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I. What are we talking about???

Introduction/Overview:

Annual Assessment Equity is merely a title
intended to encompass the efforts of
municipalities regardless of whether they
participate in the ORPF| S Annual
Reassessment program

[Annual Reassessment has been replaced with
Cyclical Reassessmeét Non-reappraisal

- Reassessmemthich will be described throughout
this presentation.]
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What are we talking about???
Introduction/Overview:

done...

within the region?
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m Many assessment officials of the region
have made great strides during the past f¢
years. But of course there is more to be

m What are the current assessment practice

m How are assessments maintained?
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But the number of reassessment
projects has diminished.
Reassessments Reassessments
Jefferson 3 5
Lewis 9 7
Oneida 2 0
Oswego 13 2
Total 27 14
.
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1. Assessment Equity — Level of
Assessment & Uniformity
Measuring your SUCCESS:

Is the municipality’sLevel of
Assessmentbased upon the
roll year’s valuation date,

applied withuniformity?

—l NYSAA Fall Conference -- Sept. 2006 9
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How is Level of Assessment
measured?

A ratio study of time adjustedales prices
compared t@ssessed valuesleads to a
measurement of level.

*A ratio study of computer assisted mass
appraisal CAM A) values toassessed
valuesleads to a measurement of level.

NYSAA Fall Conference -- Sept. 2006 10
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Unifor mity

Are all propertiesbeing aik
treated the same?

Are all propertiesbeing
assessed at the same
percent of current market
value? (the Level of
Assessment)
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Uniformity:
Coefficient of Dispersion (COD)

Measures relative dispersion

Aver age absolute deviation

- = COD
Median (or mean)

Low COD is good indication of roll uniformity

B * Multiply by 100 to yield a percentage *
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Uniformity:
Coefficient of Dispersion

m Tells us:

The average deviation as a percentage of
the middle value (median)
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Uniformity:
IAAO Standards...

I Table 1a. 1AAO Recommendations for Assess
[ Propersy Class
[Residenial Properies

Uity Gioia |

[Source: Standard on Ratio Studies. [AAO, Table 7. July 1999

Table 1b. State Board Standards for Assessment Uniformity.

| T Gosiant of isprsion, AlLPrsperty
Worless B0 _
Tottod0 B
T 6

[implementation of a reassessment or update at 100 percent of value is als0 required
| Uniformity is assumed to exist for thee years following @ state-approved reassessment
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COD Example (15%)

Market Value
$100,000

Uniform Per centage of
Value 100%

COD of 15%

Assessed Valueislikely tofall in the range
$85,000 to $115,000.

Tug Hill Local Government Conference -- March 30, 2006 / March 31, 2016 16

COD Example (15%)

15% COD Comparison

P
el
e —— Over assessed
/ —— At Uniform %
/ —— Under assessed

0 50 100 150 200 250 300 350 400
Market Value (thousands)
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Assessed Value

(|housanc|sa)
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0838533338833

[
COD Example (15%) — Potential Tax Impact

Market Assessed |Tax Rate Tax Bill

Value Value

100,000 85,000 $20.00/k $1,700
(15% low) $40.00/k  |$3,400

100,000 115.000 $20.00/k $2.300

$40.00/k | $4,600

(15% high)

400,000 340.000 $20.00/k $6,800
| 400'000 460,000 $20.00/k $9,200
—l Tug Hill Local Government Conference -- March 30, 2006 / March 31, 2016 18
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1. Assessment Equity — Level of
Assessment & Uniformity
Is achieved:

When the municipality’s.evel
of Assessmentbased upon the
roll year’s valuation date, is

applied withuniformity.

NYSAA Fall Conference -- Sept. 2006 19

|
Influences that affect your ability t
maintain equity

m Keeping up with the real property market
m..

Tug Hill Local Government Conference -- March 30, 2006 / March 31, 2016 20

Residential
Market
Trends:
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Residential o |
Market - e
Trends:

Cumulative Trends

A B < °

1 Cumulative Trends FVN) 2007-2016 (sales 7/1/2005-6/30/2015)

2 swis Residential__Commercial _Farm/Vacant

3| 22s00Cty  Watertown 31% % 21%

4 22200Town  Adams 3% 3% 1%

5| 22200Town  Alexandria 26% 3% 2%

6 222000Town  Antwerp 2% 2% 31%

7 222600 Town  Brownville 26% 2% 26%

5 2200Town  Cape Vincent 2% 1% 2%

9 223000Town  Champion 3% 3% 1%

10 22200Town  Clayton 26% % 2%

11 23400Town  Ellisburg 12% 1% 32%

12| 23600Town  Henderson 2% 5% 0%

13 23800Town  Hounsfield 26% 5% 2%

14 26000Town  LeRay a% 1% 2%

15| 226200Town Lorraine 7% 3% 30%

6 uostown iyme o om e

17| 26600 Town  Orleans 2% 1% 27%

18 2800Town  Pamelia 3% 0% a0%

19 225000Town  Philadelphia 8% % 33%

20 225200 Town  Rodman 30% a% aCumulative Trends

21 225000 Town  Rutiand 8% % 1%

2 mssoToun  Theress % 3% % 7/05 - 06/2015
Tug Hill Local Government Conference -- March 31, 2016 23

2. Assessment Roll Equity Analysi
— What kind of shape is your roll in

m ORPTS Performed Annual PDC Analysis
m Assessor Performed Equity Analysis

Tug Hill Local Government Conference -- March 31, 2016 24
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Town of Richland 2016 PDC
Residential Analysis

—l Tug Hill Local Government Conference -- March 31, 2016 27

Town of Richland 2016 PDC
OR:PTSDTrenq Resylts

= L r |

08-10 trend  10-11 trend 11-12 trend 12-13 trend 13-14 trend 14-15 trend

Major Type A Residential
0 0 B 0 0 0
Major Type B Commercial
2 0 0 1 1 0
Major Type C Vacant
0 1 4 1 0 3
)]
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Sale Ratio Study — Time adjusted sales pricgs
from within the municipality are compared
to the latest Final Assessed Value to develqp
AV/MV ratios. The array of ratios is trimmeg
where statistically appropriate and then
summarized.
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Town of Richland 2016 PDC

