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FOREWORD

Chapter 1057 of the laws of 1981 produced section 305 of the Real
Property Tax Laws‘prescribing g "uniform percentage of value" for each of the
State's assessing units. In gddition, two factors of significance to this report

must be taken into consideration:

1. TFor "special assessing units" (New York City and Nassau
County) the "all property" coefficient of dispersion must be
viewed in terms of the four property classes. established by
Article 18. The residential elass is measured separatelv in this
report, but the other property classes have been combined with
residential property in the all property analysis as in the rest of
the State.

9.  Section 305 allows "any assessing unit in which assessments are
at full value by reason of a revaluation may adopt a level of
assessment in accordance with (fractional assessment).” We are
aware of one such adoption of a 20% standard of assessment in
the town of Alexandria in Jefferson County subsequent to the
1980 market value survey. Due to this adoption of & fractional

~ standard, Alexandrie did not meet our 15% "ehange. in level of
assessment" cutoff, and the values listed for the town sare
inappropriate. Other towns may have similarly adopted a level
where the change after revaluation is less than 15%.
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EXECUTIVE SUMMARY

The fairness, or equity of the real property tax centers on whether equally
valued properties ‘are‘ taxed equally. Section 305 of the Real Property Tax Law
preseribes that "gll feal property in each ”assessing unit shall be assessed at a
uniform percentage of value." This study reports upon the amount of assessment
uniformity found within New York State's 993 gssessing units (excluding villages),
using two measures of assessment performance:

1. Horizontal‘Assessmehf Equity: & coefficient of dispersion is
caleulated around the median assessed value ratio to discover

whether assessment uniformity oceurs around that measure of
central tendency.

2. Vertical -AssésSmenf Equity: an index of regressivity is
calculated to ascertain whether assessment practices are
similar for both higher- and lower-valued real property.

These measures are calculated for both r‘ésidential property only and for all
property classes combined. ,Qf the 993 assessing units studied, 188 have
substantially changed their assessment praétices since the roll year used in the
1980 market value survey. These have been eliminated from our analvsis
beeaguse our data is not current with their efforts to improve their assessment
rolls. |

Our procedure compares the appraised value of parcels sampled in the 1980
market value survey to their assessed values. The median assessed value ratio in
each assessing unit, appropriately weighted, is used as comparison standard. The
equity measure used is the averaged percent deviation of each parcel from this
median ratio, the coefficient of dispersion. If this measure of uniformity
approaches zero, there is little disparity in tax bills of comparable properties.
This is generally found to occur in areas where assessed values are close to

appraised values. The higher the measured coefficient of dispersion, the less
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assessment uniforfn'ity. 'The less uniform the assessment roll, the greater the
inequelity, or unfairness among taxpayers.

The State Board of Equalization and Assessment has set minimum
standards f.or levels of uniformity: a coefficient of dispersion of 10% or less for
residential propertles and 15% or less for all property classes combined. Of the
807 assessing units with current data available for analysis, 101 (12.5%) meet the
residential standard and 108 (13.4%) make the all property class Honor Roll.
Seventeen of the 186 assessing units with current assessed value ratios not
available had been within the Honor Roll residential coefficientv of dispersion
standard (+10%) prior to their latest update; an additionel 21 made the all
: property Honor Roll of #15%. About threé—-quartérs of the Honor Roll list
exhibit market value ratios of over 80% indicating that tax equity goes hand-in-
hand with full valué assessing. ~ Using a prediction equation, expected

coefficients of dispersion can be estimated when the median assessed value ratio

is known:

Observed : Expected Coefficient of Dispersion.
Median AV Ratio - Residential All Property

10% 27.15 38.60

209 ‘ ' 25.30 35.80

30% 23.45 33.060

40% 21.60 30.20

50% : 19.75 27.40

60% , ' 17.90 24.60

70% 16.05 21.80

809% 14.20 19.00

90% 12.35 16.20

100% . 10.50 13.40

110% . 8.65 ‘ 10.60

120% 6.80 7.80

The "worst cases" of residential assessing practices show three locations

with residential coefficients of dispersion of 115.44%, 81.69% and 87.58%. The



{hree assessing units with the least uniformity in assessments for combined
property classes have coefficients of dispersion over 100.00%. Because of the
compiéxities in other property types and appraisal difficulties, there is
considerabiy less uniformity in assessing all property types than with residential
assessments only.

