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SECTION A

Letter of Transmittal




October 30, 2013

Selectmen and Assessing Officials
Municipal Building

200 Rogers Road

Kittery, ME 03904

LETTER OF TRANSMITTAL
Dear Municipal Officials:

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 “Standard 6” of the Uniform Standards of Professional Appraisal Practice

(USPAP, 2012).

The Intended Use of this Report: is to provide a basis for the revaluation of all real property in
the Municipality of Kittery as required by the contract signed between the Municipality of
Kittery and Vision Government Solutions, Inc. A copy of this contract is retained in Appendix

(GA,D

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

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

The Date of Value Utilized in this Report: is April 1, 2013,

Type and Definition of Value Utilized in this Report: The type of value expressed in this
report is “market” value, and is defined 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” 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;




(¢} Assumes an armn’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.

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 inferest 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
Kittery and Vision Government Solutions, Inc., a measure and list was required for the all

properties specified by the Municipality of Kittery.

Certification of Value:

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

1) The statements of fact contained in this report are true and correct,

2) 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,

3 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.

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

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

6) 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.




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)

3)

6)

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 faws.




7

8)

9)

10)

1)

12)

We assume that all applicable zoning and use regulations have been complied

with.

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
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are subject to change due to unexpected circumstances, including local, regional

and/or national.

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 State of

Maine, and is subject to jurisdictional exception and the laws of Maine.

Scope of Work as Identified in the Contract: The valuation report that follows is predicated
upon the contract signed between the Municipality of Kittery and Vision Government Solutions,
Inc. A copy of the contract is located 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 all residential sale parcels
specified by the Municipality of Kittery. All residential property transfers within the
Municipality of Kittery spanning a period of two years prior to April 1, 2013 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 Real Estate Transfer Tax
Declaration (RETTD) 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 deseribed within this section. The qualified sale data was “stratified” by use type,
such as single-family residential, land, 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
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various tables, such as cost, depreciation, view influence, water influence, etc. All pertinent
factors, including physical, legal, and economic considerations were considered and recognized,

subject to the assumptions and limiting conditions referenced above.

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.

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 fo 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 residential taxpayer. These notices also
included sufficient information (timing and location) to enable a taxpayer to aftend an informal
hearing 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 2013,

This report was then prepared in conformity with “Standard 6 of the Uniform Standards
of Professional Appraisal Practice (USPAP, 2012), as well as the contract signed between the

Municipality of Kittery and Vision Government Solutions, Inc,

Brief Description of the Assessed Properties: In accordance with the contract located in
Appendix “A” of this report, the Municipality of Kittery required all the real residential property
in its respective municipal boundaries to be valued. A breakdown of the Municipality’s

residential real property by “use fype” follows:

Residential 3767
Vacant Residential Land 363
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Current Use 10

Total 4140

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" * (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.

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

on the basis of its legitimate development potential.
Approaches to Value Considered and Utilized: The residential properties were valued by the
Sales Comparison and Cost approaches to value. The Cost approach was reconciled with the

other approaches and was used as the final valve for assessment purposes.

Approaches to Value Not Utilized: The commercial properties were valued by another vendor

and are not included in this report.

13




SECTIONC

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

Basic Valuation Theory:

y

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 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.

At this point, neighborhood boundaries can be established in order to “stratify” the
propeities and the property-specific factual information collected in the field, and the
statistical information pertaining to the market/economic forces that impact an arca

in a meaningful and cohesive way.
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7) 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.

8) 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 serics
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
updated as required by market conditions. Importantly, the assessor typically evaluates
the existing improvement on the basis of its “utility” and function, rather than attempting

to duplicate or exactly “reproduce” the assessed property. Similar to the Sales
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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
L p P P

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:

9)

Annual Potential Gross Income

5 apartments @ $1,000/month = $60,000
Annual Vacancy Rate = 5% annually = ($3.000)
Annual Effective Gross Income = $57,000
Annual Expenses = ($23.000)
Net Operating Income = $34,000

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

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.
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Mass Appraisal;

10) Mass appraisal utilizes many of the same concepts outlined above. However, in
light of 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. In regard to the statistical modeling required, typically
the utilization 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 ail 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.

11) 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

systern, 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
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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 in administrative planning and
scheduling. The requirement 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 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 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 would utilize computerized cost and
depreciation tables, and reconciliation of these computerized cost-generated values
with market-derived sales information. The Income Approach can utilize 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: Residential sale data utilized for the
purpose of completing this analysis spanned a two-year period from April 1, 2011 to March 31,
2013. 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 then 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 either the buyer,
seller, or broker/representative familiar with the circumstances surrounding the negotiated
transfer of the property or was verified through Real Estate Transfer Tax Declarations (RETTD)
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 previously described, as of the date of this report,
there are 4,140 residential parcels situated in the Municipality. The breakdown of all residential
property transfers from 4/1/2011 to 3/31/2013 within the Municipality by “use type” is as

follows:

Residential 221
Vacant Residential Land 10
Total 231

The breakdown of all qualified residential property transfers within the Municipality by “use
type” follows:
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Residential 489
Vacant Residential Land 45
Total 534

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
Jocation, 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

valuatiocn model.

Significance of Adjustments and Factors: “Adjustments” and “factors” are mathematical
changes to basic data (for example, a “base” 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 water front 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.

