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Board of Civil Authority
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BOARD OF CIVIL AUTHORITY – JULY 31, 2013 – 6:20 PM

PRESENT:

Justices:
Gary Burke, Nancy Gaynor, Shannon Harrington, Genevieve Lemire, Mark Nowlan,       Polly Ouelette, 

Listers:

Annie Burke, Susan Hines, Hal Pyke

Selectboard:
Bruce Boedtker, Tom Kenyon, Glenn Seward

Town Clerk:
Cathy Archibald

Appellants:
Robert & Betty French, Robert Gray, Lee Eastman, Adam Wagner & Christine Rovinski-Wagner, Seth Warren & John Barth

Guests:
William Krajeski from New England Municipal Consultants, Ltd. 
The meeting was called to order by Chair, Nancy Gaynor at 6:20 PM.
The oath was given to the Listers Annie Burke, Harold Pyke and Susan Hines, William Krajeski, Robert & Betty French, Bob Gray and Lee Eastman.

Case #13-01-0731    Robert & Betty French     6:20 PM  

The Chair Nancy Gaynor read the French’s letter to the board members.  Lister Susan Hines passed out handouts consisting of the residential property record card for the French’s and a handout prepared by Bill Krajeski.  Bill spoke saying that the handout he prepared describe the property in general such as square footage, unfinished area inside the house and that sort of thing.  We give you an idea whether they filed for a grievance and what the result of that grievance was. Bill continued saying in this case Robert & Betty French they live at 5107 Rush Meadow Road and the property consist on a dwelling, a detached garage and 5.3 acres of land.  The home is sited in a 40 neighborhood, which is the greatest neighborhood in this town.  The house is a log style home which was constructed in 1995 and graded as an average quality home and in good condition.  It has two baths, two bedrooms and 1,604 square feet of finished area and the detached garage is about 864 square feet.  The grievance was granted and the value was lowered from $392,000.00 to $351,700.00.  The adjustment was primarily placed because the house sort of represents in many ways sort of an under improvement.  It’s a beautiful area and this is a log home and it’s a nice log home but it’s a lost home compared to the ones that are out there and the decision was made to lower it somewhat because of its modest home in a very nice area. We then go through inspection data in our report.  We did get inside the house and it was graded at that time so we feel that the information for the inside of the house is correct. 
Bill continued going over the market analysis and said they tried to get three comparable sales to look at.  In this reappraisal the State of Vermont said you need to look at sales from April 1, 2010 through April 1, 2013 a three year period.  In that period we had a relatively flat real estate market so I think probably what you paid for a house in 2010 is close to what you would get for it today.  You would probably get a little bit more.  The market seems to be showing some spark.  At any rate 2010 sales are probably as valid as 2013 sales at this point.  We looked and picked three comparable sales.  They are 280 Rush Meadow Road, 65 Bergland Lane and 1074 Coon Club Road.
Bill went over each comparable with the date of sale, description of the home, neighborhood code and the current assessment.   We looked through all three of the comparables and in the end we reach a conclusion that the valuation placed on the French’s home is a valid one.

Bill said the second part of our analysis is we try to determine whether a house is being fairly assessed.  Its’ one thing to say its market value is correct it’s another thing to say whether I’m treating you the same as everyone else.  We try to look at all the values that are similar to this home to say okay how they are being treated.  What we did in this case and you will see a report that is attached and by the way all three comparable lister cards are attached also.  The last thing you will see is called the French Property Comparative Study and all I did was give you a listing of every single home on Rush Meadow Road.  I highlighted the French house and where it sits.  It’s near the end of Rush Meadow Road and you can see that the houses that surround it are pretty substantial.  Looking at this house for how its value sits compared to the rest of the road the average value on Rush Meadow Road is about $460,000.00 and this value sits at $351,700.00 so I don’t think we are necessarily over valuing in terms when you look at the average value.  It’s tough because when you look at Rush Meadow Road you take an average value you have some million dollar homes which will push your average up some.  You try to figure out where is it in terms to the others and am I treating it fairly.  We have it as an average grade house in good condition but it is kind of an underbuilt property so that’s why an adjustment was made saying the house doesn’t really fit the neighborhood.  It’s a very nice house.  I think it would be a very attractive house on the market but I would suggest someone else who bought it probably would have it reflect to the most part given what the area is like.
Robert & Betty French replied they want to tear it down.

Bill said they might want to and it wouldn’t surprise me in a neighborhood like that but I think that was the basis behind that adjustment.

Bill said so anyway that is the gist of the report.  We tried to show you that the data hopefully is correct.  We got inside the house.  We presented a market analysis and we present what we think is an analysis that shows are we treating you fairly assessment wise.  Every one of these reports are going to run the same way and some of them only have two comparables and some have three comparables.  You had 52 sales I think that occurred in the three year period and that’s not a lot of sales to work with.
Nancy said I have one question for you.  Looking at this back page and I’m looking for condition and quality.  If I look through a lot of these other properties that have quality of a 3 or a 4 I find a condition of 5 on most of these.  You have this one at the condition of 7.
Bill replied because it is in good condition.  

Nancy said that much superior as to the quality versus condition.

Bill replied yes.  It’s not unusual as its two different things.  Quality is the quality of the material that was used.  Condition is this is now close to a 20 year old house and what kind of condition is it in at this point for a 20 year old house.  They are very separate things.

Tom Kenyon asked can you tell me what CAMA land is.

Bill replied its Computer Assistant Mass Appraisal.  It’s the state system.  It’s a generic term for computer system.  They call it the State CAMA system.  That’s what you do in an assessment it’s considered a mass appraisal.  I’m not doing an individual home I’m doing a mass appraisal.   

Tom said so you have the French land at $221,400.00. 
Bill replied yes.

Tom said so how much is that per acre.

Bill replied we don’t do it that way.  The acreage is set.

Tom interrupted and said I was just trying to get an idea.

Bill said I do understand that.  What we do on every one we establish first of all the housesite.  It’s a two acre site which is going to be valued at a very different value then the remaining acres are going to be.

