Board of Civil Authority
Meeting of July 24, 2014 – Draft Minutes
Members Present:  William Field (Chair), Dick Rogers, Diane Mattoon, Jean Button, Phyllis Hayward (Lister), Warren Lathrop (Lister) David Bradshaw, Karen Lathrop (Clerk), Joan Goodrich, Freeman W. Dodge and Martha Bates.
The meeting was called to order at 7:00 p.m. by chair William Field.
The public appeal hearing on parcel 002-017.100. Property owned by Freeman W. Dodge “Will” at 30 Upper Village Road. 
The Listers and Appellant were sworn in. The Board of Civil Authority was sworn in.  The appellant was given a set of the rules of procedure. The Board and Listers disclosed no conflicts of interest or ex parte conversations.
The Listers passed around a picture of the parcel and the Itemized Property Cost Card stating the property was a single family dwelling built in 1880 according to Lister Card.  It has been modified since then.  It has an area of 2656 square feet.  2006 appraisal was 158,400.00. It is now listed at 82,400.00.
 Mr. Field asked Will Dodge to make his case. Mr. Dodge passed out a letter of July 24th 2014 stating his concerns.  He stated he didn’t receive the rules of procedure and didn’t know what to bring. The clerk noted the oversight and gave Mr. Dodge a set of rules of procedure. The appellant stated
·  In speaking with other Town’s Listers there haven’t been enough sales to determine a trend in sales of floodplain properties.
·  At the grievance hearing the Lister’s used   Mr. Rogers house as an example of what property is currently being sold for. Mr. Dodge states the property is old but not in the flood plain, so are houses not selling because they are old or because they are in the floodway.
· People aren’t commuting as far as they used to from small towns to larger ones and that could be a reason why house sales are down.
·  He doesn’t feel that there is any basis for saying the 55 properties in town are worth 45% less just because they would need flood insurance. Have there been any sales of those properties and if so what was the financing? Many houses go for cash sales and do not need flood insurance.
· They should have waited for the professional reappraisal
· Larger deductibles on flood insurance will be dropping insurance premium rates 
· Lister’s are assuming everyone will have to have a mortgage and that is erroneous.
· Base elevation numbers are needed for insurance quotes and no one has them so how can they get and accurate quote.  If there is not an accurate quote how can you tell how much a property should be devalued?
In summation, Mr. Dodge means no offence to the Listers  because theirs is a thankless job but feels they have devalued the properties without the necessary sales data to back them up.
Mr. Field asked Mr. Dodge what outcome he would like from this hearing. Mr. Dodge stated he would like his assessment of 158,400.00 reinstated as it is well worth that.
Mr. Field asked the Listers to present their evidence The Listers stated no offence taken whatsoever.
· They took off the basement cost. Changed the Land Grade from .5 to 1.0 and increased the depreciation from 30% to 65% to come up with the current appraisal.
· They set the Grand List on what land will sell for as of April 1st  each year. You adjust the Grand List each year for what has happened during the year. 
· This was a bureaucratic change made by Congress.  By changing the law it changed the cost to own these properties and there haven’t been any sales that they know of.
· As the  assessment value lowers, so does the taxes and the insurance too. Only three properties that have a base flood elevation certificate currently in hand.  If you are in the FEMA map you are in the floodplain and buyers cannot get a mortgage without insurance.  
· Cash prices are usually less than financed prices.
·  Flood Insurance prices are increasing drastically and the Listers assessed what they thought was fair for land and residences would sell for this year.
· Listers feel waiting a year would be cheating the taxpayer out of hard earned money. 
Phyllis Hayward stated with these laws in place  she does not think anyone will buy a house in the floodplain.
Mr. Field asked Mr. Dodge if he wanted to rebut the Listers.  He stated the Town will still need the same amount of money to run and he feels other people will be paying taxes that he should rightfully be paying.  Also the other people who have had assessments go down might want to get an equity loan and now can’t because their house value is gone.  Listers stated that has happened already.  As soon as the law changed the bank stopped lending. Banks use their own appraisal assessment and do not go by Town assessment when lending money and out of the last year’s sales only one third of them have been bank financed.  People are not getting loans now.
Mr. Field opened the floor to questions from the Board to the Listers or the Apellant and asked one of his own which was” Do the Lister’s have any information on the sale of a property the owner finances himself as to  whether the buyer needs flood insurance?”  Lister’s replied  private financing needs no flood insurance.  David Bradshaw asked whether changing this assessment affects the other fifty-four properties. The Listers said not this year.  The Listers confirmed there will be a re-appraisal starting next year. The Listers quoted the manual as to what they were to base their assessment on. They stated they changed appraisals because of the change in the law that was being implemented this year. Flood insurance premiums would be going up. Congress amended the law to slow it down the increases.  It is affecting sales now.  Joan Goodrich asked if re-appraisals were based on sales in Town? Listers stated there have been no sales.   Listers stated sales are not the only way to value a property, there is Cost/Replacement, Current Condition, Economic Value or sales.  All of those are just estimates.  Lister’s stated they didn’t have a table of insurance premiums to show her what costs would be and  Joan said TRORC gave out a table at the last Selectboard meeting. The Listers had not attended that. She stated everyone needs that Certificate of Elevation. The Listers said most basements are about 4 feet below base flood elevations .  The Listers state that if you do the math that comes out to be a40 to 60% reduction in value in the total cost to own.  Joan asked if she was correct in that when you get a mortgage you buy flood insurance for the amount of the mortgage.  Listers said true and most owners don’t have flood insurance but if a potential new buyer wants to mortgage they will have to have  flood insurance at the full acturarial rate.  Joan Goodrich reiterated the flood insurance is only on the amount you borrow. Jean Button wanted to know how they came up with just the village in the floodplain and the Listers stated it has been in the FEMA map since 1981. You are either in or out and it doesn’t matter whether the map is right or wrong, it is the map that is in place. Diane Mattoon questioned why the work isn’t done by April 1st.  Lister’s stated it cannot be completed in one day. Jean Button asked how this will affect our taxes. Lister stated it would raise it a couple of cents. Joan Goodrich asked Freeman Dodge if he had replacement value costs and he stated he didn’t but has the cost of the southern addition that went on about seven years ago.  The cost of that was  $70,000.00. The Listers stated replacement cost in their program would be $212,000.00 less depreciation.  Bill Field wanted to know if they had spoken with the State and the Listers said they had spoken with their local advisor and as it was less than 3% difference it came under maintenance not re-appraisal.  Bill ask if the State had any insight and the Listers stated no they didn’t, but our Town has the most concentration. If they looked at Downtown Barre or Montpelier they would see they have the same problem.  Of course most of the property is commercial. Bill Field questioned Joan about how her insurance worked.
[bookmark: _GoBack]William Field stated we needed a committee to complete an inspection and return with a report within 30 days. Joan Goodrich, Dave Bradshaw and Bill Field volunteered to be on the committee and meet with Freeman Dodge on August 7, 2014 at 6:30 pm to inspect the property. 
Joan Goodrich asked if commercial property was figured differently from residential because the Lister card has the place as residential.  The Listers say program is set up for residential but you can force the computer to take the numbers needed. Most of it is cost per square foot. More discussion on how evaluated.
William Field moved the BCA meeting recess until Thursday, August 14, 2014 at 7 p.m. to hear and act upon the sub-committee’s report on the tax appeal.  Dave seconded the motion.   So moved. 
The Clerk thanked Mr. Freeman for coming.
The hearing closed at 7:42 p.m.

 