One such technique is known as “extraction”, this is 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, known “matched-pair” comparison analysis; wherein sales of propertics that

retain these features are compared to sales of properties that do not retain these features and the
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specific “contributory” value or factor attributable to the feature is isolated.
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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: 1) First, the assessor must identify whether the
market has appreciated, remained stable, or declined since the last valuation/reporting period; 2)
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 number of such sales
are available, Unfortunately, there have not been any resales in the two year period preceding April 1,

2013,

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 Sale Date Quartile
stratification of sales to assessment ratios, The date range is from 4/1/2011 to 3/31/2013. There were

232 qualified residential improved sales during this time period.

:Date Count SalePrice  Appraised A/SRatio  Sale Price Appraised  A/S Ratic  Abs Disp coD Average
1, H1 34 244,696 228,600 0.94 237,625 213,800 0.95 0.05 7.43% 0.93
d,H2 61 216,112 208,144 0.98 185,000 187,700 0.98 0.06 7.98% 0.96
2o H1 54 271,973 260,196 0.96 235,500 232,950 0.96 0.05 6.68% 0.96
2,H2 64 324,617 306,656 0.93 276,250 261,950 0.96 0.04 7.54% 0.94
3,H1 19 269,053 248,353 0.96 220,000 201,800 1.06 007 8.77% 0.92

267,571 253,726 0.95 233,227 214,750 0.98 0.05 7.61% 0.95

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

sales for the 2013 revaluation of Kittery.
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SECTIONE
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 & waterfront amenities, approved uses of property, and the quality and/or
maintenance of such surrounding uses, etc. Typically, these distinguishing characteristics resuit 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, resuiting 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
“hase” 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 refationship 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 seli 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.

Residential base land curve values were developed both through the analysis of vacant land sales and use

of the land extraction technique. Land sales that were considered arms-fength transactions were utilized




in the analysis. Preference was given to those sales that required no location adjustments and were

“typical” for the municipality. These lot sales were analyzed to determine correlations of ot size versus

sale price. Adjusted Price is the trended sale price minus the value of any outbuilding on the property.

The indicated range falls between $1.36 and $1.93 per square foot on the primary site value. These

numbers are not adjusted for location within the municipality or other contributing factors to land value.

Taking into account all of the data regarding sales price comparative to lot size, the land curve

for the municipality was set as follows:

SQFT
1,500

2,500
5,000
7,500
10,000
15,000
20,000
30,000
43,560

PRICE/SF  LOT PRICE (ROUNDED)

$23.20
$15.00
$10.25
$7.00
$5.30
$4.00
$3.15
$2.12
$1.50

$34,800
$37,500
$51,250
$52,500
$53,000
$60,000
$63,000
$63,600
$65,340
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Site Index:

The next step is to identify the larger areas of town that might require an overall adjustment to
this base value and establish the corresponding boundaries associated with each. As examples,
these 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 a Site Index which has a
cotresponding value adjustment associated with it. Through the land analysis process, cight

distinet site indexes were developed coded with a number of 2 through 9.

Site Index Code | Adjustment Factor
2 0.85

0.90

1.00

i.10

1.30

1.40

3
4
5
6 1.20
7
8
9

1.50

A 4 Site Index is considered “typical” for the municipality and bears no adjustment factor. The
factors for codes 2, 3, 5, 6, 7, 8 and 9 were applied based on the appraiser’s observation of the

desirability of the designated areas. These factors were tested against the sales and produced

median ratios in a range of 0.92-1.00. See the Sales Analysis grouped by Site Index below for

further detail.

Index Count SalePrice  Appraised A/SRatio SalePrice Appraised A/SRatio  AbsDisp coD Average
4 26 191,788 182,073 0.96 186,000 174,850 0.95 0.06 7.41% 0.95
5 109 240,910 228,222 0.96 220,000 195,900 0.96 006 8.30% 0.95
6 31 300,309 284,048 0.96 275,000 258,400 0.96 0.06 8.87% 0.95
7 18 380,564 348,294 0.92 368,688 315,050 0.92 004 6.16% 0.92
8 23 316,879 301,143 0.95 302,000 294,800 0.97 0.03 5.29% 0.95
9 16 413,712 408,494 0.99 345,700 336,150 1.00 0.02 4.06% 0.99

274,946 260,279 0.96 236,000 217,700 0.96 0.05 7.62% 0.95



Neighborhood codes:

[t is often required to further identify smaller pockels 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. These areas are identified by a Land

Neighborhood Code (listed as “ST Idx” on the field cards). These neighborhood codes were
applied based on the observations of the assessors’ office and/or revaluation staff during the
analysis of sale patterns. They have been carried forward as the boundaries of the designated

areas. When sale properties with a Neighborhood designation used for valuation are analyzed,

the overall Median sales ratio is a .96 with a COD of 7.61%.

Neighborhood Code Adjustment Factor
004 1.00
005 1.00
006 1.00
007 1.00
008 1.00
60 1.10
AM 1.25
AT 1.00
BR1 6.00
BR2 4.25
BR3 3.60
BR4 345
BR5 2.65
GIW 1.25
LF 1,25
LE2 1.40
SC 1.40
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Land Pricing Instructions:

Land Line 1: The base lot is entered on this landline 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 (ROW), allowable use or topography adjustments can be found in the

condition factor section using the following guidelines:

Typical Land Adjustments

Type

Adjustment

Building Lots accesses, rows, etc.

Minus 5 - 10%

Yacant buildable lots

No adjustment

Unbuildable-Size, shape, topography

Minus 90%

Landiocked

Minus 75%

Excess Acreage- steep/wet

Minus 10 - 90%

Current Use

per State guidelines

Land Line 2: Any excess acreage over the first acre will be priced here at $3,500/acre. In
addition, any applicable topography, easements, ROW’s (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.