Residential Analysis

CAMA Ratio Study — Time adjusted sales prices,
together with the physical inventory characterssfar
each salérom within the market area are
programmatically analyzed to develop a statistycall
valid Computer Assisted Mass Appraisal (CAMA)
model that is then used to predict the probableetar
value of each subject parcel. Those estimatesadteh
value are compared to the latest Final Assessage\al
develop AV/MV ratios. The array of ratios is trirath
where statistically appropriate and then summarized

Tug Hill Local Government Conference -- March 31, 2016 28

Y CAMA Study
T Descriptive Statistics

Years of Sales a7 [%_10000 ] N Mean
SWIS Four 47 3550.00 ‘Subject Ratio Study 1617 1.0000
Count 7 47.00 SWIs Four 1617 355000
Minimum “ ce01d Minimum 1617 55450
Maximum a7 | 108216

Maximum 1617 162650
‘Standard Deviation 47| om0
RO | iom ‘Standard Deviation 1617 18720
cop 47 |(_sest | PRD 1617 1.0464
Mean a7 4594 coD subj 1617 16742
Median a7 | esser Mean 1617 86786
Weighted Mean a7 |C_g3s7s” Median 1617 83464
Weighted Mean Low a7 | st Welghted Mean 1617 | 82538
\Weighted Mean Hi 47| 860425 2015 Level of Assessment 1617 :910000
2015 Level of Assessment a7 | s10000
2015 Total AV, 47 | 117988.51 Tetel AV e 9906218
Sale Price 47 | 14091813 MRA Est 1617 | 119445.1800
Final Time Adjusted Sale 47 | 140918.13 Valid N (istwise) 1617
Valig N (istwise) a7

Tug Hill Local Government Conference -- March 31, 2016 29

1 NN N NN e =1

| f Richland
Sample CAMA Model
Coefficients®
Tug Hill Local Government Conference -- March 31, 2016 30
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Sauare Root o Waterfont Actes - 35282761 11384.285 058 3.099 002
> SISRAC Ad

Class 220> 55F Ad 1218 2005 R a0
Class 260> S5F Ad 2112 ey 004 a0n 000
Ranch > S5 AG) o784 2000 R —r a0
Cape Coa-> S5F Ad 6165 2670 oo 2300 021
Calonial-> S Ad) asn 2258 06| a0 000
Contemporary-> S5F Ad) 14216 a5 02| 520 000
LogCabin» S5F Ad) 20583 s o1 aene a0
ManufactredHousing > SSF

- RS s | s a0
CrawiBasement-> SHstSF Ad 6604 283 07| 23t o1
Public Sewer Supply-> $ Adj. -7681.492 2909.977 -054 -2640 009
First 3 Bathrooms > SBR A 10055091 251641 15| a3 o0
First3 Car Capaciy > SICCAd) aot0ses| 1012098 o] esn a0
Poles oro > $AG) sz susase oso| 260 009

| Town of Richland 2016 PDC

Residential Analysis
Sample CAMA Model

a. Dependent Variable: Time Adjusted Sale Price

March 31, 2016
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Case Processing Summary
Count | Percent
Neighoorhood Code 50003 | 19 | 40.4%
1 - Year Sale ool NS B
X 50005 8| 383%
Ratio by sortt || t2sw
NBHD 50731 [~ 3P 64%
Overal 47 | 1000%
Excluded o
Total 47
Ratlo Statistics for 2015 Total AV / Average Time
‘Adjusted Sale Price
Weighted Price Related /c’oenﬁmem of N\
Grou Mean Differential |/ Dispersion \
50003 B39 019 095
50004 687 1.000( 000 \
50005 o6 +.005] 088
50711 826 1011
50731 785 950
Overal 837 1011
Tug Hill Local Government Conference -- March 31, 2016 32
Case Processing Summary
Count_| Percent
Neighborhood Code 50003 729 | 45.1%
i 50004 105 | es%
CAMA Ratio
by NBHD 50711 142 | se%
50731 105 | es%
50732 54| 33
Overal 1617 | 100.0%
Excluded 0
Total 1817
Ratio Statistics for Total AV / MRA Est
Weighted | Price Relaled | Coeffiient of
Srowp Mean Difforential _| _Dispersion
50003 789 1036 156
50004 783 1087 189
50005 305 1,046 148
50741 787 1043 141
50731 27 1028 163
50732 845 1077 124
Overal 829 1046 167
Tug Hill Local Government Conference -- March 31, 2016 33
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Town of Richland — Special Reque

Descriptive Statistics.

N Wean

Years of Sales [ 12 300005
Swis Four T4 | ass000

3 —Year Sale Count e | a0

Ratio Minimum 114 60151
Maximum 114 | 140814
Standard Deviation 114 18675
PRD 14| 10338
cop 114 | C_13.108)
Mean 114 89375
Median 114 87775
Weighted Mean 14 | 8647
Welghted Mean Low 114 | aat076
Weighted Mean Hi 114 | sssas7
2015 Level of Assessment 114 | s10000
2015 Total AV 114 | 108592.98
Sale Price 114 | 124265.82
Final Time Adjusted Sale 114 | 124265.82
Price
Valid N (listwise) 114

Tug Hill Local Government Conference -- March 31, 2016 34
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Town of Richland — Special Reque

Case Processing Summary

S04 § A 35%
3 —Year Sale soo0s [ @ | seew
. o | | sew
Ratio by soriz T\ osw
50731 5] 44%
NBHD sz [\ 4/ ssu
Overall T4 | 100.0%

Toa

Ratlo Statistics for 2015 Total AV / Average Time
‘Adjusted Sale Price

Weightod | Prico Rolated | Goefficont of
| crowe Mean Difierential_| _Disporsion
50002 a2 033 26
50004 520 11026 135
50005 as7 1027 107
so711 815 1,048 18
so712 1200 1,000 000
s0731 7% 991 091
so732 11039 1,084 171
Overal 858 1042 131
Tug Hill Local Government Conference -- March 31, 2016 35

Town of Richland Residential
Analysis — PDC Summary

| | NBHD 50003 | NBHD 50005 | NBHD 50711 | Overall Res

1-YrSale .839 .856 826 (weak) .837
3-YrSale .829 .897 .815 .858
CAMA .789 .905 .787 .829

