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October 15, 2008 

 

 

Town of Goffstown Board of Selectmen 

16 Main Street 

Goffstown, NH 03874 

 

 

Dear Board: 

 

Attached is a summary appraisal report of a statistical update of all property values in the 

Town of Goffstown.  Information not found in this report can be found on the individual property 

record cards, in the assessment folders, in spreadsheets in the Assessors computer, in the 

Town of Goffstown 2008 Sales Book and/or in the Vision Appraisal software.  The client for this 

report is the Seabrook Board of Selectmen.  The intended users of this report include the 

Board of Selectmen, the Department of Revenue Administration, and reasonably competent 

taxpayers.  The date of appraisal is April 1, 2008.  With the exception of Current Use, 

Discretionary Easements, Discretionary Preservation Easements, and active gravel pits, the 

property rights appraised are the fee simple rights.   All properties will be appraised to "market 

value".  Market value is defined in RSA 75:1 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. The selectmen shall receive and consider all evidence 

that may be submitted to them relative to the value of property, the value of which 

cannot be determined by personal examination.  

 

As reported in the MS-1 signed September 15, 2008 the total taxable value of the fee simple 

rights before all applicable exemptions and tax credits of the Town as of April 1, 2008 is One 

Billion, Four Hundred Nineteen Million, Two Hundred Sixty Six Thousand, Eight Hundred Thirty 

Dollars ($1,419,266,830).                                 . 

 

Very truly yours, 

 

 

 

Scott W. Bartlett, CNHA, NHCG #455 
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PROPERTY RIGHTS ASSESSED 

 

In keeping with the purpose and function of this report, the property rights valued are the fee 

simple ownership rights of the subject property with no restrictions, indebtedness, or other 

encumbrances. 

 

 

PURPOSE OF THE ASSESSMENTS 

 

The purpose of the assessments is to meet the requirements of: RSA 75:1 How Appraised. – 

The selectmen shall appraise open space land pursuant to RSA 79-A:5, open space land with 

conservation restrictions pursuant to RSA 79-B:3, land with discretionary easements pursuant 

to RSA 79-C:7, residences on commercial or industrial zoned land pursuant to RSA 75:11, 

earth and excavations pursuant to RSA 72-B, and all other taxable property at its market value. 

Market value means the property's full and true value as the same would be appraised in 

payment of a just debt due from a solvent debtor. The selectmen shall receive and consider all 

evidence that may be submitted to them relative to the value of property, the value of which 

cannot be determined by personal examination.  

 

Furthermore, it is the purpose of the assessments to meet the requirements of RSA  75:8-a 

Five-Year Valuation (See Addendum A). 

 

 

FUNCTION OF THE ASSESSMENTS 

 

The intended function of these assessments is to be used by the Town of Goffstown to apply 

an assessed value, based on market value, on all taxable properties in the community as of 

April 1, 2008.  

 

DATE OF ASSESSMENT 

 

The date of the assessment is April 1, 2008, as required by RSA 74:1 and RSA 76:2. 
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DEFINITION OF MARKET VALUE 

The type of value expressed in this report is “market” value, and is defined in RSA 75:1 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”. 

 

The NH Department of Revenue, Property Appraisal Division’s “600 Rules” expands the 

definition and establishes that 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; 

(e)  Assumes an arm’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; and 

(g) Recognizes both the present use and the potential use of the property.1  

 

Taxable value shall be market value of all properties, with the exception of properties assessed 

as open space land pursuant to RSA 79-A:5, open space land with conservation restrictions 

pursuant to RSA 79-B:3, land with discretionary easements pursuant to RSA 79-C:7, buildings 

with discretionary preservation easements pursuant to RSA 79-D:7, and earth and excavations 

pursuant to RSA 72-B.   

 

 

  

                                                           
1
 NH Department of Revenue, Property Appraisal Division, “600 Rules”; Rev 601.14. 
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SCOPE OF WORK 

 

Data collection was started by the previous Assessor, Ron Mace, in the fall of 2006.  1,329 

residential properties were inspected by Ron Mace or George Lielasius.  450 of these 

properties were entered into the Vision system by Ron Mace, the balance was entered into the 

system by me in March 2007.  Starting in 2007 the “Field Inspection Guide” found in 

Addendum C has been used by all data collectors and photographs have been taken of all 

properties inspected.  In 2007 Greg Heyn, Tom Olroyd and Sandra Gromoshack inspected 700 

residential properties.  All of the field notes and adjustments were entered into the Vision 

system by me.  In 2008 Rick and Ellen Brideau contracted with the Town to measure and list 

an additional 1,500 by November 15, 2008.  Approximately 400 properties listed by the 

Brideau’s have been entered into the Vision system prior to the finalization of this valuation.  I 

have inspected an additional 750± properties, including residential, commercial, industrial, and 

utility properties.  The total number of properties measured and listed since the fall of 2006 is 

3,180 properties.  This number includes all known apartments (4 or greater), commercial, and 

industrial properties located in the Town.  For properties that were not inspected or entered 

into the Vision system prior to this valuation, the existing data is assumed to be correct. 

 

All known commercial and industrial properties, including 4 family apartments (commercial 

properties) and up have been reviewed by me.  The majority have  been measured and listed.  

Letters requesting interior inspections have been sent to all known commercial properties that 

were measured, but not entered.  An exterior inspection of the taxable properties located at 

Saint Anselm College was conducted.  All of the building sketches and property details were 

confirmed and updated from records at the Town Hall and information received from Don 

Moreau of Saint Anselm College. 

 

Residential sales since January 1, 2006 have been reviewed and analyzed.  Sales occurring 

since January 1, 2007 have been given greater weight and have been included in the final 

analysis.  Commercial and industrial sales have been examined and analyzed since January 1, 

2003.  Approximately 55% of the residential sales have been inspected since 2006.  All of the 

commercial and industrial sales were inspected in the fall of 2007 or the spring of 2008.   A 

drive-by review has been attempted on the majority of the sales.  Sales information has been 

obtained from deeds received from the Hillsborough County Registry of Deeds.  When 

available the DRA’s PA-34 has been examined.  

 

Requests for Rental Income and Operating Expense information was sent to all apartments (3 

units or greater) and all improved commercial, industrial and utility properties on April 10, 2008.  

Various searches were conducted on the internet to find rental information.  While in the field I 

asked for monthly rent from tenants.  All of this information has been entered into the Vision 

system; all printed reports and analyses have been kept separate in a confidential file and do 

not appear in this report.  Economic rent, expenses and vacancy by property and tenant type 

was estimated and entered into the Vision system.  
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Information for the Economic Valuation under Vision’s Income Approach was entered for every 
commercial property.  The information included types of tenants, size of tenants, capitalization 
code, and quality of building use and location.  This information was entered under the 2007 
income year and has been applied to the 2008 tax year. 
 
Cap rates were developed using a mortgage equity technique and information from the 
following sites.     
 
http://www.capitalfunders.com/CommercialMortgageRates.htm, 
http://www.federalreserve.gov/releases/h15/data.htm,  http://www.federalreserve.gov/releases/h15/data/Monthly/H15_PRIME_NA.txt, http://www.federalreserve.gov/releases/h15/data/Monthly/H15_AAA_NA.txt, http://www.federalreserve.gov/releases/h15/data/Monthly/H15_BAA_NA.txt, 
http://www.cboe.com/micro/bxm/introduction.aspx 
 

A notice was sent out with the June tax bill (see Addendum D) informing all taxpayers that 

preliminary or proposed values would be made available on the Town’s website and in the 

Assessing Office on August 15, 2008.  All preliminary or proposed values were ready to be 

posted on the morning of August 15, 2008; however at the request of the Selectmen, the 

posting of the values was postponed until August 19, 2008.  I met with the Selectmen on 

August 18, 2008 and gave them an update on the progress to date. 

 

Detailed spreadsheets have been developed for the analysis.  Summaries of these analyses 

are found in the Addenda section.  A CD is included with the report with copies of all Excel 

2007 spreadsheets developed. 

 

I own Map 17, Lot 9, 23 Warren Avenue, along with my wife Barbara J Bartlett.  I have 

reviewed my own card in order to verify that the information on the card was correct.  I have 

made no changes to the data on the card.  As a result of the statistical update, the value of this 

property was increased, using the same methodology as other similar properties, from 

$166,600 to $184,700, an increase of 10.8%.  The median increase of a single family 

residence (1010) was 9.8%. 

 

Final values were finalized and incorporated into the MS-1 which was signed on September 

15, 2008 and hand delivered to the DRA on September 16, 2008. 
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ASSUMPTIONS AND LIMITING CONDITIONS 

 

The following Assumptions and Limiting Conditions apply only to the sale data utilized to 

complete the sales analysis, and/or 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) Deeds for most properties are located in the Town’s Assessing files.  It is 

assumed that the information on the property record cards has been entered 

correctly. 

 

2) I have not reviewed the deeds of every assessed property.  Therefore, unless 

previously noted on their property record card, 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. 

 

3) I have not reviewed the surveys of every assessed property.  Therefore, I 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. 

 

4) I  have not reviewed surveys of every assessed property.  Therefore, unless 

noted on the property record card, I 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. 

 

5) I 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. 

 

6) I assume that the properties and/or the landowners are in full compliance with all 

applicable federal, state, and local environmental regulations and laws. 

 

7) I assume that all applicable zoning and use regulations have been complied with. 

 

8) I assume that all required licenses, certificates of occupancy, consents, or other 

instruments of legislative or administrative authority from any private, local, state, 
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or national government entity have been obtained for any use on which the value 

opinions contained within this report are based. 

 

9) I 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. 

 

10) 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. 

 

11) 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, I did not take into consideration 

adherence or non-adherence to ADA in the valuation of the properties addressed 

in this report.  

 

12) 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 

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. 
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14) Information pertaining to the sales of properties utilized in the analysis and 

subsequent report has been obtained from deeds and is assumed to be reliable.  

DRA PA-34’s were reviewed upon receipt and assumed to be accurate.  

 

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 New 

Hampshire Assessing Standards Board (ASB), and is subject to jurisdictional 

exception and the laws of New Hampshire. 

 
16) All information on the individual property record cards is assumed to be correct. 
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ASSESSMENT AND TAX ANALYSIS 

 

 

Assessment and Taxation System:  Towns in the State of New Hampshire collect property 

taxes for the municipal budget, a portion of the county budget, the state education tax and the 

local education tax. There is no set statutory level of assessment in the state; however, 

pursuant to RSA 21-J:11-a, the NH legislature identified five areas of assessing practices for 

the commissioner of the Department of Revenue Administration (DRA) to review and report on: 

 

A. Whether the level of assessments and uniformity of assessments are within the 

acceptable ranges as recommended by the assessing standards board by 

considering, where appropriate, an assessment-to-sales-ratio study conducted by 

the department for the municipality; 

 

B. Whether assessment practices substantially comply with applicable statutes and 

rules; 

 

C. Whether exemption and credit procedures substantially comply with applicable 

statutes and rules; 

 

D. Whether assessments are based on reasonably accurate data; and, 

 

E. Whether assessments of various types of properties are reasonably proportional to 

other types of properties within the municipality. 

 

Addendum A lists the complete guidelines as recommended by the Assessing Standards 

Board (ASB) to the DRA.  Municipalities are reviewed by the DRA on a five year cycle.  The 

Town of Goffstown was reviewed for the 2003 tax year.   

 

A copy of the DRA’s 2003 report is contained in Addendum B.  The Town of Goffstown met all 

of the DRA’s requirements with the exception Guideline D.  “The result of that review indicated 

that of the property record cards in the sample there appeared to be no material errors in 

excess of 5% on 68.6% of the cards, or less than 80% accuracy.  It appears that Goffstown is 

not compliant with this guideline, as the accuracy is not within the recommended guidelines set 

by the Assessing Standards Board.”  The Town started a cyclical re-measure and list in the 

Fall of 2006.  As of the signing of this report approximately 60% of the improved properties in 

the Town have been inspected. 

 

The Town of Goffstown underwent a complete revaluation and re-measure and list for the 

1988 tax year.  A statistical update was performed for the 2003 tax year.  A review of the 

properties measured and listed in 2006 indicates that while the overall dimensions and areas 

of the structures are reasonable, the presentation of the sketches is very poor.  On August 20, 
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2007 I sent a memo to the Board of Selectmen outlining my plan for the Assessments in the 

Town of Goffstown.  A copy of this memo can be found in Addendum E. 

 

The DRA’s equalization study for 2007 indicated a median ratio of assessed value to sales 

prices of 80.1% with a COD of 10.1% and a PRD of 1.01.  The table below shows the Median 

ratio, the COD and the PRD as determined by the DRA for tax years 2002 through 2007. 

 

 

YEAR MEDIAN RATIO COD PRD 

2002 57.4 17.6 1.02 

2003 100.1 6.2 0.99 

2004 86.0 10.0 1.02 

2005 78.2 12.5 1.04 

2006 76.5 11.4 1.01 

2007 80.1 10.1 1.01 

 

 

 The table below is a summary of the total value of the Town, the total value of non-utility 

property and the total value of utility property since 2002. 

 

 

YEAR TOTAL VALUE NON-UTILITY UTILITY 

2002 $    647,279,800 $    631,709,300 $15,570,500 

2003    1,188,464,200    1,165,589,800    22,874,400 

 2004    1,214,698,700    1,190,634,500    24,064,200 

2005    1,232,701,600    1,209,522,000    23,179,600 

 2006    1,248,659,200    1,226,610,200    22,049,000 

2007    1,248,788,230    1,226,739,230    22,049,000 

 

  

Taxes are collected in the Town of Goffstown twice a year.  The first collection is in June and is 

an estimated payment based on the previous year’s tax rate.  The second collection is typically 

in late October or early November and is the final tax bill for the year.   

 

The tax rate is determined by the DRA.  The basic formula for the determination of the 

municipality, county and local school tax rate is the budget amount to be collected by taxes 

divided by the total value of the municipality.  The state education tax rate is calculated in the 

same way, with the exclusion of the utility value.     
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The table below shows Goffstown’s tax since 2002: 

 
History of Tax Rate 

 

Tax Year Actual Tax Rate Equalized Rate2 Total Warrant3 

2002 $32.92 $18.93 $21,085,741 

2003    20.71    20.11   24,407,115 

2004    21.78    18.67   25,936,567 

2005    23.61    18.23   28,584,825 

2006    24.68    18.88   30,298,240 

2007    24.70    19.78   30,349,205 

 

 

Comparison of Full Value Tax Rates of Municipalities surrounding Goffstown 

 

Town 2007 Full Value Tax Rate 

as determined by DRA4 

% Difference From 

Goffstown 

Goffstown $19.60  

Bedford    16.46 -16.0% 

Dunbarton    13.52 -31.0% 

New Boston    14.37 -26.7% 

Hooksett    17.33 -11.6% 

Weare    15.10 -23.0% 

Manchester    15.79 -19.4% 

Average   

 

The Town of Goffstown’s equalized tax rate has consistently been between $18.00 and $20.00 

over the last six years.  Market analysis has shown that property values have been dropping 

since mid 2006, while at the same time, the Town’s Warrant has been increasing every year.  