Example:

43,560 Square Foot Lot

$1.50 per Sq. Ft. (from Land Curve)
Site Index Factor 1.00 (SI 4)
Condition Factor 1.00

Neighborhood Factor 1,10 (NBHD 60)

43,560 x $1.50x 1.00x 1.00x 1.10=$71,874

Land Value = $71,900 rounded
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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 that was
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

- Qccupancy

- 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.

Tri-Level: Generally built afier 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.
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.
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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 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 dormers. 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 particular architectural design. Story

heights generally range from 1.5 to 2.5 stories.

Modern or Contemporary: Constructed since 1940°s WWIIL. 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.
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Building Valuation Model:

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.

Example:

PID =140

Use Code = 1010
Cost rate Group = SIN
Model 1D = P01

Section #1

Base Rate: 82 (starting base rate)

Size Adjustment: 1.33248 (adjustment for building size)

Effective Area: 1191 (Size of Building)

Adjusted Base Rate = (82 + -1.64) (comes from amenities listed under base rate
adjustments) * 1.33248

Adjusted Base Rate: 107.08 (does not include quality of construction grade
adjustment)

RCN = (((107.08 * 1269) + 5000 (comes from flat value additions)) * 1 (grade
adjustment)) + 0 (comes from non-factored flat value additions)

RCN: 132532 (cost new)

Base Rate Adjustments

FLOOR COVER 1 06 (Inlaid Sht Gds) = -2.46 + Base Rate
INTERIOR WALL 1 13 (Drywall/Sheet) = 1.64 + Base Rate
ROOF STRUCTURE 03 (Gable/Hip) = -.82 + Base Rate

Flat Value Additions
FULL BATHROOMS = 5000 + RCN

Percent Good = 86
RCNLD: 114000

Building Value = $114,000 rounded
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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 is
obtained. Vision’s 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 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 exiraction 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 exercise that attempts to
isolate the specific components for each type of depreciation, 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, 2013.

Qualified sales that occurred between 4/1/2011 & 4/1/2013 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, Inc’s Appraisal System 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 Vision Government Solutions, Inc’s Appraisal System, there are quality
adjustments available to cover a wide range of possible construction qualities. The
quality grades applied to the propetties 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:

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 materials,
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usually “culls” and “seconds” and poor quality workmanship resulting from
unskilled, inexperienced, “do-it-yourself” type labor. Low-grade heating, plumbing

and lighting fixtures.

Average Grades (03, 04, 05, 05A): 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 (06-08): 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 an 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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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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TOWN OF KITTERY

REVALUATION SERVICES
CONTRACT

Between
VISION GOVERNMENT SOLUTIONS, INC.
and the

TOWN OF KITTERY, MAINE




REVALUATION SERVICES
CONTRACT

Between
VISION GOYERNMENT SOLUTIONS, INC.
and the
TOWN OF KITTERY, MAINE

This Contract for the Town of Kittery Residential and Exempt Property Revaluation Service of
all the real and exempt residential property within the Town, hereinafter known as the
“Revaluation Services,” is made this 28th day of November 2012, by and between Vision
Government Solutions, Inc., with a principal place of business at 44 Bearfoot Road,
Northborough, MA 01532, ph.: 508-351-3600, fax 508-351-3799, hereinafler yeferred to as the
SCONTRACTOR,” and the TOWN OF KITTERY, with a principal place of business at 200
Rogers Road, Kittery, ME (3904, ph.: (207) 475-1329, hereinafter referred fo as the “TOWN.”
WHEREAS, CONTRACTOR has submitted a bid proposal to the Town to provide revaluation
services and matexial as specified herein for the TOWN’s Revaluation Services (the “Project”),
and the CONTRACTOR represents that it is both capable and desirous of performing said

Project for the TOWN; and

WHEREAS, the TOWN wishes to contract with the CONTRACTOR to perform such
revalnation services as specified herein in a complete and professional manner,

NOW, THEREFORE, in consideration of the faithful performance of the terms and conditions
of this Contract, the Town and the Contractor (the “Parties”) hereto agree and contract as

follows;

1. INDEPENDENT BUSINESS STATUS

CONTRACTOR represents that it is an independent company in the regular business of
providing assessment and revaluation services to municipalities.

The relationship between CONTRACTOR and TOWN created hereby is intended to be that of




independent contractor and owner,

TOWN does not incur any vicarious liability to any third parties by reason of its velationship
with CONTRACTOR. CONTRACTOR does not incur any vicarious liability to any third parties
by reason of its relationship with TOWN.

CONTRACTOR assumes and charges for its own account all costs, expenses, and charges
necessary ot incidental to its operations hereunder.

2. SCOPL OF THE REVALUATION PROJECT

This Project includes the revaluation of all residential and exempt real property within the
corporate limits of Kittery, Maine effective as of April 1, 2013, The approximate number of
parcels as of September 4, 2012 is as follows:

CONTRACTORs price for the revaluation is based upon the following anticipated
parcel counts;

Residential improved 3848
Residential Vacant 330
Exempts 146
Total 4324

CONTRACTOR must furnish all the databases, labor, materials, supplies and equipment and
perform all work for the Project in a professional manner and in strict accordance with the

hereinafler-listed specifications,

All work to be performed by CONTRACTOR is to be carried out and all forms, materials, and
supplies utilized in this Project is to conform to and be carried out in accordance with the
Standards and Qualifications defined in Rules of the Maine Revenue Services, and is subject to
the direct supervision and approval of the Assessor for the Town of Kittery.