All show good uniformity

Tug Hill Local Government Conference -- March 31, 2016 36

Tug Hill 2016 — Maintaining Assessment
Equity in a Post-Annual Reassessment World

12



March 31, 2016

|
13 ” E
PD yntax # s
Moty
Breaks down the re
Property Class WTRFront type
NBHD WTRFront Ranges
BLDSTY SQFT Ranges
Grade YRBLT Ranges
Condition Acre Ranges
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o
5) Your: . LOA.
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Definitions:

= Measured roll means the assessment roll used as the basis for estimating the
full value of a municipality, or for a major type within a municipality. For most
reassessment municipalities it is the assessment roll upon which the
1t is i ited. For most no 1ent municipalities it is
the 2010, 2011, 2012 or 2013 assessment roll. The measured roll for one or
more major types within a municipality may be different than the overall
measured roll for that municipality.
= Aggregate Adjustment Factors means Market Area Trends - These factors
are developed in broad market areas by analysis of the real property market
value in one roll year to the next. Each is applied as a yearly adjustment of the
major type base full value to the rate year or current year.
= Quantity Change factor means the percent change in the amount of locally
assessed taxable real property existing on one assessment roll and the next,
expressed as a factor. The factor is computed as follows: (1 + (quantity
- increases / (current assessed value - quantity increases))) times (1- (quantity
decreases/prior assessed value)).

Tug Hill Local Government Conference -- March 31, 2016 39
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2. Assessment Roll Equity Analysi
— What kind of shape is your roll in

[72)

~NJ

m ORPTS Performed Annual PDC Analysis
m Assessor Performed Equity Analysis
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report to do your own analysis
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14 COD Report - Standard Options]
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A small diversion:

How to Time Adjusted Sale Prices!
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continue the COD Stud

NYSAA Fall Conference -- Sept. 2006

With our sales adjusted for time
(trended), we are now ready to
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AP

Wi,

" «qummmm 9.8336 COD

“untrimmed” Wtd Mean Ratio of

.938

Guarantee ...

= No matter how good you think you are at
reviewing/verifying sales, you'll find sales
that show up in the analysis that you're
going to want to ‘take another look’ at.

— If you change any, just make sure you re-
transmit them to ORPTS for future use.

—l Tug Hill Local Government Conference -- March 31, 2016 57

PDC Ratio Studies

Tug Hill 2016 — Maintaining Assessment
Equity in a Post-Annual Reassessment World 19



Observations ...

m Can you see any common themes
throughout the previous topics???

— Accurate physical inventory data

— Accurate and timely reported sale data

Absolutely Essential

Tug Hill Local Government Conference -- March 30, 2006 / March 31, 2016 58

Data Accuracy

= Road Review of Data

m Diligent Inventory and Sale data
verification

= Editing and Using the computerized data

(inconsistent data will not flag an edit)

Tug Hill Local Government Conference -- March 30, 2006 / March 31, 2016 59

TIR S L E L T

Break Time
N A EOE B e

We will resume at 10:30.

Tug Hill Local Government Conference -- March 30, 2006 / March 31, 2016 60

Tug Hill 2016 — Maintaining Assessment
Equity in a Post-Annual Reassessment World
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— Because ‘Clean edits’ may not mean clean data!
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3. Overview of Reassessment
Options

m Conventional Reassessment (Reappraisgl)
= Non-Reappraisal Reassessment

Tug Hill Local Government Conference -- March 31, 2016 61

New ok st Dl Tt v | 2

e “ld
[t e s e @ W i
| = Evaboo ) cooge ) mge e crie - 4 property o s 3170y o

How to get there:

> Tax.ny.gov

> Government & Researchers
> Property Tax and Assessment Administratioh
> Assessment Administration
> Reassessments

PROPERTY TAX AND Reassessments
ASSESSMENT

ntadminisration v

o)
smers pamphlcr)

s e Answers foxt)
usstions and Ansviers (pamphist)

¢ (State Aid Program)

Stangards

unty - 2012-2015 (ssarchable POF)
2012.2015

—— Roassassmont rosourcas fo local offcials
-+ 201572 jct deadine da

m-RP7021 Filin)
v x Corn

mercialand Indusinal Properties - RP5050 (Filn)

o & p e = Tug Hill Local Government Conference -- March 31, 2016 62

| = E)voor Sk &

Taxation and Finance

INDIVIDUALS BUSINESSES PROPERTY OWNERS TAX PROFESSIONALS GOVERNMENT & RESEARCHERS

If the analysis indicates that uniformity in a gpoda acceptable to good and that assessmgnts
are already at the desired level, no change maetessary (individual parcels within suc
a group may still require assessment changesmatieum, for new construction or
demolition)
If the analysis indicates that there is accepttbtpod uniformity in a group, but the
assessments are not at the desired level, asseéssiaerbe trended to achieve the desire d
LOA
Trending refers to the application of an arithmetic facwttie assessments of a gro
of properties to reflect increasing or decreasiraperty values over a period of lime.P%lt
5% trend would indicate that property values haedased 5% |
If the analysis indicates that there is a lackmifarmity in a group - or there is not enoughi Sa )
data to draw that conclusion - a reappraisal musphducted regardless of whether
assessments are at the desired level drate.
Reappraisal means developing and reviewing a new determinatfanarket value for
each parcel, based upon current data, by the apg®pse of one or more of the thre
accepted approaches to value (cost, market, omiaco

ToxSomvicos

. reviewnga
data, by more

e, o income)

Tug Hill 2016 — Maintaining Assessment
Equity in a Post-Annual Reassessment World 21



© Reassessment methodology - Intemet Explorer provided by NYS Dept of TaXalion and Finance;

5] Tothcerd e 5

S [ s T e ——— e

tne

Taxation and Finance
INDIVIDUALS BUSINESSES PROPERTY OWNERS TAX PROFESSIONALS ‘GOVERNMENT & RESEARCHERS
"PROPERTY TAX AND Reassessment methodology
| ASSESSMENT
ADMINISTRATION While assessing parcels for
Assessmentadminisvation v rasssassment. reappraisal and
vending. Etner

v the length of s
anaiyss
Forms & publications = [ AT e R B
because al propertiss n Gepreciate
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assessment ol

v stnstcal
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Based on
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assesements can be trende 1o achieve the desirec LOA

yat 3
ata minimum, for

S uniormity in 3 group, but the sssessments are ot o the desired e,

v or o Asx

properties

“or o draw thl conclusion -3

anc raviswing X ach

e, o income)

March 31, 2016

What “Maintaining 100%” mean

for most).

