A Special Meeting of the Board of Aldermen was held Monday, November 15, 2021, at 8:12 pm in the Aldermanic
Chamber and via Zoom teleconference which meeting link can be found on the agenda and on the City’s website
calendar.
President Lori Wilshire presided; Deputy City Clerk Allison Waite recorded.
Prayer was offered by Deputy City Clerk Allison Waite; Alderman Thomas Lopez led in the Pledge to the Flag.
Let’s start the meeting by taking a roll call attendance. If you are participating via Zoom, please state your presence,
reason for not attending the meeting in person, and whether there is anyone in the room with you during this meeting,
which is required under the Right-To-Know Law.
The roll call was taken with 10 members of the Board of Aldermen present: Alderman Michael B. O’Brien, Sr.,
Alderman Patricia Klee, Alderman Richard A. Dowd, Alderman June M. Caron, Alderman Benjamin Clemons,
Alderman Thomas Lopez, Alderwoman Elizabeth Lu, Alderman Ernest Jette, Alderman Linda Harriott-Gathright, and
Alderman Wilshire.
Alderwoman Shoshanna Kelly, Alderman David C. Tencza, Alderman Jan Schmidt, Alderman Brandon Laws and Alderman
Skip Cleaver were recorded absent.
COMMUNICATION
From: Kimberly Kleiner, Administrative Services Director
Re:
Update on the 2022 Revaluation
There being no objection, President Wilshire accepted the communication and placed it on file.
DISCUSSION
•

