INTEROFFICE MEMORANDUM

TO: TOWN OF RAYMOND BOARD OF ASSESSORS

FROM: CURT LEBEL, ASSESSORS AGENT

SUBJECT: TAXRATE AND COMMITMENT OF FY2026-2027 PROPERTY TAXES
DATE: 9/17/26

CC: GLENN MICHALOWSKI, TOWN MANAGER

Dear Board Members,

The Town-wide revaluation project, along with all associated budgetary approvals have been completed for the
commitment of the fiscal year 2026-2027 property tax. In this memo, I will outline the outcome of the revaluation
and provide a sample of suggested tax rates for the board’s consideration.

PROPERTY REVALUATION:

KRT Appraisal completed three weeks of informal hearings in August and has spent the past two weeks reviewing
the material from those hearings. Follow-up letters regarding those hearings have now been mailed to taxpayers
affected by those hearings. Approximately 550 hearings were conducted via phone or in-person (14% of parcel
total). Due to the volume of letters, taxpayers should not expect customized letters, but will show the change in
valuation, if any.

After the commitment of taxes, we will migrate off KRT’s website, update final values and the tax roll to our
website and update the property information with our normal web hosting vendor, Vision Appraisal. This should
be completed by the end of September.

Valuation Summary:

Total Taxable Real Property: $2,504,771,200 (+127% over 2025)
Total Taxable Personal Property: $ 8,197,200 (+69% over 2025)
Total Taxable Valuation: $2,512,968,400 (+127% over 2025)

Total Exempt Property Valuation: $ 54,273,700 (+83% over 2025)



Total Personal Exempt Valuation: § 28,100,000 (+84% over 2025)
(Homesteads, Veterans, etc)

Measure of Valuation model performance against qualified sales:

Below are summary reports by sale date quartile and by sale price quartile demonstrating how the model is

performing across the spectrum of properties in town. Definitions and standards of the relevant terms established

by the International Association of Assessing Officers (IAAO) are included as Attachment A.

Sale Date Quartile

2024, Q2

2024, Q3

2024, Q4

2025, Q1

2025, Q2

2025, Q3

2025, Q4

2026, Q1

Totals:

Sale Price Quartile

Q1

Q2

Q3

Q4

Totals:

Count

15

31

23

12

26

32

24

24

187

Count

46

47

47

47

187

Median A/S Ratio
0.9579

1.0112

1.026

0.9692

0.9565

0.9388

0.9485

0.9553

0.96

Median A/S Ratio

0.9435

0.9564

0.976

0.966

0.96

CoD

8.46

6.71

6.4

8.08

6.48

9.14

8.32

7.58

8.07

CoD

12

6.32

6.02

7.87

8.07

PRD

1.046468

1.012444

0.997035

0.990701

1.041149

0.967259

0.967568

0.989083

1.000745

PRD

0.982335

1.000194

0.99869

1.017855

1.000745

Median Sale Price
$465,000.00
$530,000.00
$510,000.00
$505,000.00
$515,000.00
$555,000.00
$480,000.00
$447,500.00

$499,900.00

Median Sale Price

$317,500.00

$450,000.00

$560,000.00

$1,150,000.00

$499,900.00

Median Appraised
$458,200.00
$523,800.00
$525,100.00
$508,500.00
$493,950.00
$505,250.00
$458,050.00
$420,950.00

$485,000.00

Median Appraised

$298,050.00

$425,000.00

$559,800.00

$1,054,200.00

$485,000.00



Tax Effects of Revaluation/Budget:

Below, please find a breakdown of tax change to property counts for both the revaluation alone and the revaluation
with the approved School, Municipal and County budgets for FY2026-2027.

Revaluation only (Revenue Neutral)

Change in Tax Approx. Number of Properties % of Total Taxable Properties
Decrease of $200 or more 1,567 40%
-$200 to +$200 range 1,324 34%
Increase of more than $200 1,007 26%

Median Parcel Value Change: 126%

Revaluation on approved Budgets (+3.2 million tax at 9.55 rate)

Change in Tax Approx. Number of Properties % of Total Taxable Properties
Decrease of $200 or more 434 11%
-$200 to +$200 range 1,325 34%
Increase of more than $200 2,139 55%

Median Parcel Value Change: 126%

BUDGETARY CONSIDERATIONS:

This year, budget appropriations approved directly by the voters, or their representatives, will result in an increase in
property taxes for this fiscal year by approximately $3.2 million (utilizing a sample $9.55 tax rate). The increases are
spread out over the municipal, SAD14 and Cumberland County and are broken down in detail in Attachment B of
this memo. (Expenses/approptiations are shown on the right of the page and expected town revenues both tax and
non-tax are shown on the left of the page.) Attachment B and the table below utilize a sample rate of

$9.55/$1,000.

