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INTRODUCTION 
 
Date of Report 

March 9, 2022 
 
 
Client and Intended Users 

This report is prepared for John Vickery, Burlington City Assessor. Other intended users 
include any other as designated by Mr. Vickery. This is a public document. This report is 
intended to complement, but not replace, the supporting materials that have been 
provided to the assessor in the form of interim reports, quality audit reports and 
appendices, and procedural and training manuals throughout the project. 
 
 
Intended Use 

Use of this appraisal and its conclusions is limited to the administration of property 
taxes according to the governing laws of this jurisdiction. 
  
 
Effective Date of the Appraisal 

Pivotal to all appraisals is the determination of the “date of value”. The date of value is 
that point in time to which all valuation is focused. All valuation data before this date is 
collected, analyzed, and put into various formulae, tables, and models. For Burlington’s 
reassessment project, the effective date of value is April 1, 2021. Changes in economic 
trends after the date of value have no bearing on the value estimate. Although data 
was collected and analyzed prior to April 1, 2021, all final value were finalized after this 
date. As is the nature of most ad valorem mass appraisals, Burlington’s effective date 
of appraisal is, therefore, retrospective. 
 
 
Scope of Work 

Vermont statute V.S.A § 4041a requires a municipality to reappraise its Grand List 
properties if the Director of the Division of Property Valuation and Review determines 
that the municipality’s education grand list is at a common level of appraisal (CLA) 
below 85% or above 115% or has a coefficient of dispersion (COD) greater than 20%. The 
CLA and COD compare local appraised values to recent market sales. On July 9, 2018, 
the Vermont Tax Department provided notice to the City of Burlington of an order to 
reappraise all properties in Burlington as values were no longer meeting equitable 
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valuation standards set by the Vermont department of Tax and the International 
Association of Assessing Officers (IAAO). Burlington’s previous revaluation was 
completed in 2005. 
 
A revaluation is a complete and systematic valuation of all real property within a 
jurisdiction that is performed in order to ensure fair and equitable taxation. For this 
project, Safeground Organic Analytics’ scope of work was to estimate the market value 
of all commercial, industrial, apartment, and exempt properties as of the date of value 
and conduct an informal hearing process. All the items were to be included in a final 
appraisal document as part of the revaluation process. It should be noted that Tyler 
Technologies was responsible for on-site data collection of physical property 
characteristics as part of this revaluation.  
 
The cost, income, and sales comparison approaches to value were all considered in 
arriving at value conclusions for commercial, industrial, apartment, and exempt 
properties. In most cases, the income approach was the primary source of value, 
supported by the cost and sales comparison approaches. 
 
The following steps were used to conduct the reassessment:  

 
1. Before and after IAAO performance-based testing 
2. Market conditions/time adjustment study 
3. Land use code sales study by units of comparison to include SP/SF, SP/UNIT 
4. Analyze the national commercial market including rents, vacancies and cap 

rates using industry resources such as Integra, HVS, CBRE, CoStar, Marcus 
Millichap, NAR, Colliers Commercial, Statista, LW Hospitality Advisors, Real 
Capital Analytics, Cushman and Wakefield, Lodging Analytics, The Boulder 
Group, and PWC  

5. Analyze the regional commercial market including rents, vacancies and cap 
rates using the December 2019 & 2020 Allen, Brooks, & Minor Reports 

6. Analyze the local commercial market including rents, vacancies, and cap rates 
using actual income and expense data supplied by property owners in 2018 and 
2019 

7. Land use code income and expense analysis to include GPI/SF, GPI/UNIT, 
vacancy rates, expense rates. NOI/SF, NOI/unit 

8. Selection of land use code stratification models  
9. Commercial income and cost model development 
10. Progress meetings with the assessor and staff 
11. Review of final values with assessor 
12. Training for assessor and staff when needed  
13. Conduct informal hearings with property owners 
14. Perform reconciliation of hearing parcels based on information provided by 



3 
 

property owners and representatives 
15. Perform statistical testing based on State of Vermont and IAAO performance 

standards  
16. Documentation writing and editing 

 
The City Assessor reviewed and provided input for market analysis, model construction, 
and final value conclusions. 
  
 
Type and Definition of Value 

Vermont law requires assessors appraise property according to its “fair market value” 
(32 V.S.A. § 4041). The estimated fair market value of a property is the price that the 
property will bring in the market when offered for sale and purchased by another, 
taking into consideration all the elements of the availability of the property, its use both 
potential and prospective, any functional deficiencies, and all other elements such as 
age and condition that combine to give property a market value. Those elements shall 
include the effect of any state or local law or regulation affecting the use of land, 
including 10 V.S.A. chapter 151 or any land capability plan established in furtherance or 
implementation thereof, rules adopted by the State Board of Health, and any local or 
regional zoning ordinances or development plans. In determining estimated fair 
market value, the sale price of the property in question is one element to consider but 
is not solely determinative. 
 
The purpose of this reassessment project was to appraise the fee simple market value 
of all pertinent properties.  
 

Fee simple is defined as: 
“Absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations imposed by the governmental 
powers of taxation, eminent domain, police power and escheat.” 

Dictionary of Real Estate Appraisal 6th edition, The Appraisal Institute, 2015 

 
Market value is defined as: 

"The most probable price, as of a specified date, in cash, or in terms 
equivalent to cash, or in other precisely revealed terms, for which 
the specified property rights should sell after reasonable exposure 
in a competitive market under all conditions requisite to a fair sale, 
the buyer and seller, each acting prudently, knowledgeably, and for 
self-interest, and assuming neither is under undue duress.” 

Dictionary of Real Estate Appraisal 6th edition, The Appraisal Institute, 2015 
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For purposes of this report and this reappraisal project, the terms market value and fair 
market value are considered to be synonymous. These definitions provide guidelines 
and boundaries to help appraisers ascertain whether data and resulting valuations 
meet acceptable standards.  
 
 
Property Rights Appraised 

As discussed above, the intent of the Burlington project was to value all the property 
rights in realty to produce what is commonly known as a fee simple appraisal. However, 
there are occasions where the fee simple rights have been divided. One such example 
in Burlington is an apartment building for which the land is leased to the building 
owner. In most cases when both rights in realty fully reflect market rates, the 
summation of each of the rights equals fee simple value.  
 
Other examples of split property rights are leased fee interests in many office spaces in 
the CBD. These lease fee interests exist when the tenant has a below or above market 
rent. Appraisal of any property subject to a lease condition produces a leased fee 
appraisal. When a lease rent is equal to market rent, then leased fee interest equals fee 
simple interest. Great care was taken to identify whether a property had below or above 
market leases causing a leased fee value.  All properties were appraised with market 
rent and expenses thus producing a fee simple rather than a leased fee appraisal or 
partial interest appraisal. 
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USPAP & MASS APPRAISAL 
Real Property Assessment and reassessment is governed by Standard 5 [Development] 
and 6 [Reporting] of the Uniform Standards of Professional Practice (USPAP 2020-2021). 
This document provides the framework which governs the appraisal methodology, 
assumptions, and limiting conditions of the City of Burlington reassessment. 
  
Standard 5 governs the development of a mass appraisal. To fulfill the standard “an 
appraiser must be aware of, understand, and correctly employ these recognized 
methods and techniques necessary to produce and communicate credible mass 
appraisals.” 
  
Pivotal to Standard 5 is Rule 5-5 and Rule 5-6 which require that appraisers: 
  

• have data of a sufficient quantity and quality to produce credible values 
• collect, verify, and analyze data necessary to arrive at market value 
• weigh and consider historical information and market trends 
• consider the use of the Cost, Income, and Sales Comparison approaches 
• employ recognized assessment techniques for model tables and calibration 

  
Standard 6 governs the reporting of a mass appraisal. To fulfill the standard “an 
appraiser must communicate each analysis, opinion, and conclusion in a manner that 
is not misleading.” 
  
The standards of USPAP were adhered to in the valuation of all commercial properties 
during the City of Burlington’s reassessment project. 
  
 
Assumptions, Limiting Conditions, & Jurisdictional Exceptions 

 The following assumptions and limiting conditions apply to the 2021 Burlington, VT 
Revaluation: 
  

• This report is intended to complement, but not replace, the supporting 
materials that have been provided to the Assessor in the form of interim reports, 
quality audit reports and appendices, and procedural and training manuals 
throughout the project. 

 
• The properties were assumed to be free of any and all liens and encumbrances. 

Each property has also been appraised as though under responsible ownership 
and competent management. 
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• Surveys of the assessed properties have not been provided. We have relied upon 
tax maps and other materials while estimating physical dimensions and the 
acreage associated with assessed properties. 

 
• We assume the utilization of the land and any improvements is located within 

the boundaries of the property described. It is assumed that there are no adverse 
easements or encroachments for any parcel that have not already been 
addressed in the mass appraisal. 

 
• All data entry, including, but not limited to, property transfers, table 

maintenance, and property characteristics information entered by the City of 
Burlington is assumed to be accurate and complete. 

 
• Property data collected by Tyler Technologies and maintained by the City of 

Burlington is assumed to be current, accurate, and complete. 
 

• We assume that there are no hidden or unapparent conditions associated with 
the properties, subsoil, or structures which would render the properties (land 
and/or improvements) more or less valuable. 

 
• It is assumed that the properties and/or the landowners are in full compliance 

with all applicable federal, state, and local environmental regulations and laws. 
 