Assessing Update on the Revaluation

President Wilshire
Tonight we are having a discussion on an assessing update on the revaluation. I will recognize Administrative Services
Director Kim Kleiner as well as Chief Assessor Rick Vincent.
Kim Kleiner, Administrative Services Director
Good evening Madam Chair and members of the Board. So we have a brief presentation. We also have members from
Vision Government Solutions who are attending via Zoom. They will also be speaking this evening as well as Chief
Assessor Vincent who many of you may not have had the pleasure of meeting but I assure you, the city is very lucky to
have. He said this morning to me I thought it was 11 months and I can’t believe it’s been 11 months already. I am very
glad that he came to join the city.
So I’m going to share a brief presentation and we’ll get started. The 2022 full measure and list and revaluation in
accordance with NH Statutes, the City of Nashua is conducting this and we estimated that it would take about 3 years to
complete. Finalizing in September of 2022. The process actually started back in August in 2019 and now with COVID in
there, that seems like a million light years ago. We did start with a request for proposals which actually brought four
proposals forward. Just to give you a brief timeline of what happened, in August we did that request. A city committee
was formed and the Board of Assessors ultimately chose a recommendation to make to the Board of Aldermen. On
February 19 of 2020, the Finance Committee approved the contract on February 28th we issued a data collection press
release. March 2nd the Vision Government Solutions came in for a startup meeting up in the city auditorium. Many of
you were present with the NH Department of Revenue. That really kicked off the process. Shortly after that in the next
few days, they started data collection and then we all remember what happened after that – COVID. So it was important
to keep the process going. March 16, 2020 there was an amendment to the contract due to COVID. Interior inspections
were suspended but the exterior measure and list continued. This was an accepted practice by the NH Department of
Revenue. In June 28, 2020, we began quarterly updates to the Board of Tax and Land Appeals. Now this is important
to remember that this is an order reassessment by the Board of Tax and Land Appeals. So not only does the Chief
Assessor report quarterly to them but he also does a number of quarterly updates to the Board of Assessors with Vision.
I will pass it to you Chief Assessor.
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Richard Vincent, Chief Assessor
Thank you. Good evening. The next slide in the presentation is a screen caption. Actually the next two slides are
screen captures from the Assessing Department’s page on the city website. The quarterly reports that Ms. Kleiner
mentioned are provided on this webpage. We have quarterly reports that go out to the BTLA – the Board of Tax and
Land Appeals. They also have quarterly reports to the Board of Assessors. Those aren’t on this page but we do have
bi-weekly status reports that we received from Vision Technologies. Those are also shown here on the screen capture.
Those are on the Assessing webpage as well.
Mike Tarello, June Perry, and Steve Whalen from Vision Government Solutions are here. They will speak to the next
several slides regarding the revaluation process. When they're done, I will speak to a report that I did back in September
that was a study of 2021 market trends. When Mike Tarello is done with the revaluation process, he will also present two
reports from recent revaluations they did in Manchester and Salem. So with that, I'll turn it over to Mike Tarello.
Mike Tarello, Vice President
Thank you, Richard. I'm Mike Tarello, Vice President of Appraisal Operations for Visual Government Solution. I also
have with me June Perry and Steve Whalen. They're also District Managers who concentrates on the commercials.
June is running the project and works directly with the residentials.
So it just want to give you a few minutes of a little breakdown of the process that we're doing for the revaluation. So it is
broken up into five sections that you see on the screen. The data collection portion -physical data of inspections that
we've been doing for the last two years, the gathering of market information that we'll talk about in a moment, sales,
processed information, land sales, income expense information. Then we gather all that information and we do the
evaluation process to (inaudible) in that order. We determine the market value and the progress (inaudible). Then we'll
complete a peer review which is a quality control check for equitable and fair values and checking the physical data one
more time. Then finally, we'll do an informal pairing process where we meet with the taxpayers who explain the process
and (inaudible).
So the data collection was we did start in the winter of 2020. This portion is now starting to come to completion with the
physical inspection part that we've done - measuring, looking at story heights, styles, walking the site, taking photos,
gathering all the pertinent information that we use for valuation. We have done approximately 98% of the inspections.
Just wrapping them up now for the residential and we've done 97% with commercials. We are now in the phase of doing
interior inspections which we were (inaudible) earlier. Now we are sending letters out to each Ward and wrapping up
Ward 2 and starting Ward 3 to send out letters or setting up appointments so we can do the interior inspections. So this
will be wrapping up in the next few months with the final interior inspection.
So once this is complete, we start to gather information and actually we've already started doing some of this market
analysis in this process of inspecting the sales. So we do this review of the sales, we'll be sending out income and
expense information to the commercials in the January period, gather more information. We'll be collecting market
information, construction costs, and other pertinent information that we use surveys and so forth in the market
capitalization rates. We gather all this information so that we can then begin to set the land values, and neighborhood
adjustments, and to prepare all the data so that we can do (inaudible).
So these three approaches which are recognized by the IAAO Standards that we use the cost approach, which is looking
at land values and construction costs less appreciation is a method of value. The income approach which pertains more
to apartments, mixed use, commercial, and industrial properties is looking at the income stream and then capitalize on
that value to that stream into a value. Then the sales comparison approach and looking at common sales that occur with
similar comparison to non-sales in determining a value (inaudible) usually mostly for residential and we also look at the
sales or the other classes. During this phase, we will analyze everything that we've done in the earlier phases and put all
this data together and come up with market values for the land and buildings and total value for all properties.
So once we've set these values and rates and through the analysis of all the market data, we’ve been working closely
with the Assessor's office on this information and make sure that they approve every step and phase that we do just like
we've done with the data collection phase. Once this is completed, we'll start to do a field review, which is a drive by
check and review of all the neighborhoods and properties also commercial properties and looking at the data that was
collected, determining the accuracy of it, and then making sure that the values that have been preliminary set are
reviewed for accuracy, uniformity, and to be equitable for all different groups of properties. We'll be looking at style of
properties, neighborhood delineations. We'll be looking at other variables as we do the review from the valuation. The
valuation looks at properties based on their age, based on all the variables to make sure of the lot size, and so forth, and
value of the land to make sure that everything is done.
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So once this is completed and the property's been valued, reviewed, and approved by the assessors for the preliminary
values, we'll be sending out valuation notices to all the people in the community so they'll have an opportunity to do an
informal hearing with our staff to go over the value, to go over the data, to answer any of their questions. We encourage
them to bring information that can help support any claims they have or just to enforce that we did a good job and to
check. So during this whole process it’s informal to work with the taxpayers to explain the information and make sure
that we get the information and values added. Again, we feel that the taxpayers are part of the evaluation process and
we can bring a lot of added information (inaudible). So once this is finalized, we'll send a notice out if there was a
change in their property or there wasn't a change if they went to a hearing and sometimes when we make changes, it
might be people that met before a hearing that might have an adjustment. Also if we're looking at, say, a condo complex
or a neighborhood and we find that adjustment needs to be done (inaudible). And then once this is complete, the
taxpayer has the ability for further appeals, if necessary, with the assessor (inaudible).
Alderwoman Lu
Excuse me. Could we ask him to speak louder?
President Wilshire
Sure. Mr. Tarello could you speak a little louder?
Mike Tarello, Vice President
Sure.
President Wilshire
Thank you so much, appreciate it.
Mike Tarello, Vice President
Okay. So that's basically the process that we do for the revaluation.
Richard Vincent, Chief Assessor
Thank you, Mike.
Mike Tarello, Vice President
Sure.
Richard Vincent, Chief Assessor
So the next presentation is the report of real estate market trends. This is the report that I had mentioned earlier. This is
a report that I did back in September of this year. I looked at sales from October 1st of 2020 to July 7th of 2021. That was
one report that I ran. The other report was from April 1st of 2021 to July 7th, so I included all the valid sales in those two
time periods. What I found was on the second page of this report, I compared my findings and I broke the findings down
into several categories. The first category, the first role is all sales. That's every type of sale that was in the study.
That's residential properties, commercial properties, vacant land, and industrial properties. So what I found was in the
October 1 study, the study that started on October 1st of 2020 from that time period October 1 to July 7th, on the mean
ratio - I'll back up explain a little bit how we come up with these ratios. So the last revaluation was in 2018. The
valuation date is April 1st. So the last revaluation that we did was April 1st of 2018. That reflects the value goes up as of
that date. What happens in the meantime is the market values can change and they can go up. They can go down.
They can stay stable. So what we do is we look at the sale prices that occur after that date and compare the sale prices
to the assessed values. Once we set that April 2018 value for assessment purposes, we hold that value at the 2018
rates.
In the meantime as I said, the market is fluctuating. So we want to compare – so what I’m doing in these reports is I'm
comparing the sales that occurred after October 1st of 2020 to the 2018 assessments and that's what the ratio is. So on
this first ratio it’s 77%. That's the mean ratio for October 1st 2020. That tells us that the assessments are 77% of market
value. So the property values have increased roughly 23% since April of 2018. Compare that to the April 2021 study
and that ratio was 72%. So it's a 5% change. That's telling us that property values went up between the two studies was
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an increase in the values of 5%. That's just in that six month time period essentially. Then you can follow those ratios
down. So a mean ratio is a median ratios.
I broke it down below the all sales role. I have all commercial industrial sales. That’s a ratio of 93% for October 1 and
then April 1 is a ratio of 90%. That's telling us that the commercial industrial sales are 90 to 93% of market value. You
can follow those down. I won't go through every one of them but I break them down between residential sales, and
break those further down into residential condos with land, condos without land, manufactured housing, single family
homes, and two family homes. So most of the residential ratios are in the 70s - between 71 to 76% for the October 1
study. One exception is the manufactured housing. The median ratio is 58% and that's common with manufactured
housing because the sale prices are so low that any small - or relatively low - so any small fluctuation in those values
could affect the ratios in a larger amount. But you'll also see on the manufactured housing, that the mean ratio between
October 2020 and April 2021 went from 70% to 59%. That's a large increase in manufactured housing values. One
exception that you'll see in this report is the office building sales now is 1.18% - 118% and those are the same between
the October and the April reports. That’s because it was the same five sales, so it didn't have any additional sales in the
later report.
So what that's showing is that the residential values are increasing faster than commercial industrial sales. On the third
column, you have a change. That's the change between the October and the April values. That’s not from 2018 to
2021. That's just from October to April. So you'll see going down will columns, you have a 5% change, 3% change.
Most of them are right around 5 - 8%. Again, the manufacturing housing changed 11%. That was the largest change in
all the different classes. That's telling us that roughly if you project that out for an annual increase, its right around 10 to
