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“Unlike anything we’ve seen in 15 years”:  
The 2021 Housing Market 

• “Home sales are on track to reach the highest level in 15 years.” 
(12/28/21 CNN)

• “U.S. House Prices Rise 18.5% over the Last Year; Up 4.2 Percent 
from the Second Quarter” (Federal Housing Finance Agency 11/30/21)

• “ ‘Frenzied’ housing market is normalizing” (Virginia Business 10/22/21)

• Home prices already rising pre-pandemic
 Low Supply / High Demand
 Undersupply of new housing

 Labor
 Materials

• Pandemic factors
 Record low interest rates
 Large numbers working from home



National Housing Market:
Year-over-year home prices

Sources: CoreLogic; New York Fed staff calculations



Virginia’s 
Housing Market



Virginia Housing Markets with Largest 
Increases in Home Prices - 2021

Meadowbrook (Norfolk) 56.0%
Highland Springs (Henrico) 50.7%
Hopewell (Hopewell) 50.1%
Colonial Heights (Colonial Heights) 42.6%
East Highland Park (Henrico) 41.3%
Hybla Valley (Fairfax) 41.3%
Fair Oaks (Fairfax) 41.2%
Laurel (Henrico) 40.0%
Montclair (Prince William) 39.3%
Oakton (Fairfax) 37.4%

Source: Forbes.com



Henrico’s Residential Market

6

• Residential development 
constitutes 68.9% of real 
estate tax base

• Median sales price of a 
Single Family Dwelling up 
$40,000 

• Average Henrico sales price 
for November 2021 was 
102.4% of listing price 
(competing offers)

• Average days on market has 
dropped to 12 from 23 in 
2020



Mass appraisal in an explosive market

• Legal Requirement
 58.1-3201 “All…annual 

assessments…shall be made at 100 
percent fair market value…”

 Va Dept. of Taxation publishes 
Assessment/ Sales Ratio Studies

• Sales Timeframe
 October 2020 – December 2021
 Height of the market: July 2021

• Assessment/Sales Ratios
 Sales reflect market value
 Comparison of assessment to arms-

length sales
 Coefficient of Dispersion- measure of 

uniformity
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Henrico Neighborhoods

Six highest movers among top 50 subdivisions 
(by Percent Change in Assessed Value)

• Shurm Heights Varina 33.2%
• Timberlake Three Chopt 33.2%
• Preston Square Three Chopt 33.1%
• Sancrest Tuckahoe 32.7%
•Chatham Place Fairfield 31.5%
• Timberlake Property Fairfield 30.7%



Henrico Neighborhoods

Six highest movers among top 50 subdivisions by parcel 
count

•Central Gardens Fairfield 28.2%
•Hechler Village Fairfield 23.3%
• Fairlawn Townhouses Varina 17.9%
•Bretton Woods Brookland 17.9%
•Bungalow City Varina 17.6%
• Tuckahoe Park Three Chopt 17.0%



Henrico Residential 
Real Estate BracketsLess Than 

$100,000
$100,000 

to 
$199,999

$200,000 
to 

$299,999

$300,000 
to 

$399,999

$400,000 
to 

$499,999

$500,000 
and up

Total Value

Less Than 
$100,000

$100,000 to 
$199,999

$200,000 to 
$299,999

$300,000 to 
$399,999

$400,000 to 
$499,999

$500,000 and 
up

Total Count 



Commercial Market Activity 
“Office market inches closer to its ‘next normal’”- CBRE, December 2021

“Third quarter strong for Va. CRE (Commercial Real Estate) 
market, Realtors group says”- Virginia Business, October 2021

“Va. hotels expect $1.5B loss in 2021 biz travel”- Virginia 
Business September 2021
“The multifamily real estate sector is booming.” Buildium.com, February 
2020

“10 Retailers to Watch for a Bankruptcy Filing in the Second Half of 2021”-
National Law Review July 2021



Commercial – Average Assessed Value
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Henrico’s Commercial Values

Commercial real estate makes up approximately 30% of the total taxable base.
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Average Residential Real Estate Tax

Year
Average Single 

Family 
Residential 
Assessment 

% Change Tax Rate Average 
Tax Bill

2022 $ 322,200 10.87% 0.85/$100 $ 2,739

2021 $ 290,600 4.99% 0.87/$100 $ 2,528 

2020 $ 276,800 4.22% 0.87/$100 $ 2,408

2019 $ 265,000 4.16% 0.87/$100 $ 2,311 

2018 $ 255,000 5.37% 0.87/$100 $ 2,219 



Tax Rates and Real Estate Revenue
(1978 – 2022)

