Town of Somers 2025 Revaluation

Town of Somers Assessor’s Office
600 Main Street
Somers, CT 06071

860-763-8202
Karen L. Neal, Assessor
kneal@somersct.gov




Town of Somers 2025 Revaluation

We are often asked what is a revaluation and why does it matter?

A revaluation is the process of resetting (‘revaluing”) all the real estate in a municipality.

Though there are other states that assess and tax real estate differently, Connecticut assesses all
real estate in any given municipality by having every property in that municipality valued as of the
same effective date. A revaluation is a snapshot of values as of that specific date.

By statute, the assessment date is October 15t

Somers’ current revaluation date is October 1, 2020

Somers’ 2025 revaluation will update assessment values to a new revaluation date of October 1s
2025.
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The primary purpose of a revaluation is to re-adjust assessments to current market values
because property values do not change equally over time and inequalities in assessments build
up. These inequalities are addressed through revaluation.

Revaluations matter because the assessments for real estate parcels all over town will change.

The Grand List, which is the sum of all assessed property in town, will also change, which it does

annually. However, in a revaluation year, the changes in the Grand List are much more significant
than in years when there is no revaluation.

Real estate assessments are calculated by using the 100% full market value of each real property
in Town and applying the state-mandated 70% assessment ratio to the full market value.

If a property’s 100% full market value is $400,000, the 70% gross assessed value will be
$400,0000 x 0.70, or $280,000.
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If a property owner or property qualifies for any exemptions, they are applied to reduce the gross
assessment.

For example, if the gross assessment is $280,000, and the owner qualifies for a $6,000 veteran’s
exemption, the net assessment will be $274,000 after the exemption is applied.

Tax bills are calculated by taking the net assessment and multiplying it by the mill rate, which is the
tax rate. The mill rate is adopted annually through the Town’s budget process.

The mill rate is calculated by taking the Grand Levy (the amount of revenue needed to be raised
through taxes), divided by the Net Grand List (the sum of all taxable property in town, consisting
of real estate, motor vehicles, and personal property).

1 mill equals 1/1,000t of a dollar, or .001. A mill rate of 28.96 mathematically equates to .02896
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The Grand Levy, the amount of taxes the Town must raise is a function of the budget process, will
be the same whether the Town does a revaluation or not.

A revaluation does not change the total amount of taxes the Town must raise.

However, individual tax bills do change when the Town does a revaluation. Some taxpayers will
see increases, while others will see decreases after any changes in the budget are factored in.
Different properties change in value at different rates.

Revaluations typically see a “value shift,” typically this refers to commercial properties vs.
residential properties, but it also happens in segments within the same classification. Properties
that decrease less than average experience less of a shift, while properties that increase more
than average experience more of a shift.
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Connecticut municipalities are heavily dependent on property taxes as the primary means for
financing municipal operations.

Connecticut municipalities do not have a local income tax or local sales tax to rely on for revenue.

Municipalities do have some revenue from state and federal grants, investment earnings, fees,
conveyance taxes, and other sources, but property taxes is by far the largest portion.

In Somers, approximately 72% of the Town’s annual revenue comes from property taxes.
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While revaluations are required every five years, the measuring and listing component, which is by

far the most expensive part of the revaluation project, is required every ten years, or every-other
revaluation.

Therefore, Vision Government Solutions will not physically visit all the properties in Somers.
However, they will visit recently sold properties and newly constructed properties.

The Town of Somers will have a full list of Vision’s staff members who will work on Somers’
revaluation, all of whom will be credentialed.
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One other factor in Somers Grand List is defective concrete, or “crumbling foundations.”

Residential properties with defective concrete are eligible for reduced assessment, based on the
severity of the condition. The State of Connecticut also has a captive insurance fund through
CFSIC which provides funding for foundation replacements. If you believe your house may have
defective concrete, please contact the Assessor’s Office and we can help you with an application
for an assessment reduction.