• It is assumed that properties are in compliance with all applicable zoning and 
use regulations. 

 
• It is assumed that all required licenses, certificates of occupancy, consents, or 

other instruments of legislative or administrative authority from any private, 
local, state, or national government entity have been obtained for any use on 
which the value opinions contained within this report are based. 

 
• We have not been provided a hazardous conditions report, nor are we qualified 

to detect hazardous materials. Therefore, evidence of hazardous materials which 
may or may not be present on a property, was not observed. As a result, the final 
opinion of value is predicated upon the assumption that there is no such 
material on any of the properties that might result in a loss or change in value. 

 
• Information, estimates, and opinions furnished to the appraisers and 

incorporated into the analysis and final report were obtained from sources 
assumed to be reliable, and a reasonable effort has been made to verify such 
information. However, no warranty is given for the reliability of this information. 
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• The Americans with Disabilities Act (ADA) became effective January 26, 1992. We 
have not made compliance surveys nor conducted a specific analysis of any 
property to determine if it conforms to the various detailed requirements 
identified in the ADA. It is possible that such a survey might identify 
nonconformity with one or more ADA requirements, which could lead to a 
negative impact on the value of the property(s). Because such a survey has not 
been requested and is beyond the scope of this appraisal assignment, we did 
not take into consideration adherence or non-adherence to ADA in the valuation 
of the properties addressed in this report. 

 
• Possession of this report does not carry with it the right of reproduction, and 

disclosure of this report is governed by the rules and regulations of the City of 
Burlington, Vermont and is subject to jurisdictional exception and the laws of 
the State of Vermont.  

 
• That all the terms and conditions of the contract between Safeground, Inc. and 

the City of Burlington were fulfilled. 
  
 
Extraordinary Assumptions and/or Hypothetical Conditions 

 There were no extraordinary assumptions and/or hypothetical conditions used in the 
execution of this project. 
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PROPERTY IDENTIFICATION 
There are 1,249 taxable commercial, industrial, and apartment (CIA) properties in 
Burlington. Apartments dominate the makeup of CIA properties, followed by 
commercial, mixed-use, condominiums, vacant land, industrial, and utility. The table 
and chart below show the parcel distribution among all CIA property types. 
 
 

 
 

 

 

 

 

 

 

 

 

Commercial
23%

Industrial
1%

Apartments
52%

Mixed Use
12%

Condominium
8%

Utility
1%

Vacant Land
3%

PROPERTY TYPE PARCEL COUNT 

Commercial 286 

Industrial 17 

Apartments 645 

Mixed Use 143 

Condominium 103 

Utility 12 

Vacant Land 43 

TOTAL 1,249 
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NEIGHBORHOOD DELINEATION 
A neighborhood, from an appraisal perspective, is the identification of a location or area 
which influences property value due to economic, legal, and/or physical boundaries. 
From a more detailed perspective, a neighborhood can be further defined as a 
geographic area exhibiting a high degree of homogeneity in economic amenities, land 
use, economic trends, and property characteristics such as quality, age, and condition. 
Neighborhoods are not characterized as good, average, poor, etc.  They stand on their 
own merits based on uniform composition. Simply put, the neighborhood can be 
defined as the area where similar properties compete economically.  
 
Commercial neighborhoods are identified by a location or area which influences 
property value due to economic, legal, and physical boundaries. In most circumstances, 
properties will compete with each other within the same immediate neighborhood. 
Since rental rates are directly affected by location and apartment prices are driven by 
rental rate, apartments typically compete in the immediate neighborhood. Other 
properties, however, such as second floor office space, may cross neighborhood lines 
and compete throughout sections of Burlington. Other properties, like a 100,000 
square foot Industrial property, will not only cross immediate neighborhood lines, but 
they will most likely compete throughout the county. Therefore, the neighborhood for 
100,000 square foot industrial properties in Burlington can be considered to 
encompass all of Vermont. As property types and characteristics expand, so do 
neighborhood lines. The appraisal of Burlington’s commercial properties considered 
the effect and/or the need of widening the understanding of what is a subject’s 
neighborhood. Therefore, rental rate data and sale data were taken by crossing 
Burlington’s neighborhood lines and, where necessary, city lines. 
 
Delineation of valuation neighborhoods for commercial properties is a key driver in the 
valuation of land, the application of the income approach, and the application of the 
market approach.   
 
Significant characteristics in defining neighborhoods include such items as: 
 

• Physical boundaries 
o Natural – as rivers, streams, woods, etc. 

• Distance from amenities such as the highway 
• Building characteristics:  type, quality, age, and condition 
• Occupancy Type (i.e. industrial, apartment, retail, and office) 
• Current zoning: Preexisting nonconformity and development rights 
• Typical land size and land valuation 
• Sale prices 
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In Burlington, neighborhood delineation involved the following procedures: 
1. John Valente of Safeground Organic Analytics conducted a physical tour of the 

city. 
2. A physical inspection was conducted to categorize the condition, desirability, 

and utility of all properties. 
3. Based on physical observation, neighborhood boundaries were created or 

adjusted. The specific boundaries were determined by significant physical 
and/or economic differences from adjacent areas. 

4. After review, boundaries and neighborhood numbers were revised in 
consultation with the assessor’s office. 

5. The boundaries were then refined down to the parcel level utilizing individual 
field tax maps. 

 
After defining neighborhoods, the appraiser can then analyze the comparative 
differences between neighborhoods for such variables as age of dwelling, quality of 
construction, lot size, traffic, sale price, etc.  
 
Burlington’s twelve primary valuation neighborhoods are described in detail below, 
while a more comprehensive presentation of neighborhood data is available in the 
appendix of this document. 
 
NEIGHBORHOOD 500 – Church Street Market 
Located in the Center of Burlington, neighborhood 500 is comprised of only those 
properties on Church Street. It functions as the heart of the CBD in Burlington. It is 
bordered to the north by Pearl Street, to the south by Main Street, to the east by Church 
Street’s eastern rear lot lines, and to the west by Church Street’s western rear lot lines.  
 
Neighborhood 500 is a valuable and desirable neighborhood in Burlington. The street 
is filled with restored late 19th or earlier 20th century elegant buildings.  Only 
pedestrians are allowed on the brick street. The neighborhood consists of 48 improved 
Commercial parcels. The predominate use is retail space. Most of the retail space has 
second and third floor office and/or apartment space. The neighborhood is well 
trafficked throughout the year by University Students and tourists. The values range 
from $382,200 to a high of $14,651,400, with a median value of $1,208,900. All properties 
in this neighborhood are in the D-Downtown zone.  
 
NEIGHBORHOOD 510 – CBD Central Business District 
Neighborhood 510 surrounds neighborhood 500 as an expanding circle stretching 
from the north by Pearl Street’s northern rear lot lines, to the south by Main Street’s 
rear lot lines, to the west by Battery Street’s rear lot lines and to the east by South 
Street’s western rear lot lines.  
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Neighborhood 510 is also a valuable and desirable neighborhood in Burlington. It 
functions as a ring around Church Street and makes up the balance of the Central 
Business District (CBD). The streets have a series of mixed-use buildings, office towers, 
parking garages, and banking facilities. The neighborhood consists of 173 improved 
Commercial parcels. The uses are evenly split between high-rise office condominium, 
office space over retail, and low-rise general office space. The values range from $89,600 
to a high of $20,971,300, with a median value of $905,500. 65% of the properties are in 
the D zone, 21% in the DT (Downtown Transition) zone and 9% in the RH (Residential-
High Density) zone, with the balance in various other zones.  
 
NEIGHBORHOOD 520 – North Street 
Neighborhood 520 splits neighborhood 510 in half. It covers all the commercial 
properties on North Street with some minor frontages on spur streets.   
 
North Street is a heavily traveled road, which has a mixture of multifamily units over 
small single user retail space; multifamily buildings sprinkled with smaller (<2,000 
square foot) offices, and retail space. The neighborhood consists of 24 improved 
commercial parcels. Multifamily leases are typically for one year and are written on a 
gross-plus-utilities basis. Unlike the multifamily space, retail and office space are 
frequently month-to-month on a gross-plus-utilities basis. The values range from 
$183,300 to a high of $1,467,100 with a median value of $560,750. 96% of the properties 
are in the NMU (Neighborhood Mixed Use) zone, with the remaining 4% in the RM 
(Residential-Medium Density) zone.  
 
NEIGHBORHOOD 530 - Old North End 
Neighborhood 530 covers the area north of neighborhood 510 and south of Interval. 
The neighborhood is bifurcated by North Street in neighborhood 520. It is bounded to 
the east by the rear lot lines of North Willard Street, to the west by North Ave and Depot 
Street, to the north by the New England Central Rail Line, and to the south by the rear 
lot lines of Pearl Street.   
 
Neighborhood 530 is primarily comprised of older, early 20th century multifamily and 
apartment buildings  situated on small parcels with limited parking. The neighborhood 
consists of 234 improved commercial parcels. Most leases are for a term of one year and 
are written on a gross-plus-utilities basis. The values range from $48,800 to a high of 
$9,497,700. 55% of the properties are in the RM zone, 24% in the NMU zone, and 14% in 
the RH (Residential-High Density) zone with the balance in various mixed zones.  
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NEIGHBORHOOD 540 - Riverside Ave 
Neighborhood 540 covers all the properties on Riverside Avenue. Riverside Ave 
connects to Colchester Ave on the east side and North Prospect, Hyde, North Winooski 
on the west.   
 