The property values to be determined by CONTRACTOR are to be just value as defined by

36 M.R.S. § 701-A, and interpreted by Maine Supreme Court decisions, Basis of valuation ate
to be derived through recognized methods of appraising real property, as approved by Maine
Revenue Services in accordance with the provisions of 36 MUR.S. § 112, § 328 and § 331 and
revaluation guidelines by rule established in accordance with the Maine Administrative
Procedure Act, Title 5 chapter 375.

The Project covers and includes all residential and exempt real property in Kitfery as noted
above and is to include the following categories:
. All taxable residential real estate, Jand, buildings, and classes of Jand

improvements, W




2. All tax-exempt real estate, land, buildings, and improvemenis.
3 ADDITIONAL PERTINENT TOWN DATA

1. Last completed Land and Building revaluation was in 2003,

2, Estimated Population as of the most recent census is 9,490,

The total assessed area within the Town’s corporate boundaries is appx 9,914
acres, more or less,

Estimated number of building permits per year 350,

Estimated number of qualified sales per year 80, more or less.

Current Assessment Ratio (per state ratio study) is 92%.

Current Quality Rating (per state ratio study) is 10.

Town's current method of valuation is current use. Cost and Market approach,
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4, EFFECTIVE DATLE OF COMMENCEMENT.

The effective date of this Project is to commence on November {5, 2012 (the effective date of
this Contract) and the pricing and valuation by CONTRACTOR of all land, buildings and
property under this Agreement is to reflect the present true and actual value as of April 1, 2013,

5, COMPLETION DATE,

Final completion of the Project in a timely manner as set forth in this Contract is a material and
essential condition of this Contract. CONTRACTOR will commence wotk no later than
December 10, 2012 and CONTRACTOR agrees to achieve final completion of the work by
August 1, 2013,

6. COMPENSATION

The Total Contract sum is Fifty-Nine Thousand Eight Hundred Dollars ($59,800).'

7. INSURANCE AND PERFORMANCE BOND

A.  Insurance

Throughout the term of this Contract, and until all work covered by this Contract is fully
completed and accepted by the TOWN, CONTRACTOR will at its sole expense maintain
insnrance per the specifications and minimum limits set forth herein and is to name the TOWN
as an additional insured on the insurance coverage named herein for the claims arising out of the
CONTRACTOR’s performance of this Contract. As insurance certificafe is required to be filed
with the TOWN by the CONTRACTOR certifying coverage and limits of coverage for each type
of coverage required herein,




(1)  Commercial General Liability on an ocourrence basis with general aggregate limit
applicable per project and per location,

Each ocourrence limit; $1,000,000.00
General aggregate limis: $2,000,000.00
Products/Comp. op. aggregate limit: $2,000,000.00

An additional insured provision is to apply to the TOWN and its respective officers, officials,
agents, and employees on a primary, non-contributory basis.

(2)  Automobile liability for owned, hired, and non-owned autos with combined single limit
each accident of $1,000,000, An additional insured, or designated insured, provision is to apply
to the TOWN and its respective officers, officials, agents, and employees,

(3)  Workers® compensation insurance to comply with the requirements of Maine statute, plus
employers’ liability for:

Each accident: $ 100,000.00
Each employee (disease): $ 100,000.00
Policy limit {(disease): $ 500,000.00

(4)  Appraiser’s Professional Liability Insurance providing errors and omissions coverage for
professional services rendered as an appraiser in the performance of this Contract.

Each oceurtence limit; $1,000.000.00
Aggregate limit: $2,000,000.00

(5)  Umbrella liability on an occuirence basis for:

Each occurrence limit: $3,000,000.00
Aggregate limit: $3,000,000.00

All policies are to be provided by a company, or companies, admitted to conduct business in the
State of Maine. All policies must provide for thirty (30) days’ advance written notice fo the
TOWN prior to policy cancellation, non-renewal, or any modification which could adversely
affect the TOWN.

Prior to commencing work under this Contract, CONTRACTOR agrees to furnish TOWN with
certificates of insurance evidencing compliance with the foregoing insurance requirements.




B. Performance and Payment Bond

(1)  Bond Required

Prior to the commencement of the Work covered by this Contract, CONTRACTOR, to insure ifs
faithful performance of the terms of this Contract, will obtain and maintain during the term of
this Contract and file with TOWN, a performance and payment bond, running to the TOWN,
with a surety authorized to do business as a surety in the State of Maine, to guarantee the faithful
performance by CONTRACTOR of the Work covered by this Contract. Such bond is to be in an
amount equal to 100% of the contract sum for performance and 100% for payment, It is
understood and agreed that upon completion and delivery to the TOWN of the revaluation and its
approval by the Town Assessor and alter completion of the duties of the Board of Assessment
Review, the performance bond will be reduced to ten percent (10%). The reduced amount of the
bond will vemain in effect until a final resolution in the counts of any timely appeals taken from
the Board of Assessment Review on the list of April 1, 2013,

(2)  Conditions

The bond must provide, but not be limited to, the following conditions. There will be
recoverable by the TOWN, jointly and severally from the principal and surety, within 30 days
after wiitten request by the TOWN, any and all penalties due to the TOWN and any and all
damages, losses, costs and expenses suffered or incurred by the TOWN resulting from the failure
of CONTRACTOR to comply with the provisions of this Contract. Such losses, costs and
expenses include, but will not be limited to, reasonable attorney’s fees and other legal, consulting
and auditing expenses. Not less than thirty days® prior notice to the TOWN must be provided of
CONTRACTOR’s or the surety’s intention to cancel, materially change, or not to renew the
bond.