Aﬁother‘ comparison is miunicipal level and parcel level coefficients for
residential and all property. These comparisons show a reasonable similarity.
The residential coefficients, despite the very high coefficient for New York City
and most of the state's larger cities, indicates that better assessing is oceurring

in the larger towns and middle sized cities than in the smaller assessing units.

Coefficient of Dispersion

SBEA Munieipal Parcel
Property Type Standard Level (1) Level (2)
Residential Only 10.00% 19.99% 17.61%
All Property 15.00% 27.96% - 28.37%

(1) Statewide median assessing unit COD (404th of 807 assessing units).
(2) Statewide median COD weighted by number of parcels per assessing unit.

" The measure of "vertical assessment bias" indicates whether or not hifzher
valued properties are dyer— or under-assessed relative to lower valued properties
in the same assessing unit. The statistic called the Index of Regressivity, also
referred to as the "price-related differential”, is the mean assessed value ratio
* divided by the weighted mean assessed value ratio. The properties of this index
are such that values above 1.10 indicate regressive assessment practices: high

- valued properties are systematically under-assessed and low valued properties

are over-assessed. Values below 0.95 reveal progressive practices: systematic
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over-assessment of high-worth properties and underassessment of low-worth

properties. The following table reveals primarily neutral practices in most areas
although about 40% of all assessing units are progressive when assessing all

property types.

Vertical Assessment Equity by County and by Assessing Unit

Number of Counties/Assessing Units Exhibiting Verticel Equity
Progresive Neutral Regressive

: No. of No. of No. of
No.of Assessing No.of Assessing No. of  Assessing
Property Type Counties Units Counties Units Counties Units

Residential 0 16 49 646 4 145
ANl Property 27 326 24 334 2 147

General themes that occur throughout the State in the measurement of

assessment roll uniformity include:

o] assessment rolls more closely approximating full value are more
likely to attain greater uniformity,

e} assessing units using the State Board of Egualization -and
Assessment Real Property Information System are more likely
to attain assessment roll uniformity, ‘ :

o higher-valued properties other than residential tend to be
gssessed at higher percentages of value than lower-valued

properties (progressive practices) in about 40% of New York's
assessing units,

o measuring residential properties only, higher-valued proper_tie_s
tend to be assessed at lower percentages of value than lower-

valued properties (regressive practices) in about 18% of
assessing units,

0 greater uniformity is expected and eattained for residential
properties when compared to all property classes, and

o  approximately one assessing unit in ten achieves the standard of
assessment uniformity set by the State Board of Equalization
and Assessment; another two out of ten have made significant
changes in assessment practices since 1980 and may now meet
the standard; while approximeately seven out of ten do not meet
the SBEA standard.
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-‘QUALITY OF ASSESSING IN NEW YORK STATE:

HOW FAIRLY ARE TAXPAYERS TREATED?

The fairness, or equity of the real property tax centers on whether like
properties are treated alike. Section 305 of the Real Property Tax Law, enacted
in 1981, presecribes that "all real property in each assessing urut shall be assessed
at a uniform percentage of value." Each assessing unit retains the ability to
choose the percentage of vaelue to be used &s an assessment standard. This
| report is a measure of whether or not uniformity occurs. In & ecity or town, two
fully taxable residences worth the same amount should be taxed at the same rate
and pay equivalent amounts in real property taxes.

Taxation according to the value of real property implies determining the
market value of each parcel. Within bounds, the attempt to attach values to real
property is an inexact science. Assessment rolls contain estimates of property
values, with the basis for the estimates derived from recent sales, from the cost
of replacing property improvements, or from the amount of income generated
from income-producing properties. While the real estate market is generally
conceded to be the most accurate predictor of property values, even recent sales
data must be vxewed with some cautlon leferent effects oceur in the market
over time, between neighborhoods, and across different means of finaneing sales.
‘These differences can produce 'unreliable estimates of property values.

At present, the real property tax in New York State produces close to
eleven billion dollars annually in support of schools, local governments, and
special districts. For a variety of State and local purposes. ineluding the
distribution of an additional six billion dollars a yeer in eid to eduecation, the
New York State Board of Equelization and Assessment conducts a periodic
market value survey of property values in the State's assessing units. The survey

results are used as a yardstick comparing the assessment practices (percentage



of value) among assessing units. This report uses the appraisals of real property

value obtained in the market value survey done by the State Board between 1980

and 1983 to perform an additional function: the measurement of assessment

.uniformity.

