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SECTION A

Letter of Transmittal



June 30, 2020

Selectmen and Assessing Officials
Municipality of Hampton

100 Winnacunnett Road
Hampton, NH 03842

LETTER OF TRANSMITTAL

Dear Municipal Official:

The following report is intended to document the entire process associated with the data
collection, review, analysis and reporting necessary to render a credible opinion of value(s) in
accordance with RSA 21-J:14-b, and the Uniform Standards of Professional Appraisal Practice
(USPAP).

The Intended Use of this Report: is to provide a basis for the Full Statistical revaluation of all

real property in the Municipality of Hampton as required by the contract signed between the
Municipality of Hampton and Municipal Resources Inc. A copy of this contract is retained in

Appendix A.

The Intended Client of this Report: are the Municipal Officials.

Other Users of this Report: include the public, property owners, municipal officials, and the

New Hampshire Department of Revenue Administration (DRA).

The Date of Value Utilized in this Report: is April 1, 2019, as required by RSA 74:1 and RSA
76:2.

Type and Definition of Value Utilized in this Report: The type of value expressed in this
report is “market” value, and is defined in RSA 75:1 as: “the property's full and true value as the

same would be appraised in payment of a just debt due from a solvent debtor.”



An expanded definition of “Market Value” as defined within the NH Department of Revenue
Administration, Property Appraisal Division’s “600 Rules,” establishes the market value of a

property must meet the following criteria:
(a) Is the most probable price, not the highest, lowest or average price;
(b) Is expressed in terms of money;
(c) Implies a reasonable time for exposure to the market;

(d) Implies that both buyer and seller are informed of the uses to which the property

may be put;
(e) Assumes an arm’s length transaction in the open market;

(f) Assumes a willing buyer and a willing seller, with no advantage being taken by either

buyer or seller; and

(g) Recognizes both the present use and the potential use of the property. (NH
Department of Revenue Administration), Property Appraisal Division, “600 Rules”;

Rev01.14.)

Identification of the Property Rights Assessed in this Report: The type of property rights

is “fee simple.” Fee Simple Estate is defined as:

"Absolute ownership unencumbered by any other interest or estate; subject only to the
limitations imposed by the government powers of taxation, eminent domain, police power, and
escheat (the right of government to take title to property when there are no apparent heirs).”

(The Dictionary of Real Estate Appraisal, Third Edition, 1993, Page 140.).

Extent of Property Inspections: As required by the contract signed between the Municipality
of Hampton and Municipal Resources Inc., a measure and list was required for the building

permits and sales properties specified by the Municipality of Hampton.



Certification of Value:

The undersigned certifies that, to the best of our knowledge and belief:

1)

2)

3)

4)

5)

6)

7)

8)

9)

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions, and are our personal, impartial,
and unbiased professional analyses, opinions and conclusions.

We have no present or prospective interest in the property that is the subject of
this report, and we have no personal interest with respect to the parties
involved.

We have no bias with respect to any property that is the subject of this report or
to the parties involved with this assignment.

Our engagement in this assignment was not contingent upon developing or
reporting predetermined results.

Our compensation for completing this assignment is not contingent upon the
reporting of a predetermined value or direction in value that favors the cause of
the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended
use of this appraisal.

The analyses, opinions and conclusions were developed, and this report has
been prepared in conformity with the Uniform Standards of Professional
Appraisal Practice (USPAP).

We have not made a personal inspection of the properties that are the subject
of this report other than the sale properties and the properties which had a
building permit issued in the last year. These individuals, and anyone providing
significant mass appraisal assistance to the individual signing this report, are
identified in Appendix B.

Our opinion of the total market value, pursuant to RSA 75:1, and the NH
Department of Revenue Administration, Property Appraisal Division “600”
Rules, Rev. 601.14, for the assessed properties identified in Section 2 of this
report, as of April 1, 2019 is:



4,032,525,800

See the Total Value Report by Property Class for details of value in Appendix D

Paul McKenney, Project Manager

Municipal Resources Inc.

June 30, 2020



SECTION B

Scope of Work



Identification of Assumptions and Limiting Conditions

The following Assumptions and Limiting Conditions apply only to the sale data utilized to

complete the sales analysis, and to establish the basis for the statistical benchmarks

incorporated into the analysis. Any exceptions to the following Assumptions and Limiting

Conditions will be documented on the individual property record cards, when applicable.

1)

2)

3)

4)

5)

6)

7)

We have not been provided deeds to the assessed properties. Therefore, no
responsibility is assumed for the legal description provided or for matters

pertaining to legal issues and/or title.

We have not been provided deeds to the assessed properties. Therefore, the
properties were assumed to be free of any and all liens and encumbrances.
Each property has also been appraised as though under responsible ownership

and competent management.

We have not been provided surveys of the assessed properties. Therefore, we
have relied upon tax maps and other materials provided by the Municipality in
the course of estimating physical dimensions and the acreage associated with

assessed properties.

We have not been provided surveys of the assessed properties. Therefore, we
have assumed that the utilization of the land and any improvements is located
within the boundaries of the property described, and there is no encroachment

on adjoining properties.

We assume that there are no hidden or unapparent conditions associated with
the properties, subsoil, or structures, which would render the properties (land

and/or improvements) more, or less, valuable.

We assume that the properties and/or the landowners are in full compliance

with all applicable federal, state, and local environmental regulations and laws.

We assume that the properties are in full compliance with all applicable zoning

and land use regulations.

10



8)

9)

10)

11)

12)

We assume that all required licenses, certificates of occupancy, consents, or
other instruments of legislative or administrative authority from any private,
local, state, or national government entity have been obtained for any use on

which the value opinions contained within this report are based.

We have not been provided a hazardous condition’s report, nor are we qualified
to detect hazardous materials. Therefore, evidence of hazardous materials,
which may or may not be present on a property, was not observed. As a result,
the final opinion of value is predicated upon the assumption that there is no
such material on any of the properties that might result in a loss or change in

value.

Information, estimates and opinions furnished to the appraisers and
incorporated into the analysis and final report was obtained from sources
assumed to be reliable and a reasonable effort has been made to verify such
information. However, no warranty is given for the reliability of this

information.

The Americans with Disabilities Act (ADA) became effective January 26, 1992.
We have not made compliance surveys nor conducted a specific analysis of any
property to determine if it conforms to the various detailed requirements
identified in the ADA. It is possible that such a survey might identify non-
conformity with one or more ADA requirements, which could lead to a negative
impact on the value of the property(s). Because such a survey has not been
requested and is beyond the scope of this appraisal assignment, we did not take
into consideration adherence or non-adherence to ADA in the valuation of the

properties addressed in this report.

The market forecasts, projections and operating estimates contained within the
report are predicated upon current market conditions, and forecasts of short-
term supply and demand factors. This information was obtained in the course
of interviews with knowledgeable parties, and in published public and private
resources. While this information was assumed to be credible, these forecasts
are subject to change due to unexpected circumstances, including local, regional

and/or national.
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13) Any opinions of value in this report apply to an entire property, and any
allocation or division of the value into separate fractional interests will

invalidate the opinion of value reflected in this report.

14) Information pertaining to the sales of properties utilized in the analysis and
subsequent report has been confirmed with either the buyer, seller, or a third

party whenever possible, and is assumed to be reliable.

15) Possession of this report does not carry with it the right of reproduction, and
disclosure of this report is governed by the rules and regulations of the New
Hampshire Assessing Standards Board (ASB) and is subject to jurisdictional

exception and the laws of New Hampshire.

Scope of Work as Identified in the Contract

The valuation report that follows is predicated upon the contract signed between the
Municipality of Hampton and Municipal Resources Inc. A copy of the contract is in Appendix A
of this report. The scope of work identified in the contract and incorporated into the following

report comprised the following steps:

The contract stipulated that a measure and list was required for the sales properties specified by
the Municipality of Hampton. All property transfers within the Municipality of Hampton
spanning a period of two years prior to April 1, 2019 were reviewed and analyzed to determine
if the transfer was an “arm’s-length transaction.” This was accomplished by interviewing the
buyer, seller, representative sales agent or verification of PA 34 forms. The interview also
identified the sales price and any terms or conditions surrounding the sale that might have

influenced the negotiated price.

This property information was analyzed, and the highest and best use of each property
identified, as described within this section. The qualified sale data was “stratified” by use type,
such as single-family residential, land, commercial, etc. The sale data was also stratified by
neighborhood, in order to isolate more discrete “locational” differences and/or influences. The
verified sale data was then utilized to extract meaningful adjustments and/or benchmarks that

became the basis for various tables, such as cost, depreciation, view influence, water influence,

12



etc. All pertinent factors, including physical, legal, and economic considerations were

considered and recognized, subject to the assumptions and limiting conditions referenced.

Once the preliminary benchmarks were established, “data calibration” was required in order to
bring the computerized mass appraisal formulas and tables into conformity with the market. To
do so, a field review and further analysis utilizing “ratios” (a comparison of the assessed value to
its sale price) and the CAMA (Computer Assisted Mass Appraisal) software was conducted in
order to refine the base tables and verify the alignment and consistency of the base tables.

Vision Government Solutions is the CAMA software used by Hampton.

Finally, these benchmarks became the basis for the statistical analysis of these properties, and
new property values were developed utilizing at least one of the three possible approaches to
value (Sales Approach, Cost Approach, and/or Income Approach to value). Overall, every effort

was made to help ensure that the values were uniform and equitable.

Upon completion of the final review and approval of the Municipality’s values by the
Municipality, notices of value were then mailed to each taxpayer. These notices also included
sufficient information (timing and location) to enable a taxpayer to attend an informal hearing

I”

to “appeal” the new assessed value. Hearings were then held at a time and location scheduled
by the Municipality. Any changes that arose from the appeal and hearings process were

reflected in the final tax bill for 2019.

This report was prepared in conformity with the Uniform Standards of Professional Appraisal
Practice (USPAP) and the contract signed between the Municipality of Hampton and Municipal

Resources Inc.

13



Brief Description of the Assessed Properties

In accordance with the contract located in Appendix A of this report, the Municipality of
Hampton required all the real property in its respective municipal boundaries to be valued,
apart from all utility and telecommunication parcels. A breakdown of the Municipality’s real

property by “use type” follows:

Commercial /Industrial 628
Utilities 15
Condominium 2928
Manufactured Homes 445
Residential 5233
Vacant Residential Land 364
Current Use 34
Exempt 318
Total 9,965

Determination of Highest and Best Use
Highest and Best Use is defined as:

"The reasonably probable and legal use of vacant land or improved property, which is physically
possible, appropriately supported, financially feasible, and that results in the highest value. The
four criteria the highest and best use must meet are: legal permissibility, physical possibility,
financial feasibility, and maximum profitability" 3 (The Dictionary of Real Estate Appraisal, Third

Edition, 1993, Page 171).

In most cases the “existing” use is already at its highest and best use and will be evaluated and

assessed accordingly.
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III IH

Importantly, however, in the case of “transitional” uses (a “transitional” use is a property with a
highest and best use that is no longer “maximally profitable” and the existing use is likely to
change due to market and economic forces) the assessor may evaluate the property on the basis
of its projected highest and best use. In these circumstances, the projected highest and best use
is determined by a market analysis that references the four criteria referenced above (legal
permissibility, physical possibility, financial feasibility, and maximum profitability). A common
example of this would be a vacant tract of residential land (not in current use), that is
surrounded by significant numbers of residential homes and/or lots, and the market conditions
indicate a favorable housing market. In this case, the assessor may justifiably assess the raw

land based on its legitimate development potential.
Exceptions to Highest and Best Use

Although Highest and Best Use is determined by the factors above mentioned, the assessor may
not be able to assess property at market value due to various exceptions. Exceptions to Highest

and Best Use include properties held in current use programs (i.e. Open Space), properties with

development restrictions or easements, and properties subject to housing-credits or a payment
programs, in lieu of taxes, within the municipality. In such circumstances, and others outlined in
RSA 75:1, the assessor must consider the constraints on the property and value in accordance

with the rules provided in the law.

“Chapter 75 Appraisal of Taxable Property, RSA 75:1 How Appraised. The selectmen shall
appraise open space land pursuant to RSA 79-A:5, open space land with conservation restrictions
pursuant to RSA 79-B:3, land with discretionary easements pursuant to RSA 79-C:7, residences on
commercial or industrial zoned land pursuant to RSA 75:11, earth and excavations pursuant to
RSA 72-B, land classified as land under qualifying farm structures pursuant to RSA 79-F, buildings
and land appraised under RSA 79-G as qualifying historic buildings, qualifying chartered public
school property appraised under RSA 79-H, residential rental property subject to a housing
covenant under the low-income housing tax credit program pursuant to RSA 75:1-a, renewable
generation facility property subject to a voluntary payment in lieu of taxes agreement under RSA
72:74 as determined under said agreement, combined heat and power agricultural facility
property subject to a voluntary payment in lieu of taxes agreement under RSA 72:74-a as
determined under said agreement, telecommunications poles and conduits pursuant to RSA
72:8-c, electric, gas, and water utility company distribution assets pursuant to RSA 72:8-d, and
all other taxable property at its market value. Market value means the property's full and true
value as the same would be appraised in payment of a just debt due from a solvent debtor. The
selectmen shall receive and consider all evidence that may be submitted to them relative to the
value of property, the value of which cannot be determined by personal examination.”

15



Approaches to Value Considered and Utilized

The residential properties were valued by the Sales Comparison and Cost approaches to value.
Commercial properties were valued by the Income and Cost approaches to value. The Cost
approach was reconciled with the other approaches and was used as the final value for

assessment purposes.

Approaches to Value Not Utilized
Qualified sales for commercial properties were limited during the sales analysis period. The few
sales that did occur were considered, but there were not enough sales for the various

commercial types to rely on the Sales Comparison approach for a final value conclusion.

Valuation of Utility Properties
The valuation of utility properties, including the valuation of telephone poles and conduits, was
not part of this contract. The Town of Hampton utilizes the values from the State of New

Hampshire — Department of Revenue.
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SECTION C

Valuation Premises and Procedures
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Description of Basic Valuation Theory and Mass Appraisal

Basic Valuation Theory:

1)

2)

3)

4)

5)

6)

The appraiser’s first task is to identify what property is being appraised. This
includes not only the physical aspects of the property, but the property rights as

well.

There are six basic property rights associated with the private ownership of
property, these include: 1) the right to use, 2) the right to sell, 3) the right to lease
or rent, 4) the right to enter or leave the property, 5) the right to give away, and 6)
the right to refuse to do any of these. These, and other rights, are known as the full
“bundle of rights,” which is understood to be attached to an ownership with “fee

simple” title which has been described in the preceding section.

The New Hampshire Supreme Court has ruled that for the purpose of property
taxation, the appraised property rights are assumed to be “fee simple.”* (NH

Supreme Court, “Kennard v. Manchester, 68 N.H. 61, 36A, 553 (1894).

The next step is to identify the “highest and best use” of the property. Refer to the
preceding discussion, as well as the discussion on highest and best use in the

preceding “Assumptions and Limiting Conditions” section.

Once the highest and best and use has been determined, the appraiser begins the
process of data collection, studies the market and accompanying economic forces
(such as “supply and demand”) that pertain to the highest and best use, and

assembles the relevant data and statistics for incorporation into the analysis.

Strategies for data collection will vary with the type of data being sought and may
not be the same for every property “use.” Overall, the comparative data, which
may include descriptions and/or confirmations of physical attributes (such as total
size, number of bedrooms, presence of a finished attic or basement, etc.) cost,
income and expense, and details of sale or transfer information are collected, if

applicable.
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7) At this point, neighborhood boundaries can be established in order to “stratify” the
properties and the property-specific information collected in the field, and the
statistical information pertaining to the market/economic forces that impact an area

in a meaningful and cohesive way.

8) This market-derived information, such as sale information, improvement costs and
depreciation is then entered into the Municipality’s CAMA (Computer Assisted Mass
Appraisal) system, and forms the basis for the database “tables” that enable the

CAMA system to generate specific property values.

9) There are primarily three “approaches” or analytical techniques utilized to develop

an opinion of value, and these techniques are incorporated into the CAMA system.

9A) The first valuation technique is referred to as the “Sales Comparison Approach,” and

is based on the premise that the appraiser can utilize sale prices of similar properties as
evidence of value. In other words, assuming similar market conditions (supply and
demand) a similar property would sell for a similar price. However, because no two
properties are ever exactly alike, and market conditions can change, a systematic series
of “adjustments” are made to the sale property in order to bring it into conformity with
the appraised property. In the context of mass appraisal performed for assessment
purposes, the “appraised” property begins with a “generic” property description that is
utilized to establish a “baseline” for comparing similar properties. For instance, a
“single-family residential ranch-style home, approximating 2,000 square feet, three-
bedrooms, two-baths, and of average quality construction and condition.” The sales are
then compared and adjusted in order to isolate the various market factors and baseline
parameters that are then applied to the specific properties being assessed. Overall, the
Sales Comparison Approach is based upon the principle of “substitution,” which
assumes that when several similar properties are available the property with the lowest

price will attract the greatest demand.

9B) The “Cost Approach” is based on the concept that the likely value of an existing
property is the value of the underlying land plus the replacement cost of the
depreciated improvements. Typically, a Cost Approach would not be utilized for an
appraisal of vacant land. The replacement cost of the improvement is typically derived

from published cost tables, or derived directly from localized information, and should be
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updated as required by market conditions. Importantly, the assessor typically evaluates
the existing improvement based on its “utility” and function, rather than attempting to
duplicate or exactly “reproduce” the assessed property. Similar to the Sales Comparison

Approach, the Cost Approach is also based upon the principle of “substitution.”