C, Town Rights Retained

The rights reserved to the TOWN with respect to the bond are in addition to all other rights of
the TOWN, whether reserved by this Contract or authorized by law, and no action, proceeding or
exercise of a right with respect to such sections affects any other rights the TOWN may have,

8. GENERAL CONDITIONS

A. State Certification

The CONTRACTOR cettifies that it is classified as a qualified firm by Maine Revenue Services
Property Tax Division to provide revaluation services in the State of Maine and is to mainfain
this qualification through the completion date of this Project.
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B. Personnel and Training

CONTRACTOR will provide experienced and qualified personne! in compliance with the
requirements for the Equal Employment Opportunity provisions of Federal and State
governments, CONTRACTOR will submit to the TOWN, written qualifications of all personnel
assigned to this Project. The Assessor determines the extent and amount of training that each
individual receives prior to that individual’s undertaking any duties under the terms of the
Contract, All tfaining will take place on the TOWN’s computer hardware within the TOWN
premises unless both the TOWN and the CONTRACTOR agree to an alternate fraining site or
compuier hardware.

All personnel assigned to this Project will be subject to the approval of the Assessor, prior to the
commencement of the individual’s duties in the TOWN and will be cavsed to be removed from
the Project by CONTRACTOR upon written notification for removal by the Assessor to the
CONTRACTOR.

(1) Minimal Qualifications

(&) Project Managet or Supervisor

The CONTRACTOR will assign a project manager or supervisor to cairy out the terms of this
Contract who is a cerlified Maine assessor by Maine Revenue with not less than three (3) years
of practical appraisal management experience in the residential type propeities. The Project
manager of supervisor is subject to approval by the Assessor.

(b)  Reviewers and Appraisers

Reviewers and appraisers will have not less than three (3) years of practical appraisal experience
in the appraisal of the particular type of properties for which they are responsible. Two (2) years
of this experience must be in the mass appraisal field occurring within the past five (5) yeats.

AH reviewers and appraisers are subject to the approval of the Assessor prior to the
commencement of their duties on this Project.

(2)  Background Check

All personnel must be subject to background checks by the Kittery Police Department.

(3)  Identification

All CONTRAC;I‘OR’S field personnel must have visible clip-on identification cards, to include

an up-to-date photograph, supplied by CONTRACTOR and signed by the TOWN's Assessor, In
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addition, all field personnel must carry a “Letter of Introduction” signed by the Assessor. All
automobiles used by field personnel are to be registered with the TOWN’s Police Department
giving license number, make, model, year and color of all vehicles used on this Project.

(4)  Office Hours and Staffing

CONTRACTOR will maintain an office in the Kittery Town Hall or other suitable location as
supplied by the TOWN, as needed, from the commencement of work on this Project through the
conclusion of the public hearings. This office is to be staffed at CONTRACTORs expense with
clerical staff as needed, as well as other qualified fuli-time persons so as to ensure the successful
completion of this Project in accordance with the completion dates set forth in this Contract,
Specifications and any Addenda thereto. The TOWN will provide instaliation of a telephone line
and CONTRACTOR will be responsible for all monthly charges on such line(s) for the duration
of the Contract.

(3)  Conflict of Interest

No resident of the TOWN or TOWN employee is to be employed by CONTRACTOR, except in
a clerical capacity, without the prior approval of the Assessor and the Town Manager.

9, RESPONSIBILITIES OF THE TOWN

A, Nature of Service

It is understood and agreed by the PARTIES hereto that the service rendered by CONTRACTOR
are in the nature of assistance to the Assessor and all final decisions as to proper valuation will
rest with the Assessor.

B. Cooperation

The Assessor and TOWN employees will cooperate with and render all reasonable assistance to
CONTRACTOR and its employees as required by this Contract.

C. Items Furnished by the Town

The TOWN will furnish the following;
(1) Maps
The TOWN is to furnish one (1) set of the most up-to-date Town Tax Maps that are currently

available showing streets, and property lines and boundavies,
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(2)  Land Dimensions

The TOWN will make available its best estimate of lot sizes and total acreage to
CONTRACTOR of all pieces of propetty whete the map or present records fail to disclose
measurement or acreage.

(3)  Zoning,

The TOWN will make available current Assessor’s records with regard to the applicable TOWN
zoning regulations and zoning maps.

(4)  Existing Property Record Cards

The TOWN wiil make available the present sireet cards,

5) Property Transfers

The TOWN will notify CONTRACTOR, on a regular basis, of propesty splits and transfers

occurring after the initial creation of the revaluation database by CONTRACTOR as it becomes
available through records submitted to the TOWN from the York County Registry of Deeds.

(6)  Mailing Address

The TOWN will make available through the Assessor’s or Tax Collector’s Office the mailing
address and other relative data that exists on the TOWN’s administrative program for all

properly owiers,

10, RESPONSIBILITIES OF CONTRACTOR

A, Good Faith

CONTRACTOR will use its best efforts and act in good faith and in a professional manner to
assist the Assessor in determining the present true and actual valuations of all residential and
exempt property situated in the TOWN, and will not undervalue of avervalue any land, building
or other properly to avoid or minimize its vesponsibilities specified herein,

B. Records

Regular periodic delivery of appraisals and other information required under this Contract, as

completed and in accordance to a schedule herein above set forth or agreeable to the Assessor

will be made to the Assessor for his review. All appraisals of buildings either somplete or under
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construction, will be completed as of Apil 1, 2013, All completed and/or corrected records will
be turned over to the Assessor as of August 1, 2013, The final inspection and review will take
into consideration any known or apparent changes in the individual property since they were first
inspected in order that the final appraisal of property will be appraised as of April 1, 2013,

This information and/or appraisals and records will not be made public until after the informal
public hearings, except to the extent public access may be compulsory under provisions of Maine

state statute,

It is understood' and agreed that the revaluation of properties covered by this Coniract will meet
or exceed the standards as outlined in the Maine Revaluation Standards, will be acceptable to the
Assessor and will conform to the procedures and technical requirements of the Assessor and,
CONTRACTOR will meet with said Assessor to discuss the progress and various other details of

the Project.

