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Re al ation P ocessRe al ation P ocessRevaluation ProcessRevaluation Process



IntroductionsIntroductionsIntroductionsIntroductions

•• John HockingJohn Hocking
Project Manager Appraisal Resource CoProject Manager Appraisal Resource Co–– Project Manager, Appraisal Resource Co.Project Manager, Appraisal Resource Co.

•• Charles GlinskiCharles Glinski
–– Norwich Tax AssessorNorwich Tax Assessor

•• Rich NagleRich Nagle•• Rich NagleRich Nagle
–– VP Revaluation, Appraisal Resource Co.VP Revaluation, Appraisal Resource Co.



Why and WhenWhy and WhenWhy and When…Why and When…

•• Connecticut State statute mandates, that Connecticut State statute mandates, that 
all cities and towns perform a revaluation all cities and towns perform a revaluation 
every 5 years. (section 12every 5 years. (section 12--62)62)

•• Norwich performed the last revaluation in Norwich performed the last revaluation in 
200320032003.2003.



What Exactly is a Revaluation?What Exactly is a Revaluation?What Exactly is a Revaluation?What Exactly is a Revaluation?

i l l b d ifii l l b d ifi•• Estimate new values on Real Estate based on specific Estimate new values on Real Estate based on specific 
rules and current market datarules and current market data

•• A Careful analysis of recent selling prices is conducted to A Careful analysis of recent selling prices is conducted to 
identify and quantify the features that have motivated identify and quantify the features that have motivated 
buyers and sellers in the Real Estate market.buyers and sellers in the Real Estate market.

•• The analysis results in the creation of schedules which The analysis results in the creation of schedules which 
are used to value the properties.are used to value the properties.

•• The schedules are statistically tested to verify their The schedules are statistically tested to verify their 
ability to predict estimates of current fair market value, ability to predict estimates of current fair market value, y p ,y p ,
accurately and uniformly.accurately and uniformly.



Why is it important?Why is it important?Why is it important?Why is it important?

•• Since all assessed valuations are based on sales Since all assessed valuations are based on sales 
as of a certain date, as of a certain date, later changes in the market later changes in the market 
will gradually make assessments out of step withwill gradually make assessments out of step withwill gradually make assessments out of step with will gradually make assessments out of step with 
the real estate marketplace.the real estate marketplace.

•• The rise and fall of real estate values make The rise and fall of real estate values make 
certain properties more valuable or less certain properties more valuable or less 

l bl i l ti t h thl bl i l ti t h thvaluable, in relation to each other.valuable, in relation to each other.



Why is it important continuedWhy is it important continuedWhy is it important continued…Why is it important continued…

•• Doing a revaluation every five years brings the Doing a revaluation every five years brings the 
assessments into line sooner, and provides a assessments into line sooner, and provides a 
quicker correction to assessments when marketsquicker correction to assessments when marketsquicker correction to assessments when markets quicker correction to assessments when markets 
rise or fall.rise or fall.

•• It makes the assessment of property taxes It makes the assessment of property taxes 
fairer, more accurate, and avoids the "sticker fairer, more accurate, and avoids the "sticker 
h k" f t j i l tih k" f t j i l tishock" of ten year jumps in valuation.shock" of ten year jumps in valuation.



Project ScopeProject ScopeProject ScopeProject Scope

•• Measure & Inspect all improved propertiesMeasure & Inspect all improved properties
•• Inspect recent building permitsInspect recent building permits
•• Valuation analysis, 2 years of salesValuation analysis, 2 years of sales
•• Field review, all parcelsField review, all parcels
•• Informal hearings, November/December ‘08Informal hearings, November/December ‘08



Norwich Property CountNorwich Property CountNorwich Property CountNorwich Property Count

d ld l 0 6680 668•• ResidentialResidential 10,66810,668
•• CommercialCommercial 13261326
•• IndustrialIndustrial 126126•• IndustrialIndustrial 126126
•• ExemptExempt 835835
•• Vacant LandVacant Land 11771177Vacant LandVacant Land 11771177
•• Use AssessmentUse Assessment 8686
•• ApartmentsApartments 331331

•• TotalTotal 14,54914,549



How are properties priced?How are properties priced?How are properties priced?How are properties priced?

•• We analyze:We analyze:
–– Land salesLand sales
–– Sales of land with buildings Sales of land with buildings 
–– Building costsBuilding costsgg
–– Condominium salesCondominium sales
–– Business Income & Expense statementsBusiness Income & Expense statementsBusiness Income & Expense statementsBusiness Income & Expense statements



What about Land values?What about Land values?What about Land values?What about Land values?

•• Land values can vary dramatically based Land values can vary dramatically based 
on:on:
–– LocationLocation
–– ZoningZoninggg
–– Waterfront, View, Partial ViewWaterfront, View, Partial View
–– Topography, Easements, WetlandsTopography, Easements, WetlandsTopography, Easements, WetlandsTopography, Easements, Wetlands



What has beenWhat has been
happening with saleshappening with saleshappening with saleshappening with sales

in Norwich?in Norwich?