Tom said I understand that but I asked a question.

Bill said the first 2 acres are valued at $200,000.00 and the remaining acreage is valued at $21,400.00.  If I had two lots and they were both single lots that you are going to build on and we’re not talking about subdividing.  I have one lot that is a 20 acre lot and the other one is a 5 acre lot and they both are in a very good neighborhood.  They are not going to sell for that dissimilar price for the most part because they both are a single building lot and that’s where the value of land lies. 
If you can take it and subdivide it you might say that’s speculative on my part.  We assess what we see so they have a single house lot of 5.3 acres.  Just like we are going to do one later on this evening I believe its Seth Warren.  He has a single house lot site of 52 acres and if you look at land that way that’s the way it sells on the market.  You’re going to pay more for 20 acres than you are for 5 acres.
Tom said so did you offer up in your testimony any lots that don’t have buildings on them that are 5.3 acres or anything that’s just raw land.

Bill said I don’t know what I would.

Tom said my concern is I think land without a house ready to build and we’ve seen that over there in larger parcels and if they can build what they want on it it’s worth an awful lot of money.

Bill replied my job is to defend a $351,700.00 value and that’s what I’m doing.

Tom said I understand but I guess I have a question when there is already a building on it and we are waiting for the appellant to specify exactly what the condition of the house is.  I have a problem assessing it at $44,000.00 per acre.

Bill said it’s not assessed at $44,000.00 per acre.  It’s assessed at $200,000.00 for the first 2 acres and $21,400.00 for the remaining 3.3 acres.

Nancy said but where do you see that on this sheet.

Bill said you would have to have the cost sheet.

Nancy replied we don’t.  When you look at this it says CAMA Dwell $103,100.00 and CAMA land $221,400.00. 

Bill said I do understand what you are saying.  You would have to have the cost sheet to see it and we can certainly produce that for you if you want additional breakdown.

Glenn said I think it would be useful as we go along.

Nancy said I think we are going to need that.

Susan went in and made copies of the itemized property costs sheets.
Nancy asked if he could give her the numbers again for land versus house.

Bill said they are actually on the front page of the document that I provided you.  I show you the land value and the improvements value.

Mark Nowlan said the land value is $221,400.00 and the improvements are $130,000.00.

Bill said I didn’t break it down by line.

Tom said so you’re saying the additional 3.2 acres are valued at $21,400.00.

Bill said so it’s around $7,000.00 per acre.

Genevieve Lemire said so the housesite will vary in value depending on your neighborhood code.

Bill said absolutely.

Tom said let’s back up here.

Genevieve said the neighborhood code will drive the housesite value up.

Tom said so if I had a bare 5.3 acres you’re going to put a housesite on it.

Bill replied yes.

Tom said the first 2 acres are housesite and then the additional land assessed separately.
Bill replied that’s correct.

Tom replied now I understand.

Bob French said so my dirt is a lot more valuable up there than it is right down here.

Nancy asked the board members if they had any more questions for the listers’.

Gary said I just have one question.  Are log cabin values taken into account versus the value of other kinds of homes?

Bill replied yes it does.  The State CAMA system does have a log cabin designation.  There are a lot of different categories such as colonial style, 2 story house, 1 story house, ranches, etc.  We have very little control.  Those values are cost values and if you look at a sale of a property you can try to determine what the sale is by saying okay I know my land value and my market value so how much would it cost me to build a house.  If I add those two things together I should be in the ballpark.
Tom asked were there any other log cabins within that area.

Bill replied none that I’m aware of.  I don’t necessarily take a log cabin and consider it different than I would that much from several other similar average built houses.  It’s a specific type of home but it’s a popular home in Vermont and it sells pretty well.  There’s no reason why I would want to put a negative factor on it by saying like you might do on a single wide or a double wide.  It’s not my experience that a log cabin suffers in the market.  I haven’t specifically seen that so I wouldn’t necessarily differentiate in that manner.  In the end we want fair market value.

Bruce Boedtker asked Bill if he knew off the top of his head what the value was appraised at before this reappraisal was done.
Bill replied I don’t.  

Betty French replied $284,000.00.

Genevieve said and that was how many years ago.

Bill replied that was the 2006 reappraisal.

Bob French spoke and said Lindsay D’Anna house on Farm Road with 10.2 acres of land was assessed at $351,900.00 and they lowered it to $297,200.00.  Donnie & Betty Burke home on Strawberry Hill with 8.08 acres was assessed at $289,100.00 and lowered to $277,900.00.  Thomas Pilkington on Rush Meadow Road with 9.85 acres was assessed at $368,900.00 and lowered to $247,000.00.  A new log cabin on Cemetery Road owned by Matthew Griswold with 4 acres was assessed at $315,200.00 and lowered to $245,800.00.  I looked at two houses also Mark & Lauri Bessey on Cross Road with 5.1 acres was assessed at $319,500.00 and lowered to $286,000.00.

Another one on Rush Meadow Road Robynlee Riechard with 6.2 acres was assessed at $394,500.00 and lowered to $295,200.00 which is on my road.
Bob continued saying we have found 22 log cabins for sale in Windsor County for under $300,000.00.  We have been in touch with three real estate agents and their estimation for our log cabin was between $270,000.00 and $300,000.00 which is much lower than the current appraisal of our log cabin.

Bob said here’s a new listing that just came out which is a 1999 log cabin up in Bethel.  It’s a lot bigger than mine and they are asking $271,900.00.  I have a list of all these log cabins. 

Nancy asked if we could have a copy of that information for testimony.  Bob & Betty gave us the list for the Clerk’s file.

Bob said I was here long before these people that live around me.  I use to have a view.
Nancy asked if the board members had any questions for either Bob or Betty.

Tom asked if he listed all those properties that he read to us and if we had them.

Nancy replied yes.

Nancy asked the board members if we wanted to set up an inspection committee for each case as we go along. 

Tom said could I address this chair.  When we get down to Barth I was there before so I would like not to be on that inspection.