C. Public Relations

Both the TOWN and the CONTRACTOR recognize that a good public refations program is
vequited in order that the TOWN residents and property owners may be informed as to the
purpose, benefits and procedures of the revaluation program.

CONTRACTOR will provide reasonable assistance to the Assessor in conducting a program of
public information through the press and other media, such as meeting with citizens, service
clubs and property owner groups as a means of establishing understanding and support for the
revaluation program and sound assessment administration, CONTRACTOR will supply visual
aids and other media at its disposal to this end. All public releases will be approved by the
Assessor prior to release,

D, Conduct of Company Employees

As a condition of this Confract, CONTRACTOR s employees will, at all times, treat the
residents, employees and taxpayers of the TOWN with respect and courtesy; CONTRACTOR
will take appropriate and meaningful disciplinary measures against those who violate the terms
of this provision. A suitable dress code for all employees will also be implemented.

L. Records
(1)  General Provisions

CONTRACTOR will provide all record cards, street cards, owner cards, supplies, equipment,
forms, litetature, notices and papers to be used in this Project at no additional cost to the TOWN
and will provide a detailed user manual for the CAMA software, Sketches of all major buildings
and structures will be entered into the Vision CAMA software to interface with_ﬂthe

io




CONTRACTOR’s cost tables and ensure full functionality of the software. This is the sole
responsibility of the CONTRACTOR.

(2)  Records are Town Property

The original or a copy of all records and computations, including machine readable databases,
made by CONTRACTOR in connection with any appraisal of property in the TOWN will, at all
times, be the property of the TOWN and, upon completion of the Project or termination of this
Contract by the TOWN, will be left in good order in the custody of the Assessor, Such records
and computations will include, but not be limited to:

Assessor’s Maps

Land Value Maps

Materials and Cost Investigations and Schedules

Data Collection Forms, Listing Cards, Property Record Cards with property
valvation and sketches

Capitalization rate data

Sales Data

Depreciation Tables

Computations of land and/or building values

All letters of memoranda to individuals or groups explaining methods used
for appraisals

- QOperating statement of income properties

Duplicated notice of valuation changes

Database of all property records, CAMA system, and integration with
administrative system

(3)  Assessor’s Records

CONTRACTOR will use a system approved by the Assessor for the accurate accounting of all
records and maps, which may be taken from: the Assessor’s office in conjunction with this
Project. All such records and maps will be returned immediately following their use. None of
the Assessor’s records will be taken outside the corporate limits of the TOWN without prior
written permission of the Assessor.

The Assessor will permit CONTRACTOR to copy all residential building sketches from existing
field cards, together with the outside dimensions of all auxiliary buildings such as garages, bains,
sheds, and swimming pools,

(a)  Property Record Cards (Street Cards)

CONTRACTOR will complete and file by Map order, Property Record Cards, commonly

referted to as “Street Cards” or “Field Cards.” These cards will contain all manner of

information affecting value, including but not limited to, information as to location of property,
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classification as to usage, owner of record, source of title, size, shape and physical characteristics
of land, with the breakdown of front feet, square feet or acreage as applicable, along with the unit
of value applicable to each, public utilities available, public improvements, census tract number,
zoning regulations in effect as of the assessment date. Alf physical improvements will be listed
giving all interior and exterior construction details, quality of construction, age, condition,
replacement values, percent of physical, functional and economic depreciation, depreciate
values, fair market value assessment value will be shown. A computer-generated sketch of all
buildings, with the appropriate scale of such sketch, wil also be shown on these cards. The
“Street Cards” or “Field Cards” will contain a digitized photo of each house,

F, Assessment Notices

At the close of the Project, a notice will be sent, at CONTRACTOR’s expense by first class mail,
to each property owner of record, setting forth the valuation that has been placed upon the
propetty identified in the notice, prepared on a form approved by the Assessor, CONTRACTOR
will provide the needed information for the notice. Also enclosed with such notice will be
information specifying the dates, times and places of the informal public hearings and
information desctibing the property owner’s right fo appeal the valuation of his property. Such
notices must be subject to approval by the Assessor in accordance with any applicable state or
TOWN statute or ordinances.

At that same time, the company should be prepared to make data available via the Web so that
taxpayers can log in and review properties on-line,

G. Informal Public Hearings

At a time mutually agreeable to the Assessor and CONTRACTOR and following completion of
all review work by the Assessor and CONTRACTOR, CONTRACTOR will hold public hearing
so that owners of property or their legal representative may appear at specified times to discuss,
with qualified members of CONTRACTOR s staff, the valuations of their property.
CONTRACTOR s personnel will explain the manner and methods of arriving at value, Inforinal
public hearings, at the Assessor’s discretion, may be held on week nights and Saturdays.