In the 1980 market value survey the number of sampled parcels in an

- assessing unit varies, primarily due to the number and complexity of parcels on

the roll. In general, the larger the number of parcels or the larger the number of
equalization rates required (e.g., for incorporated villages within towns), the
larger the number of appraisals conducted..

The report deals with two measures of assessment performance for two
sets of real property in each of the municipalities listed. The measures of
assessment performance include:

1. Horizontal Assessment Equity: a coefficient of dispersion is
caleulated around the median assessed value ratio to discover .
whether assessment uniformity occurs around that measure of
central tendency. o

2. Vertical Assessment Equity: an index of regressivity is
caleulated to ascertain whether assessment practices are
similar for both higher- and lower-value real property.

These measures are applied to two categories of real property in each assessing

unit:

1. Residential Property: only residential property within an
assessing unit is measured for unif ormity and regressivity.

2. All Property: all property classes within an assessing unit,
including residential property, are combined and measured.
Reassessment and Updates
This analSrsis is based upon & "point-in-time" analysis of the assessing
practices in effeet when the 1980 market value survey was conducted. Many
assessing units have substantially changed their assessment rolls since the date

of the roll used in the survey. These local governments have either undergone &



reassessment or have updated previous reassessments of all real property. It

would thus be erroneous to depict the quality of assessmg for a city or town that

has made an effort to update and/or significantly improve its assessment roll.
Thus, all local governments where a shift in the level of assessment exceeded
15% in any year since the 1980 survey was conducted have been excluded from
‘the listing in Appendix A. For these 186 municipalities the following text has
been substituted:

"TNAPPROPRIATE DATA: SIGNIFICANT CHANGE IN LEVEL
OF ASSESSMENT AFTER ROLL YEAR."

Because of the effort and energy expended by these local governments, it

is entirely possible that these municipalities would now hav

meeting recommended standards.

are not more current, so that these local govern

recognition they deserve.

It is important that they b

attain quality assessment rolls. The local govemments are:

Cattaraugus County

Delaware Counﬂ

Ishua

Jefferson Co. (cont.)

e assessment rolls

It is regretable that the measurements done

ments could be given the

e listed and commended for their efforts to

Madison Co. (cont.)

Welton Rodman Eaton
Rutland Fenner
Cavuga County Franklin County Theresa Georgetown
Cato Duane Wilna Hamilton
Montezuma Worth Lebanon
Sempronius Hamilton Coungg : Lenox
Sennett Wells Lewis County Lincoln
Denmark Madison
Chautauqua County  dJefferson County Diana Nelson
Poland Watertown (C) Lowville Smithfield
Westfield Adams Watson Stockbridge
Brownville Sullivan
Chenango County Champion Livingston County
Norwich Clayton Avon Monroe County
Ellisburg Groveland Rochester (C)
Cortland County Henderson Lima Clarkson
Cincinnatus ‘Hounsfield Livonia Mendon
Cortlandville Le Ray
Homer Lorraine Madison County . Montgomery County
Solon - Lyme Oneida (C) Charleston
Virgil Orleans Brookfield Glen
Willet Pamelia Cazenovia Mohawk
Philadelphia De Ruyter Paletine



Montgomery County Otsego County

Root Butternuts

St. Johnsville Cherry Valley
Laurens

Niagara County Oneonta

Niagara Falls (C) Pittsfield

No. Tonawanda (C)
Cambria
Hartland
Lewiston
Lockport
Newfane
Niagara
Pendleton
Porter
Royealton
Somerset
Wheatfield
Wilson

Oneida County
Florence

Ontario County
Tenandalgua
Gorham

-Manchester

Phelps
Seneca
South Bristol
Victor

Orange County
Chester

- Minisink

Newburgh

The remainder of the report will deal with the

explanations of the two measures of asse

Rockland County

Orangetown
Stoney Point

St. Lewrence County

4.

Saratoga Co. (cont.)