It is expected that the Town’s equalized tax rate will be greater than $20 per $1,000 of 

assessed value in 2008. 

 

Goffstown’s tax rate is the highest of the surrounding Towns.  This is caused by a small 

commercial and industrial base, a high level of services, and lower overall values than some of 

the Towns, especially Bedford. 

                                                           
2 The equalized tax rate is the actual tax rate multiplied by the level of assessment.  For the purpose of this report I am using 
the DRA median ratio as the level of assessment. 
3 The Total Warrant does not equal the total budget for the year.  It equals the total amount of property taxes to be collected 
by the Goffstown Tax Collector 
4 The DRA uses the equalization ratio, which is the weighted average of sales ratios, to determine the full value tax rate. 
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AREA ANALYSIS 

 

 

 

 
 

 

Description and History:  Goffstown is located in the southern, central portion of New 

Hampshire in the county of Hillsborough.  The Town is considered to be part of the Manchester 

NH Metro-NECTA Labor market, the Merrimack Valley Tourism Region, the Southern NH 

Planning Commission and the Southeast Economic Development Corporation Regional 

Development. 

 

The Town of Goffstown contains 36.89 square miles.  It is bordered by Manchester to the east, 

Bedford to the south, New Boston to the west, Dunbarton to the north and Hooksett to the 

northeast.  The county of Hillsborough covers 1,200± square miles. 

 

The Town was named after one of the original settlers, Colonel John Gaffe.  The Town was 

incorporated in 1761.  The Town contains three villages, Grasmere, Pinardville and Goffstown 

Village.  
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Transportation:  State Highways 114 and 13 run through the Town.  Route 114 commences 

near the southeastern border with Bedford and runs northwest through the Town.  Route 114 

travels northwest/southeast through the State.  Route 13 travels north/south.  Its northernmost 

point is in Concord NH and is southernmost point is the central border with Massachusetts. 

There is close access to three of the four major highways that run through New Hampshire.  

Route 101, east/west across the southern part of the State, is accessed in Bedford, NH, less 

than a mile from the Goffstown border.  Route 293, a beltway around Manchester, accessing 

Route 93, north/south through the State and the Everett Turnpike, north/south from Nashua to 

Manchester, is less than 2 miles from the border of Goffstown.  Route 89, which runs from 

Concord, NH to the northwest section of the State is about 15 miles north of Goffstown.  

Goffstown’s proximity to the State’s highways make for an ideal commuting community to 

Manchester, Concord, Nashua, 15 miles and even Boston, 50 miles.       

 

Population and Demographics:  The table below indicates population for the Town of 

Goffstown, Hillsborough County and the State of New Hampshire for 1970, 1980, 1990, 2000 

and 2005.   
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Population Statistics 1970 to 20055 

 

Year Goffstown Hillsborough New Hampshire6 

Population 

Increase 

per Year Population 

Increase 

per Year Population 

Increase 

per Year 

2005 17,687 0.83% 401,291 0.99% 1,291,396 0.90% 

2000 16,980 1.50% 382,384 2.72% 1,235,786 2.28% 

1990 14,769 3.05% 336,549 4.33% 1,109,252 4.10% 

1980 11,315 2.19% 276,608 4.70% 920,610 4.96% 

1970 9,284   223,941   737,681   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The table above shows the average per capita income and the average family income in 2000, 

based on the 2000 U.S. Census statistics, for the town of Goffstown, Hillsborough County and 

the State of New Hampshire.  Goffstown income data is consistently higher compared to the 

State and to the County. 

 

Unemployment statistics are shown below. 

 

                                                           
5
 http://www.nhes/state.nh.us/elmi/htmlprofiles/goffstown.html 

6
 http://www.census.gov  New Hampshire population statistics – 2005 was estimated by appraiser 

2000 CENSUS DATA 

MEDIAN HOUSEHOLD INCOME BY AGE ($ IN PREVIOUS 

YEAR) 

  Goffstown Hills. New H. 

Median household income 55,833 49,467 41,994 

Householder under 25 48,229 27,718 22,679 

Householder 25-34 54,924 49,047 41,414 

Householder 35-44 68,125 59,054 50,654 

Householder 45-54 71,106 62,125 56,300 

Householder 55-64 55,000 51,647 47,447 

Householder 65-74 26,941 32,944 31,368 

Householder 75 and older 22,721 22,065 22,259 
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Since 1990, Goffstown’s unemployment rate has consistently been below 5% and has also 

been below the unemployment rate of the County and of the State.  The State of New 

Hampshire has consistently had unemployment rates that are lower than the country. 

 

2000 CENSUS DATA7 

GOFFSTOWN NH US 

TRANSPORTATION TO 

WORK 

Workers 16 and over 8,912 

Public transportation 7 0.10% 0.70% 4.70% 

Car, truck, van or 

motorcycle 8,040 90.20% 91.60% 88.00% 

Walk 427 4.80% 2.90% 2.90% 

Work at home 320 3.60% 4.00% 3.30% 

COMMUTING TIME 

Average travel time to 

work (minutes) 26 25 26 

Average travel time to 

work using public 

transportation 120 47 48 

Average travel time to 

work using other 

transportation 26 25 24 

                                                           
7 Sources: U.S. Census Bureau, 2000 Census; ePodunk 

Year

CLF

Increase 

in CLF 

per year Emp Unemp

Unemp 

Rate CLF

Increase 

in CLF 

per year Emp Unemp

Unemp 

Rate CLF

Increase 

in CLF 

per year Emp Unemp

Unemp 

Rate

2006 10,256 0.58% 9,960 296 2.9% 228,202 0.37% 220,110 8,092 3.5% 736,780 0.99% 711,512 25,268 3.4%

2005 10,197 0.23% 9,896 301 3.0% 227,356 1.10% 218,967 8,389 3.7% 729,583 1.11% 703,175 26,408 3.6%

2004 10,174 1.95% 9,880 294 2.9% 224,878 1.12% 215,941 8,937 4.0% 721,564 0.75% 693,648 27,916 3.9%

2003 9,979 1.94% 9,614 365 3.7% 222,381 1.20% 211,920 10,461 4.7% 716,205 0.57% 684,348 31,857 4.4%

2002 9,789 0.24% 9,461 328 3.4% 219,741 0.59% 209,072 10,669 4.9% 712,180 1.03% 679,818 32,362 4.5%

2001 9,766 0.87% 9,506 260 2.7% 218,444 1.82% 210,763 7,681 3.5% 704,908 1.53% 680,706 24,202 3.4%

2000 9,682 3.47% 9,452 230 2.4% 214,534 2.39% 208,988 5,546 2.6% 694,254 2.00% 675,541 18,713 2.7%

1995 8,250 -0.28% 8,003 247 3.0% 191,601 -0.66% 183,552 8,049 4.2% 631,050 0.36% 605,929 25,121 4.0%

1990 8,367 7,985 382 4.6% 198,164 187,400 10,764 5.4% 620,037 2.76% 585,032 35,005 5.6%

1985 544,778 3.36% 524,325 20,453 3.8%

1980 466,438 4.35% 444,956 21,482 4.6%

1976 397,326 370,837 26,489 6.7%

Goffstown Hillsborough New Hampshire

Unemployment Statistics by Year
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Economic Base and Employment:  There are few large employers in the Town of Goffstown.  

The two largest are Saint Anselm College and the Town of Goffstown, with 475 and 400 

employees respectively.  Shaw’s Supermarket and Hannaford Brothers Supermarket both 

have 200 employees.  All other employers have less than 100 employees.  The total number of 

employees employed within the Town is most likely less than 2,000; however, the Town 

benefits from its close proximity to the large employer areas of Manchester, Nashua and 

Concord.  Boston, Massachusetts is also within manageable commuting distance.  

 

Education: The Town of Goffstown offers kindergarten through 12th grade education.  There 

are two elementary schools, Bartlett and Maple Avenue, one middle school, Mountain View 

Middle School, and one high school, Goffstown High School.  Students from New Boston and 

Dunbarton attend Goffstown schools for grades 7th through 12th.  Saint Anselm College, a four 

year, liberal arts college, is located in the southeastern corner of the Town.  There are a large 

number of colleges and universities in the Manchester area and the surrounding areas. 

 

Housing and Land Use:  The Town of Goffstown has 6,588 taxable and exempt parcels.  The 

total assessed value in 2007, including non-taxable properties, was $1,375,003,730 at 80,2% 

of value.  The table below shows the breakdown of assessed values by property type.  The 

table on the next page shows the number of properties by type.  

 

Commercial, Industrial and Utility properties only 

comprise 9.8% of the total value of the Town.  This lack 

of a commercial and industrial base contributes to the 

Town’s relatively high tax rate in comparison to other 

New Hampshire communities. 

 

Social and Cultural Factors:  The Town of Goffstown 

has a Town Administrator and five Selectmen.  In 2007, 

the total property tax commitment, including municipal, 

county, local education and state education, was 

$30,349,205.  The Town has a full-time fire and police 

department, municipal water and municipal sewer.   

 

Saint Anselm College provides college sporting events, 

political events and cultural events. The Town’s close 

proximity to Manchester and Boston, MA provides easy 

access to many museums, sporting events, and other 

social, cultural, and entertainment facilities and events. 

 

 

 

 

Breakdown of 2007 Assessed 

Values by Property Type 

Residential $1,100,053,600 

Commercial $113,256,100 

Mobile Homes $26,483,800 

Current Use $842,030 

Exempt $112,319,200 

Utilities $22,049,000 

Total $1,375,003,730 
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Conclusion:  The Town of Goffstown has a history of low unemployment and moderate to 

high levels of income in comparison to other areas in the neighboring county and the State.  

Moderate, but steady growth in building and market values have had a positive influence on 

the overall economy of the Town.  Close proximity to Manchester and State highways have a 

positive income on both unemployment and income.   

  

Property Types 

Mixed Use - Residential 70 

Mixed Use Commercial 53 

Single Family 4,178 

Condominium-19 Complexes 599 

Mobile Home 313 

Two & Three Family 282 

Land w/Outbuildings 50 

4-8 Unit Apartment Buildings 27 

Apartments > 8 units 9 

Dormitory 3 

Res Vacant Land 275 

Utility 7 

Commercial 97 

Commercial Land 14 

Industrial 56 

Industrial Land 24 

Current Use 225 

Exempt Properties 306 

Total # of Properties 6588 
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NEIGHBORHOOD ANALYSIS 

 

Definition of a Neighborhood:  A neighborhood is defined in Property Appraisal and 

Assessment Administration as "the environment of a subject property that has a direct and 

immediate effect on value.  A neighborhood is defined by natural, man-made, or political 

boundaries and is established by a commonality based on land uses, types and age of buildings 

or population, the desire for homogeneity, or similar factors."8  The aspects of cohesiveness can 

include similar style of buildings; buildings of similar utility; similar age and size buildings; similar 

quality buildings; similar price ranges of buildings; resident's income in same general bracket; 

residents of similar cultural, educational, ethnic, and social backgrounds; and similar land uses. 

There are four forces that generally affect the neighborhood and they are physical, economic, 

governmental, and social. 

 

Neighborhoods are not effectively utilized in this update due to the lack of consistent street 

index classifications on the property record cards.  Street Indexes have been identified and are 

being entered when the properties are re-inspected and entered into the Vision system; 

however, since the residential neighborhoods have not been posted to every property record 

card, they will not be used for this update.  Commercial neighborhoods have been identified 

and are being utilized. 

 

The existing “neighborhood” adjustments are controlled by the site index or influence factor 

and the condition factor.   For residential properties, the site index is a 4, a 5, or a 6.  A 4 site 

index has an influence factor of 1.00, a 5 site index has an influence factor of 1.20, and a 6 site 

index has an influence factor of 1.35.  A site index of 4 is applied to all “rural” properties that 

have no water or sewer and is not located in a residential subdivision.  It is also applied to 

lower valued areas and areas that use location condition factors or neighborhood factors (i.e. 

lake and river properties).  A site index of 5 is applied to properties that have no or one public 

service  and is located in a residential neighborhood or to properties with both services that are 

not located in a residential neighborhood.  A site index of 6 typically has both services and is 

located in a subdivision.  Commercial properties use a site index of C; industrial properties use 

a site index of I.  Both C and I have an influence of 1.00. 

 

Condition factors are used for other location factors such as view, topography adjustments, 

easements, and river or lake influence.  Many of the river and lake properties have had the 

street indexes changed to RV1, RV2, RV3, RV4 or RV5 (river front properties) or LK1, LK2, or 

LK3 (Glen Lake properties).  If the street index has been entered, the street index adjustments 

replace the condition factor adjustment. 

 

                                                           
8 International Association of Assessing Officers, Property Appraisal and Assessment Administration, 1990, (Chicago; 
IAAO) p.100 
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All commercial and industrial properties have had street indexes applied.  Commercial indexes 

are C1 – 2.00, C2 – 3.00, C3 – 3.50, C4 – 4.00, C5 – 4.50; Industrial indexes are I1 – 0.85, I2 

– 1.00, and I3 – 1.25.       

 

ZONING ANALYSIS 

 

There are ten zones located in the Town of Goffstown.  The map below shows the locations of 

these zones: 

 

 
 

General Use: 

The dimensional requirements for each zone are shown on the table on the next page.  Please 
refer to the ZONING ORDINANCE FOR GOFFSTOWN, NEW HAMPSHIRE as Amended 
March 11, 2008 for further detail. 
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   Feet per Ac** Feet Feet Feet Feet Percent Feet Sq. Feet 

Conservation and 
Open Space (CO) 

N/a 5.0 Ac 300 0.5 DU  100 50 50 - 5% 35 5,000 

Agricultural (A) N/a 2.0 Ac 200 0.8 DU*** 35 30 25 - 10% 35 5,000 

Medium Density 
Residential  
(R-1) 

None 1.0 Ac 150 1 DU 25 30 15 Side Street 
same as 

Front Street 
on corner lot 

25% 35 5,000 

Either 1.0 Ac 150 2 DU 

Both 0.5 Ac 100 6 DU 

High Density 
Residential  
(R-2) 

None 40,000 SF 100 1 DU 25 
 

30 
 

15 
 

Side Street 
same as 

Front Street 
on corner lot 

25% 35 5,000 

Either 20,000 SF 100 4 DU 

Both 10,000 SF 100 8 DU 

Residential Small 
Business Office 
(RSBO-1) 

None 1.0 Ac 150 1 DU 25 
*****

* 

30 
 

15 
 

Side Street 
same as 

Front Street 
on corner lot 

25% 35 5,000 

Either 1.0 Ac 150 2 DU 

Both 0.5 Ac 100 6 DU 

Residential Small 
Business Office 
(RSBO-2) 

None 40,000 SF 100 1 DU 25 
 

30 
 

15 
 

Side Street 
same as 

Front Street 
on corner lot 

25% 35 8,000 

Either 20,000 SF 100 4 DU 

Both 10,000 SF 100 8 DU 

Village 
Commercial (VC) 

N/a 5,000 SF 50 15 DU 10 
*****  

25 
 

10 - 90% 45 8,000***** 

Commercial (C) N/a 5,000 SF 50 15 DU 10 
 

25 10 50 where 
abutting 

residential 
zoning 
district 

40% 45 15,000***** 

Commercial 
Industrial Flex 
Zone (CIFZ) 

N/a 1.0 Ac 50 15 DU 25 25 10 50 where 
abutting 

residential 
zoning 
district 

40% 45 25,000***** 

Industrial (I) N/a 2.0 Ac 50 N/a 50 25 25 50 where 
abutting 

residential 
zoning 
district 

50% 45 50,000***** 

* Buildable area – See glossary.  
** Reduce residential density for mixed-use properties: 

1du/ac to 0.5du/ac; 4du/ac to 3du/ac; 8du/ac to 6du/ac and 15du/ac to 10du/ac 
*** Not with standing maximum density, a two family dwelling is allowed if the lot has both 3 acres and 300’ frontage. 
**** Zero yards as part of a condominium project, or zero side yards in the VC district with masonry construction. 
***** Less setback or more building footprint by Planning Board Conditional Use Permit. 
****** Front yard shall be no less than the average existing building setback of adjacent buildings within 300 feet. 
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HIGHEST AND BEST USE ANALYSIS 

 

 

Definition of Highest and Best Use: Highest and best use is defined as " ... the reasonable 

and probable use that supports the highest present value as of the date of the appraisal. ... must 

be physically possible, legal, financially feasible, and productive to the maximum..."9   

 

Highest and Best Use of a Site is determined based on the following: 

 

Legally Permitted Uses:  It must be determined which uses are legally permissible. Private 

restrictions, zoning, building codes, historic district controls, and environmental regulations 

must be investigated because they may preclude many potential uses. 