15% generally. I'll turn it back over to Mike Tarello and he'll present a couple of reports that Vision has provided.
Alderwoman Lu
Excuse me. Are we gonna wait till the end for questions or could we ask question as we go along?
Richard Vincent, Chief Assessor
Yes, I’m sorry.
President Wilshire
Ok, you can.
Alderwoman Lu
Thank you. May I - you know, I just wonder why did you find it - I'm not sure what’s useful about looking at the three
months, you know, looking more specifically at that three months. Just curious because you've got it kind of embedded
in the first column anyway, right, because that goes through July 7th at 21 but then you took a smaller…
Richard Vincent, Chief Assessor
Took a smaller sample, which was more reflective of current values at that time.
Alderwoman Lu
So did you do it so that you could more easily extrapolate what it might be per year, you know, annualize it because you
just sort of suggested what it meant as an (inaudible)
Richard Vincent, Chief Assessor
Well yes and I wanted to see where values were between April 1st of 2021 and July of 2021. So it really gives us a good
snapshot of where our assessments are at that time in relation to current market values. The market has been really hot
and so I wanted to see if property values have been increasing rapidly and I think most people know that. So I wanted to
see where our values were at the present time.
Alderwoman Lu
Okay, thanks.
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Mike Tarello, Vice President
Do you want to put up the other document? You can start with the Manchester. Thank you. So we just wanted to go
over and explain a couple projects that we've just finished. Manchester, New Hampshire, and Salem, New Hampshire,
which are other sister cities of Nashua and what they went through during their revaluation, which was just completed for
this year 2021. Somewhat similar to some of the patterns that Richard was talking about for the percentage changes. If
you look in the middle lower end, Manchester as a whole increased 40% from the last revaluation of five years ago.
The single families were up 46%. The condos were up 52. The two families and three families were up a very large
number of 64 and 61. As for the apartments also 57. The vacant land went up about average and as similar to what the
pattern that's happening in Nashua so far, the commercials to go up less at 14%. Industrials went up a little bit more at
21. And then you can see the different styles of homes, ranches, split levels, bungalows, colonials, capes, so forth.
They pretty much all range except for the modern contemporaries which there are not a lot of them in the city - in the 40
to make 40 range. Some 50 or higher. There definitely are certain properties that are more desirable and certain
locations other than (inaudible). But you can see that there was large increases over the five year period.
And just to further a few other categories, the mixed use which is a combination of residential and commercial property
went up somewhere in between 2 to 22. Mobile homes went up 40% and the 4 to 8 unit families went up actually 76%.
The multi-families are in a very large demand. I think a lot of this is that they’re going up for many years in Boston area
and Massachusetts area and it's saturated. For better deals coming up north and now the people are purchasing it and
it's really increasing at a higher rate. Then you can see from the sales that we brought the properties in at 100% - almost
2,000 sales that we had. We looked over a period for 4/1/2022 to a few months after 4/1/2021 so we could get a full
picture. We did see that properties were rising between 1 to 1.5% a month during that time. Thank you. Would you like
to put up the other one please Kim for Salem?
So Salem was similar in the sense that they went up 37% over a five year period with their single families going up 47%
and condos 50. Somewhat similar to Manchester. The two families were up a little bit less, but in the vicinity of the
average. Vacant land also was up 40% similar to Manchester and the commercial industrials were a lower amount.
Also similar to Manchester and the mixed use around the same as Manchester. You can see what the residential styles,
the ranches were very popular in their increase, the capes, and raised ranches. There’s a big demand for one level
properties and that was shown in the data. But also the colonials and other properties also rose quite a bit.
This showed again that for all the groups of properties, they were up approximately 100% for that same time period and
there was 631 sales for all these different groups and showing a 1 to a 1.5% increase per month over that time period.
So if anyone has any other questions that Richard or myself or our team could answer, we'd be more than willing to take
the questions for you.
Alderman Klee
Thank you, Madam President. I just I have a question. I remember, perhaps, Ms. Kleiner can answer. So I remember
when we first started talking back in 2018 about doing our evaluations and one of the things that we realized at that point
was that commercial property didn't rise as fast. So they didn’t go up the same as residential. We talked about doing
them differently, doing them more value of business versus value property. I don't know if we went down that direction
and if we did, would COVID have affected that or are we actually just looking at physical property value of the
manufacturing business?
Kim Kleiner, Administrative Services Director
So Madam Chair, I'm gonna ask Mr. Tarello who has a wealth of experience to discuss that. But as a side note, I would
say there's nothing that COVID hasn't affected. Right but Mike would you?
Mike Tarello, Vice President
Sure. I can talk about that from a moment. Yes COVID has had a negative effect on certain types of properties, maybe
a little bit more than other types of properties. It's had a strange effect because actually before COVID hurt, the
residential market was starting to level off but then what happened was with the COVID, people were still in demand to
buy a home but people the supply came off the market unexpectedly because people didn't want people in their homes
and they were concerned about the safety, which kind of drew up the market higher than what was predicted to happen.
And on the opposite effect with the commercials obviously having to shut down, restaurants, and retail, staying at home,
and working from home instead of going to the opposite, no travel, you know, to theaters and so forth.
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Many types of properties commercial wise really were devastated during it and a lot of restaurants haven’t recovered and
even now, we're slowly starting to see progress but it's really in specialized areas. Areas that have done very well
actually more than industrial type properties with the new demand for warehouse space and manufacturing space. That
area is going stronger than the commercial properties are. So there are still types of commercial properties that are
doing well. The apartments are still doing really well. So it's a mixed bag with the commercials. It's not that all of them
were, you know, affected negatively from it. Some were affected positively but when you value the commercials, it really
is more of a specialized process of looking at their income stream for leasing, their expenses, and what the capitalization
of the cost of money is in determining the values of these properties and they’re really class base like office, retail,
restaurant, with manufacturing, warehouse and each one of those classes will be going in order of value. Some higher,
some level, some maybe even declining from five years ago. So it's a little bit different than what the residential is where
you can see most of the classes or townhomes were up or down or up a lot. But the difference was 5 to 7%. We've
analyzed the commercials. You're going to see that each category might have quite a difference in the evaluations.
Alderman Klee
Thank you. Having heard what was said about COVID having an effect and we know that it's affected everything and
you say that it's even affected residential because of supply and demand. You know, there's whispers, there's yelling,
there's all kinds of things that’s saying it will be a market correction, or things are going to kind of turnaround in a year,
hopefully, so just COVID but the bottom line is we're doing this evaluation where residential is high. Do we foresee
anything happening? And I know that we had a big huge market correction back in the ‘70s, and the ‘80s, and the ‘90s
we seem to kind of see these trends. Do you foresee - and I know you don't have a crystal ball so please I'm not holding
your feet to the fire on this - but do you foresee a correction happening not long after we do this reval?
Mike Tarello, Vice President
Both the pattern so far is still increasing. So in the New Hampshire area and in the Massachusetts area where I do a lot
of evaluation, one thing I've noticed is four or five years ago the greater Boston area really increasing at a high rate.
Now they're increasing a little bit lesser rate but maybe 5 - 6% a year instead of the 10 or 12. I think because prices
have gotten so high in this market area but what's happened is the areas to the west and north of Boston and to the
south have started to get those increases from a few years ago because their values were lower. They were more
desirable for someone that could get more home even though they had to go further away from maybe where the jobs
were and so forth. What's happened is when I did the reval. in Manchester five years ago, they were only going up
maybe 5, 8% over a five year period. Then over the last five years, they've gone up 45% or 40%.
I think that it's difficult for that increase to occur because it's not as if people are making that kind of salary increases on a
yearly basis. I think what's helped a lot is that the capital for getting loans and so forth, interest rates have been
extremely low. If those stay low, they will continue to help your increases because money is cheap to borrow. But if
those types of go up and the cap rates and interest rates start to go up, that could definitely slow the trend of people
purchasing properties because most people borrow a large amount of it when they buy the property and don’t put a lot
down or cash. So I would first say that I still think things are going to probably increase over the next year or so but it
appears that it could be at a slower rate. Declining wise, I would say that that still may be a couple of years behind. But
again, I do not have a crystal ball. But in Massachusetts, we're valuing now for the 2020 values, January 1, 2021 and
we're looking at sales in 21 for next year for them and they're still going up 5 to 10 to 12% depending on the locations. I
see that now with continued sales on the reval. that we just finished in Salem and Manchester that they're still going up 1
to 1.5% a month.
Alderman Klee
Thank you
Alderwoman Lu
Thank you. Just a couple of questions. Just for clarity, Alderman Klee asked about the likelihood of a change after this
reval. – measure and list but am I right in thinking that every year the equalization step addresses fluctuations in value so
that equalization that gives us a chance to modify - okay. Is that correct? So that is one tempering - that is one way to
protect us against, you know, a decrease.
Richard Vincent, Chief Assessor
The annual equalization study tells us what our assessment ratio is to market values. So we watch that every year and
that tells us where we are. If we get too far out of range from market values, then we need to do another revaluation. In
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New Hampshire, we’re mandated by State Constitution and State Statute to revalue at least once every five years. So in
that five year period, we're watching the market. That's why we do that annual ratio report – the equalization study.
Again if we gets too far out of whack, then we do another revaluation within that five year timeframe. Does that answer
your question?
Alderwoman Lu
Yes and just to follow up. So the equalization ratio that we are given will allow us to be taxed less if our values have
gone down? Is that correct?
Richard Vincent, Chief Assessor
Well, no. The municipality still has to raise whatever the funds are that they need. So if the ratio goes down, it doesn't
mean that you're taxed less. What can happen is the individual burden on the total taxes can shift from property to
property or class of property to class of property. But it doesn't mean that your taxes will go up or down in total.
Alderwoman Lu
Thank you. I guess I just misunderstood that. Could I ask one last question? When you were looking at your
September - when you were going through your September report, you said that it included all valid sales. I just
wondered did you mean that it was based on what's the word – verified sales?
Richard Vincent, Chief Assessor
No. Matter of fact, I'll correct myself on that. Thank you. So we did not have all the sales validated. I did not include the
known invalid sales. So it might be a name change, a property put into a trust. I did not include those but we haven't
had the opportunity to qualify every sale, validate every sale and so it did include some sales that may not be truly valid
qualified sales.
Alderwoman Lu
Okay. And is Vision now doing the sales verification data - sales data verification?
Richard Vincent, Chief Assessor
The Assessing Department is qualifying the sales. We do the initial qualification. Vision will go out and do a field review
of the sold properties and then they do the sales analysis. As Mike had mentioned, that's one of the phases in total
process. They will do the sales analysis to determine what the 2022 assessed values will be.
Alderwoman Lu
Okay. So in the two months since you did that report, have we been able to verify those sales?
Richard Vincent, Chief Assessor
We're still working on the sales validation.