Sullivan County

Malta

Milton

Moreau
Northumberland
Providence
Saratoga
Stillwater
Weaterford
Wilton

Schenectady County

Freemont
Highland
Tusten

Tompkins County
Ithaca

Warren County
Thurman

Washington County

Ogdensburg (C)
Clare
Brasher

De Peyster
Hammond
Lawrence
Louisville
Macomb
Madrid
Massena
Morristown
Oswegatchie
Piteairn
Rossie
Waddington

Saratoga County
Mechanicville (C)
Ballston
Chearlton
Clifton Park
Corinth

Day

Edinburg .
Galway
Greenfield
Hadley

Half Moon

Princetown Selem
Schoharie County Wayne County
Broome Arcadia
Conesville Huron
Lyons

Schuyler County Macedon
Orange Marion
Reading Ontario

+ Sodus
Steuben County Walworth
Hornell (C) Williamson
Addison Wolcott
Avocea
Bath - Wyoming County
Canisteo ~Arcade -
Canton Attica
Cohocton Bennington
Corning Java
Dansville Sheldon
Fremont Warsaw
Hornby
Hornellsville Yates County
Howard Barrington
Prattsburgh Benton
Troupsburg Potter
Wayne

Starkey

data being used,

ssment uniformity, listings of the top

assessment units in the State for both residential and all property coefficients of

dispersion, and composite countywide ra

listing municipalities by

the weighting system used in the calculations.

nkings of both measures. An Appendix

county is attached, as is a methodological Appendix on



Market Survey Data

The New York Staté Board of Equalization and Assessment market value
survey for 1980 was conducted from 1980 to 1983, with an effective valuation
daie of July 1, 1980. This value was measured against assessed values appeering
on base year rolls prepared in years ranging erm 1977 to 1981. Approximatgly
57,000 appraisals were used in this survey. In generel, the rules for selectihg the
appraisals in the survey involved a stratified random sample: within eaech
municipelity or portion the ‘t'oll was segregated into property classes, within
some of the property classes (e.g., residentiél) velue intervals were construc’ted,
and finally, within the value intervals randomly selected parcels were appraised.
ATl classes were not sampled within each muhicipality (e.g., farms in New York
City or apartment buildings in some of the more rural assessing units).v |

The procedures involved in the selection of sampled parcels were
construeted to produce the most cost-effective estimation of municipal market
value. That is, an nefficiency” norm built into the process attempts to lower the
sampling error per unit cost of obtaining the a’ppraisals. Obviously, with about
one thousand assessing units and almost five million parcels, some delicate
édjustrnents must be made in data gathering to produce the optimal value from
each appraisal.

Complicatiﬁg the process is the disproportionate nature of sampling
multiple portions within some -assessing jtnu"isdictions. For example, if two
villages lie within a town, both villages and the portion of the town outside both
of them must be sample‘d. In effect, this is a m'ult-iple stratification process for
some jurisdictions: each "portion" of the town is a stra‘tum, each- of them
contains multiple strata of property classes, and some of these rmay be further

stratified into equal-value intervals from which randomly ‘selected parcels are

drawn.



These procedures are designated for the generation of equelization rates,

rather then for the generation of coefficients of dispersion. The key to the

sampling method is the satisfaction of the State Board's legal responsibilities to
provide a “yardstiék" comparing the fractional assessment standards of the
several assessing units.

Most of the coefficients of dispérsion calculated in the United States,
includirig those done by the Bureau of the Census, use sales as a base for the
observations of assessment roll ﬁniformity. There are & considerable number of
problems using sales as repor{ed in New York State: the reporting system is
flawed by way of the original reports being filled out by disinterested parties
who have no stake in the uses of the sales reports; insufficient verification of the

conditions of sales by assessment officials occurs in many assessing units; the

number of sales in some of the smaller jurisdictions is insuffieient to produce

dispersion measures; sales are not representative of assessment rolls due to some
categories of real prbperty being infrequently sold; finaneing, especially seller
assistance, can distort selling prices in some cases; and the timing of sales
requires adjustments to keep up with the éhanges in the real estate marklet. For
these reasons, the appraisal base'used to generate equalization rates in the State
is the best available data in generating measures of assessing unit pefformance.

Even so, some problems remain in the use of these market value survey

data:

) samples are drawn from intervals composed of equal values
within a property class, rather than from intervals with egual
numbers of parcels; . '

° multiple property classes produce different probabilities of
being selected for each parcel sampled and appraised;

° different sized portions within assessing units produce different

probabilities of being selected within the sampling procedure;
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® the stratified random sampling methods which maximize the
efficiency of appraisals for constructing equalization rates may
distort the computation of coefficients of dispersion;

° review procedures built into the rate-making process may allow
reviewers to artificially produce less variation around a
measure of central tendency by challenging only appraisals with
abnormally high or low assessed value ratios; and

® most distributions of real property values within a property
class are non-normal, with an uneven length to the tails of the
distribution.