What the next phase is we will set up an inspection committee of at least members of the board and we will set up a time to come and do an inspection of your property.

Bob said nothing has changed since before.

Nancy said we have to.  It’s part of the process that we all have to go through.  

After some discussion the inspection committee will be Mark Nowlan, Shannon Harrington and Gary Burke.  The inspection will be on Wednesday, August 7th at 6:30 PM.

Case #13-02-0731  Robert & Maria Gray
Nancy read the Gray letter to the board members.
Lister Hal Pyke passed out the residential property record card and the itemized property costs on the Gray property and the handout prepared by Bill Krajeski.

Bill said this report is done pretty much the same way as the first one.  The valuation of the property is $546,200.00 with a breakdown of land and improvements.  This is a one and a half story dwelling with a one and a half story detached garage. This sits on 10.26 acres of land.  The home is sited in a 25 grade neighborhood which in West Windsor is basically close to an average neighborhood.  It’s graded as a good quality home a 4.5 grade.  That would be basically about a B- or C+ home.  It’s a different grading system with 3 being average.  The home is considered an average to good condition.  The home has 2 ½ baths, 3 bedrooms and 2,324 square feet of finished area.   The garage is a 384 square feet garage.

Bill continued saying the grievance result was adjusted from $571,600.00 to $546,200.00.  It was lowered for two specific reasons.  First the grade was lowered by a half a grade from 5 to the 4.5 and we increased the depreciation which was moved from good condition to average to good condition and that is what created the difference in value.  It was inspected during the 2013 appraisal.
Bill said in the market analysis we found two similar homes.  First of all let me address the appraisal report that was given to us in hearing.  It’s a mortgage reappraisal report with comparables and the decision of the listers’ at the time was that it didn’t accurately represent what the value was.  It was done for the purpose of remortgaging a house or selling a house.  The feeling was that the value was understated pretty substantial on the report.  I’m sure it got to whatever value they needed to work.  Hopefully whatever mortgage they were trying to get on the house or attempting to but we didn’t think it was an indication of fair market value but rather a sufficient value to gain a financial situation that was being approached.  We looked at two different properties.  One was at 1074 Coon Club Road that sold in July 2010 for $440,000.00 and the other one was at 1043 Banister Road that sold in January 2013 for $440,000.00.  We looked at these two comparables because they are relatively close in terms of quality etc.  The thing that’s different between the two is comparable number two which has vinyl siding house and it also has electric heat which, are two very negative factors because when people move to Vermont they want wood siding on their houses and electric heat need I say any more.  We also found in the Gray home also has a level of finish in the basement.  It’s a minimal amount.  The two comparables did not have any finished area in their basements.   We felt as though given the $440,000.00 sales a better location on Bible Hill Road with a better view factor and given the two comparables how they were that much, particular the second comparable, with the electric heat and vinyl siding.  At $440,000.00 it puts his at a $100,000.00 to above which is where we though it should be.  We looked at the comparables that were given in your report and didn’t feel that they accurately represented the house.  These two were similar houses sort of similar locations not quite as good but not quite the same quality as yours.  The finished area downstairs, the vinyl siding, the electric heat inside the house versus the standard hot water baseboard heating system inside a house.
Bill said finally we looked at an equity analysis of all the houses on Bible Hill Road.  The average value on Bible Hill Road is $512,200.00.  The Gray house is at $546,200.00.  We think it’s a better grade then many of the houses on Bible Hill Road.  We feel strongly that the valuation as presented the $546,200.00 is a legitimate value for the Gray house.
Nancy asked if there were any questions for the listers’ or on any of the information that we received.

Gary Burke asked which house is this on Bible Hill Road.

Bob Gray replied the one with the porches.

Gary said oh okay.

Genevieve said just before Peter Ferick and Tom said the house that Drena built.

Gary replied okay.

Bob Gray passed out a handout and said he didn’t know if he had enough handouts but maybe a couple of us could share.

Bob said he had a question on the valuation report done for the town.  It says to establish new values for all property by analyzing the sales of property within West Windsor.  What I did was a 22 page report of listings of sales from 2011 to 2013 and a copy of this is attached.  What I found was if you take a look at the sale price and the 2013 proposed valuations there’s a lot of difference.

You say the sale of the home is an important part in trying to figure out what the valuation is.  You will notice that 57 Banister Road is listed here twice and the reason for that was that it was bought in extremely poor condition, remodeled and then resold.  Bob said there are seven of the homes where the value that was put on is more than 10% different than what they sold for.  I kind of question what is going on with that.  The next thing is we did refinance our home and the representative from the town was there at 9:00 AM and the representative from the appraiser was there at 11:00 AM on the same day so they really saw the same thing and what he did is he went through and he found three comparable sales and there is a six page uniform residential appraisal report and it list the 1043 Banister Road which is one of the comparable that you used.  Another one was 893 Brownsville-Hartland Road and another property in Weathersfield on Skyline Drive.  The 1043 Banister Road sale price was $440,000.00 and the assessment is $441,500.00 so that’s pretty close and then they go through adders and deducts.  That was a 15 acre property ours was 10 acres so they took $25,000.00 off for that and then there was an adjustment for the gross living area, an adjustment for the small finished area in our basement and there is a finished area over the garage so they added $5,000.00 for that.  Basically they got a net adjustment of the property being worth $425,200.00.  The same thing on 893 Brownsville-Hartland Road the sale price was $379,000.00 and the 2013 assessment is $375,500.00 so it’s close.  Then with the adders and deducts they get that property being worth $404,000.00.  The third property is in Weathersfield on Skyline Drive and it looks over the Weathersfield Center Road so it has a great view as does ours.  With adders and deducts it gets to a value of $425,600.00.  So those are the comparables and basically two of them come out to $425,000.00. 
Bob said on page 3 of 6 of the uniform residential appraisal report they go through the cost basis and the one thing that is missing in those calculations is he used $150,000.00 for the land.  I’ve included pictures of our home and the view and then there are pictures at the end of the two comparables that are located in West Windsor.  When we were in for the grievance portion of things when we shared with them this report we were never told that the comparables that were used by the appraiser weren’t comparable.  The appraiser is a gentleman named Brian Lessard.  He runs a business called REVARA.  He’s been in the real estate business for 25 years.  He started in 1988.
We would like to request that you take another look at the value of our home.  Do I need to be there when you come and look at the house?