Alderwoman Lu
Okay. Thank you.
Alderman Dowd
Yes. We've been reading that the people in Manchester are really concerned about their increase in values. It looks from
your data as though the impact in Manchester would be greater than it is in Nashua per the difference in assessed value
versus sale value. So can you just address that for a couple minutes? Is Manchester worse off I guess if you want to go
that way? For values of the sales versus the assessed value on the books.
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Mike Tarello, Vice President
Want me to take that Richard?
Richard Vincent, Chief Assessor
Yes please.
Mike Tarello, Vice President
Well it's, again, Richard’s data is really not most of the sales that we're going to use when we do the valuation. Actually
haven't really occurred yet because some of them have but majority of them are going to happen over the next six to
nine months. So we’re really not sure what will happen. It could be that properties do level off somewhat or they go up
further. So it's hard to say what a comparison is to Manchester with Nashua until all the data is in, and verified, and then
look at the data physically, and then do our analysis like we did in Salem and Manchester. But because they're only a
year off and did appear that over the summer values was still going up, that I would think that Nashua will probably have
a similar increase as a whole to what we see in Salem and Manchester. To the degree of the variance from class to
class, it’s too early to tell right now.
Alderman Lopez
Yeah with regards to class to class I guess, a little bit concerned about the possibility of tax burden being shifted from
commercial to residential in a scenario where residential is hot and turning over and property values are going up.
Where commercial may be not so much. They’re income has been dropping and I’m not sure how that all is going to
work out exactly. But in the interest of protecting the balance of burden and ensuring that the city's expenses don't
suddenly tip on top of all the residences versus the commercial, is there any kind of legislative steps you'd recommend
that we take or any strategies if it's my concerns are valid?
President Wilshire
Director Kleiner did you want to take that one?
Kim Kleiner, Administrative Services Director
So I did for a moment here and then I’ll suddenly pass it to the Chief Assessor. We understand. So there's been a lot on
the news about Manchester and about Manchester's devaluation. Certainly people are heightened but we want to
caution you, and I think that that's a very important sentence in the Chief’s report that he issued on September 3rd is it's
just too early to tell. So when we started the revaluation, we said it was going to be a two year process because Nashua
has over 28,000 properties to look at. We need to let Vision and the Assessing office do their work. I think there's a lot
more conversation. I think that the fact that Vision issues these bi-weekly reports, the fact that they come and they
speak quarterly to the Board of Assessors, the fact that we can come and speak here and keep you well informed, and
certainly people can always book an appointment to talk to the Chief to the extent he's available. We want to keep
people informed but we also want to make sure that we're keeping people informed with good information. We really
need to allow the experts the time to dive into these sales that haven't even occurred yet.
Richard Vincent, Chief Assessor
We need to be sure that our values are fair and equitable. So if there's more of an increase to one class of property than
the other based on the sales that we receive, we need to reflect that change. Unfortunately, some people will be
affected more than others. But we need to keep that fairness and that equity between all of the different classes of
property, the types of property, individual properties. If we don't, that will be shown clearly in the different studies that are
done - the ratio studies, the equalization reports. It will show up and we'll be right back at this again well within the five
years. It's really important to be fair and equitable with all properties. Do you have anything to add Mike?
Mike Tarello, Vice President
Well, yes, just a little bit. I do think that what we try to do is although the valuations are for one, we have the time to look
at sales a month or two after that because that's a good indicator of value. Maybe more so than sales that would have
occurred in the year before because we do start pretty much 4/1/21 and then we go all the way to 4/1/22 but we also
tried to look at sales in May of 22 and June and July. As you can see in that study, there was about a 15 month period
so that we could make sure that we balance and see right up to the point that we can what the market is just in case, you
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know, things may be leveling off or if they are going up more so that we're reflective because the State will look at values
from October to October. So if we're not as accurate as possible by the time they do this study if things are going up
rapidly, we could be instead of at 100%, we could be at 95 or 94 right when you're starting to get your first equalization.
So our goal is to really try to encompass that time period around 4/1 before it and after to make sure that we're accurate
of all the different classes and we have the market support to show that so that when equalization comes out in the fall,
our valuations in the spring are somewhat reflective and mostly reflective of that equalization study. That gives you a
good starting point for any change that occurs. A lot of communities as Richard said, they do it within the five years but
some do them within two or three. They're allowed to. Towns like Portsmouth, and Seabrook, and other communities Bedford they have been doing them possibly in the third year because their increases or their changes were dramatic.
So it was a dramatic change up or down. A smaller, quicker interim analysis can be done and allowed by the State to
further adjust things if you need. So you don't have to be locked in to these values for that time period where certain
towns and cities take advantage of that and then address something before the five year occur so you don't see a
dramatic increase like some of the cities and towns. Just a little bit of information for you.
Alderman Lopez
I just want to make sure I'm understanding. Director Kleiner is basically saying the study is still ongoing like the cakes
not done so don't mess with it. And if for example we looked at a population and said okay, we're concerned about the
burden shifting over to seniors - our elderly population and we try to do something to manage that while the study is
going, it could skew the results. And then if I understand the third comment, it's also we're not trapped with this
valuation. It's likely to be an ongoing process. So if we do start to see a sudden abrupt shift, then that would trigger
another evaluation on a smaller scale but it would be correct. Am I getting close?
Mike Tarello, Vice President
Yeah, I'd say you’re close.
Alderman Lopez
Good for me.
Richard Vincent, Chief Assessor
One thing I can add in equalization reports that we get from the State that we do, we look at the different classes of
property. We can even look at different neighborhoods. I've done that myself and looked at different neighborhoods and
different types of properties like comparing cape style homes to ranch style homes, for looking at residential properties,
commercial properties. We're breaking it down into neighborhoods to see if there's a large shift in one specific type of
property compared to the others. I've seen that in the past where lakefront properties were going up tremendously while
all the surrounding properties not lakefront properties were not increasing. So there may be an instance where we need
to adjust that one type of property be it lakefront property or you have properties that decline rapidly that had in the past
certain condo complexes that became undesirable for one reason or another and they dropped rapidly. So you have to
keep, again, the fairness, and the equity, and proportionality which I didn’t mention between all these different types of
property.
So if we see overall that the equalization ratio is 90% but we have one class of property, or one neighborhood, or
whatever it is at a much different rate, then we would need to adjust that one type of property basically immediately to
bring it proportioned with all the other types of property in the community. So that may be done in between revaluations.
The other class of property may be fine in that five year period between revaluations, but we have to adjust that one
class of property because something affected that in a typical fashion.
Mike Tarello, Vice President
Yes, that's true. We've assisted communities in doing like a partial assessment, evaluating all of the data, and finding
that there was spotted areas and they've just corrected those areas. So for the next equalization, everything was pretty
much equitable and on par with the ratios.
Alderman Klee
Thank you. I guess I just want to kind of reiterate something that Alderman Lopez had said when he talked about the
conversation about exemptions and so on. I know we've had a lot of people that have stood up and said that we need to
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look at the elderly exemption and that's an exemption on value. Just for the public to understand that, it's not a credit.
Unlike the Veterans who get a credit, it's X amount of dollars off their taxes. Exemptions are X amount of dollars off the
value of their property and just like the last time when we had the increase, we changed the exemption to exempt more
value and thereby bringing down their tax burden. But we have to remember that when we do this, there are criteria so
there's a means test of what they have for income, and what they have for property, and so on.
But when we do this, we push the burden onto another body or group of people. If we did this too soon before we really
know what the values are, we may have to do it again or we may have to bring it back down and we tend not to do that.
Once you exempt value, you tend not to bring that down. So that was kind of the point that I was trying to make about
could this go down if we jumped the gun and try doing these elderly exemptions. We don't know what the property
values are going to change. I think we really should wait for the disabled, the blind, the elderly exemption. We should be
