REVALUATION/UPDATE AGREEMENT

SUBJECT:_An Update of all taxable, tax exempt and naaktie property for tax assessment
purposes, in accordance with the standards set fortieifatvs of the State of New Hampshire
and Administrative Rules adopted by the Department oéRay Administration (DRA) and the
Assessing Standards Board (ASB), in effect at the tihex@cution.

Allenstown, NH, a municipal corporation organized and existing under the &fwhe State of
New Hampshire, hereinafter called the Municipality; akdtar Associates of NE, In¢ a
business organization existing under the laws of the Sfatdew Hampshire and having a
principal place of business 850 Suncook Valley Highway, Chichester, NH 03238ereinafter
called the Company, hereby mutually agree as follows:

GENERAL PROVISIONS

IDENTIFICATION

1.1 Name of Municipality: Town of Allenstown

1.2 Address of Municipality: 16 School Street
Allenstown, NH 03275

1.3 Contact Email: smullolland @allenstownnh.gov

1.4 Contracting Officer for the Municipality: Board of Setimen

1.5 Telephone & Fax Numbers: (603) 485-4276 Ext 112 Fax 603-485-8669
1.6 Name of Company: Avitar Associates of N.E., Inc.
1.7 Address of Company: 150 Suncook Valley Highway
Chichester, NH 03258
1.8 Telephone & Fax Numbers: (603) 798-4419 Fax (603) 798-4263
1.9 Name and Title of Company Signer: Loren J. Martisittent of Assessing Operations

or Gary J. Roberge, CEO

1.10Contact Email: loren@avitarassociates.cam
gary@avitarassociates.com

GENERAL SERVICES TO BE PERFORMED BY THE COMPANY

2.1  Appraise all property.
2.1.1 To appraise all taxable property within the municipality aingood and
workmanlike manner according to New Hampshire Revised Statbtés

2.1.2 To appraise all tax exempt and non-taxable property (R&&) within the
taxing jurisdiction of the Municipality in the same manasttaxable property.



2.2

2.3
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2.1.3 The Company shall measure, list and verify all saled as benchmarks for the
update process, unless otherwise noted in the addendunmseadtits contract.

Completion of Work:

2.2.1 The company shall complete all work and deliver theesanfinal form to the
Municipal Assessing Officials on or befof®/1/2017with assessments as of
4/1/2017

2.2.2 A penalty 0f$35.00per day shall be paid by the Company for each day required
for completion beyond the above stated completion fiatelelays caused by
the Company.

2.2.3 The re-assessment shall be considered complete andimaitiorm only when
informal reviews have been complete, value changes mackejaised and the
figures are submitted to and accepted by the Municipal Assesdfitglo.
The Company shall provide the municipality with a full eéproperty record
cards, the USPAP Standard 6 Report which includes the cddietion on
manual and the CAMA Manual, if applicable.

Personnel.

2.3.1 The Company shall employ experienced and competeassss who have
been certified by the N.H. Department of Revenue Admmatisn in
accordance with ASB 300 rules and RSA 21-J:14-f for thel lef/work they
will be performing. A list of personnel is attached t ttontract detailing their
level of certification.

2.3.2 The Company shall not compensate, in any way, a Muniof@er or
employee or any member of the family of such officeremployee in the
performance of any work under this contract.

2.3.3 Upon approval of the contract and before the updatdiration begins, the
Company shall forward to the N.H. Department of Reeefxddministration a
list of the approved employees assigned to the updateproje

2.3.4 The Company will ensure the DRA Certified Assessor &g will be on
the job site 50% of the time.

2.3.5 The Company will ensure that there will be no assigningrof part of the
contract to anyone other than the Company without egpsgitten permission
by the Town.

Public Relations.