Nancy said if you can’t be there is there someone that can let us in.

Bob said he would be around after August 12th but not before.

The site inspection was set up for Wednesday, August 14th at 6:30 PM.  The inspection committee will be Genevieve, Nancy and Mark.

Case #13-03-0731  Lee & Patricia Eastman
Nancy read the Eastman letter to the board members.
Lister Annie Burke passed out the residential property record card and the itemized property costs on the Eastman property and the handout prepared by Bill Krzjeski.

Bill went over the handout he prepared saying the property was located at 3052 Brownsville-Hartland Road.  The assessment on the property is $203,400.00.  The property consists of a ranch style dwelling with a detached garage and an in-ground pool with a small pool house.  It sits on 1 acre of land.  The home is sited in an 18 grade neighborhood which is one step less than average. The Brownsville-Hartland Road has traffic so it’s graded a little bit lower than what is average.  It’s a mix neighborhood in many ways because you have everything from a 1.2 million dollar value home to a $70,000.00 home on the same road.  Grievance was granted in this case and the value was lowered from $209,700.00 to $203,400.00.  The adjustment of 10% was applied to the land value because of the steep driveway.  The house was inspected during the 2013 appraisal and found to be in average to good condition.  It’s a pretty ranch home.  It’s an average grade build in 1965.  We found two sales that we could look at.  One of them was found on Route 44 and sold in August 2012 for $190,000.00.  It’s a one and a half story versus one story but they are about the same size.  They both are relatively modest homes and the same kind of square footage.  There’s 1,200 odd square feet in the Eastman home along with a finished basement with a walk out basement.  The house on Route 44 has 2 acres of land and its graded average and considered to be in good condition.  It is graded because it is on Route 44 it is in a 10 neighborhood which is next to the lowest because Route 44 is the heaviest traffic street in town.  We go anywhere from a 9 to a 40. A 9 is right around here in the center of town and typically the 10 is running out both ways on Route 44.  The second sale that we looked at was at 752 Brownsville-Hartland Road and the same neighborhood as the Eastman home.  It sold in March 2013 for $156,500.00.  It’s also a ranch style home.  It’s a little bit older built in 1960.  It’s a little bit smaller with 1,144 square feet.  It’s on a tiny lot a quarter of an acre.  Eastman’s lot is an acre so there is a difference there and the other thing to remember is there is no finished basement in this one.  There’s relatively similar in size but the Eastman home has an 812 square foot finished area in the basement.  It’s a 3 grade home average condition.  It’s sited in the same neighborhood at 18 as the Eastman’s house.  
Bill said when we looked at an equity analysis we tried to take similar homes ranch style homes that are in 9, 10 or 18 neighborhoods.  Average assessments for ranch style homes in those neighborhoods are $236,500.00.  The assessment for this one is $203,400.00.  It falls once again within a reasonable range of what everyone else is being assessed for.  We feel the Eastman home has a proper fair market value assigned to it and is fairly assessed in comparison to similar homes.
Nancy asked if the board members had any questions for the testimony.

Mark Nowlan said I was just wondering that Lee brought up not having cable or cell phone service.

Does that have anything to do with the appraisal?

Bill said I’m an appraiser who believes that you need to have proof because you start making adjustments and I don’t mean in West Windsor.  There is no evidence that I have seen at this point that shows me that that makes a difference.  Now will somebody come up to this house and say it doesn’t have cell service I don’t want to buy this.  I may have someone else that walks in and say it doesn’t matter to me because I can get DLS or whatever.  I don’t care about cell service.  I have a feeling if it does affect it I don’t know how to pull it out.  What would it be?  Is it 5% or less?

Tom said I have a question but I’d like to hear Mr. Eastman’s testimony before I ask the question.

Shannon said I’d like to ask a question regarding the neighborhood codes on the equity analysis.  Are those West Windsor neighborhoods?
Bill said there all West Windsor.  I’m not giving you anything outside of West Windsor.

Lee Eastman spoke saying you went through a lot of stuff about my home and I have to agree with that.  I have no argument with that but I will argue that a house without cell service or internet connection has to be devalued.  There’s no question.  This gentleman was at my house and he did not buy it no matter what it was because he doesn’t have the service.
Lee continued saying I may be wrong on this but I think that the Town of West Windsor just voted to bring service into the village, Fiber Optic into the village of West Windsor.  Is that correct?  Is that a correct statement?

Glenn replied yes.

Lee continued saying in that case I have no service.  You get the best service there is coming into the village.  I live on the second busiest highway in this town.  Why don’t I have any service?  That’s why I object to the value on my home nothing else but that.  You can’t sell that house without to a young person today.  At my age that house has to go on the market shortly.  If I was much younger I would say it will probably happen.  I’m not sure it’s going to.  Somebody needs to push this.
Tom asked if that one acre was surveyed or does that deed read one acre more or less.

Lee replied I believe it’s nine tenths of an acre.  I’ve have to go back and look at everything I have.

Tom said the site visit will take care of this but on comparable number two a quarter acre lot.  How much of that quarter acre is usable?  That’s what I want to know because when you go to his the town fathers have a problem with this corner of what part of that one acre is considered usable.  I guess that is what the inspection committee will find.

The inspection will be on Tuesday, August 6th at 7:30 AM.  The inspection committee will be Tom, Glenn and Shannon.
Hal Pyke spoke briefly saying he lives on Seems Road and we can’t use cell phones because of the mountain.  It blocks the signal except if you subscribe to one of the large telephone carriers.  My wife has a cell phone that works just beautiful up there.  We have internet through Comcast with a dish on the house.  Despite our location we do get cell phone and internet.  Hal asked Lee if he had looked into that.

