AGENDA

SCARBOROUGH TOWN COUNCIL
WEDNESDAY - OCTOBER 2, 2019
TOWN COUNCIL WORKSHOP
RE: RESIDENTIAL REVALUATION -5:30 P.M.

Item 1. Call to Order.
Item 2. Those Present.
Item 3. Discussion on the Residential Revaluation.

. Legal standing of property tax and its challenges

. Scarborough’s assessment ratios

. Revaluation RFP

. KRT process

. Town of Scarborough Assessing Department’s role in revaluation
. Statistical analysis of committed values

. Close up of Higgins Beach, Hillcrest, and Prouts Neck

. Lessons learned

. Data sharing tools

. Plan for future value updates

. QUESTIONS

Item 4. Public Comments.

Item 5. Adjournment.



KRT Appraisal

191 Merrimack St, Suite 701
Haverhill, MA 01830
Tel (877) 337-5574
Fax (978) 914-7201

September 27, 2019

Larissa Crockett
Assistan Town Manager
Town of Scarborough
259 US Route 1
Scarborough, ME 04070

RE: Summary of Services for 2019 Residential Revaluation

Dear Ms. Crockett,

KRT Appraisal entered into a contract to complete the residential portion of the Town’s
revaluation efforts on August 17, 2018. This contract details the roles of the Town and KRT and
the steps needed for a successful revaluation. These steps include data collection, callbacks,
analysis, field review, final valuations, taxpayer hearings and documentation. The Assessor was
heavily involved during all phases of the revaluation. This correspondence will explain how KRT
completed these tasks and touch on some of the results from the revaluation.

Data Collection/Data Entry

The data collection phase of the project began in the fall of 2018 with the Town sending a letter to
residents making them aware that a KRT representative would be around soon to measure and list
the property. These letters were sent out in batches as the data collectors moved across the Town.
The data collectors knocked on every door and if the homeowner was available, explained the
reason for the visit and requested an interior inspection. KRT visited every residential property in
Town to verify the existing data on the property record card, including home and outbuilding
dimensions, construction details and updating the photo. Each property had about 30 data fields to
verify. Bach visit took on average about 15-20 minutes to complete. Once all of the data was
verified, it was entered in the Vision CAMA system and used to assist with generating the
assessments. KRT used a total of seven data collectors on the project, one of which was terminated
midway through the project as his work didn’t meet KRT standards. As a result, 545 of the 604
properties he completed were redone by a senior data collector.

Callbacks

If no one was available for an interior inspection during the initial visit, a letter was sent requesting
a phone call for an appointment. This effort maximized the entry rate. Upon completion of the
callbacks, KRT had gotten into 55% of all residential homes in the Town. In similar projects in
the past, KRT typically gets into between 45% and 50% of all properties. Overall the residents of
Scarborough were very receptive and open to allowing KRT to verify the data on the property
record card.



Analysis

After the data collection and data entry were complete, KRT’s appraisers, all of which are Certified
Maine Assessors, reviewed and analyzed all of the qualified residential sales using a date range of
4/1/2017 to 3/31/2019. These sales were analized by class, location, style, quality, lot size and
building size. This analysis determined the table adjustments within CAMA and were used to
generate and support the assesssments. The goal was to have a median assessment to sale ratio
close to 100%. There were 807 total sales across all residential classes of property used in the
analysis and the overall median ratio was 98.6%. Once the median ratio is determined the next
step is to test the deviation or tightness of fit of the ratios relative to the median. Mass appraisal
uses a statistical test called the coefficient of dispersion (COD). The lower the COD the more
equitable the assessments. The governing body for mass appraisal and ratio studies is the
International Association of Assessing Officers (IAAQ). The IAAO standard for the residential
COD is between 5% and 15% for heterogeneous areas. Scarborough had a COD of 7.18%, well
within the guidelines and indicating equitable assessments. Once the analysis was completed, the
changes were applied to all the non-sale properties.

Field Review

Once the characteristics of the sold properties have been applied to the unsold properties, all
properties are reviewed in the field. A field review is simply a property by property review to
verify data accuracy, especially of subjective data critical to determination of value.

Final Valuations

After the field review is complete the assessments should reflect market value. To complete the
valuation process, many reports were run in CAMA to check for consistent application of the
appraisal methodology. These reports check for consistent application of the property
classification such as grade, neighborhood and water influences. Final ratio studies were also run
and shared with the Assessor for approval. During this stage KRT worked very closely with the
Assessor, taking his input and making changes where needed. Through his review, the Assessor
made value changes to at least 650 properties.