The sum of these qualifications to the use of the appraisal-based measures
of assessment uniformity will not produce the distortions we find when using
sales reports. While the ‘overriding theme of the market value surveys is to
produce equalization rates, this does not rule out the possibility of making the
appropriate statistical adjustments (see Appendix B) and using them to measure

assessment uniformity as well.

' Coefficients of Dispersion

The uncertainties of the‘reai estate market and the amount of time and
attention required to maintain accuraté assessments of value combine to produce
a real property taxation system that can have considerable inequalities: like
properties with the same value are not always assessed and taxed in a like
manner. We can measure this inequality on assessment rolls by discovering how
uniformly the assessed values listed approach & common percentage -of value.
This is done with a coefficient of dispersion. |

The coefficient of dispersion has been called the "single most useful
measure of assessment variability" by the International Association of Assessing
Officers. However, some caution is advised in usir;g the measure. It is only

comparative ecross assessing units, and the data used in its computation are

somewhat flawed for this purpose.
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The coefficient of dispersion measures the closeness of observed assessed

values on & tax roll to the middie assessed value: the average absolute deviation

from the median, in this case. A lower valued coefficient indicates more
uniform assessing practices, while higher valued coefficients depict less
uniformity. If all properties are assessed at the same fraction of value, the
coefficient of d‘is_persion will be close to zero. If real property assessments are
arbitrarily made or poorly maintained over time, this will be reflected by a high
coefficient of dispersion. For residential properties, the State Board of
Equalization and Assessment has defined an acéeptable coefficient of dispersion
as 10% or less. For all classes of real property the standard is 15% or less. The
10% figure for residential properties says that a $50,000 residence will have an
average assessment of about $45,000 or $55,000 (plus or minus ten percent). A
15% standard says that a $50,000 property will, on average, approximate values
of $42,500 or $57,500 (plus or minus 15%).

To illustrate how a coefficient of dispersion works, we have shown in
Figure 1 two distributions of assessed velue ratios. In the first case, we find
assessed value ratios for sampled properties distributed.around the mediaﬁ so
that greater "dispersion" is evident. This amount of difference from the median
assessed value ratio will be reflected in a higher coefficient of dispersion: a
wider percentage spread in both plus and minus directions. In the second case,
we find assessed value ratios mueh closer to the median ratio. This will result in
& much lowér coefficient of dispersion, where the average (mean) percentage
deviation from the median in not much higher or lower than the median itself.
Figure 1 shows better assessment practices around median 2, resulting in a lower
coefficient of dispersion. Assessment practices in the jurisdiction indicated by

median 1 are less uniform, resulting in a higher coefficient.



Frequency

Figure 1. Mlustration of Coefficient of Dispersion Resulting From Different
Distributions of Assessed Value Ratios: Two Hypothetical Places

+

- COD % = mean
absolute % deviation
from median

median 1 ‘ median )

A;sessed Value / Market Value Ratios

In ‘essence, the calculation of ba coeffieient b‘of dispérsion for an assessing
unit involves knowing the assessed values of & sami)lé of properties and the
market values of the same pererties. | An assessed value ratio (fraction) is
obtained by dividing the assessed value by the market value. In this report we
divide the assessed value from the. tax roll by the appraisal value obtained from
the 1980‘market value survey. The assessédl value ratios are then listed from
lowest to highest, with the middle ratio (median) used as the comparison

standard.
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The difference (dispersion) of each parcel's assessed value ratio from the

median is caleulated, disregarding whether it is higher or lower then the median.

These absolute dgifferences are then summed and divided by one less than the
total number of parcels to obtain the mean deviation from the median ratio.
This average difference is divided by the median ratio to determine the mean
percent difference, which is the coéfficient of dispersion (a weighting of the -
sampled parcels is also caleulated). The coefficient of dispersion expresses what

an equal percent share of the total deviation from the median would be if it were

~ spread evenly among each parcel. (See Appendix B for explanation of

caleulations and weighting of parcels.)
As an example of how coefficients of dispersion work, consider the two

hypothetical municipalities listed below, with five properties in each:

~ Absolute
Assessed Market AV/MV . Difference
Municipality A Value " Value  _Ratio from Median
1. $ 2,000 $40,000 .0500 .0300
2. 3,000 45,000 .0667 .0133
3. 4,000 50,000 .0800 .0000
4, 5,000 55,000 - ,0909 .0108
5. 6,000 60,000 .1000 .0200
Median Ratio= .0800 Total .0742
Total Difference _ 0742 .01854 mean deviation from median
No. Parcels -1 4
coD. = Mean Deviation ~ _ .01854 _ 93 09"