9C) The “Income Approach” is based upon the principle of “anticipation” which

recognizes that value is created by the owner’s expectation of future benefits. Typically,
these benefits are anticipated in the form of income, and/or in the anticipated increase
in the property’s value over time. This technique requires that the appraiser estimate
the potential gross market income for the property at its highest and best use, subtract
all appropriate expenses to derive the net operating income. The net operating income
is then divided by a “capitalization” rate, or the market-derived rate investors would
expect on alternative investments that share the same degree of risk as the appraised

property. A simplified income approach is structured as follows:

Annual Potential Gross Income

5 apartments @ $1,000/month = $60,000
Annual Vacancy Rate = 5% annually = (53,000)
Annual Effective Gross Income = $57,000
Annual Expenses = (523,000)
Net Operating Income = $34,000

Capitalization Rate = 10%

Property Value = $34,000 / 10% = $340,000

10) Completion of all three of the preceding independent approaches to value is
preferable, since each independent approach provides a useful “test of
reasonableness,” and more such tests are preferable to fewer such tests. However,
it is not always possible to complete a specific approach due to the unavailability of
meaningful data. Finally, the different values reached by independent techniques
are “reconciled” by evaluating both the quality of the information utilized in each

approach, and a final opinion of value is selected.

20



Mass Appraisal:

11) Mass appraisal utilizes many of the same concepts outlined above. However, due
to the necessity to attach values to multiple properties, as opposed to a single
property, mass appraisal emphasizes data management, statistical valuation models
and statistical quality control. As a result, the use of an automated valuation model
(AVM), also referred to as Computer Assisted Mass Appraisal (CAMA), software is
required. The CAMA or AVM is a mathematically based computer software program
that produces an estimate of market value based on market analysis of location,
market conditions, and real estate characteristics from information that was
previously and separately collected. The distinguishing feature of CAMA or AVM
software is that it is a market appraisal produced through mathematical modeling.
Importantly, as in most if not all data processing systems, the credibility of the
results is highly correlated with the quality of the input data utilized, and the skills of

the assessor or analyst utilizing the CAMA or AVM software.

12) Therefore, a mass appraisal system generally relies upon four primary “subsystems”
that include: 1) a data management system, 2) a sales analysis system, 3) a valuation

system, and 4) an administration system. Each subsystem is briefly described below:

12A) The Data Management system is the core of the mass appraisal system and

should be carefully designed and implemented. Fundamentally, the data management
system is responsible for the data entry and subsequent editing, as well as the
organization, storage and security oversight of the data. Essential to the data
management system is quality control, as the reliability of the data will have a direct and

profound impact on the quality of the resulting output and values.

12B) The Sales Analysis subsystem is responsible for the collection of sale data, sale
screening, various statistical studies and sales reporting. The following statistical

techniques are utilized to calibrate and fine-tune the data assumptions:

Ratio: refers to the relationship between the appraised or assessed values and
market values as determined by a review of sales. The ratio studies, which are the
primary product of this function, typically provide the most meaningful measures of
appraisal performance and provide the basis for establishing corrective actions (re-

appraisals), adjusting valuations to the market, and planning and scheduling
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administration. The requirement, as established by the State of New Hampshire's
Assessing Standards Board, is to maintain a Median Ratio between 90% and 110% of
market value (A Ratio of 100% is preferred, indicating the assessed value is identical

to the market value).

COD: or Coefficient of Dispersion, is another important statistical tool utilized in
mass appraisal and refers to the average percentage deviation from the median
ratio. As a measure of central tendency, the COD represents the degree to which
the data being analyzed clusters around a central data point, such as the median
ratio. The requirement, as established by the State of New Hampshire’s Assessing
Standards Board, is a COD no greater than 20% (a lower COD is preferable to a
higher COD).

PRD: or Price-Related Differential, is calculated by dividing the mean by the
weighted mean. A PRD greater than 1.03 indicates assessment regressivity (when
high-value properties are assessed lower or disproportionate to, than low value
properties). A PRD lower than 0.98 indicates assessment progressivity (when high-
value properties are assessed higher, or disproportionate to, low-value properties.
The requirement, as established by the State of New Hampshire’s Assessing
Standards Board, is a PRD no greater than 1.03, and no lower than 0.98. Overall, a

PRD equal to 1.0 is preferred.

12C) The Valuation System generally comprises the statistical application of the

three approaches to value (identified in the preceding section). For instance,
utilization of the Sales Comparison Approach includes a statistical analysis of current
market sales data. The Cost Approach utilizes computerized cost and depreciation
tables and reconciles these computerized cost-generated values with market-
derived sales information. The Income Approach utilizes computer-generated
income multipliers and overall capitalization rates. The Valuation System is also
utilized to extract adjustments and/or factors that are utilized in the development of

values.

12D) The Administrative System includes such core (often automated) functions as

development of the property record cards and assessment roll or property tax base,
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the preparation of the tax notices, and retention of the appeals and other

miscellaneous property files.
Period of Time Associated with Sales/Data Collection:

Sale data utilized for the purpose of completing this analysis spanned a two-year period from
April 1, 2017 to March 31, 2019. Only sales confirmed to be qualified “arms-length,” or market-

oriented transactions were utilized in the analysis.
Data Collection and Sales Verification Procedures:

The County Registry of Deeds provides the Municipality’s Assessing Department with copies of
all recorded property transfers within 30 days of the date of transfer. Each individual sale was
analyzed by the Municipality’s assessing staff to determine if the transfer was a “qualified” sale;
i.e., arm’s-length and market oriented. The qualification procedure required either a direct
interview with the buyer, seller, or broker/representative familiar with the circumstances
surrounding the negotiated transfer of the property or was verified through PA 34 forms. Upon
final qualification, an attempt was made to inspect the property (interior also, when applicable),

and the property record cards were updated.
Number of Sales Utilized in Analysis:

As of the date of this report, there are 9,965 total parcels situated in the Municipality. The
breakdown of all property transfers for 4/1/2017 to 3/31/2019 within the Municipality by “use

type” is as follows:

Commercial / Industrial 119
Current Use 1
Residential 803
Condominium 633
Mobile Home 81
Vacant Residential Land 59
Exempt 15
Total 1711
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The breakdown of all qualified property transfers within the Municipality by “use type” follows:

Commercial / Industrial 39
Condominium 410
Residential 355
Mobile home 27
Vacant Residential Land 1
Total 832

Description of Data Calibration Methods:

The sale data is verified for accuracy by submitting each one of these sale properties to a
thorough physical (measure and list) and market analysis (by confirming a transaction was
“arm’s length,” with no unusual circumstances that might have influenced the negotiated sale
price), including interior inspection whenever possible. Once verified, and the preliminary
benchmarks were established, field reviews were conducted in order to refine the base tables
and verify the alignment of properties and the tables by “use type” and location, for example.
The preliminary values were further “validated” by the statistical testing of the sale data made
possible by the CAMA software system. The CAMA software groups and sorts the data by
various elements of consideration such as: improvement type, age, size, and neighborhood, and

various “ratios” are developed that reveal discrepancies in the underlying valuation model.
Significance of Adjustments and Factors:

“Adjustments” and “factors” are mathematical changes to basic data (for example, a “base”

IM

table) to facilitate comparisons and understanding. This process assumes a “causal” relationship

among the various factors for which the adjustments are made.

Examples of factors and/or adjustments can include such important elements of consideration
as waterfront or view or water access amenities. Importantly, a “feature” can be a positive
influence on property value, or a “negative” influence on property value. The specific
adjustments or factors applied to properties with amenities such as these, are typically derived
from a detailed sales analysis. Once the appropriate sales are identified and confirmed or
“qualified,” several techniques are utilized to extract, or isolate, the specific factor the appraiser

is trying to identify.
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One such technique is known as “extraction,” where the appraiser subtracts the depreciated
value of the improvements from the total sale price to arrive at the underlying value of the
specific land component being analyzed. This is the most commonly used method. Another
technique is known as a “matched-pair” comparison analysis; wherein sales of properties that
retain these features are compared to sales of properties that do not retain these features and

the specific “contributory” value or factor attributable to the feature is isolated.

25



SECTION D

Time And Market Trending Analysis
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Explanation and Derivation of Time Trending Factors:

Time trending refers to an analysis of market conditions over a specific period with two objectives:

Firstly, the assessor must identify whether the market has appreciated, remained stable, or declined

since the last valuation/reporting period; Secondly, the assessor must determine the actual rate of such

activity, typically on a percentage basis.

The most useful and direct basis for extracting the rate of market change, whether up, down, or neutral,

is to identify property that has sold twice with few changes in the property between the two sale dates.

In such situations, the rate is calculated by comparing the change in sale price between the two periods.

The reliability of this extracted rate of change is greatly improved when a several such sales are

available. Unfortunately, there have not been any resales in the two-year period preceding April 1,

2019.

Another technique, less direct, but generally more statistically reliable due to the number of sales

associated with the study, is to extract the rate of change in market conditions. This is called Sale Date

Quartile stratification of sales to assessment ratios. The date range is from 4/1/2017 to 3/31/2019.

There were 355 qualified residential improved sales during this time period.

Mean Mean Mean Median Median Median Median Weighted

Sale Date Quarter Count Sale Price Appraised A/S Ratio SalePrice Appraised A/SRatio  Abs Disp COD Average
2017,Q2 165 351,487 361,598 1.03 343,000 345,500 1.02 0.06 7.26% 1.03
2017,Q3 139 347,912 356,691 1.03 359,900 358,300 1.00 0.05 8.48% 1.03
2017,Q 4 128 380,739 383,468 1.01 364,950 353,150 1.00 0.04  6.40% 1.01
2018,Q1 69 390,351 384,196 0.99 369,000 363,900 0.99 0.03  5.34% 0.98
2018,Q2 129 407,759 391,064 0.98 340,000 314,500 0.97 0.04  7.35% 0.96
2018,Q3 115 357,282 340,676 0.96 350,000 324,100 0.96 004 6.55% 0.95
2018,Q4 110 412,872 397,567 0.97 358,600 346,650 0.97 0.05 7.65% 0.96
2019,Q 1 79 352,525 347,480 0.98 325,000 314,100 0.98 0.04 5.85% 0.99
373,638 370,070 1.00 350,000 343,150 0.99 0.04 7.24% 0.99

Based on this method it was determined that a time adjustment was not needed when analyzing market

sales for the 2019 revaluation of Hampton.
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SECTION E

Land Data
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Explanation of Land Valuation Methodology:

Land Valuation begins with an understanding that every municipality can be segregated into areas which
are differentiated by varying characteristics, such as type and quality of roads, topographic and scenic
features such as views and waterfront amenities, approved uses of property, and the quality and/or
maintenance of such surrounding uses, etc. Typically, these distinguishing characteristics result in
differing market responses, in terms of the underlying land value, that can be positive or negative.
Therefore, land valuation depends upon using all the available data to establish a “base” or “typical”
land rate for a municipality and then creating and applying a “schedule” of positive or negative

adjustments corresponding to the degree of difference from that base.

To begin, local sale data is collected and examined. Sales of vacant land provide the most direct and
reliable estimate of land value. However, when an insufficient number of vacant land sales are
available, a land “extraction” technique can be utilized where the depreciated value of any structures or
improvements on the property are deducted from the total sales price, resulting in the contributory
value of the underlying land. Additional land value information can also be obtained by interviews with

knowledgeable local brokers and real estate agents.

The two primary methods of valuing land are associated with the sales comparison approach. The
“comparative unit” method enables the assessor to determine a typical per unit value for each strata of
land, by calculating the median or mean sale price per unit. The “base lot” method requires the assessor
to establish the value of the standard or “base” parcel in each stratum through a traditional sales
comparison approach, with the base lot serving as the subject parcel. Once the base lot value is
established, it is used as a benchmark to establish values for individual parcels, with adjustments made

to each parcel as a result of their unique or varying characteristics.
Base Land Curve:

Whether by the “comparative unit” method, or the “base lot” method, a generic “base” value for land
was established for each strata, reflective of the underlying market conformity of land values within the
strata. Typically, there is an inverse curvilinear relationship between tract size and per acre prices.
Larger sites are considered to sell for lower per acre values (all else being equal) and, inversely, smaller
sites are considered to sell for larger per acre values. However, at some point these differences become

too insignificant to be recognized in the market, and no adjustment is justified.
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Residential base land curve values are typically developed both through the analysis of vacant land sales
and use of the land extraction technique. Due to the insufficient number of qualified vacant land sales,

the land extraction technique was utilized. Please see the Land Residual analysis in Appendix E.

If enough qualified land sales would have been available, arms-length transactions would have been
utilized in the analysis. In that circumstance, preference would be given to those sales that required no
location adjustments and are “typical” for the municipality. Adjusted Price is the trended sale price

minus the value of any outbuilding on the property.

Considering all data regarding sales price comparative to lot size, the land curve for the municipality was

set as follows:

SQFT PRICE/SF LOT PRICE (ROUNDED)
500 $193.55 $96,800
1,000 $101.67 $101,200
2,000 $52.45 $104,900
3,000 $36.23 $108,700
4,000 $29.40 $117,600
5,000 $25.65 $128,300
10,000 $15.32 $153,200
15,000 $10.25 $153,800
20,000 $7.72 $154,400
25,000 $6.33 $158,300
30,000 $5.48 $164,400
35,000 $4.88 $170,800
40,000 $4.43 $177,200
43, 560 $4.21 $183,400

The price for excess acreage price was not derived from the land curve, but instead it was derived from
the sales analysis for lot size for anything greater that one acre. Based on this analysis, it was

determined that the excess land price be $10,000 per acre.
Neighborhood Factor:

The next step is to identify the larger areas of town that might require an overall adjustment to the base
value and establish the corresponding boundaries associated with each. As examples, these boundaries
could be based on such things as geographic location, traffic flow, proximity to commercial or industrial

areas, available amenities, zoning or any other homogeneous grouping of parcels that are similar in

characteristics. These areas are identified by Neighborhood Factors and have corresponding value
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adjustments. During the analysis of sale patterns, Neighborhood Codes (listed as “ST Idx” on the field

cards) were applied to similar parcels based on the observations of revaluation staff.

When sale properties with Neighborhood designations used for valuation are analyzed, the overall
Median sales ratio is a .99 with a COD of 7.24%. See the Sales Analysis grouped by neighborhood below

for further detail. Following the analysis, refer to the table of Neighborhood Codes and adjustments.

Mean Mean Mean Median Median Median Median Weighted

Land NBHD Count Sale Price Appraised A/S Ratio SalePrice Appraised  A/SRatio  Abs Disp COD Average
11 106,345 100,291 0.92 76,500 80,200 0.96 0.05  10.70% 0.94

40 10 358,086 359,080 1.02 301,766 297,550 1.03 0.06 5.92% 1.00
50 662 313,752 311,136 1.00 313,250 306,900 0.99 0.04 7.01% 0.99
60 143 437,574 431,388 0.99 419,000 411,600 0.99 0.07  7.86% 0.99
70 63 598,071 590,968 0.99 549,900 540,200 0.99 0.05 7.82% 0.99
80 6 755,667 748,767 0.99 757,500 762,700 0.98 0.03  6.80% 0.99
90 6 732,389 787,483 1.09 765,900 797,400 1.07 0.06 5.76% 1.08
COMI i 450,000 445,800 0.99 450,000 445,800 0.99 0.00  0.00% 0.99
COM2 1 1,000,000 1,026,000 1.03 1,000,000 1,026,000 1.03 0.00  0.00% 1.03
G 12 701,717 742,783 1.08 507,500 594,000 1.04 0.07  8.57% 1.06
LAF1 7 1,379,286 1,274,000 0.97 500,000 519,900 0.97 0.07 5.60% 0.92
LAF2 2 344,966 342,850 1.00 344,966 342,850 1.00 0.01  0.50% 0.99
NB1 1 655,000 630,100 0.96 655,000 630,100 0.96 0.00  0.00% 0.96
OCBl 1 735,000 733,600 1.00 735,000 733,600 1.00 0.00  0.00% 1.00
OCB2 1 125,000 126,000 1.01 125,000 126,000 1.01 0.00  0.00% 1.01
OCB3 2 279,000 272,000 0.98 279,000 272,000 0.98 0.04  3.57% 0.97
OCB4 4 1,167,500 1,104,650 0.96 1,137,500 1,031,600 0.98 0.06  8.42% 0.95
WIN2 1 385,000 400,800 1.04 385,000 400,800 1.04 0.00  0.00% 1.04
373,638 370,070 1.00 350,006 343,150 0.99 0.05  7.24% 0.99
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Nbhd Land
Code Description Adj
10 0.60
100 1.70
20 0.70
30 0.80
40 0.90
50 100
55 15505
60 1530
70 155
75 1525
80 1.40
90 1,50
A TYPICAL +5 1.:05
ASH ASHWORTH AVE 2.50
B TYRECAL +10 1...1:0
C TYPTCRY, +15 155
Casl CASINO GD 2.50
CAS2 CASINO AV 1.75
CoM1 COMM GD 2.00
CoM2 COMM AV 1,20
coM3 COMM FR 1.00
D TYPTICAL +20 1520
E TYPTICAL 425 1.25
17 TYPICAL +30 15530
G TYPICAL +40 1.40
H TYPICAL +50 15550
HIGH HIGH ST 1550
T TYPTCAL +75 1575
IND1 INDUSTRIAL GD 1.10
IND2 INDUSTRIAL AV 1.00
K TYPTCAL -5 095
L TYPICAL +35 1.35
LAF1l LAFAYETTE RD G 2510
LAF2 LAFAYETTE RD A 1.20
M TYPICAL +45 1.45
MID MERRILL IND DR 1.00
N TYPICAL 460 1.5
NB1 NORTH BEACH GD 3.00
NB2 NORTH BEACH AV 1 .10
0] TY¥PICAL +85 1.85
OCB1 OCEAN BLVD GD 4.00
OCB2 OCEAN BLVD AV 350
OCB3 OCEAN BLVD FR 2.00
OCB4 OCEAN BLVD VG 5.50
OCB5 OCEAN BLVD GD 4.50
P TYPICAL +65 1.25
Q TYPICAL +70 1570
R TYPICAL +55 1555
S TYPICAL + 80 1.80
0 TYPTCAL. =10 0.90
U TYPICAL +120 220
v TYPICAL +130 2.30
W TYPICAL +125 2:25
WIN1 WINNACUNNET GD 1550
WIN2 WINNACUNNET AV 1.20
X TYPICAL +110 2.10
¥ TYPICAL +90 1.:90
Z TYPICAL +142 2.42
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Site Index Factor:

It is often required to further identify smaller pockets of properties within these larger areas that have
additional characteristics requiring adjustment. Examples might include location within a subdivision,
water views, specific waterfront locations, etc. Through the land analysis process, twenty-two distinct

site indexes were developed for residential parcels and coded numerically and alphabetically.