90% of the properties on the north side of Riverside Ave front the Winooski River. The 
downward slope to the river is extreme and reduces the useable acreage of the 
properties. Neighborhood 540 does not have a consistent prevalent use. The 
neighborhood consists of 25 improved commercial parcels. Most leases are for a term 
of one year and are written on a gross-plus-utilities basis. Values range from $258,600 
to a high of $30,953,400, with a median value of $763,000. 56% of the properties are in 
the NACR (Neighborhood Activity Center-Riverside) zone, 24% in the ELM (Enterprise-
Light Manufacturing) zone, 12% in the NMU zone, and 8% in the RL zone. 
 
NEIGHBORHOOD 550 – University Hill 
Neighborhood 550 covers most of the east center of the city. It is bounded to the east 
by South Burlington, to the north by neighborhood 540 (Riverside Ave), to the west by 
the rear lot lines of South Union Street, to the south by South Burlington, and to the 
north by Riverside Ave.   
 
The University of Vermont occupies almost 75% of this neighborhood and is the 
dominant economic force of this neighborhood.  The remaining 25% provides housing 
and commercial space to service the university. Although the school has dormitories, 
many students opt to live off campus. The student demand has created apartment 
rents that exceed the city standard apartment rents by approximately 25%. 
Neighborhood 550 is primarily comprised of older, early 20th-century multifamily and 
apartment buildings on small lots that having limited parking. The neighborhood 
consists of 20 improved commercial parcels. Most leases are for a term of one year and 
are written on a gross-plus-utilities basis. Values range from $360,700 to a high of 
$11,836,600, with a median value of $664,500. 45% of the properties are in the RH zone, 
25% in the I (Institutional) zone, with the balance in various mixed zones. 
 
NEIGHBORHOOD 560 – Shelburne Street 
Neighborhood 560 is Shelburne Street with some parcels having frontage on 
Shelburne and adjoining frontage spur streets. It is bounded to the east by rear lot lines 
of neighborhood 570 and South Burlington, to the north by Locust Street and Ledge 
Road, to the west by the rear lot lines of neighborhood 590, and to the south by South 
Burlington.   
 
Shelburne Ave has a variety of commercial uses from industrial properties, gas stations, 
car dealership, shopping centers, etc. The neighborhood consists of only 29 improved 
commercial properties. There are no dominant commercial uses on Shelburne Ave. The 
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road is heavily traveled because of a direct access ramp to I-89 via I-189. Many people 
use the exit to Shelburne Ave as a convenient access to downtown Burlington. Most 
leases are for a term of one year and are written on a full net or NNN basis. Values range 
from $39,900 to a high of $24,992,900, with a median value of $695,700. 69% of the 
properties are in the NAC (Neighborhood Activity Center) zone, 24% in the RL zone, and 
7% in the RM zone. 
 
NEIGHBORHOOD 570 - South Hill Section 
Neighborhood 570 is located in the southeast side of the city. It is bounded to the west 
by neighborhood 560 and the rear lot lines of South Union, to the north by the rear lot 
lines of Main Street, to the east by the South Prospect Street, and to the south by South 
Burlington.   
 
There are 18 improved properties in this neighborhood. 59% of the neighborhood is 
comprised of either multifamily or apartment properties. Most leases are for a term of 
one year and are written on a gross-plus-utilities basis Values range from $32,000 to a 
high of $3,251,500, with a median value of $288,400. 89% of the properties are in the RL 
zone, 6% in the RM zone, and 6% in the RH zone. 
 
NEIGHBORHOOD 580 – Industrial Park 
Neighborhood 580 is located in the far southwest tip of the city.  Primarily, it is bounded 
to the west by Lake Champlain, to the north by the rear lot lines of Harrison Ave, to the 
east by the Vermont Railway line and to the south by Red Rocks Park in South 
Burlington.  In addition, the Blodgett site on the northern side of Lakeside Ave is also 
part of this neighborhood.   
 
Neighborhood 580 is the predominant industrial area of Burlington. The neighborhood 
is comprised of these three dominant uses: Warehouse, Light Manufacturing, and 
office. The roads within this neighborhood are not heavily traveled. Most leases are for 
a term of one year and are written on a full net or NNN basis. Values range from 
$417,300 to a high of $22,167,300, with a median value of $5,287,050. There are 20 
improved commercial properties in this neighborhood. 90% of the properties are in the 
ELM zone, with the balance in various mixed zones. 
 
NEIGHBORHOOD 590 - Pine Street 
Neighborhood 590 is located in the south and south-central section of the city. It is 
bounded to the west by Lake Champlain and neighborhood 580, to the north by the 
rear lot lines of Main Street, to the east by the rear lot lines of Shelburne Street and 
South Union Street, and to the south by Queen City Parks Road.   
 
Like neighborhood 570, neighborhood 590 is primarily a multifamily area. 48% of the 
neighborhood is comprised of either multifamily or apartment properties. Most leases 
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are for a term of one year and are written on a gross-plus-utilities basis. Values range 
from $45,600 to a high of $36,733,700, with a median value of $836,450. These numbers 
are affected by fourteen large properties with values in excess $5,000,000. There are 136 
improved commercial properties in this neighborhood. 29% of the properties are in the 
ELM zone, 24% of the properties in the RL zone, 20% in the RM zone, and 11% in the RH 
zone, with the balance in various mixed zones. 
 
NEIGHBORHOOD 600 – Waterfront 
Neighborhood 600 is located on the eastern shore of Lake Champlain. It is bounded to 
the north by North Beach Park and neighborhood 610, to the east by Battery Street and 
North Street, and to the west by Lake Champlain.   
 
Like neighborhood 500, neighborhood 600 attracts many tourists and college 
students. There are a variety of uses including restaurants, shops, museums, the ferry 
wharf, marinas, parks and reserves, and offices. Most leases are for a term of two to five 
years and are written on a full net NNN basis. Values range from $46,800 to a high of 
$9,439,700, with a median value of $1,581,350. There are 20 improved commercial 
properties in this neighborhood. 45% of the properties are in the BST (Battery Street 
Transition) zone, 30% of the properties in the DW (Downtown Waterfront) zone, and 
25% in the DWPT (Downtown Waterfront-Public Trust) zone.  
 
NEIGHBORHOOD 610 – New North End 
Neighborhood 610 is the largest neighborhood in area and comprises the entire north 
section of the city. It is bounded to the west by Lake Champlain, to the north and east 
by the Winooski River and Colchester, and to the south by the New England Central 
Railroad.   
 
Neighborhood 610 has a wide variety of uses from gas stations, shopping centers, small 
retail shops, and service garages. The only concentration of use is multi-families and 
apartments at 52%. Most commercial leases are written on a two to five-year term on a 
NNN basis. Most apartment leases are for a term of one year and are written on a gross-
plus-utilities basis. Values range from $173,090 to a high of $27,508,500, with a median 
value of $1,053,300. These numbers are skewed by fifteen large properties with values 
in excess $5,000,000. There are 75 improved commercial properties in this 
neighborhood. 49% of the properties are in the RL zone, 28% of the properties in the 
NAC zone, and the balance are in various mixed zones. 
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HIGHEST & BEST USE 
The concept of highest and best use is pivotal to the accurate appraisal of all real 
property. In Burlington, commercial valuation was not completed until the appropriate 
highest and best use was chosen. 
 
Highest and best use is defined as that reasonable and probable use that supports the 
highest present value, as defined, as of the effective date of valuation.   Alternatively, it 
would be that use, from among reasonably probable and legal alternative uses, found 
to be physically possible, appropriately supported, financially feasible, and which results 
in highest land value (Institute of Real Estate Appraisers – Real Estate Appraisal 15th 
edition). 
 
This definition applies specifically to the highest and best use of land. It is to be 
recognized that in cases where a site has existing improvements on it, the highest and 
best use may very well be determined to be different from the existing use. The existing 
use will continue, however, unless and until land value in its highest and best use 
exceeds the total value of the property in its existing use. 
 
For commercial, industrial, and apartment (CIA) property types, market data suggests 
that recent market changes vary by property type. Despite moderate rent increases, 
multifamily (apartment) properties have experienced the most significant appreciation 
in value in recent years, buoyed by low vacancy, reduced mortgage rates, and 
diminished expectations for equity dividend rates. Retail and office properties have 
experienced flat or negative growth over the same period, a trend precipitated, or at 
least accelerated, by pandemic-related decreases in demand.  
 
Despite these market changes, the present use of most properties remains its highest 
and best use. There is some speculative development in the conversion of office space 
into apartment use. There is little if any speculative development in industrial, 
warehouse, office, or retail use.  
 
 
Impact of Covid-19 on Commercial Values 

During the entire revaluation process, the appraisers closely observed the fluctuating 
economic conditions resulting from the COVID-19 pandemic. For many commercial 
properties, the appraisers had access to income and expense information for calendar 
years 2018 and 2019. The appraisers also continued to monitor market conditions 
through the appraisal date and considered 2020 and 2021 income and expense data 
when provided during the informal hearing process. Economic conditions during the 
COVID-19 pandemic were concluded to have both short-term and potentially long-
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term impacts on the Burlington real estate market, including construction costs, 
market rents, expense rates and vacancy rates. It should be noted that not all these 
impacts were negative, with some market segments experiencing appreciating values 
throughout this period of time. The significance and duration of these impacts was 
observed to vary depending on specific property types, with some market segments 
trending back toward pre-pandemic levels as of the valuation date. The appraisers 
worked closely with the Burlington City Assessor throughout the process to determine 
the most appropriate methods of reflecting these fluctuating economic conditions in 
the estimates of market value. 
 