 

Physically Possible Uses:  All physical attributes must be considered and analyzed.  The size, 

shape, area, terrain, and accessibility of a parcel of land and the risk of natural disasters such 

as floods or earthquakes affect the uses under which a parcel can be developed. 

 

Economically Feasible Uses:  After eliminating the uses that are not legally or physically 

feasible, the remaining uses are analyzed to determine which uses are economically feasible. 

This process determines which uses are likely to produce an income, or return, equal to or 

greater than the amount needed to satisfy operating expenses, financial obligations, and 

capital amortization.  All uses that are expected to produce a positive return are considered 

economically feasible. 

 

Maximum Productivity:  Of the economically feasible uses, the use that produces the highest 

residual land value consistent with the rate of return warranted by the market for that use is 

considered the maximum productive use and also the highest and best use of the property.  

 

For the purposes of a mass appraisal, unless specifically noted, the present use is assumed to 

be the highest and best use.   

                                                           
9
  International Association of Assessing Officers, Property Appraisal and Assessment Administration, 1990, 

(Chicago; IAAO),p.102 
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THE APPRAISAL PROCESS 

 

The appraisal process is an orderly process which involves defining a problem; planning the work 

necessary to solve the problem; acquiring, classifying, and analyzing the necessary data 

involved; and interpreting the analysis into an estimate of value. 

 

Cost Approach: 

 

"The cost approach is based on the principle of substitution, that a rational, informed purchaser 

would pay no more for a property than the cost of building an acceptable substitute with like 

utility."10 

 

In the cost approach, the potential buyer is assumed to consider purchasing a substitute property 

with the same utility as the property being appraised.  The informed, rational buyer will pay no 

more for a property than the cost of producing a substitute property with the same utility as the 

subject property.  Cost of production to the buyer includes all direct and indirect construction 

costs, including builder's profit and overhead. 

  

The necessary steps in the Cost Approach are as follows: 

 

A. Estimate the value of the site as if vacant and available to be put to its highest and best use. 

 

B. Estimate the reproduction or replacement cost new of the improvements. 

 

C. Estimate all of the elements of accrued depreciation, which may include curable or incurable 

physical deterioration, curable or incurable functional obsolescence, or economic obsolescence. 

 

D. Subtract the total accrued depreciation from the cost new of the improvements.  This results in 

an estimate of the depreciated cost new of the improvements. 

 

E. Add the total present worth of all improvements to the estimated site value. 

 

The Cost Approach is most appropriate for new, or fairly new buildings where the improvements 

represent the highest and best use of the site.  A significant use of the Cost Approach is in the 

valuation of public buildings or certain types of special-use properties for which rental or sales 

data is limited.  The principal difficulties in this approach arise in estimating viable construction 

cost figures, and also in estimating accrued physical, functional, and economic depreciation or 

obsolescence, particularly in older properties. 

 
                                                           
10

  International Association of Assessing Officers, Property Appraisal and Assessment Administration, 1990, 
(Chicago; IAAO), p.638 
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The Vision Appraisal system has the basic appearance of a cost approach.  The buildings and 

improvements are priced using a cost based formula.  Adjustments are made to the price of a 

building based on cost and market considerations.  Buildings are depreciated based on age.  

Land values are determined by a market analysis explained below.  An in-depth description of 

the Vision pricing system can be found in the Vision Appraisal Version 6 manual.  

 

Income Approach 

 

"The income approach uses capitalization to convert the anticipated benefits of the ownership of 

property into an estimate of value."11 

 

Like the cost approach the income approach utilizes the principle of substitution.  It also uses the 

theory of anticipation.  It is assumed that an investor is interested in an income flow of a certain 

size, certainty and timing and that the investor has little preference as to the source of this income 

flow.  The investment in real estate can easily be substituted for investments in other alternative 

income producing vehicles. 

 

For residential property the income method consists of extracting a Gross Rent Multiplier (GRM) 

from the market.  This is achieved by dividing the sale price of a home that was rented by its 

monthly gross rent.  Following this economic rent for the subject is derived from the market and 

this is multiplied by the GRM to estimate the market value.   

 

For commercial property the income approach consists of dividing Net Operating Income by a 

capitalization rate.  Net Operating Income is the Gross Potential Income of a property less normal 

operating expenses and adjustments for anticipated vacancy and bad debt.  A capitalization rate 

can be obtained by dividing the actual Net Operating Income by the sales price of comparable 

properties.  An alternative method of estimating a capitalization rate is a mortgage equity 

technique, which uses mortgage rates and expected rates of return on investor’s equity.  

 

The income approach is not normally applicable to the valuation of vacant land. 

 

The Vision Appraisal system has a computer generated income approach.  This system has been 

used on all apartment buildings, large retail, industrial buildings, mobile home parks, office 

buildings, etc.  The gross income used in the income approach was based on the income and 

expense data collected.   The income approach values were used to assist in making 

adjustments for consistency between properties.  A comparison of the income values to the 

assessed values can be found in Addendum K. 

 

 

                                                           
11

  International Association of Assessing Officers, Property Appraisal and Assessment Administration, 1990, 
(Chicago; IAAO),p.647 
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Sales Comparison Approach 

 

The sales approach is defined as “one of the three approaches to value that estimates a 

property's value by comparing the subject property to other similar properties that have sold.”12 

 

This approach is also based upon the principle of substitution that an informed purchaser would 

pay no more for a property than the cost to him/her of acquiring an existing property with the 

same utility. 

 

The essential process of this approach is to convert actual, verified sale prices of competitive 

properties to a defined value estimate.  The objective is to discover what competitive properties 

have sold for recently in the local market.  Through an adjustment process, an indication of what 

the comparable properties would have sold for had they possessed all of the basic and pertinent 

physical and economic characteristics of the subject property.  Indications of such adjusted sale 

prices are developed for several comparable sales.  These indications should fall into a pattern 

clustering around, or trending toward, a figure, which provides an indication of the most probable 

selling price for the subject property under specified market conditions, as of the date of the 

appraisal.   

 

The Vision Appraisal system has a computer generated sales comparison approach.  This 

approach was not used in the initial establishment of values.  This system will be used 

extensively to assist in explaining values to taxpayers and to assist in responding to abatement 

requests. 

 

Reconciliation 

 

The final step in the appraisal process is to consider and analyze the relevance of the 

approaches to value in relation to the subject property and the reliability, quality and quantity of 

the data used in the approaches to value.  The final value estimate is then based on the approach 

that is the most relevant and uses the most reliable and highest quality and quantity of data. 

 

The Appraisal Process in a Statistical Update: 

 

A statistical update is an adjustment to property values based on existing data.  An assumption is 

made that existing data is accurate.  Normal maintenance, such as building permit pickups and 

review of deeds are done, but individual properties are not re-inspected as in a full revaluation.  

Sale properties were reviewed using a “drive-by” viewing only.  If discrepancies were noted 

during the drive-by, properties were re-measured and re-inspected, if possible.  Sales of 

                                                           
 
12

  International Association of Assessing Officers, Property Appraisal and Assessment Administration, 1990, 
(Chicago; IAAO),p.82 
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properties are analyzed and adjustments are made to valuation benchmarks based on the 

analysis.  

 

Time Analysis 

The first part of the analysis was a time analysis to determine if a time trend was needed.  The 

graph below shows the individual sales ratios of all qualified, residential sales with a sales ratio of 

0.60 to 1.20 that occurred from January 1, 2006 to July 31, 2008.  The assessment used is the 

2007 assessment.  The assessment to sales ratio shows an inverse relationship to the market.  In 

other words, if as shown by the red trend line, assessment to sales ratios are increasing, then the 

overall market is in a state of decline.  The trend line indicates an overall decrease in the 

residential market of 5%± per year.   

 

 

The below table shows a matched pairs analysis of seven single family homes.  In all five 

cases, the property sold twice in the time period of September 2005 to July 31, 2008.  The 

analysis calculates the total percentage change in value from the earlier sale to the later sale.  

Then the number of years between sales is calculated.  The final column shows the 

percentage change per year.  Two of the properties sold for slightly more for the subsequent 

sale, while the other four show significant decreases.  The median decrease is -4.46% per 

year, while the average decrease is -3.98% per year.   

 

Based on the two analyses, a time adjustment of -5% per month will be used on all residential 

sales. 
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Matched Pairs Time Trend Analysis of Single Family Homes 

Property Location Sale Date 

Sale 

Price 

Change in 

Value 

Years Between 

Sales 

Change per 

Year 

84 Magnolia Dr 6/2/2006 335,000       

84 Magnolia Dr 7/26/2007 300,000 -10.45% 1.15 -9.10% 

47 Laurel St 5/17/2006 251,000       

47 Laurel St 6/28/2007 235,000 -6.37% 1.12 -5.72% 

3 Gold St 10/17/2006 250,000       

3 Gold St 8/16/2007 255,000 2.00% 0.83 2.41% 

227 Elm St 6/9/2006 220,000       

227 Elm St 1/2/2008 185,000 -15.91% 1.57 -10.15% 

18 Second Ave 8/2/2006 228,000       

18 Second Ave 4/13/2007 231,700 1.62% 0.70 2.33% 

62 Magnolia 9/2/2005 340,000       

62 Magnolia 2/22/2008 302,500 -11.03% 2.47 -4.46% 

210 Tirrell Hill Rd 11/2/2005 308,000       

210 Tirrell Hill Rd 7/2/2008 282,000 -8.44% 2.67 -3.17% 

      Median   -4.46% 

      Average   -3.98% 
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The graph below shows a time analysis using the assessment to sales ratios of eight sales on 

Glen Lake that sold from April 2007 to May 2008.  No time adjustment appears to be indicated. 

 

 

 
 

 
 
Analysis indicates that mobile homes have been decreasing in value by a rate of 12.5% per 
year.  A declining rate of 8% per year has been applied to the sales of condominiums. 
 
The graph shown below is a similar time analysis using the assessment to sales ratios of 
commercial and industrial sales that occurred from January 1, 2003 to July 31, 2007.  The 
trend line indicates that the commercial and industrial market has increased by 4%± per year.   
The below graph is a matched pairs analysis of commercial and industrial sales. 
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Based on this information, a moderate growth of +4% per year will be used on all commercial and 

industrial sales. 

 

0.60

0.70

0.80

0.90

1.00

1.10

1.20

1.30

1.40

1/1/2003 5/15/2004 9/27/2005 2/9/2007 6/23/2008

Commercial A:S Ratio

Comm

ercial 

A:S 

Ratio

Power 

(Comm

ercial 

A:S 

Ratio)

Matched Pairs Analysis of Commercial & Industrial Sales 

Location 
Total 

Assessment Sale Date 
Sale 
Price 

Change 
In Value 

Years 
Between 

Sales 

Change 
per 

Year 

Change 
per 

Year 2+ 
Years 

627 MAST RD 205,500 3/17/2003 159,933         

627 MAST RD 205,500 2/10/2005 200,000 25.05% 1.91 13.14%   

655 MAST RD 380,500 3/5/2004 325,000         

655 MAST RD 380,500 9/20/2006 340,000 4.62% 2.55 1.81% 1.81% 

655 MAST RD 380,500 9/20/2006 340,000         

655 MAST RD 380,500 10/25/2007 385,000 13.24% 1.10 12.08%   

655 MAST RD 380,500 3/5/2004 325,000         

655 MAST RD 380,500 10/25/2007 385,000 18.46% 3.64 5.07% 5.07% 

548 MAST RD 745,700 9/20/2005 851,500         

548 MAST RD 745,700 11/14/2007 925,000 8.63% 2.15 4.01% 4.01% 

197 MAST RD 517,600 9/20/2006 500,000         

197 MAST RD 517,600 11/19/2007 557,500 11.50% 1.16 9.88%   

  Median 7.47% 4.01% 

        Average   7.66% 3.63% 
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Land Residual Technique & Land Pricing 

 

The next step was to subtract the improvement (building value plus outbuildings) value from the 

time adjusted sales price.  The result is the indicated land value for that sale.  This is called a 

“Land Residual Technique” or a “Building Extraction Method” used to determine land values.  The 

table in Addendum F shows sales of single family residences with 2 acres of land or less that sold 

from January 1, 2007 to August 31, 2008.  The sales have been grouped by site index and then 

arranged by lot size within the three groups, i.e. site index 4, site index 5 and site index 6.  A time 

adjustment of -5% per year was applied to each sale.  The improvement value, as indicated on 

the property record card, was deducted from the time adjusted sale price.  The indicated land 

value was divided by the square feet of land and then any location or topography adjustments to 

establish an unadjusted value per square feet of land.  The graph below shows the relationship 

between the size of the lot and the price per square foot for properties located in an area that 

uses a site index of 4. 

 

  
 

The blue line shows the actual land value per square foot, as indicated by the individual sales.  

The red line is a computer generated trend line that plots the best fit of the actual data points.  

Based on this data the following formula was used to establish land values per square foot for 

lots of 1 acre or less: 

 

$60,000 +$0.55 x lot size 

 

Based on an analysis of properties that sold with lots greater than 2 acres, excess land over an 

acre will be priced at $5,000 per acre.  The green line shows the actual base assessed land 

price per square foot based on the above formula.  The green line is consistently, slightly 
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below the trend line.  It drops even lower from 12,000± sf to 38,000± sf; however, based on the 

dip in the actual prices  at 20,000 sf and 48,000 sf, lower than indicated is justified. 