RE Tax Rate Real Estate Tax 
Revenue
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Home Price Growth and Consumer 
Price Index
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Henrico 2022 Tax Relief

2 + 2
2 Cent reduction in 

Real Estate Tax 
Rate

2 Cent Tax 
Rate Credit+

Plus: Proposed increase in the net worth limits for the REAP program



2 + 2: Real Estate Tax Rate Reduction

• 12.0% Increase in Total Assessed Value due to rising market 
impacts on annual assessment (includes new construction)

• FY2021-22 Budget includes 5.9% increase in Real Estate 
Revenue

• $0.85/ $100 Tax rate proposed (2 cent reduction)

• Estimated amount of forgone RE revenue: $10.0M



2 + 2: Tax relief credit

• Real Estate revenue exceeded FY21 amended budget by $9.8M

• Henrico will provide a one-time 2 cent credit to property owners 

• Allowed by State Code 15.2-2511.1, but not been utilized to date

• Will utilize $10.0M of previously collected revenue
• Appropriated use of fund balance with February budget 

amendments



2 + 2: Tax relief credit
Details:

 Calculated at 2 cents on 2022 Assessed Value
 $50 and above = check to owner as of February 1, 2022
 Below $50 = credit to 2022 first half bill
 Delinquent taxpayers = credit on account
 Not eligible:
 Tax exempt (501c3, religious, government, disabled veterans)
 REAP participants (currently receiving 100% up to $3,000)



2 + 2: Impact
• Total relief, 2 cent reduction $10.0M

• Total relief, 2 cent credit $10.0M

• Total Real Estate Relief, 2022: $20.0M

Year Typical Single Family 
Residential Assessment % Change Tax Rate Average 

Tax Bill

2022 $ 322,200 10.87% 0.85/$100 $ 2,738.70
2021 $ 290,600 0.87/$100 $ 2,528.22 

Difference 210.48
Tax Credit Received (64.44)

Net Annual Real Estate 
Tax $146.04

Tax Increase without rate 
reduction or credit: $274.92



2 + 2 Important Dates
• 1/22 Board Retreat

• 1/25 Introduce ordinance at Board Meeting

• 2/1 Participation Date
Determination of ownership, parcels
Deadline to be current in payments

• 2/22 Public Hearing on proposed ordinance
• 2/25 Quality control, internal testing, file processing

• 3/4 Target mailing date

• 3/8 Call center open for questions



​
Annual Assessment 
Notices Distributed

​Budget Presentation
Tax Relief Credit Checks 

Distributed

​
Budget Public Hearing

​
Budget Approval/ Tax 
Rate Public Hearing

​
Mailing 1st Half RE & 

PP Bills
​

1st half RE & PP Bills 
Due

​
​

​
Early Voting Begins

​
Mailing 2nd Half RE & 

PP Bills

​
​

​
Election Day

​
2nd half RE & PP Bills 

Due

7 Feb 28 Feb 21 Mar 11 Apr 2 May 23 May 13 Jun 4 Jul 25 Jul 15 Aug 5 Sep 26 Sep 17 Oct 7 Nov 28 Nov

Bond Referendum Public Meetings

Public Timeline



Expenditure 
Control
Commitment to limit budgetary 
growth (Schools & General 
Government) to 5% on a year-over-
year basis

 Accounts for population growth 
(general and school) and inflation

 Excludes operating costs of new 
facilities 

 Limited, extraordinary exceptions 
(exceptional VRS rate increases)

Year

Percent Change in 
Total Budget (Net 

of Bond Ops)
FY 02-03 5.02%
FY 03-04 3.43%
FY 04-05 5.00%
FY 05-06 4.80%
FY 06-07 7.66%
FY 07-08 4.99%
FY 08-09 4.79%
FY 09-10 0.76%
FY 10-11 -4.03%
FY 11-12 0.35%
FY 12-13 -1.13%
FY 13-14 1.62%
FY 14-15 2.71%
FY 15-16 2.40%
FY 16-17 3.19%
FY 17-18 3.55%
FY 18-19 3.83%
FY 19-20 5.37%
FY 20-21 -2.13%
FY 21-22 9.43%
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