Discussed in the industry as the Discussed in the industry as the 
“M di S l P i ”“M di S l P i ”“Median Sales Price”“Median Sales Price”

((Median:  The middle number in the sequence, or Median:  The middle number in the sequence, or 
the average of the two middle numbers)the average of the two middle numbers)



Summary by Sales DateSummary by Sales Datey yy y



Median Sales price by quarter/chartMedian Sales price by quarter/chart



Connecticut Connecticut RequirementsRequirements
F l ti j tF l ti j tFor a revaluation projectFor a revaluation project

CTCT NorwichNorwichCTCT

Median ASRMedian ASR 9090 1 101 10

NorwichNorwich

9393Median ASR Median ASR –– .90.90--1.101.10
(Assessment to Sale Ratio)(Assessment to Sale Ratio)

.93.93



ASR?ASR?ASR?ASR?

S lS l•• Assessment to Sale RatioAssessment to Sale Ratio
Example:Example:
100 Maple Street:100 Maple Street:100 Maple Street:  100 Maple Street:  

2003 Assessment2003 Assessment $140,000$140,000
2008 Sale2008 Sale $210,000$210,000
2008 Assessment2008 Assessment $195 000$195 0002008 Assessment2008 Assessment $195,000$195,000

2003 ASR2003 ASR 140,000/210,000 = 67%140,000/210,000 = 67%
2008 ASR2008 ASR 195,000/210,000 = 93%195,000/210,000 = 93%, / ,, / ,

Note: All Assessment or Appraised value to sale ratio’s (ASR’s) are calculated at Note: All Assessment or Appraised value to sale ratio’s (ASR’s) are calculated at 
100%.  New assessments are then reduced to 70% of appraised value.100%.  New assessments are then reduced to 70% of appraised value.



Summary by StyleSummary by StyleSummary by StyleSummary by Style



Summary by Land Use CodeSummary by Land Use Codey yy y



How will I find out my new How will I find out my new yy
value?value?

At the end of the Revaluation a notice will be sentAt the end of the Revaluation a notice will be sentAt the end of the Revaluation, a notice will be sent At the end of the Revaluation, a notice will be sent 
to every property owner advising them of their to every property owner advising them of their 
new value.new value.

(New Assessment Notice)(New Assessment Notice)

The Norwich notices will be mailed mid to late The Norwich notices will be mailed mid to late 
NovemberNovember







How can I tell if my value is How can I tell if my value is yy
correct?correct?
•• Compare your value to similar properties Compare your value to similar properties 

in your area which have sold.in your area which have sold.

•• Compare to recent appraisals you have Compare to recent appraisals you have 
had on your property for mortgages orhad on your property for mortgages orhad on your property for mortgages or had on your property for mortgages or 
refinancing.refinancing.
–– Note that prices trend both up and down, so Note that prices trend both up and down, so p p ,p p ,

an appraisal > 1 years old needs to be an appraisal > 1 years old needs to be 
adjusted.adjusted.



Why can similar properties have Why can similar properties have y p py p p
different values?different values?
•• LocationLocation

–– Desirability of the neighborhoodDesirability of the neighborhood
–– External influencesExternal influences
–– Traffic, schools, waterfront, viewTraffic, schools, waterfront, view

•• BuildingsBuildings
–– Size of the buildingsSize of the buildingsSize of the buildingsSize of the buildings
–– Quality of constructionQuality of construction
–– ConditionCondition
–– AmenitiesAmenities



Suppose I disagree with my Suppose I disagree with my pp g ypp g y
value?value?

•• On the notice will be a toll free telephone On the notice will be a toll free telephone 
number which you can call and arrange an number which you can call and arrange an 
informal hearing with our company.informal hearing with our company.

•• Personal hearings will be made by Personal hearings will be made by 
appointment with everyone who requests appointment with everyone who requests 
one.one.



What should I bring to the What should I bring to the gg
hearing?hearing?
•• Any documents or evidence that supports Any documents or evidence that supports 

your claim.  This includes:your claim.  This includes:
–– Recent real estate appraisalsRecent real estate appraisals
–– Any documents regarding easements, Any documents regarding easements, y g g ,y g g ,

wetlands, etc.wetlands, etc.
–– Photographs or documents that relate to  Photographs or documents that relate to  

structural or other problems.  (please bring in structural or other problems.  (please bring in 
copies, we cannot return originals)copies, we cannot return originals)



Keep in mindKeep in mindKeep in mind…Keep in mind…

•• No adjustments are made at the hearing.No adjustments are made at the hearing.

•• We will listen, and collect any info you have that We will listen, and collect any info you have that , y y, y y
relates to the value of your property.relates to the value of your property.

•• All properties that had a hearing are reviewedAll properties that had a hearing are reviewed•• All properties that had a hearing are reviewed All properties that had a hearing are reviewed 
and adjustments are made where appropriate.and adjustments are made where appropriate.

•• The hearing officer will be discussing propertyThe hearing officer will be discussing property•• The hearing officer will be discussing property The hearing officer will be discussing property 
values and will not have information regarding values and will not have information regarding 
tax rates.tax rates.



Then what happens?Then what happens?Then what happens?Then what happens?

•• Those who attend a hearing will receive a Those who attend a hearing will receive a 
notice (by mail), indicating whether their notice (by mail), indicating whether their 

t h b h d d ift h b h d d ifassessment has been changed, and, if so, assessment has been changed, and, if so, 
what the new value is.what the new value is.

•• If a property owner is still not satisfied, If a property owner is still not satisfied, 
th h th i ht t l t thth h th i ht t l t ththey have the right to appeal to the they have the right to appeal to the 
Norwich Board of Assessment AppealsNorwich Board of Assessment Appeals



End/Questions?End/Questions?End/Questions?End/Questions?