The Company and the Municipality, during the progress of thkwshall use its best
efforts and that of its employees to promote full coap@n and amiable relations with
the taxpayers. All publicity and news releases willdeared with the Municipal
Assessing Officials. The Company, upon request of thaidvality, will make
available speakers to acquaint property owners with therenand purpose of the
update at a public forum scheduled by the Municipality, buthmare than 4 during the
course of the project.



2.5 Confidentiality.
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The Company agrees to not disclose to anyone except thieipal Assessing
Official and the Commissioner of the N.H. Departmeot Revenue
Administration or their respective designee, any prekmy values or new
values discovered, for any purpose, or to permit anyoneetorugeruse any of
the data on file in connection with the update, until thekies have been
submitted to the Municipal Assessing Officials and are madequbli

The Company agrees to furnish the New Hampshire DepairtaieRevenue
Administration staff member assigned to monitor the updasdsonable requests
for information made in writing.

2.6 Compensation and Terms.
The Municipality in consideration of the services hereurtdebe performed by the
Company agrees to pay to the Company the su@48f000dollars, in manner and
form as follows:

26.1

2.6.2

Payment shall be made in monthly installments as tr& progresses based on
90% of the estimated proportion of the work completetthénpreceding month
with the 10% balance being held and accumulated until finasfaetory
completion of the update as defined in 2.2.3.

Payment shall be based on monthly progress reports setdittthe Company
and accepted by the Municipality.

3. DETAIL SERVICES TO BE PERFORMED BY THE COMPANY

3.1  Development of Unit Costs:

3.1.1

3.1.2

The Company shall use Marshall & Swift Cost Manua &ssis to develop the
costs of residential, commercial and industrial constcin the area and
modify those costs by local sales, material costgpaavhiling wage rates in the
building trades. These shall include architects and enggndees, and

contractor’s overhead and profits. Before using suchaasts, the Company
shall make tests using costs against actual sales of igsldvhose actual
current costs are known, in order to ensure accuracy.

Residential Property Appraisal Schedules. The Company is&lunit cost as
the basis of appraisal of residential properties. Sdbsdihall consist of unit
base prices upon definite specifications for housesobws types and quality
of construction and reflect the building customs and mestn the community.
The schedules shall include adjustment for story hegfuare foot size and
extra features, such as barns, garages, pools, firepédces

3.2 Collection of Property Data — No Measure & Listing Except &8es Properties
Used in Preliminary Sales Analysis

3.21

All vacant land parcels and any attributes that magcathe market value shall
be listed accurately. Such attributes may include, bubadimited to: number
of acres; road frontage; neighborhoods; water frontageer access; views;



topography; easements; deeded restrictions and othersfabtirmight affect
the market value.

3.2.2 Every principal building(s), shall be accurately measuretllisted to account
for the specific elements and details of constructisrdescribed in the data
collection manual. Such elements and details may inclugenot be limited
to: quality of construction; age of structure; depreciafmetors; basement
area; roofing; exterior cover; flooring; fireplacdsating & cooling systems;
plumbing; story height; number of bathrooms; numbebesfrooms; and, other
features, attributes, or factors that might affect ke@rvalue.  (All
improvements on the property will be measured but no¢ssecily listed, ie.
sheds, decks, barns, etc.)

3.2.3 The Company shall make an attempt to inspect the pyogext if the attempt is
unsuccessful, the Company may:

(a) Leave a notification card at the property advising theayer that they
will receive a letter in the future to call and schedarianterior inspection
and;

(b) Send a letter to the property owner requesting thapritygerty owner call
the Contractor’'s designee, within a stated time framagased upon by
the Municipal Assessing Officials and the Company, tamge for an
interior inspection;

3.2.4 If the Company is not able to arrange for an inteinepection or entrance to a
building or parcel of land cannot be obtained as detail&kation 3.2.5 below,
the Company shall:

(a) Estimate the value of the improvements using the hédtrce available;
and
(b) Annotate the property record card accordingly.