Lee said he looked into everything.

Nancy said I appreciate everyone’s comments but we need to move along.

Case #13-04-0731  Adam Wagner & Christine Rovinski-Wagner
Nancy gave the oath to both Adam and Christine Wagner.

The letter wasn’t ready because of the length of it.  

Lister Annie Burke passed out the residential property record card, the itemized property costs and the handout prepared by Bill Krajeski.
Bill went over the handout he prepared saying the property was located at 3431 Brownsville-Hartland Road.  There is a new home on the property and there is also a mobile home on the property that I assume was there when you built the house. There is also a small shed on the property and has 9.74 acres of land.  The home is sited in an 18 grade neighborhood which again is one step less than what an average is.  The home was constructed in 2008.  It’s graded as a good 4.0 quality and is in average condition.  The home has two baths, three bedrooms and has just over 3,000 square feet of finished area inside.  There is a 1970 single wide mobile home on the lot.  It’s a pretty small one.  It’s graded below average and in fair condition.  The original value on this before grievance was $509,100.00 and it was reduced to the current value of $475,100.00.  An adjustment of 10% was placed on the land value for topography and the mobile home value was lowered in the grievance hearing.  Both of these houses were inspected during the 2013 reappraisal.  When I did the market analysis on this house I ignored the value of the mobile home.  I’m not sure it has much value for the most part.  If you were to sell the property more than likely someone would ask for it to be removed more than likely.  I’m not going to give you comparables that have a house and a mobile home.  I’m not going to find them first of all.  I have three comparable properties.  The first on is at 728 Jewett Road and it sold in October 2011 for $450,000.00.  It’s a slightly bigger home built in 1988 so it’s 20 years old.  It’s a larger lot 33.4 acres of land.  It has 3,464 square feet of floor space, 4 bedrooms, 4 baths and 1 fireplace.  It’s graded at a 3.5 grade and the Wagner property is graded at 4.0.  It’s considered in good condition and is sited in an 18 grade neighborhood which is the same neighborhood grade as the Wagner house.  The second comparable is 862 Yale Heights Road which sold in March 2011 for $375,000.00.  The third comparable is 1074 Coon Club Road which sold in July 2010 for $440,000.00.  It’s a smaller home than this but it has a level of similarity to this house.  I felt it was a good comparable.  The difference between the comparables and this home more than anything else are it was tough I couldn’t find too many more homes in town that have sold.  There were one or two of them but they were much upgraded houses from what this is.  I tried to find houses that run close to the same square footage, same kind of location but they are older than this.  On the market analysis it was hard because there is everything from $70,000.00 to 1.1 million dollar homes on the Brownsville-Hartland Road.  What we did was take the higher quality houses on the road.  We took the 3.5 plus grade.  This is a 4.0 grade.  We tried to look at what those assessments were.  The average assessment was $446,100.00 and this is at $475,100.00.  However primarily the houses were lower grades than this house.  Once again we felt this house was fairly assessed.
Nancy asked if the board members had any questions for the listers’.

Mark said you stated the mobile home was of no value but does it have electricity and sewage.

Christine Rovinski-Wagner stated it’s all disconnected.
Bill said we only have a $2,100.00 value on it.

Nancy asked currently is the mobile home occupied. 

Christine replied no.

Christine then spoke saying on the mobile home as I just said it’s not connected to anything.  It has been sold to Dean TanCreti and Cathy received the mobile home paperwork a couple of days ago.  The only thing that is holding up moving it out of there is all the rain that has been happening.  We don’t think it should be taxed and we previously told the lister’ it’s sitting on wheels.  It was never on a concrete foundation.  It was misrepresented we believe.  

Glenn asked if you can tell me when the sale took place.

Christine said it was a couple of weeks ago.

Christine continued saying the outbuildings.  We don’t feel that should be included.  When we bought the property the shed was at zero percent good.  Since 2008 we haven’t done anything to this shed except put a lock on it.  Rats live in there I’m presuming there rats. 

Christine continued saying that Seth Warren did provide us with comparables and he feels our assessment should be in the high 300s.  The two most recently constructed homes that have sold in West Windsor lately are 862 Yale Heights Road and 123 South Knob Hill Road.  Both were in the high 300s, where we were originally assessed.  In the past couple of years there have only been a few sales above 400K, and those properties all were on significant acreage, the smallest being 15 acres, with several acres of flat, open, usable land.  The most comparable property geographically is the one sold last fall at 893 Brownsville-Hartland Road for $379,000.00.  It was a big house, 2 car garage, 5 acres, nice view, very solidly built house, with some exterior maintenance that needed to be done, new roof, etc.  The property at South Knob Hill Road the house was of similar quality to ours, built in 2004, superb view, 4 acres, not as much square footage as ours.  This sold for $360,000.00 in May 2013.  The average devaluation of the three most comparable properties in West Windsor was 20.2 %.
I looked at all properties on the Brownsville-Hartland Road and out of 60 properties 36 properties decreased in proposed valuation.  The average devaluation of the 36 properties was 26%.  The number of properties on the Brownsville-Hartland Road that increased was 24 and the average increase in valuation including ours was 9.03%.  The average increase without ours included was 7.70%. The average devaluation of all 60 properties including ours was 17.3% and without ours the average was 18.1%.  The proposed increase in valuation for our property per the listers’ letter dated July 5, 2013 was 25%.   The proposed increase in valuation for our property significantly exceeds the percentage value applied to:  A) Comparable market value properties, specifically a difference and increase of 45%; and B) the general mass of property in the community, i.e., the Brownsville-Hartland Road.  Specifically, a difference and increase of 1) 46% over devalued properties 2) 17.3% over properties with increased valuation 3) 43.1% over devaluation of all properties.  We believe the percentage value applied to our property, 3431 Brownsville-Hartland Road significantly exceeds the percentage value applied to the general mass of our community, and we request a valuation that is consistent with the percentage value applied to the general mass of our community.
Nancy asked so what do you feel your assessment should be.

Christine said I feel it should be in the high 300s.