Site Index Code | Adjustment Factor Site Index Description Adjustment Factor

Code
1 0.60

A Oceanfront 4.50
2 0.70

B Boars Head 2.40
3 0.80

C Church NHBD 1.90
4 0.90

D South Beach 1.90
5 1.0

G GR Boars Head 3.20
6 1.25

H Harbor 3.20
7 1.45

K Kings Hw: 2.00
8 1.75 & Y

M Main Beach 1.65
9 2.25

N N Shore NBHD 1.55

0 Ocean Blvd 3.00

P Plaice Cove 2.60

R River 3.00

S Sun Valley 2.60

A 5 Site Index is considered typical for the municipality and bears no adjustment factor. The factors for
codes 1 through 9 and A through S, noted above, were applied based on the field assessor’s observation
of the desirability of the designated areas. These factors were tested against the trended sales and

produced median ratios in a range of 0.85 -1.06. See the Sales Analysis grouped by Site Index below for

further detail.
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Mean Mean Mean Median Median Median Median Weighted

Site Index Count  Sale Price Appraised A/S Ratio SalePrice Appraised  A/SRatio  Abs Disp COD Average
2 112,000 108,750 0.85 112,000 108,750 0.85 0.16 18.82% 0.97

3 25 67,017 65,716 1.04 63,000 63,800 0.93 0.10 20.95% 0.98
5 750 358,978 354,310 0.99 345,000 336,250 0.99 0.04 6.42% 0.99
6 1 410,000 404,900 0.99 410,000 404,900 0.99 0.00  0.00% 0.99
7 2 662,400 681,900 1.03 662,400 681,900 1.03 0.03  291% 1.03
8 12 760,050 794,517 1.07 507,500 594,000 1.04 0.08 8.97% 1.05
9 1 800,000 795,400 0.99 800,000 795,400 0.99 0.00  0.00% 0.99
A 3 1,683,333 1,646,267 0.99 1,575,000 1,587,200 1.01 0.02  3.63% 0.98
B 2 485,000 476,500 0.99 485,000 476,500 0.99 0.03  3.03% 0.98
C 11 324,591 345,291 1.09 325,000 354,200 1.06 0.09 11.84% 1.06
D 1 550,000 581,100 1.06 550,000 581,100 1.06 0.00  0.00% 1.06
G 3 1,130,178 1,119,267 0.99 930,000 913,900 0.98 001  1.02% 0.99
K 18 510,424 506,094 1.01 475,000 455,700 1.00 0.09 12.33% 0.99
M 61 358,662 349,226 0.99 350,000 332,700 0.97 0.07  9.19% 0.97
N 27 405,007 408,452 1.01 375,000 390,500 1.01 0.05  6.56% 1.01
O 13 695,564 718,923 1.04 700,000 708,700 1.01 0.07  7.77% 1.03
S 2 807,500 769,250 0.95 807,500 769,250 0.95 0.01  0.53% 0.95
373,638 370,070 1.00 350,000 343,150 0.99 0.04 724% 0.99

Special Land Calculations:

For parcels near Hampton beaches, Special Land Calculations were applied to adjust for beach access

and water views. The water view is determined upon observation by the field assessor and adjustments

were due to various types of water view or beach access. For example, adjustments could have been

made if a parcel had a full, partial, or obstructed water view.

Code Description Factor
BA BEACH ACCESS 1.15
VW1 AVERAGE VIEW 1.25
VW2 GOOD VIEW 1.6
VW3 GREAT VIEW 2
VW4 GREAT+VIEW 2.25
VW5 GOOD+VIEW 1.8
VW6 OBSTRUCTED VW 1.2
VW7 OBS VW 2ND FLR 1.1
Hampton Sales w/ Special Calc (View) Adjustments relative to the 2019 Revaluation
Total ; o Absolute
. . . - Nbhd | Special =~ Special Sale . . . .
Map Block Lot Unit Location Owner's Name: Assessed  District Nbhd = SalePrice Qualified A/SRatio  difference
Adj Cales  CalcFactor Date :
Land from median
261 5 8PATRICIA 8T WHTNEY, ADAM C & KOCER, AHU G 191400 1 il 1 Yz 16 4280017 371000 a 0.884 17.1174
260 g 3 INA AVE DELISLE, MICHAEL J. REVOCABLE TRUST 138500 1 il 1 G 12 4280017 441000 a 0.899 17.1026
262 12 112 GLADE PATH LEVESGQUE, DIANE MARIE LYING TRUST 212000 1 il 1 ] 16 4232018 440000 a 0922 17.0797
bF 52 40 KINGS HAY DION, DANIEL J. & SUSAN A #2700 1 o0 11 vt 125 MAVF 730000 a 0936 17.0658
260 51 1 196 ISLAND PATH DYE, JAMES E &ARIELJ 135800 1 il 1 v 125 4200017 B0 a 0.940 17.0619
308 2 45 PLYMOUTH 8T HAMEL, RICHARD & DIANA 79300 1 L 115 v 125 2280019 700000 a 0.945 17.0562
163 38 & THIRTEENTH 8T SIDELL, SOLOMON F. & BUSAN K 68700 1 L 115 Ll 125 12002018 540000 a 0956 17.0458
308 3 320CEANDR PARR, MARK L AND LEANNE C £13500 1 L 115 L] 16 Wntg 815000 a 0958 17.0433
bE 20 28PEARLET WOODS, ROY E. & ANDREA M. #2700 1 o0 11 v 125 5412018 664900 a 0982 17.0199
1% 4 995 0CEAN BLVD KELLEY, JOSEPHR 05700 1 & 14 ] 16 &152018 730000 a 099 0.0073
201 4 1 NUDD AVE HASTINGS, MYRON L. REVOCABLE TRUST 45000 3 o0 11 Ll 125 1AYIE 700000 a 1.012 0.0224
T 1 20 APPLEDORE AVE BEALE FAMILY REVOCABLE TRUST-2017 371600 1 i 14 L] 16 200017 725000 a 1.018 0.0294
262 15 96 GLADE PATH LHP REALTY TRUST OF 2018 172600 1 il 1 Yz 16 MASIE 215000 a 1.031 0.0417
197 6 1 118 KINGS HIWY ABCLASBOCIATES, LLC 313600 1 o0 11 v 125 MAR07 £10000 a 1.034 0.0451
2% 161 1 30 DOVER AVE RICC], ERICA 510800 2 L 115 Y3 2 227009 550000 a 1.057 0.0676
bl 13 1NET PRYZGODA, DAVID 248100 3 bl 115 it 1.28 21502019 356000 Q 1073 0.0837
280 22 2 185 ISLAND PATH MARTIN, BRIAN STUART 246800 1 50 1 W2 16 10317208 570000 Q 1078 0.0893
273 17 58 GLADE PATH THAI-TRUONG FAMILY REY TRUST 253700 1 50 1 W2 16 41872017 360000 Q 1.281 0.2921
I 510,245,400 I | I | 154.272
AAD 85707
0D 6,5120
PRD 1.0000
EQRATIO 0.,9390




Land Condition Factor:

It is often necessary to further adjust the value of land when there are characteristics of a parcel that are
unique to that parcel, such as restrictions, easements, access, topography, excess waterfront, etc. The
land condition factor is not a table-driven adjustment but is applied directly to a parcel, typically after an
inspection or discovery of information as referenced. The chart below lists some guidelines typically

used to adjust value due to unique characteristics of a parcel. The guidelines promote consistency in

application.
Land Condition Factor Adjustments

Type Adjustment
Building Lots- accesses, Right of Ways, etc. Minus 5 - 10%
Vacant buildable lots No adjustment
Unbuildable-Size, shape, topography Minus 75-90%
Landlocked Minus 75-90%
Excess Acreage- steep/wet Minus 10 - 90%
Current Use per State guidelines

Land Pricing Instructions:
After consideration of the base rate, factor adjustments and excess acreage, land is priced as follows:

Land Line 1: The base lot is entered and includes any land up to 43,560 SF. The Site Index and
Neighborhood Code adjustments are utilized to adjust for location. Any access, right of way, allowable

use or topography adjustments are made in the Condition Factor section.

Land Line 2: Any excess acreage over the first acre will be priced here at $10,000/acre. In addition, any
applicable topography, easements, (condition factor adjustments/considerations) can be adjusted here
in the condition factor section as needed. Site index codes are not utilized on excess acreage, but

Neighborhood codes apply.

Land Valuation Model:

The land valuation model for each land line is defined as Land Value = Size x Unit Price x Site Index factor
x Condition Factor x Neighborhood factor.

Please see the following example property record card in Appendix E.
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Base Acre Example: Vision ID 305

43,560 Square Foot Lot

$4.21 per Sq. ft. (from Land Curve)

Site Index Factor 1.00 (S| 5)

Condition Factor 1.00

Neighborhood Factor 1.00 (Street Index 50)
43,560 x $4.21 x 1.00 x 1.00 x 1.00 = $183,388

Land Value = $183,400 rounded

Excess Acreage Example: Vision ID 305

0.9 Acres

$10,000 per Acre of excess land (derived from sales analysis for lots greater than an acre)
Site Index Factor 1.00 (Sl is not used for excess acreage)

Condition Factor .25 (adjusted for topography)

Neighborhood Factor 1.00 (Street Index 50)

0.9 Acres x $10,000 x 1.00 x .25 x 1.00 = $2,250

Value of Excess Acreage= $2,300 rounded

Total Land Value:

$183,400 (Base acre) + $2,300 (Excess Acreage) = $185,700
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SECTION F

Improved Property Data
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Process for Collecting, Validating and Reporting Data:

All buildings had an external, “drive-by,” review to verify the accuracy of the real estate
data collected. It is necessary to observe the style, quality, condition, and sub area of each

component of the building. The following elements have been reviewed:

- Style Type (Ranch, Colonial, etc.)

- Model (Residential, Commercial, etc.)
- Grade (Quality)

- Stories

- Occupancy

- Exterior Wall

- Roof Structure

- Roof Cover

- Interior Wall

- Interior Floor

- Heating Fuel and Type

- Air Conditioning Type

- Bedrooms, Bathrooms

- Year Built

- Condition of Property

- Functional and Economic Obsolescence

- Out Buildings & Extra Features

Building Style:

Below is an explanation of typical styles of single-family residential houses.
Ranch: This style was built generally after 1940’s, although some houses were built
earlier and could fall within this category. A ranch is a one-story house, which is usually
rambling and low to the ground with a low-pitched roof.
Split Level: Generally built after 1940’s. The living area is on two or more levels with
each level having a single-story height, generally seen on uneven terrain lots. It can be a

front/rear or side/rear split or a combination of the two.
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Colonial: Traditional design built from 1700’s to present. Generally, 2 or 2 % stories
with balanced openings along the main fagade. Second floor overhangs are common.

Newer colonials attempt to imitate this classic New England design.

Cape Cod: Generally built from the 1920’s to present. Built “close to the ground”
with simple lines. A high roof ridge often supplemented with full or partial dormers
may provide a second level of living area, but not a full upper story. Generally, have

a gable roof.

Bungalow: Most bungalows were built in the early 1900’s. A small, one-story
design often seen with an expansion attic area and/or dormer. Usually with an open

or enclosed front porch. Narrow across the front and deep from front to back.

Conventional: An older type of house with no specific architectural design. Story

heights generally range from 1.5 to 2.5 stories.

Modern or Contemporary: Constructed since 1940’s WWII. One-story, two-
stories or split-level. Characterized by large windows, open planning, horizontal

lines and simple details.

Raised Ranch: This style combines the ranch and tri-level designs. The basement
area sets on or slightly below the ground level and is usually partially, or entirely,

finished. Basement garages are common.

FGR/Apt: This style consists of a detached garage with a living unit above that has

a full kitchen and full bath.

Camp: This is a small home with minimal improvements and utility. Usually built for

seasonal use and, at some point, may have been converted to year-round use.
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Building Valuation Model:

We began the process of developing building cost tables, (Cost Group Rates), by first researching
building costs for average quality homes using Marshall & Swift Valuation Service, Volume,
August 2018 Section 12, pages 2-4 and 24-27. This service is well regarded within the industry

used by appraisers, insurance companies, and banking establishments nationally.

The base rates were then adjusted to reflect the current market for the subject area based on
qualified sales that took place between April 1, 2017 thru March 31, 2019. The sales were then

stratified by style and were adjusted, as necessary.
Please see appendix F for the Cost Group Rates (style) and Size Adjustment Table.
Please see appendix D for the sales analysis Summary by Style.

The building valuation model is defined as follows:

Base Rate +/- Number of Baths, etc. +/- Size Adjustment +/- Grade of Construction =
Adjusted Base Rate.

Adjusted Base Rate x Effective Area — Depreciation Adjustment = Building Value.

Please note: The story height, listed under construction detail on the property record card, is
only descriptive and is not used to calculate building cost. However, story height is
calculated using an effective area, which is generated by the subarea codes as designated on
the sketch.

Please see the following example property record card in Appendix F.

Effective Area:

The term “effective area” is used in the Vision Government Solutions CAMA system as a
conceptual valuation tool. Additionally, effective area is used to compare properties and

determine their equanimity.

As a valuation tool, “effective area” helps us account for the contributory value of different
parts of a building. Each subarea of a building has its own “effective” area based on the

contribution of value to the entire property.

It makes sense that a porch, basement, or garage would not have the same contributory value

as the living area of the building (In this case, living area is characterized as finished, heated
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space). To properly account for the value, the effective areas of these spaces are added to the

living area to equal the total effective area.

Building 1 Building 2

Colonial Style Colonial Style

1,252 Square Feet of Living Area 1,252 Square Feet of Living Area
Actual Year Built is 2004 Actual Year Built is 2004
Exterior Siding is Vinyl Exterior Siding is Vinyl

Attached Garage 180 SF, 54 SF effective No Garage

Screen Porch 168 SF, 30 SF effective No Porch

The homes illustrated above have a similar style and identical living area but they would
probably not sell for the exact same price. For the purposes of assessment valuation, applying
the same price per square foot to the total living area of both of the homes would not
compensate for the additional features of the first home. Applying the price per square foot to
the total effective square footage of the home results in a higher value for the enhancements of

the first home.

Size Adjustment:

The first step in determining the size adjustment factors is to first determine the median
effective area for all groups of properties. These groups are listed in the cost use code table
along with their median effective area. The Vision CAMA system then utilizes this median
effective area along with several other size adjustment tables to determine the indicated cost

per square foot.

The qualified sales are then stratified by building type and then further tested by analyzing the

different group sizes to complete a further verification of the sales analysis.
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Building Valuation Example: Vision ID 305 Split-Level Style Home

Use Code= 1010 (Single Family) | Cost Rate Group = SIN Model ID= P01

Base Rate: 100 (starting base rate, based on style)

Base Rate Adjustments: .5 (for amenities described below)

Size Adjustment: .93341 (adjustment for building size)

Adjusted Base Rate = (100 + .5) * .93341=93.81

The Adjusted Base Rate does not include quality of construction grade adjustments.

Adjusted Base Rate: 93.81

Effective Area: 2756

Flat Value Additions: 10,000 (described below)
Grade Adjustment 03 (Average): 1

Replacement Cost New (RCN)= (((93.81* 2756) + 10,000) * 1) + O
RCN= $268,540 (cost new)

Replacement Cost New Less Depreciation (RCNLD) = $268,540 X .88 (Percent Good) =
$236,300 Rounded

Base Rate Adjustments (For Amenities as referenced above)

Floor Cover 1 12 (Hardwood) = 1 + Base Rate
Floor Cover 2 06 (Inlaid Sht Gds) = -.5 + Base Rate
Total: .5

Flat Value Additions (As referenced above)

Full Bathrooms $10,000 +RCN
Total: $10,000

Factor Adjustments

GRADE ADJUSTMENT 03 (Average) = 1 x RCN
Adjustment for quality of construction grade.

Depreciation= Percent Good = 88
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Cost/Market Approach Modeling:

Once all the pertinent physical data regarding the improvements have been collected, the
replacement cost of the building was obtained. The Computer Assisted Mass Appraisal
(CAMA) cost tables were utilized to develop a replacement cost for the building. Once the
cost of the building was developed, depreciation from normal wear and tear and from

functional and economic obsolescence was deducted.
Depreciation:

Depreciation is the loss in value from any cause, and is typically associated with reasons that
are “physical” (loss in value due to physical deterioration and/or ageing), “functional” (due
to deficiencies in the structure’s design), and/or “economic” (loss in value due to factors
external to the appraised property). In the appraisal of a single property (not Mass
Appraisal), the three primary methods for estimating depreciation are: the “market
extraction method,” the “age-life” method, and the “breakdown” method. Typically, the
market extraction and age-life calculation techniques are utilized to capture the total
depreciation in a property from all sources. The “breakdown” method is a more rigorous
physical, functional, and economic. Typically, in mass appraisal, the identification of
depreciation relies upon the application of computer modeling techniques. Importantly,
regardless of the methodology utilized to identify depreciation, it is imperative that the final

estimate of depreciation reflects the loss in value from all sources.

The remaining value is considered the Replacement Cost Less Depreciation (RCLD). The
market indicated land value and any other outbuilding values are added to give you a final
value. This value is compared to market sale prices of similar properties to ensure that the

property is appraised at market value for April 1, 2019.

