THE STATE OF NEWAMPSHIRE
DEPARTMENT OF REVENUE
ADMINISTRATION

General Overview of Revaluation Requirements,
Standards and Guidelines

Presented by

Sam Greene, Director
Phil Bodwell, Real Estate Appraiser, Supervisor
Municipal and Property Division

Town of Lyme
January 26, 2023



[Part] 2 [Art.] 6. [Valuation and Taxation.] The public charges of government, or any
part thereof, may be raised by taxation upon polls, estates, and other classes of property,
including franchises and property when passing by will or inheritance; and there shall be a
valuation of the estates within the state taken anew once in every five years, at least, and as
much oftener as the general court shall order.

RSA 75:8-a Five-Year Valuation. — The assessors and/or selectmen shall reappraise all real
estate within the municipality so that the assessments are at full and true value at least as often
as every fifth year, beginning with the later of either of the following:

1. The first year a municipality's assessments were reviewed by the commissioner of the
department of revenue administration pursuant to RSA 21-1:3, XXVI and the municipality's
assessments were determined to be in accordance with RSA 75:1; or

Il. The municipality conducted a full revaluation monitored by the department of revenue
administration pursuant to RSA 21-1:11, Il, provided that the full revaluation was effective on or

after April 1, 1999.
VALUES ANEW (5-year requirement)

Rev 6(01.24 “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 year, to arrive at full and true
value as of April 1. The term includes “full reappraisal” and “full reassessment.”

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

Rev 601.15 “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 601.25 "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.”

Not Values Anew

Rev 601.38 “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.”
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2021 Median Ratlo List - Ranking Order (Low ngh) (Excludes Unmcorprated Places)
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2021 COD List - Ranking Order (Hrgh Low) (Excludes Unlncorprated Places)
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Standards for Monitoring of Local Assessment Practices by the Department of Revenue

I1.

II1.

Administration Adopted by the Assessing Standards Board
May 11, 2018

The following standards have been established by the Assessing Standards Board (ASB)
in accordance with the provisions of RSA 21-J:14-b and RSA 21-J:11-a. These standards
shall be used by the Department of Revenue Administration (DRA) to measure and
analyze the political subdivision for reporting to the municipality and the ASB. These
standards assist the Commissioner in determining the degree to which assessments of a
municipality achieve substantial compliance with applicable statutes and rules.

Pursuant to laws of 2003, Chapter Law 307, Section 5, “The general court recognizes all
the work in creating a set of proposed standards for the certification of assessments.
There is reason for concern, however, that these standards may have an inequitable
impact on municipalities within the state due to differences between municipalities in
such characteristics as size, parcel count, number of sales, and geographic location.
Therefore, the general court finds that in order for the state to continue to implement fair
and equitable assessing practices, it is necessary to further analyze the assessing practices
of the state’s political subdivisions.”

These standards address the six assessment arcas that the Commissioner may consider,
which are specifically identified in RSA 21-T:11-a, in regard to whether the:

A. Level of assessments and uniformity of assessments are within acceptable ranges as
established by the ASB by considering, where appropriate, an assessment-to-sales-
ratio study conducted by the DRA for the municipality.

1. The DRA shall determine if the median ratio falls between 0.90 and 1.10,
inclusive, with a 90% confidence interval in the year of the review.

2. The DRA shall determine if the overall coefficient of dispersion (COD) for
the municipality’s median ratio is not greater than 20.0 without the use of a
confidence interval.

B. Assessment practices substantially comply with applicable statutes and rules.

1. The DRA shall determine that all records of the municipality’s assessor’s
office are available to the public pursuant to RSA 91-A, including but not
limited to: property record cards; tax maps; data collection manuals; sales
analysis pertaining to assessment values; USPAP report; property inventory
warrants; and inventory forms (if applicable).

2. The DRA shall determine that property record cards reflect assessments of
properties as of April 1 (RSA 74:1). When tested, 90% of the sample shall be
correct. If there is a single sample that causes the review to not be met for this
test due to the limited number of records in this category, the municipality will
be reported to meet this standard. A municipality shall not assess parcels or
new construction that did not exist as of April 1 of that tax year.

3. The DRA shall determine that a municipality has a revised inventory program
in place that addresses compliance with RSA 75:8, which provides that
annually, and in accordance with state assessing guidelines, assessors and

I
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3. Annually, pursuant to RSA 72:23,V], the municipality has on file a current
form BTLA A-12, Charitable Organization Financial Statement, as described
in Tax 401.01(c), for all charitable exemptions.

D. The DRA shall determine that assessments are based on reasonably accurate data:

1. The municipality has no material errors on at least 90% of the property record
cards reviewed by the DRA. If there is a single sample that causes the review
to not be met for this test due to the limited number of records in this
category, the municipality will be reported to meet this standard. A material
error is defined to be any error or combination of errors that results in a
variance greater than 7.5% of the improved assessed value of the property if
the errors are attributable to the improvements or if attributable to the assessed
land value, a variance greater than 7.5% of the land or if attributable to both
improvements and land a variance greater than 5% of the total assessed value;
that includes but is not limited to:

a Mathematical miscalculations;
b.  Inconsistent land values without notation or documentation;

c. Inconsistent depreciation without notation or documentation;

A

Inconsistent neighborhood adjustments without notation or
documentation;

Market adjustments without notation or documentation;
f Acreage noted that does not match the tax map unless otherwise noted;
g, Omission of data such as, but not limited to:

i.  Addition of improvements;

ii. Removal of improvements; and,

iii.  Conversion of improvements;

h.  Erroneous measurements resulting in a square foot variance of 10% or
more of the primary improvement(s).

