NATIONAL SEASHORE PROPERTY ASSESSMENTS
& YOUR ABATEMENT RIGHTS


Many homeowners in the National Seashore have been surprised by how fast our property assessments have been rising and how high our property taxes have become.  


Our current real estate tax bills are based on property reassessments made by the Wellfleet Board of Assessors this year.  Sales prices of Wellfleet properties sold in the past few years very significantly exceeded these properties’ assessments at the time.  Massachusetts law requires assessments to reflect “full and fair cash value”, that is, fair market value.  Our new assessments are intended to catch up to market values as of January 1, 2003.
Overview of the Assessment Process

The value of the land portion of our property, not the house on it, comprises the lion’s share of our property assessment.

In 2002 there were 71 residential property sales in Wellfleet.  Only 4 were Seashore properties (there was an additional Seashore property sale in January 2003).  The Assessors produce our assessments by a statistical analysis of these sales so as to derive formulas for assigning a value to each parcel of land based on its general location, its size, and its specific characteristics.
The Assessors’ formula has three steps in assigning a value to the land portion of our properties.  
· First, a piece of land is assigned to one of three districts, in which one acre has a base value: District 1 - basic “wood lot” at $147,400/acre, District 2 - “water-influenced” parcel at $324,300/acre, and District 3 -“Cape Cod National Seashore” parcel at $442,200/acre.  
· Second, each piece of land is priced according to its actual size, using the District’s price per acre as a base.

· Third, specific factors pertaining to a parcel’s unique location and characteristics (such as ocean view, pond frontage, wetland, etc.) produce upward or downward price adjustments.
At this time we cannot offer an independent expert opinion on the statistical soundness of these formulas or the specific factors used in them, which were derived on the basis of a very small number of Seashore property sales, but we note that the sales analysis was conducted by a professional consultant and reviewed by the State’s Department of Revenue according to state-wide standards.

The assessed value of the buildings on your property is based on dimensional and replacement cost data and depreciation.
What You Can Do

First, you can check to make sure that the data for your property is factually correct.  Your property’s “card”, with data and assessing factors and values, may be viewed on the publicly accessible computer in the Assessors’ Office.  The Assessor’s Office is very “user friendly” and its staff is available to answer your questions at 508-349-0304 or info@wellfleetassessing.org.  If you find any errors or omissions – such as in building dimensions, the existence of restrictions, etc. – you may have these corrected.

Second, you can examine the assessments of comparable properties, including properties which were recently sold, to decide if your assessment is in line with theirs.  To start, you can search and view all Wellfleet properties’ assessments on the Assessor’s website at www.wellfleetassessing.org/2003/home.ccml.  To see the data and valuation factors for comparable properties you may view their “cards” on the public computer in the Assessors’ Office.  Thus, you can see if factors affecting your assessment – such as quality of location – are fair in comparison with similar or neighboring properties.
The Assessors’ staff is available to discuss your assessment with you.  General information from the Assessors is available on its website www.wellfleetassessing.org.

Third, if you disagree with your assessment (whether you have discussed it with staff or not), you have the right to file for an abatement with the Board of Assessors.  This must be done within 30 days of the fall tax bill’s postmark date.  The form “Application for Abatement of Real Property Tax” is available from the Assessors’ Office or online at www.dls.state.ma.us/publ/forms/abatement.pdf. 

Finally, if your request for abatement is denied, you may appeal to the Massachusetts Appellate Tax Board.  Information may be found in the ATB’s pamphlet “Understanding Real Estate Tax Appeals at the Appellate Tax Board” at www.state.ma.us/atb/guide.pdf.

Our Association

Our Association (the Wellfleet National Seashore Homeowners Association, formerly the Wellfleet National Seashore Taxpayers Association) was founded by property owners in the Seashore who faced unfounded and inequitable assessments in past years.  We will continue to closely monitor property assessments as well as other local, state, and federal government actions affecting us as Seashore property homeowners.