In general, it was observed that as office and retail rents declined, vacancy, expenses 
and capitalization rates increased. At the same time apartment rents increased while 
vacancy and capitalization rates decreased. Rent concessions, rent deferrals, lease 
terminations were common for office and retail space. As vacancy increased expenses 
soared.  Church Street office and retail space had varied degrees of vacancy, with some 
being significantly higher than others. This was echoed by some large national chains, 
such as Macy’s, leaving Church Street. Although demand for apartment space 
persisted, some landlords were plagued with delayed payments and lost payments 
due to tenant unemployment. Hotel occupancy in Burlington was particularly hard-hit 
and dropped from 70% occupancy to a low of 30%. 
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SALE DATA 
Accurate and complete sale data is vital to the revaluation process. The appraisers study 
and analyze market activity to help build and calibrate valuation models. Additionally, 
the appraisers analyze the relationship between appraised values and sale prices, or 
Appraisal-to-Sale Ratios (ASR’s), to test for compliance with local and international 
assessment standards. 
 
The date range for the sales sample used in this project was January 2018 through 
February 2021. A search of real estate transactions within this date range revealed 78 
valid sales of commercial, industrial, and apartment properties in the City of Burlington. 
These sales represented arms-length transactions that adhered to the definition of 
market value cited above, including reasonable market exposure and a buyer and seller 
that each act prudently, knowledgeably, and for self-interest, where neither buyer nor 
seller is under undue duress. 
  
 
Time Adjustments 

The appraisers consider time adjustments to sale prices where there is evidence of 
market appreciation or depreciation. The appraisers analyze trends in sale prices in 
order to identify and quantify market appreciation or depreciation from the date of sale 
to the date of value. As the goal of the revaluation is to estimate market value as of the 
appraisal date, the purpose of time adjustments is to make the sale prices within the 
sample more representative of market value as of the appraisal date. 
 
One method of quantifying market changes is to analyze the resale of properties within 
the date range of the sales sample. For example, if Property A sells for $100,000 on 
January 1, 2018 and then sells again on January 1, 2019 for $112,000, the indicated market 
appreciation between the first and second sale is $12,000, assuming there are no 
substantive physical changes to the property during that time. The appreciation in this 
example can be further calculated as 12% or 1% per month. There were not sufficient 
resales to rely solely upon this method of time adjustment for the City of Burlington 
revaluation. 
 
A second method of quantifying market appreciation or depreciation is to analyze the 
ratios of sale prices within the sales sample to independent variables such as building 
area, apartment units, or even prior assessed values. This analysis can reveal trends that 
allow the appraisers to measure market changes over time. 
 
For this project, the appraisers performed this second method of measuring market 
changes over time. The appraisers applied trend lines to scatter diagrams in Microsoft 
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Excel and extracted equations from those trend lines. These equations then allowed 
the appraisers to predict the ratios of sale prices to independent variables based upon 
the number of days that the sale occurred before the appraisal date. For this analysis, 
the appraisers invert the typical appraisal ratio statistic to reflect a positive trend in 
appreciation. Therefore, instead of appraisal-to-sale ratio (ASR), the analysis uses sale-
to-appraisal ratio (SAR). Below is an example of this analysis:  
 

 
 
This analysis suggests market appreciation of approximately 7.84% per year during 
the sampled date range. 
 

SAR Trend:   y = 0.0003x + 1.3938 
   y = expected sale-to-appraisal ratio  
  X = day in sale range (day 1= January 24, 2018, day 1,164 = April 1, 2021) 

 
Result for assessment date (April 1, 2021, day 1,164): 
  y = 0.0003 (1,164) + 1.3938 
  y = 1.743 
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Result for day 1 of sale date range (January 24, 2018, day 1): 
  y = 0.0003 (1) + 1.3938 
  y = 1.3941 
 
Change from beginning of sale date range to assessment date: 
  % change = (day 1,164 result / day 1 result) - 1 
  % change = (1.743 / 1.3941) - 1 
  % change = 25.0% or 0.0215% per day or 7.84% per year 
 

Additional mitigating factors, such as the recent changes in economic conditions 
brought on by the COVID-19 pandemic and speculative sales discovered by the 
appraisers, led the appraisers to apply a more conservative time adjustment of 4.0% 
per year or 0.33% per month. This appreciation was applied to all sale prices within the 
sales sample to derive time adjusted sale prices. For example, if Property B sold for 
$500,000 on October 1, 2020 (six months before the appraisal date), then the sale price 
was adjusted by 2% (0.33% x 6 months), or $10,000. The time adjusted sale price for 
Property B is $510,000. 
 
The time adjusted sale prices are then used to calculate appraisal-to-sale ratios in all 
future analysis. A table of all valid sales used for analysis in this revaluation is included 
in the appendix of this document. 
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PRELIMINARY TESTING RESULTS 
Valuation models must be accurate, reliable, and valid:  
 

• Accuracy in valuation modeling refers to the accurate prediction of value on 
known and unknown data. The model should accurately appraise properties 
whether or not income, cost, or sale data is available.  
 

• Reliability in valuation modeling refers to the ability of the model to replicate 
work in predicting accurate values, even when physical data changes. If a new 
apartment unit is added to a building even though the building has not 
increased in size, the model should increase the value.  

 
• Validity in valuation modeling refers to the model’s ability to value property 

features the way the appraiser intended. In Burlington, the value of a retail store 
on Main Street should not change if a 200 square foot shed is added to the rear 
of the building for storage. The shed does not increase income and therefore 
should not increase value. 

 
Aside from meeting the criteria of USPAP, the best test of a model is its ability to meet 
IAAO Performance Standards. These standards are summarized in the table below: 
 

TYPE MEDIAN ASR COD PRD PRB 

Larger, urban jurisdictions 0.90–1.10 15.0 or less 0.98–1.03 -0.05 to 0.05 

Smaller, rural jurisdictions 0.90–1.10 20.0 or less 0.98–1.03 -0.05 to 0.05 

Vacant land 0.90–1.10 20.0 or less 0.98–1.03 -0.05 to 0.05 

 
Burlington is considered a larger urban jurisdiction and would be held to the standards 
outlined above. All these standards refer to the appraisal-to-sale ratio (ASR). 
 
Prior to the reassessment, the appraisers conducted a sales ratio study on Burlington’s 
valid commercial sales from January 24, 2018 through February 5, 2021, consisting of 78 
sales in total. The purpose of this testing was to measure the accuracy, uniformity, and 
equity of existing appraised values and, therefore, discern the extent to which the 
existing valuation models reflected market conditions and selling prices as of the date 
of valuation. Some of the most important statistical measures studied during this 
testing are described below:  



21 
 

• Appraisal-to-Sale Ratio (ASR)— The ASR measures the relationship between 
the appraised value and selling price of individual properties. It is calculated by 
dividing the appraised value by the time adjusted sale price. An ASR lower than 
1.00 indicates that the assessment value is lower than the current market value 
suggested by the sale price and vice-versa. The calculated appraisal-to-sale 
ratios for each property in the sales sample are the basis for all other statistics 
described below. 

 
• Median— The median is a statistical measure of central tendency. Measures of 

central tendency also include the mean and the mode. The median is defined 
as the middle value of an array, and its use in mass appraisal is typically preferred 
to other measures such as the mean, or average, as it is less influenced by 
statistical outliers. The median ASR is the primary measure of appraisal level, or 
appraisal accuracy, in mass appraisal. 

 
• Coefficient of Dispersion (COD)— The COD is the primary measure of 

assessment uniformity, or assessment consistency, in mass appraisal. It is 
defined as the average absolute deviation from the median ASR expressed as a 
percentage of that median. Lower coefficients of dispersion indicate more 
consistent assessed values and, therefore, more reliable appraisal models. 

 
• Price-Related Differential (PRD)— The PRD is a measure of vertical equity in 

mass appraisal. It is defined as the quotient of the mean ASR and the weighted 
mean ASR. Price-related differentials above 1.03 tend to indicate that higher-
priced properties are being undervalued compared to lower-priced properties 
(regressivity), and price-related differentials below 0.98 tend to indicate that 
lower-priced properties are undervalued compared to more expensive 
properties in relation to market value (progressivity). 

 
• Price-Related Bias (PRB)— The PRB is another measure of vertical equity in 

mass appraisal. It measures the percentage by which assessment ratios change 
when values are doubled or halved. For example, a PRB of -.06 would mean that 
assessment levels fall by 6% when values are doubled. Ratios that exceed the 
range of -.05 to +.05 indicate problems in the reliability of models or schedules. 
The PRB measurement is required by IAAO and not by the State of Vermont. 