Taxpayer Hearings
Once the final valuations were approved by the Assessor, notices were sent to each property owner

letting them know the preliminary assessment and instructions on how to have their assessment
reviewed with a representative of KRT. The KRT call center took calls and made appointments to
discuss 1,628 properties with Scarborough taxpayers. This process went on for a few weeks to
ensure that property owners had ample opportunity for a meeting. In total, KRT met with 18% of
Scarborough taxpayers. Through this process of fine-tuning the data, some assessments went up,
many stayed the same and many saw reductions. Two areas saw global reductions, Higgins Beach
was lowered by KRT and the Hillcrest Manufactured Home Community was lowered by the Town.

Documentation

KRT is in the process of developing a Uniform Standards of Professional Appraisal Practice
(USPAP) compliant report detailing the process, methodololgy and statistical results of the
revaluation. This will be delivered to the Assessing office in the coming weeks.

www krtappraisal.com



From KRT’s perspective the project was a success. KRT and the Town Assessing Office developed
a solid working relationship and this is evident by how involved the Assessor and town officials
was during the entire process.

Key Project Notes

e KRT’s appraisers are all Certified Maine Assessors with a combined eighty years
experience.

e Kevin Leen, CMA, Senior Appraiser, worked soley on the project for ten straight months
working closely with the Assessor and staff.

e All of the Field Review Appraisers had at least five years experience in mass appraisal.

www krtappraisal.com
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ASSESSING DEPARTMENT
PO Box 360

SCARBOROUGH, MaINE « 04070-0360
Subject: Revaluation
Date: October 1, 2019
From: Assessing Department

Summary

In 2018 and 2019, the Town of Scarborough completed a Town-wide revaluation of all property
in the Town. This was the first revaluation conducted since 2005. Sales in the past few years
indicated that the sales ratio of assessments to current market sales was falling below the
intended ratio of 100%. According to the State sales ratios, the 2017-2018 residential ratio was
86% and the 2018-2019 ratio was 82%. The commercial ratio was 67%. A full revaluation was
necessary to adjust assessments to reflect market value. This revaluation was done over two
years. Because the commercial ratio was so low, the commercial revaluation was done first.

Given the size of the Town, for approximately 9,700 parcels, and the time since the last
revaluation, fourteen years, an in-house revaluation was not possible to make the market
adjustments necessary. The Town hired KRT Appraisal to conduct both the commercial and
residential revaluations. The scope of their work involved data collection, data entry, sales
analysis, and notification of new valuations.

The role of the Town

The Assessing Office was an active participant in this revaluation. Our responsibilities included:
o Converting to a new CAMA software system
o Making the public aware of the revaluation through postcards, newspaper articles,

information on the website and at the Town Hall

o Offering expert knowledge of the Town and answering questions that KRT Appraisal
representatives had about particular properties

» Providing additional information to the contractor, such as building permits, new
subdivisions, and April 1 status for new construction

o Developing the neighborhoods used for land valuation alongside KRT Appraisal by
reviewing and grading neighborhoods based on location, appeal, and price range as
shown by the sales data

e Reviewing data and valuations and making corrections where necessary

o Assisting with field work as necessary



Challenges and Solutions
Several challenges came up during this process. These challenges, as well as suggestions moving
forward, are listed below.

1. Difficulties in converting software
Converting data proved an issue. A delay in the conversion to the Vision CAMA software
system during the commercial revaluation led to delays in data entry and final valuations,
a later commitment date, and delayed bills; furthermore, the conversion process should
have involved someone who was familiar with both software systems involved in the
conversion as there were several errors that created problems. Additionally, it was
difficult to maintain two systems and did not give us the opportunity to understand our
new software system. Additionally, it was difficult using two software systems that both
had incomplete information.
Suggestion: Converting to a new software should not be necessary as Vision is capable of
supporting municipalities much larger than Scarborough, but future software conversions
should include someone who is fam_iliar with béth systems as Well as extracting data to
verify in the new soﬁware. L

2. Revaluation over two years
The Town-wide revaluation split the commercial and residential pieces into two separate
revaluations. This proved comphcated and delays in the first yea.r led to delays in the
second year. '
Suggestion: Movmg forward, we suggest that revaluations be conducted at the same time.
More time would have allowed for better review of the data and the proposed valuations.
A revaluation being done over two years may have worked better had the commercial and
residential pieces been done at the same time. Year one would include data collection and
verification, and year two would include the development, review, and implementation of
valuations.