Bill spoke and said you need to keep two things in mind.   When we did the reappraisal at no point did we every look at your old value to try to determine your new one.  The last reappraisal was done in 2006.  I have no idea how good it was done or how poorly it was done.  It wasn’t my job. My job was to move forward.  Comparing old to new values is never anything we did in an analysis that we took.  The second factor is you were ordered by the state to do a reappraisal because your CLA was 115% and your COD was almost 20 which means you were assessing property anywhere between 145% of market value and 80% of market value.  Therefore, you are going to see a very large swing in the way the values change so it’s important to remember those two facts.  The state statistics told you with all due respect the community was a mess in terms of its assessment and simply a matter this is not what we do.  It’s not my function to look backwards and say why did they set that value in 2006.  I certainly understand the argument.  Taxpayers often look at this because they are trying to get their fingers on what went wrong.  I do understand that but I just want it understood that your old value was at absolutely at zero consideration to me in establishing your new one.  It was not a consideration.  We had sales of property for $650,000.00 that was assessed at 1.2 million dollars.  We had properties that were assessed for $70,000.00 I’m pulling numbers that may have sold for $100,000.00.  It was all over the board so if I’m seeing you will see my assessments jump all over the board to.  
Christine said going back then maybe I misunderstood the state material that say fair market value is the value at which a seller could reasonably sell and a buyer could reasonably expect to buy without pressure.

Bill said that is absolutely correct.  Your first presentation about the market value is a very legitimate presentation.  It was the second part when you started talking how this on went up and this one went down that I was trying to at least present a difference foundation for why you would see it.
Nancy said we need to move along.

Tom said have we determined whether that trailer is taxable or not.  I mean if it’s on wheels and it was connected up to anything.

Bill said it’s a very gray area.  It has a $2,100.00 value on it.
Tom said does Joel Hale still have a right of way through your property.

Christine said they have never had a right of way.  That was something that was determined when we bought the property.  What the arrangement has been since is if Joel wants to go onto his property he needs to call and ask permission and we have the ability to say yes or no.  He has never had a right of way. 

Tom said my concern was with all the land there whether someone could put a road right through.

Christine said no they couldn’t.

The inspection will be on Tuesday, August 6th at 8:00 AM.  The inspection committee will be Glenn, Tom and Polly. 

Polly will also go on the inspection for Lee Eastman in place of Shannon as they are both the same morning and Wagner is just up the road from Lee Eastman.

Case #13-05-0731  Seth Warren
Nancy gave the oath to Seth Warren. 
The listers’ passed out the residential property record card, itemized property costs and the handout prepared by Bill Krajeski on the Seth Warren property.

Nancy then told Seth that what we have been doing is letting the Listers’ present their evidence first and then the appellant.

Seth said I don’t know how much detail they go into but maybe I can save you some time by saying I don’t have a problem with the total assessment but I’m contesting the ratios of the housesite and the land value.  This might save the listers’ some breath.

Bill Krajeski said we’re just let this report stand as it is and let Mr. Warren continue.

Seth continued saying I’m contesting the ratios of the land value to the housesite value.

Nancy said so according to this we have your total assessment at $693,700.00 with a breakdown of land at $326,700.00 and the improvements at $367,000.00.

Seth said this is the first time I’ve seen the land valued at $326,700.00.  Is that something different then the housesite value?
Mark replied the housesite value is $517,000.00.

Seth asked why is the housesite value at $517,000.00 and the land value at $176,700.00.  That’s how it was presented to me in the paperwork that I received from the listers’.

Bill said we have $150,000.00 on the first two acres and $176,700.00 on the remaining for a total of $326,700.00.  That doesn’t include the $12,000.00 that is always added for your water system and septic system.

Seth said so the contention the numbers that I had previously were $176.700.00 for everything but the two acre housesite and improvements there on.
Bill said I apologize but I’m not sure what you’re asking me.

Bill continued saying I show here a housesite total of $517,000.00 and a homestead of $693,700.00 with the housesite just being all the buildings and two acres.

Seth said so the previously numbers from the previously assessment were a 50/50 allocation and the current ones are 75/25 allocation between housesite value and land value.  I take exception or I’m curiosity about the land value the two acres being around the house being as much as my remaining 51 acres.  That seems to be a tough number for me to reconcile.

Seth said before I get to off track let me read what I have prepared.  First I know most of you are volunteers and so I appreciate your time and opportunity to voice my concerns.  I’m here very simply and the reason I care about the ratios is I’m enrolled in the current use program and an inaccurate ratio of housesite value and land value significantly increases my property tax bill.  The change to the ratio between my housesite and my land following the reassessment was significant.  As I stated before the previous ratios were very close to 50/50 and they are now proposed to be 75/25.  My housesite increased $65,000.00 and my land value decreased $295,000.00.  This has had the effect of increasing my property tax bill for this property by over 30% from last year.
I feel the revised assessment ratios are inaccurate from two separate perspectives.  First, residential real estate values in town are known to have decreased approximately 30% from their peak, which coincidentally was in 2006, when the last reassessment was performed.  Total assessed value is supposed to be market value.  I purchased my property in the fall of 2005 for $925,000.00, and my assessment in the spring of 2005 was determined to be what I paid for it.  So we have a well-documented and uncontested basis for its value in the previous assessment.  Subtracting 30% from my original assessment yields $647,500.00 total, $316.260.00 house, and $331,240.00 land.  By contrast, the town has valued my house at $517,000.00 and $176,000.00 respectively.

First, the Town contends my housesite value went up $65,000.00 while the market at large declined approximately 30%.  There is ample evidence that the overall market has declined significantly since 2006, and I simply cannot see how these two numbers can be reconciled.