 
Preliminary testing results are shown below compared with IAAO standards. As 
described in the section above, this ratio study was conducted on a sales sample 
consisting of 78 valid and qualified sales occurring from January 24, 2018 through 
February 5, 2021. The entire sale sample is included in the appendix of this document. 
All statistical testing was conducted using NCSS Statistical Software Version 11. 
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 MEDIAN ASR COD PRD PRB 

Four-Family 0.63 6.72% 1.01 -0.02 

Apartments 0.68 8.93% 1.03 -0.05 

Commercial 0.77 28.01% 1.22 -0.14 

Mixed-Use 0.60 28.90% 1.09 -0.15 

Condominium 0.65 14.80% 0.93 0.01 

Overall 0.65 16.15% 1.14 -0.06 

IAAO Standards 0.90 - 1.10 15.00% or less 0.98-1.03 -.05 to .05 

Results FAILS FAILS FAILS FAILS 

 
These results indicate that the existing appraisals are out of compliance with IAAO 
standards for appraisal level (Median ASR), appraisal uniformity (COD) and vertical 
equity (PRD & PRB). 
 
The ASR performance test indicates that commercial properties are under-assessed by 
30% to 67%. Failure on the COD test indicates the lack uniformity in correlation of selling 
prices to the existing appraised values. Despite the overall COD of 16.15% falling just 
outside of the acceptable range, stratification by property type indicates significant 
uniformity problems within the commercial, mixed-use, and condominium uses. In 
addition, both the PRD of 1.14 and the PRB of -0.06 indicate vertical equity issues, 
specifically that higher-priced properties are under-valued in comparison with 
relatively lower-priced properties. These vertical equity issues are particularly acute 
within the commercial and mixed-use property types. 
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The diagrams and scatter plots below visualize the overall results of the preliminary 
testing: 
 

 

 

 

  

The histogram above shows that there is a statistically 
normal distribution of ASRs around the median of 0.65. 
This indicates that properties are currently under-
valued. 

The percentile plot above is presented as a way to 
illustrate the concentration of ASRs by percentile and 
recognize the presence of outliers. 

The downward-sloping trendline on the above PRB 
scatter diagram indicates that, in the current 
valuation models, assessment levels fall as values 
increase. 

The trendline on the above scatter diagram shows a 
negative correlation between the variables ASR and 
Time-Adjusted Sale Price. This is another indication 
that appraisal levels are not consistent at different 
price ranges. 
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APPROACHES TO VALUE 
The three approaches to value in real estate appraisal are the cost approach, sales 
comparison approach, and income approach. All three approaches to value were 
considered in arriving at value conclusions for commercial, industrial, apartment, and 
exempt properties for the City of Burlington revaluation project. 
 
 
The Cost & Sales Comparison Approaches 

The cost approach to value is based on the theory that the market value of an improved 
parcel can be estimated as the sum of the land value and the estimated depreciated 
value of the improvements. The underlying valuation principle of substitution affirms 
that a prudent buyer will pay no more for a property than the cost to acquire a similar 
site and construct improvements of equivalent desirability.  
 
The improvement costs developed in this reassessment are replacement costs, the 
current cost of producing an improvement with equivalent desirability or utility. 
Replacement cost, as opposed to reproduction cost, is developed in order to reflect the 
way in which older improvements are treated by real estate investors. Replacement 
cost includes the costs of all improvements on the parcel, including primary structures, 
attached features (i.e. balconies, canopies, etc.), outbuildings, and other site 
improvements. 
 

Market Value = Land Value + (Replacement Cost New – Depreciation) 
 
The sales comparison approach to value is a method of estimating market value by 
comparing similar properties that have sold or are for sale and adjusting prices based 
on marketplace conditions and property characteristics relevant to the value. Most 
mass appraisal projects do not utilize a direct sales comparison approach as this 
method is impractical for valuing an entire universe of properties. Rather, mass 
appraisal projects use sale data to inform other approaches to value and test valuation 
models for accuracy and reliability. 
 
The cost approach was developed for commercial, industrial, and apartment (CIA) 
properties for this project, however, this approach was typically used in support of the 
income approach and not as a final indicator of value. Due to economic conditions and 
the inherent difficulty of extracting accurate depreciation estimates from the market, 
the income approach to value was deemed a more reliable method of deriving 
accurate market value, particularly when there existed sufficient market data on rents, 
vacancy, and expenses.  
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Land Valuation 

Using the methods of neighborhood delineation described above, the appraisers were 
able to identify thirteen primary neighborhoods within the City of Burlington. Each of 
these neighborhoods was then assigned a neighborhood, or locational, adjustment 
factor. These factors are used to alter the previously existing land valuation models 
within the CAMA system, which establish base land values for each neighborhood 
using base lot sizes, base square footage rates, and adjustments for lots larger or 
smaller than the base lot size.   
 
The appraisers determined these factors by considering the physical and economic 
characteristics of each neighborhood, including lot sizes, building types and ages, 
rents, traffic patterns, and highway access. Additionally, the appraisers performed two 
different types of sales analyses as part of the land valuation process. 
 
In jurisdictions or neighborhoods where there are a sufficient number of vacant land 
sales, those sales are typically analyzed to support land models for each neighborhood.  
That was not the case in Burlington as there are few lots available or desired for 
development.  
 
Because of a lack of recent vacant land sales in Burlington, the appraisers had to rely 
more heavily upon the industry-recognized land residual technique. In this technique, 
the appraiser removes the contributory building value from sold properties to arrive at 
a residual land value.  The analysis is an iterative process of model testing against sales.  
 
The land residual technique takes the value of a sold property on the date of the 
appraisal and subtracts the depreciated value of the improvements. What remains is 
the land residual amount for that sale. The appraisers have utilized this technique using 
sales in multiple neighborhoods with various building types.  
 
 
Building Valuation 

Building valuation is developed by estimating the replacement cost new of all primary 
structures, attached features, and outbuildings. The replacement cost new is derived 
from cost tables installed in the AP5 CAMA system. All commercial improvement cost 
tables used during the Burlington revaluation were based on the Marshall Swift 
Commercial Cost Service. This highly respected cost service provides generic cost 
replacement rates for buildings, extra features, and outbuildings. These cost tables 
were then locally adjusted to accommodate different building use types in Burlington. 
Since various construction types are necessary for different uses, several costs were 
developed for basic structures such as high-rise office buildings and service stations.  
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Interior finish, heating, plumbing, air conditioning, and lighting requirements varied for 
different uses, requiring cost ranges.  
 
Building costs are also adjusted using adjustment factors for quality of construction 
(Grade. Quality of construction is one of the most significant adjustments to be made 
in the cost approach, as buildings of similar size and use can vary markedly in cost due 
to the quality of materials and workmanship. It is important to note, however, that 
construction costs do not vary by neighborhood. Construction costs are uniform 
throughout Burlington. 
 
After estimating the replacement cost new for the subject property improvements, 
depreciation is then subtracted from these costs, dependent upon the effective age of 
the improvement. This depreciation is derived from the analysis of market data and 
accounts for the physical deterioration, functional obsolescence, and economic 
obsolescence of the subject improvements. 
 
 
The Income Approach 
The income approach is a method of valuing the present worth of anticipated 
monetary benefits for an income-producing property. When an investor buys a 
commercial property based on income, they use the following criteria to decide their 
acceptable purchase price: 
 

• What will be my rate of return for the investment of my equity? This is also 
known as equity dividend rate or “cash on cash rate” 

• How much will the property appreciate over time? 
• What is the available financing and how will its terms affect the value? 
• What is the anticipated Net Operating Income (NOI)?  

 
Typically, investors will only buy properties when the equity dividend rate is equal to or 
better than substitute investments. If an investor can only receive a 4% return on their 
down payment, but they can receive a 16% return on a REIT, they may opt to go with 
the REIT investment.  
 
In a reassessment project, Net Operating Income is the Gross Potential Income less all 
valid expenses, including vacancy but excluding taxes, amortization, or depreciation.  
Investors, as with appreciation, predict how rents will rise to offset increased expenses 
or increase profit beyond expenses. 
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In the appraisal of Burlington commercial, industrial and apartment properties, the 
Income approach was used as the primary determinant of value. The income approach 
best reflects the actions and motivations of investors who buy commercial properties 
in Burlington. The cost and market approaches were, on the other hand, relegated to 
a supportive role for valuing the properties. In the CAMA system, the income and cost 
approaches were fully developed and detailed. Unlike residential properties, the 
appraisal of commercial properties requires utilizing multiple units of comparison to 
arrive at an accurate value estimate. Units of comparison are those variables or 
characteristics that investors use in making decisions in purchasing commercial 
properties.  
 
Units of comparison enable appraisers to distill value to a specific rate such as 
rent/square foot so that comparison may be made with properties that are somewhat 
dissimilar.  
 
Burlington commercial properties can be analyzed with the following units of 
comparison: 
 

• Income or Sale Price/square foot 
• Income or Sale Price/gallons of gas pumped 
• Income or Sale Price/apartment unit 
• Income or Sale Price/restaurant seats 
• Income or Sale Price/restaurant gross receipts 
• Income or Sale Price/parking space 
• Income or Sale Price/retail gross receipts per square foot 
• Sale Price/income square foot 
• Cost/square foot 
• Sale Price per approved unit 
• Income or Sale Price /nursing bed 

 
Using the incorrect unit of comparison can lead to spurious results. The correct unit of 
comparison is that unit/variable which the commercial investor uses to make purchase 
decisions. These units of comparison can vary by city, neighborhood, or even within 
property types.   
 