Qualified sales that occurred between 4/1/2017 and 3/31/2019 were utilized. These sales
were analyzed based on style, year built, location, sales price, lot size and building size. Refer

to the Appendix D for the Sales Study Reports.
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Quality Adjustment Rating:

A pure replacement cost system of valuation relies only on quality of materials, design and
workmanship in quality grade determinants. It has been said that the three most important
considerations in purchasing real estate are Location, Location and Location. Unfortunately, a
pure cost system does not address what might be a major value ingredient on improvement
values (Neighborhood and Location). Yes, materials, design and workmanship should be the
primary quality grade determinant, but the neighborhood’s appeal, or lack thereof, may have a
secondary impact. An extreme example of this is that the so-called $100,000 home in the
$200,000 neighborhood will usually bring more than its pure replacement cost. Because Vision
Government Solutions’ Appraisal System, the CAMA system used by Hampton, is a combination
of Cost/Market Appraisal Systems, quality grades may need to vary slightly among similar
neighborhoods. Any variations from the pure cost approach quality rating should be made only
with supportable conclusive market evidence, using neighborhood sales to justify these
adjustments. Once the quality grade determinants are determined, the final quality grades
should be similar on similar homes within similar neighborhoods. Equitability and consistency

are paramount.

Within the CAMA System, there are quality adjustments available to cover a wide range of
possible construction qualities. The quality grades applied to the properties are multipliers, or

factors, applied to the basic construction rate, which is derived from the structural components.

What follows are the guidelines in establishing quality grades based purely on a cost

approach system, unadjusted for market neighborhood conditions.
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Quality Grading Guidelines:
The general quality specifications for each grade are as follows:

Minimum Grade (01): Buildings constructed with very cheap grades of materials.

No extras, only bare minimum.

Below Average Grade (02): Buildings constructed with a minimum grade material,
usually “culls” and “seconds” and poor-quality workmanship resulting from

unskilled, inexperienced, “do-it-yourself” type labor. Contain low-grade heating,
plumbing and lighting fixtures.

Average Grades (03, 04, 05): Buildings constructed with average quality materials
and workmanship throughout, conforming to the base specifications used to develop
the pricing schedule. Minimal architectural treatment. Average quality interior finish

and built-in features. Standard grade heating, plumbing and lighting fixtures.

Good Grades (06, 07, 08): Buildings constructed with good quality materials and
workmanship throughout. Moderate architectural treatment. Good quality interior

finish and built-in features. Good grade heating, plumbing and lighting fixtures.

Excellent Grades (09, 10): Buildings generally having excellent architectural style and
design, constructed with excellent quality materials and workmanship throughout.
Excellent quality interior finish and built-in features. Excellent grade heating, plumbing

and lighting fixtures.
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Commercial Valuation Process

The purpose of the mass appraisal is to determine an opinion of the market value of all the
commercial properties in the Municipality for 4/1/2019. In the appraisal of real estate, there are
three recognized approaches to value. These are: Cost Approach, Sales Approach, and Income

Approach.

Cost Approach Methodology: The cost approach is based on the theory that an informed buyer
would not pay more for a property than the cost to build a reasonable substitute. The cost
approach is therefore based on a comparison of the subject property to the cost to produce a new
subject property or a substitute property. Items considered in this estimate are the age, condition

and utility of the property.

In applying the cost approach, the appraiser will first value the land of the subject based on
comparable land sales, sales land residuals or income land residuals. Second, the appraiser will
estimate the cost to construct the existing structure, along with any site improvements, and then
deduct any accrued depreciation from the cost. The land value is added to the cost value to derive

an indication of market value by the cost approach.

Sales Approach Methodology: The sales comparison approach is the process of comparing the
subject property to other comparable properties, which have sold within a reasonable period,
adjusting the sale prices of those comparable properties to compensate for differences, and
weighing the value indications developed to arrive at an opinion of market value for the subject

property.

The sales comparison approach reflects the actions and reactions of typical buyers and sellers in the
marketplace. A comparative analysis process is completed to determine and define similarities and
differences of properties and transactions that can affect value. These elements may include

property rights appraised, financing terms, market conditions, size, location and physical features.

Income Approach Methodology: This approach is based on set of procedures that derives a
value by analyzing and determining an income flow from the market, and then capitalizing this
stream of income into a value. Income producing property is typically purchased as an investment.
Therefore, the premise is the higher the earnings the higher the value. An investor who purchases
income producing real estate is trading present day dollars for the expectation of receiving future

dollars.
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Reconciliation Methodology: The final step of the appraisal process is the reconciliation. The
appraiser considers the strengths and weaknesses of each applicable approach and reconciles the
values indicated by these approaches to determine a final value opinion. In this determination, the
appraiser weighs the relative importance, applicability, and defensibility of each of the three
approaches and relies strongly on the approach that is most appropriate to the nature of the

appraisal.

Cost Approach Modeling: The final assessed values utilized by the Municipality will be broken
out by land and building values. The cost approach is the only approach that identifies both
components individually. The other two approaches will also be considered and depending on

the type of property will be given the most weight in the reconciliation stage.

The Vision Government Solutions’ cost tables were utilized, supported by national cost valuation
services, to develop a replacement cost for a building. Once the cost of the building was
developed, depreciation from normal wear and tear and from functional and economic
obsolescence was deducted. The remaining value is considered the Replacement Cost Less
Depreciation (RCLD). The market indicated land value and any other outbuilding values are

added to give you a final value.

Sales Approach Modeling: This cost value is compared to market sale prices of similar
properties to ensure that the property is appraised at market value for April 1, 2019. There
were a limited number of sales that occurred in the community. This data was considered, but
based on the small sample size, this approach was not given as much weight as the other

approaches.
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Income Approach Modeling

Market Rent Analysis: The first step in analyzing properties income potential is to establish
market rent for land and improvements. To establish a basis for market rent, rentals of comparable
properties in the city for all property types have been considered. Market rent is the rental income
that a property would most probably command in an open market; indicated by current rents paid
and asked for comparable space as of the date of the appraisal. Market rent may differ from
contract rent, which is rent paid as a result of a specific agreement. Market rent is applicable when
the property rights appraised are fee simple. To estimate the property's market rent, rental data

from comparable properties are required to be gathered and analyzed.

Income and expense statements were mailed out to all commercial property owners throughout
the town. This data was examined, qualified and analyzed to develop market rent schedules
and vacancy/expense ratios for each property type (i.e. retail, office, industrial, etc.). National
real estate publications were also reviewed to further support the market rents that were
established. The rates determined are for properties of average quality and location. Further
adjustments are applied for utility, location, building condition and specific vacancy conditions.
Income location adjustment factors were mapped consistently with site index adjustment
factors to reconcile between the approaches. Individual quality adjustments were also applied

to each property to account for higher or lower utility of the property.

Once all these factors have been considered, a final net operating income (NOI) is established

for each property based on current market conditions for the fee simple interest.

Direct Capitalization Method: Capitalization is the process of converting a net income stream
into an indication of value. The selection of a capitalization rate (Ro) can be developed by several
methods. Direct Capitalization is a method used to convert an estimate of a single year’s income
expectancy into an indication of value in one direct step, either by dividing the income estimate by
an appropriate rate or by multiplying the income estimate by an appropriate factor. Extraction of a
capitalization rate (Ro) from market surveys and by the band of investment technique are the most
commonly accepted methods. They will be utilized to determine a direct capitalization rate for
each commercial property type. Another method to develop a capitalization rate is through
extracting it from comparable sales. This process was also considered when good market data was

available.
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Market Survey of Capitalization Rates: |Is an analysis of market surveys that were

completed to determine capitalization rates for the various commercial property types in the

Municipality as of 4/1/2019.

Band of Investment Technique: This is a technique in which the capitalization rates attributable
components of a capital investment are weighted and combined to derive a weighted average rate
that is attributable to the total investment. The two components are the mortgage position and
the equity position. The variables considered are the mortgage interest rate, amortization period,

holding period, loan to value ratio and the equity yield rate.

Once the capitalization rate is developed the NOI is divided by this rate to determine a value by the

income approach.

Final Reconciliation: Reconciliation spreadsheets by property type were developed and
analyzed. When possible, all approaches to value were reconciled within a range of 0.90 to 1.10
and the cost model was used as the final value estimate. When not possible, the most relevant
approach to value for a given parcel was selected. The income approach model was deleted

during the reconciliation process when not appropriate to the valuation of a given parcel or

property type.

Land Valuation Models: The Commercial/Industrial land sales, sales residuals and income
residuals were analyzed by street to derive typical land value ranges. Site Index adjustment
factors were derived to modify the basic land curve to the market characteristics of each

neighborhood.
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Appendix A: Copy of Contract Specific to this Report
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Appendix B: Individuals Responsible/Assisting in Completion of Report
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Project managers:

Paul McKenney, CNHA

Analysis (DRA Certified Assessor Supervisors):

Scott Marsh, Certified Property Assessor Supervisior, CNHA

Paul McKenney, Certified Property Assessor Supervisior, CNHA

Edward Tinker, Certified Property Assessor Supervisior, CNHA

Mike Pelletier, Certified Property Assessor Supervisior, CNHA

Appraisal/Data Collection (DRA Certified):

Seth Gibson, Certified Building Measurer and Lister

Shawn Main, Certified Building Measurer and Lister

Paul Moreau, Certified Assistant Assessor

Dan Scalzo, Certified Assistant Assessor

“DRA Certification can be verified on-line at the New Hampshire Department of
Revenue Administration website at www.nh.gov/revenue.”
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Appendix C: Qualifications
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Appendix D: Residential Valuation Reports

- Qualified Land Sales
- All Land Sales
- Sales Studies:
- Land Use
- Lot Size
- Site Index
- Neighborhood
- Style
- Actual Year Built
- Building Size
- Residential Grade
- Sale Price Quartile
-Sale Price Half
- Sale Date

- Condominium

- Total Value Report by Property Class
- Price Related Differential

- Sales Validity Codes

-Visit History Codes

- All Sales Report

- Qualified Sales Report
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Appendix E: Land Tables

- Land Use Codes

- Land Use Codes Cost Settings (by Land Class)

- Land Curve Parameters

- Land Curve Report

- Land Residuals

- Land Neighborhood Descriptions and Adjustments
- Special Land Calculations Factor Report

- Site Index Table

- Example Property Record Card
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Appendix F: Building Tables

- Cost Rate Codes (Building Styles)
- Sub Area Codes

- Allowable Construction Entries

- Cost Model Report

- Outbuilding Codes

- Extra Feature Codes

- Depreciation Tables

- Condominium Codes

- Example Property Record Card
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Appendix G: 2018 Equalization Study Report
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Appendix H: Commercial Valuation Reports

- Commercial/Industrial Sales

- Income Land Residual Report

- Income Land Detail Reports

- Market Rent Schedule and Adjustment Factors
- Capitalization Rates

- Economic Valuation Spreadsheet

- Cost/Income Correlation Report

- Actual Vacancy Report

- Income/Cost Comparison Report
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Abatement: (1) An official reduction or elimination of one's assessed valuation after
completion of the original assessment. (2) An official reduction or elimination of one's tax

liability after completion of the tax roll.

Abstraction Method: Method of land valuation in the absence of vacant land sales, whereby
improvement values obtained from the cost model are subtracted from sales prices of improved

parcels to yield residual land value estimates. Also called residual land technique.

Ad Valorem Tax: A tax levied in proportion to the value of the thing(s) being taxed. Exclusive
of exemptions, use-value assessment provisions, and the like, the property tax is an ad valorem

tax.

Adjustments: Modifications in the reported value of a variable, such as sale price. For
example, adjustments can be used to estimate market value in the sales comparison approach
by modifications for differences between comparable and subject properties. Note:
Adjustments are applied to the characteristics of the comparable properties in a particular

sequence that depends on the method of adjustment selected.

Age/Life method (depreciation): A method of estimating accrued depreciation founded on
the premise that, in the aggregate, a neat mathematical function can be used to infer accrued
depreciation from the age of a property and its economic life. Another term is "straight-line

depreciation" (see depreciation, accrued; and depreciation method, straight-line).

Allocation by Abstraction: A method of separating a whole property value into land and
improvement components. The appraiser estimates replacement cost new, subtracts an
appropriate amount for depreciation, and subtracts the remainder from the whole property

value to estimate the land value.

Allocation Method: A method used to value land, in the absence of vacant land sales, by

using a typical ratio of land to improvement value. Also called land ratio method.
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Amenity: A feature of an improvement that enhances its suitability for its basic use. A
fireplace in a single-family residence is an amenity, as is covered parking at an apartment

complex. By definition, amenities always increase value.

Anticipated Use Method: A method used to appraise underdeveloped land. Expected
improvements to the land are specified, and total development costs are estimated and
subtracted from the projected selling price to give an estimate of the value of the undeveloped

land.

Appeal: A process in which a property owner contests an assessment either informally or

formally.

Appraisal Card, Building: A card used by an assessor or appraiser on which is carried a sketch
or photograph of a building, a description of its location, a list of the principal factors affecting
its reproduction cost and depreciation, and the calculations by which such cost and depreciation
are estimated. Note: The building appraisal card is frequently combined with the land appraisal
card into a single document. In such event, the combination card may be used for a composite

appraisal as well as for a summation appraisal. Also called a “property record card”.

Appraisal Card, Land: A card used by an assessor or appraiser on which is carried a sketch or
an adequate description of a parcel of land, a description of its location, a list of the principal
factors affecting its market value, and the calculations by which the market value is estimated.

Appraisal Date: The date as of which a property's value is estimated.

Appraisal Foundation: The organization authorized by the United States Congress as the
source of appraisal standards and appraiser qualifications. The Appraisal Foundation publishes

the Uniform Standards of Professional Appraisal Practice (USPAP).

Appraisal Methods: The three methods of appraisal, that is, the cost approach, income

approach, and sales comparison approach.
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Appraisal Report: The oral or written communication of a completed appraisal.

Appraisal-Sale Price Ratio: The ratio of the appraised value to the sale price (or adjusted sale

price) of a property; a simple indication of appraisal accuracy.

Appraisal Standards Board: The division of The Appraisal Foundation that develops,
publishes, interprets, and amends the Uniform Standards of Professional Appraisal Practice on
behalf of appraisers and users of appraisal services. The New Hampshire Legislature has

empowered New Hampshire’s own Appraisal Standards Board, under RSA 21-J:14-b.

Appraiser: One who estimates the value of property; more commonly, one of a group of

professionally skilled persons holding themselves out as experts in valuation

Appreciation: Increase in value of a property, in terms of money, from causes other than
additions and betterments. For example, a farm may appreciate if a shopping center is built

nearby, and property of any sort may appreciate as a result of inflation.
Appurtenance: In appraisal, an appurtenance is any addition to a property that becomes a
part of that property. Generally, an appurtenance differs from a fixture in that the fixture was

once personal property.

Arm's-Length Sale: A sale in the open market between two unrelated parties, each of who is

reasonably knowledgeable of market conditions and under no undue pressure to buy or sell.

Assemblage: The assembling of adjacent parcels of land into a single unit. Compare “plottage”.

Assess: To value property officially for the purpose of taxation.

Assessed Value: (1) A value set on real estate and personal property by a government as a

basis for levying taxes. (2) The monetary amount for a property as officially entered on the

assessment roll for purposes of computing the tax levy. Assessed values differ from the
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assessor's estimate of actual (market) value for three major reasons: fractional assessment

ratios, partial exemptions, and decisions by assessing officials to override market value.

Assessment: (1) In general, the official act of determining the amount of the tax base. (2) As
applied to property taxes, the official act of discovering, listing, and appraising property,
whether performed by an assessor, a board of review, or a court. (3) The value placed on

property in the course of such act.

Assessment Equity: The degree to which assessments bear a consistent relationship to

market value.

Assessment Progressivity or Regressivity: An appraisal bias such that high-value properties
are appraised higher (or lower) than low-value properties in relation to market values. See

“price-related differential” (PRD).

Assessor: (1) The head of an assessment agency; sometimes used collectively to refer to all
administrators of the assessment function. (2) The public officer or member of a public body

whose duty it is to make the original assessment.

Assessment Year: A year beginning on the day after the assessment date and ending on the
assessment date in the calendar year next following. (2) The 365 days beginning with the

appraisal date.

Automated Valuation Model (AVM): An automated valuation model (AVM) is a
mathematically based computer software program that produces an estimate of market value
based on market analysis of location, market conditions, and real estate characteristics from
information that was previously and separately collected. The distinguishing feature of an AVM
is that it is a market appraisal produced through mathematical modeling. Credibility of an AVM

is dependent on the data used and the skills of the modeler producing the AVM.

Bias: A statistic is said to be biased if the expected value of that statistic is not equal to the

population parameter being estimated. A process is said to be biased if it produces results that
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vary systematically with some factor that should be irrelevant. In assessment administration,

assessment progressivity or regressivity is one kind of possible bias.

Board of Tax and Land Appeals: Empowered by RSA 71-B, the Board of Tax and Land
Appeals has responsibility for: 1) hearing appeals of individual tax assessments, exemptions or
refunds, whether levied by the State or its municipalities; 2) hearing petitions for reassessment
and determining the adequacy of reassessments ordered by the board; and 3) determining any

appeals of the equalization ratios established by the Commissioner of Revenue Administration.

Capitalization Rate: Any rate used to convert an estimate of future income to an estimate of

market value; the ratio of net operating income to market value.

Coefficient of Dispersion (COD): The average deviation of a group of numbers from the
median expressed as a percentage of the median. In ratio studies, the average percentage

deviation from the median ratio.

Computer Assisted Mass Appraisal (CAMA): A system of appraising property, usually only
certain types of real property, that incorporates computer-supported statistical analyses such as
multiple regression analysis and adaptive estimation procedure to assist the appraiser in

estimating value.

Confidence Interval: For a given confidence level, the range within which one can conclude

that a measure of the population (such as the median or mean appraisal ratio) lies.

Contributory Value: The amount a component of a property contributes to the total market

value. For improvements, contributory value must be distinguished from cost.

Cost Approach: (1) One of the three approaches to value, the cost approach is based on the
principle of substitution-that a rational, informed purchaser would pay no more for a property
than the cost of building an acceptable substitute with like utility. The cost approach seeks to
determine the replacement cost new of an improvement less depreciation plus land value. (2)

The method of estimating the value of property by: (a) estimating the cost of construction based
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on replacement or reproduction cost new or trended historic cost (often adjusted by a local
multiplier); (b) subtracting depreciation; and, (c) adding the estimated land value. The land

value is most frequently determined by the sales comparison approach.

Deferred Maintenance: Repairs and similar improvements that normally would have been
made to a property but were not made to the property in question, thus increasing the amount

of its depreciation.