Second, the Town contends that the value of my land dropped more than 60% from $473,200.00 to $176,700.00.  This contention would require the Town to demonstrate that market values of large parcels of land, as shown by recent sales, support such a huge decrease.  The only legitimate arm’s length sales of comparable large land parcels in town in the past few years are 47 acres that sold on Delano Road in 2012 for $475,000.00 and 82 acres that sold for $500,000.00 on Cow Shed Trail this past winter.  The Delano Road property had a large barn, fencing, and an outdoor riding ring, so the raw land value of that sale needs to be adjusted down to approximately $400,000.00.  The average price per acre of these two sales is just over $7,000.00 per acre, conveniently in line with approximately a 30% reduction from the 2006 value.  This value per acre, applied to my 53 acres, yields approximately $380,000.00.  I feel that both of the comparable sales had superior views and more open land than my property, therefore I think they were worth more per acre than mine.  30% subtracted from my previous land assessment yields $331,000.00, which I feel is accurate.  As these are the only two comparable land sales in the past couple years in West Windsor, the Town simply lacks any evidence to counter my conclusions.
There are also additional general market statistics that support my argument.  The only way the Town’s proposed housesite/land value ratios would make any sense is if houses on very small parcels of land could be proven to have increased in value since 2006, while houses on large parcels of land could be proven to have lost tremendous amounts of value.  This simply cannot be documented.  In fact, I would argue to the contrary.  Over the past 5 years, the average acreage of houses sold over $500,000.00 in West Windsor has been 35.5 acres, only one has had less than 40, two more than 50.  5 sales.  If one were to attempt to argue that this stat doesn’t provide any conclusions, I would go on to add that there have been 13 residential properties listed over $500,000.00 in West Windsor that have not sold, and only 4 have more than 26 acres.  There is plenty of inventories in town at higher price points on smaller parcels of land, but they are not selling.  I feel this is clear evidence that a large parcel of land makes a residential property more desirable than ones with small parcels, and therefore that acreage is an important component of a property’s overall value.
Fair is fair.  I have spent between $20,000.00 and $30,000.00 painting and putting hardwood floors in a couple rooms in my house since 2006.  The Town’s total assessment of my house if $693,700.00, $46,000.00 more than my original assessment, $925,000.00, after being adjusted down 30%, which would be $647,500.00, which is why I am not contesting the total assessment amount.
In conclusion, I ask that the Town change the ratio of my total assessment of $693,700.00 to be the same as it was established to be in the 2006 assessment, housesite 48.8% and land 51.2%, which yields $338,525.00 and $355,175.00 respectively.  I strongly feel the Town does not have comparable sale market statistics to refute this conclusion, and case law has held that assessed values must be market values.  Thank you for your consideration.

Nancy asked the board members if they had any questions.

Shannon said did you say your conclusion was we have the land at $326,700.00 and the improvements at $367,000.00 and you’re not questioning the total number but you would like to see the ratios changed.

Seth said they have my unimproved land at $176,000.00 and that is the only thing that is fairly comparable to the previous numbers.

Shannon said so it’s a minor change.

Seth said no it’s a significant change.  The land value was previously $355,000.00 and $338,000.00 for the house and now they are $176,000.00 and $517,000.00 so that’s a significant change.

Mark said so to put it simply because your land value went down that’s why you have to pay more taxes under the current use.
Seth said it’s not saving me as much money under the current use.

Bill said the other point that I was going to make and it’s a perfect example is that lot on Cow Shed Trail.  It sold for a half a million dollars and it’s previously assessment was 1.1 million dollars.  It shows how land value has changed.

Seth said that directly contradicts your previous point which was that you weren’t drawing conclusions from the previous assessed value.

Bill said I’m just saying what you said that the values all went down in land and that’s at least proof of why they had to come down.  I’m sorry maybe I’m not making my point.

Seth said I just want to make sure everyone understands my point that there’s no way that property would have sold for 1.1 million dollars effective in 2006 so it’s reduction in market value to $500,000.00 is in my opinion not anymore applicable in this case than your previous point which was you weren’t.  
Nancy said what we have to do is come out and look at your property.

The inspection committee will be Genevieve, Mark and Nancy on Wednesday, August 14th at 7:00 PM. 
Case #13-06-0731  John & Constance Barth

Nancy gave the oath to John Barth and read his letter to the board members.

Lister Annie Burke passed out the residential property record card, itemized property costs and the handout prepared by Bill Krajeski on the Barth property.

Bill spoke saying the Barth property is located at 1858 Bible Hill Road and the assessment is $424,300.00.  The property consists of a one story dwelling, a small barn, a detached garage and sits on 11.3 acres of land.  The home is sited in a 25 grade neighborhood, a slightly above average grade neighborhood for West Windsor.  The home was constructed in 2006 and we consider it to be of good quality a 4 grade house and it’s in good condition.  It has three and a half baths, 3 bedrooms and has $1,488 square feet of finished area inside the house and it enjoys a nice view.  At the grievance request the value was lowered from $432,500.00 to the current $424,300.00 and that was due to a topography adjustment due to some wet land.  The house was inspected during the 2013 reappraisal and found to be in good condition.  We found three comparable homes to look at.  They are 1074 Coon Club Road which sold in July 2010 for $440,000.00.  It’s a cape style house with 1,824 square feet and sits on 4.18 acres of land.  It’s an average grade and considered to be average to good condition. This is sited in a 25 grade neighborhood which is the same as the Barth home.
The next comparable was at 1043 Banister Road which sold for $440,000.00 in January 2013.  The home is a cape style built in 1981 so it’s a little bit older, quite a bit older twenty years plus.  The home has a little bit more square footage about 2,300.  There are 4 bedrooms, 2 baths, 1 fireplace and it’s sited on 13.11 acres of land.  The home is also graded at 4 (good) and is considered average to good condition.  This house is also in a 25 grade neighborhood, the same as the Barth home.  The last property is 183 Highfield Drive which sold in November 2010 for $375,000.00.  It’s graded at a 3.5 a little bit below what the Barth home is at it’s a 4.  It sits on 11.15 acres of land which is pretty similar in size.  We looked at the three comparables and you have two sales at $440,000.00 and a $375,000.00.  They’re all pretty comparable.  Sale number two is that home that has vinyl siding and electric heat so it would be considered a little bit lesser quality in terms of the interior finish on the inside.  We feel that it is fairly assessed at $424,300.00.  You also have an analysis of the Bible Hill Road homes attached and the average assessment of these homes are $512,200.00 and the Barth assessment is at $424,300.00 so it’s not out of line in what we are seeing outs where.