CONTRACTOR, in conjunction with recommendations of the Assessor, will schedule a
sufficient number of hearings and provide sufficient personnel to handle said hearings
expeditiously and fairly. Any information offered by the taxpayer or their legal representative
will be given consideration, and an adjustment will be made where warranted,

CONTRACTOR will keep a record, on a form approved by the Assessor, of all owners that
requested a hearing and the tesult of that hearing. A copy of those records is to be given to the

Assessor,

CONTRACTOR. will be responsible for sending notice, by First Class Mail at GONTRACTOR s
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expense, to each taxpayer or his or her legal representative who appears at these hearings seeking
review of valuation. Such notice will include the original valuation determined by
CONTRACTOR and any adjusted valuation as deemed appropriate based on any information
received at such hearing, or a statement that no change is warranted, Such notice will be subject
to approval by the Assessor and will confain information describing the property owner’s rights
to appeal the valuation,

. Board of Assessment Review

CONTRACTOR will have a qualified member or members at no additional cost to the TOWN,
approved by the Assessor, of its staff, available for attendance at deliberations of the Board of
Assessment Review requiring a value decision held after the completion of the revaluation,
Sundays excluded, but such availability and attendance will not be required after the date for the
completion of the duties of the Board of Assessment Review on the April 1, 2013 Tax Rolf or for
one complete calendar year beyond completion of the revaluation, whichever comes first, to
assist in the settlement of complaints and to explain the valuation made.

1. Litigation

In the event of appeal to the courts, CONTRACTOR will furnish a competent witness or
witnesses, approved by the Assessor, to defend the valuation of the propexties appraised. It is
understood that CONTRACTOR will furnish said witness or witnesses on any cowt action
instituted on the April 1, 2013 Tax Roll assessments, CONTRACTOR will be compensated at a
per diem rate of $900 or houtly rate of $115/hour. CONTRACTOR will provide supporting
data, including written appraisal if deemed necessary by the Assessor, for any said court appeals,
CONTRACTOR will also comply with any request by the TOWN to answer any interrogatories,
provide witnesses for depositions or to otherwise participate in the discovery process pertaining
to any litigation described herein and will be compensated at the hourly rate of $115/hout.
CONTRACTOR will not be held responsible for any assessment changed from the original
valuation figure by parties other than CONTRACTOR.

J. Information

(1)  Information to Town

CONTRACTOR will supply to the Assessor any and all information requested pertaining to the
Project for a period of one (1) year after completion of the duties of the Board of Assessment

Review on the April 1, 2013 Tax Roll, without any additional cost to the TOWN,

11,  BUILDING COST SCHIDULES
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A, General

CONTRACTOR will prepare for usage in the Project as hereinafter specified, building cost
schedules. These schedules will reflect the unit-in-place method based upon the square foot or
cubic foot area of buildings applicable. These schedules are to be used in computing the
replacement cost in the TOWN for all residential and exempt properties. They will reflect the
wage scale for the various trades, labor efficiencies, overhead, profit, engineer and architect fees
and all other direct and indirect costs of construction. Before final acceptance, they will be
proven by testing against known sales, All finalized schedules are to be approved by the
Assessor before adoption and usage by CONTRACTOR.

B, Types of Cost Schedules

(1)  Residential

Residential cost schedules will include schedules for various classifications, types, models, and
story heights on a per square foot basis, normally associated with residential buildings.

The schedule will be flexible with special sections reflecting the various additions and
deductions for construction components from the base specifications, along with prices for
different types of heating systems, bathrooms, porches, breeze ways, attached, detached, and
basement garages, and finished basements and schedules for other building improvements
usually found on residential property including, but not limited to, in-ground swimming pools,
barns, sheds, tennis courts, gazebos, and hot tubs.

(2) Farm

Cost schedules for farm structures will be prepared for square foot and cubic foot costs for
variovs types of farm buildings including, but not limited to, barns, sheds, silos, milk houses,
coaps, elc,

Cost schedules for the afore-mentioned must be supported by a recognized valuation publication
company such as Marshall and Swift, Means, etc.

(3)  Depreciation Sehedules

Depreciation sehedules or methods to be used in deteymining the amount of depreciation must
reflect the normal and accepted depreciation rates of buildings according to classification. These
schedules or methods must cover residential and farm buildings and will be approved by the

Assessor,
(4)  Schedule for Town

CONTRACTOR will supply and leave for the TOWN not Jess than three (3) copies of all the
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above required building cost schedules and depreciation schedules for the TOWN’s usage, one
copy of which is to be turned over to the Assessor upon approval of the schedules.

12. APPRAISAL SPECIFICATIONS

A, Appraisal of Land

CONTRACTOR will appraise all land within the TOWN: including residential, vacant,
agricultural, special use and tax-exempt.

B. Land Value Study

Land will be valued on the basis of an analysis of all sales data occurring during the two-year
period prior to April 1, 2013, The analysis and application of sales data will be governed by
procedures and techniques expressly approved by the Assessor.

CONTRACTOR will make a careful investigation of this data and will consult ownets, realtors,
banks and other sources for information relative to sales of properties within the TOWN. All
factors affecting the final values of land will be considered, such as location, zoning, intand
wetlands, topography, soil condition, utilities, size, vacancy, form of ownership, non-conforming
uses, and zoning variances.

A brief description of each lot or parcel of land, together with the valuation computations, will be
entered on the field record card.

C. Land Value Inspection

CONTRACTOR will make necessary adjustments in value to compensate for topographical
irregularities such as high banks, steep slopes, swamps, irregular shapes or anything else which
may detract from the usefulness of the land.

D. Land Value Unit

CONTRACTOR will prepare land unit values by front foot, square foot, acreage or fractional
acreage; whichever in the judgment of CONTRACTOR and Assessor most accurately reflects
the market for the appraised land.