A Median Ratio .08
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Absolute
Assessed Market AV/MV Difference

Municipality B Value Value Ratio from Median
1. $20,000 $40,000 .5000 .3000
2. 30,000 45,000 .6667 .1333
3. 40,000 50,000 ‘ .8000 .0000
4, 50,000 55,000 .9091 .1091
5. 60,000 60,000 1.0000 .2000

Median Ratio= .8000 Total .7424
Total Difference - .7424 .1854 mean deviation from median
No. Parcels ~1 4 :
CODB - _Mean Deviation: . -1854 _ 93.9%

Median Ratio .8

In municipality A the assessed value ratios vary between 5% of market vaue and
10% of market value. In municipglity B the ratios are from 50% to 100% of
market value. The coefficient of dispersion for each of these two munieipalities
is the same, 93.2%. This demonstrates the correction built into the formula for
varying percentages of value. In municipality A the median value is 8% of
market, in municipality B it is 80%. Yet the gamount of nonuniformity
(dispersion) is the same.  Assessment practices for properties in both
communities are equally less tl{an uniform.

This amount of assessment irregularity is common in New York State. The
example above produces & coefficient of dispersion above the New York State
average residehtial parcel dispersion of 17.61%. It is below the statewide
average "all properties" dispersion of 28.37%. Yet, both actual error factors are
substantielly in excess of the SBEA. standard of 10% for residential and 15% for

all property classes combined.



' Residential Coefficients of Dispersion, 1980
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Within the 807 essessing units shown in Appendix A where no change in the

level of assessment of 15% or more occurred since the 1980 survey, 101 of them

(about 12.5%) met the SBEA standard of 10% or less. These 101 assessing units

“are shown in Table 1, the "Honor Roll" of New York's assessing units. AD

additional 17 assessing units which met the 10% standard have been excluded

from the list due to assessment roll updates, including:

r.ooo—q’mcn.c-oam»—'
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Town

Virgil
Welworth
Lima

Sodus
Cortlandville
Mendon
Williamson
Clarkson

- Howeard

Ithaca -
Onterio
Avon
Clifton Park
Ballston
Arcadia
Minisink

Orangetown

County Coefficient of Dispersion
Cortland 5.24

Wsyne 5.71

Livingston 6.69 .
Wayne 6.73 )
Cortland 7.15

Monroe 7.27

Wevne 7.66

Monroe 7.98

Steuben 8.11 -
Tompkins 8.34

Wayne 8.52

Livingston 8.54

Saratoga 8.75

Saratoga 8.77

Wayne 8.985

Orange 9.05

Rockland 9.85

That is, these 17 towns already met the 10% standard in

1980, but have since

acted to improve the assessment status of their rolls by updating the values by at

least 15% in some subsequent vear. These towns, in addition to the 101 cities

and towns listed in Table 1, represent the local governments deserving Honor

Roll recognition.
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As can be seen in Table 1, four assessing units produced assessment

uniformity within the residential property class of less than plus or minus 5%:

New Castle in Westchester County, Wheatland in Monroe County, Shelby in
Orleans Couﬁfy, and Le Roy in Genesee County. Six tnore places were between
| 5.01 and 6.00; 21 between 6.01 and 7.00; 14 between 7.01 and 8.00; 29 from 8.01
and 9.00; and 27 between 9.01 and 10.00. The assessors in each of these 101
assessing units, along with the 17 listed above, are to be congratulated for the
quality of their pérforfhances.

It is mterestmg to note that almost three-fourths (74 of 101) of the
assessing units shown on the 1980 Honor Roll of exemplary assessment practices
have market value ratios of over 80%. The same number (74 of 101) use the
SBEA's Reel i”roperty Information System. That is, the odds of achieving the
greatest uniformity of assessment within New York State are still strongly in
favor of those places with full value assessing and those using the SBEA
processing system. While most of New York's assessing units have low market
value ratios, only 14 places thh average assessing rates of 50% or less make the
list of the top 101 assessing units. -

The least uniform residential assessments occur in the towns of Pineckney
(Lewis County), Mayfield (Fulton County), and Edmeston (Otsego County), with
coefficients of dispersion, respectively, of 115.{1:4%, 91.69%, and 87.58%. In
addition to these three, three assessing units show coefficients of dispersion
between '_70.01 and 80.00: seven more are in the 60.01-70.00 range; and eleven
more exceed 50.01. That is,>24 assessing units have an average deviation from

the median of more than plus or minus 50%. At plus or minus 50%, our $50,000

‘house will have an average assessment error of $25,000. With a tax rate of 3%,
this eould produce a tax bill of $750 or $2, 250 dependmg upon whether an under-

assessment or over-assessment has ocecurred.
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Table 1. 1980 Honor Roll of Assessment Practices:

Residential Coefficients of Dispersion less than 10%.