  

A comparison was then made between the actual value per square foot and the assessed 

value per square foot.  The ratio of actual land value to assessed land value ranged from 0.43 

to 1.73 with an average and a median of 1.16.  This is consistent with the findings above.   

 

A similar analysis was then done for site index 5 and site index 6. The table below shows the 

comparisons. 

 

 Site Index 4 Site Index 5 Site Index 6 

Median 1.16 1.40 1.57 

Average 1.16 1.41 1.62 

Maximum 0.43 0.88 0.78 

Minimum 1.73 1.89 2.82 

 

Indicated Adjustment per Median 1.21 1.35 

Indicated Adjustment per Average 1.22 1.40 

 

Based on this data, an adjustment of 1.20 will be applied for all properties with a site index of 

5.  An adjustment of 1.35 will be applied to all properties with a site index of 6.  

 

The table below is an analysis of the eight sale properties on Glen Lake.  The sales indicate a 

Glen Lake land factor of 2.43 to 3.26, with a median of 2.69 and an average of 2.74.  Based on 

the Site Index of 4 which indicated that the actual sales prices were slightly greater than the 

assessments, a factor of 2.50 is being used for Glen Lake.   

 

Map Block Location Sale Date Sale Price 

 Improvement 

Value 

Indicated 

Land Value 

SF of 

Land 

Adjusted 

ILV per SF 

Base Land 

Price per 

Square 

Foot 

Indicated 

Land 

Factor 

35 12 27 SHIRLEY PARK RD 4/9/2007 520,000 $274,900 $245,100 66,647 $3.68 1.30 2.83 

36 78 180 ELM ST 4/23/2007 397,000 $187,900 $209,100 33,106 $7.02 2.36 2.97 

36 79 178 ELM ST 4/30/2007 234,000 $62,900 $171,100 7,841 $21.82 8.20 2.66 

36 3 47 SHIRLEY PARK RD 6/4/2007 285,000 $111,000 $174,000 20,909 $8.32 3.42 2.43 

36 14 218 ELM ST 7/18/2007 249,933 $86,800 $163,100 8,712 $18.72 7.44 2.52 

36 93 148 ELM ST 11/5/2007 256,000 $76,900 $179,100 10,890 $16.45 6.06 2.71 

35 27 94 ELM ST 11/9/2007 427,000 $174,800 $252,200 31,363 $8.04 2.46 3.26 

35 50 144 ELM ST 5/21/2008 294,900 $121,500 $173,400 14,810 $11.71 4.60 2.54 

  

     

$176,550 

 

$10.01 

 

2.69 

            $195,888   $11.97   2.74 
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Based on a property’s location on the lake, land factors of 1.50, 2.00 and 2.50 may be applied.  

River land factors range from 1.1 to 2.0.  The table below shows four river front sales.   

 

Map Block Location Sale Date Sale Price 

 Improvement 

Value 

Indicated 

Land 

Value 

SF of 

Land 

Adjusted 

ILV per SF 

Base 

Land 

Price per 

Square 

Foot 

Indicated 

Land 

Factor 

24 64 19 COVE ST 4/30/2008 276,500 $134,500 $142,000 10,019 $14.17 6.54 2.17 

43 17 23 ARROWHEAD DR 6/22/2007 219,000 $32,300 $186,700 7,405 $25.21 8.65 2.91 

43 25 6 TRESTLE LN 7/11/2007 236,250 $102,700 $133,600 18,731 $7.13 3.75 1.90 

22 6 75 RIVERVIEW PARK RD 10/22/2007 600,000 $391,900 $208,100 40,075 $5.19 2.05 2.54 

 

 

Condominiums own an undivided interest in land and the common areas of a condominium 

complex.  Condominiums are priced similar to single family residences.  The unit is priced at a 

replacement cost of $67 per square foot (10% less than colonials and $1 less than apartments) 

with adjustments for size, quality grading, constructions elements, and location adjustments 

(i.e. end units).  An amenity residual technique was then applied to establish an amenity value 

for the individual condominium complexes.  Amenity value includes the contributory value of 

the land and other amenities associated with the condominium complex.  The spreadsheet in 

Addendum G shows the detailed analysis by complex.  An amenity value of $55,000 to 

$100,000 has been applied to the individual condominium complexes.  The amenity value 

appears in the outbuilding section of the property record card and has an outbuilding code of 

AM1 to AM22.  The codes, complex names and amenity values can be found in the Rate Files 

section in Addendum O. 

 

Sales of manufactured housing were analyzed with the spreadsheet in Addendum H.   A  base 

price of $59 per square foot was used to value the individual homes.  As with single family 

homes and condominiums, the base price was then adjusted by use of the Vision system 

based on quality and types of construction elements.  The manufactured homes in Medford 

Farms and the Village at Glen Falls do not own their land directly.  It is owned by a cooperative 

and each owner owns a share of the cooperative.  The base price of $59 includes any and all 

contributive values of the land lease and amenities of the park.  There was no indication from 

the sales that any amenity value needed to be added to the assessments. 

 

The spreadsheet in Addendum I shows the sales of 8 two-family homes, 1 three-family home 

and one 5- family apartment.  Two and three family homes were priced the same as single 

family homes.  No adjustments were made to the land value.  The site for 4-family homes  and 

larger apartments is based on 7,500 square feet per unit.  A 4 or 5 unit apartment would use 

up to an acre of land similar to a single family residence.  Larger units will use the site as the 

first line and additional land as excess land.  If the lot size is less than the indicated site, the 
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land value is priced at the average value of the actual lot as residential and the value of the 

site.13  Site greater than 1 acre will not use the formula established above.  The base price per 

square foot as used for commercial and industrial properties will also be used for apartment 

site greater than 43,560 square feet.  

 

Commercial and Industrial land factors were set as indicated in the Neighborhood Analysis.  

Commercial indexes are C1 – 2.00, C2 – 3.00, C3 – 3.50, C4 – 4.00, C5 – 4.50; Industrial 

indexes are I1 – 0.85, I2 – 1.00, and I3 – 1.25.    These are straight multipliers of the base land 

price per square foot.  The residential land chart was used for lots of 15,000 sf to 43,560 sf.  

Lots under 15,000 use prices per square feet based on the chart shown below.  Site greater 

than 43,560 sf also uses the prices as indicated below.  The spreadsheet in Addendum J was 

used to determine the land factors and the prices per square foot. 

 
 

Lot Size 

Residential Price per 

Square Foot 

Residential Base 

Lot Value 

Commercial/Industrial 

Base Price per Square 

Foot 

Commercial/Industrial 

Base Lot Value 

2,000 30.55 $61,100 17.63 $35,300 

5,000 12.55 $62,800 11.37 $56,800 

10,000 6.55 $65,500 6.29 $62,900 

15,000 4.55 $68,300 4.55 $68,300 

20,000 3.55 $71,000 3.55 $71,000 

25,000 2.95 $73,800 2.95 $73,800 

30,000 2.55 $76,500 2.55 $76,500 

35,000 2.26 $79,300 2.26 $79,300 

40,000 2.05 $82,000 2.05 $82,000 

43,560 1.93 $84,000 1.93 $84,000 

75,000 1.85 $138,500 1.85 $138,500 

150,000 1.75  $263,100 1.75 $263,100 

300,000 1.67  $499,900 1.67 $499,900 

   

  

                                                           
13

 A 12,500 sf lot would have a base value of $66,900.  The indicated site for a 5-unit apartment building would be 
37,500 sf, which would have an indicated base value of $80,600.  The average of the two indicated values is 
$73,700.  The indicated adjustment is 10.2% (73,700 ÷ 66,900) which would be rounded to a condition factor of 
1.10. 
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Marshall & Swift Building Cost Estimates 

 

Building costs were estimated using the Marshall Valuation Service14 as a guide.  For 

residential properties, an average, class D structure of 1,800 square feet was used as the 

base.  Further adjustments were then made for story height and shape based on the type of 

structure, i.e., a ranch is a one story structure with a long rectangular shape, while a colonial is 

a two-story structure with a rectangular shape.  A current cost multiplier of 1.07 and a local 

multiplier of 1.03 were applied as indicated by the Marshall Valuation Service.  A final 

“Goffstown adjustment” was made.  The Marshall Valuation Service makes no adjustment for 

developer’s profit.  An adjustment of +5% to +10% was made based on an analysis of the 

sales of actual properties by type.  The detailed costs can be found in Addendum L. 

 

The commercial and industrial costs were also estimated using the Marshall Valuation Service.  

Commercial buildings (model 94) use a base size of 4,000 square feet; industrial buildings and 

large commercial buildings (model 96) use a base size 0f 8,000 square feet.  The base 

property was estimated to be Class D structure.  Building quality was estimated to be low cost 

or average or a quality somewhere between the two quality ratings.  The quality rating was 

based on actual inspections of the commercial and industrial properties in Goffstown.    An 

obsolescence adjustment of 0% to 25% was applied, based on property type and use, to 

account for built-in functional obsolescence in most building types in Goffstown and economic 

or location obsolescence for the low level of commercial businesses located in the Town of 

Goffstown.  No further adjustment was made for developer’s profit.  The detailed costs can be 

found in Addendum M. 

 

Depreciation 

 

Depreciation is applied based on the age of the structure and the indicated condition of the 

structure, i.e., VP-very poor, P-poor, F-fair, A-average, A+-average +, G-good, VG-very good, 

E-excellent.  The graph on the next page was used to set depreciation.  The blue dots show 

depreciation indicated by actual sales.  The red trend line shows the best plot of this data.  

Adjustments have not been made to account for indicated condition.   

 

Functional and economic obsolescence was used as needed to adjust for observed 

deficiencies.  It was also used to adjust commercial and industrial values to reconcile the cost 

approach value with the income value. 

 

Statistical Testing 

 

Sales ratio studies by all properties and by stratified groups are shown in Addendum N.  Using 

sales from January, 2007 to August, 2008, the indicated sales ratio is 0.92 with a COD of 

                                                           
14 Marshall Valuation Service 2008, Marshall & Swift/Boeckh, LLC, 350 S Grand Ave, 34th floor, Los Angelos, CA 90071-
3409 
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8.87%.  Sales from the first three months of 2008 indicate a ratio of 0.94; sales from the 

second quarter of 2008 indicate a ratio of 0.95; and sales from the third quarter of 2008 

indicate a ratio of 0.99.  The stratified groups of the full range of sales, January 2007 to August 

2008, with ten sales or more, have a range of median ratios of 0.87 to 0.95.   

 

     
 

Towers 

 

Limited information was provided by the owners of the towers located in the Town of 

Goffstown.  The majority of the towers are located on Perimeter Rd on the top of Mt 

Uncanoonuc.  The land value for the towers was based on a 5,000 sf base lot at $10.00  per 

square foot for a tower of 100 feet in height or less.  A land factor of 3.00 (T2) was then applied 

to the majority of the tower lots.  A land factor of 2.00 (T1) was used for smaller and under-

utilized towers.  The base lot or site for towers greater than 100 feet is based on 50 feet per 

foot of tower height.  The price per square foot was based on a sliding scale using the below 

values per square foot. 

 

Site Size Value per SF Land Value in T2 Land Value in T1 

5,000 $10.00 $150,000 $100,000 

7,000 $9.50    199,500    133,000 

9,000 $9.00    243,000    162,000 

11,000 $8.00    264,000    176,000 

12,500 $7.25    271,900    181,300 

 

The towers and equipment buildings were priced using the Marshall Valuation Service as a 

guide.  The table below is a summary of the prices per linear foot used on the towers.   

0.00%

10.00%

20.00%

30.00%

40.00%

50.00%

60.00%

1,950 1,960 1,970 1,980 1,990 2,000 2,010 2,020

Indicated Depreciation

Indicated 

Depreciation

Expon. (Indicated 

Depreciation)
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Depreciation of 10% to 50% was applied based on the observed condition of the 

improvements. 

 

Height of the Tower Price per foot - Guyed Price per Foot – Self 

Supporting 

50 $300 $350 

75   385   450 

100   465   550 

150   600   700 

200   700   825 

 

 
 

I hired Andrew LeMay of Real Estate Consultants of New England, Inc. he spent a morning 

with me looking at all of the towers located in Town, pointing out features of the towers, and 

reviewing the assessments of the properties.  He explained how to identify tenants and the 

different types of antennas, i.e., radio, television, cellular, whip, and microwave dish.  He 

recommended a formula using a base land value plus the number of tenants at a 

recommended rate per tenant.  I applied this formula based on the estimated number of 

tenants and tenant types to each tower property.  These formulas do not appear in this report, 
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but can be found on the CD of Excel spreadsheets that accompanies the report.  The indicated 

values were greater than the assessed value for all of the properties; in some cases 

significantly greater.  Since, I have not received significant information from the owners of the 

towers confirming the number of tenants, the recommendations of Mr. LeMay are based on his 

experience only and I did not request or receive detailed supporting information, and this 

formula does not consider the height, condition, and size of the tower, I have chosen to use the 

assessed values as determined above.  

 

 

Utilities 

 

 

M-B-L Owner Assessment 

5-15-2 GREGG FALLS HYDRO ASSOCIATION-ALGONQUIN POWER $2,319,600 

34-171L JANIGAN ASSOCIATES – GOFFSTOWN HYDRO INC $75,000 

5-40 & 5-53 NE POWER COMPANY $2,500,100 

5-40L NEW ENGALND HYDRO-TRANS CORP $5,948,300 

5-15 & others PUBLC SERVICE CO OF NH $16,809,000 

42 ENERGYNORTH NATURAL GAS INC $780,000 

 

 

Gregg Falls Hydro 

 

The first 2008 tax bill was based on an estimated assessed value of $4,252,900.  No 
information had been received from the owner of the property.  Estimates were based on 
information received on-line at http://www.eia.doe.gov/cneaf/electricity/page/capacity/capacity.html and 

http://www.eia.doe.gov/cneaf/electricity/epa/epat8p2.html.  This is the web site of the Energy Information 
Administration, Official Energy Statistics from the US Government.  Information received in 
June 2008 indicated expenses that were significantly higher than expected.  This facility 
showed a large net loss, as reported expenses were nearly double the reported revenues.  I 
spoke with Dan Tobias of Dan Tobias & Associates, Inc (representative of Algonquin Power 
Gregg Falls Project) and followed that conversation with a letter dated July 25, 2008 and 
informed him that due to questions concerning the information submitted, I would use the 2007 
assessed value of $2,319,600 for the 2008 assessed value.  It was my intent to gather 
additional information and review the value for the 2009 tax year. 
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I spoke with Glenn Walker of George E. Sansoucy, PE, LLC, an appraiser who specializes in 
power plant appraisals.  We discussed typical expenses for a hydro-electric facility.  Mr. 
Walker sent me detailed information of five, northeast hydro-electric transactions. Based on my 
conversation with Mr. Walker, a review of all the information provided by Mr. Tobias, and the 
information on the five sales, a preliminary income analysis indicates a value of $2,350,000, 
and a preliminary sales comparison analysis indicates a value of $2,500,000.  These are 
preliminary only and do not appear in this report.  These analyses will be used to finalize the 
value for 2009. 
 