(NRR).

105% means you get 100%

Utility properties Receive utiity advisory appraisals

No advisories

‘Analysis & Plan for action Due by Feb 1 Not Applicable

j Tug Hill Local Government Conference -- March 31, 2016

Municipality must notify ORPTS in writing no later than 180 days prior to tentative roll (11/1
Maintaining 100% implies the municipality is doingNon Reappraisal” Reassessment,

Municipality is required to: perform (and share with ORPTS)esyatic analysis; prove that
appropriate changes were made to the roll based on the resultsysttraatic analysis

Programmatic feature Maintaining 100% (NRR 100% LOA with no requirements

Calculation of RAR Any valid ratio between 95% and Average of valid ratios

Change in 2013: if average ratio between 95% and
105% of LOA, RAR will be the same as LOA

Tentative Eq. Rate Measured using Tentative Roll PDC results stand unless tentative roll change-in-
[ s e
(TR accepted at 100% when supporting Apply our current year trends
[ TR ————

65

and dates, see the

Tug Hill Local Government Conference -- March 31, 2016

For additional detail related to State Aid ang
specific reassessment program requiremen

- and

or contact your regional ORPTS representative

Tug Hill 2016 — Maintaining Assessment

Equity in a Post-Annual Reassessment World
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4. Performing a Non-reappraisal
Reassessment

Major Type A, B and C
diagnostic options:

67

B. ORPTS regional staff will be sharing a detailéiCPratio analysis of Major
Type A, broken down by Property Class, NBHD, Schvelue Interval, etc.

C. Analysis should determine assessment level aifioronity within the various
significant inventory data items, such as NBHDShimithe municipality.

D. Municipal and ORPTS staff will work together taérpret the analysis and
develop a work plan for the reassessment.

E. See example of this analysis output on followage.

|
1. Time Adjust 3 to 5 years of Sales and use them to produd
a “Sales Analysis & COD Report” for each Major Type.
A. For detailed instructions of how to incorporate@& Adjustment and produce
the “Sale Analysis & COD Report” go back to slid®d this presentation.
Insufficient Quantity of Sales: less than an ageraf 10 sales per year causes th
validity of the analysis to be in question. Adulital analysis, described on
subsequent pages in this document.
- Does the analysis identify areas of weakness?
How will your reassessment addressany weakness that is identified?

[

68
0 RPS V4 Reports - [Print Proview] [EET
et e
UES2 D @A MR
el fnayisFopot, Sl Tl | e e |
i - Measures of Central
- o Tendency:
. i Weighted Mean only is
[ used for Major Type A.
Weighted Mean &/or
] Median are used for Major
Types B or C.
istart [ @wal-mhox- ot B8 Relessezios - &RG e zam

Tug Hill 2016 — Maintaining Assessment
Equity in a Post-Annual Reassessment World

March 31, 2016
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|
2. Are previously generated value estimates (Cost, Model,
Commercial Market and Income) in line with current time
adjusted sale prices?

A. For detailed instructions of how to incorporate Time Adjustt and produce the “Sale
Analysis & COD Report” go back to slide 38 of this presentation.

B. For Major Type A, reproduce Cost &or Model estimatedHiese sales. Are these
estimates, based on theevious reassessment, statistically consistent indicators of
current market value?

C. For Major Type B, reproduce Cost &'or Commercial Markenéome estimates for
these sales. Are these estimates, based qr éaious reassessment, statistically
consistent indicators of current market value?

D. For Major Type C, reproduce Cost estimates for these. sateshese estimates, based
on theprevious r 1t, statistically consistent indicators of current market
value?

E. See example of this analysis output on following page.

- Do these reports identify areas of weakness?
How will your reassessment address any weaknessthat isidentified?

70

ASMESDELA AN ()T
e N R T e )

‘Sales Ratlo Report

Verified sales or appraisals of similar type projesrin comparable settings and
with similar market influences in a neighboring rivielity can serve as
indicators of market value.

For diagnostic analysis, a summary report couldrbated in Excel, incorporating
these additional indicators based upon dollar/sgifaot or dollar/acre and
comparing those indicators to those found in theioipality's assessment
roll.

See example of this analysis output on followingepa

|
|
3. Municipalities where there is an insufficient number of salgs
may need to incorporate verified, time adjusted sales (or regent
appraisal values) from outside the municipality in their analysis.

Does the report identify areas of weakness?
B How will your reassessment addressany weaknessthat is identified?

Tug Hill 2016 — Maintaining Assessment
Equity in a Post-Annual Reassessment World 24
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Sales
sale_date nbhd_code prop_class  steacres land_av  totalav et sale_price time_acj sp tadjsplacre
11412008 2601314 379 23500 23500 16000 18800 4960
121212005 20027314 492 11400 1100 22000 24500
#sales=25[Mean T1z ] 1082 s0252 14050 15269
Median s | 140 12150 11500 12000
Subjects
land_av total_av  primary_owner prop_class front  depth acres total_av asmt/acre
13400 13400 xo00ex 714 13400 2851
13500 13500 xxxxx fa14 [ ) a7 13500 2848
3600 3600 x00xx 2 [ [ a8 3600 750
#subjects=34 B Viean 7656
304 Median 1989
Tadsplacre Semiace  rallo ssmiacre/tadspacie
2952 Mean 2656 0.8998
3053 Median 1989 06514

After incorporating neighboring vacant land sates(lting in a total of 26 in this

acreage group), analysis indicates the sellingeprichis acreage group to be betwgen

$2950 and $3000 per acre. But the assessmengsaifitiand in this acreage grou

appear to be in the $2000 to $2600 per acre rame¢ximately 65% to 90% of
- current market value).

4. Are prior commercial market indicators that were used jo
determine the assessed values, in line with current
commercial market indicators?

A. For example, if current market rents were usedetermine value estimates,
how much would the estimates differ from the curi/®?

See example of this on next page.

B. For example, are assessed values per unit @mper line with time
adjusted selling prices per unit or per SF.

See example of this two pages from now.