Somers currently has approximately 30 properties with reduced assessments due to defective
concrete, and approximately 20 more that have had their foundations replaced.

More foundations are replaced each year and more owners come forward for a reduction each
year.
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What is happening with real estate values in Somers before the revaluation?

Since Somers 2020 revaluation, residential property values have increased significantly.

This is true in Somers, in New England, and nationwide.

An article in The Journal Inquirer on July 1, 2024 showed a chart of “Average home values in

Hartford metro area.” For 2020, the average value was under $240,000. For 2024, it was over
$360,000.

The chart on the next page shows the US Federal Housing Agency’s “All Transactions House Price
Index for the Hartford Area by year. This is grid shows the index over the 1995 base year, it does
not show average values. Itis mostly flat from 2014 to 2018, then increases from 2018 onward.

From 2020 through 2023, it rises very steeply. These increases continued after 2023.
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Actual Somers sales data examples (we are not using actual addresses for privacy reasons):

Sale 1, Single family dwelling

Property information: 0.97 acre lot, Colonial built in 1974, 2,000 SF, 7 rooms, 4 BR, 2.5 baths; 2-
car garage, patio, deck and 2 sheds.

Town’s 100% value as of 10/1/2020: 275,600
Sale price and sale date: $284,900 in May 2020
Resale price and sale date: $525,000 in January 2025

Percent increase (Resale over 2020 Town value): 85%
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Actual Somers sales data examples (we are not using actual addresses for privacy reasons):

Sale 2, Single family dwelling

Property information: 2.30 acre lot, Colonial built in 1965, 2374 SF, 10 rooms, 4 BR, 2 full and 2
half baths; 2 car garage, 1 shed and inground pool.

Town’s 100% value as of 10/1/2020:$337,800
Sale price and sale date: $299,000 in March 2014
Resale price and sale date: $600,500 in May 2024

Percent increase (Resale over 2020 Town value): 78%
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Actual Somers sales data examples (we are not using actual addresses for privacy reasons):

Sale 3, Condominium unit

Property information: Condominium built in 1966, 1,200 SF, 5 rooms, 2 BR, 1.5 baths; No garage,

partially finished basement. Land is owned in-common.
Town'’s 100% value as of 10/1/2020:$106,300

Sale price and sale date: $149,900 in March 2020
Resale price and sale date: $220,000 in July 2024

Percent increase (Resale over 2020 Town value): 47%
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Can the Town decide not to do the 2025 revaluation? No, it is required by State Statute.

Can the Town undervalue the properties in Town in the revaluation? No, the revaluation has
specific tests and ratios that must be met in the revaluation. If we deliberately undervalued
properties, the reval would not meet the required test and ratio requirements.

What other options do the taxpayers have? There are several options that are potentially
available to taxpayers, including exemptions, informal hearings, and appeals.

Taxpayers who are over age 65, or 100% permanently disabled, who meet the State’s income
requirements can sign up for the Senior Homeowner’s Program between February 15t and May
15t. Participation in this program will reduce tax bills.

For calendar year 2024, the maximum income (including Social Security) is $45,200 for unmarried
taxpayers, and $55,100 for married taxpayers.
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Additional exemption programs are available to people with disabilities.

Honorably discharged veterans who served during a period of war can also receive a veteran’s
exemption.

Somers’ standard veteran’s exemption is $6,000 of assessment, which is about $173 in tax savings
at the current mill rate. This exemption increases if the veteran has a disability rating.
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Veterans who are over age 65 and eligible for the Senior Homeowner’s Program can apply for the
Additional Veteran’s Program, which will increase the exemption amount from $6,000 to $17,000,
which is about $490 in tax savings at the current mill rate.

If you are an honorably discharged veteran, and you have not already done so, please record your
DD-214 with the Town Clerk’s Office prior to October 15,

Active duty military can also qualify for exemptions.