 
 
Goffstown Hydro, Inc. 
 
Goffstown Hydro, Inc. manages a small hydro-electric facility located off of Factory Drive.  It is 
referred to as Hadley Falls.  Management of this facility was taken over this year.  To my 
knowledge, this plant has not operated for a number of years.  No information was received 
when requested.  The assessed value of this property has been estimated at $75,000. 
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New England Power Company and New England Hydro Transmission Corporation 
 
New England Power Company owns a 6.25 mile, 350’ wide corridor that runs through 
Goffstown from Dunbarton to Bedford.   Four transmission lines run through this right of way.  
The Fifteen Mile Falls to Tewksbury B-202 and A-201 are owned by the New England Power 
Company.  These two lines were originally constructed in the 1930’s, with major updates in 
1965 and 2002.  The towers are approximately 75 feet high.  These two lines run on the outer 
edge of the ROW.  The Commerford to Sandy Pond 451 & 452 DC Line is owned by New 
England Hydro Transmission Corporation.  These two lines run on one set of towers down the 
middle of the ROW.  The towers are approximately 100 feet high and were constructed in 
1990. 
 
The tables below are summaries of more detailed spreadsheets of a trended and depreciated 
original cost analysis.  The Handy-Whitman Index of Public Utility Construction Costs, 
published by Whitman, Requardt & Associates, LLP, was used to estimate the replacement 
cost of the assets owned by the two companies in the Town of Goffstown.  The estimated 
replacement cost is then depreciated 2.5% per year to a maximum depreciation of 85%.  A 
functional obsolescence adjustment of -15% is then applied to the total depreciated cost to 
account public utility regulation. 
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The right of way occupied by the two companies and owned by New England Power Company 
is valued at $4,375 per acre.   
 
 
New England Power Company 
 

FERC 

Account 

# 

Date In 

service 

Age 

(in 

years) 

Original 

Cost 

($1,000's) 

Cost 

Index 

Current 

Cost 

Index 

Trending 

Factor 

Replacment 

Cost 

($1,000's) 

% 

Good 

Depreciated 

Cost 

($1,000's) 

354 1965 43 $48.2 62 519 8.37 $403.5 0.15  $             60.5  

354 1930 78 $96.5 16 519 32.44 $3,129.1 0.15               469.4  

356 2002 6 $232.0 416 609 1.46 $339.6 0.85               288.6  

356 1965 43 $13.6 66 609 9.23 $125.2 0.15                  18.8  

356 1955 53 $7.8 56 609 10.88 $85.4 0.15                  12.8  

356 1930 78 $110.4 21 609 29.00 $3,200.2 0.15               480.0  

  

 

71.8 $508.4 

   

$7,282.9 

 

 $       1,330.0  

  

        

  

  

    

Functional Obsolescence @ 15% 

 

 $         (199.5) 

  

        

  

  Net Book Value  =  $151.2 

     

 $       1,130.5  

  

        

  

  

    

269 acres $4375 per ac  $       1,176.9  

  

        

  

        Total Assessment for Improvements & ROW  $       2,307.4  

 
 
New England Hydro Transmission 
 

FERC 

Account 

# 

Date In 

service 

Age 

(in 

years) 

Original 

Cost 

($1,000's) 

Cost 

Index 

Current 

Cost 

Index 

Trending 

Factor 

Replacment 

Cost 

($1,000's) 

% 

Good 

Depreciated 

Cost 

($1,000's) 

356 1990 18 $1,589.3  321 609 1.90 $3,015.1 0.55  $   1,658.3  

354 1990 18 $5,368.8  287 519 1.81 $9,708.7 0.55       5,339.8  

  18 $6,958.0  $12,723.8 0.55  $   6,998.1  

    

  Functional Obsolescence @ 15%  $  (1,049.7) 

  Net Book Value   $2,467.0    

  
   

  

      Total Assessment for Improvements & ROW    $   5,948.4  
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Public Service of New Hampshire 

 

Public Service of New Hampshire  provides electricity for the entire Town of Goffstown.  Their 

property includes the local distribution network, transmission lines, and a transformer station 

that services the Glen Falls Hydro.  PSNH also has approximately 28 miles of transmission line 

corridors that range in width from 75 feet to 225 feet.    

 

 
 

PSNH’s improvements were priced using the Handy-Whitman Index of Public Utility 
Construction Costs, published by Whitman, Requardt & Associates, LLP.    The table on the 
next page  is a summary of the detailed pricing of PSNH.  The numbers shown are rounded to 
fit the page.  The actual spreadsheet needs to be reviewed for actual numbers.  As with the 
above utility companies, the trending factor is determined by dividing the current factor by the 
factor indicated by the average age of each category of improvements.  Transformers, meters, 
unclassified and other property is priced using the average trending factor and depreciation of 
all other categories.  Construction in progress is priced at its current replacement cost.  A 
functional obsolescence adjustment of -15% is then applied to the total depreciated cost to 
account for public utility regulation. 
 
PSNH has numerous lots throughout the Town which have an estimated acreage of 47.70 
acres.  They also have the 28± miles of transmission line right of way.  The land has an 
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estimated value of $2,146,500.  This value was based on the actual purchase of land in 1937 
and 1952.  A trending factor of 14.3± was used for 1937 and a trending factor of 9.1± was used 
for 1955.  No depreciation was applied to the indicated land values.  
 

  

FERC 

Account # 

Date In 

service 

Ag

e in 

yrs 

Original 

Cost 

$1,000's 

Cost 

Inde

x 

Current 

Cost 

Index 

Tredn

g 

Factor 

Rplcment 

Cost 

$1,000's 

% 

Good 

Depreciated 

Cost $1,000's 

352-354 1984 24 $164 248 527 2.13 348 0.40  $               140  

353 1960 48 $2,120 77 580 7.53 15,971 0.15               2,396  

355 1970 38 $844 74 546 7.38 6,229 0.15                   934  

356 1967 41 $373 71 609 8.58 3,202 0.15                   480  

361 1929 79 $152 21 513 24.43 3,714 0.15                   557  

362 1961 46 $1,479 67 550 8.21 12,140 0.15               1,821  

364 1977 30 $1,915 148 519 3.51 6,714 0.24               1,610  

365 1972 36 $2,513 96 637 6.64 16,677 0.15               2,502  

366 1990 18 $67 282 490 1.74 117 0.56                     65  

367 1989 19 $464 261 522 2.00 928 0.52                   485  

369 1985 23 $1,028 227 478 2.11 2,164 0.43                   920  

371 1984 23 $62 229 513 2.24 138 0.42                     58  

373 1967 41 $36 72 626 8.69 315 0.15                     47  

    $11,218       68,658 0.17   $         12,015  

                  

Transformers   $2,037     6.12 12,465  0.17  $           2,181  

Meters   $807     6.12 4,941  0.17                   865  

Construction In 

Progress   $85     1.00 85  1.00                     85  

Other Property   $239     6.12 1,464  0.17                   256  

Unclassified   $1,727     6.12 10,568  0.17               1,849  

    $4,895       29,524    $           5,237  

  

        

  

  

    

Replacment Cost(rounded)  $         17,250  

  

        

  

  

    

Functional Obsolescence @ 15%  $         (2,588) 

  

        

  

  

        

 $         14,663  

  

        

  

  

    

Land/Land Rights 

  

 $           2,147  

  

        

  

          Total Assessment for Imps & ROW  $         16,809  
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Energy North Gas – Keyspan Energy 

 

Detailed information was received from Keyspan Energy on all of its holdings located in the 

Town of Goffstown.  Due to time constraints and the temporary misplacement of information, 

the information was not entered into a Handy Whitman cost analysis in time to estimate a 

value using this technique.  A value of $780,000 was estimated based on last years’ State 

value of $721,172, last year’s assessed value of $582,900 and reported “total net asset value 

change fiscal year 2007” of $83,853.    

 

 

Saint Anselm College 

 

 
 

 

St Anselm College is located in the southeastern corner of Goffstown.  St Anselm College 

owns land in the adjacent town of Bedford, including some of their sports fields; however, all of 

their buildings are located in the Town of Goffstown.  RSA 72:23, IV provides for the exemption 

of buildings and structures of schools, with the exception of dormitories, dining rooms and 

kitchens.   

 
72:23 Real Estate and Personal Property Tax Exemption. – The following real estate and personal property shall, 

unless otherwise provided by statute, be exempt from taxation:… 

 
IV. The buildings and structures of schools, seminaries of learning, colleges, academies and universities organized, 

incorporated or legally doing business in this state and owned, used and occupied by them directly for the purposes 
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for which they are established, including but not limited to the dormitories, dining rooms, kitchens, auditoriums, 

classrooms, infirmaries, administrative and utility rooms and buildings connected therewith, athletic fields and 

facilities and gymnasiums, boat houses and wharves belonging to them and used in connection therewith, and the 

land thereto appertaining but not including lands and buildings not used and occupied directly for the purposes for 

which they are organized or incorporated, and the personal property used by them directly for the purposes for 

which they are established, provided none of the income or profits are divided among the members or stockholders 

or used or appropriated for any other purpose than the purpose for which they are organized or established; provided 

further that if the value of the dormitories, dining rooms and kitchens shall exceed $150,000, the value thereof in 

excess of said sum shall be taxable. A town at an annual town meeting or the governing body of a city may vote to 

increase the amount of the exemption upon dormitories, dining rooms and kitchens. 

 

The dormitories, apartment buildings, and dining halls owned by the college are assessed 

using the same guidelines as commercial and industrial buildings.  Normal depreciation plus 

an additional 10% functional obsolescence has been applied to the residential living units.  No 

functional obsolescence has been applied to the dining hall and the coffee shop.  
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Certification Of Value 

The undersigned certifies that, to the best of my 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 my personal, impartial, and 

unbiased professional analyses, opinions and conclusions. 

3) With the exception of the property that I own along with my wife located at 23 

Warren Avenue, Map 17, Lot 9,I have no present or prospective interest in the 

properties that are the subject of this report, and I have no personal interest with 

respect to the parties involved. 

4) I have no bias with respect to any property that is the subject of this report or to 

the parties involved with this assignment. 

5) My engagement in this assignment was not contingent upon developing or 
reporting predetermined results. 

 6) My 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. 

 7) The analyses, opinions and conclusions were developed, and this report has 
been prepared in conformity with “Standard 6” of the Uniform Standards of 
Professional Appraisal Practice (USPAP, 2005). 

8) I have not made a personal inspection of every property that is the subject of this 

report.  The individuals providing significant mass appraisal assistance to the 

individual signing this report have been identified throughout the report 

9) My opinion of the total taxable value, pursuant to RSA 75:1, and the NH 

Department of Revenue, Property Appraisal Division “600” Rules, Rev. 601.14, 

for the assessed property identified in Section I of this report, as of April 1, 2008 

is: 

$1,419,266,830 

     

     ___________________________________ 

 Scott W. Bartlett, CNHA, NHCG #455 

 

 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

ADDENDA SECTION 
  



 
 

 

ADDENDUM A: Assessing Standards Board Guidelines 

Recommended to DRA as voted on 9/5/03 

 

A. The following guidelines are recommended by the Assessing Standards Board (ASB) in 

accordance with the provisions of RSA 21-J:14-b and RSA 21-J:11-a.  These guidelines will 

be used by the Department of Revenue Administration (DRA) to measure and analyze the 

political subdivision for reporting to the Municipality and the ASB.  These guidelines assist 

the Commissioner to determine the degree to which assessments of a municipality achieve 

substantial compliance with applicable statutes and rules. 

 

B. Pursuant to laws of 2003, Chapter Law 307, section 5, “The general court recognizes all 

the work in creating a set of proposed standards for the certification of assessments.  There 

is reason for concern, however, that these standards may have an inequitable impact on 

municipalities within the state due to differences between municipalities in such 

characteristics as size, parcel count, number of sales, and geographic location.  Therefore, 

the general court finds that in order for the state to continue to implement fair and equitable 

assessing practices, it is necessary to further analyze the assessing practices of the state’s 

political subdivisions.  This analysis can be accomplished by using the assessing standards 

board’s recommended standards as guidelines for a measurement tool, rather than as 

certification requirements, in the first 4 years of the process.  The results of measuring 

these guidelines can then be analyzed for the state’s large and small political subdivision, 

with a report to be made to the municipalities and through the assessing standards board to 

the general court.” 

 

C. These guidelines address the five assessment areas the Commissioner may consider, 

which are specifically identified in RSA 21-J:11-a, regarding whether the: 

 

a. Level of assessments and uniformity of assessments are within acceptable ranges as 

recommended by the Assessing Standards Board by considering, where appropriate, 

an assessment-to-sales-ratio study conducted by the department for the municipality. 

 

i. A median ratio should be between 0.90 and 1.10 with a 90% confidence level in the 

year of the review. 

 

ii. An overall coefficient of dispersion (COD) for the municipality’s median ratio should 

not be greater than 20.0 without the use of a confidence interval. 

 

b. Assessment practices substantially comply with applicable statutes and rules. 

 



 
 

i. All records of the municipality’s assessor’s office should be available to the public 

pursuant to RSA 91-A. 

 

ii. Ninety-five percent of the property records in the sample reviewed by the DRA should 

reflect assessments of properties as of April 1, pursuant to RSA 74:1; and that a 

municipality should not assess parcels or new construction that did not exist as of 

April 1 of that tax year. 

 

iii. A municipality should have a revised inventory program in place that addresses 

compliance with RSA 75:8, which provides that annually, and in accordance with 

state assessing guidelines, assessors and selectmen shall adjust assessments to 

reflect changes so that all assessments are reasonably proportional within the 

municipality. 

 

iv. In accordance with RSA 31:95-a, a municipality’s tax maps should: 

 

1. Show the location of each property drawn to scale; 

 

2. Be updated annually; and 

 

3. Include an index of each parcel by the property owner’s name and parcel identifier. 

 

v. Eighty-five percent of the current use property records in the sample reviewed by the 

DRA should have: 

 

1. A timely filed Form A-10, Application for Current Use Assessment; (RSA 79-A:5 and 

Cub 302) 

 

2. If applicable, a timely filed Form CU-12, Summary of Forest Stewardship Plan for 

Current Use Assessment; (RSA 79-A:5 and Cub 304.03) 

 

3. Current use valuations assessed in accordance with Cub 304; and  

 

4. A procedure to determine, prior to July 1 of each year, if previously classified land 

has undergone a change in use for purposes of assessing the Land Use Change 

Tax. (RSA 79-A:7) 

 

vi. In accordance with RSA 21-J:11, all appraisal service contracts or agreements in 

effect during the assessment review year for tax assessment purposes should: 

 



 
 

1. Be submitted to the DRA, prior to work commencing, as notification that appraisal 

work shall be done in the municipality; and 

 

2. Include the names of all personnel to be employed under the contract. 

 

c. Exemption and credit procedures substantially comply with applicable statutes and 

rules; 

 

i. A periodic review should be done by the municipality of all exemptions and credits at 

least once every assessment review cycle.  Municipalities scheduled for assessment 

review in 2003 should perform the review of all exemptions and credits by December 

31, 2004. 

