
Revaluation Demystified  

(From the 2020 Town of Raymond Annual Report) 

Preparing for the 2021 Town Re-Evaluation:  As discussed last year, the Town is currently undergoing a 

Re-Evaluation.  As a refresher, a Revaluation is legally required to be performed by municipalities in the 

State of New Hampshire at least every five years.  In this process, a municipality is required to appraise 

all real estate property (land and buildings) according to its’ fair market value. Revaluation brings all 

properties to 100%, thus insuring all property owners pay their fair share of taxes based on the fair 

market value of the property that they own. Fair market value is the price at which a property would sell 

for between a willing buyer and a willing seller. 

It is important to note; according to the Equalization Rate established by the Department of Revenue 

Administration (DRA), Raymond’s the current evaluation is undervalued at 22%-25%.  Using DRA’s 

numbers we can assume that; as a general rule, we will see most properties values increase roughly this 

amount (22%-25%).   

I think for many residents across New Hampshire, the “why” we do a Reevaluation is less 

important than “how it will affect impact what you pay in taxes”; the simple answer is it really 

may not, but of course nothing is that simple since each property is different.  

So, what does this mean for you?  What it means is, when the Revaluation is complete most 

people will see a sizable increase in their assessed value and a corresponding decrease in the 

Tax Rate.  We know the increase the Assessed Value will cause a momentary bout of sticker 

shock for many but it most likely will not result in any tax increase.  It is also important to note, 

that because the Town has reduced the Tax Effort, most people will actual pay less in Municipal 

Taxes for a third consecutive year. However, below explains the broad Municipal 101 concepts 

of this process and its impacts: 

First Concept; “Tax Rate vs. “Tax Bill”: When discussing these matters, I like to start with 

distinguishing between the terms “Tax Rate” and “Tax Bill” because they are really two entirely 

different outcomes for residents that often are viewed as the same thing: 

Tax Rate: The “Tax Rate” is part of a two-part equation of a mathematical formula that 

determines the actual taxes you pay (i.e., your “Tax Bill”).   This mathematical formula is  

Property Value/1000 X “Tax Rate” = Tax Bill 

Tax Bill: The “Tax Bill” as outlined above; is the amount of taxes you actually pay based 

on the two-part formula identified above (Property Value/1000 X “Tax Rate” = Tax Bill) 

             Example: 

                                                $5.00              $1,000 



Property Asessed Value /1000          Example Municpal Tax Rate                 Amount Paid in Taxes                                                                

                             ($200,000)                                                                                                    (Tax Bill) 

This is why an increase or decrease in the “Tax Rate” in itself, does not mean you will pay more 

or less taxes, because it is only one part of a two-part equation that impacts your “Tax Bill” or 

what actually pay (Property Value/1000 X “Tax Rate” = Tax Bill).     

Second Concept; Determining the Tax Rate: Now that we have clarified the difference between 

“Tax Rate” and “Tax Bill”, it is important to take a step back to see how the “Tax Rate is set; to 

help understand the impacts of the Revaluation.   

In simplistic terms, municipal “Tax Rates” are determined (or set) by three elements 

(Total Appropriations – Revenue Budget = Tax Effort) Divided by Valuation = Tax Rate  

Total Tax-Driven Appropriations:  This is the total sum of all of the Warrant Articles (to 

include the Budgets) that seek funding through “new taxation” (“new funding” raised 

through taxation in the upcoming or proceeding years) .  For clarity, Warrant Articles 

that use Fund Balance, Special Revenue Funds, or other funding source other than “new 

taxation” do not impact “Total Tax-Driven Appropriations” because no “new funding” is 

required.   

Projected Revenue Budget (Offsetting Revenue):  However, since the Town does 

anticipate it will generate revenue (also another source of “new funding”) not all of the 

money needed to cover Total Tax-Driven Appropriations will come from taxes.  What 

occurs here is, the sum of this specified revenue (Offsetting Revenue) is subtracted from 

the sum of the Total Tax-Driven Appropriations.  It is this value that makes up the Tax 

Effort (the amount of money needed to be raised through taxation after Offsetting 

Revenue is deducted from Total Tax Driven Appropriations). Total Appropriations – 

Revenue Budget = Tax Effort 

For education, it is the “tax effort” that we should focus on to keep what you 

pay in taxes low.  The #1 thing that can be done to reduce the taxes you really 

pay (not just the Tax Rate), is to reduce the Tax Effort. In the real-estate world 

the three most important factors are “location, location, location” but in the 

municipal world the when trying to reduce taxes, the three most important 

factors are “tax effort, tax effort, tax effort”   

