.2522 $440,333 $353,152 $515,069
20112 HOADLY 120 104 3,157 0.3635 $485,871 $360,000 $699,500
20136 BRISTOW 166 145 3,040 0.4409 $453,904 $339,715 $1,113,901
20137 BROAD RUN 2 0
20143 CATHARPIN 1 0
20155 GAINESVILLE 131 113 2,538 0.3096 $435,220 $274,990 $1,067,000
20169 HAYMARKET 116 97 3,436 0.4603 $660,405 $418,250 $1,280,262
20181 NOKESVILLE 42 22 4,952 7.3372 $877,588 $271,666 $1,416,602
22025 MONTCLAIR 51 41 2,510 0.2209 $421,026 $299,160 $599,000
22026 DUMFRIES 9 7 2,340 0.1629 $393,707 $349,042 $470,000
22172 TRIANGLE 72 54 2,922 0.2688 $433,751 $335,000 $656,664
22191 WOODBRIDGE 154 139 2,652 0.1699 $434,930 $345,160 $755,000
22192 LAKE RIDGE 40 32 3,913 1.5413 $794,269 $391,226 $1,781,709
22193 DALE CITY 101 92 3,125 0.2714 $487,592 $339,990 $642,098

LOCATION AND SALE
PRICE OF NEW HOMES

BUILT AND SOLD IN 2008

! UNDER $300,000

! $300,001 - $400,000

! $400,001 - $500,000

! $500,001 - $600,000

! $600,001 - $700,000

! $700,001 - $1,000,000

! $1,000,001 - $1,800,000

County, City & Town Boundaries

SINGLE FAMILY
AVERAGE PRICE
PER ZIP CODE

NO 2008 BUILT
SINGLE FAMILY SALES
$350,001 - $400,000

$400,001 - $500,000

$500,001 - $600,000

$600,001 - $700,000

ABOVE $700,001

Figure 1.  2008 SINGLE FAMILY NEW HOME SALES 
Average Sale Price by Zip Code  
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22134
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20155 20109

22172

22193

22192

20111

22191

20136 20110

22026

20137

20143

20119

22025

22125

Information on this map is for townhomes
completed in 2008. No information is 
included for properties located in the City of 
Manassas or the City of Manassas Park. This
map excludes tax exempt properties, multiple
homes on one parcel, townhomes completed 
before 12/31/2007,  townhomes built on
commercially zoned land.  Prepared by the
Prince William County Assessment Office,
Finance Department.  All data is subject to
change, mapped March 2009.

PRINCE WILLIAM COUNTY
NEW TOWNHOMES

BUILT & SOLD IN 2008

Man
as

sa
s

Manassas Park

²8

1:250,000

County, City & Town Boundaries

LOCATION AND SALE
PRICE OF NEW TOWNHOMES

BUILT AND SOLD IN 2008

! UNDER  $300,000

! $300,001 - $350,000

! $350,001 - $400,000

! $400,001 - $450,000

! ABOVE  $450,001 

TOWNHOMES AVERAGE PRICE
PER ZIP CODE

NO NEW TOWNHOMES SOLD

$300,001 - $400,000

$400,001 - $500,000

ZIP 
CODE  AREA NAME BUILT SOLD

AVE SQ FT 
ABOVE 

GROUND
AVE 

ACREAGE

AVE 
SALES 
PRICE

MINIMUM 
SALES 
PRICE

MAXIMUM 
SALES 
PRICE

20111 BUCKHALL 8 6 1,793 0.0531 $344,147 $330,000 $370,000
20136 BRISTOW 27 20 1,827 0.0476 $309,962 $274,999 $364,999
20155 GAINESVILLE 11 11 1,611 0.0408 $319,539 $300,000 $366,005
20169 HAYMARKET 96 75 2,080 0.0707 $358,864 $279,990 $588,512
22026 DUMFRIES 6
22125 OCCOQUAN 1 1 2,270 0.1060 $485,000 $485,000 $485,000
22191 WOODBRIDGE 82 64 1,780 0.0553 $336,589 $258,817 $400,000
22192 LAKE RIDGE 23 22 1,629 0.0507 $320,838 $285,200 $356,962

Figure 2.  2008 TOWNHOUSE NEW HOME SALES 
Average Sale Price by Zip Code 



 

 
 