Do these reports identify areas of weakness?
How will your reassessment addressany weakness that is identified?

74
| AR i 9] if current market
hocersca MMM Uweince M| veeroiws | o] | indicators were used,
Economic e[ 208 Swis Code: ToalExpenser: |00 how would the value
Vol Dit GossineMut. | 5000 !
Inv Set Code: 3 Overall Cap Rate: | 006750 estimates be affected?
- : R
TS |[aitonrsr o )
s“z::?amp e Colun: One potential outcome:
e 2B = = rents & expenses
3Bdr St 3Bar SF: p
sv's":,';":-t o C s> || collected from previous
1 Unit b "
5o Uni 20 o a0 years mirror the rents
Sb Uni 3o o0 : " locted
 Condition S5 A o | s and expenses collecte
Adj Adi Ad.
Poe] o5 || o JTIHT‘ - — this year. The‘refore, no
Faic:| 09 |50 [0 ||[8%8 i || Faeps || [ value change is
P = | —— indicated.
Good[ 110 Goot: 10
s e —1—
|« o] o] | mecoaaarss [ swve | saveastew | concst | it

- If VFF not available, consider any spreadsheet s information
might have been captured and used for the preveapmpraisal.

Tug Hill 2016 — Maintaining Assessment
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Town of: X Sales 1/1/2008 07/1/2015

County ales | _Tasp/Renmavle area | sunjectsAV/ | Action 7013 | Actionz0ia | Actionz0is | Acmon2ois  CrySale v sus) Notes

Usegss [ Wedian | Min/Max | Rentable ves| Count_count

sor il oy | sa None None 3 2subsiansdvalusd by income perReTL
o2 3857] 2115200885 | 221 None none FET)

a0 avsr| masjieoce | 2913 nene one 16 51censettlement, olderno s, Highy
05 wos1| 2157357 | 4675 [watch1ssle  [Reappraise B

B0t sass| 7sejeras | 32 [owyan lokay 2014 nventory Review (okay 2015 P

) o2 sios| 1m15739 | eass  [owayaons Joray 2012 Inventory Review (okey 2016 n

oot w557 foyaons loray 2014 [Watchnosales | Watch no sales 0o 1

: oos 7 [watch nosales _(watch no sales o

\

o 9601| 2208/677. mos |respprasse [none none one A oa

AES 16257 S9s3/1s2m2 | 14754 [Reapprase [None None None 6 1piazaHutpoorcondition

s cos P s watchassle  none F—

7 cos s7as| wagess | s INone None 3 41poorconditonflocation

) oos anl sagrs | 27 |wechisde |Watchissle [Watchissle [Reappraise P

) oos w172l 7720042 15 [respprase  |None none one 7 1 poorLocation/high Vacancy/No Anchor.
o7 ol o | 7 okay2015 |okey 2015 4

: oos sswa| asifsora | soss  [owayaom lResppraise |none one & 19 poor ocation/igh acancy/Village
s oos w762 acamses | s [watchisale [None s 4

s owo 3| ssajizzas | a1 foayam loray 201 nventory Review [none B

;e ssss| sjissat | sios lokay 2015 (okay 2016 aon

7 eos 1ss0s| sayaersr |z Nene None R

b

) e soss| 2ssysss | s017  [oyaoms lResporaise |okay 2015 ey 5 3 TownCommeral

hE ses| s 345 [oayaon Resppraise  [watch15ale [watch 1sale FI— e

L ros son| ssjsen | zs Nene None n e

2 ros 21| nems | w3 |owyan jokay 2014 Inventory Review (okey 2015 s 2

\ror 25 2500 25 Watch1sale |Reappraise I

| ro w7 saleso | 185 None one 7 1vacant (syroco)

A 256 1mpss | 195 fowyas Resporaise  [okay201sJokey 2016 3 s

5. Re-process valuation, incorporating current market
indicators, produce analysis of value estimates vs current A

A. Do valuation approaches that have been updatsetizpon current market
indicators still support the current assessed satueare there areas where
value adjustment is needed?

See example of this analysis output on followingepa

Do these reports identify areas of weakness?
How will your reassessment addressany weaknessthat is identified?

L SaPIe AR Ayt [Compatiy Mode) - Microsor Exce —
vome | inft  Pageluoit  fomuss  Dus  Revew  View Auotat @-o
4 = = =) Zemset-  E - A %
Arial <10 |A N | S General b i
B g B g
- 7 ILIESE Sl M IR ) Formatting - as Table - Styles - [Z1Fomat= | - Fiter- Seiect-
cipposra | ont - P T syl e caiing
K70 — &]
c 0 F 7 i I 1 T m N 0] v
it nbhg code _prop_class AV saleparcel comp_sales AVICS cost_toal AV/Cost__manual_meAVIMY
7807 11,0673 510" CEa TIO0  OGSSTTET 73000 01063 1ZB00 05719283
719307 11061 7 s0%10 [ ssp 300 0662664284 111900 08516995 116100 0.820792¢
720207 110615 7 s0%10 [ seimee 1000 066186401 106000 0813 121000 0.7122149
721 307110616 s0%0 [ 2adsp 27200 088365915 229300 05744788 230000 0871513
722,307 110617 s0%0 [ aize 0800 0869%T274 61100 11606412 104100 0.9042075
725,307 10618 50210 [ 205008 207500 0S7STIONS 208400 08637044 249400 08219685
724 307 11.0619 7 s0210 [ osesp 26100 1038911986 247100 100852 216200 0.69958
725/307.11-09-01.991 " 507210 T 50668 P 48700 1.040410678 29400 1.7234014 69500 0.729036
726
727
728
Tverage of Average of Avrage of Cou of
nbh_code (<]AVICS __ AVICost AVIMY _nbhd_code
T 097 0s® 08T 167 —
W 0979 0839 0895 1|
01 080 03 25
2 om0 g onmr a4
3 osss 0807 0835 119 ; :
L R - Recalibrated valuation
42 09366 09287  0.7549 236 I i
£ Jowe psar 018 G parameters, reapplied, indicates
4 0%eds 09211 09538 26 _~ that current assessments are rjot
13470 08740 B
- at current market.

March 31, 2016
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If all analysis is inconclusive,
the only remaining course of
action is reappraisal of the

group.