3.2.5 The Company shall complete interior inspection opediperties except:

(a) Vacant or unoccupied structures;

(b) Where multiple attempts for inspection have been metleout success
and the owner or occupant has not responded to the Companie
notifications;

(c) Where postings prevent access;

(d) Unsafe structures;

(e) When the owner has refused access to the Company;

(N  When inhabitants appear impaired, dangerous or threatenthg; an

(@) Any other reason for which the Municipal Assessing ¢fs agree that
the property is inaccessible.

3.2.6 Commercial and Industrial property, whether rented or nwy have its
earnings or estimated earnings capitalized as anothersnodaleveloping the
properties market value.



3.3

3.2.7

The Company shall provide to Municipality a complete copthe: field data
collection card(s).

Market Analysis:

3.3.1

3.3.2

3.3.3

3.34

3.3.5

3.3.6

3.3.7

3.3.8

A DRA Certified Property Assessor Assistant under gh@&ance of a DRA
Certified Property Assessor or Supervisor may validalessdata. A DRA
Certified Property Assessor Supervisor shall prepareuthmérket analysis.

In  order to ensure that appraisals will reflect fulldatrue value, the
Municipality shall provide to the Company a copy of allgeay transfers for a
period not to exceed two (2) years immediately priecethe effective date of
the update.

A market analysis shall be conducted using accepted agpredads in order
to determine land, building and total property values. Sachepted
methodology shall include the consideration of all saipgen by the
municipality to the Company and their inclusion in théesasection of the
UPSAP report with appropriate notations for those salets used in the
correlation of values.

All qualified property sales shall be included in the USP&pbrt by photocopy
or printout of the property assessment record card apdotograph of the
principal buildings shall be attached thereto. A lisalbblunqualified sales will
also be provided.

The sales price and terms of the sale shall beieg@rfy the Company and a
notation as to qualified or unqualified transaction with unfjadlsales noted

as to reason made on the property assessment recordlaagdwith the sale

price, date of the sale, and date of inspection.

Land values shall be determined from land only sales wkengossible,
however, in the absence of an adequate number of laes] Haé appraiser may
use the land residual technique to assist him in the deteionircd land values.
The analysis shall show the sale price, adjustmeatterand final value as of
the effective date of the update.

The indicated land values shall be shown as, but notetinrtio, front foot,
square foot, front acre or rear acre units or other apptepmunits of
comparison.

The preliminary market analysis showing the sales usedtlae analysis to
indicate property values, including front foot, square fodtant acre, rear acre
unit values, or other appropriate units of comparison shatletigeered to the
Municipal Assessing Officials prior to the notificatioto taxpayers of
preliminary values. Final market analysis will be printed arovided to the
Municipal Assessing Officials as part of the USPAP repor



3.4

3.5

Value Notification & Informal Reviews.
3.4.1 The Company shall provide the Municipal Assessing Officmith a list of

3.4.2

3.4.3

3.44

newly established values for review and a sample ndiatespecifies the dates
to call for scheduling an informal hearing.

The Company shall mail, first class, to all propertynerg a notice of the newly
estimated value of the property. Such notice shall @sdain_instructions for

online access for 30 days for their ease in review and aargpassessments
and an indication of where else this information is add, ie, the Library,

Town Hall, etc. for review. The notice shall alsentain the date, time and
location of the informal review process including instiarts on obtaining an
informal review.

The informal review process shall includedaday window for property owners
to call and schedule an appointment which will occur dter date. The
informal review process may be monitored by the Municipakessing

Officials or their designee. The Company shall ensogie an informal review
of the newly estimated property values is provided t@raperty owners who
request such review during the timeframe allowed for gpttmappointments.

The Company shall notify all property owners addressed dunegnformal
reviews of the disposition of their review stating wleetbr not a change in
value has resulted and the amount thereof and will a@goninformation
regarding the abatement/appeal process.