waiting until we actually know what the values are and I understand people say, you know, get ahead of it but getting
ahead of it could hurt another group of people. So that's what I did want to reiterate kind of what something that
Alderman Lopez had touched on and that is my fear if we go too fast.
Richard Vincent, Chief Assessor
You're correct in your statement and we will look at the exemption amounts. We will be more toward the end of the
revaluation project when we have a better idea where values will be.
Alderman Klee
Thank you.
Alderwoman Lu
When I went into the Assessing office at one point I spoke with someone about commercial valuation and this was since
I started my term. So it was within the last two years and I was told that the way they're valued is identical to the way
residential is valued. Now it sounds like something that Alderman Klee may have mentioned that we had considered
changing it and going on an income approach. So I'm not clear at this point are we using an income approach for
anything? So residential is on a rebuild one of those other approaches.
Mike Tarello, Vice President
Sales approach or if it’s brand new with the cost.
Alderwoman Lu
Right. Do any of the categories get valued using an income approach?
Mike Tarello, Vice President
Yes. Many of the categories do. The majority of them that get used for the income approach are the apartments. Mixed
use properties if they're large enough. The smaller ones with just a little bit like an office or something in the house is
more of a sales oriented but if it’s apartment with retail space or office, that's considered the income approach. Industrial
properties, and office retail, and other types of commercial properties are all looked at based on the income approach.
Also the cost and sales but I would say the stronger approach for those properties is the income approach and the
stronger approach for the residential properties is (inaudible).
Alderwoman Lu
Okay. Thank you. I may have misunderstood.
Richard Vincent, Chief Assessor
I want to add that the income approach looks at the income that the property generates not the business.
Alderwoman Lu
Correct.
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Richard Vincent, Chief Assessor
So if you're looking at a shopping center where you don't care if Gamestop is in there and how much they're generating,
we want to know what the property itself will generate for rent for each store.
Alderwoman Lu
Thank you. Could I just ask two more questions?
President Wilshire
Yes.
Alderwoman Lu
Thank you. Has Vision found many errors in the measuring list?
Mike Tarello, Vice President
Well I'm not sure how you define it as an error. I guess, actually, probably June, you’d probably have to speak on this
(inaudible) because you're the one that's managing the team on a sense of the correction of the cards and so forth. It's
kind of hard to say what's identify as an error because there may be changes that occurred that maybe there wasn't a
perfect taken out and now they’re different. Do you want to add a little bit to that June?
President Wilshire
Can you identify yourself first for the transcriptionist please?
June Perry
June Perry with Vision Government Solutions.
President Wilshire
Thank you.
June Perry
I would just add that you're right. You can't really define it as an error until you are out there and you're looking at it, you
know, whether or not we come across something and it was a siding change - aluminum to vinyl. That could have been
done through a building permit or, you know, they didn't take out a building permit, and we're just finding it, and we're
making a correction. So, you know, as we get more towards the field review and what the guys are doing now is they're
measuring on the outside. I'm not seeing a high error ratio that I know about. Again, we're going to be doing the interiors
and that's actually where we pick up a lot more data because we find things and people, you know, when we're doing the
inside if there's been a change or a model, you know, again, it's not a certain error but it's information that we're finding
out about.
Alderwoman Lu
Thank you. So I guess the question I asked wasn't very measurable. So let me if I could, what number errors would you
consider high? Just so I know what you're saying isn't a high rate. Would you say 30% you'd call high?
Mike Tarello, Vice President
It's hard to do a measurement of percentages. I would say the measured of the houses off by numerous feet, that would
whatever, you know, but percentage wise we don't really look at it as abating system. We're really there just to address
the property as it is now compared to what it was two or three years ago. There are changes that occur for many
reasons and it's hard for us to really identify a rating system in errors. Really they’re there to just get the data correct as
it is now and then get accurate numbers.
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Alderwoman Lu
So just to clarify, I had asked whether you found many errors with the measure and the list and Miss Perry said well I
don't know what you would call a lot but I don't think there are a lot. I was just for the purpose of getting a useful answer,
I was just trying to say maybe you can tell me what percent of inspections that would be considered a high number to
find an error in. But it sounds as though are you hesitant to just close that loop for me?
June Perry
I don't have that answer for you.
Alderwoman Lu
All right. That's fine. All right. Will we be able to let people with escrow accounts to give them any information to, you
know, in advance so that they will be able to prepare for what may be happening in 2022? This may be to the Mayor or
to Mr. Vincent.
Kim Kleiner, Administrative Services Director
So perhaps either June or Mike could go over the final document that laid out the rest of the process. I don't think that
we have shown that yet. Would that be acceptable? Kind of walk through when those dates are coming up? I think that
is to Alderman Lu’s question as to when, you know, values will be released and things of that sort. June or Mike would
you be willing?
Richard Vincent, Chief Assessor
The project timeline?
Mike Tarello, Vice President
Yeah, I got it. Let me just pull it up. Yeah so just to kind of take it over. At the beginning of the year, we'll kind of do our
preliminary analysis in December, January, and then peer review with those preliminary generate with June, and then
the assessor's review in June and July, and then we'll give them like a preliminary manual and update of the documents
that we've done. In July, we'll send out the notices. They'll be mailed out early, mid-July and then we'll do appointments
in late July and in August for the hearings. Then the second notice of the chain would go in August and completion is
due September 1st. So I would say that for the assessors to do their numbers and get everything ready for the State,
they would be doing that obviously in late August. Right what I just said, it's right up there on the screen.
Alderman Klee
Thank you, Madam President. I just want to make it clear and I know it was touched on earlier that the percentage of
increase of assessment is not directly related to the percentage of increase in taxes. That needs to be understood.
Truthfully if every single property went up 100%, we would not see $1 increase in taxes. That's not how it happens as
we could see here - different percentages go up. The same bills have to be paid by the same and I know when I've gone
back and looked at the history of the tax rate, I saw at one point it was up to the tax rate was like I think was like 50
something percent in the late 60s and then in 1970, it dropped down to like 80% because values jumped so high. So the
percentage of taxes is not necessarily the rate of the increase of assessment and the State will determine what that rate
is based on our overall city valuation. Am I correct Ms. Kleiner in that and, I'm sorry.
Kim Kleiner, Administrative Services Director
Yes, you are correct. We will get calls tomorrow that, you know, people are afraid that their taxes are going up 40%.
That is not a case and that's not the conversation. The conversation we're talking about is in assessments and there's a
large difference between assessments and the tax rate.
Richard Vincent, Chief Assessor
Again, you're right. If the overall increase is 40%, doesn't mean people's taxes are going up 40%. Generally, what
happens is some tax, some property owner’s taxes will go down and some will go up. Some will stay about the same.
The tax rate is quite simply a matter of division. You take the total revenue that has to be raised and divide that by the
total assessed value or – I forget which one - one gets divided into the other total value for the city and the total amount
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of revenue that needs to be raised and that's your tax rate. That's kind of simplifying the process but that's essentially
what it is.
And then where an individual property owners’ assessed value follows in that increase will determine whether their taxes
will go up or down. So if the average increase was 40% in an individual property’s value goes up 20%, they'll probably
see a decrease in their taxes. If it goes up 60%, they'll probably see an increase in their taxes. But that, again, is way
too early right now too project.
Alderman Klee
Thank you for the clarification. I just know exactly what Director Kleiner said. There will be calls tomorrow morning
probably to every one of us sitting around this horseshoe. I just kind of wanted to make sure that that information went
out that this is not directly related and as you pointed out, too soon to start talking about that. Thank you.
Alderman Clemons
So based on this timeline here, we're basically looking to have this implemented for the December tax – December 2022.
Is that correct? Do we think we're gonna make that timeline?
Kim Kleiner, Administrative Services Director
Yes, I'm very confident Vision Government Solutions will make that timeline.
Alderman Clemons
Okay. Thank you.
President Wilshire
You all set Director Kleiner?
Kim Kleiner, Administrative Services Director
Yes, thank you.
President Wilshire
Okay. I'd like to thank you all for coming this evening and for explaining this process. It was very informative. I
appreciate you also folks on Zoom. So thank you for the presentation this evening.
Mike Tarello, Vice President
Our pleasure.
ADJOURNMENT
MOTION BY ALDERMAN O’BRIEN THAT THE NOVEMBER 15, 2021, SPECIAL MEETING OF THE BOARD OF
ALDERMEN BE ADJOURNED, BY ROLL CALL
A viva voce roll call was taken to adjourn the Special Board of Aldermen meeting which resulted as follows:
Yea:

Nay:

Alderman O’Brien, Alderman Klee, Alderman Dowd, Alderman Caron,
Alderwoman Lu, Alderman Jette, Alderman Harriott-Gathright, Alderman Wilshire
Alderman Clemons, Alderman Lopez

8
2

MOTION CARRIED
The meeting was declared adjourned at 9:24 p.m.
Attest: Allison Waite, Deputy City Clerk

Nashua NH 2020/2022
Cyclical Revaluation

©VISION
GOVERNMENT SOLUTIONS

•

Final USPAP Compliant Appraisal Manual completed and turned over to DRA and
Assessor's office - November/December 2022
TIMELINE

PROJECT TASK

March 2, 2020
February 2020

Start-Up Meeting with Board of Assessor's and DRA March
Create Data Collection Guidelines

March 2020 December 2021
July 2021 - May 6
2021
April 1,2021 April 1,2022
April 1, 2021 April 1, 2022
November 2021 April 2022

Data Collection at 28,559 Properties with Images
Callback Letters/Appointments
Residential Sale Properties
Commercial, Industrial, and Apartments
Review Residential Sale Properties

r

We Are Here

Through May
Review Commercial, Industrial and Apartments
2022
February 2022
Mail Income and Expense Forms
May/June 2022
Reconciliation
December/January Preliminary Residential Analysis
2021 - April 2022
January - June
All Field Review Classes
2022
June/July 2022
Assessors' Value Review
July 2022
Completed Preliminary USPAP Manual
July 2022
Impact Notice are Mailed
July 2022
Appointments Taken to Schedule Hearings
Late July/August
Scheduled Hearings
2022
August 2022
Second Impact Noticed are Mailed
August 2022
Property Record Cards (Hard Copy or PDF) are Delivered to Assessor's Office
st
September 1 ,
Project is Completed and Database is Turned Over to Assessor's Office
2022

Project Status Report
City of Nashua NH Date:
November 12, 2021

OVISION
GOVERNMENT SOLUTIONS

CODE

TASK

100
200

Bonding, Office Set-up, Project Set-up, Public Relations
Data Collection, Data Mailers, Building Permits, Sales Inspections, Quality
Control and Data Entry

300

Residential Valuation

400

Commercial/Industrial Valuation

500

Residential Field Review, Data Entry

600

Commercial/Industrial Field review, Income Production, Reconcile Cost, and
income
Digital Imaging, Documentation

700
900/1000

Project Finalization, Change Notices, Special Land Pricing, Client Meetings,
Support of Values, Goodwill

Task 1 0 0 / 2 0 0
S Bonding is complete. GIS maps have been provided. Building permits are being
completed by the City through April 1, 2020. Vision is responsible for building permits
though April 1,2022.
S Public Relations will be on going throughout the project with on-going sample press
releases provided, and meetings available upon request
S Updates will be provided throughout the project
S The initial startup meeting with the Board and DRA was March 2, 2020 at City Hall.
* An update to the Board was held on June 4th, September 18th, 2020, December 17th, 2020,
March 18th, 2021, and June 3rd, 2021, October 7, 2021.
S Project commenced March 3rd, 2020.

Data Collection guidelines have been completed. Lister's information has been completed
and the police department has been informed of all aspects of the data collection phase
of the revaluation.
S Data entry will be ongoing throughout the project, commencing after June 2020.
S Usernames and passwords have been assigned and will have people associated with them
do the data entry.
S Daily communication with the Assessor's office is on-going concerning the progress of the
data collection as well as any issues to be addressed.
S Interior Inspection are ongoing. More schedules will be added as needed.
S Ward 1-9 Property record cards have been printed.
S Images are being taken and will coincide with production numbers.
* Images are also being captured to the live database.
S Data entry is on-going.
S The database is live in Nashua NH
WARD

DATA COLLECTION

Ward 1
Ward 2

Count 3,869
Count 3,478

Ward 3

Count 2,845

Ward 4

Count 2,287

Ward 5

Count 4,480

Ward 6

Count 3,035

Ward 7

Count 3,027

Ward 8

Count 2,764

Ward 9

Count 3,521

The Following is the Measure and Listing Numbers Accountable as of November 6 th , 2021:

Total Residential Improved Parcel Count
Measures

25,605
24,871

Total Interior Inspections

1,686

Refusals to Date - Partial/Full

7/300

Total Measures with Refusal

25,171

Total Percent Complete Measured

98%

Tota 1 Commercia l/l nd u st ria l/Exem pt
Improved Parcel Count
Total Measures

1,964

Total Interior Inspections
Total Percent Complete Measured
Refusals to Date

0
97%
3

*

1,901

s The callback letter has been approved.
Ward 1 residential class mailed 6/30/2021.
v^ Ward 2 residential class mailed 8/13/2021.

_

Ward 3 residential class appointments will be scheduled for December 2021.
Task 3 0 0 / 4 0 0
On Track: Residential valuation is scheduled to commence in 2022.
On Track: Preliminary analysis in 2022.
On Track: Income and Expense forms are being sent out by the Assessor's Office
Task 5 0 0 / 6 0 0
On Track: Field review is scheduled to be completed in 2022.

Task 900
The Following Timetable is for the Hearing Phase of the Job Through Project's Completion:

On Track: Impact notice mailing no later than July 2022.
On Track: Appointments are taken for hearings scheduled for July/August 2022.
On Track: Hearings are scheduled for July/August 2022.
On Track: Second Impact Notices mailed by August 2022.
Project Completed by September 2022

Manchester NH 2021 Revaluation Summary of Values Conclusions

Vision Government Solutions has completed a preliminary valuation of all the properties in Manchester
NH for their 2021 Revaluation. A complete review and analysis of all properties was performed. This
included the updating of all construction costs, land values and income and capitalization rates for the
commercial properties.
Once all the sales were qualified the first step was to adjust the land curve table to reflect a base year of
2021. This was done by raising the land curve 45%. The excess land price is $14,500. Once this was
accomplished the next step was to review the land Neighborhood table and make further adjustments
to lower the COD.
After the land values were adjusted the next step was to raise the base cost rates to reflect a median
sales value for all the different styles of homes to be at 100% based on M & S cost manual and local
building rates. This was accomplished by raising the current rates on average by approximately 55%.
The starting rate on average was at $100 per SF from 2016 and it was change to approximately $155 per
SF. The next step was to review other characteristics like building size, age, quality of construction rates
to make further defined changes.
These rates and value conclusions were tested against qualified sales that have occurred from 4/1/2020
to 7/16/2021 to ensure they are at market value.
Below is a breakdown of the old to new value change by land class and residential building style. Also
included are varies sales analysis studies by land class, style and sales date to indicate that the
assessments are at 100% of market value based on a comparison of recent sales data.
Old to New Review
Manchester as a whole increased 40% based on new construction and market changes.
Land Class