 

 

 

 



Applying the Town’s Valuation to Determine the Tax Rate:  Once the “Tax Effort” has 

been determined, DRA then divides the Tax Effort by the Town’s reported Valuation 

(Again, the market value of all of the property in Town).   (Total Appropriations – 

Revenue Budget = Tax Effort) Divided by Valuation = Tax Rate  

Appropriations        Offsetting Revenue           Valuation                   Municipal Tax Rate 

     Budget                        DMV Reg,               Value of all                 Price Per $1000 

         &                            Permitting,            Lands & Buildings         taxed for Municipal 

          Warrant Articles                Licenses,                   In the Town             services  

                                                  State Funds 

Third Concept; It is all Connected: Because the Tax Rate is set by the three factors above; it 

means they are all connected and a change in the “Tax Effort” and/or the Valuations will most 

likely change the Tax Rate, because again, it is all the values together that determine the Tax 

Rate. (Again, no matter the Tax Rate, an increase in the Tax Effort will increase what you pay 

and a decrease in the Tax Effort will decrease what you pay)   

This illustration highlights the general corresponding relationships between changes in the 

Valuation and the Tax Rate  

 

Special Note: It is really the “Tax Effort” that has the biggest impact on your “Tax 

Bill” . In practicality there generally is an annual adjustment in the Valuation in 

between Revaluations (again every 5-years).  This incremental increase in the 

formula could make the Tax Rate either the same or even be reduced even if 

there was an increase in the Tax Effort.  However, there is a possibility that what 

people pay could increase even if there was no change in the tax rate, if more 

money is needed (Tax Effort) you will pay more on your tax bill.  Again, “tax 

effort, tax effort, tax effort”  

 

                             



Fourth Concept; Bringing it Full Circle & Boiling it Down:  

1) Most likely (in a healthy market) Revaluations result in a significant change in not only 

the overall Town Valuation but the Assessed Value of all properties in Town (so you 

could possibly see a change in YOUR property value of 22%-25%).   Although, it is 

important to note; in 2011 the Town conducted a Revaluation right during the housing 

market crash and the Valuation dropped an the Tax Rate rose; so it can go either way. 

 

2) We also know that because the “Tax Rate” is a three-part formula ([Total Appropriations 

– Revenue Budget = Tax Effort] Divided by Valuation = Tax Rate); as a general rule 

increases in the Town Valuation, most likely will result in a comparable drop in the “Tax 

Rate” (of course unless there is an increase in the “Tax Effort”)   

Good news story: The Town’s 2021 Appropriation Package had a reduction in the 

actual had a decrease in the “Tax Effort” of approximately $140,000 (appropriations 

decreased and revenues increased) and it is the focus on the tax effort that has 

produced 2 consecutive years of municipal tax cuts (in your “Tax Bill” and set us up 

for a third consecutive year.  Again, “tax effort, tax effort, tax effort” 

3) We also know that what you pay in taxes (“Tax Bill”) is based on the two-part formula 

(Your Property Value/1000 X “Tax Rate” = Tax Bill).  Meaning increases in your 

property value does not directly translate into more taxes if there is a corresponding 

drop in the “Tax Rate”. 

The Below Example highlights a realistic scenario of the impact on what people pay (“Tax 

Bill”) before and after a Revaluation (assuming all other factors are equal).  It is important 

to note this is just an example of the concepts of what was discussed and not based on 

the actual local tax rates and also may not translate the same in all cases: 

Same House; Same Town, Same Tax Effort; Prior to Revaluation 

                                                $5.00              $1,000 

Property Asessed $200,000                Sample Municpal Tax Rate                                Taxes Paid                                              

                                                                                                                                       (Tax Bill) 

Same House; Same Town, Same Tax Effort; Post Revaluation with a 25% increase in 

Assessed Value and a 20% corresponding decrease in the “Tax Rate” (again due to 

increase in Valuation. 



                                                $4.00             $1,000 

Property Asessed $250,000             Sample Municpal Tax Rate                                 Taxes Paid                                              

                                                                                                                                       (Tax Bill) 

So, what does this mean for you?  As stated in the beginning; what it means is, when the 

Revaluation is complete most people will see a sizable increase in their assessed value and a 

corresponding decrease in the Tax Rate.  We know the increase the Assessed Value will cause a 

momentary bout of sticker shock for many but it most likely will not result in any tax increase.  

It is also important to note, that because the Town has reduced the Tax Effort, most people will 

actual pay less in Municipal Taxes for a third consecutive year. 

 