For instance, most of the stand-alone fast-food facilities should be valued based upon 
gross receipts because that is how investors would decide to purchase these 
properties. This decision is further evidenced by the fact that the current leases are 
based upon a base rent plus a percentage of gross receipts.  However, it would be 
invalid to appraise a smaller independent restaurant on a gross-receipts basis. This 
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small, low volume, limited seating facility would be appraised on a lease/square foot as 
restaurant space, because that is how an investor would consider its value. 
 
Using different units of comparison is not intended to produce higher values, just more 
valid and reliable values. Furthermore, using the sales of gasoline or the sales of food to 
determine value is not, if correctly employed, a valuation of business value. Care was 
taken in Burlington to speak to owners and investors of various property types to 
discern what they mean when discussing “gross receipts”, “base lease”, “net lease”, 
“gross lease”, etc. 
 
In general rental rate/square foot was the most common unit of comparison in 
Burlington. In the case of atypical properties such as gas stations or restaurants, notes 
were left in the private comments section of the CAMA system to show which unit of 
comparison and methodology was used to arrive at value.   
 
 
Gathering Income & Expense Data 

Prior to the commencement of this revaluation project, the City of Burlington mailed 
income and expense questionnaires to the owners of all commercial, industrial, and 
apartment properties. These mailings requested that property owners report to the 
assessor’s office the income and expenses associated with ownership of the property 
for the years 2018 and 2019.  
 
Overall, income and expense data was submitted for approximately 300 properties out 
of 1,249 commercial, industrial, and apartment properties. This represented a response 
rate of approximately 24%. Though individual responses are not public record, the 
reported income and expense data from 2018 and 2019 were analyzed and used as a 
foundation for the appraisers to build and calibrate the income models used in the 
income approach to value. 
 
 
Capitalization Rate Development 

In the direct capitalization of income, the net operating income is divided by a 
capitalization rate to arrive at the estimate of market value. In this project, the 
appraisers developed capitalization rates based on a study of overall rates in Burlington 
and developed a band of investment technique that considered both the return of 
investment and return on investment. Part of this process was to conduct a survey of 
mortgage rates for local and regional banks to establish rates leading up to the date of 
value. The appraisers then compared these to capitalization rates from investor surveys 
conducted by industry sources and standards.  
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Below are examples of band of investment capitalization development for three 
common property types in Burlington: 
 
 

Band of Investment- Apartments 

MORTGAGE TERMS 

AMOUNT YEARS INTEREST IMPUTED ITAO/MONTHLY IMPUTED ITAO/ANNUM 

$1 20 3.50% 0.0057996 0.069595166 

    

HYPOTHETICAL PURCHASE $1,000,000   

    

POSITION LOAN TO VALUE INVESTED INSTALLMENT TO AMORTIZE ONE RETURN ON INVESTMENT 

Bank 80% $800,000 6.96% 5.57% 

     

POSITION EQUITY INVESTED EQUITY DIVIDEND RATE RETURN ON INVESTMENT 

Investor  20% $200,000 4.78% 0.96% 

     

  CAPITALIZATION RATE EXCLUDING TAXES 6.52% 

  EFFECTIVE TAX RATE 2.23% 

  CAPITALIZATION RATE INCLUDING TAXES 8.75% 

 
 
 

 
Band of Investment- Industrial 

MORTGAGE TERMS 
AMOUNT YEARS INTEREST IMPUTED ITAO/MONTHLY IMPUTED ITAO/ANNUM 

$1 20 3.75% 0.0059289 0.071146598 

    

HYPOTHETICAL PURCHASE $1,000,000   

    

POSITION LOAN TO VALUE INVESTED INSTALLMENT TO AMORTIZE ONE RETURN ON INVESTMENT 

Bank 75% $750,000 7.11% 5.34% 

     

POSITION EQUITY INVESTED EQUITY DIVIDEND RATE RETURN ON INVESTMENT 

Investor  25% $250,000 9.23% 2.31% 

     

  CAPITALIZATION RATE EXCLUDING TAXES 7.64% 

  EFFECTIVE TAX RATE 2.36% 

  CAPITALIZATION RATE INCLUDING TAXES 10.00% 

 
 



30 
 

Band of Investment- Retail 

MORTGAGE TERMS 
AMOUNT YEARS INTEREST IMPUTED ITAO/MONTHLY IMPUTED ITAO/ANNUM 

$1 20 3.75% 0.0059289 0.071146598 

    

HYPOTHETICAL PURCHASE $1,000,000   

    

POSITION LOAN TO VALUE INVESTED INSTALLMENT TO AMORTIZE ONE RETURN ON INVESTMENT 

Bank 75% $750,000 7.11% 5.34% 

     

POSITION EQUITY INVESTED EQUITY DIVIDEND RATE RETURN ON INVESTMENT 

Investor  25% $250,000 13.23% 3.31% 

     

  CAPITALIZATION RATE EXCLUDING TAXES 8.64% 

  EFFECTIVE TAX RATE 2.36% 

  CAPITALIZATION RATE INCLUDING TAXES 11.00% 

  COVID ADJUSTMENT 1.00% 

  TOTAL CAPITALIZATION RATE 12.00% 

 

 
The third capitalization rate showed here for retail properties includes a 1% “COVID 
Adjustment.” This adjustment was made to capitalization rates for some property types 
most acutely affected by adverse economic conditions resulting from the COVID-19 
pandemic. These conditions are described in more detail on pages 15 and 16 of this 
document. The 1% adjustment applied to the retail capitalization rate corresponds with 
an 8.3% reduction in appraised values for this property type: 
 

Value for theoretical retail property with NOI of $100,000 using 
11.00% cap rate: 

$100,000 / 11.00% = $909,091 
 
Value for theoretical retail property with NOI of $100,000 using 
12.00% cap rate: 

$100,000 / 12.00% = $833,333 
 
Adjustment effect on appraised value: 
 

($833,333 / $909,091) – 1 = -8.3% 
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RECONCILIATION & REVIEW 
  
Subsequent to the production of values for individual properties, appraisers began the 
final step in the mass appraisal process prior to notifying property owner of their new 
proposed assessed values. During the review phase, appraisers review the value 
estimates, verify observable data, adjust the value estimates for any changes, choose 
the final valuation methodology, and ensure that like properties are appraised 
equitably. For this project, the review process was conducted by John Valente, ASA, 
with regular input provided by the city assessor. The review was conducted remotely 
using a variety of reports and tools including AssessPro 5.0, online GIS mapping, 
Microsoft Excel, income and expense reports, and sales data. 
 
After the review process, data was modified or corrected in the CAMA system to reflect 
the judgment of the reviewer. Once entered, all value conclusions were tested for 
reliability and validity based on: 
  

• Comparison with valid sales 
• Comparison with income and expense data from similar properties 
• Comparison with, if applicable, known cost data 

  
As discussed earlier, the income approach was deemed a reliable indicator of value. For 
that reason, most commercial property in Burlington was valued using that approach. 
The cost approach was used to a limited degree to value atypical properties and smaller 
single-user properties. It was also used to support the income approach. Because of 
the modicum of sales data, the sales approach provided support to the primary 
approach and assisted in testing the accuracy of the models. 
  
  
Informal Hearings 

In April of 2021, after the appraisers established preliminary assessments, property 
owners in the city were mailed a reassessment notice. This notice informed property 
owners of the new preliminary assessment on their property and offered them an 
opportunity to participate in a process of informal valuation hearings. This process 
allowed property owners to make an appointment with one of the project’s 
commercial appraisers to discuss their new assessed value. 
  
Commercial appraiser John Valente conducted hearings for a total of 477 commercial, 
industrial, and apartment properties beginning on April 19th. During these hearings, 
property owners were able to ask questions about the valuation process, communicate 
their concerns with the preliminary assessment, and provide the appraisers additional 
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information on the property’s physical characteristics, condition, and income. Owners 
were able to submit documentation to the appraisers via email, including property 
photos, income and expense statements, and recent appraisals. The appraisers then 
reviewed these property assessments and recommended actions based on the 
information and documents provided by property owners. These actions included data 
corrections and value reductions for some properties where warranted. The Burlington 
City Assessor had final approval for these changes. 
 
Below are statistics related to the informal hearings: 
 

Informal Hearings Conducted (# of properties) 477 

Informal Hearings Conducted (% of C/I/A properties) 38% 

Total Preliminary Value (hearing parcels) $898,057,444 

Value Changes (# of properties) 401 

Value Changes (% of hearing properties) 84% 

Total Value Change ($) ($190,295,873) 

Average Value Change (total value change / # of hearings) ($398,943) 

Average Value Change (total value change / total prelim value) 21% 
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FINAL TESTING RESULTS 
  
After the reassessment, a sales study of commercial, industrial, and apartment 
properties was conducted on the new valuation models with respect to value accuracy 
and validity. This study measured the extent to which the new valuation models 
reflected market conditions and selling prices on the date of value. 
  
Cited below are the City of Burlington appraisal-to-sale ratio (ASR) tests compared to 
International Association of Assessing Officers (IAAO) Standards using NCSS Statistical 
Software on the City of Burlington’s valid sales file. 
 