Depreciation: Loss in value of an object, relative to its replacement cost new, reproduction
cost new, or original cost, whatever the cause of the loss in value. Depreciation is sometimes
subdivided into three types: physical deterioration (wear and tear), functional obsolescence
(suboptimal design in light of current technologies or tastes), and economic obsolescence (poor

location or radically diminished demand for the product).

Effective Tax Rate: (1) The tax rate expressed as a percentage of market value; will be
different from the nominal tax rate when the assessment ratio is not equal to 1. (2) The
relationship between dollars of tax and dollars of market value of a property. The rate may be
calculated either by dividing tax by value or by multiplying a property's assessment level by its

nominal tax rate.

Escheat: The right to have property revert to the state for nonpayment of taxes or when there

are no legal heirs of someone who dies without leaving a will.

Encumbrance: Any limitation that affects property rights and value.

Equalization: The process by which an appropriate governmental body attempts to ensure
that all property under its jurisdiction is assessed at the same assessment ratio or at the ratio or
ratios required by law. Equalization may be undertaken at many different levels. Equalization
among use classes (such as agricultural and industrial property) may be undertaken at the local
level, as may equalization among properties in a school district and a transportation district;
equalization among counties is usually undertaken by the state to ensure that its aid payments

are distributed fairly.
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Equalized Values: Assessed values after they have all been multiplied by common factors

during equalization.

Estate: aright orinterest in property.

Expense: A cost, or that portion of a cost, which, under accepted accounting procedures, is

chargeable against income of the current year.

External (Economic) Obsolescence: The loss of appraisal value (relative to the cost of
replacing a property with property of equal utility) resulting from causes outside the property
that suffers the loss. Usually locational in nature in the depreciation of real estate, it is more
commonly market wide in personal property, and is generally considered to be economically

infeasible to cure.

Factor: (1) An underlying characteristic of something (such as a house) that may contribute to
the value of a variable (such as its sale price), but is observable only indirectly. For example,
construction quality is a factor defined by workmanship, spacing of joists, and materials used.
Factor definition and measurement may be done subjectively or by a computer-assisted
statistical algorithm known as factor analysis. (2) Loosely, any characteristic used in adjusting
the sales prices of comparables. (3) The reciprocal of a rate. Assessments may be equalized by
multiplying them by a factor equal to the reciprocal of the assessment ratio, and value can be
estimated using the income approach by multiplying income by a factor equal to the reciprocal

of the discount rate.

Fee Simple Estate: The property rights that refer to absolute ownership unencumbered by
any other interest or estate (a right or interest in property), subject only to the limitations

imposed by governmental powers such as eminent domain, taxation, police power, and escheat.
Field Review: The practice of reviewing the reasonableness of assessments by viewing the

properties in question, sometimes by examining their interiors but more often by looking at

their exteriors.
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Fixture: (1) Attached improvements that can be real or personal property. If attached to the
realty in such a manner that its removal would damage the real property or the fixture, the
fixture is realty. If the fixture is removable without damage, it is generally considered personal
property. (2) An item of equipment that, because of the way it is used, the way it is attached, or
both, has become an integral part of a building or other improvement. A fixture, such as a
bathtub, is classified as real property, but trade fixtures (fixtures used in the conduct of

business) are classified as personal property.

Full-Market-Value Assessment Standard: Assessments for which a law or other standard

requires that the assessment ratio equals 100%.

Functional Depreciation: Synonymous with the preferred term “obsolescence”.

Functional Obsolescence: Loss in value of a property resulting from changes in tastes,

preferences, technical innovations, or market standards.

Highest and Best Use: A principle of appraisal and assessment requiring that each property
be appraised as though it were being put to its most profitable use (highest possible present net
worth), given probable legal, physical, and financial constraints. The principle entails first
identifying the most appropriate market, and, second, the most profitable use within that

market. The concept is most commonly discussed in connection with underutilized land.
Horizontal Inequity: Differences based on criteria other than value range in the levels of
assessment of groups of properties. For example, properties in one neighborhood may have a
higher level of assessment than similar properties in another neighborhood. See vertical
inequity.

IAAO: International Association of Assessing Officers.

Improvements: Buildings, other structures, and attachments or annexations to land that are

intended to remain so attached or annexed, such as sidewalks, trees, drives, tunnels, drains, and

69



sewers. Note: Sidewalks, curbing, sewers, and highways are sometimes referred to as

"betterment,” but the term "improvements" is preferred.

Income: The payments to its owner that a property is able to produce in a given time span,

usually a year, and usually net of certain expenses of the property.

Income Approach: One of the three approaches to value, based on the concept that current
value is the present worth of future benefits to be derived through income production by an
asset over the remainder of its economic life. The income approach uses capitalization to

convert the anticipated benefits of the ownership of property into an estimate of present value.

Intangible Personal Property: Property that has no physical existence beyond merely
representational, nor any extrinsic value; includes rights over tangible real and personal
property, but not rights of use and possession. Its value lies chiefly in what it represents.
Examples include corporate stock, bonds, money on deposit, goodwill, restrictions on activities
(for example, patents and trademarks), and franchises. Note: Thus, in taxation, the rights
evidenced by outstanding corporation stocks and bonds constitute intangible property of the
security holders because they are claims against the assets owned and income received by the
corporation rather than by the stockholders and bondholders; interests in partnerships, deeds,
and the like are not ordinarily considered intangible property for tax purposes because they are

owned by the same persons who own the assets and receive the income to which they attach.

Land-to-Building Ratio (Land-to-Improvement Ratio): The proportion of land area to gross
building (improvement) area. For a given use, the most frequently occurring ratio will be that of

a functioning economic unit.

Lease: A written contract by which the lessor (owner) transfers the rights to occupy and use
real or personal property to another (lessee) for a specified time in return for a specified

payment (rent).

Leased Fee Estate: An ownership interest held by a lessor with the rights of use and

occupancy conveyed by lease to another.

70



Leasehold Estate: Interests in real property under the terms of a lease or contract for a
specified period of time, in return for rent or other compensation; the interests in a property
that are associated with the lessee (the tenant) as opposed to the lessor (the property owner).

May have value when market rent exceeds contract rent.

Lessee: The person receiving a possessory interest in property by lease, that is, the owner of a

leasehold estate.

Lessor: The person granting a possessory interest in property by lease, that is, the conveyor of

a leasehold estate, the holder of a leased fee estate.

Level of Assessment; Assessment Ratio: The common or overall ratio of assessed values to
market values. Compare level of appraisal. Note: The two terms are sometimes distinguished,
but there is no convention determining their meanings when they are. Three concepts are
commonly of interest: what the assessment ratio is legally required to be, what the assessment
ratio actually is, and what the assessment ratio seems to be, on the basis of a sample and the
application of inferential statistics. When level of assessment is distinguished from assessment
ratio, "level of assessment" usually means either the legal requirement or the true ratio, and

"assessment ratio" usually means the true ratio or the sample statistic.

Life Estate: An interest in property that lasts only for a specified person's lifetime; thus the

owner of a life estate is unable to leave the property to heirs
Listing: The process by which the assessor ensures that records for the taxable property
identified during discovery are preserved with integrity, available for use in valuation activities,

and ultimately reflected in the assessment roll.

Long-lived Items: Items that are the basic structure of a building and are not usually replaced

during economic life. For example: foundation, roof structure, and framing

71



Market Approach: A valuation term with several meanings. In its broadest use, it might
denote any valuation procedure intended to produce an estimate of market value, or any
valuation procedure that incorporates market-derived data, such as the stock and debt
technique, gross rent multiplier method, and allocation by ratio. In its narrowest use, it might

denote the sales comparison approach.

Market-Value: Is defined in RSA 75:1 as: “the property's full and true value as the same would
be appraised in payment of a just debt due from a solvent debtor”. An expanded definition of
“Market Value” as defined within the NH Department of Revenue Administration, Property
Appraisal Division’s “600 Rules”, establishes the market value of a property must meet the

following criteria:
(a) Is the most probable price, not the highest, lowest or average price;
(b) Is expressed in terms of money;

(c) Implies a reasonable time for exposure to the market;

(d) Implies that both buyer and seller are informed of the uses to which the
property may be put;

(e) Assumes an arm’s length transaction in the open market;

(f) Assumes a willing buyer and a willing seller, with no advantage being taken
by either buyer or seller; and

(g) Recognizes both the present use and the potential use of the property.

Mass Appraisal: The process of valuing a group of properties as of a given date, using

standard methods, employing common data, and allowing for statistical testing.

Mass Appraisal Model: A mathematical expression of how supply and demand factors

interact in a market.

Mean: A measure of central tendency. The result of adding all the values of a variable and
dividing by the number of values. For example, the mean of 3, 5, and 10 is 18 divided by 3, or 6.

Also called arithmetic mean.
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Median: A measure of central tendency. The value of the middle item in an uneven number of
items arranged or arrayed according to size; the arithmetic average of the two central items in
an even number of items similarly arranged; a positional average that is not affected by the size

of extreme values.

Mill Rate: A tax rate expressed as mills per dollar. For example, a 2 percent tax rate is $2 per

$100, $20 per $1,000, or 20 mills per dollar.

Model Calibration: The development of adjustments, or coefficients based on market analysis

that identifies specific factors with an actual effect on market value.

Neighborhood: (1) The environment of a subject property that has a direct and immediate
effect on value. (2) A geographic area (in which there are typically fewer than several thousand
properties) defined for some useful purpose, such as to ensure for later multiple regression

modeling that the properties are homogeneous and share important locational characteristics.

Net Income: (1) The income expected from a property, after deduction of allowable expenses.
(2) Net annual income is the amount generated by a property after subtracting vacancy and
collection loss, adding secondary income, and subtracting all expenses required to maintain the
property for its intended use. The expenses include management fees, reserves for
replacement, maintenance, property taxes, and insurance, but do not include debt service,

reserves for building additions, or income tax.

Nominal Tax Rate: The stated tax rate, which does not necessarily correspond to the effective

tax rate.

Obsolescence: A decrease in the value of a property occasioned solely by shifts in demand
from properties of this type to other types of property and/or to personal services. Some of the
principal causes of obsolescence are: (1) Changes in the esthetic arts; (2) changes in the
industrial arts, such as new inventions and new processes; (3) legislative enactments; (4) change
in consumer demand for products that results in inadequacy or over adequacy; (5) migration of
markets that results in misplacement of the property. Contrast depreciation, physical;

depreciation, economic.
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Overall Rate (OAR): A capitalization rate that blends all requirements of discount, recapture,
and effective tax rates for both land and improvements; used to convert annual net operating

income into an indicated overall property value.

Partial Interest: An interest (in property) that is less complete than a fee simple interest. Also

known as a “fractional” interest.

Percent Good: An estimate of the value of a property, expressed as a percentage of its

replacement cost, after depreciation of all kinds has been deducted.

Personal Property: Consists of every kind of property that is not real property; movable
without damage to itself or the real estate; subdivided into tangible and intangible. Also called

"personality."

Physical Depreciation: Depreciation arising solely from a lowered physical condition of the
property or a shortened life span as the result of ordinary use, abuse, and action of the

elements.

Plottage Value: (1) The increment of value ascribed to a plot because of its suitability in size,
shape, and/or location with reference to other plots (preferred). (2) The excess of the value of a
large parcel of land formed by assemblage over the sum of the values of the unassembled

parcels. Compare “assemblage”.

Possessory Interest: (1) The right to occupy and use any benefit in a transferred property,
granted under lease, licenses, permit, concession, or other contract. (2) A private taxable
interest in public tax-exempt property, for example, a private service station in a federal military
base. Assessment of this interest presents complex valuation problems. Among the issues are
whether the ownership or the use is exempt, whether the parcel should be split, and whether

market rent differs from contract rent.

Price Related Differential (PRD): The mean divided by the weighted mean. The statistic has
a slight bias upward. Price-related differentials above 1.03 tend to indicate assessment

regressivity; price-related differentials below 0.98 tend to indicate assessment progressivity.
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Principle of Contribution: The principle of contribution requires an appraiser to measure the
value of any improvement to a property by the amount it contributes to market value, not by its

cost.

Principle of Substitution: The principle of substitution states that no buyer will pay more for
a good than he or she would have to pay to acquire an acceptable substitute of equal utility in

an equivalent amount of time.

Property Record Card: An assessment document with blanks for the insertion of data for
property identification and description, for value estimation, and for property owner
satisfaction. The basic objectives of property record forms are, first, to serve as a repository of
most of the information deemed necessary for identifying and describing a property, valuing a
property, and assuring property owners that the assessor is conversant with their properties,
and, second, to document property appraisals. Use of properly designed property record forms

permits an organized and uniform approach to amassing a property inventory

Ratio Study: A study of the relationship between appraised or assessed values and market
values. Indicators of market values may be either sales (sales ratio study) or independent
"expert" appraisals (appraisal ratio study). Of common interest in ratio studies are the level and

uniformity of the appraisals or assessments. See also level of appraisal and level of assessment.

Real Property: Consists of the interests, benefits, and rights inherent in the ownership of land
plus anything permanently attached to the land or legally defined as immovable; the bundle of
rights with which ownership of real estate is endowed. To the extent that "real estate"
commonly includes land and any permanent improvements, the two terms can be understood

to have the same meaning. Also called "realty."

Reconciliation: The final step in the valuation process wherein consideration is given to the
relative strengths and weaknesses of the three approaches to value, the nature of the property
appraised, and the quantity and quality of available data in formation of an overall opinion of
value (either a single point estimate or a range of value). Also termed "correlation” in some

texts.
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Replacement Cost New Less Depreciation (RCNLD): In the cost approach, replacement

cost new less physical incurable depreciation.

Residual Value of Improvements: A value ascribed to improvements on a parcel of land by
deducting from the total value of land and improvements (as determined by composite
appraisal) the value of the land alone (as determined by comparison with other parcels).
Contrast residual value of land. Note: A residual value of improvements is usually estimated

only when the land is obviously not improved to its highest and best use.

Residual Value of Land: A value ascribed to land alone by deducting from the total value of
land and improvements (as determined by composite appraisal) the value of the improvements
(as determined by the depreciated reproduction cost method). Contrast residual value of

improvements.

Reversion: The right of possession commencing on the termination of a particular estate.
Right-of-Way: (1) An easement consisting of a right of passage through the servient estate
(preferred). (2) By extension, the strip of land traversed by a railroad or public utility, whether
owned by the railroad or utility company or used under easement agreement.

Sales Comparison Approach: One of three approaches to value, the sales comparison
approach estimates a property's value (or some other characteristic, such as its depreciation) by

reference to comparable sales.

Short-lived Items: Items of a structure that have a shorter life than the basic structure. For

example, roofing, water heaters, floor covering, and interior finish.

Site Amenities: The specific location-related positive attributes of a property: topography,

utilities, street traffic, view, and so on.
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Standard Deviation: The statistic calculated from a set of numbers by subtracting the mean
from each value and squaring the remainders, adding together all the squares, dividing by the
size of the sample less one, and taking the square root of the result. When the data are
normally distributed, one can calculate the percentage of observations within any number of
standard deviations of the mean from normal probability tables. When the data are not
normally distributed, the standard deviation is less meaningful, and one should proceed

cautiously.

Standard Error: A measure of the precision of a measure of central tendency; the smaller the
standard error, the more reliable the measure of central tendency. Standard errors are used in

calculating a confidence interval about the arithmetic mean and the weighted mean.

Statistics: (1) Numerical descriptions calculated from a sample, for example, the median,
mean, or coefficient of dispersion. Statistics are used to estimate corresponding measures,
termed parameters, for the population. (2) The science of studying numerical data
systematically and of presenting the results usefully. Two main branches exist: descriptive

statistics and inferential statistics.

Stratification: The division of a sample of observations into two or more subsets according to
some criterion or set of criteria. Such a division may be made to analyze disparate property

types, locations, or characteristics, for example.

Subdivision: A tract of land that has been divided into marketable building lots and such public

and private ways as are required for access to those lots, and that is covered by a recorded plat.

Tax-Exempt Property: Property entirely excluded from taxation because of its type or use.
The most common examples are religious, charitable, educational, or governmental properties.
This definition omits property for which the application of a partial exemption reduces net

taxable value to zero.

Tax Map: A map drawn to scale and delineated for lot lines or property lines or both, with

dimensions or areas and identifying numbers, letters, or names for all delineated lots or parcels.
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Tax, Progressive: (1) A tax in which the effective rate is higher for a taxpayer subject to
taxation on a large tax base than for a taxpayer subject to taxation on a small tax base. (2)
Loosely used to refer to any tax that absorbs a larger proportion of the wealth or income of the
well-to-do classes than of the poorer classes. Contrast tax, proportional; tax, special property;

tax, graduated.

Tax, Proportional: A tax in which the effective tax rate is the same for all taxpayers regardless
of the sizes of the tax bases on which they are subject to taxation. Contrast tax, progressive;

tax, regressive

Tax Rate: (1) The amount of tax stated in terms of a unit of the tax base, for example, 30 mills
per dollar, 2 percent, 2 cents per gallon. (2) For the property tax, the percentage of assessed
value at which each property is taxed in a given district. Distinguish between effective tax rate

and nominal tax rate.

Tax, Regressive: (1) A tax in which the effective rate is higher for a taxpayer subject to
taxation on a small tax base than for a taxpayer subject to taxation on a large tax base. (2)
Loosely used to refer to any tax that absorbs a smaller proportion of the wealth or income of the
well-to-do classes than of the poorer classes. Note: A tax is said to be regressive in
administration, though not legally regressive, when the ratio of the actual base to the statutory
base declines as the statutory base increases, in such manner as to nullify a proportional
statutory rate or to make a progressive statutory rate actually regressive. The same usage is
conversely applicable to the terms "progressive tax" and "proportional tax," but is less

commonly associated with them. Contrast tax, progressive; tax, proportional.

Tenement: (1) Real property and the rights to ownership, especially those of a permanent

nature that relate to and pass with the land

Time-Adjusted Sale Price: The price at which a property sold, adjusted for the effects of price

changes reflected in the market between the date of sale and the date of analysis.
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Time Value of Money: The principle that an amount of money anticipated as income in the

future is always worth less than an equal amount in hand at the present time.