M
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MANASSAS PARK

20181
NOKESVILLE
-22.80%  SF

20169
HAYMARKET
-23.13% SF
-22.92%  TH
-24.14%  CM

20112
HOADLY

-24.92%  SF
-24.22%  TH

22134
QUANTICO
-20.61%  SF
-20.72%  TH

20109
SUDLEY

-38.74%  SF
-42.81%  TH
-43.64%  CM

20155
GAINESVILLE

-21.67% SF
-23.81%  TH
-28.41%  CM

22172
TRIANGLE

-29.87%  SF
-60.44%  TH
-29.20%  CM

22192
LAKE RIDGE
-25.83%  SF
-35.42%  TH
-35.19%  CM

22193
DALE CITY
-35.51%  SF
-44.58%  TH
-29.66%  CM

20111
BUCKHALL
-30.49%  SF
-40.39%  TH
-43.59%  CM

20136
BRISTOW

-22.77%  SF
-29.00%  TH
-33.47%  CM

20110
MANASSAS
-30.67%  SF
-28.22%  TH

22191
WOODBRIDGE

-42.57%  SF
-36.58%  TH
-24.55%  CM

22026
DUMFRIES
-27.47%  SF
-47.36%  TH
-45.15%  CM

20143
CATHARPIN
-20.80% SF

20137
BROAD RUN
-24.43%  SF

20119

22125
OCCOQUAN
-21.19%  SF
-26.81%  TH
-20.33%  CM

22025
MONTCLAIR
-22.97%  SF
-31.98%  TH
-32.58%  CM

PRINCE WILLIAM COUNTY
2009 AVERAGE

RESIDENTIAL CHANGE
IN ASSESSED VALUE

BY ZIP CODE AND
PROPERTY TYPE

No assessment information was
included for the City of Manassas
and the City of Manassas Park.
* All Residential data includes 
information on duplexes (394 
homes). Excludes tax exempt
properties, multiple homes on one
property, homes completed in 
2008, homes built on agricultural
land and homes built on 
commercially zoned land.  Data 
from zip code 20119 (9 homes) 
added to the data for  zip code
20181.  Prepared by the Prince 
William County Assessment 
Office, Finance Department. 
All data is subject to change,
mapped March 2009.

²8

County, City & Town Boundaries

ZIP 
CODE COUNT

AVERAGE 
ASSESS

% 
CHANGE COUNT

AVERAGE 
ASSESS

% 
CHANGE COUNT

AVERAGE 
ASSESS

% 
CHANGE COUNT

AVERAGE 
ASSESS

% 
CHANGE

20109 2,362 $193,153 -38.74% 3,927 $134,334 -42.81% 1,706 $110,540 -43.64% 7,995 $146,634 -41.43%
20110 1,347 $241,360 -30.67% 119 $218,939 -28.22% 1,466 $239,540 -30.50%
20111 3,805 $280,720 -30.49% 997 $157,154 -40.39% 288 $61,217 -43.59% 5,094 $244,002 -32.13%
20112 7,645 $337,147 -24.92% 89 $190,262 -24.22% 7,734 $335,456 -24.92%
20136 5,345 $335,100 -22.77% 1,999 $212,021 -29.00% 120 $172,678 -33.47% 7,677 $297,783 -24.12%
20137 136 $315,756 -24.43% 136 $315,756 -24.43%
20143 320 $460,637 -20.80% 320 $460,637 -20.80%
20155 6,231 $350,658 -21.67% 1,992 $227,796 -23.81% 484 $162,000 -28.41% 8,707 $312,063 -22.25%
20169 5,052 $392,718 -23.13% 1,030 $262,385 -22.92% 139 $204,494 -24.14% 6,223 $366,870 -23.12%
20181 2,261 $351,849 -22.80% 2,261 $351,849 -22.80%
22025 3,815 $285,108 -22.97% 2,055 $185,092 -31.98% 159 $135,411 -32.58% 6,056 $246,674 -25.64%
22026 1,923 $272,087 -27.47% 1,592 $121,955 -47.36% 96 $97,726 -45.15% 3,611 $201,262 -34.37%
22125 74 $365,422 -21.19% 117 $286,809 -26.81% 126 $253,837 -20.33% 317 $292,055 -23.04%
22134 79 $147,009 -20.61% 3 $105,867 -20.72% 84 $145,437 -20.62%
22172 1,594 $252,653 -29.87% 278 $80,609 -60.44% 97 $80,285 -29.20% 1,973 $219,967 -32.57%
22191 7,077 $199,424 -42.57% 4,908 $183,099 -36.58% 1,559 $238,015 -24.55% 13,544 $197,950 -38.60%
22192 7,426 $336,024 -25.83% 7,093 $181,821 -35.42% 2,337 $142,822 -35.19% 16,949 $244,191 -29.90%
22193 15,443 $214,066 -35.51% 5,200 $134,811 -44.58% 144 $152,228 -29.66% 20,833 $193,663 -37.27%

SINGLE FAMILY (SF) TOWNHOMES (TH) CONDOMINIUM (CM) ALL RESIDENTIAL *

AVERAGE ALL RESIDENTIAL
ASSESSED VALUE 

BY ZIP CODE

$400,000 - $499,999

UNDER $200,000

$200,000 - $299,999
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Figure 3.  2009 Average Residential Appreciation 
2008 Landbook to 2008 Landbook (estimate) 
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Figure 4.  HISTORY OF TAX BASE COMPONENTS 
2005 Landbook to 2009 Landbook (estimate) 



 

 

 

Attachment 1: Sample Assessment Notice – Front  



 

 

 

Attachment 2: Sample Assessment Notice – Back  