Manual of Appraisal:
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Final Appraisal Report This report shall follow closely the most recent
edition of Uniform Standards of Appraisal Practice (UBPAtandard 6. The
report shall contain the following sections:

1. A Letter of Transmittal.

2. A Certification Statement.

3. A section including the contracted Scope of Work.

4 A section detailing sales, income, and cost approachesue including
all valuation premises.

A section including all tables pertinent to the vatraprocess along with
any schedules for the valuation of residential, commkrandustrial,
manufactured housing and exempt properties.

A section including statistical analysis and testing.

A neighborhood/sales map.

A section detailing all CAMA system codes/tables.

A section detailing the data collection process.

o
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The Company shall instruct the Municipal Assessing Officmaltheir designee
in the use of the manual so that they will have an whaleding of the appraisal
process being utilized. Upon completion of the revalnatjppdate, the

Company shall deliver one electronic copy and one haog ob the report to

the Municipal Assessing Officials and one copy to the DRA.



3.6

Property Record Cards:

3.6.1 The Company shall prepare property record cards 8-1/2 x hgsror each
separate parcel of property in the municipality. Sal&srnation is detailed on
the front of the card to the right of owner informat@nd includes grantor, date
of sale, and consideration amount, qualification codeiraidator of whether
improved (I) or vacant (V).

3.6.2 The cards shall be arranged based on the Town’s CAMfesydesign, as to
show the owner’s name, street number, or other ddsgnaf the property and
the mailing address of the owner, together with the ssog information for
determining land value, the number of acres of the partdd, land
classification, any adjustments made to the land vadmeisthe value of the
improvements to the land.

3.6.3 The card shall be so arranged as to show descriptivematmn of the
buildings, pricing detail, depreciation allowed for physiclinctional and
economic factors and an outline sketch of all principaldings in the parcel.
The property record cards shall be provided in map, lot @bldtssequence and
will detail the base valuation year and the print datefproperty record card.

3.6.4 Any coding used by the Company on the property record cdirdbevclearly
explained elsewhere on the card or in the USPAP report.

3.6.5 The initial's of the Company's employee who measured/anlisted the
property shall be noted on each property record card, alithg3® and 4"
characters that describe the reason for the visit ahdt was done, ie,
M=measured, L=measured & listed. A detailed explanatiothese codes is
outlined in the USPAP report.

APPEAL - PROCEDURE NOTIFICATION.

If any property owner believes their assessment is wsfad wishes to appeal for
abatement, theBHALL FIRST APPEAL TO THE LOCAL ASSESSING OFFICIALS

in writing, by March 1, in accordance with RSA 76:16. Forsthis purpose may be
obtained from the local Assessing Officials. TME&NICIPALIT Y has until July 1
following notice of tax to grant or deny the abatemdhthe property owner is dissatisfied
with the decision of the local assessing authorityther taxpayer does not receive a
decision, the taxpayer may exerdBBE of the following options:

OPTION NUMBER 1

The taxpayer mapPPEAL TO THE BOARD OF TAX AND LAND APPEALS, 107
PLEASANT STREET, CONCORD, NEW HAMPSHIRE 03301, in writing, after
receiving theMUNICIPALITY’S decision or after July 1 and no later than September 1
after the date of the notice of tax, with a paymdrdaroapplication fee as set by the Board
(RSA76:16a)

OPTION NUMBER 2

The taxpayer map\PPEAL BY PETITION TO THE SUPERIOR COURT IN THE
COUNTY IN WHICH THE PROPERTY IS LOCATED on or before September 1
following the date of notice of tax. (RSA 76:17)



NOTE: An appeal to the State Board of Tax and Land Appealsishdeemed a waiver of
any right to petition the Superior Court (RSA 71-B:11)

HOW THE COMPANY VALUES PROPERTY

5.1 Replacement cost shall be computed using the schedulaibddsin section 3.2.
These values shall then be depreciated according to ageitiaonutility and
desirability and the appropriate amount of physical, foneti and economic
depreciation shall be shown on each property record saghown as a composite
adjustment based on condition, utility and desirability

5.2 If the residential property contains 4 or more sepaspi@tments or residential
areas and if the rental charges are at market ldvekarnings may be examined to
establish a basis of rent capitalization to be usesl @smparison to other property
indications of value.