 

ii. The municipality should have on file a current Form BTLA A-9, List of Real Estate and 

Personal Property on Which Exemption is Claimed, as described in Tax 401.04(b) for 

all religious, educational and charitable exemptions. 

 

iii. The municipality should have on file a current form BTLA A-12, Charitable 

Organization Financial Statement, as described in Tax 401.01(c), for all charitable 

exemptions. 

 

d. Assessments are based on reasonably accurate data; and 

 

i. The municipality should have no material errors on at least eighty percent of the 

property record cards reviewed by the DRA.  A material error is defined to be any error 

or combination of errors that results in a variance greater than 5% of the total 

assessed value of the property; and includes, but is not limited to: 

 

1. Mathematical miscalculations; 

 

2. Inconsistent land values without notation or documentation; 

 

3. Inconsistent depreciation without notation or documentation; 

 

4. Inconsistent neighborhood adjustments without notation or documentation; 

 

5. Market adjustments without notation or documentation; 

 

6. Acreage noted that does not match the tax map unless otherwise noted; 

 

7. Omission of data such as, but not limited to; 



 
 

 

a. Addition of improvements; 

 

b. Removal of improvements; 

 

c. Conversion of improvements; 

 

8. Erroneous measurements resulting in a square foot variance of 10% or more of the 

primary improvement(s). 

 

ii. The level of accuracy of the data elements should be determined by the DRA by 

comparing the information regularly collected by the municipality on a sample of 

property record cards with the actual property.  Prior to commencement of the review 

process, the DRA should meet with the municipality’s assessing officials to obtain an 

understanding of the municipality’s data collection techniques used to determine value 

and the data elements regularly collected by the municipality that are included on the 

municipality’s property record cards. 

 

e. Assessments of various types of properties are reasonably proportional to other types of 

properties within the municipality. 

 

i.The municipality’s median ratios with a 90% confidence level for the following 3 strata 

should be within 5% of the overall median ratio (point estimate): 

 

1. Improved residential up to and including 4-family units; 

 

2. Improved non-residential; and 

 

3. Unimproved property. 

 

ii.No ratio should be calculated for a particular strata unless a minimum of 8 sales are 

available in that strata.  If no ratio has been calculated, the sales should not be 

collapsed into another strata. 

 

iii.The DRA should calculate the municipality’s price related differential (PRD) with a 90% 

confidence level and report the PRD to the municipality and the ASB. 

 

D. Property sales utilized in the DRA's annual assessment ratio study conducted for 

equalization purposes should be used to calculate the median ratios, CODs, and PRDs 

under guidelines (A) and (E) above.  The ratio percentages should be rounded to 3 places.  

The sample size of the ratio study should contain at least 2% of the total taxable parcels in 



 
 

a municipality; and have a total of at least 8 sales.  Alterations to property sales may be 

based upon documentation submitted by the municipality such as, but not limited to: 

 

a. Sales involving an exchange of property for boundary line adjustments; and 

 

b. Sales of personal property included in the sale; and 

 

c. Sales of properties located in more than one municipality. 

 

E. In accordance with RSA 21-J:14-b, II, these guidelines will be reviewed and updated 

annually.  Minutes of the ASB along with meeting and forum schedules may be found at the 

Department of Revenue Administration website www.revenue.nh.gov/. 

 

 

 

 

 

 

 

 

 

 

 

 

  



 
 

GLOSSARY 

 

Assessment Review Year - The property tax year set by the department for which a 

municipality’s assessment review shall occur. 

 

Coefficient of Dispersion (COD) - A measure of assessment equity that represents the average 

absolute deviation of a group of ratios from the median ratio expressed as a percentage of the 

median. 

 

Confidence Interval - The range established by electronic means within which one can 

conclude a measure of population lies. 

 

Confidence Level - The required degree of confidence in a statistical test or confidence 

interval. 

 

Department - The New Hampshire Department of Revenue Administration. 

 

Level of Assessment - The overall ratio of appraised values of properties to market value of 

properties. 

 

Mean Ratio - The result reached after the sum of all ratios is divided by the total number of 

ratios. 

 

Median Ratio - The middle ratio when a set of all ratios is arranged in order of magnitude. 

 

Point Estimate (of the Median Ratio) - A single number that represents the midpoint, or middle 

ratio, when the ratios are arrayed in order of magnitude. 

 

Price Related Differential (PRD) - A measure of the differences in the appraisal of low value 

and high value properties in assessments, as calculated by dividing the mean ratio by the 

weighted mean ratio. 

 

Ratio Study - The study of the relationship between appraised or assessed property values 

and the current market value of the properties. 

 

Strata - A division of properties into subsets for analysis. 

 

Uniformity of Assessments - The degree to which assessments bear a consistent relationship 

to market value. 

 



 
 

Weighted Mean Ratio - The result reached when the sum of all appraised values is divided by 

the sum of all sale prices. 
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OBJECTIVE 

 

Pursuant to RSA 21-J:11-a, the NH Legislature identified five areas of assessing practices for 

the commissioner of the Department of Revenue Administration (DRA) to review and report on: 

 

A.  Whether the level of assessments and uniformity of assessments are within acceptable 

ranges as recommended by the assessing standards board by considering, where 

appropriate, an assessment-to-sales-ratio study conducted by the department for the 

municipality;   

 

B. Whether assessment practices substantially comply with applicable statutes and 

rules; 

 

C. Whether exemption and credit procedures substantially comply with applicable statutes 

and rules; 

 

D. Whether assessments are based on reasonably accurate data; and, 

 

E.  Whether assessments of various types of properties are reasonably proportional to 

other types of properties within the municipality.  

 

DRA METHODOLOGY 

 

EQUALIZATION STATISTICS 

 

Each year the DRA conducts sales-to-ratio studies known as the Equalization Survey in 

accordance with procedures recommended by the Equalization Standards Board (ESB).  

These equalization statistics are used in this report to determine whether the level and 

uniformity of assessments are within acceptable ranges in accordance with guidelines 

established by the Assessing Standards Board (ASB). 

 

SAMPLING 

 

When a statistically valid sample is obtained, it is possible to determine, with a stipulated 

degree of confidence that the number of errors in the sample applies proportionally to the non-

sampled portion as well.  The department utilized the statistical sampling program of the US 

Office of Audit Services to determine the appropriate sample size of records to be examined.   

 



 
 

TESTING 

 

Department Review Appraisers examined the selected samples to determine if there was 

substantial compliance with applicable statutes and whether assessments of various types of 

properties were reasonably proportional to other types of properties within the municipality.  

Our determination and recommendations follow. 

 

  



 
 

A. LEVEL AND UNIFORMITY OF ASSESSMENTS 

 

ASB GUIDELINE:  Level of assessments and uniformity of assessments are within acceptable 

ranges as recommended by the Assessing Standards Board by considering, where 

appropriate, an assessment-to-sales-ratio study conducted by the department for the 

municipality. 

 

- A median ratio should be between 0.90 and 1.10 with a 90% confidence level in the 

year of the review. 

- An overall coefficient of dispersion (COD) for the municipality’s median ratio should not 

be greater than 20.0 without the use of a confidence interval. 

 

DRA Methodology:  To determine compliance with these guidelines, the DRA relied on 

statistics from the 2003 Equalization Survey.  (See Appendix D, 2003 Assessment Review 

Summary.) 

 

DRA Determination:  The results of the 2003 NH Department of Revenue Administration 

Equalization Survey for Goffstown for April 1, 2003 are: 

 

2003 Median Ratio with Confidence Range:  Low  Median High 

       96.8  97.6  98.2    

 

2003 COD  5.7 

 

Goffstown met the guidelines for level and uniformity of assessments. 

 

DRA Recommendation: None 

 

Municipality’s Response: None 

 

 

 

 

 

 

 

 

 

 

 



 
 

 

 

 

 

 

 

 

 

 

B. ASSESSING PRACTICES: 

SHALL SUBSTANTIALLY COMPLY WITH APPLICABLE STATUTES AND RULES 

 

B1. ASB GUIDELINE:  All records of the municipality’s assessor’s office should be available to 

the public pursuant to RSA 91-A. 

 

DRA Methodology:  To determine whether all records of the assessor’s office were available 

to the public, the DRA requested any written guidelines that Goffstown had that addressed this 

issue.  Absent the existence of any written guidelines, the DRA then specifically asked the 

town personnel what records were available to the public, and which specific records, if any, 

were not generally made available. 

 

DRA Determination:  Based upon our review, it appears that Goffstown meets the guidelines 

for public documents available to the public. 

 

DRA Recommendation: None 

 

Municipality’s Response: None 

 

 

B2. ASB GUIDELINE:  Ninety-five percent of the property records in the sample reviewed by 

the DRA should reflect assessments of properties as of April 1, pursuant to RSA 74:1; and that 

a municipality should not assess parcels or new construction that did not exist as of April 1 of 

that tax year.   

 

DRA Methodology:  To determine if property records properly reflected values as of April 1, 

2003, and that new parcels or new construction not in existence as of April 1, 2003, were not 

being assessed, the DRA selected a random sampling of properties to review. 

 

DRA Determination:  A review of these properties confirmed that in all cases the values did 

reflect new construction that existed as of April 1, 2003, and that there was no evidence that 

any new parcels or new construction that occurred after April 1, 2003, were being assessed for 



 
 

2003.  Based upon this review, it appears that Goffstown is in general compliance with this 

guideline. 

 

DRA Recommendation: None 

 

Municipality’s Response: None 

 

 

B.3. ASB GUIDELINE:  A municipality should have a revised inventory program in place that 

addresses compliance with RSA 75:8, which provides that annually, and in accordance with 

state assessing guidelines; assessors and selectmen shall adjust assessments to reflect 

changes so that all assessments are reasonably proportional within the municipality. 

 

DRA Methodology:  To determine whether there was a revised inventory program in place, 

the DRA first requested any written guidelines that Goffstown had in this regard.  Absent the 

existence of any written guidelines, the DRA reviewed the requirements under RSA 75:8 with 

the town personnel to determine the town’s actual practice. 

 

 

DRA Determination:  Based upon our review in this area, and our conversation with the town 

personnel, the DRA has determined that Goffstown does have a program in place, which, if 

adhered to, will result in the annual adjustment of assessments necessary to maintain 

reasonable proportionality among all properties.  Based on our review, it appears that 

Goffstown is in substantial compliance with this guideline. 

 

DRA Recommendation: None 

 

Municipality’s Response: None 

 

 

B.4. ASB GUIDELINE:  In accordance with RSA 31:95-a, a municipality’s tax maps should: 

 

a. Show the location of each property drawn to scale; 

b. Be updated annually; and 

c. Include an index of each parcel by the property owner’s name and parcel 

identifier. 

 

DRA Methodology:  To determine the adequacy of the tax maps, the DRA selected a random 

sampling of properties.  These properties were located on the town’s tax maps, and reviewed 

to determine if they were in their proper location and drawn to scale.  In addition, the DRA 



 
 

verified the existence of an annual map-updating contract, and the existence of current 

indexes by both owner’s name and parcel identifier.   

 

DRA Determination:  Of the properties reviewed, all were located properly and drawn to the 

proper scale.  Based upon this review of the tax maps, the DRA has determined that 

Goffstown appears to be in substantial compliance with this guideline.  

 

DRA Recommendation: None  

  

Municipality’s Response: None 

 

 

B.5. ASB GUIDELINE:  Eighty-five percent of the current use property records in the sample 

reviewed by the DRA should have: 

 

a. A timely filed Form A-10, Application for Current Use Assessment (RSA 79-A:5 

and Cub 304); 

b. If applicable, a timely filed Form CU-12, Summary of Forest Stewardship Plan for 

Current Use Assessment (RSA 79-A:5 and Cub 304.03); 

c. Current use valuations assessed in accordance with Cub 304; and  

d. A procedure to determine, prior to July 1 of each year, if previously classified land 

has undergone a change in use for purposes of assessing the Land Use Change 

Tax (RSA 79-A:7). 

 

DRA Methodology:  To determine if current use properties were properly documented and 

valued, the DRA selected a random sampling of current use properties.  The records for these 

properties were reviewed to determine if the appropriate Form A-10, Application for Current 

Use Assessment and Form CU-12, Summary of Forest Stewardship Plan for Current Use 

Assessment (if required) were on file.  In addition, the current use values assigned to these 

properties were reviewed to insure that the assessments were within the valuation ranges 

established by the Current Use Board and consistent with Cub 304.  The DRA also determined 

if Goffstown had a procedure in place to identify if previously classified current use land had 

undergone a change in use for the purpose of assessing the Land Use Change Tax. 

 

DRA Determination:  Based upon the DRA review of current use practices, all records or 

100% were found to meet the guideline criteria.  Therefore it appears that Goffstown has 

substantially complied with this guideline. 

 

DRA Recommendation: None   

  

Municipality’s Response: None 



 
 

 

 

B.6. ASB GUIDELINE:  In accordance with RSA 21-J:11, all appraisal service contracts or 

agreements in effect during the assessment review year for tax assessment purposes should: 

 

a. Be submitted to the DRA, prior to work commencing, as notification that appraisal 

work shall be done in the municipality; and 

b. Include the names of all personnel to be employed under the contract. 

 

DRA Methodology:  To determine if appraisal contracts or agreements in effect for 2003 had 

been submitted to the DRA, along with the names of all personnel to be employed under the 

contract, the DRA verified that the contracts and the list of personnel were in the town’s 

permanent file in the DRA office. 

 

DRA Determination:  A review of the town’s permanent file indicated that a copy of the 2003 

appraisal contract was submitted, along with a list of personnel.  Based upon that verification, it 

appears that Goffstown is in substantial compliance with this guideline. 

 

DRA Recommendation: None     

 

Municipality’s Response: None 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

C. EXEMPTIONS AND CREDITS: 

PROCEDURES SUBSTANTIALLY COMPLY WITH APPLICABLE STATUTES AND RULES 



 
 

 

C.1. ASB GUIDELINE:  A periodic review should be done by the municipality of all exemptions 

and credits at least once every assessment review cycle.  Municipalities scheduled for 

assessment review in 2003 should perform the review of all exemptions and credits by 

December 31, 2004. 

 

C.2. ASB GUIDELINE:  The municipality should have on file a current Form BTLA A-9, List of 

Real Estate and Personal Property on Which Exemption is Claimed, as described in Tax 

401.04(b) for all religious, educational and charitable exemptions. 

 

C.3. ASB GUIDELINE:  The municipality should have on file a current form BTLA A-12, 

Charitable Organization Financial Statement, as described in Tax 401.01(c), for all charitable 

exemptions. 