Residential Stvle

Type of Property

% Change

Type of Style

% Change

Single Family

46%

Ranch

50%

Residential Condos

52%

Split Level

48%

Two Family

64%

Bungalows

56%

Three Family

61%

Modern Contemporary 33%

Apartment

57%

Colonial

41%

Vacant Land

41%

Cape

48%

Commercial

14%

Conventional

49%

Industrial

21%

Raised Ranch

48%

Mobile Home

40%

Excluding Utilities

Mixed Use

22%

Mobile Home

40%

Four to Eight Family

76%

Exempt

28%

Total

40%

Modular Home

43%

Sales Analysis Summary
Residential Land Use Summary
4/1/2020- 7/16/2021

Group Summary by Land Use
MANCHESTER, NH
Land Use

* Count

Median A/S Ratio

COD PRO

Median Sale Price

9/1/2021

Median Appraised

Mean Sale Pria

Mean Appraised Mean A/S Ratio

1010, SINGLE FAM

1,094

1.0014

8.61 1.0057

$311250.00

$304,550.00

$329,459.02

$329,030.53

1.0044

1011, SFRW/ADU

e

1.0382

9.69 1.0091

S456.000.00

$489,450.00

$462,816,67

$490,33333

1.0691

1012, SFA MfG/MODULAR

11

1.0069

3.28 1.0006

$202,500.00

$203,900.00

$203,62727

$202,018.18

0.9926

1013,SfR WATER

13

1.0043

11.37 1.0544

$315,000.00

$351,500.00

$373,423.08

$354,200.00

1.0001

498

0.9984

6.54 1.0062

$201,700.00

$201,750.00

$217,700.13

$217,853.61

1.0069

8

0.9932

9.12 1.0132

$65,950.00

$63,400.00

$55,037.50

$53,787.50

0.9902

1040, TWO FAMILY

235

1.0058

8.04 1.0073

$333,000.00

$335,200.00

$334,720.99

$338,925.11

1.0200

1050,THREEFAM MDL-01

101

0.9952

10.02 1.0122

$380,000.00

$387,000.00

$381,445.54

$380,674.26

1.0101

1300, VAC RES 6L

11

0.9288

17.45 1.0672

$140,000.00

$116,100.00

$137,454.55

$114,487.00

0.8889

1320, VAC RES UB

1

1.1250

1

$8,000.00

$9,000.00

$8,000.00

$9,000.00

1,1250

1,978

1.0002

8.15 1.0064

$300,000.00

$298,600.00

$302,254.73

$302,332.38

1.0066

1020.CONDO MDl-05
1031,TRAILER

0

Residential Style Summary
4/1/2020-7/16/2021
Group Summary by Style
MANCHESTER, NH
- j Count

[Median A/S Ratio

^COO

[pRD

J Median Saie Price

9/1/2021

j Median Appraittd

J Mean SatePrke

[Mean A p p r i s e d

j M e a n A f i Ratio

271

1.0034

8.75 1.0074

$290.000.00

S289.200.00

$308,361.13

$307,58930

1.0049

02, Tri-Uv«l

6

0.9355

12.32 1.007«

J367.250.00

S356,850.00

S373.733.33

S353.216.67

0.9523

03, Colonial

263

1.0100

S 1.0028

S3S9.900.00

S382,300.00

1399.990.62

1406.155.51

1.0183

04, Cap* Cod

302

1.0054

S42 1.0071

1290,000.00

S287.650.00

1301,309.82

$301.641.72

1.0082

OS. Bungalow

29

0.9848

«.38 1.0147

1273.500.00

$269,700.00

1277,100.00

$269.962.07

0.9886

14«

0.9S82

9.75

1.0077

1278,200.00

S267.S00.00

1287.5S4.93

S285,0643S

0.9989

07, Modern/Contemp

13

09085

13.05 1.0311

U40.000.00

$439.800.00

1517,346.15

S465.546.15

0.9278

OS. Split-Level

65

0.9711

1.0035

5327,000.00

$318,300.00

1330.484.62

1321.79231

0.9771

1»

1.0115

8.11 1.0084

J325,000.00

$329,000.00

1331.93685

$335,120.10

1.0181

35

1.0048

7.43 1.0022

5339,900.00

$345,500-00

1350,542.86

1360,162.86

1.0297

101

0.9952

10.02 1.0122

t380.000.00

$387,000.00

1381,445.54

$380,674-26

1.0101

12

1.0079

3.02 0.9996

1202,750.00

S20S.400.00

1216,575.00

$215,366.67

0.9940

4

0,9256

11.09 1.0102

1311,500.00

1327,450.00

1327,250.»

S308.575.00

0.9525

$63,400AO

155,037.50

$53,787,50

0-9902

01, Ranch

06, Conventional

0», 2-Fam
10, Family Duplex
11,3-Fam
1A, Modular/MFG Home
IB. Raised Ranch
20, Manufact Home

73

B

0.9932

9.12 1.0132

565,950.00

480

0.9991

6.67 1.0063

S200.000.00

S200.500.00

1216.97&47

$217,26125

1,0076

IS

0.9955

2.76 1.0014

1220,000.00

$211,600.00

1236,94444

$233,650.00

0.9874

63. VKtona/Tudor

14

0.9959

11.61 1.0125

5423,000.00

1443,950.00

1463,921/43

$461,050.00

1.0062

99. Vacant Land

12

0.9444

1746 1.0888

5132.500.00

J1H.70CL00

1126,666.67

S105.696.42

0.9086

1,978

1.0002

S.15 1.0064

S300.000.00

1298,600.00

1302,254.73

1302,332.38

1-0066

55, Condominium
60. Condex/MF Conversn

Residential Sales Date Summary
4/1/2020-7/16/2021

Group Summary by Sale Date Quartile
MANCHESTER, NH
Sate Date Quartilt I

* ¡Count

Mwfon A/S fatio COO JPRD

Medan Sate Price

9/1/2021

jMedan Apprafatd

[Mtan Salt Price j M a n A p p r a w j

J Mean A/S Rat»

2020,02

28$

1.0744

6.85 0.9992

«85.00000

S304.800.00

S291.260.58

$315,274.74

1.0816

2020, Q3

462

1.0323

7.25 1.0007

i295.000.00

1302,300.00

1293,119.91

S306.918.70

1.0479

2020,04

504

1.0095

6.18 1.0058

J294,450.00

1296,00000

S293.779.16

5297,484.64

1.0185

2021.Q1

279

0.9780

6.82 1.0046

S305.000.00

(289,40000

S304.560.93

S29668U6

0.9786

2021,02

37}

0.9214

7.72 1.0073

S330,000.00

1295,600 00

1324,455.50

$297 919-03

0.9250

2021, Q3

75

0.8736

8.26 1.0121

S33Ï.000.00

S281.200 00

S338.268.00

1300,262.67

0.8984

1,978

1.0002

8,15 1.0064

{300,00000

S298.600 00

S302 254.73

1302,33238

1.0066

Salem NH 2021 Revaluation Summary of Values Conclusions

Vision Government Solutions has completed a preliminary valuation of all the properties in Salem NH for
their 2021 Revaluation. A complete review and analysis of all properties was performed. This included
the updating of all construction costs, land values and income and capitalization rates for the
commercial properties.
Once all the sales were qualified the first step was to adjust the land curve table to reflect a base year of
2021. This was done by raising the land curve 40%. The excess land price is $7.000. Once this was
accomplished the next step was to review the land Neighborhood table and make further adjustments
to lower the COD.
After the land values were adjusted the next step was to raise the base cost rates to reflect a median
sales value for all the different styles of homes to be at 100% based on M & S cost manual and local
building rates. This was accomplished by raising the current rates on average by approximately 55%.
The starting rate on average was at $90 per SF from 2016 and it was change to approximately $140 per
SF. The next step was to review other characteristics like building size, age, quality of construction rates
to make further defined changes.
These rates and value conclusions were tested against qualified sales that have occurred from 4/1/2020
to 7/1/2021 to ensure they are at market value.
Below is a breakdown of the old to new value change by land class and residential building style. Also
included are varies sales analysis studies by land class, style and sales date to indicate that the
assessments are at 100% of market value based on a comparison of recent sales data.
Old to New Review
Salem as a whole increased 37% in value.
Land Class