2. The level of accuracy of the data elements will be determined by the DRA by
comparing the information regularly collected by the municipality on a sample
of property record cards with the actual property. Prior to commencement of
the review process, the DRA will meet with the municipality’s assessing
officials to obtain an understanding of the municipality’s data collection
techniques used to determine value and the data elements regularly collected
by the municipality that are included on the municipality’s property record
cards.

E. The DRA shall determine that assessments of various types of properties are
reasonably proportional to other types of properties within the municipality:

1. By determining that the municipality’s median ratios with a 90% confidence
level for the following 3 strata are within 5% of the overall median ratio (pomt
estimate):

Revised 05/18



NEW HAMPSHIRE DEPARTMENT OF REVENUE ADMINISTRATION
MUNICIPAL AND PROPERTY DIVISION
"EQUALIZATION BUREAU

EXCLUSION CODES

It is the intent of the Department of Revenue Administration fo use only arm's [ength transactlons that sold for
market value in the conduct of the ratio study, See the definitions for "arm’s length” and “market value" on the back of
the 2020 Equalization Instructicns.

Assessing officials are reguired to provide comments regarding various aspects of a sale. The DRA is providing
assessing officials with exclusion codes to explain the conditions of the excluded sales. Put exclusion codes in the space
provided titled "Exclusion Code.” If there is more than one reason for excluding a sale, include additional exclusion codes
in the same area. DQ NOT use exclusion {or any other} codes to describe a change in assessed values from the
prior EQ year. Assessing officials may choose to make comments in the town notes section to further explain the details
of a sale.

It is the DRA’s intention to utilize as many sales as possible. Unfortunately, this is not always possible. The sales
and corresponding codes in the exclusion code table are typically not considered to be arm’s length transactions.
Therefore, they are not used in the ratio study. The sale may be used, however, if information is provided to the DRA
regarding the terms and marketing of a sale to show that the sale meets the criteria of an arm'’s length transaction and it
can be established that the sales price equated to market value as defined on the back of this page.

The table lists the most common reasons for removing the majority of sales not included in the ratio study, but does
not include every reason for excluding a sale. If a sale is a non-arm’s length transaction and no code is provided, do not
try to find the code that is the closest match for removing the sale! Please use exclusion code 99, unclassified
exclusion, and provide explicit and complete remarks in the town notes section for the sale. For any code with a “yes” in the
“explanation reguired” column, further explanation is required in addition to the exclusion code.

11 Property Sold Not Separately Assessed

12 Subdivided Post Assessment /Pre Sale

13 Improvements +/- (post sale/pre assessment)

14 Improvements +/- (post assessment/pre sale)

15 Improvements +/- incomplete at assessment date -

16 LA Assessment - L/B Sale

17 L/B Assessment - L/O Sale

19 Multi-Town Property

20 Multi-Parcel Conveyance (MPC) — Properties cannot (likely not) be YES

sold separately

21 Muit1~Parce1 Conveyance (MPC) - Properties can be sold separately YES
SRR ‘ Determination of Price/Consideration =~ "0

22 Indetermmate Pnce/ Consideration

23 No Stamp Requlred Per Deed YES

24 Sale Betwecn Owners of Abutting Property

25 Insufﬁment Market Exposure YES

by i - Ownership Interests Sold™ R e

26 Mineral Rjghts

27 Less than 100% Interest Transferred

28 Life Estate/Deferred Possession 1 Yr +

29 Plottage or Assemblage Impact

30 Timeshare

31 Easements

32 Timber Rights




EXCLUSION CODE LIST

MUNICIPAL

EXCLUSION EXCLUSION
CODE REASON EXPLANATION
USE THE MOST APPROPRIATE CODE REQUIRED
Special Grantor/Grantec Relationships -
33 Landlord/Tenant as Grantor/Grantee
34 Public Uiility as Grantor/Grantee
35 Government Agency as Grantor/Grantee
36 Religious/Charitable/Educational as Grantor Grantee
37 Financial Entity as Grantor/Grantee
38 Family/Relatives/Affiliates as Grantor/Grantee
39 Divorcing Parties as Grantor/Grantee
40 Business Affiliates as Grantor/Grantee
41 Government Related Entity
'- Sales of Convenience
43 Short Sales YES
45 Boundary Adjustment
47 Other Sale of Convenience YES
RS S - Forced Sales '
48 By Sheriff or Other Court Official
49 Deed in Lieu of Foreclosure
50 Tax Sale
51 Foreclosure
52 Other Forced Sale YES
' Questionable Title

54 Deed to Quiet Title YES
56 Other Doubtful Title YES

 Other Circumstances :
57 Substantial Value in Trade YES
58 Installment Sale YES
60 Unidentifiable in Assessor’s Records
66 Complex Commercial Sale YES
67 Unknown Value of Personal/Non-Taxable Property YES
69 Assumed Lease with Unknown Terms YES
70 Substantial Seller/Buyer Cost Shifting YES
77 Special Assessment Encumbrance YES
80 Subsidized or Assisted Housing YES
81 Estate Sale with Fiduciary Covenants
82 Deed Date Too Old or Incomplete YES
83 Cemetery Lots

' Special DRA Consideration
87 Over-representation of Locale (Entity, grantor) in Sample
88 Over-representation of Property Type in Sample YES
89 Resale in EQ Period YES
90 RSA 79-A Current Use
97 RSA 79-B Conservation Easement
93 Sales Related Assessment Change ‘FOR DRA USE
- ' B ONLY

929 Unclassified Exclusion YES