5.3 Before the final values are estimated, a DRA Cedifieroperty Assessor
Supervisor shall compare the preliminary values withsddes utilized in the sales
survey to ensure all values reflect the market as ofl Apif the year of the
revaluation.

5.4  When computations of the data obtained from the ingpebave been completed a
final review shall be made by a DRA Certified PropertyeSser Supervisor parcel
by parcel, block by block, to identify and correct any meclsdrecrors, unusual
features or anything influencing the final value and to ensureraferties are
valued at their highest and best use.

CONDUCT OF VALUATION OF PUBLIC UTILITY PROPERTY

6.1  Utility property will be valued by Avitar considering thieree approaches to value
like any other property in town, where applicable. Wd firdt consider the cost
approach (RCNLD)then the income approach, if applicable and if data exists
Then the market sales approach, based on small sédfirvech utilities, will be used
when arms length sales exist that are not governeds st federal agencies and
lastly, the NH DRA value opinions, or any combinatioa fgel appropriate unless
directed otherwise by the town in writing.

ABATEMENT & TAX APPEALS

The Company agrees to furnish the services of a qualifie@septative to support the
values established for the revaluation tax year upoal labatements without cost. A
written recommendation will be provided. Appeals to thel.NBoard of Tax and Land
Appeals or Superior Court, in all cases where the appasaésbeen entered within the time
prescribed by law will be at the per diem rate of $85/hdAny legal fees incurred are the
sole responsibility of the town.” In the case ofagapeal upon Public Utility property that
has been appraised by the Company, the prevailing ratbendtharged (currently $125/hr),
the services of an expert may be required and the chhedebe $1,500 per day plus
expenses. The Company shall continue to be responsibl@roviding a qualified
representative to support the established value even Mtimcipal Assessing Officials
have reduced the value as part of the proceedings defiiR8An76:16. However, if the
Municipal Assessing Officials increase any value establiblyettie Company, they forfeit
their right to Company representation.



8. SERVICES TO BE PERFORMED BY THE MUNICIPALITY/CITY

8.1

8.2

8.3

8.4

The Municipality shall notify the Company, in writing,hat property is exempt
from taxation or for any reason dangerous or unsafepsoial arrangements can be
made.

Office Space and Equipment.

The Municipality shall provide suitable office space watsks, tables, telephone
access and chairs for the use of the agents and eeglayf the Company in
performing their necessary work, if requested.

Records and Maps.

The Municipality shall furnish to the Company information girihg to ownership
of all property in the Municipality, the physical locatiof all property, including
two sets of up-to-date tax maps, zoning maps, charts, atahsales information
which may be requested by the Company in performing its workr utiie
contract. If updated tax maps are not provided (consistéth the April T
assessing records), then an additional fee may be chakgps must show lot size
and road frontages. If lot size and road frontage isonothe maps, it must be
provided by the town with the maps. Building permits, glanth plans for any
subdivisions, lot line adjustments, mergers, etc. dieapirovided.

Sales Information.

The Municipality shall keep the Company informed of alesabdf property taking
place during the progress of the update of which it hasvledge, shall make
corrections on municipal maps as of April 1 of the upgate where lots have been
subdivided, merged or apportioned , and notify the companly @ivaership, name
and address changes.

9. INDEMNIFICATION AND INSURANCE

9.1

9.2

9.3

The Company agrees to indemnify the Municipality agaitstms for bodily
injury, death and property damage which arises through tmpawy’s actions in
the course of the Company’s performance of the agreement

The Company shall not be responsible for consequanmt@dmpensatory damages
arising from the late performance or non-performancthefagreement caused by
circumstances which are beyond the Company’s reasocaiuo|.