Bill continued saying the only thing I tried to do and you have to excuse me Mr. Barth if I got it wrong.  I was trying to figure out where the comment came about the $20,000.00 less.  I was trying to look it up and find it and the only house I could find was Sonya Klein.  Is that the one you were talking about?
John Barth replied yes.

Bill said and there site value is the same as your site value.

John said so that must have changed because it wasn’t before.

Bill said they didn’t file a grievance or anything that I’m aware of.  Its $150,000.00 on their main lot which is what is on your main lot.
Nancy asked the board members if they had any questions.

John said obviously it’s to new for you people to have in your reports but there is a house on Banister Road that just sold for $275,000.00 and it was listed in your tax book at $410,000.00 and it just sold for $275,000.00.  That just happened in the last few days.  Am I correct?
Annie replied it doesn’t matter.

John said oh it doesn’t matter.

Annie replied not until April 1st.  It’s whatever it was as of April 1st.

John said the statistics that I had to go along with this business was that in Vermont the average construction of housing and stuff went down 3%.  The national average was between 30 and 40% of devaluation of housing.  The house on Banister Road that just sold the other day was 33% drop and they sold it.  It was on the market for 17 days I believe.  

John continued saying our taxes on our house went up 22.79%.  It comes out to $1,481.07 jump and that is a huge jump.  The other parts I don’t understand are how my house increased in value when most things depreciate over years.  The other statistics I had was our house as far as square footage was at $144.00 a square foot and the Klein house which has a nice copper sink in the bathroom is at $137.00 a square foot.  I don’t know how you can equate that stuff out as far as the materials in a house.  The Klein house is also a post and beam which is one of the more expensive buildings to build as opposed to stick built.   Anyway I don’t want to keep you too much longer what I did was take 3% off the $353,100.00 which was what my housesite was in 2007 and it comes out to $10,593.00 which if you subtract it from the $353,100.00 it comes out to $342,507.00.  Then I subtracted the housesite value from the homestead value and that will give you the value of the remaining land which calculates out to about $30,500.00 for the rest of the land.  I added that to the $342,507.00 and I came up with $373,007.00 which I think should be the correct taxable value of our property.  I don’t know if I could even get that for my property.  My wife and I watch the real estate very closely and she doesn’t think we could even get that for our house if we wanted to sell it.
According to the State of Vermont it’s supposed to be your marketable value.  The State of Vermont overall went down 3% and yet my dwelling the house itself went up by $5,500.00 and my housesite went up by $40,000.00.  That’s it in a nut shell.  I feel the $373,007.00 is a reasonable value for our house.  I spent a fair amount of time doing this.
Tom said I made the point earlier to recuse myself as far as being on the inspection committee and the reason being if I remember right that some of those bedrooms only short people can utilize the whole room.  I don’t know whether when you did the measurements that you checked because it’s not like an 8 by 8 room.  The way it’s constructed the building you have what you call a bedroom but only little short people can utilize the whole space.

John said there’s a dormer.

Susan said it’s like my house.  I have dormers and you can’t get under them so you measure from about five feet up or shoulder height and that’s how you get the square footage.
The inspection committee will be Mark, Gary and Shannon on Wednesday, August 7th at 7:15 PM.

Nancy said so one person on each inspection committee will write up the inspection report.

Nancy said the next item on the agenda was the approval of the June 27, 2013 minutes.  Tom made a motion to accept the minutes.  Genevieve said there was one word that I wanted to change.  On the next to the last page second paragraph second line the word supported should be supposed.
Nancy asked if we had a second and Polly seconded the motion.  Nancy said we have a motion and a second to approve the minutes with the correction of June 27, 2013.  The motion passed unanimously.
Nancy asked if there was any other business that we need to do.  Nancy said I guess we need to set up our next meeting to hear the next six.  
Cathy said we need to set up a meeting to hear the inspection committee reports and make a decision on the six we heard tonight.

Nancy said do you want to get this group done first.

Cathy replied yes.  Then when we meet the next time we can schedule the next meeting to hear six more.

Tom said I suggest that the clerk and the chair coordinator after all the inspection reports are back and coordinator a date.

Genevieve said I think we should set a date now.  We know that the last inspection is on the 14th so if we go a week after that.

Everyone said that sounds good.

The next meeting will be on Wednesday, August 21st at 6:30 PM to go over the site inspection reports.
Tom said my question related to that.  Do I bring the inspection report to the clerk and she will make all the copies for everyone or do I make the copies.

Nancy said how we usually do it if you have a committee one member writes the report and gets a copy to the other members of that committee and to make they concur.  Once that’s done I think we bring one report here and we can worry about it here. Does everyone agree with that?

Genevieve said so we will present it to the full board and then we will do deliberative.    

Tom asked are we reading it or is everyone going to get a copy.

Nancy said I think everyone should probably have a copy.

Mark said my question here is we had two people that did not contest their values on their house so why do we have to do a site inspection.

Glenn said that’s what I was wondering.

Genevieve said the entire thing is a package.  You have to evaluate the entire thing.

Glenn said it’s my suggestion people just jump on line and review the BCA handbook from the State of Vermont.  There are clear guidelines.  It shouldn’t take more than fifteen minutes.
Glenn made a motion to adjourn at 8:30 PM.  This motion was seconded and passed.
Respectfully submitted,

Cathy Archibald

Town Clerk

PLEASE NOTE:  Betty French called on Monday, August 5th and said something had come up and wouldn’t be available for the Wednesday, August 7th inspection committee appointment.  I notified Shannon, Gary and Mark and they also wanted to reschedule the Barth appointment so they could do both inspections on one night.  I rescheduled the French’s appointment to Monday, August 12th at 6:30 PM and the Barth’s on the same evening at 7:15 PM.
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