79

Let's see how this works:

A. Analysis and resolution of Major Type C
(Vacant/Farm/Forest)

B. Analysis and resolution of Major Type A (Residential)

C. Analysis and resolution of Major Type B (Commercial)

Key Dates and Documentation Examples

| Town of
3 West
Monroe

Aot

Tug Hill Local Government Conference -- March 31, 2016 81

—I Tug Hill Local Government Conference -- March, 30, 2006 80
[ 5 2
X oy

E ‘
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Analyzing MT C Sales to
determinel/illustrate NRR Level
& Uniformity

5 years of Time
Adjusted Sales

Tug Hill Local Government Conference -- March, 30, 2006 82

RSSO
ol ver .
dian 5P —
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2
e T
e WesL Monroe M[ el SalemAnaly&s Run.#1
Boatye oo
b s I A C e
- 50 B =

Note: There is a feature in this report that yets
exclude Time of Sale/Assessment Roll Property
Class mismatches — which would ideally exclude
those new construction parcels from the study. But
for this muni, it excluded almost all of the sales
and was therefore not used.

Tug Hill Local Government Conference -- March 31, 2016 85
Fagesors

wsnts w238

R
RollYear-

lllustrates good level and uniformity, but insufficient
number of observations. Need additional support.

]
|
Analyzing MT C Sales to
determine/illustrate NRR Level
& Uniformity - Results
|

Tug Hill Local Government Conference -- March, 30, 2006
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Using the previous valuation
model(s) to determine &
demonstrate that MT C values &
at current market value

\re

—l Tug Hill Local Government Conference -- March, 30, 2006 88

l West Monroe 2015 Cost on MT C — R#ih

o Sales Ratio Report Pooe 1011
o Cackined s TRDISP

0 2001301 T o S0 e
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Depreciation Table ko ssom  ssow w60
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. 26 Sales

h
o o
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Using the previous valuation
model(s) to determine &
demonstrate that MT C values are
current market value - Results

lllustrates good level and uniformity, but insufficient
number of observations. Need additional support.
Can MTC sales from neighboring towns be used to
further support the West Monroe land schedule?

—l Tug Hill Local Government Conference -- March, 30, 2006 92

at

Tug Hill 2016 — Maintaining Assessment
Equity in a Post-Annual Reassessment World

March 31, 2016

30



March 31, 2016

Lunch Time
N LD ETE N e

We will resume at 1:00PM.

Tug Hill Local Government Conference -- March 30, 2006 / March 31, 2016 91
Maintaining T EI g

Assessment
Equity

Nl ENEY
faEa
in a Post-Annual| ‘ﬁ,

Reassessment
World

Tug Hill Local Government Conference -- March 30, 2006 / March 31, 2016 92

Town of West Monroe 2016 NRR

77| Town of
3 West
Monroe

- : e

|
|
—l Tug Hill Local Government Conference -- March 31, 2016 93
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Analyzing MT A Sales to
determinel/illustrate NRR Level

& Uniformity

5 years of Time
Adjusted Sales

Tug Hill Local Government Conference -- March, 30, 2006
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PSSO
Rollvesr- 2015
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SN N mewy
Sy N wmemy
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Sy N may
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aa0ts 142015

West Monroe MT A Sale Analysis Run #1

PSSV
Rollvear- 215
F— e
eighborhood Code - 0120
» edin AVSP Ratio - 03345 using
Sotes hav been scjsted
s
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— 11500
Price e Oiferett Torer [uedian v 5p Rt osue
sieaz
c.o0. [ e
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Tug Hill Local Government Conference -- March 31, 2016 9
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West Monroe MT A Sale Analysis Run #1

Fropery Syeten
Anatysis Report

Totals for Neighborhood Code - 61230

March 31, 2016

Humber of Sfes: e
binimum Sae Prics:

esn Sa

(

Vighted ean Ratio: N\ os777_/[ihst saeprce:

Prics Rlsted Difrentis: Toszr | Median A Sp Rati: s /
ighest st Price:
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c.0.0.
riceRasted ifrantt 10
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West Monroe MT A Sale Analysis Run #1
e Propey Sysem
Soles Aty Roport
Heignborhaod Code - 4500
Netian V5P Raio- 03572 using curent A
St v e scjusied
ighet saeprce: - »
esian bt 5p Rt . e
c.0.0. « s
weighed tean Rt ) s
PriceRested ierntt o [Mckan o 5p Rt /" osm\
oo (o)
Lz
erice Rested Dttt RET
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—
e Froperty S RPEVRIOT
Sl s Report Rollvesr- 2015

Totst or Al Sfecions

West Monroe MT A Sale Analysis Run #1
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West Monroe Summary of MT A Analysis

NBHD | Assessor |ORPTS ORPTS ORPTS
5YR 2YR 3YR CAMA

Sale Ratio | Sale Ratio | Sale Ratio | (# Parcels)

(# Sales) (# Sales) (# Sales)
60100 .9902 (13) .971 (4) .965 (8) 1925 (91) Insufficient
60130 .9220 (10) .973 (2) 973(2) 837 (73) Insufficient
60200 .9064 (2) NA 1916 (2) 942 (16) Insufficient
60230 .9777(8)  .952 (4) .956 (5) 833 (63) Insufficient
60300 .9038 (1)  .916 (1) 1916 (1) 916 (17) Insufficient

60400 9737 (44) 964 (10) .979(18)  .952(436)  OKasis
60500 9679 (30) .965(11)  .962(14)  .958(235) OKasis
60600 9600 (10) .99 (3) 991 (4) 931 (83) Insufficient

Town 9635 (118) .9640 (35) .9664 (54) .9917 (1014) OK asis
Wide COD=11.77 COD=1.6(!) COD=2.13!

Tug Hill Local Government Conference -- March 31, 2016 100

West Monroe Summary of MT A Analysis

m NBHDs with sufficient market data indicat
they are clearly at current market value
(100%)

= Town Wide appears to clearly be at curre
market value (100%) with excellent
uniformity.