 MEDIAN ASR COD PRD PRB 

Four-Family 0.95 4.27% 1.00 -0.02 

Apartments 0.97 4.98% 1.01 -0.04 

Commercial 0.95 2.01% 1.00 0.00 

Mixed-Use 0.95 2.64% 1.01 -0.02 

Condominium 0.93 5.58% 0.99 0.01 

Overall 0.95 4.30 1.01 0.00 

IAAO Standards 0.90 - 1.10 15.00% or less 0.98-1.03 -.05 to .05 

Results PASSES PASSES PASSES PASSES 

  
  
The passing results in final valuation testing indicate that the City of Burlington 
revaluation project was successful in creating and employing valuation models that 
provide accurate, uniform, and equitable appraisals among all property types. 
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The diagrams and scatter plots below visualize the overall results of the final 
performance testing: 
 

 

  

The percentile plot above is presented as a way to 
illustrate the concentration of ASRs by percentile and 
recognize the presence of outliers 

The histogram above shows that there is a statistically 
normal distribution of ASRs around the median of 0.95. 
This indicates an appraisal level well within Vermont & 
IAAO standards. 

The horizontal trendline on the above PRB scatter 
diagram indicates that, after revaluation, appraisal 
levels are consistent at different price ranges. 

 

The trendline on the above scatter diagram shows a 
neutral correlation between the variables ASR and 
Sale Price. This is another indicator of the vertical 
equity achieved through this revaluation process. 
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CONCLUSION 
 

The revaluation of commercial, industrial, and apartment properties for the City of 
Burlington accomplished the following: 

 
• Established fair market values as of the April 1, 2021 valuation date 
• Met and exceeded IAAO and State of Connecticut standards 
• Met USPAP Standards 5 and 6  
• Produced accurate, reliable, and valid commercial valuation models 
• Gathered extensive national, regional, and local income and expense data that 

helped to substantiate commercial values 
• Gathered extensive national, regional, and local sales and cost data that helped 

to substantiate commercial values 
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CERTIFICATION  
 
I certify that, to the best of my knowledge and belief: 
 

• The statements of fact contained in this report are true and correct. 

• The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions, and are my personal, impartial, and 
unbiased professional analyses, opinions, and conclusions. 

• I have no present or prospective interest in the property that is the subject of this 
report, and I have no personal interest with respect to the property. 

• Any services regarding the subject performed by the appraiser within the three-
year period immediately preceding acceptance of the assignment, as an 
appraiser or in any other capacity is identified in the body of the report. 

• I have no bias with respect to any property that is the subject of this report or to 
the parties involved with this assignment. 

• My engagement in this assignment was not contingent upon developing or 
reporting predetermined results. 

• My compensation for completing this assignment is not contingent upon the 
reporting of a predetermined value or direction in value that favors the cause of 
the client, the amount of the value opinion, the attainment of a stipulated result, 
or the occurrence of a subsequent event directly related to the intended use of 
this appraisal. 

• My analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal 
Practice. (USPAP 2020-2021) 

• I have not made a personal inspection of the properties that are the subject of 
this report. I did complete an exterior viewing of each property from a public way 
or with digital ortho, oblique and street level imagery captured in the last (3) 
years. 

• My opinion of the total market value for the properties identified in this report 
and in the AssessPro CAMA system, as of the April 1, 2021 effective valuation date, 
is subject to the final adjustments made by the City as a result of the appeal 
process with property owners 

 

 

 

Signature: _____________________ Date: 3/9/22         

 

 
 

John Valente, ASA 
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Burlington, VT Valid CIA Sales for 4/1/21 Revaluation 

PARCEL ID ADDRESS SALE DATE SALE PRICE 
TIME ADJUSTED 

SALE PRICE 
 

5536 57-59 BUELL ST 1/24/2018 $985,000  $1,108,519   

4224 454 COLCHESTER AVE 1/26/2018 $625,625  $704,078   

5116 213 NORTH WINOOSKI AVE 1/31/2018 $490,000  $551,446   

4149 358-360 NORTH WINOOSKI AVE 2/5/2018 $630,000  $706,923   

7122 117 BANK ST 2/7/2018 $325,000  $364,683   

5199 76 NORTH UNION ST 2/26/2018 $2,800,000  $3,141,880   

11158 44 MAPLE ST 3/8/2018 $1,747,611  $1,955,227   

6101 64-66 HUNGERFORD TER 3/16/2018 $1,425,000  $1,594,290   

5573 37 HYDE ST 4/9/2018 $2,100,000  $2,342,550   

7093 76 MAIN ST 4/16/2018 $615,000  $686,033   

7769 301 COLLEGE ST 4/20/2018 $565,000  $630,258   

7655 242 SOUTH WINOOSKI AVE 5/18/2018 $2,025,000  $2,252,205   

4185 500 RIVERSIDE AVE 7/17/2018 $1,062,500  $1,174,700   

7177 332 PINE ST 7/20/2018 $1,335,000  $1,475,976   

7111 65 MAIN ST 8/1/2018 $895,000  $989,512   

4494 86-88 PITKIN ST 8/2/2018 $973,688  $1,073,296   

8940 137-139 SHELBURNE ST 8/30/2018 $620,000  $683,426   

11284 337-343 NORTH WINOOSKI AVE 9/10/2018 $610,000  $670,390   

5404 200 PEARL ST 9/14/2018 $515,000  $565,985   

5278 137 NORTH WINOOSKI AVE 9/17/2018 $490,000  $538,510   

9687 203 SHELBURNE ST 9/28/2018 $455,000  $500,045   

4199 81-89 CHASE ST 10/1/2018 $735,000  $807,765   

4702 115 NORTH ST 10/3/2018 $175,000  $191,748   

4836 46-50 PERU ST 10/11/2018 $952,000  $1,043,106   

5418 16-18 LAFAYETTE PL 11/1/2018 $905,000  $991,609   

7108 67-71 MAIN ST 11/16/2018 $1,030,000  $1,125,172   

7107 73-75 MAIN ST 11/16/2018 $690,000  $753,756   

5450 48-50 CLARKE ST 11/21/2018 $700,000  $764,680   

8811 444 SOUTH UNION ST 12/28/2018 $216,100  $235,355   

7895 337 COLLEGE ST 1/9/2019 $690,000  $749,202   

7248 80 ST PAUL ST 2/11/2019 $1,000,000  $1,082,500   

5818 129 LOOMIS ST 2/19/2019 $549,000  $594,293   

11236 75 BRIGGS ST 2/21/2019 $742,000  $803,215   

7305 206 MAPLE ST 3/26/2019 $670,000  $723,064   

4117 603 RIVERSIDE AVE 4/12/2019 $513,060  $552,001   

5501 58-60 NORTH UNION ST 6/27/2019 $1,047,000  $1,119,557   

4147 368-378 NORTH WINOOSKI AVE 7/23/2019 $275,000  $293,150   

4988 19-21 MONROE ST 9/30/2019 $570,000  $603,858   
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PARCEL ID ADDRESS SALE DATE SALE PRICE 
TIME ADJUSTED 

SALE PRICE 
 

5408 21 LAFAYETTE PL 10/2/2019 $613,000  $647,389   

8884 502-510 SOUTH WILLARD ST 10/10/2019 $1,200,000  $1,267,320   

9549 967-977 PINE ST 10/11/2019 $725,000  $765,673   

11154 180-192 MAIN ST 10/15/2019 $1,850,000  $1,953,785   

8386 140 HOWARD ST 10/25/2019 $520,000  $549,172   

7098 118 PINE ST 11/15/2019 $705,000  $742,224   

5150 156-160 NORTH WINOOSKI AVE 11/22/2019 $390,000  $410,592   

5431 43 NORTH UNION ST 12/4/2019 $760,000  $797,620   

6876 32 GROVE ST 12/16/2019 $620,000  $650,690   

11293 77 PINE ST 12/31/2019 $6,499,999  $6,821,749   

6090 44357 GREENE ST 1/8/2020 $1,430,000  $1,496,066   

6402 42-46 NORTH PROSPECT ST 1/17/2020 $1,850,000  $1,935,470   

3869 237 ELMWOOD AVE 2/11/2020 $735,000  $766,532   

7564 279-281 ST PAUL ST 2/26/2020 $2,390,000  $2,492,531   

4037 680-698 RIVERSIDE AVE 3/6/2020 $1,250,000  $1,299,500   

4791 72-74 NORTH CHAMPLAIN ST 3/18/2020 $510,000  $530,196   

8333 125 LAKESIDE AVE 3/25/2020 $12,000,000  $12,475,200   

7110 65 MAIN ST 3/27/2020 $721,000  $749,552   

5475 41 CLARKE ST 4/28/2020 $575,000  $595,873   

5344 135-137 PEARL ST 4/30/2020 $750,000  $777,225   

9707 716 PINE ST 7/1/2020 $4,533,000  $4,667,630   

5187 97 NORTH UNION ST 8/10/2020 $670,000  $685,477   

5235 273 NORTH ST 8/14/2020 $446,000  $456,303   

4085 233-235 NORTH WILLARD ST 8/25/2020 $525,000  $537,128   

7329 131 MAIN ST 9/1/2020 $250,000  $255,775   

5002 161-165 ELMWOOD AVE 9/4/2020 $565,000  $576,187   

5246 94 NORTH WINOOSKI AVE 9/14/2020 $972,000  $991,246   

6924 157-159 PINE ST 9/29/2020 $575,000  $586,385   

7840 55-63 HARRINGTON TER 10/6/2020 $1,650,000  $1,677,225   

5809 173-175 LOOMIS ST 10/9/2020 $1,010,000  $1,026,665   

7752 250 SOUTH UNION ST 10/14/2020 $1,660,000  $1,687,390   

6846 152 RIVERSIDE AVE 11/10/2020 $372,500  $377,417   

4350 26-28 DREW ST 11/12/2020 $500,000  $506,600   

7454 127 SOUTH WINOOSKI AVE 12/15/2020 $1,950,000  $1,969,305   

7171 224-226 PINE ST 12/23/2020 $765,000  $772,574   

7078 27 MAIN ST 12/23/2020 $630,000  $636,237   

3759 88 LAFOUNTAIN ST 1/14/2021 $615,000  $619,059   

7515 207 SOUTH UNION ST 1/29/2021 $3,150,000  $3,170,790   

5402 180-184 PEARL ST 1/29/2021 $1,505,000  $1,514,933   

7733 311-317 SOUTH UNION ST 2/5/2021 $1,651,250  $1,656,699   
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Neighborhood Breakdown by Land Use 