The Company shall maintain Public Liability Insuran@gjtomobile Liability
Insurance and Workmen’s Compensation Insurance.

9.3.1 The Public Liability Insurance shall be in the formooimmercial general
liability with the inclusion of contractual liabilityawverage and shall provide
limits of $1,000,000 each occurrence for bodily injury liailitand
$1,000,000 each occurrence for property damage liability.



10.

11.

9.3.2 The Automobile Liability Insurance shall be in the fooncomprehensive
automobile liability and shall provide limits of $1,000,000 eacburrence
for bodily injury liability. A copy of the insuranceertificate shall be
forwarded to the Department of Revenue Administratiefote starting any
work.

9.4 The Company shall maintain certificates of insurance record with the
Department of Revenue before staring the revaluationiroong the required
insurance coverage and providing that the State shalveeten (10) days written
notice of the cancellation or material change inrdauired insurance coverage.

PERFORMANCE BOND

The Company, before starting any update/revaluation workl shellver to the
Municipality an executed bond or irrevocable letter afddr in the principal sum of the
amount to be paid by the Municipality to the Company, if negljias provided in sub-
paragraph 2.6, as security for the faithful and satisfagerformance of this contract and
shall not expire before final values are submitted to amplemented by the assessing
officials. A copy of the bond or irrevocable lettefr @edit shall be forwarded to the
Department of Revenue Administration before starting work. Any cost for bond or
letter of credit, if requested, is in addition to thetoaf the contract as specified in Section
2.6 and detailed in the “Agreement Execution” section faumgage 11.

PROJECT SIZE

It is agreed between the parties that the entire grogetsists of an estimate bf50tracts
as defined by RSA 75:9, and that in the event that the nushbeld exceed 100% of said
estimate, the company shall be entitled to additionalunemation based of55 per
parcel/tract. In the event of missing utility parcétee additional cost is $1,500 per utility

property.
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12. ADDENDUMS AND APPENDIXES

e If changes in the law (that occur after signing of the contict) affect the deliverables
as noted in this contract, additional fees may be assessedcbver the cost to comply
and produce newly required products. This will be commuicated in writing to the
municipality as soon as it becomes known.

 No measuring & listing except sale properties.

* Non-Appropriation Clause - should funding not be made availableand approved in
the 2017 budget year, this contract shall be considered null drvoid.

Agreement Execution

*Bond Required by Town Please Check One & Initial:  Yes[ ] No []
Additional Cost of $1,920

New Total, |f Bond Required $49,920

Total Number of Parcels 1,950

In the presence of: Municipality of: Allenstown, N.H.

By:

Witness

Board of Selectmen

Date:
In the presence of: Company:_Avitar Associates of N.E.nt.
By:
Witness Loren J. Martin, President of AssessinOperations

or Gary J. Roberge, CEO

Date:

11
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AVITAR PERSONNEL THAT MAY WORK ON THE PROJECT

EMPLOYEE
Gary J Roberge
Loren J Martin
David Woodward
Mark Stetson
Chad Roberge
Jonathan Rice
Kerry Connor
Dan Martin

Evan Roberge
Adam Denoncour

Jaron Downes

AVITAR POSITION

NH DRA CERTIFICATION

CEO, Sr Assessor

President, Sr Assessor

Assessor Assistant
Assessor Assistant
Assessor Assistant
Assessor Assistant

Building Data Collector

12

Certified Prppsdessor Supervisor

Certifiedplerty Assessor Supervisor

Assessor/Supervisor Certified Propersessor Supervisor
Assessor/Supervisor Certified Propessessor Supervisor
Assessor/Supervisor Certified PropergssesSupervisor
Assessor Certified Property Assesso

Certified PropAdgessor Assistant

Certified Propersgdssor Assistant
Certified Propedgssor Assistant
Certified BuildMepsurer & Lister

Certified Buny Measurer & Lister