D

West Monroe Summary of MT B Analysis

m The Town has few commercial properties
and no useable sales. The Town should
appraise the few commercial properties.
(this is_not to say that values must be
changed)
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|
NRR Sample Narrative — part 1

ORPTS Regional staff can provide other samples

March 31, 2016

NRR Sample Narrative — part 2

ORPTS Regional staff can provide other samples

West Monroe NY 13167
assessor@rownofwestmonroeny.us
356763521
MARY. LESHAU
ASSESSOR

The Town,

propertiesndidually

elationship o ntrstate B1 s further away.

inine

area. He vesn the Town
of West Monroe.

Sincerely,

MaryJ Lesoau
Sole Assessor
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Key NRR Dates

By Nov 1 Muni required to notify in writing (by email is fine) ORPTS
(120 days prior to that they intend to do NRR. Otherwise PDC results will
TSD) be used in Eq Rate.

By Feb 1 Muni required to provide ORPTS with systematic analysis
(90 days prior o documentation used to guide local value decisions. This

TR RE]) usually includes a narrative. These items become part of
the PDC process and ORPTS verification of the local full
value for RAR and Eq Rate purposes.
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5. Discussion Case Study

m Interpret the analysis and determine how
improve assessment equity

Is Richland a
candidate for NRR?

Tug Hill Local Government Conference -- March 31, 2016 106

March 31, 2016

6. Tools & Techniques

1. Using Excel analysis to identify outliers.

Run and save
values to Subjects

*Changes were made to improve (increase) how ditien was computed on homes
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Run and save
values to $ubjects

**Base $/SFLA was increased from $20 to $35

Tug Hill Local Government Conference -- March 31, 2016 109

Extract the Values to Excel

Selecii Criteria:opoeat

.
=l
<cpi A
Save output as Excel with Headers
Tug Hill Local Government Conference -- March 31, 2016 110

Open data and manipulate it in Exg

West Monroe Res
Analysis
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Tools & Techniques

2. Comparable Sales Refresher — how does the R
comp sheet work?
= Points
= Options
= Computations

Tug Hill Local Government Conference -- March 31, 2016 12

Comp Sales Points

CEL-EXY-1 F K4

) 1 Poins | optons |
How you've
told the system _—
to ‘see -
i e — sra [ sy o 0
comparability. R S T
Owner Code: [0 No. Stories: [ 200000 FinRec Room: [ 0
NBHD Code: [ 5000.00 No. [ 20000 Finished Bsmt: |—
School Code: | 0 AtGarSalt | 0
Building Style: [ 10000.00 DetGarSqft [ 0
ExtWallMat| 0 Acies: IW Reverse DOS: [ 0
AT e T ccfme
ot womnes o
o B
o e
e eemer
WateFt YN[ 0 Updated By: JEFF On:04/10/2015
Tug Hill Local Government Conference -- March 30, 2006 13
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Comp Sales Options

How you've told the system to set up the Comp
document.e
ﬂ«xnéa»llu@\

Soaroh Ciria | Comparabl Sales Repart | Comporable Sales Lis | Poits Options |

EVM2016 RES

Comp Region: liv Value Estfor Comp Adj: [CostTotal =]
Points: [FVMZ076 A Value Est. Display Name: [ —
Sales From: 0770172009 n 275172014 | Comp Est. Formul: Median =]
Nunber Of Comps: 3= Land Fomula: [Final Land. -
Base Value to Adjust: [Time Ady_Sale Piic=]  Land Formula PCT: [ —
Dollar/Saft[Base Value 75ait =]

Round Comparable Est. to nearest

‘Show Field On Report Display Name foptional]

Points: Y& NC GarSaft YG NC  Land AV:YG NC
Wufint YE NC Accessory $: Y& NC  Total AV: Y& NC
Pook Y& NC RDOS: ¥ NS CostTotak Y& NC
Fin Bsnt: Y& NC Time AdiSp: Y NC ModelEst: YO NG
FinRoc Rm: Y& NC Hoat Type: Y& NC  Land Est: YO NG
BemtType: Y& N©  Contial At Y& N Condition: Y& NC [
Bomt Gor Cop: YC N 1505ty Arear YE NC [
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RPS Version

[Comparable Sales Report]

o
HXxHSLLTRYE?

| io | Points | Options |

Show Map | [ Show Photos

County of Cortland State of New Yoik - Real Property System Roll Year: 2014
Town of Taylor - 1142 Comparable SALES Report - RESIDENTIAL Option : FVM;
Subi Rsiec i

114200 114200
Trignvatiy Ln 3505 hoe s 3050 mon Valley R 5967 Ui vatep! If t
s - you don
like a comp,

. reject it!

3

ull/Half Baths 170 170 170 170

s Type/Bsmt GarCap: i 3 Patial
iy 1208 1500 1036

5t Sty Area

2nd Sty Area 0
in Bemt/Fin Rec Rm

ISFLA

13
Tass
WDet Gar Saft
2014 Land A
014 Total AV
Cos Estinate s02.100 s97.400 4129200 566,600
lnccosson Suuctus  $0 s21410 o
Sale Dote 12372013 o7z a0
Sale Prce 40,000 Canis.oo 40000
ime Ad: Sl Pice $39.600 : $33.000
TADISP/SaFT 2010 HH 277
Value Etinate 2,100 740 s120200 366,600
Rdiusted Sale Pice 34300 551,500 355300
S i
; Pagetof Generated: Date - 1273172015 Time - 10:36:27
«
[Comparable Sales
UAHS22OEY?|
itetia | Points | Options |
State of Now York Teal Property System
County of Cortland Comparable SALES - Usable Sales Report
Toun of Tapor
P Nohd Bidg Owner Name Sale Piice B4 Nun Ef Yeor NumNum Ful Hall Ga
Paints 110 Clats_Code Siyis Location Stle Dato School G Cond Fiple SFLA__Yi_buk oty Deds Dath Dath ¥/
ubjocy 114200 210 4200 08 Willams, Linda C T C2z 0 i o0 24 1 0 N
ubIect 73 00-01-08.100 4691 Union Valley Linckl