NEIGHBORHOOD LAND USE 
PARCEL 
COUNT 

MEDIAN LOT 
SIZE (AC) 

MEDIAN 
YEAR BUILT 

MEDIAN BLDG 
SIZE (SF) 

MEDIAN 
VALUE 

090-AREA ZONED REC 
CONS OPEN ALONG 
WINOOSKI       

 Commercial 1 8.90 0 0 $161,500 

 Utility Electric 2 22.78 1989 103,974 $37,316,400 

240-EAST AVENUE       

 Apartments 1 0.16 1910 2,206 $483,100 

270-DOWNTOWN       

 Commercial 1 0.03 1899 1,266 $244,000 

 Commercial and Residential 1 0.04 1899 1,376 $334,900 

 Commercial Land 2 0.03 0 0 $32,950 

 Utility Electric 1 0.00 0 0 $0 

 Utility Other 1 0.00 0 0 $0 

350-UVM CAMPUS       

 Apartments 1 0.00 2011 167,016 $42,475,900 

 RESIDENTAL APT CONDO 1 0.00 1999 12,381 $1,191,200 
500-CHURCH STREET 
MARKETPLACE       

 4 Family 1 0.03 1878 5,713 $1,372,600 

 Apartments 2 0.08 1914 10,280 $1,542,300 

 Commercial 31 0.11 1899 7,262 $1,212,500 

 Commercial and Residential 13 0.05 1899 6,505 $1,111,800 

 Commercial Condo 1 0.00 1900 13,615 $2,989,300 
510-CENTRAL BUSINESS 
DISTRICT       

 Apartments 3 0.33 1899 40,797 $5,680,400 

 Commercial 85 0.20 1920 7,757 $1,210,500 

 Commercial and Residential 26 0.09 1899 4,838 $911,400 

 Commercial Condo 56 0.00 1918 4,370 $733,250 

 Commercial Land 15 0.20 0 0 $598,400 

 RESIDENTAL APT CONDO 2 0.12 1954 18,537 $2,073,850 

 Utility Electric 1 0.00 0 0 $0 
515-DOWNTOWN AREA 
APTS RA AND R4       

 4 Family 28 0.12 1899 2,905 $647,400 

 Apartments 46 0.20 1900 5,121 $1,197,950 

 Commercial and Residential 6 0.09 1899 2,837 $621,850 

520-NORTH STREET       

 Commercial 7 0.11 1956 3,184 $396,400 

 Commercial and Residential 14 0.09 1899 4,192 $682,400 

 Commercial Condo 2 0.05 1952 1,686 $311,800 

 RESIDENTAL APT CONDO 1 0.00 2004 8,298 $770,300 
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NEIGHBORHOOD LAND USE PARCEL 
COUNT 

MEDIAN LOT 
SIZE (AC) 

MEDIAN 
YEAR BUILT 

MEDIAN BLDG 
SIZE (SF) 

MEDIAN 
VALUE 

530-OLD NORTH END       

 4 Family 88 0.13 1899 2,873 $610,400 

 Apartments 97 0.17 1899 4,431 $920,200 

 Commercial 23 0.14 1940 3,240 $414,900 

 Commercial and Residential 24 0.15 1899 3,929 $562,850 

 Commercial Land 2 1.34 0 0 $232,000 

 

Commercial/Residential 
Condo 1 0.25 1899 5,975 $618,600 

 Utility Other 1 0.05 0 0 $9,200 

540-RIVERSIDE AVENUE       

 Apartments 1 20.87 2016 256,428 $30,953,400 

 Commercial 13 1.50 1960 3,740 $690,100 

 Commercial and Residential 6 0.65 1958 6,657 $801,100 

 Commercial Condo 1 0.00 1900 11,589 $624,600 

 Commercial Land 6 0.37 0 0 $181,650 

 Industrial 4 1.66 1968 18,050 $1,298,600 
550-COM.UNIVERSITY 
HILL       

 Commercial 9 0.25 1935 3,520 $664,500 

 Commercial and Residential 5 0.15 1910 4,093 $723,500 

 Commercial Condo 4 0.00 1949 3,371 $426,600 

 Utility Electric 1 0.84 1980 1,350 $714,200 

 Utility Other 1 1.01 1950 72,209 $9,014,300 
555-HILL SECTION NBHD 
APTS R4 AND RA       

 4 Family 86 0.14 1900 3,126 $695,500 

 Apartments 179 0.23 1899 5,062 $1,178,500 

 Commercial 1 0.59 1932 34,639 $3,453,600 

 Commercial and Residential 15 0.28 1930 4,161 $662,800 

 Commercial Land 1 3.30 0 0 $3,187,400 

560-SHELBURNE ST       

 Apartments 1 0.49 1967 5,696 $1,251,300 

 Commercial 13 0.41 1965 2,270 $883,100 

 Commercial and Residential 1 0.17 1930 2,240 $695,700 

 Commercial Condo 14 0.00 1971 1,768 $354,650 

 Commercial Land 1 0.34 0 0 $78,300 

570-SOUTH HILL SECTION       

 Commercial 2 0.72 1899 5,166 $914,300 

 Commercial and Residential 5 0.21 1899 5,940 $888,500 

 Commercial Condo 11 0.00 1899 1,010 $119,800 
580-INDUSTRIAL 
PARKWAY       

 Commercial 6 1.30 1964 16,689 $1,279,300 
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NEIGHBORHOOD LAND USE PARCEL 
COUNT 

MEDIAN LOT 
SIZE (AC) 

MEDIAN 
YEAR BUILT 

MEDIAN BLDG 
SIZE (SF) 

MEDIAN 
VALUE 

 Commercial Condo 2 0.00 1962 68,444 $8,115,500 

 Commercial Land 1 0.68 0 0 $177,600 

 Industrial 12 7.45 1962 39,089 $5,875,450 

 Industrial Land 3 3.00 0 0 $450,000 
590-APTS SOUTH OF 
DOWNTOWN       

 4 Family 28 0.17 1920 2,871 $648,250 

 Apartments 37 0.27 1900 6,402 $1,301,700 

 Commercial 51 0.69 1953 9,320 $977,500 

 Commercial and Residential 15 0.13 1899 3,884 $626,700 

 Commercial Condo 1 0.00 2005 630 $45,600 

 Commercial Land 7 0.32 0 0 $403,200 

 Industrial 1 1.68 1955 4,000 $730,400 

 Utility Electric 1 0.00 0 0 $225,600 

 Utility Other 2 0.14 979 5,257 $608,300 

600-WATERFRONT       

 Apartments 2 0.76 991 281 $239,000 

 Commercial 15 0.56 1900 13,936 $2,604,300 

 Commercial and Residential 3 0.16 1899 4,733 $856,800 

610-NEW NORTH END       

 4 Family 9 0.45 1942 3,548 $655,700 

 Apartments 30 0.76 1975 15,151 $2,572,800 

 Commercial 25 0.32 1965 2,574 $825,000 

 Commercial and Residential 8 0.29 1945 3,098 $607,100 

 Commercial Condo 1 0.00 1940 10,819 $850,844 

 Commercial Land 4 5.68 0 0 $1,667,250 

 RESIDENTAL APT CONDO 2 0.00 947 24,725 $6,372,750 
DWT-SC-DWT SMALL 
COMPLEX       

 Apartments 1 0.44 1890 6,439 $1,368,700 

 Commercial Condo 2 0.00 1900 1,865 $402,350 

 RESIDENTAL APT CONDO 2 0.00 2000 33,766 $2,622,800 

NNE-3-NEW NORTH END 3       

 Commercial 1 140.15 1926 26,612 $4,119,300 

 Commercial Land 1 1.16 0 0 $26,100 

 Utility Electric 1 0.00 0 0 $3,268,700 

SE-5-south of DT Typical       

 Apartments 1 0.19 1899 2,762 $631,900 

 Commercial 2 0.10 1933 1,816 $329,100 
SHS-8-SOUTH HILL 
SECTION 8       

 Apartments 1 0.24 1985 6,866 $1,277,000 
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NEIGHBORHOOD LAND USE PARCEL 
COUNT 

MEDIAN LOT 
SIZE (AC) 

MEDIAN 
YEAR BUILT 

MEDIAN BLDG 
SIZE (SF) 

MEDIAN 
VALUE 

 Commercial and Residential 1 0.22 1881 3,364 $916,300 

UVM-6-UVM HILL AREA 6       

 Apartments 1 0.85 1899 8,694 $2,086,500 

Grand Total  1249 0.18 1900 4,058 $847,500 
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