I, Land Value Map

CONTRACTOR will delineate the land value units on all streets and acreage in the TOWN on a
suitable map to be provided by the TOWN. The land value map will be returned to the TOWN
prior to the completion of the Project, i
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T, Neighborhoad Delineation

After consideration of the environmental, economic and social characteristics of the TOWN,
CONTRACTOR will, with the cooperation and approval of the Assessor, delineate
“neighborhood” units within the TOWN, Each neighborhood unit will, in CONTRACTORs
opinion, exhibit homogenous characteristics. Each neighborhood unit will be assigned a separate
identification code, which will be used for valuation, These neighborhood codes will be recordex
and maintained on all property record cards and the computer database.

13, APPRAISAL OF RESIDENTIAL BUILDINGS AND STRUCTURES

A, Physical Inspections

(1)  TInterior Inspections

CONTRACTOR to perform onsite inspections of all sale properties to be utilized in the analysis,
minimal of 12 months of sales wil! be used in the sales analysis.

The data collector will have each interior inspection dated and verified by having an adult owner
or resident of each building or dwelling unit sign the data collection form.

When entrance to a building for an inspection is refused, the data collector will imake note of the
fact and within two (2) working days, notify the Assessor of the fact in writing, giving the facts
as to the time of the visit and if possible, the name of the party refusing entrance and other
pertinent information, They will proceed to estimate the value of the building on the basis of
facts ascerlainable without entry and make adequate notations of the lack of cooperation, and the
manner of arriving at value, conspicuously on the property record card.

The data collection form will indicate the initials of the data collector and the date(s) of the
inspection(s) and attempts, if multiple. The field card must also have the initials of the person
whom completed the data eniry as well,

All inspections will be conducted in a courleous, dignified, respectful and careful manner so as
to minimize any disturbance to the use and oceupancy of such structures.

(2)  Call Backs

The CONTRACTOR will make an initial inspection and one (1) call back attempt on properties
that require an onsite inspection. The time and date at which the call back was made will be culy
noted on the data collection form by the data collector making such a call back,

If after the two visits, contact was not established with a property owner, a notification letter
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approved by the Assessor, will be mailed by the CONTRACTOR, informing the property owner
of the revaluation process and the fact that the representatives of the CONTRACTOR were not
able to make contact, and requesting that within a prescribed time limit the property owner
contact the CONTRCTOR, by telephone or mail, for alterative arrangements for the inspection
of the property.

(3)  Exterior Field Review

All properties will be reviewed in the field by CONTRACTOR’s personnel quslified as
reviewers as previously prescribed in these specifications.

The properties will be reviewed for classification, final value, and to assure that they are

correlated to comparable properties, The Assessor will be notified of the dates of review and be
entitled to accompany the reviewers during this phase of the revaluation,

(a)  Tield Recording

Physical data and characteristics of the land parcel will be observed in the field and recorded.

(b)  Pricing and Valuations

Pricing and valuations of all land and buildings must reflect the present tiue and actual value as
of April 1, 2013, and will be done from and in accordance with the previously approved manuals
and schedules.

The final valuation will be the true and actual value of the structures plus the true and actual
value of the land. In arriving at the true and actual value of the structures, replacement cost new
less depreciation from all causes may be considered along with other factors affecting the value
of the property, all of which will be noted on the propeity record card,

B. Control and Quality Checks

() Field Checks

The Assessor will spot check in the field, properties picked at random by him/her with or without
the appropriate CONTRACTORs supervisor,

(2)  Sales Analysis

Sales analyses of properties will be performed as a means of sustaining the values dexived.

These analyses will be done on the aggregate of all residential propetties and on each of the
neighborhoods previously delineated. The sales analyses will include, at a minimum, sales ratios
and coefficients of variance and dispersion, Any additional requests for sales analyses by the
Assessor will also be performed.

3
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Performance Based Revaluation Standards: All fair market values that are developed by the
CONTRACTOR must meet the Performance Based Testing Standards developed by the State of

Maine General Statutes,

14, GENERAL PROVISIONS

The TOWN designates the Assessor as its representative who is fully acquainted with the Work,
and who has authority to approve changes in the scope of the Work and render decisions

promptly.
15, CHANGES IN WORIK

This Contract may be amended o modified only by (1) a wriiten amendment to the Contract
signed by both PARTIES; (2) a written change order; or (3) a written order for a minor change in
the Work issued by the Assessor or his designee.

A, Change Oyders

TOWN, without invalidating the Contract, may order changes in the Work within the general
scope of this Contract consisting of additions, deletions, or other revisions, the contract sum and
contract time being adjusted accordingly in writing. If TOWN and CONTRACTOR cannot
agree to a change in the contract sum, TOWN must pay CONTRACTOR its actual cost plus
reasonable overhead and profit.

B, Minor Changes

The TOWN’s representative has authority to order minor changes in the Work not involving
changes in the contract sum ot the contract time and not inconsistent with the intent of these
Confract Documents. Such orders are to be in writing and are binding on CONTRACTOR.
CONTRACTOR will carry out such orders promptly.

16, TIME

Time limits stated in these Contract Documents are the essence of the Contract, If
CONTRACTOR is delayed at any time in progress of the Work by changes ordered in the Woik,
unusual delay In deliveries, unavoidable casualties, or other causes beyond CONTRACTOR’s
control, the contract time is subject to equitable adjustment,

17. PAYMINTS AND COMPLETION

A, Coufract Sum

The contract sum stated in this Contract, inctuding authorized adjustments, is the total