114200 210 4200 00 Tetcoul Charlos R 40000 112001 © 2 8 01040 24
113.05.01.22.000 3503 Route 36 72513
114200 210 4200 03 Sotnk. David R S115000 112001 C 2 272 01040 23
93.00.02.04.100 3620 Urion Valley 1072009
114200 2104200 08 Delevan, Jonathan $40.000 112001 D 2 65 01
82.01:01-05.200 5961 Union Valley 2nina
9840 114200 210 4200 08 Knopp. MelissaM 54900 112001 € 3 138 0103
3.05.01.07.000 3501 Factors o013
5 12073 114200 210 4200 08 Daniow. Zachaiy M $73000 112001 € 3 0 90 01850 153 1 0 ¥
9200.03.08.000 311 Sumes 10721709
6. 22172 114200 210 4200 08 Ozturk. Cemal Jimmy $5.000 112001 D 1 0 620 01890 152 1 0o N
102.00.04.05.000
7. 22744 114200 210 4200 H
Banam “°|Or, select your comps from the list. |
o 25005 110200 210 4200 -
102.00.01-14.000 5% Sumer i
9 35170 114200 210 4200 09 Diopchinski, Bisnd 300 1200003 0 e 01w 12 1 0 N
9200.02.08.200 3034 Sunez Toina
0. 0 114200 210 200 11 Yaman, JamesD $120000 1200003 0 70 01w 11 1 0 ¥
107.00.01.02.120 3017 Tavor valley /63
Total Sales Found: 10 Poge T ol 1 Date - 123172015 Time - 10:38:56
a
[ RPS Version 4 - [Valuation Update , Group - Administrator, Name - jeff]
Fie EGt View Toobar Window Help
Ja=a HrVREVEE=EEH®?|
[73.00-01-08.100 114200 Taylor Active R/S1 School Cincinnatus Ce|
Williams. Linda C FollYear 2014 Cure Y 1 Family Res Land 4V 10,900
4691 Union Valley Lincklaen RLand Sze: 1.40 acres Total 4¥: 55.700
[P Am0HTE | ekt Conp el 10s | carptis |
5 ity e
=) Assessment Site No:1
1 Exemptls) Cornp. 2
i o swis: _ Conp D SdeDae  ShePier Bk Page
£ Descrpion TI4200 §3.01:07.05.200 30018 a0z 203 s
= ::m.m 5 114200 113.05-01-22.000 20130729 40000 2013 5007
2 moges
= 5 174200 113 05-01-07.000 20150630 54900 2013 4707
1 Site(1)Res .
Sn Or, you can key in
= ingnmts) our own comps
Vi Y ps,
Hele save them and print
| — S Lo d your own comp shee.
L Imprventfs]
5 Vahaion
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sa2100
@

sa2,100

s55300

HOW COMPS WORK

2 Adjustments are made:

sara0
7202013
s0000
000
e
sara00

nansea

Coutyof Cortnd St f e orkRest Property Syt Rotvea 2018
Toum o Tofi itz Comptebls SLES Ropon. RESOEATIAL m—
Comn?. ‘cono
swis 11200 a0 sz Even thouagh

S ey o000 iosonzz000 Sosovaro
e UnaneUndac  Tousod choesR Dbkvan Jonahon_ Koo, hlssa
R O ey ik 3583 Rote 35 St Facoy
T TS S e Cost seems
N o0 0
Sevorcoie oo iz Tz Tz .
Sieo. i b i b h|gh (0|d
Lanasis 0 i 20 1
Wt Foioge
Butding Ste 08 Oasto o8 Otaste o8 oo h th
e i 3 vt o ot oot omes), tne
SeorBanE s 0 o
Condion v e M :
Grmongess  C ¢ s ooy Comp Estimat
Heat Type/Central Air 2 Hotair No. 2 Hotair No. 2 Hotair No 0 S I a e
preeer i e e ' ,
5 50 20 I i ks. Let
. h i 3 : WOrKs. Lets
P sats ) i i o
Sempebacacw 3 PwiM 0 dpwa o Sbesw 0 3w o
Sy o e o o see Why
2nd Sty Area % 92 0 o e
EnsemEarsckn h . . o o
iy i o ™ T
Sl o ot s "
o Loy stos0
2o Toay e
sa2110 sn
s “
Saaue Tooams
Sioom
T St price a0
THossesar e
Voo Esmoe ss200 s
Aaused S rce ey
o o
CompabbEsunte S50 LTSFLA 18
. Pttt Gonernet: Do 1a170ts e 1i3tte
counyot cortna St f N Yoo Propery Sysom onveor: 204
Tomei Tofer 1182 Comprabs SALES Rpon RESIOENTIAL [r—

oo

1 In Options, we
told the system to
use Cost Total as

the *Value
Estimate to
Adjust’.
freed o] 2. In Options, we
by b

told the system to
use theM edian of

the Adjusted Sale
Prices as the

1. TIME: Sales are adjusted for Time, to bring them aibesent Market Value as of Valuation

Date. This is accompished in the Time Adjust Sale Price Modul Comparable
2. INVENTORY: Sales and Subject are valued using the safuetion model, in this example Cost. Estimate.
The difference in the value estimates s attributed to diffran inventory.
Adjusted Sale Price:
The Time Adjusted Sale Price is adjusted by the diferencalie\Estimate between the Subject
and the Sale.
For Example, Comp 1
Adjusted Sale Price = $39,600 + [$82,100 - $87,400] = $34,300.
$39,600 + [- $5,300] 300.
19
Tine. 1110
Coutyo Cortana St orew Yo e rpary st
Toun ot T 1142 Comprstn s vAc 0T
sumect onor oz conos
swirsanoocose nam nem v T =
eantrey fre i Eresa 301000
snatio ' . . '
o ot 2oy St sy 8 ot s s pe—
o et Sanzna prreidimtiy seyna
Propary ise aarimn cropensuon g S vaete 12 une e
[ o P an a0
rvprovsa simprovsa 3 mprosa
Shadesmby 2Ty 2T 2Typea
e nine s i
W i ors ions
Unites st 3R SBaee 25
) £
2 Secondary 2res .
3 Undeveoped cion ™ 0 o i
3 Rt Tt 7 B ns bl mss
5 Pasbrvor : : :
3 Wtonats ik i
1 Roarts vinoars
& wesana 15 Lo =
Toa st e am e - Snes
s ves tign N . o . o H H °
s » “ "
ShaTollRENLD e s s s
oty Tisnos Tonzes
Saepros &z sics ey
i 2 S prcs sz sz
vas estmats sasson w0 s o Ve
Aata saePrics s S50 W@ 92000210120
Comparabscaima wsam
s sramz s nams
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