Total Economic Life: The period of time or units of production over which the operation of an

asset is economically feasible, not necessarily the same as its physical life.

Trade Fixture: Property attached to a rented space or building by a tenant, used in conducting

a business and owned by the tenant. Also called "chattel fixture."

Trending: Adjusting the values of a variable for the effects of time. Usually used to refer to
adjustments of assessments intended to reflect the effects of inflation and deflation and
sometimes also, but not necessarily, the effects of changes in the demand for microlocational

goods and services.

Uniform Standards of Professional Appraisal Practice: Annual publication of the Appraisal
Standards Board of The Appraisal Foundation: "These Standards deal with the procedures to be
followed in performing an appraisal, review or consulting service and the manner in which an
appraisal, review or consulting service is communicated. . . .STANDARD 6 sets forth criteria for
the development and reporting of mass appraisals for ad valorem tax purposes or any other

universe of properties"

Uniformity: The equality of the burden of taxation in the method of assessment.

Unweighted Mean: A mean in which each value is considered only once. See weighted mean.

Use Code: A code (used on a property record form) to indicate a property's use class or, less

often, potential use.
Use Class: (1) A grouping of properties based on their use rather than, for example, their

acreage or construction. (2) One of the following classes of property: single-family residential,

multifamily  residential, agricultural, commercial, industrial, vacant land, and
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institutional/exempt. (3) Any subclass refinement of the above-for example, townhouse,
detached single-family, condominium, house on farm, and so on. See also property use

category.

Vacancy and Collection Loss: The amount of money deducted from potential annual gross
income to reflect the effect of probable vacancy and turnover, or nonpayment of rent by
tenants. Vacancy and collection loss is commonly expressed as a percentage of potential annual

gross income, and it should be based on market research, not actual rental history of a property.

Variance: A measure of dispersion equal to the standard deviation squared.

Vertical Inequity: Differences in the levels of assessment of properties related to the value
ranges of the properties. That is, properties of higher value have assessment levels different

from properties of lower value. See horizontal inequity.

Weighted Average Method: In personal property appraisal, a method of inventory cost
accounting whereby inventory is valued according to the unit price of all units owned
throughout the year, calculated by dividing total acquisition cost of all inventory by the number

of units owned.

Weighted Coefficient of Dispersion: The coefficient of dispersion when the absolute
differences between individual assessment ratios and the measure of central tendency (for

example, median ratio) are weighted on the basis of sale price.
Weighted Coefficient of Variation: The coefficient of variation when the squared differences
between individual assessment ratios and the arithmetic mean ratio are weighted on the basis

of sale price.

Weighted Mean Ratio: Sum of the appraised values divided by the sum of the sales prices,

which weights each value in proportion to its sale price.
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Weighted Mean; Weighted Average: An average in which each value is adjusted by a factor
reflecting its relative importance in the whole before the values are summed and divided by

their number.

Yield Rate: (1) The return on investment applicable to a series of incomes that results in the
present worth of each. Examples of yield rates are interest rate, discount rate, equity yield rate,
and internal rate of return. (2) The required rate of return on equity capital; a component of the
capitalization rate (or discount rate or mortgage-equity overall rate) that must be separately

specified in band-of investment analysis and mortgage equity analysis.

Zoning: The exercise of the police power to restrict landowners as to the use of their land

and/or the type, size, and location of structures to be erected thereon.
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Appendix J: Zoning Ordinance

*The municipal zoning ordinances are on file at the municipal offices.

Please visit: https://www.hamptonnh.gov/DocumentCenter/View/455/2019-Zoning-Ordinance-PDF
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Appendix A: Copy of Contract Specific to this Report
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STATISTICAL REVALUATION CONTRACT

SUBJECT: STATISTICAL REVALUATION means the process of a revaluation of all taxable and nontaxable properties
in a Municipality, using existing property data, to arrive at full and true value as of April 1, 2019.

The Town of HAMPTON, NH, a municipal corporation organized and existing under the laws of the State of New
Hampshire, hereinafter called Municipality; and, MUNICIPAL RESOURCES, INC. a business organization existing
under the laws of the State of New Hampshire, and having a principal place of business at, 120 Daniel Webster Highway.
Meredith, NH 03253 hereinafter called Contractor, hereby mutually agree as follows:

GENERAL PROVISIONS
L. PARTIES
1.1 Name of Municipality:
1.2 Mailing Address of Municipality:

1.3 Contracting Official(s) name(s) and tile(s)
for Municipality:

1.4 Telephone and Fax numbers:

1.5 E-mail Address, if applicable:

Town of Hampton, New Hampshire

100 Winnicunnet Road, Hampton, NH 03842

Fred Welch, Town Manager

603-926-6766

fwelch@town.hampton.nh.us

1.6 Name of Contractor:

1.7 Mailing Address of Contractor:
1.8 Principal Place of Business:
1.9 E-mail Address, if applicable:

1.10 Telephone and Fax numbers:

1.11 Name and Title of Authorized Contractor:

1.12 Type of Business Organization:

DEFINITIONS:

Municipal Resources, Inc.

120 Daniel Webster thighway, Meredith NH 03253

Meredith, New Hampshire

Assessing@mrigov.com

Phone: 603-279-0352

Scott Marsh, CNHA, DRA Assessor Supervisor

S_Corporation

Abatement Review means to make an assessment recommendation to the municipal assessing officials or to make a
change to an assessment that is in response to an abatement request from a taxpayer. Rev 601.01

Appraisal means the act or process of developing a market value estimate of property which will be used as the basis for
valuation, fulfilling a municipality’s statutory duties relative to property tax administration including, but not limited to

those pursuant to RSA 75:1. Rev 601.02

Assessing Services means the making of appraisals, reappraisals, assessments, or providing other services on behalf of
municipal assessing officials for the statutory administration of property valuation and assessment including, but not

limited to those pursuant to RSA 75:1. Rev 601.05

Assessing Standards Board (ASB) means the State of New Hampshire assessing standards board as established

Statistical Revaluation Contract - Town of Hampton, NH

Prepared by Municipal Resources, Inc.
March 2019

Page 1
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pursuant to RSA 21-J:14-a. Rev 601.06

Assessment means an estimate of the quality, amount, size, features, or worth of real estate which is used as a basis for a
municipalities’ valuation in accordance with statutory requirements including, but not limited to those pursuant to RSA
75:1. Rev 601.07

Base Year means the tax year in which the municipality performed a revaluation of all properties. Rev 601.08

BTLA Reassessment means an order by the State of New Hampshire board of tax and land appeals for a revaluation or
partial update of a municipality’s property assessments. Rev 601.09

Calibration means the process of ensuring the predictive accuracy of the CAMA model(s), through testing, which may
include but not be limited to; determining the variable rates and adjustments from market analysis for land and land
factors, costs and depreciation for a cost model, valuation rates and adjustments for a sales comparison model, and
market rents and capitalization rates for an income model. Rev 601.10

Computer Assisted Mass Appraisal System (CAMA) means a system of appraising property that incorporates
computer-supported tables, automated valuation models and statistical analysis to assist the appraiser in estimating value
for a revaluation, assessment data maintenance and valuation update. Rev 601.11

Contract means any agreement between the municipality and the contractor for making appraisals, reappraisals,
assessments, or for appraisal work on behalf of a municipality with the State of New Hampshire. Rev 601.13

Contractor means the person, firm, company, or corporation with which the municipality has executed a contract or
agreement for assessing services. Rev 601.14

Cyclical Inspection means the process of a systematic measure and listing of all properties within a municipality over a
specified period of time. The term includes “data collection” and “data verification”. Rev 601.15

Cyclical Revaluation means the process of combining a full statistical revaluation of the entire municipality with a
cyclical inspection process. Rev 601.16

Data Collection means the inspection, measuring. or listing of property within a municipality. The term includes data
verification. Rev 601.17

DRA-certified means a level of certification attained by a person as set forth by the ASB in Asb 300 pursuant to RSA
21-J:14-f. Rev 601.20

Executed means to transact, agree to, carry into effect, sign or act upon a contract or agreement to perform assessing
services for a municipality. The term includes “executing”. Rev 601.22

Final Monitoring Report means the DRA’s final letter to the municipality for any revaluation or partial update. Rev
601.23

Full Revaluation means the revaluation of all taxable and nontaxable properties in a municipality, with a complete
measure and listing of all taxable and nontaxable properties to occur at the same time of the establishment of the new
base ycar, to arrive at full and true value as of April 1. The term includes “full reappraisal” and *full reassessment.” Rev
601.24

Full Statistical Revaluation means the process of a revaluation of all taxable and nontaxable properties in a
municipality, using existing property data, to arrive at full and true value as of April 1. The term includes “statistical
update” and “statistical reassessment”. Rev 601.25

Highest and Best Use means the physically possible, legally permissible, financially feasible, and maximally productive
use of a property, as appraised in accordance with RSA 75:1. Rev 601.26

Improvement means any physical change to either land or to buildings that may affect value. Rev 601.27
In-house Work Plan means a written set of goals, objectives, processes, and timelines that the municipality intends to

Statistical Revaluation Contract - Town of Hampton, NH Page 2
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rely upon to perform revaluations, partial updates, or cyclical inspections. Rev 601.29

Listing means recording a description of the interior, exterior, and attributes of any improvements or the recording of the
description of land features and attributes. The term includes “list”. Rev 601.30

Market Analysis means the study and processes utilized to determine the response of buyers and sellers of real estate, in
a geographic area, to various data elements through the analysis of cost data, income data, and sale transactions in the

performance of mass appraisal. Rev 601.31

Market Value means the value of a property that:

(a) Is the most probable price, not the highest, lowest or average price;

(b) Isexpressed in terms of money;

(c) Implies a reasonable time for exposure to the market;

(d) Implies that both buyer and seller are informed of the uses to which the property may be put;

(e) Assumes an arm’s length transaction in the open market;

(f) Assumes a willing buyer and a willing seller, with no advantage being taken by either buyer or seller; and,

(g) Recognizes both the present use and the potential use of the property.
The term includes “full and true value”. Rev 601.32

Mass Appraisal means the utilization of standard commonly recognized techniques to value a group of properties as of a
given date, using standard appraisal methods, employing common data and providing for statistical testing. Rev 601.33

Measure means the physical inspection, verification, sketching and recording of the exterior dimensions and attributes of
any improvements made to a property. Rev 601.34

Municipal Assessing Officials means those charged by law with the duty of assessing taxes and being the:
(a) Governing body of a municipality;

(b) Board of assessors or selectmen of a municipality; or

(c) County commissioners of an unincorporated place.

Rev 601.36

Municipality means a city, town or unincorporated place. Rev 601.37

Partial Update means the process of analyzing market sales throughout the entire municipality to identify and
implement needed value changes to the affected areas, or classes of property, to bring those properties to the
municipality’s general level of assessment utilizing the existing base tax year and providing an addendum to the existing
USPAP compliant report. The term includes “partial revaluation.” Rev 601.38

Revaluation means the act of re-estimating the worth of real estate of the entire municipality using standard appraisal
methods, calibration of the CAMA tables and models, establishment of a new base year with a USPAP compliant report,
and providing for statistical testing whether by either:

(a) A full revaluation; or,

(b) A full statistical revaluation.
The term includes “reappraisal,” “reassessment,” and “value anew”. Rev 601.40

Sale Validation means the process of verifying a real estate sale transaction to determine whether the sale was a valid or
an invalid indicator of the market value of the sold property. The term includes “sale verification” and “sale
qualification.” Rev 601.41

Statistical Testing means the use or application of numerical statistics to understand the results of a reappraisal or the
need for a reappraisal. Rev 601.42

Uniform Standards of Professional Appraisal Practice (USPAP) means the generally accepted and recognized
standards of appraisal practice printed by The Appraisal Foundation as authorized by Congress as the source of appraisal

standards and appraiser qualifications. Rev 601.44

USPAP Compliant Report means an appraisal report based upon the standards established by the ASB pursuant to RSA
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21-J:14-b [, (c.) Rev 601.45
2. RESPONSIBILITIES AND SERVICES TO BE PERFORMED BY CONTRACTOR

2.1 Contract Submission
The contract, any revised contract, and the list of personnel assigned to work under the contract,
shall be submitted to the DRA for examination and written recommendations of the DRA to be
made to Municipality within 10 working days of receipt by the department. No work shall begin
without first submitting a copy of the executed contract or agreement to the commissioner along with
the names and qualifications of all personnel to be employed under the contract or agreement.

2.2 Assessment of all property
2.2.1  Contractor shall appraise all taxable property (RSA 72:6) within Municipality in a good and
workmanlike manner in accordance with RSA 75:1.

2.2.2  Contractor shall appraise all tax exempt and non-taxable property (RSA 74:2) within the
taxing jurisdiction of Municipality in the same manner as taxable property.

2.2.3  Contractor shall measure, list and verify all sales, except those that have already been
completed, used to determine benchmarks for the revaluation.

224  Contractor shall utilize Municipality’s Vision CAMA System to assess properties.

2.3 Completion of Work
2.3.1  Contractor shall complete all work and deliver the same in final form to the
municipal assessing officials on or before October 1, 2019.

2.3.2  Contractor shall provide Municipality a list of all products to be delivered and
dates of delivery thereof. The products include:

) Property record cards in hard copy; electronic or both formats;
(2) A USPAP Compliant Final Appraisal Report will be provided not later than
November 1,2019;

3) The Data Collection Manual;
4) The CAMA System Manual to be provided by Vision Government Solutions and,
(5) Any other products as deemed necessary by the municipal assessing officials

(as described in Section 3).

2.3.3  The revaluation shall be considered satisfied and in its final form only when:
) The informal review of assessments has been completed as described in
Section 3.6;
2) Any required value adjustments are made;
3) The final values are submitted to and accepted by the municipal assessing
officials;
4 All products required by the contract are delivered to Municipality and the
DRA;
(5) The DRA has completed its final monitoring report;
(6) All other terms of the contract have been satisfied.
2.4 Personnel
2.4.1  For grading, classifying, appraising and data collection of all property covered by the

contract, Contractor shall only employ personnel who are certified by the DRA, as defined in
the Asb 300 Rules and RSA 21-J:14-f for the level of work they will be performing;

242  Contractor shall not compensate, in any way, a municipal official, employee or any
immediate family member of such official or employee in the performance of any work under
the contract unless previously disclosed and a prior fuli-time employee of Contractor.
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243 Upon approval of the contract and before the revaluation begins, Contractor shall
provide to the DRA and the municipal assessing officials, a list of the DRA-certified
personnel assigned to work under the contract.

24.4  Contractor shall ensure that the DRA-certified assessor supervisor is proficient in the
use and calibration of the CAMA system that will be used to assess the property
specified in Section 2.2.

245  Contractor shall ensure that the individual(s) assigned to perform data entry are
proficient in the use of Municipality’s CAMA system.

2.4.6  All work shall be overseen and reviewed by a DRA Certified Assessor or Assessor
Supervisor.

2.5 Public Relations
2.5.1  Contractor and the municipal assessing officials, during the progress of the work,

shall each use their best efforts to promote full cooperation and amiable relations with
taxpayers. All publicity and news releases shall be approved by the municipal assessing
officials before being released to the news media. Contractor, upon request of the
municipal assessing officials, shall provide assistance in conjunction with the

municipal assessing officials to acquaint the public with the mechanics and purpose of the

revaluation.

2.6 Confidentiality
2.6.1  Contractor, municipal assessing officials or municipal employees shall not disclose any
preliminary values to anyone or permit anyone to use or access any data on file during the
course of the revaluation project, except the municipal assessing officials and the
Commissioner of the DRA, or their respective designees, until the values have been submitted
to the municipal assessing officials and made public.

2.7 Compensation and Terms
2.7.1  Municipality, in consideration of the services hereunder to be performed by Contractor,

agrees to pay Contractor the sum total of $125,000 dollars in the manner and form as follows:

2.7.1.1 The Contractor shall send the Municipality eight monthly invoices from April
through November 2019, each representing 10% of the total cost of the project.
Payments will be made within thirty (30) days of receipt of the invoice unless
otherwise agreed. Invoices not paid within thirty (30) days will accrue interest at the
rate of 1.5% per month.

2.7.1.2 The remaining 20% retainage shall be due upon completion of items #1 through #4 in
section 2.3.3.

2.7.2 The cost for the appraisal of utility properties are not included in the cost in section 2.7.1 and
are not part of the scope of work.
2.7.3  The cost for the defense of values for the year of the revaluation as outlined in section 3.8 will

be performed in in accordance with the current agreement for assessing between the Town of
Hampton and Municipal Resources Inc. dated October 2, 2018.

2.7.4  The cost for the postage and materials for notices referenced in section 3.6 are included in this
cost.

2.7.5 It is understood by both parties that funding for this project is contingent on the appropriation
of funds by the Board of Selectmen.

2.7.6  Ifas aresult of new legislation and/or DRA or ASB rules/guidelines, additional services are
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required, an additional scope of work would need to be negotiated.

3. DETAIL OF SERVICES TO BE PERFORMED BY CONTRACTOR
3.1 Collection of Sale and Newly Inventoried Property Data
3.1.1 Vacant land parcels and any attributes that may affect the market value shall be listed

accurately. Such attributes may include, but not be limited to: number of acres; road
frontage; neighborhoods; water frontage; water access; views; topography; easements;
deeded restrictions and other factors that might affect the market value.

(93]
)

.2 Principal building(s), and any appurtenant building(s), or other improvements, shall

be accurately measured and listed to account for the specific elements and details of
construction as described in the data collection manual. Such elements and details may
include, but not be limited to: quality of construction; age of structure; depreciation factors;
basement area; roofing; exterior cover; flooring; fireplaces; heating & cooling systems;
plumbing; story height; number of bathrooms; number of bedrooms; and, other features,
attributes, or factors that might affect market value.