Rank Town County C.0.D. Rank Town County C.0.D.
| 1 New Castle Westehester 3.88 41 Palmyra Wavne 7.87
2 Wheatland Monroe 4.04 42 Kendall Orleans 7.73
3 Shelby Orleans 4.64 43 Ledyard Cayuga 7.85
4 Le Roy Genesee 4.75 44  Milan Dutehess 7.87
5 Mount Kisco Westehester 5.01 45 Canandaigua (C) Ontario 7.95
6 Brunswick Rensselear 5.12 46  Sherburne Chenango 8.02
7  Somers Westchester 5.37 47  Maenlius Onondaga 8.14
8 Glenville Schenectady 5.43 48 Elmira Chemung 8.16
9 Batavia (C) Genesee 5.53 49  Barre Orleans 8.17
10 Gaines Orleans 5.56 50 Danby Tompkins 8.30
11 Murray Orleans 6.02 51 Tuxedo Orange 8.32
12 Alexander Genesee 6.09 52 Bethany Genesee 8.36
13 Caroline Tompkins 6.10 53 TEast Greenbush Rensselaer 8.37
14 Albion Orleans 6.11 54 Lockport (C) Niagara 8.42
15 No. Greenbush Rensselaer 6.14 55  Scipio Cayuga 8.45
16 Alabama Genesee 6.14 56 Sparta Livingston  8.46
17 Mount Morris Livingston 6.15 57 Pittsford Monroe 8.54
18 Dryden Tompkins 6.23 58 Wappinger ‘Dutchess 8.57
19 Oeskfield Genesee 6.24 59  Clarkstown Rockland 8.67
| 20 Monroe Orange 6.27 60 Ogden Monroe 8.70
3 21 Byron Genesee 6.36 61 Villenova Chautauqua 8.70
22 Columbus Chenango 1 6.37 62 Sealine Onondaga 8.71
23 Tonawanda (C) Erie 6.42 63 Cornwall Orange 8.73
f 24 Smithville Chenango 6.52 84 Woodstock - Ulster 8.76
} 25 Ulysses Tompkins 6.62 65 Bergen Genesee 8.79
: 26 Hamlin Monroe 6.65 66  Preston Chenango  8.83
i 27 Pavilion Genesee 6.79 67 Union-Vale Dutchess 8.84
! 28 Stafford Genesee 6.80 68 Henrietta Monroe 8.84
: 29 Genoa Cayuga 6.98 69 Pembroke Genesee 8.85
30 Ridgeway Orleans 6.99 70 Poughkeepsie  Dutchess 8.90
31 Riga Monroe 7.00 71  Schaghticoke Rensselaer 8.90
32 Geneseo Livingston 7.16 79 Parma Monroe 8.83
33 Farmington Ontario 7.26 73  Cortland (C) Cortland 8.97
34 Southeast Putnam 7.30 74  Brutus Cayuga 9.00
35 Amherst Erie 7.38 75 Darien Genesee 9.08
36 Guilderland Albany 7.46 76 New Windsor Orange 9.09
37 Rush Monroe 7.48 77 Big Flats Chemung 9.16
38 Pittstown Rensselaer 7.48 78 East Rochester Monroe 9.18
39 Elba Genesee 7.53 79 Leicester Livingston 9.20
40  Islip Suffolk 7.56 80 North Dansville Livingston 8.25
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Table 1. 1980 Honor Roll of Assessment Practices:
Residential Coefficients of Dispersion léss than 10%.

Rank

Town County _ C.0.D.  Rank Town County  C.O.D.

