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October 9, 2018 

 

Board of Selectmen 

Allenstown  

Town Offices  

Allenstown NH 

 

RE: follow-up observations Holiday Acres 

 

Selectmen: 

 

At your September meeting several questions arose that generated the need for additional 

observations regarding the impact of the proposed new Holiday Acres homes. 

 

Non-Residential Development of Chester Turnpike 

 

For the past 40 years I have conducted market feasibility studies, impact analyses and 

appraisals of non-residential properties throughout New Hampshire.  I am of the opinion 

that the proposed Holiday Acres site cannot support commercial development, because of 

low traffic volumes on Chester Turnpike and a lack of commercially viable exposure.  

Additionally, there is significant retail activity nearby on Route 3. 

 

As to industrial/warehouse development, such development, if feasible, would bring 

undesirable truck traffic to the existing single-family residential development along 

Chester Turnpike, possibly reducing the value and assessment/taxes of those units.  Also, 

industrial/warehouse use would not generate the level of revenues to the town that the 

proposed Holiday Acres units would. 

 

Elderly Exemption   

In 2016, the most recent year Census data is available, there were 1,223 owner-occupied 

units in Allenstown: 

The excemption is available for householders age 65 or over, that meet income and net 

worth criteria.  According to the town’s MS-1 filing with the State of New Hampshire 

(included in the Addendum to this letter) there were 57 elderly exemptions granted for a 

total of $1,854,300—an average of  $32,500 per home.  The 57 exemptions convert into 

just under 5% of the owner-occupied homes in the town.  Applying this to the 100 

proposed Holiday Acres homes means that 5 homes would receive exemptions totaling 

$162,500 in assessed value is a very minor reduction as compared to the estimated 

Holiday Acres assessed value for the 100 new homes totaling $14.1 million.   
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Because the Holiday homes will be age-restricted it is likely that more of the proposed homes will be 

occupied by households that meet the technical age criteria (65 or over) for the elderly exemption than is 

true for the town as a whole.1   The exemption also sets forth rigorous requirements as to income and net 

worth as set forth in the application appended to this letter.  However, the new homes at Holiday will be 

more expensive and the homeowners more affluent than many elderly households.  This means that if age-

qualified, many of the Holiday households will not meet the income and net worth criteria to be eligible for 

the exemption.   Even if the ratio of exemptions was twice that of the town-wide data, the amount of the 

exemptions would be an assessment reduction of $300,000+/- in contrast to my estimated of $14.1 million 

assessment for the .development. 

 

 

Depreciation 

 

The select board has expressed concern regarding depreciation of the proposed homes at Holiday 

Acres.   

 

My first observation is that depreciation is possible in all types of housing.  Witness the 25% 

reduction in median values in Merrimack County residential homes that took place in the recent 

recession according to Multiple Listing Service data compiled by the New Hampshire Housing 

Finance Authority: 

 

 

 
 

In short, all types of housing are subject to depreciation depending on market conditions.  It is, of 

course, possible that manufactured housing is more subject to depreciation than conventional stick-

built housing.  My personal observation is that this is probably true for older, single-wide 

manufacured homes that are either in poorly maintained parks or are themselves poorly maintained 

by their owners. 

 

Newer double wide homes are less likely to experience significant depreciation.    These newer 

homes are built to higher standards than older single wides and therefore are more expensive.  This 

                                                 
1 It is also worthy to note that some of the Holiday units will be occupied by households in the 55-64 age category and 

hence would not meet the age requirement. 
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being the case, owners are more likely to want to, and have the wherewithall, to properly maintain 

the homes, particularly if they are in a newer, well-maintained park. 

 

I have analyzed trends at Tara Estates on Salmon Falls Road in Rochester.  This is an age restricted 

park owned by the same entity as is proposing the expansion of Holiday Acres.  It is a newer and 

well-maintained park.  As you can see in the photos below, , the double wide homes are attractive 

and  difficult to distinguish from conventional housing homes. 
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I have charted the sale price of the 37 existing homes sold at Tara Estates since mid-2015.  As see below,  

the trend line does not show declining values.  The sales manager noted that in recent years prices have risin 

in the face of strong demand. 

 

 
 

 

Datacomp Appraisal Services recently analyzed valuation trends among 88,000 residential homes 2with the 

following conclusions: 

The only accurate conclusion is that some homes appreciate, and some don't. Based on an analysis of 

88,000 actual sales, Datacomp found that there are specific reasons why some homes appreciate while 

other depreciate. These reasons include: 

The housing market in which the home is located, will have a significant impact on the future value of the 

home. 

• The community in which the home is located, has a similarly significant impact on the home's future 

value. 

• The initial price paid for the home. 

• The age of the home. 

• The inflation rate. 

• The availability and cost of community sites, which reflects the supply and demand influences on the 

home's value. 

• The extent of an organized resale network, where an organized network will usually result in homes 

selling for a higher price than in markets without such an organized network. 

 

The appreciation in value of manufactured homes comes back to the old real estate axiom -- 

location, location, location. When properly sited and maintained, manufactured homes 

will appreciate at the same rate as other homes in surrounding neighborhoods. 

                                                 
2 http://www.wholesalemobilehomes.net/blog/2014/10/15/do-manufactured-homes-depreciate-or-appreciate-in-value-

after-their-initial-purchase 
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These observations are supported by the experience of Tara Estates and I believe they apply to the 

proposed homes at Holiday Acres.  If well maintained and in a quality, age-restricted park, their 

value will not depreciate at a significantly different rate than stick-built housing.  In normal 

markets they will retain or modestly increase their value, other things being equal.   

Impact of Non-developed Land 

 

I understand there is a question as to the impact of the Holiday Acres’ non-developed land on the 

town.  The value of that land will be incorporated into the value of the Holiday Acres homes, in 

part because of the town’s zoning and subdivision requirements and in part because of the 

recreational use of the non-developed portions of the site.  This is no different than a single-family 

home on a larger than typical lot.   

 

My conclusion remains that the addition of 100 new manufactured homes in a quality age-

restricted park will have a positive impact on the town financial health. 

 

Sincerely 

 

 
Russell W. Thibeault 

President 
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