3. Reduced time for reviewing information
Because of delays, data entry took longer than expected and reduced the time the
Assessing Office had to review data and make corrections. Certain data was prioritized
(current use programs, new and partial construction, multi-unit dwellings, lots with
partial interest, wetland designations, etc.) while other data was assumed to be correct
(fireplaces, outbuildings, basement finish, etc.).
Suggestion: A more thorough review of data could have prevented some of the minor
adjustments we are making after commitment and may have increased the credibility in
the process.



4. Better communication to residents
The Town should have communicated better with residents as far as what the revaluation
process entailed and what they might expect. More emphasis was put on notifying
property owners of inspections and not as much on what their assessment would look
like. Part of this was because the changes were difficult to expect. A common assumption
for a revaluation is that “a third of properties will increase, a third will decrease, and a
third will stay the same;” however, the changes in the market over fourteen years meant
that this was not the case for Scarborough, and may not be the case for revaluations in
general.
Suggestion: A fourteen year delay in revaluations meant that it was difficult for both the
Town and its residents to know what to expect from the revaluation, but more effort
should have been put into educating the public on how assessing works and what sales
showed in their particular areas. Workshops, Town meetings dedicated to going through
the process, and examples from other communities may have worked so that the changes
to valuations were not as surprising.

5. Timing of revaluation
The delay in conducting this revaluation was significant and the changes that property
owners saw were unexpected and frustrating.
Suggestion: The Assessor recommends implementing the State mandate that properties
are reviewed once every four years, with a quarter of the Town inspected every year to
keep data current. Values would be updated in the fifth year. This would allow a
manageable distribution of the work over time and more manageable changes to
assessments for property owners. It would also allow the Town to maintain complete
control by the in-house staff that knows the Town of Scarborough best.
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uoo1 001 $ 518,200 $ 748,900 | $ 656,200
U001 002 $ 405,700 $ 621,400 | $ 535,600
U001 003 'S 471,200 $ 730,800 | $ 646,800
U001 004 $ o0 IS 5,800 | $ 3,400
U001 005 | $ 455,700 ' $ 618,900 | $ 618,900
U001 006 $ 946,600 5 1,390,600 | $ 1,204,200
U001 007 S 767,000 | S 1,175,400 | $ 1,175,400
uoo1 008 $ 502,300 $ 1,043,800 | $ 1,043,800
U001 009 |$ 981,600 ' $ 1,401,600 | $ 1,401,600
U001 010 $ 881,600 $ 1,280,800 | $ 1,130,600
uoo1 011 ' $ 663,600 S 1,167,700 | $ 796,600
uoo1 012 $ 992,700 $ 1,467,700 | $ 1,273,900
U001 013 ' $ 32,700 S 112,700 | $ 101,500
uoo1 014 S 505,700 $ 686,500 | $ 594,400
uoor | 015 |$ 640,000 $ 942,900 | $ 879,400
U001 016 $ 641,200 $ 824,100 | $ 760,600
ugor = 017 |$ 865,100 $ 1,022,900 | $ 958,600
U001 018 $ 706,300 $ 794,300 | $ 725,200
voor | 019 |$ 731,200 $ 801,200 | $ 732,100
U001 020 $ 536,600 S 812,600 | $ 754,700
uoor | 021 |S 458,400 'S 752,600 | $ 690,500
U001 022 $ 556,900 $ 788,200 | $ 735,300
U001 023 |$ 671,600 ' $ 1,024,800 | $ 954,400
U001 024 $ 923,700 $ 1,500,300 | $ 1,373,400
uoo1 025 '$ 528,600 S 762,600 | $ 698,700
U001 026 S 406,100 $ 514,800 | $ 477,100
| “uens | o |$ 518,900 $ 753,900 $ 753,900
U001 028 $ 532,900 S 762,600 | $ 699,100
uoo1 029 $ 451,700 | $ 674,400 | $ 610,900
U001 030 $ 505,000 $ 689,300 | $ 625,800
uoo1 031 ' $ 578,000 | S 1,001,300 | $ 721,000
U001 032 $ 613,300 S 798,800 | $ 682,200
U001 033 /s 490,700 S 668,800 | $ 605,300
U001 034 S 534,300 $ 787,800 | $ 724,300
ueo1 035 |$ 517,400 S 774,700 | $ 711,200
U001 036 $ 557,700 $ 1,046,900 | $ 920,000
U001 037 | $ 507,600  $ 675,900 | $ 612,000
uoo1 038 S 496,500 $ 732,900 | $ 663,300
uoo1 039 'S 708,600 S 1,449,500 | $ 1,114,700
U001 040 $ 630,200 $ 858,300 | $ 788,500
U001 041 $ 655,100 $ 797,400 | $ 791,000
U001 042 $ 534,200 $ 772,700 | $ 709,200
U001 043 $ 616,700 $ 1,102,900 | $ 912,500
uoo1 044 $ 585,400 $ 830,500 | $ 767,000
U001 045 $ 758,800 $ 1,000,200 | $ 931,100
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904,300
943,900