If the Grand List increases by more than 50% after the revaluation, the veteran’s exemptions
would automatically increase.
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When will | be notified of my new assessment after the revaluation? November 2025.
What should | do between now and then? The Town recommends that you consider what you

think your house is worth before you see the Town’s value from the 2025 revaluation. You can
estimate the value of your house in several ways.

You may have some neighbors with similar houses who recently sold or bought a house in your
area, and you can find out the sale price.

Sale prices of other similar houses can be found online. The Town of Somers Assessor’s webpage
has a link to our online database, and you can look for sales information there.

This is the Assessor’s department page: https://www.somersct.gov/town-departments/assessor
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The Town of Somers online assessment database is found here:

https://wwwygsi.com/taxpayer-info/
You can search for sales on that site.
You can also look for sales at realtor.com, redfin.com and other websites.

The Hartford Courant also publishes sales information for Somers and many other towns in their
Sunday edition every week.

If you have your own estimate of value for your house before you get your preliminary

assessment notice in November 2025, you might be pleasantly surprised when you get your
notice.
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What if | feel my new value is too high when | get my notice in November 2025?

You can contact the Assessor’s Office with questions. We will do our best to answer and explain.

There are three specific levels of appeals for people who feel their assessment is incorrect. It is
the value of the property, not the tax amount that must be appealed.

The first level is the INFORMAL HEARING. This is meeting with revaluation staff from Vision.
When you get your notice, you can call and set up an appointment. As the title indicates, these
hearings are informal, but you should prepare for the hearing before you go. You should have an
estimate of what you feel your property is worth and have some comparable sales or other data
to support your position.

You do not have to go to an informal hearing, but it is the earliest opportunity to appeal your
assessment and the easiest route to do so.
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What if | attend an informal hearing and | still feel my new value is too high? Or if | missed the
informal hearings?

You can appeal your new assessment to the Board of Assessment Appeals (BAA) by completing
the application by February 20, 2026.

This is a more formal hearing, the property owner (appellant) is sworn-in before the hearing, and
there is more of a burden for proof.

The appellant appears before the Board of Assessment Appeals, which is appointed by the Board
of Selectmen. No one from the Assessor’s Office is involved in the BAA hearing (unless the
appellant or the BAA requests assessment staff).

The appellant should prepare written documentation to support their value estimate.
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What if | attend a BAA hearing and | still feel my new value is too high?

After attending a BAA hearing, the appellant can file a further appeal by filing with the Superior
Court within two months of the date the BAA decision notice is sent.

Remember you must appeal the value of the property, not the amount of taxes. Tax amounts will
not be known until after the informal hearing and Board of Assessment Appeals hearings end.
What if | do not attend a Board of Assessment Appeals hearing or file with the Superior Court in
2026? Can | appeal the following year? Yes, you can go to BAA and Superior Court the following
year, but it will not be retroactive to the 2025 Grand List.

If the BAA reduced your value, however, you must go to Superior Court within two months, you

cannot go back to BAA again the following year, unless your value changed after the hearing (such
as due to an addition, or improvement to the property).




Town of Somers 2025 Revaluation

The appeals process sounds complicated. Can | send someone in my place?

Yes, you can always have someone attend your informal hearing or BAA hearing in your place, but you
must provide written authorization for that person to represent you. Statute also requires that the
owner, or someone with an interest in the property, or their appointed representative must physically
appear at the hearing.

Many people will send a relative, friend, appraiser or attorney to their hearing.

Most people will use an attorney when filing with Superior Court.

The assessment staff is always available to answer questions and provide information. If we are not
immediately available at the time you call, stop in at Town Hall or email us, we will get back to you.
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Remember, the best time to research the value of your
property is before November 2025 so you are the
most prepared for your notice when you receive it.

Town of Somers Assessor’s Office
600 Main Street
Somers, CT 06071
Karen L. Neal, Assessor
860-763-8202

kneal@somersct.gov