Contractor shall make an attempt to inspect the property, and if the attempt is unsuccessful,
Contractor will provide a list to Town staff so that a letter may be sent by the Town to the
property owner requesting that the property owner call Contractor’s designee, within a stated
time frame as agreed upon by the municipal assessing officials and Contractor, to arrange for
an interior inspection;

[9%)
w

)
NN

If the municipal assessing officials are not able to arrange for an interior inspection, or
entrance to a building or parcel of land cannot be obtained as detailed in Section 3.1.5
below, Contractor shall:

(a) Estimate the value of the improvements using the best evidence available; and,
(b) Annotate the property record card accordingly.

(V9]
)

Contractor shall complete interior inspection of properties except:

(a) Vacant or unoccupied structures;

(b) Where attempts for inspection have been made without success and the
owner or occupant has not responded to Contractor or the municipal assessing
officials’ notifications;

(©) Where postings prevent access;

(d) Unsafe structures;

(e) When the owner has refused access to Contractor or designee;

® When inhabitants appear impaired, dangerous or threatening; and,

() Any other reason for which the municipal assessing officials agree that the property

is inaccessible.

1.6 Contractor shall take a photograph of the sale property and update the record in the CAMA
system.

(93]

3.1.7  Contractor shall provide to Municipality a complete copy of the: field data collection card(s);
worksheet(s); and, other document(s) used in the valuation process.

.1.8  Contractor shall provide progress reports on an agreed upon schedule to the municipal
assessing officials and the DRA.

(9

3.2 Property Record Cards
32.1 Contractor shall prepare an individual property record card, for ecach separate parcel of
property in Municipality arranged to show:

hH The owner’s name, street number, map and lot number or other designation of the
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property;
2) The owner’s mailing address;
3) Information necessary to derive and understand:
(a) The land value;
(b) The number of acres of the parcel,
(c) The land classification;
(d) The adjustments made to land values;
(e) The value of the improvements on the land,;
(f)  The accurate description of all improvements whether affecting market
value or not;
(g) The improvement pricing details; and,
(h)  The allowances made for physical, functional and economic depreciation

factors;
(4) The outline sketch of all principal improvements with dimensions with the street
side or waterfront toward the bottom of the diagram;
(5) The base valuation year;

(6) The print date of property record card,
(7) Photograph of the principal building;
(8) History of the property transfer to include:
(a) Date of sale;
(b) Consideration amount;
(c) Qualification code; and,
(d) Property type noted as either vacant or improved;
9) A notation area to record any comments pertaining to the property; and,
(10) A notation area to record the history of the property, which may include, but
not be limited to:
(a) Property inspection date;
(b) Individual’s identification number or initials associated with the inspection;
(c) The extent of the inspection;
(d) Reason for the inspection; and,
(e) Any value adjustment(s),

3.3 Market Analysis

3.3.1 A DRA-certified property assessor supervisor shall conduct the full statistical revaluation
market analysis.
332 A DRA-certified property assessor assistant, under the guidance of a DRA-certified
property assessor or a DRA-certified property assessor supervisor, may validate or
invalidate sales for the market analysis.
3.3.3  The municipal assessing officials shall provide to Contractor a copy of all property
transfers for a minimum of two (2) years immediately preceding the effective date of the
revaluation.
3.3.4 A market analysis shall be conducted by Contractor using accepted mass appraisal methods in
order to determine land, improvements and any other contributory values or factors including:
) A review of all property transfers provided by the municipal assessing officials to
Contractor;
) A compilation of all unqualified property transfers into a sales list with appropriate
notations for those sales not used in the analysis accompanied by:
(a) The parcel map and lot number;
(b) The disqualification code;
(c¢) The date of sale; and,
(d) The sale price.
3) A compilation of all qualified property transfers into a sales list with appropriate
notations for those sales used in the analysis accompanied by:
(a) The parcel map and lot number;
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(b) The date of sale;

(c) The sale price;

(d) The newly established value;

(e) A photocopy or printout of the property record card for each property
transferred; and, |

(f) A photograph of the principal improvements attached thereto;

@) Estimated land values with the documented results, as follows:

(a) Utilizing vacant land sales whenever possible; and,

(b) In the absence of an adequate number of vacant land sales, the land residual
method or other recognized land valuation methodologies shall be used to
assist in the determination of land unit values;

(5) The Indicated land values shall be documented as:

(a) Site;

(b) Front or square foot;

(¢) Front acre;

(d) Rear acre units; and/or,

(e)  Other appropriate units of comparison;

(6) An analysis section to include:

(a) The sale price; and,

(b)  Supporting adjustments made in sufficient detail to be understood by the
municipal assessing officials and taxpayers;

(7) The market analysis used to indicate unit values with the documentation of the
method(s) employed and any special adjustment factors; and,
(8) Tax Maps showing the locations of all qualified sales and the delineation of

neighborhoods.

3.3.5  The preliminary market analysis shall:

() Be provided to the municipal assessing officials and the DRA prior to the acceptance
of the new values by the municipal assessing officials;

) Be printed in its final form, and provided to the municipal assessing officials and the
DRA at the completion of the revaluation as part of the USPAP compliant report;
and,

3) Become property of Municipality and the DRA.

3.3.6  Contractor shall ensure that a final comprehensive review of the newly established values
shall be performed by an assessor supervisor utilizing a parcel-by-parcel field review of the
entire Municipality to:
nH Ensure that all properties are valued at their highest and best use; and,

) Identify and correct: any mechanical errors; inconsistencies; unusual features or
value influencing factors.

3.3.7  Any supporting documentation supplied, provided or utilized by Contractor in the

process of compiling the market analysis, such as but not limited to: sales verification
sheets; rental/expense statements and questionnaires; Contractor cost estimates; sales
listing sheets; final review notes; etc., shall be relinquished to and become property of
Municipality.

34 Approaches to Value
3.4.1  The valuation of property for the revaluation shall be completed by utilizing recognized
approaches to value, which may include, but not be limited to:

3.42  Cost Approach:
) The cost approach, when utilized, shall be implemented by calibrating and applying
land valuation tables, building valuation tables and unit costs as follows:
(a) Investigate, with documented analysis, land values for residential,
commercial, industrial and any other special use properties in the area;
(b) Document the land valuation tables and unit costs by including statistical
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(©)

(d)
(e)

testing to compare the calculated preliminary land value to the sale properties
to ensure accuracy before the land valuation tables and unit costs are )
implemented,

Document the development of the units of comparison that shall be used

for the base land prices, which may include, but not limited to: site; front

foot; square foot; front acre; rear acre; and, other appropriate units of
comparison;

Document site specific characteristic land adjustments, which may include, but
not be limited to: topography; view; size; location; and, access; and,
Document the calibration of land tables and models.

2) In developing building cost tables, Contractor shall provide the following:

(a)
()

(©

(@

Investigate, with documented analysis, the building costs of residential,
commercial, industrial and any other special use properties in the area;
Document the testing of Contractor’s building valuation tables and
unit costs by comparing the calculated preliminary building value to the sale
properties, for which the building costs are known, to ensure accuracy before
the building valuation tables and unit costs are implemented;
The building cost tables shall consist of unit prices based upon relevant factors,
which may include, but not be limited to: specifications for various types of
improvements; the quality of construction; the building customs and practices
in Municipality; various story heights and square foot areas adequate for the
valuation of all types of buildings and other improvements to the land; tables
for additions and deductions for variations from the base cost improvement
specifications; and, tables for depreciation based upon age and condition of the
improvements.
Document the calibration of all building cost tables and models.

3.4.3  Income Approach:
(1) The income approach, when utilized, shall be implemented by calibrating and

applying valuation models as follows:

(a)

(b)
(©)

(d)

(e)

Investigate and qualify, with documented analysis, market data, which may
include but not be limited to: rental income; expenses; vacancy; and,
capitalization rates for: residential, commercial, industrial and any other
special use property;

Describe property specific characteristics;

Document statistical testing for the income valuation models to known sales
of similar properties;

Create valuation models consisting of market data based upon:

(i) Defined descriptions and specifications based upon property type; and,
(ii) Quality and size of the improvements; and,

Document the calibration of all income approach valuation tables and models.

3.44  Market-Sales Comparison Approach:
) The market-sales comparison approach, when utilized, shall be implemented by
calibrating and applying valuation models as follows:

(a)

(b)
(©)

(d
(e)
)

Contractor shall qualify, analyze, and use sales as direct units of comparison

in the valuation of residential, commercial, industrial and any other special use
properties;

Investigate with documented analysis comparable sales;

Document the adjustments for specifics, which may include, but not be

limited to: location; time; size; features; and, condition;

Document how the adjustments were derived;

Document final value reconciliation; and,

Document calibration of all sales comparison tables and models.

3.4.5  In the utilization of the appraisal approaches to valuation, Contractor shall make and
document adjustments made to properties for depreciation factors, which may include,
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but not be limited to: physical; functional; and, economic conditions.

3.5 Utility and Special Use Properties
3.5.1  Assessment of Utility properties are not part of the work performed under this revaluation
contract. Assessment of Special Use properties are part of the work performed under this
revaluation contract.

3.5.2  Contractor shall identify special use properties within Municipality by:
) Providing documentation of the methodology and analysis that was utilized by

Contractor in the establishment of the assessed value(s); and,

(2) Indicating the properties that were not part of the appraisal work performed under
the revaluation contract by:

(a) Identification of the property; and,

(b) Identification of the source of the appraisal of the property for the
revaluation.

3.6 Value Notification and Informal Reviews

3.6.1  Contractor shall provide to the municipal assessing officials:
(1) A list of the newly established values for review;
(2) A preliminary value analysis with a copy delivered to the DRA for review; and,
3) The informal review schedule in advance.

3.6.2  Contractor, with assistance from Town Staff, shall mail, first class, to all property owners, the
notification of the newly established value of their property by sending to the property owner
a letter to the owner stating the newly established value of their property and whether
Contractor has either:

(a) Published a list of all property owners containing the newly established
valuations for all properties within Municipality in an identified newspaper of
general circulation for the entirc Municipality; or,

(b) Posted in two (2) identified public places within Municipality a list of all
property owners and the newly established values of the entire Municipality.

3.6.3  The notification of newly established values shall contain the details of the informal

review process, instructions on scheduling an informal review; and the time frame in
which informal reviews shall be scheduled.

3.6.4  The notification of newly established values shall contain instructions in regard to the appeal
process for abatements pursuant to RSA 76:16, RSA 76:16-a and RSA 76:17.

3.6.5  After mailing or posting of the notification of newly established values, Contractor shall
ensure that an informal review of the newly established property values is provided to all
property owners who may, within the time prescribed by the contract, request such a review.

3.6.6  Not withstanding Section 2.6 of this contract (Confidentiality), Contractor shall make
available to all property owners the property record card and market analysis related to their
newly established property value(s).

3.6.7  Contractor, with assistance from Town Staft, shall notify, by first class mail, all property
owners addressed during the informal reviews and indicate whether or not a change in value
resulted and the amount thereof.

3.6.8  All documentation utilized or obtained during the informal review process shall be
relinquished to the municipal assessing officials.

3.7 Appraisal Reporting and Appraisal Manuals
3.7.1  Contractor shall provide a USPAP compliant appraisal report pursuant to RSA 21-J:14-
b,1,(c): The report shall comply with the most recent edition of the USPAP Standard 6. The
report shall contain, at a minimum, the following;:
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3.7.5

(1) A letter of transmittal to include a signed and dated certification statement;
2) Sections detailing:
(a) The scope of work;
(b) The development of values;
(c) Time trending analysis;
(d) Land and neighborhood data;
(e) Improved property data;
(f)  Statistical testing, analysis, and quality control; and,
(g) The development of approaches to value used in the revaluation of
properties.
3) Appendices which may include, but not be limited to:
(a) Work plan;
(b) Neighborhood maps;
(c) Names and levels of DRA-certified individuals authoring or assisting with
the development of the USPAP compliant report;
(d) CAMA system codes;
(e) Identification and description of zoning districts;
(f)  Qualified and unqualified sale codes; and,
(g) Other useful definitions or information.
4) Instructions, or as a separate document, adequate instructions for the municipal
assessing officials to:
(a)  Understand the valuation methodologies employed;
(b)  Understand the market and neighborhood adjustments; and,
(¢)  Understand the conclusions of the appraisal report.
Contractor shall provide a USPAP compliant report to the municipal assessing
officials, to be retained by the municipal assessing officials until the next revaluation and

a copy to the DRA.

Contractor shall provide a USPAP compliant report to the municipal assessing officials for
any special use properties or utilities included in Section 3.5, and a copy to the DRA.

Contractor shall provide a data collection manual, to be included within the USPAP report, or

as a separate document, which may include but not be limited to:

(N A description of building characteristics; extra features; outbuildings; site
improvements; site characteristics; road frontage; water frontage; water access;
topography; and view;

) A glossary and description of all codes used within the data collection and on
property record cards;
3) A description of all grading factors utilized, which may include, but may not be

limited to: condition factors; quality; depreciation; amenity values; and other factors

or conditions; and,
4) A glossary and description of the coding used for visitation history.

Contractor shall ensure that the municipal assessing officials have:
(1) A technical CAMA manual detailing the CAMA system utilized; and,
) Been provided training in the proper use of the CAMA system.

3.8 Defense of Values

3.8.1  Contractor shall, after the final property tax bills have been mailed by Municipality,
support and defend the values that were established by Contractor for the year of the
revaluation in accordance with the current agreement for assessing between the Town of
Hampton and Municipal Resources Inc. dated October 2, 2018.
3.8.2  All documentation utilized or obtained during the defense of assessed value process shall be
relinquished to Municipality.
3.8.3  Depending upon the complexity of the property being appealed, the services of an expert in
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valuation or software may be required. The Town agrees to authorize use of these resources
and to pay directly all costs for their services as may be incurred. MRI shall work to keep
these costs as low as possible.

4. RESPONSIBILITIES OF MUNICIPALITY

4.1

4.2

4.3

4.4

4.6

The municipal assessing officials shall identify to Contractor, in writing, which properties
within the taxing jurisdiction are exempt from taxation.

The municipal assessing officials shall furnish to Contractor information such as but not he

limited to: the current ownership information of all property; the physical location of all

property; property address changes within Municipality; all property transfer information; a set of
current tax maps; zoning maps; plans; building permits; subdivisions; boundary line adjustments and
mergers; and, other information as specified by Contractor for the services being provided.

The municipal assessing ofticials shall keep Contractor informed of all sales of property that occur
during the progress of the revaluation.

The municipal assessing officials shall make corrections to tax maps as of April 1 of the
revaluation year where lots have been subdivided, or apportioned, and notify Contractor of all
ownership and name and address changes.

If requested, suitable office space and equipment include remote access to the Town’s CAMA system,
as specified by Contractor, for the use of Contractor’s personnel in the performance of the appraisal
work shall be provided.

Town staft will assist in sending “callback” letters to property owners attempting to set up
appointments where MRI was unable to gain access to the interior of a property after one attempt to do
$0.

S. INDEMNIFICATIONS AND INSURANCE

5.1

5.3

Contractor agrees to defend and indemnify Municipality, with which it is contracting, against claims for
bodily injury, death and property damage which arises in the course of Contractor's performance of

the contract and with respect to which Municipality, with which it is contracting, shall be free from
negligence on the part of itself, its employees and agents.

Contractor shall not be responsible for consequential or compensatory damages arising from the late
performance or non-performance of the agreement caused by circumstances, which are beyond
Contractor's reasonable control.

Contractor shall maintain public liability insurance, automobile liability insurance and

workmen's compensation insurance unless Contractor is not required to do so by New Hampshire state

law or as otherwise agreed upon.

5.3.1 The public liability insurance shall be in the form of commercial general liability with
the inclusion of contractual liability coverage and shall provide limits of $1,000,000 each
person and $1,000,000 each occurrence for bodily injury liability, and $1,000,000 each
occurrence for property damage liability; and,

5.3.2  The automobile liability insurance shall be in the form of comprehensive automobile
liability and shall provide limits of $1,000,000 each person and $1,000,000 each
occurrence for bodily injury liability.

Prior to starting the revaluation, Contractor shall provide certificates of insurance by a State of
NH licensed insurer confirming the required insurance coverage for Municipality with which the
appraisal Contractor is contracting.
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55 Contractor shall provide Municipality and the DRA a ten (10) day advance written notice of the
cancellation or material change in the required insurance coverage.

6. ESTIMATED SIZE OF REVALUATION

6.1 It is agreed between the parties that the entire revaluation consists of an estimate of 9,900 parcels as
defined by RSA 75:9. In the event that the number of parcels should exceed this estimate Contractor
shall be entitled to additional compensation of $0 (zero) for each parcel that exceeds the original

estimate.
s ADDENDUMS, AMENDMENTS AND APPENDIXES
7.1 Addendums, amendments and appendixes pertaining to this contract may be added only by

separate instrument in writing and shall meet all requirements of Section 2.

8. SIGNATURE PAGE
By signing the contract, Contractor attests that pursuant to RSA 21-J:11 and Rev 602.01(c) & (d):
(N The contract, any revised contract, and the names and DRA-certified level of all personnel to be
employed under the contract has been first submitted to the DRA for examination; and,

2) No appraisal work shall begin until a copy of this executed contract, and the names and DRA-certified

level of all personnel to be employed under this contract, has been submitted to the DRA.

Date: 3 ‘/Zs"/// g S
Municipality of: _//1{@/]?34/ o

By AUW

cipal Assessing Officials or Agent:

Ll s ey fotniincat
7

By Contractor:y N

s Signature President
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120 Daniel Webster Highway I ' l Telephone: (603) 279-0352
Meredith, NH 03253 Toll Free: (866) 501-0352

: Municipal ;
WWW.m .com all@mrigov.com
Mg Resources, Inc. &

November 28, 2018

Fred Welch, Town Manager
Town of Hampton

100 Winnacunnet Road
Hampton, NH 03842

RE: Update of Values to Reflect Fair Market Value as of 4/1/19

Dear Mr. Welch:

Municipal Resources, Inc. (MRI) is pleased to provide the following proposal to update the
assessments of all taxable and tax-exempt properties situated within the Town of Hampton to
more fairly reflect fair market value as of April 1, 2019.

