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Information Sheet: 
The Valuation and Abatement Processes 

 
Introduction 
As the actual bills for Fiscal Year 2023 taxes have been received, several questions may arise from concerned 
taxpayers about the valuation process and procedure for appealing their property assessment.  Information 
contained in this sheet, on the back of the tax bill, and on the back of the abatement application should 
address most of those questions as well as provide important information regarding your rights.  Please note 
that failure to pay your tax bill on time or comply with abatement filing procedures or deadlines may legally 
disqualify your application from consideration by the Board of Assessors or may limit your ability to appeal a 
decision of the Board of Assessors with the Appellate Tax Board. 
 
Valuation 
Most people feel that it is the change in value that affects their taxes.  However, values on parcels could triple 
and if the overall budget for the community stayed the same, the individual taxes on each property would stay 
the same.  It is the town’s need to raise money to provide services to the taxpayers that establishes the 
burden on the entire town, and it is the assessed values on individual homes that allocate that tax burden to 
the individual taxpayer. 
 
The assessed value of a property rests strongly on two principles: equitability and market value.  Equitability 
is defined as fair and impartial.  To be taxed fairly, all property must be valued in a similar fashion.  For 
example, ranch style homes are compared with other ranches and NOT compared with colonial style homes.  
Market value is defined as the value that a property would most likely bring on the open market, with proper 
exposure, buyer and seller being knowledgeable and operating in their own best interests, and consideration is 
made in cash or its equivalent.  Market value is estimated using three approaches: sales comparison, cost, and 
income.  The sales comparison approach relies on sales of similar properties and relates best to the valuation 
of residential homes.  Per state requirements, the Board of Assessors has carefully reviewed all arms-length 
sales in Wenham.  It is important to note that the assessments for FY 2023 reflect a property’s market value as 
of January 1, 2022 and those values are based primarily on sales from calendar year 2021.    
 
Why should a taxpayer file for an abatement? 
All taxpayers have the right to appeal their value, however, a taxpayer should have a justifiable reason for 
doing so.  Justifiable reasons are: inaccurately measured improvements, unfinished basements valued as 
finished, amenities such as pools and barns that have been removed or were never built, or a lack of 
equitability in valuation.  Abatement applications are frequently filed for reasons that fall beyond legitimate 
parameters for granting them.  1) Property owners will often tell us that they have lived in their home for 30 
years and have done nothing to it.  That may be true, but certainly no one would sell their home today for what 
they purchased it for 30 years ago.  2) Although troubling, the inability to pay has no bearing on the value of 
one’s property.  Assessors have no legal right to assess one property differently due to the financial condition 
of the homeowner; that would be inequitable.  Anyone having difficulty paying their taxes should contact the 
assessing office to inquire about exemptions, the Council on Aging to inquire about Senior/Veteran Tax Work-
off, and the Treasurer/Collector to inquire about payment options. 
 
Investigation is an IMPORTANT first step… 
 Check assessed values of similar homes.  Comparability is extremely important.  If a lot is improved with 

a cape-style home, for instance, the values of similar cape-style homes in the area should be 
investigated.  Values of ranch-style homes would be inappropriate when valuing a cape as they are not 
comparable in functional utility or market appeal, and often vary in size and bedroom count. 

 Ask for a copy of your field card and check the data for accuracy.  If disparities exist, contact the 
assessing office to set up an appointment to have the property inspected.  There are more than 1,500 
parcels in town and each property record card has 705 fields where data is either entered or repeated.  
As careful as one tries to be, mistakes can be made that affect value.  It is up to the taxpayer to check 
the accuracy of this information and file for an abatement if there are discrepancies.  It should be noted 
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that not all fields affect the value of the parcel.  If an error is found the accuracy of the entire card will 
need to be re-checked by a member of the assessing office. 

 Check sales of comparable properties.  It is important to research only sales of truly comparable homes 
during the period being considered.  Fiscal Year 2023 values are based on the analysis of sales that 
occurred in 2021.  Often, the sale of the filing taxpayer’s home – if it occurred during the appropriate time 
frame – can be used as support for a change in value.  The sale must be an arms-length transaction 
(meaning not between relatives or a distressed sale).  This can be a double-edged sword if the recent 
sale price is HIGHER than its assessed value.  Abatements are denied every year when the person filing 
fails to recognize that they purchased their property for a price that exceeds the assessment. 

 
It is a waste of taxpayers’ money to file frivolously as hours of staff time are used researching the validity of 
abatement requests.  If one’s investigation reveals that their property is assessed fairly, then it is inappropriate 
to apply for an abatement.   
 
Filing for an Abatement 
 
Filing Date 
Abatement applications must be received in the Assessing Office by the close of business on Wednesday, 
February 1, 2023 or bear a U.S. Postmark of no later than February 1, 2023.  All abatements filed after this 
date must be denied without consideration per Massachusetts State Law. 
 
Filing Form 
Abatement applications are available on the town website and in the assessing office.  The correct filing form 
is: STATE TAX FORM 128, REVISED 11/2016, titled: APPLICATION FOR ABATEMENT OF REAL 
PROPERTY TAX / PERSONAL PROPERTY TAX. 
 
Time Frame(s) 
The assessors have three months from the filing date to act on an application for abatement unless the Board 
of Assessors and the taxpayer agree to an extension IN WRITING.  Any abatement applications that are not 
acted upon within three months and have not been extended would be considered “deemed denied”.  Deemed 
denied means that the application was assumed to be denied or denied without comment.  It is extremely 
important for a person filing for an abatement to note the date that the application is filed and to contact the 
assessors’ office if notification of a decision on the abatement is not received within three months of filing. 
 
Typically, an inspection of the property by the assessing staff would be appropriate to confirm the accuracy of 
data and the applicant’s reasoning for filing.  The Board of Assessors thoroughly reviews each application and 
all information relevant to making an informed decision.  Taxpayers are notified in writing within ten days of the 
decision. 
 
The Right to Appeal 
If the board of assessors denies a request for abatement, taxpayers may appeal to a higher authority: The 
Appellate Tax Board (ATB).  An appeal to the ATB must be filed within three months of a denial or deemed 
denial of an abatement application by the board of assessors.  The Appellate Tax Board is operated like a 
court of law with a hearing officer and sworn testimony.  The taxpayer (appellant) must present a convincing 
case before a hearing officer with support for their opinion of value. 
 
Conclusion 
Abatements afford the taxpayer the ability to voice their concerns regarding the value on their property, if they 
have a strong conviction that they are being unfairly burdened and can adequately prove their position.  The 
abatement process is necessary to ensure that property is being valued fairly and that no one is unfairly taxed.  
It is the intention of the Board of Assessors to listen to and resolve all reasonable requests that are well 
documented and supported. 
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