 

DRA Methodology:  To determine whether Goffstown met these guidelines, the DRA 

conducted a random sampling of properties that had been granted a religious, educational, or 

charitable exemption.  A review was then made of the records for those properties to 

determine if a current Form BTLA A-9 was on file, and in the case of a charitable exemption, if 

a current Form BTLA A-12 was on file.  In addition, the DRA reviewed documentation supplied 

by the town personnel to determine if exemptions and credits had been reviewed for this 

assessment review cycle and to insure that proper documentation existed to justify the 

exemption or credit granted.  This documentation provided consisted of consisted of completed 

PA-29’s, “Veteran’s Tax Credit Questionnaire”, “Town of Goffstown Elderly Exemption 

Application” including current financial documentation for the April 1st, 2003 update, copies of 

the Veteran’s DD-214 and letters from the NH Blind Services Program, Bureau of Vocational 

Rehabilitation, Department of Education. 

 

DRA Determination:  Based upon our review, it appears that Goffstown had reviewed 

exemptions and credits.  In addition, a review of the religious, educational, and charitable 

properties indicated that the current Form BTLA A-9 or Form BTLA A-12 was on file for all 

samples.  Goffstown appears to be in substantial compliance with these guidelines. 

 

DRA Recommendation: None 

   

Municipality’s Response: None 

 

 

 

 

 

 



 
 

 

 

 

 

 

 

 

 

D. ACCURACY OF DATA: 

ASSESSMENTS ARE BASED ON REASONABLY ACCURATE DATA 

 

D.1. ASB GUIDELINE:  The municipality should have no material errors on at least eighty 

percent of the property record cards reviewed by the DRA.  A material error is defined to be 

any error or combination of errors that results in a variance greater than 5% of the total 

assessed value of the property; and includes, but is not limited to: 

a. Mathematical miscalculations; 

b. Inconsistent land values without notation or documentation; 

c. Inconsistent depreciation without notation or documentation; 

d. Inconsistent neighborhood adjustments without notation or documentation; 

e. Market adjustments without notation or documentation; 

f. Acreage noted that does not match the tax map unless otherwise noted; 

g. Omission of data such as, but not limited to; 

i. Addition of improvements; 

ii. Removal of improvements; 

iii. Conversion of improvements; 

h. Erroneous measurements resulting in a square foot variance of 10% or more of 

the primary improvement(s). 

 

D.2. ASB GUIDELINE:  The level of accuracy of the data elements should be determined by 

the DRA by comparing the information regularly collected by the municipality on a sample of 

property record cards with the actual property.  Prior to commencement of the review process, 

the DRA should meet with the municipality’s assessing officials to obtain an understanding of 

the municipality’s data collection techniques used to determine value and the data elements 

regularly collected by the municipality that are included on the municipality’s property record 

cards. 

 

DRA Methodology:  To determine if Goffstown’s assessments were based on reasonably 

accurate data, the DRA conducted a random sampling of properties.  A field review was 

conducted to compare the data on the property record cards with the actual property.  

Whenever possible, the DRA verified both the interior and exterior information.  Of the 

properties sampled, all had the exterior reviewed, and 66% had interior inspections.  



 
 

 

DRA verified the accuracy of the town’s data in the two areas specified in the ASB guideline.  

First, the DRA checked for any material errors, or those errors resulting in a variance of greater 

than 5% of the total assessed value of the property.  And second, the DRA verified the overall 

accuracy of all of the data elements regularly collected by Goffstown. 

 

DRA Determination:  The result of that review indicated that of the property record cards in 

the sample there appeared to be no material errors in excess of 5% on 68.6% of the cards, or 

less than 80% accuracy.  It appears that Goffstown is not compliant with this guideline, as the 

accuracy is not within the recommended guidelines set by the Assessing Standards Board. 

 

As a matter of reporting only, the DRA found that of the property record cards reviewed in the 

field, 94% had fewer than 5 data element discrepancies.   

 

DRA Recommendation:  The last full measure and list conducted by this municipality was for 

the tax year 1988.  This municipality will be starting a 25% per year cyclical measure and list 

program for the 2004 tax year.  Upon the completion of this program the town should be in 

compliance with this guideline. There are no recommendations at this time as long as this 

program is followed through with.  

 

Municipality’s Response:   “The town is undergoing a cyclical measure and list 25% per 

year.” 

 

E. PROPORTIONALITY: 

ASSESSMENTS OF VARIOUS TYPES OF PROPERTIES ARE REASONABLY PROPORTIONAL TO OTHER 

TYPES OF PROPERTIES WITHIN THE MUNICIPALITY. 

 

E.1. ASB GUIDELINE:  The municipality’s median ratio with a 90% confidence level for the 

following 3 strata should be within 5% of the overall median ratio (point estimate): 

a. Improved residential up to and including 4-family units; 

b. Improved non-residential; 

c. Unimproved properties. 

 

E.2. ASB GUIDELINE:  No ratio should be calculated for a particular stratum unless a 

minimum of 8 sales is available in that stratum.  If no ratio has been calculated, the sales 

should not be collapsed into another strata. 

 

E.3. ASB GUIDELINE:  The DRA should calculate the municipality’s price related differential 

 (PRD) with a 90% confidence level and report the PRD to the municipality and the ASB. 

 



 
 

DRA Methodology:  To determine compliance with these guidelines, the DRA relied on 

statistics from the 2003 Equalization Survey.  (See Appendix D, 2003 Assessment Review 

Summary.) 

 

DRA Determination:   

 

2003 Improved Residential with Confidence Range:   Low  Median

 High          96.7  97.4 

 98.1       

2003 Improved Non-Residential with Confidence Range:  Low  Median

 High          N/A  N/A 

 N/A  

 

2003 Unimproved Property with Confidence Range:   Low  Median

 High          96.2  98.3 

 100.8   

It appears that the Town of Goffstown complies with this guideline, as the median ratio with a 

90% confidence interval for the calculated strata does fall within 5% of the overall median ratio 

of 97.6 

 

As a matter of reporting only, the PRD for Goffstown, using a 90% confidence level, shows a 

point estimate of 1.00, with a confidence interval from 1.00 to 1.01. 

 

DRA Recommendation: None     

 

Municipality’s Response: None 

  



 
 

APPENDIX D 

 

New Hampshire Department of Revenue Administration 

2003 Assessment Review Summary 

GOFFSTOWN 

(FINAL DRA version) 

 

                               

┌────┬───────────────────────────────┬──────┬──────┬──────┬────┬─────┬────┬────
───────┬─────────┐ 

                               │    │                               │ Low  │90%CI │ High │    │90%CI│    │Coefficient│    #    │ 

                               │    │          Description          │Median│Median│Median│Low │     │High│    of     │Untrimmed│ 

                               │Type│                               │Ratio │Ratio │Ratio │PRD │ PRD │PRD │Dispersion │  Sales  │ 

                               

├────┼───────────────────────────────┼──────┼──────┼──────┼────┼─────┼────┼────
───────┼─────────┤ 

                               │ANY │FULL REPORT (NO STRATIFICATION)│ 96.8 │ 97.6 │ 98.2 │1.00│1.00 │1.01│    5.7    │   320   

│ 

                               

├────┼───────────────────────────────┼──────┼──────┼──────┼────┼─────┼────┼────
───────┼─────────┤ 

                               │GA1 │       AREV IMPROVED RES       │ 96.7 │ 97.4 │ 98.1 │1.00│1.00 │1.00│    5.6    │   292   │ 

                               

├────┼───────────────────────────────┼──────┼──────┼──────┼────┼─────┼────┼────
───────┼─────────┤ 

                               │GA2 │     AREV IMPROVED NON-RES     │  NA  │ 96.7 │  NA  │ NA │1.00 │ NA │   11.6    │    7    │ 

                               

├────┼───────────────────────────────┼──────┼──────┼──────┼────┼─────┼────┼────
───────┼─────────┤ 

                               │GA3 │        AREV UNIMPROVED        │ 96.2 │ 98.3 │100.8 │.99 │1.01 │1.03│    4.8    │   21    │ 



 
 

                               

├────┼───────────────────────────────┼──────┼──────┼──────┼────┼─────┼────┼────
───────┼─────────┤ 

                               │GA4 │      AREV MISCELLANEOUS       │  NA  │  NA  │  NA  │ NA │ NA  │ NA │    NA     │   NA    │ 

                               

└────┴───────────────────────────────┴──────┴──────┴──────┴────┴─────┴────┴────
───────┴─────────┘ 

 

 

 

                                                               MEDIAN TESTS FOR OVERALL & STRATA 

 

                              OVERALL MEDIAN POINT ESTIMATE (PE) CONFIDENCE INTERVAL (CI) should overlap the range of (90 

to 110)                                   MEETS 

                                      20        30        40        50        60        70        80        90       100       110       120       130       140  

CRITERIA? 

 

┌────┬───────────────────────────────┬────┼────┼────┼────┼────┼────┼────┼────┼─
───┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┐ 

 │Type│    Criteria Low-High Range    │                                                                     L                   H                             │ 

 ├────┼───────────────────────────────┼                                                                     │                   │                             

┤ 

 │ANY │FULL REPORT (NO STRATIFICATION)│                                                                           *M*                                         

│     YES 

 

└────┴───────────────────────────────┴─────────────────────────────────────────
──────────────────────────────────────────────────────────────────────────────┘ 

 

 

                                AREV IMPROVED RES MEDIAN CI should overlap the OVERALL MEDIAN PE +/-5% range of (92.7 to 

102.5) 



 
 

                                      20        30        40        50        60        70        80        90       100       110       120       130       140 

 

┌────┬───────────────────────────────┬────┼────┼────┼────┼────┼────┼────┼────┼─
───┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┐ 

 │Type│    Criteria Low-High Range    │                                                                       L         H                                     │ 

 ├────┼───────────────────────────────┼                                                                       │         │                                     

┤ 

 │GA1 │       AREV IMPROVED RES       │                                                                           *M*                                         │     

YES 

 

└────┴───────────────────────────────┴─────────────────────────────────────────
──────────────────────────────────────────────────────────────────────────────┘ 

 

 

                              AREV IMPROVED NON-RES MEDIAN CI should overlap the OVERALL MEDIAN PE +/-5% range of (92.7 

to 102.5) 

                                      20        30        40        50        60        70        80        90       100       110       120       130       140 

 

┌────┬───────────────────────────────┬────┼────┼────┼────┼────┼────┼────┼────┼─
───┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┐ 

 │Type│    Criteria Low-High Range    │                                                                       L         H                                     │ 

 ├────┼───────────────────────────────┼                                                                       │         │                                     

┤ 

 │GA2 │     AREV IMPROVED NON-RES     │ Less than 8 Untrimmed Sales.  Test Not Applicable.                                                                    

│     NA 

 

└────┴───────────────────────────────┴─────────────────────────────────────────
──────────────────────────────────────────────────────────────────────────────┘ 

 

 



 
 

                                 AREV UNIMPROVED MEDIAN CI should overlap the OVERALL MEDIAN PE +/-5% range of (92.7 to 

102.5) 

                                      20        30        40        50        60        70        80        90       100       110       120       130       140 

 

┌────┬───────────────────────────────┬────┼────┼────┼────┼────┼────┼────┼────┼─
───┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┐ 

 │Type│    Criteria Low-High Range    │                                                                       L         H                                     │ 

 ├────┼───────────────────────────────┼                                                                       │         │                                     

┤ 

 │GA3 │        AREV UNIMPROVED        │                                                                           *-M--*                                      │     

YES 

 

└────┴───────────────────────────────┴─────────────────────────────────────────
──────────────────────────────────────────────────────────────────────────────┘ 

 

 

                                                                                             

┌────────────────────────────────────────────────────────────────┐ 

                                                                                             │ The Full Report (overall) COD should be 20.0 or below.  IS IT? │     

YES 

                                                                                             

└────────────────────────────────────────────────────────────────┘ 

 

 

 

                                                                                             

┌────────────────────────────────────────────────────────────────┬────────┐ 

                                                                                             │ HAVE ALL CRITERIA ABOVE THIS LINE BEEN MET?                    

│     YES│ 

                                                                                             

└────────────────────────────────────────────────────────────────┴────────┘ 



 
 

 

 

                                                                      PRD TEST FOR OVERALL 

 

                                                    OVERALL PRD CI should overlap the range of (.98 to 1.03) 

                                     .20       .30       .40       .50       .60       .70       .80       .90      1.00      1.10      1.20      1.30      1.40 

 

┌────┬───────────────────────────────┬────┼────┼────┼────┼────┼────┼────┼────┼─
───┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┼────┐ 

 │Type│    Criteria Low-High Range    │                                                                             L    H                                    │ 

 ├────┼───────────────────────────────┼                                                                             │    │                                    

┤ 

 │ANY │FULL REPORT (NO STRATIFICATION)│                                                                               P*                                      

│     YES 

 

└────┴───────────────────────────────┴─────────────────────────────────────────
──────────────────────────────────────────────────────────────────────────────┘ 
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October 14, 2009 

 

Town of Goffstown Board of Selectmen 

16 Main Street 

Goffstown, NH 03045 

 

Dear Board: 

 

Attached is Addendum W – 2009 Sales Ratio Review and Update to the Mass Appraisal 

Report of Statistical Update Goffstown, New Hampshire.  This is an addendum to the 

2008 Mass Appraisal Report of Statistical Update Goffstown, New Hampshire dated 

October 15, 2008 and reports the Sales Ratio Review and Analysis that was performed 

for the 2009 tax year. The Addendum describes the adjustments made to all residential 

condominiums, manufactured housing and the neighborhood pricing in Lynchville/Danis 

Park.  These changes were made in addition to the annual, physical changes based on 

inspections of all building permits and the ongoing physical changes that resulted from 

the Cyclical Measure and List inspections.   

 

No actions were taken to “reappraise all real estate within the municipality so that the 

assessments are at full and true value at least as often as every fifth year.”1  This was 

done for the 2008 tax year.  The actions taken were to meet the requirements of RSA 

75:8, I, which states, “Annually, and in accordance with state assessing guidelines, the 

assessors and selectmen shall adjust assessments to reflect changes so that all 

assessments are reasonably proportional within that municipality.”  All adjustments were 

adjusted to general level of assessment of the entire Town. 

 

 

 

Very truly yours, 

 

 

 

Scott W. Bartlett, CNHA, NHCG #455 

 

Cc: Department of Revenue Administration, Property Appraisal 

  

                                                           
1
 RSA 75:8-a Five-Year Valuation 



 

 

 

 

 

 

 

 

 

ADDENDUM W - 2009 Sales Ratio Review and Update to the 

Mass Appraisal Report of Statistical Update Goffstown, New 

Hampshire 

  



RSA 75:8 requires that, “annually, and in accordance with state assessing guidelines, 

the assessors and selectmen shall adjust assessments to reflect changes so that all 

assessments are reasonably proportional within that municipality.”  The following is a 

report of a sales ratio study as of April 1, 2009 and adjustments made to in order to 

make all assessments proportional. 