Given our staff’s familiarity with the Town of Hampton, and the fact that we have performed
similar work in many adjacent communities, we feel that MRI is the firm best suited to perform
the task outlined in the scope of work below.

e MRIis very familiar with New Hampshire seacoast area communities as we currently
provide or have provided assessing services to Rye, North Hampton, Exeter, Durham as
well as coastal communities in Maine including Kittery and Ogunquit.

e We started performing revaluations as a firm in 2015 and have completed projects in
numerous communities including Sandown (2018), Durham (2018), Hollis (2018), Rye
(2017), Exeter (2015), and more.

e |n addition to MRI, our staff have more than 30 years’ combined revaluation experience
with other assessing firms.

e We produce assessments that are equitable and defensible, resulting in reduced time
and expense spent on abatements and appeals.

We are more than happy to meet to review and/or modify our scope of work to provide the
service best meets the needs and budget constraints of the Town.



SCOPE OF WORK

All services shall be performed in a professional manner in accordance with applicable NH
Statutes, and NH DRA and ASB Rules. MRI shall:

1.

[

Perform complete exterior and attempt interior inspection of those properties sold
between April 1, 2017 through March 31, 2019 within the Town that have not already
been viewed. The existing property cards may be used for reference; however all data
on the cards, other than lot measurements, will be verified by measurement and
inspection. A list will be provided and the Town will send letters to property owners
attempting to set up appointments where MRI was unable to gain access to the interior
during the exterior review.

Perform sales analysis determining appropriate classification and adjustments using
market data from April 1, 2017 through March 31, 2019. The sales analysis and final
assessments will be determined as of April 1, 2019.

Input all property records changes and sales analysis data into Town's appraisal
software (Vision) and generate new assessment for the entire Town, excluding utility

properties.

Field review will include a review of existing neighborhoods which will take into specific
consideration any recent permit and sale data that could/would have an effect on
property value and/or would result in the change of character of the neighborhood.

Make progress reports to the Town at least monthly unless otherwise agreed to by
both parties.

Provide appropriate public and media information to ensure effective
communications regarding the property assessment process, including but not limited
to ongoing press releases, progress reports, notification of revaluation results and
information reviews.

Develop and distribute all communications to taxpayers advising of the preliminary
assessments and scheduling of the informal review of assessments. All mailings shall be
by first class mail and all mailing costs shall be the responsibility of MRI. MRI shall be

responsible for scheduling of hearings.

Hearings will be scheduled in mid to late July to ensure sufficient time for seasonal
residents to meet with MRI staff if desired. Ample hearing time will be reserved as we
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find this provides better service to taxpayers and can assist in reducing the number of
abatements resulting from an update.

8. MRI shall notify by first class mail all property owners addressed during the hearings
and any other affected property owners of the disposition of the informal review stating
whether a change in assessment has resulted, and the amount, along with instructions
for appealing the informal review process.

9. MRI shall make available a Supervisor skilled at public speaking endeavors, to meet
with and address citizens groups, service clubs, and other interested groups as a means
of establishing and promoting understanding and support for the revaluation program
and sound assessing procedures and administration.

10. Develop a USPAP compliant manual with a final copy supplied to both the Town and
the NH Department of Revenue Administration at the completion of the project.

11. Work files will be delivered in final form to the Town.
12. MRl agrees to review, process, defend and support all values established for the
revaluation tax year upon appeals to the NH BTLA or Superior Court, in all cases where

the appeal has been submitted in a timely fashion as prescribed by law.

Responsibilities of the Town

1. The Town of Hampton will provide access to all property tax records and associated
data as may be available from its own files. Additional assistance shall be provided by a
member of the staff, if available, to provide for the proper and efficient administration
of revaluation tasks. A work area, telephone, and network computer terminal will be
available. Remote access to the assessing system will be made available.

The Town shall be responsible for any costs associated with notices placed in
newspapers or other media.

3. The Town will send letters to property owners attempting to set up appointments
where MRI was unable to gain access to the interior after one attempt to do so.

4. The Town staff will notify MRI of all ownership changes and provide any other
applicable information for each property and will provide other clerical/ administrative
assistance. It is also expected that any questions or issues that arise, whether
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originating from a Municipal official, employee, or taxpayer, will be brought to MRI’s
attention at the earliest opportunity, so that it may be dealt with expeditiously.
Commencement and Completion of Work

1.  The project shall begin no later than 30 days after the execution of a contract
between MRI and the Town, or on such other date as agreed by both parties to the
contract. The project shall begin with a meeting among Town officials, MRI
representatives and the NH DRA.

2. The project shall be concluded, and results delivered to the Select Board by August 16,
2019. A USPAP manual shall be delivered by December 15, 2019. A mutually agreeable
timeline with milestones will be established prior to the commencement of the project.

3. The update shall be considered complete only when informal reviews have been
completed, the revised figures reviewed by the Select Board and/or their designee,
changes have been made as required, the Select Board has accepted the new
assessments, and all data for properties as of April 1, 2019 has been entered into the
assessing program on the Town's computer system and the USPAP manual has been

provided.

FEES

Services outlined in the Scope of Work will be provided for a flat fee of $125,000.00, which is
intended to cover all time and expenses.

o This cost includes postage and materials for all notices.

MRI shall send the Town nine invoices from January through September 2019, each
representing 10% of the total cost of the project. The remaining 10% retainage shall be due
upon the delivery of the USPAP manual.

Special Conditions

1. Defense of values beyond the local level will be provided in accordance with the current
assessing agreement in place.

2. To the extent, MRI may require assistance from the Town’s software vendors or others
knowledgeable of the Town’s assessing/tax collection practices the Town agrees to
authorize use of these resources and to pay directly all costs for their services as may be
incurred. MRI shall work to keep these costs as low as possible.
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ABOUT MRI

Municipal Resources, Inc. was founded in 1989 by six former municipal and state government
managers, with both public and private sector experience. We provide professional, technical,
and management support services to municipalities, schools, and non-profit organizations
throughout New England. The depth of Municipal Resources’ experience is reflected not only in
the experiences of our staff, but in the scope of services it provides its clients. Among the areas
of expertise available are assessing services, department assessments, personnel recruitment,
personnel administration, collective bargaining, public safety, community and economic
development including land use control and regulations, budget and finance, public works and
engineering, and general management.

MRi ASSESSING GROUP

For over 25 years, MRI’s assessing group has performed a full range of assessing related
services to municipalities in New Hampshire and Maine. We are committed to retaining highly
qualified staff who perform quality work. We understand the nature of property assessing and
cur interactions with citizens, town employees and municipal officials are courteous and
professional.

Staff Assigned to the Project

Edward Tinker, CNHA is a DRA certified Property Assessor Supervisor. Ed most recently served
as the Chief Assessor in the Town of Hampton and previously served as the Chief Assessor in
the City of Claremont. Prior to his service in Claremont, Mr. Tinker worked for eight years for
Avitar Associates and another firm providing assessing and revaluation services to
municipalities in New England. Ed is a former president of NHAAO.

Paul McKenney, CNHA, CMA has over 15 years’ experience in mass appraisal, real estate, and
assessing. He has served as project manager for several towns in New Hampshire, Maine and
Vermont, and has worked on revaluation projects in Massachusetts, Connecticut, and Rhode
island. He is a New Hampshire DRA Certified Property Assessor Supervisor, a certified Maine
Assessor (CMA) and NH Assessor (CNHA), certified as a Vermont Project Supervisor. Paul has
attended the University of New Hampshire, Macintosh College, and New Hampshire College. He
is a licensed New Hampshire Real Estate Broker and has testified before several Boards of
Assessors including the local, county, and state level. Paul has provided services to MRI's Maine
and NH clients since 2014 including performing revaluations in Exeter, Rye, Durham, Sandown,
Hollis and Jaffrey, NH.
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Scott Marsh, CNHA has over 25 years’ experience in the appraisal field, with the past twenty
years spent in assessing for Municipal Resources. He has completed numerous appraisal and
assessing courses and is a Certified New Hampshire Assessor and a New Hampshire Department
of Revenue Certified Assessor Supervisor. He has appeared before the Board of Tax and Land
Appeals and in court as an expert witness and has provided assessing services for numerous

communities in New Hampshire and Maine.

Paul Moreau joined MRI in 2018 to assist with data collection and revaluation efforts. Paul
spent the last 17 years at Vision Government solutions where he assisted in all aspects of
revaluations from residential and commercial data collection to field review and hearings. Paul

is a DRA Certified Assessor Assistant.

Daniel Scalzo has been with MRI for two years and is a DRA Certified Assessor Assistant. Dan
has performed cyclical inspection work and sales review for MRI’s New Hampshire clients and
has taken numerous classes through NHAAO and IAAO.

Joseph W. Lessard, ir., CNHA, CMA is a co-founder of Municipal Resources, is a DRA Certified
Assessor Supervisor and is currently serving a two-year term on the NH Assessing Standards

Board. Mr. Lessard typically supports MRI staff with assistance in complex valuation projects,
appeals and exempt properties.

Additional staff may be assigned with prior approval of the Town.

EXPERIENCE
A complete list of clients served in the past five years is available if desired.

List of Valuation Updates

MRI has completed the following valuation updates. (Note that our staff have extensive
experience in numerous other revaluations while working for other firms.)

2015 2016
Exeter, NH Chester, NH
Jaffrey, NH Acworth, NH
2017 2018
Rye, NH Hollis, NH
Sandown, NH
Durham, NH
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CONTACT INFORMATION

Communication or correspondence related to this proposal can be directed to:

Christian Pearsall, Business Administrator
(603) 279-0352 x304 or cpearsall@mrigov.com

Scott Marsh, CNHA, Assessor Supervisor
(603) 785-5805 or smarsh@mrigov.com

Respectfully Submitted by Municipal Resources, Inc.,

(30 b,

Alan S. Gould, President
Municipal Resources, Inc.
120 Daniel Webster Highway
Meredith, NH 03253
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Appendix B: Individuals Responsible/Assisting in Completion of Report
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Project managers:

Paul McKenney, CNHA

Analysis (DRA Certified Assessor Supervisors):

Scott Marsh, Certified Property Assessor Supervisior, CNHA

Paul McKenney, Certified Property Assessor Supervisior, CNHA

Edward Tinker, Certified Property Assessor Supervisior, CNHA

Mike Pelletier, Certified Property Assessor Supervisior, CNHA

Appraisal/Data Collection (DRA Certified):

Seth Gibson, Certified Building Measurer and Lister

Shawn Main, Certified Building Measurer and Lister

Paul Moreau, Certified Assistant Assessor

Dan Scalzo, Certified Assistant Assessor

“DRA Certification can be verified on-line at the New Hampshire Department of
Revenue Administration website at www.nh.gov/revenue.”
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PAUL R. McKENNEY, CNHA,CMA
1 Ruthie’s Run
Dover, NH 03820
603-534-2118 (Cell)
mckenne comcast.net
pmckenney@mrigov.com

MASS APPRAISAL EXPERIENCE

Municipal Resources Inc.

10/14-
Present

Project Manager: Responsible for planning, implementing and running revaluation projects
for various municipalities. Specific duties include the mass appraisal of residential
properties. Duties include property sales review and verification, statistical analysis, model
calibration, the supervision of data collectors and field review appraisers, taxpayer hearings
and all reporting requirements as they relate to project certification. Provide assessing
services to multiple municipalities. Review and process abatements, Exemption applications,
And other assessing

VISION GOVERNMENT SOLUTIONS, NORTHBORO, MA

12/10-
10/14

06/05-
12/10

06/04-
06/05

District Manager:
Primary responsibility is the allocation of personnel and resources to effectively execute

contracts assigned to district. Also responsible for producing revenue projections, cost ratio
studies and project billing reports. Interact with other departments within the company
regarding contract specifications and implementation. Responsible for the direct supervision
of project managers and appraisers within a district encompassing Connecticut, Maine,
Massachusetts, New Hampshire and Vermont.

Project Manager:

Responsible for planning, implementing and running revaluation projects for various
municipalities. Specific duties include the mass appraisal of residential properties. Duties
include property sales review and verification, statistical analysis, model calibration, the
supervision of data collectors and field review appraisers, taxpayer hearings and all reporting
requirements as they relate to project certification.

Staff Appraiser:
Review residential and commercial properties for revaluation purposes.

Responsibilities include setting neighborhood factors for land based on sales and income
analysis; review and analyze income and expensc reports on commercial and industrial
properties; market research and formulation of cap rates; commercial and industrial review

and reconciliation.




06/03- Crew Chief:
06/04 Manage overall supervision of all aspects of data collection. Work directly with tax

assessor’s office to coordinate inspections of residential properties. Organize and delegate
daily workload to data collector team and review all information collected for accuracy and
completeness. Oversee data entry, notification of the public regarding revaluation processes
and handle taxpayer concerns. Prepare for sales analysis and field review phases of
revaluation projects. Hire and train new data collectors when necessary.

12/01 - Data Collector: Responsibilities include accurately locating, identifying, and measuring the
06/03  exterior dimensions of assigned properties. Making a thorough inspection of the interior of
the property and accurately recording all pertinent data used in the valuation of the property.

PROFESSIONAL EXPERIENCE

1993- VXI Corporation, Rollinsford, NH (Manufacturer of Telecommunications
2001 Equipment)

Director of Materials: Coordinated activities of production department for materials
processing and product manufacturing. Managed activities and personnel involved in the
purchasing and distribution of materials, equipment and supplies. Provided analysis and
reporting regarding availability, delivery and future requirements. Developed, implemented
and ensured compliance with instructions, policies, systems and procedures. Reviewed
purchase orders and contracts for compliance with established requirements. Planned
production operations, including priorities and sequences for manufacturing. Implemented,
coordinated and maintained Quality Control Systems. Oversaw employee performance and
assisted in resolution of personnel issues.

1985- Eagle Realty, Dover, NH

1993 Principle Broker: Real Estate sales, customer service and residential/commercial property
management. Real Estate Appraisal, Commercial & Residential.

1985- Superior Property Management, Dover, NH
1993 Property Manager: Residential and commercial property management, Appraisal.

EDUCATION

University of New Hampshire — Business Management

McCarthy Real Estate Academy — Real Estate Law, Practices, Appraisal.
Nathaniel Hawthorne College — Business - Management

New Hampshire College - Business Management

New Hampshire Vocational Technical Institute - Electronics

Vision Appraisal Technology - 80 Hour In-house Training Program, V6 Training
IAAO - Course 101, Course S, USPAP 15 Hr core course

TIAAO - Course 112, Income Approach to Valuation II

IAAO - Course 400, Assessment Administration

USPAP - 15 Hours Classroom Class




USPAP — 7-Hour Update 2018-2020

MAAO - Course 5, Mass Appraisal of Real Property

JMB Real Estate Academy - Appraising Income Properties

New Hampshire State Statues Classes 1 & 2

New Hampshire Dept. of Revenue — Excel for Assessors

New Hampshire Dept. of Revenue — Excavation and Timber Tax 10/31/17
New Hampshire Dept. of Revenue — Exemptions & Credits 11/2/17

New Hampshire Dept. of Revenue — Current Use Criteria & Rules
Cornell Consultants — Advanced Excel for Appraisers/Assessors

New Hampshire Licensed Real Estate Broker License # 568

State of New Hampshire — DRA Certified Property Assessor Supervisor
State of New Hampshire — Certified New Hampshire Assessor #199
State of Maine Certified Maine Assessor # 738

State of Connecticut - Land/Residential Certification # 918

State of Vermont - Project Supervisor

MEMBERSHIP/ PROFESSIONAL AFFILIATIONS

TAAO - International Association of Assessing Officials
MAAO - Maine Association of Assessing Officials

NHAAO - New Hampshire Association of Assessing Officials
New Hampshire — Justice of the Peace

New Hampshire — Notary Public

National Association of Realtors

New Hampshire Association of Realtors

Strafford County Board of Realtors

Defense of Values- I have defended assessed values and testified before the following boards;

NH Board of Tax and Land Appeal

York County Maine County Commissioners

Ogunquit, ME. Board of Assessment Reveiw

Kittery ME. Board of Assessment Review

Cumberland County Maine — Boar of Assessment Review
Wells, ME Boar of Assessment Review

Paul R. McKenney




NEW HAMPSHIRE DEPARTMENT OF
REVENUE ADMINISTRATION

THIS CERTIFIES THAT

Paul McKenney

Has successfully completed and submitted the required documentation as

required by state law to obtain status as a
DRA-CERTIFIED PROPERTY ASSESSOR SUPERVISOR

Which shall remain valid until December 31, 2023

Given this day of August 13, 2018

L I

Stephan W. [amilton, Director




CERTIFICATE STATE OF NEW HAMPSHIRE RECERTIFICATION
o § N.H. ASSQCIATION OF ASSESSING OFFICIALS DATES

DATE ISSUED

THE NEW HAMPSHIRE ASSESSORS CERTIFICATION COMMITTEE
AND
DEPARTMENT OF REVENUE ADMINISTRATION

BE IT KNOWN THAT

aul  McKenn y CHHA.

HAVING MET THE NECESSARY REQUIREMENTS AND STANDARPS IS HEREBY APPROVED
AS A DRA CERTIFIED PROPERTY ASSESSOR AND DESIGNATED AS A

CERTIFIED NEW HAMPSHIRE ASSESSOR

IN WITNESS THEREOF AND CERTIFIED BY

A\Wt\h\_ / \R e 7

i e Pty

%ozﬁmﬂozmn 7 PRESIDENT

STATE OF NEW HAMPSHIRE ~'NEW HAMPSHIRE ASSOCIATION

DEPARTMENT OF REVENUE OF ASSESSING OFFICIALS
ADMINISTRATION




Appendix D: Residential Valuation Reports

- Qualified Land Sales
- All Land Sales
- Sales Studies:
- Land Use
- Lot Size
- Site Index
- Neighborhood
- Style
- Actual Year Built
- Building Size
- Residential Grade
- Sale Price Quartile
-Sale Price Half
- Sale Date

- Condominium

- Total Value Report by Property Class
- Price Related Differential

- Sales Validity Codes

-Visit History Codes

- All Sales Report

- Qualified Sales Report
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