941,600

746,500
814,500
1,123,000

1,395,200 |

982,300

11,103,800 |

758,600

896,500 |

600
1,200
299,900
72,900
69,100

63,900 |

63,900

67,200 |

1,440,100

1,293,100

1,350,700
1,385,300
1,389,100

1,396,800 |

1,435,600

1,519,500

1,375,500

1,625,800 |

1,353,300
737,400
875,200

772,500

710,900
707,800
825,900
1,527,200
1,657,900

600
1,100

600
1,039,300
1,130,400
819,600
921,100
834,500
943,900
719,500
553,800
737,500
974,800
1,039,300
846,200
1,007,900
632,000
851,300
5,200
1,100
299,900
65,600
4,100
3,800
3,800
60,500

11,290,500

1,166,200
1,222,500
1,258,400
1,263,700
1,248,000
1,282,600
1,392,600
1,242,100
1,489,600
1,218,600
731,000
741,900
667,700
628,300
515,500
773,900
1,203,500
1,501,000
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uoo1 097 '$ 939,100 ' $ 1,460,100 S 1,324,800
uoo1 098 S 53,100 $ 600 S 5,200
uoo1 099 '$ 597,500  $ 1,015,500 ' $ 831,100
uoo1 100 $ 787,100 $ 1,314,600 $ 1,252,700
U001 101 $ 556,200 $ 937,700 | $ 804,400
uoo1 102 $ 505,900 $ 1,053,500 $ 685,400
U001 103 | $ 829,900 |$ 1,480,900 'S 1,306,000
Uoo1 104 $ 416,400 $ 568,800 $ 531,100
uoo1 105 |$ 322,300 ' $ 401,900 | $ 369,200
U001 106 S 259,500 5 304,500 5 281,900
ueed [T e |3 548,100 'S 778,900 $ 731,800
uoo1 108 $ 507,400 $ 684,100 $ 637,000
uoor | 109 $ 610,200 ' $ 907,100 | $ 770,100
U001 110 $ 533,200 $ 750,400 $ 686,900
uool | 111 '$ 859,600 $ /934,300 ' $ 863,700
uoo1 13755 |18 745,000 $ 887,500 $ 821,200
o1 113 [$ 607,000 |$ 891,100 |$ 827,600
U001 Tvae i 540,700 $ 767,000 $ 703,500
ueol | ais [ 748,400 | $ 895,100 |$ 827,400
uoo1 196 i 649,000 $ 872,100 $ 802,700
vess |7 ar kS 539,500 $ 769,400 S 677,300
uoo1 T8 S 753,800 $ 915,800 $ 756,200
uoo1 119 ' § 313,000 | $ 401,100 | $ 363,400
U001 120 $ 629,400 $ 761,900 $ 695,600
Uoot R s 655,800 ' $ 820,200 ' $ - 755,500
uoo1 199K BS 587,700 $ 747,900 $ 682,100
voor | 123 [$ 678,900 | $ 968,500 | $ 896,600
U001 2 £S 643,000 $ 786,900 $ 720,600
uoo1 125 ' 507,100 ' $ 691,800 ' $ 628,300
U001 12658 §S 585,300 $ 817,300 S 753,800
U001 7 514,200 | $ 798,800 | $ 671,900
U001 012A $ 979,700 $ 1,377,600 $ 966,100
uool | 025A '$ 406,000 S 634,700 | $ 571,200
U001 031A $ 698,800 $ 1,125,200 $ 1,030,200
U001 060A 'S 586,600 ' $ 827,400 $ 573,400
U002 001 $ 490,100 $ 541,500 $ 573,500
U002 002 '$ 716,000 ' $ 696,100 | $ 719,200
U002 003 $ 460,300 $ 517,000 $ 549,300
U002 004 ' $ 258,600 'S 258,600 | $ 258,600
U002 005 $ 442,300 $ 593,800 $ 596,900
U002 006 S 475,300 'S 517,500 | $ 517,500
U002 007 $ 478,100 $ 750,800 $ 663,200
U002 008 $ 772,400 S 1,009,300 $ 828,900
U002 009 $ 313,500 $ 734,500 $ 671,000
U002 010 $ 498,800 5 891,900 5 823,500