As detailed in the 2008 Mass Appraisal Report of Statistical Update Goffstown, New 

Hampshire dated October 15, 2008, that this Addendum is being attached to, the Town 

of Goffstown updated all assessed values as of April 1, 2008.  The ratio studies 

described below use the assessed values established as of April 1, 2008.  All 

adjustments reflect the 2008 base and the 2009 level of assessment     

The below table summarizes a sales ratio study, sorted by sale date quarter, of all 

qualified sales that occurred between October 1, 2008 and July 15, 2009.  The only 

adjustments to assessments that occurred prior to the preliminary sales ratio studies 

were: 1) physical changes that were a result of annual building permit pickups and lot 

splits, and 2) physical changes that were a result of the ongoing Cyclical Measure and 

List.  258 properties were inspected and updated for the 2009 tax year as a result of 

building permits and lot splits.  1,448 properties were inspected and updated for the 

2009 tax year as a result of the Cyclical Measure and List.  Due to the large number of 

foreclosures, there have been a large number of bank sales, i.e., sales to a private 

company from the mortgage company after a foreclosure.  Neither foreclosures nor 

bank sales have been considered as qualified. 

Sales Ratio Study of All Goffstown Sales 10-1-08 to 7-17-09 

Sales Date 
Quarter 

Number Mean Ratio Weighted 
Average 

Median 
Ratio 

COD 

4th Qtr 2008 24 1.03 1.00 1.02  
1st Qtr 2009 19 1.04 1.00 1.02  
2nd Qtr 2009 43 1.04 1.04 1.01  
3rd Qtr 20092 5 1.07 1.02 1.01  
Average  1.04 1.02 1.01 9.89% 
 

Similar sales ratio studies were done for all single family residences, residential 

condominiums, manufactured housing and all other properties.  The tables below show 

the results of these studies. 

 

 

                                                           
2
 The third quarter for 2009 only included 15 days. 



Sales Ratio Study of All Single Family Residences 10-1-08 to 7-17-09 

Sales Date 
Quarter 

Number Mean Ratio Weighted 
Average 

Median 
Ratio 

COD 

4th Qtr 2008 18 0.99 0.99 0.99  
1st Qtr 2009 15 1.01 1.00 0.98  
2nd Qtr 2009 23 1.02 1.01 0.99  
3rd Qtr 2009 3 1.00 1.00 1.01  
Average  1.01 1.00 0.99 7.14% 
 
 

     

Sales Ratio Study of All Residential Condominiums 10-1-08 to 7-17-09 

Sales Date 
Quarter 

Number Mean Ratio Weighted 
Average 

Median 
Ratio 

COD 

4th Qtr 2008 3 1.11 1.10 1.08  
1st Qtr 2009 2 1.05 1.05 1.05  
2nd Qtr 2009 13 1.09 1.10 1.09  
3rd Qtr 2009 --     
Average  1.09 1.09 1.08 4.78% 
 

Sales Ratio Study of Manufactured Housing 10-1-08 to 7-17-09 

Sales Date 
Quarter 

Number Mean Ratio Weighted 
Average 

Median 
Ratio 

COD 

4th Qtr 2008 2 1.22 1.13 1.22  
1st Qtr 2009 1 1.48 1.48 1.48  
2nd Qtr 2009 2 1.17 1.16 1.17  
3rd Qtr 2009 2 1.18 1.15 1.18  
Average  1.23 1.18 1.32 16.45% 
 

Sales Ratio Study of All Other Sales 10-1-08 to 7-17-09 

Sales Date 
Quarter 

Number Mean Ratio Weighted 
Average 

Median 
Ratio 

COD 

4th Qtr 2008 1 1.20 1.20 1.20  
1st Qtr 2009 1 0.97 0.97 0.97  
2nd Qtr 2009 5 0.94 1.02 0.91  
3rd Qtr 2009 --     
Average  0.98 1.00 0.97 18.85% 
 



Based on the above results I further analyzed the condominium sales and the 

manufactured housing sales.  The detailed spreadsheets can be found at the end of this 

Addendum.  The analysis of condominium sales included sales from July 2008 to July 

2009.  A time adjustment of -6% per year to April 1, 2009 was applied.  It was my 

conclusion that the land/amenity value of each condominium complex needed to be 

reduced in order to make residential condominiums proportional to the rest of the Town.  

Adjustments were also made to corner units in the Timberwood Condominiums.  The 

table below shows the adjustments that were recommended and applied.   

Code Condo Complex 

2008 
Land/Amenity  

Value 

Recommended 
2009 

Land/Amenity 
Value 

AM1 TIMBERWOOD $67,500 $62,500 

AM10 MOUNTAIN WOODS $55,000 $52,500 

AM11 AUDUBON $75,000 $62,500 

AM12 GORHAM POND $75,000 $62,500 

AM14 JOLLY SEVEN $34,100 $34,100 

AM19 CROSSWINDS $82,500 $62,500 

AM2 COUNTRY SQ $70,000 $62,500 

AM21 WHITE PINES $75,000 $62,500 

AM22 MILLERS LANDING $100,000 $85,000 

AM3 MORGAN EST $80,000 $62,500 

AM4 ORCHARD HIGH $72,500 $62,500 

AM5 SABLEBROOK $75,000 $62,500 

AM6 RYANWOOD $80,000 $62,500 

AM7 COBBLECREEK $77,500 $62,500 

AM8 LANDMARK $77,500 $62,500 

AM9 PLUMMER PLACE $70,000 $62,500 

    

        

Adjust Corner Units on Timberwood from 100 to: 
 
 
 
 

1st  Floor) 105 

2nd Floor) 103 

3rd Floor) 102 

4th Floor) 102 

    

 

Due to the limited number of mobile home sales, and the large range of individual 

assessment to sales ratios, the detailed analysis of manufactured housing included 

sales back to January 1, 2008.  It was clear that most manufactured housing sales 

indicated a higher ratio than the rest of the Town; however, due to the wide range of 



ratios I applied a conservative, 10% reduction of the base rate of manufactured homes 

(style code 20) from $59.00 per square foot to $53.00 per square foot.   

As part of an ongoing Cyclical Measure and List, the Danis/Lynchville Park area was 

inspected and measured and listed in the Spring of 2009.  All data was entered into the 

Vision system.  While entering the data, it was discovered that some of the non-river 

front properties in the Lynchville area had a site index of 6 (land factor of 1.35) while the 

rest of the properties in the area had a site index of 5 (land factor of 1.20).  All site 

indexes of 6 were changed to 5 to be consistent with the rest of the neighborhood.  This 

change was not the result of a sales analysis.  There were an insufficient number of 

sales to draw a definite conclusion. 

After the above described adjustments were made, sales ratio studies were performed 

on all sales, residential condominiums, and manufactured housing.   

 

Sales Ratio Study of All Sales After Adjustments 10-1-08 to 7-17-09 

Sales Date 
Quarter 

Number Mean Ratio Weighted 
Average 

Median 
Ratio 

COD 

4th Qtr 2008 24 1.01 0.99 1.01  
1st Qtr 2009 19 1.02 1.00 0.98  
2nd Qtr 2009 43 1.01 1.02 0.99  
3rd Qtr 2009 5 1.03 1.01 1.01  
Average  1.01 1.01 0.99 8.77% 
 

 

Sales Ratio Study of Condominiums After Adjustments 10-1-08 to 7-17-09 

Sales Date 
Quarter 

Number Mean Ratio Weighted 
Average 

Median 
Ratio 

COD 

4th Qtr 2008 3 1.05 1.04 1.03  
1st Qtr 2009 2 0.98 0.98 0.98  
2nd Qtr 2009 13 1.02 1.02 1.01  
3rd Qtr 2009 --     
Average  1.02 1.02 1.01 4.40% 
 

 

 



Sales Ratio Study of MH’s After Adjustments 10-1-08 to 7-17-09 

Sales Date 
Quarter 

Number Mean Ratio Weighted 
Average 

Median 
Ratio 

COD 

4th Qtr 2008 2 1.10 1.01 1.10  
1st Qtr 2009 1 1.33 1.33 1.33  
2nd Qtr 2009 2 1.06 1.04 1.06  
3rd Qtr 2009 2 1.06 1.03 1.06  
Average  1.11 1.06 1.19 16.45% 
 

  



October 21, 2010 

 

Town of Goffstown Board of Selectmen 

16 Main Street 

Goffstown, NH 03045 

 

Dear Board: 

 

Attached is Addendum X – 2010 Sales Ratio Review and Update to the Mass Appraisal 

Report of Statistical Update Goffstown, New Hampshire.  This is an addendum to the 

2008 Mass Appraisal Report of Statistical Update Goffstown, New Hampshire dated 

October 15, 2008 and reports the Sales Ratio Review and Analysis that was performed 

for the 2010 tax year. The Addendum describes the adjustments made to all residential 

manufactured housing and minor neighborhood adjustments.  These changes were 

made in addition to the annual, physical changes based on inspections of all building 

permits and the ongoing physical changes that resulted from the Cyclical Measure and 

List inspections.   

 

No actions were taken to “reappraise all real estate within the municipality so that the 

assessments are at full and true value at least as often as every fifth year.”3  This was 

done for the 2008 tax year.  The actions taken were to meet the requirements of RSA 

75:8, I, which states, “Annually, and in accordance with state assessing guidelines, the 

assessors and selectmen shall adjust assessments to reflect changes so that all 

assessments are reasonably proportional within that municipality.”  All adjustments were 

adjusted to general level of assessment of the entire Town. 

 

 

 

Very truly yours, 

 

 

 

Scott W. Bartlett, CNHA, NHCG #455 

 

Cc: Department of Revenue Administration, Property Appraisal 

  

                                                           
3
 RSA 75:8-a Five-Year Valuation 



 

 

 

 

 

 

 

 

 

ADDENDUM X - 2010 Sales Ratio Review and Update to the 

Mass Appraisal Report of Statistical Update Goffstown, New 

Hampshire 

  



RSA 75:8 requires that, “annually, and in accordance with state assessing guidelines, 

the assessors and selectmen shall adjust assessments to reflect changes so that all 

assessments are reasonably proportional within that municipality.”  The following is a 

report of a sales ratio study as of April 1, 2010 and adjustments made in order to make 

all assessments proportional. 

As detailed in the 2008 Mass Appraisal Report of Statistical Update Goffstown, New 

Hampshire dated October 15, 2008, that this Addendum is being attached to, the Town 

of Goffstown updated all assessed values as of April 1, 2008.  The ratio studies 

described below use the assessed values established as of April 1, 2008, along with 

any adjustments described in Addendum W, the 2009 update of values.  All adjustments 

reflect the 2008 base and the 2010 level of assessment     

The below table summarizes a sales ratio study, sorted by sale date quarter, of all 

qualified sales that occurred between October 1, 2009 and August 17, 2010.  The only 

adjustments to assessments that occurred prior to the preliminary sales ratio studies 

were:  

1)  Physical changes that were a result of annual building permit pickups and 

lot splits.  294 properties were inspected and updated for the 2010 tax 

year as a result of building permits and lot splits. 

2)  Physical changes that were a result of the ongoing Cyclical Measure and 

List.  1,464 properties were inspected and updated for the 2010 tax year 

as a result of the Cyclical Measure and List.    

3)  Neighborhood adjustments to all homes located on Juniper Drive.  During 

the 2009 abatement process I discovered that Juniper Drive had a land 

site index of 6.  The site index of 6 is typically used for neighborhoods with 

smaller lots with both water and sewer services.  The most recent sales on 

this street did not support the higher site index; therefore, the site index 

was lowered to 5 (a land factor of 1.20 as opposed to 1.35).  

4)  Follow-up review of commercial properties located in the Village 

Commercial district.  The most compelling market data used in the 

valuation of commercial property in the Village Commercial District was 

actual sales.  Most recently, we have had a number of foreclosures in this 

area.  As a result, I conducted an in-office review of the assessments and 

the existing income approach value.  Adjustments were made to about 

50% of the properties based on this review.  These adjustments were 

documented on the individual property record cards. 



Due to the large number of foreclosures, there have been a large number of bank sales, 

i.e., sales from the mortgage company after a foreclosure.  Neither foreclosures nor 

bank sales have been considered as qualified. 

Sales Ratio Study of All Goffstown Sales 10-1-09 to 8-17-10 

Sales Date 
Quarter 

Number Median 
Ratio 

Weighted 
Average 

Mean Ratio COD 

4th Qtr 2008 53 1.034 1.042 1.128  
1st Qtr 2009 30 1.040 1.038 1.136  
2nd Qtr 2009 43 1.011 0.992 1.043  
3rd Qtr 2009 17 1.057 1.062 1.098  
Average 143 1.032 1.038 1.100 12.53% 
 

The table below shows a sales ratio study by property type for the same period of sales 

discussed above.  These property types were not broken down into sales by quarter. 

Sales Ratio Study by Property Type 10-1-09 to 8-17-10 

Property 
Type 

Number Median 
Ratio 

Weighted 
Average 

Mean Ratio COD 

Manufactured 
Housing 

15 1.518 1.561 1.641 23.42% 

Condominiums 24 1.011 1.023 1.035 5.69% 
Single Family 94 1.020 1.026 1.035 6.51% 

All Other 10 1.022 1.034 1.065 15.79%` 
 

Based on the above results I further analyzed the manufactured housing sales.  In 

2009, the manufactured housing base price per square foot was lowered from $59 to 

$53.  For 2010, the base rate for manufactured homes will be reduced to $40 per 

square foot of effective area.  The table below shows the sales ratio study of 

manufactured housing after the values had been adjusted. 

  



 

Sales Ratio Study of Manufactured Housing 10-1-09 to 8-17-10 

Property 
Type 

Number Median 
Ratio 

Weighted 
Average 

Mean Ratio COD 

Manufactured 
Housing 

15 1.237 1.247 1.303 20.87% 

Manufactured 
Housing that 

sold for 
$40,000 or 

more 

8 1.071 1.062 1.060 6.99% 

 

Despite the adjustment of -25%, even the ratio of manufactured housing that sold for 

greater than $40,000 is still greater than the general level of assessment of the rest of 

the Town.  There are other issues that need to be considered.  The park is owned by 

the Medvil Cooperative, which is a cooperative of the manufactured housing owners.  

The park was purchased in 2006 and has a relatively large mortgage that is paid 

through monthly park fees.  Park fees recently increased to $440 per month; a large 

portion of this fee goes directly to the mortgage payment.  Assessments are based on 

fee simple rights, which assumes that the property is purchased free of any 

encumbrances.  An existing mortgage creates an assumed liability that is purchased 

along with the manufactured housing unit.  This liability has the effect of lowering the 

purchase price of any unit.   In addition, there have been a large number of available 

units over the past few years.  This over-abundance of available units has helped create 

a greater than normal decrease in selling prices. 

Considering these issues, the indicated ratio levels are justified. 

The table below shows the final sales ratio study by quarter after all adjustments had 

been made. 

Sales Ratio Study of All Sales After Adjustments 10-1-08 to 7-17-09 

Sales Date 
Quarter 

Number Median 
Ratio 

Weighted 
Average 

Mean Ratio COD 

4th Qtr 2008 53 1.028 1.033 1.083  
1st Qtr 2009 30 1.032 1.029 1.083  
2nd Qtr 2009 43 1.006 1.018 1.025  
3rd Qtr 2009 17 1.059 1.057 1.077  
Average 143 1.027 1.031 1.065 9.42% 
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