Residential Style

Type of Property

% Change

Type of Style

% Change

Single Family

47%

Ranch

53%

Residential Condos

50%

Split Level

47%

Two Family

38%

Colonial

40%

Vacant Land

40%

Cape

50%

Commercial

12%

Conventional

46%

Industrial

17%

Raised Ranch

53%

Mixed Use

23%

Modern Contemporary 42%
Bungalows

50%

1

Sales Analysis Summary
Residential Land Use Summary
4/1/2020-7/1/2021

Group Summary by Land Use

8/30/2021

SALEM, NH
land Use

Count

Median A/S Ratio

COD

Median Sale Price

PRD

Median Appraised

Mean Sale Price

Mean Appraised

Mean A/S Ratio

355

1.0254

7.85 1.0055

$435,000.00

$430,300.00

$469,874.27

$475,690.36

1.0180

1011, SFR/ACCES

12

1.0353

9.24 1.0137

$479,400.00

$471,700.00

$509,058.33

$5ia075.00

1.0316

1012, SFR/1N-LAW

23

1.0131

7.84 1.0085

$550,000.00

$546,700.00

$583,660.87

$589,342.74

1.0183

1013 ,SFR WATER

9

1.0494

6.43 1.0072

$508,000.00

$494,400.00

$498,055.56

$527,066.67

1.0659
0.9765

1010,SINGLEFAM MDL-01

1014, CAMP SEAS MDL-01

1

0.9765

0

1

$192,900.00

$188,360.00

$192,900.00

$188,360.00

$270,800.00

$285,600.00

$281,55522

1.0050

1015, CAMP YEAR MDL-01

9

1.0365

7.46 1.0195

$310,000.00

1016.CPSEASWAT MDL-01

2

0.9215

11.75 1.008S

$279,900.00

$255,755.50

$279,900.00

$255,755.50

0.9215

1017. CAMPYR WAT

5

1.0390

4.18 1.0058

$420,000.00

$436,400.00

$442,000.00

$456,020.00

1.0377

1020, CONDO MDL-OS

98

1.0155

7.75 0.9946

$232,500.00

$238,000.00

$303,428.57

$307,581.63

1.0082

1021, CONDEX MDL-05

14

0.9970

5.84 1.0034

$317,500.00

$306,200.00

$320,857.14

$315,142.86

09855

1023, CONDO/55+ MDL-05

49

1.0230

6.21

1.008

$498,300.00

$486,400.00

$445,091.84

$452,453.06

1.0246

2

1.0557

2.63 1.0037

$246,000.00

$258,750.00

$246,000.00

$258,750.00

1.0557

1032, MH IN PARK

41

1.0040

11.84 1.0216

$88,000.00

$100,400.00

$123,008.12

$123,136.59

1.0227

1040. TWO FAMILY

5

1.0060

2.84 0.9936

$435,000.00

$419.500.00

$511,080.00

$519,700.00

1,0104

1300. RES VAC BD MDL-00

3

1.0024

15.78 1.0306

$170,000.00

$216,745.00

$185,000.00

$188,148.33

1.0481

1310, RES VAC PB

2

0.9877

1.79 0.9921

$90.000.00

$89,600.00

$90,000.00

$89,600.00

0.9877

1320, RES VAC UN

1

0.9600

1

$10,000.00

$9,600.00

$10,000.00

$9,600.00

0.9600

631

1.0204

7.94 1.0044

$409,900.00

$414,100.00

$413,989.06

$419,243.23

1.0171

1030, MH ON LAND

0

Residential Style Summary
4/1/2020- 7 / 1 / 2 0 2 1

Group Summary by Style

8/30/2021

SALEM. NH
Style

•

Median A/S Ratio

Count

01, Ranch
02. Split-Level
03. Colonial

PRD

COD

102

1.0344

12

1.0086

147

Median Sale Price

Median Appraised

Mean Sale Price

Mean A/s Ratio

Mean Appraised

7.13

1.0063

$379,500.00

$390,300.00

$394,140.84

$404,311.76

7.55

1.0004

$452.050.00

$453.950.00

$481,966.67

$485,975.00

1.0087

1.0182

7.76 1.0023

SS60.000.00

$575,500.00

$577,539.46

$502,351.69

1.0106

1.0323

04, Cape Cod

43

1.0419

8.62 1.0019

$389,000.00

$389,600.00

$398.59070

$407,509.93

1.0243

OS, Bungalow

13

0.9940

9.41 1.0046

$336,300.00

$323,800.00

$349.753.85

$332,331.69

0.9545

06, Conventions!

27

0.9965

9.49

1.012

$380,000.00

$365,100.00

$397,185.19

$397,225.93

1.0121

07, ModerrVComemp

15

0.9961

6.65

1.0058

$595,000.00

$520,300.00

$555,326.67

$556,980.00

1.0088

08, Raised Ranch

64

1.0261

7.76

1.0073

$415,000.00

$424,500.00

$421,673.44

$427,428.13

1.0210

10, Family Duplei

2

0.9788

2.78 1.0002

$437,700.00

$428,350.00

$437,700.00

$426,350.00

0.9788

11, Family Conver

3

1.W55

1.56 0.9943

$400.000.00

$419,50000

$560,00000

$580,600.00

1.0314

20. Mobile Home

35

1.0040

12.82 1.0256

$80,000.00

$94,000.00

$98,212.37

$98.557.14

1.0292

5.33 0.9961

5276,000.00

$276,500.00

$277,544.44

$278,277.78

09987

1

$192.900.00

$188,360.00

$192.900.00

$188.360.00

09765

22, Mobile Home DW

9

1.0190

36. Camp

1

0.9765

37, Convert Camp

6

1.0440

4.4 1.0051

$312,450.00

$319,666.00

$306.066.67

$327,488.67

1.075S

55, Condominium

146

1.0201

7.27 0.9987

$337,450.00

$361,250.00

$351,716.44

$357,039.73

1.0138

6

0.9862

9.34

1.0022

$127,500.00

$126000.00

$124,166.67

$125,540.83

1.0133

631

1.0204

7.94 1.0044

$409.900.00

$414,100.00

$413.989.06

$419.243.23

1.0171

99, Vacant Land

0

Residential Sales Date Summary
4/1/2020-7/1/2021

Group Summary by Sale Date Quartile
SALEM, NH

8/30/2021

ti
Sale Date Quartile

4

Counf

Median A/S Ratio

COD

PfiO

Median Sale Puce

Median Appraised

Mean Sale Price Mean Appraised

Mean A/S Ratio

2020 Q2

106

1.0926

5.71 1.0031

$387,500.00

$417,600.00

$391,128.30

$427,393.30

1.0961

2020. Q3

180

1.0458

6.6 1.0033

$418,750.00

$435,950.00

$423,416.11

$443,889.01

1.0518

2020, Q4

144

1.0132

6.52 1.0052

$410,500,00

$420,900.00

$428,392.36

$432,471.44

1.0148

2021, Qi

75

0.9876

6.84 0-9934

$380,000.00

$371,700.00

$369,440.00

$362.220.21

0.9789

2021,02

126

0.9196

7.74 1.0057

$427,500.00

$398,950.00

$429,810.31

$396,002.85

0.9266

631

1.0204

7.94 '.0044

H09.9M.00

S414.100.00

$413,989.06

$419,243.23

1.0171