TAX COMPARISON (2025-2026)

2025 (FY26) Mils 2026 (FY27) Mils Difference % chg. in Tax
School S 14,746,694.93 0.01333 $ 15,555,469.41 0.00619 S 808,774.48 5.5%
County S 1,112,501.00 0.00101 S 1,262,126.00 0.00050 S 149,625.00 13.4%
Municipal S 4,582,254.77 0.00397 S 6,275,956.72 0.00250 S 1,693,701.95 37.0%
Tax Increment Financing S 319,262.45 0.00029 S 491,100.11 0.00020 S 171,837.66 53.8%
Overlay $ 40,902.17 0.00004 S 414,195.98 0.00016 S 373,293.81 912.7%
Total Tax Commitment S 20,801,615.32 0.0188 $ 23,998,848.22 0.00955 $ 3,197,232.90 15.4%



TAX RATE SELECTION:

Because the assessors must warrant the amount approved by the respective legislative bodies, there are only two
items which can be utilized to adjust the tax rate. 3 potential rate options are provided in Attachment C.

Use of Undesignated Fund Balance:

Under questions G and ] of the 2026 annual town warrant, the board has been granted the discretion to utilize up to
$375,000 in undesignated fund balance (surplus) in order to reduce the tax rate. Current fund balance policy is to
maintain at least 15% of the prior year’s commitment amount in fund balance reserves. This calculation arrives at a
recommended fund balance amount of $3,120,000 (15% of $20,801,000). The last full audit report of fund balance
issued was as of June 30, 2024 and was reported at $2,600,000. The Town Manager and Finance director both
recommend that no fund balance be used this year to buy down the tax rate. Option 1 of Attachment C uses
$100,000 to show the board the effect of its use on the tax rate, but is not recommended by Town Management.

Assignment of Overlay:

The Assessors have the authority to add a tax amount, called overlay to the assessment. This amount is generally
utilized to round the tax commitment but can be appropriated for use by the legislative body. The overlay cannot
exceed 5% of the commitment by law. Due to the situation with the town’s fund balance reserve, Question K of
the 2026 annual town warrant authorizes the use of overlay to pay for tax abatements issued as the result of the
revaluation project. Looking back at the last revaluation, the town issued abatements of approximately 2.2% of the
School, County and Municipal tax. Itis prudent that the town provide some protection in regard to the health of its
operating budget in this manner. Although the Town’s portion of the property tax is only about 29%, it will be
responsible for 100% of any funds credited on abatement. For this reason, I am recommending options 2 and 3 as
the starting point for the board’s discussion of the tax rate, which provides for an overlay amount of 1.75% and
2.3% respectively. Any amounts not utilized out of the overlay will go towards supporting the health of the fund
balance reserve. It appears that the town may be required to take on a tax anticipation note in order to meet its
obligations prior to the due date of taxes in November. Providing for an adequate level of undesignated fund
balance may help to alleviate this situation in the future.

The options attached range from $9.50 to $9.60 per thousand, with each 5-cent increase to the rate above 9.60
adding an additional $125,000 to the overlay. Below I have included a suggested motion #1 in the event the Board
does decide to use fund balance to reduce the rate, and a suggested motion #2 for the approval of the rate itself.

Recommended Motions:

1. I move the Board of Selectmen/Assessors approve the appropriation of $ dollars from
undesignated fund balance to reduce the property tax commitment, as authorized by the annual 2026 town
meeting, Article G & J. (If necessary)

2. I move the Board of Selectmen/Assessors approve the 2026-2027 propetty tax commitment cettification
/$1,000 on a taxable valuation of $2,512,968,400 Dollars.

and warrants for collection, at a rate of

Upon selection of a tax rate for 2026, I will load the data into TRIO for billing and have the necessary Warrants and
Certificates prepared for Board signatures the following day.

Thank you,

Curt Lebel, Assessors Agent



Attachment A

IAAO Terms and Standards

Median A/S ratio (level of assessment)

o Definition: The middle ratio when you rank all the assessment-to-sale ratios from
lowest to highest. With an even number of ratios, it's the average of the two middle
ones. IAAO prefers the median for judging the level of assessment because outliers
don't pullit around.

e Standard: 0.90 to 1.10, measured against a target of 1.00 (market value). Where the
sample allows, IAAO also wants a confidence interval showing the level falls in that
range.

COD (coefficient of dispersion), a measure of uniformity

o Definition: The average absolute deviation of the ratios from the median ratio,
shown as a percentage of the median.

e Formula: COD =100 x [2]|Ai = An| + n] + A, where Ajis each ratio and A, is the
median ratio.

e Standards by property type:
o Single-family homes and condos, newer or similar areas: 5.0-10.0
o Single-family homes and condos, older or mixed areas: 5.0-15.0

o Otherresidential (rural, seasonal, manufactured housing, 2-4 units): 5.0-
20.0

o Income-producing property, larger urban areas: 5.0-15.0

o Income-producing property, smaller or rural areas: 5.0-20.0

o Vacantland: 5.0-25.0

o Otherreal and personal property: depends on local conditions

e Low CODs: ACOD under 5.0 is a warning sign. It can mean sales chasing, a sample
that isn't representative, or errors in the data.



PRD (price-related differential), a measure of vertical equity

Definition: The mean ratio divided by the weighted mean ratio. The weighted mean
is total assessed value divided by total sale prices. The statistic runs slightly high by
nature.

Standard: 0.98 to 1.03.

o Above 1.03 (regressive): Higher-value properties are assessed low
compared with lower-value properties.

o Below 0.98 (progressive): The reverse.

Related measure: The 2013 standard also suggests the PRB (price-related bias),
which is less affected by small samples. Values between —0.05 and +0.05 are
acceptable, and values beyond +0.10 are unacceptable.
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