8l . Lincklaen é‘henango 9.40 91  Meredith Delaware 9.69
82 Lapeer Cortland 9.43 92  Greece Monroe 9.71
83 York Livingston 9.44 93 New Paltz Ulster - 9.71
84 Ithaca (C) Tompkins 9.46 94 Cayuta Schuyler 9.78
85 Hurley Ulster 9.47 95 Rochester Ulster 9.78
86 Pound Ridge Westchester 9.48 96 Stephentown ‘Rensselaer 9.79
87 Petersburg Rensselaer 9.52 97  Clarendon Orleans 9.82
88 West Sparta Livingston 9.53 98 Ramapo Rockland 9.95
89 Rensselaer (C) Rensselaer 9.56 99 Elme " Erie 9.95
90 Batavia Genesee 9.67 100  Shandaken Ulster 9.96

101  Springport Cayuga 9.97

NOTE:

Listings are towns, except for cities designated (C).

For 52 counties: and New York City, wéighted average residential
coefficients of dispersion have been established. Table 2 lists them in order,
showing four counties where the average coefficient of dispersion is less than
10%: Genesee County, at 6.72%; Orleans County, at 7.78%; Tompkins County, at
9.09%; and Livingston County, at 9.56%. Al four of these are "full value”
counties, having accomplished r"écent revaluations of all properties. Cities and
towns in the top nine ‘counties shown in Table 2 are using the New York State
Real Property Information System for their assessing imérovement.

Each average shown in Tabie 2 is the weighted mean, where assessiﬁg units
with more residential parcels will have & greater impact on the calculated
"average." Entire counties meeting the 10% standard, as is the case for the top
four, depictl highly uniform éssessment practices countywide for the real

'property taxpayers in those places.
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Table 2. 1980 Ran)dngs of Average Residential Coefficients of Dispersion:
Fifty-Two Counties and New York City*

Rank County - Mean C.O.D. Rank County Mean C.O.D.
1 Genesee 6.72 27 Chautauqua . . 20.18
2 Orleans 7.78 28 Oneida 20.92
3 Tompkins 9.09 29 Albany 22.189
4 Livingston 9.56 30 - Sehuyler 22.30
5 Rockland** 10.04 31 Cattaraugus 22.57
8 Rensselaer - 11.64 32 Greene 22.71
ki Orange 12.13 33 Montgomery** 22.72
8 Chenango 12.45 34 Erie 23.49
g Cortland 12.50 3B Delaware 23.84

10 Monroe 12.52 36 Ulster . 23.88
11 Schenectady 13.44 37 Allegany 25.25
12 Putnam , 13.69 38 Wyoming 25.64
13 Westchester : 14.07 39 Otsego 25.75
14 Nassau 14.38 : 40 Columbia 26.78
15 Dutchess 14.64 ; 41 Sullivan ' 27.28
16 Cayuga 15.46 42 St. Lawrenége* * 27.74
17 Ontario ' 15.81 43 Herkimer 27.97
18 Suffolk 16.14 - 44 Washington . 28.9%
19 Warren 16.27 45 Schoharie 28.98
20 Seneca 16.77 46 Oswego 29.00
21 Clinton 17.20 47 Steuben** 29.03
22 Chemung . 18.01 48 . Franklin 30.83
23 Broome 18.58 43 Essex 30.94
24 Yates 19.88 50 Lewis 33.03
25 Tioga 20.00 51 New York City 33.21
26 Onondaga : 20.12 52 Fulton : 34.20
33 Hamilton 48.88

*.  Tive counties excluded from ranking due to countywide revaluations since 1980

market value survey: Jefferson, Madison, Niagara, Saratoga and Wavne.
*%, Counties with substantial exclusions due to revaluation projects since the roll
year 1980 market value survey.

Note: Countvwide averages are weighted mean CODs. The weighted mean is derived
by summing the residential COD times the number of residential parcels for all
assessing units in each county and dividing by the total residential parcels in the”

county. The statewide weighted mean is also weighted by the number of parcels
in each county, and is 20.85%.
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The reverse side of the coin depicts those pleces with highly irregular

residential assessment practices. Those shown in Table 2 with residential

assessment practices averaging more than plus or minus 30% are Franklin, Essex,
Lewis, Fulton, and Hamilton Counties,l along with New York City. These cover
the two population extremes of the State: from the sparsely populéted
Adirondacks to the metropolis. The worst practices appear to be in Hamilton
County, with residences mis-assessed to & plus or minus 49% average. For New
York City, our largest municipality, the 33.2]1 residential coefficient of
dispersion means that each residential tax bill is averaging 33% above or below
its fair share.

Flgures 2 and 3 portray the distribution of assessing units by the weighted
coefficients of dlspersmn. For the 807 assessing units whose coefficient of
dispersion is published in Appendix A, the coefficient for res;dentlal property of
the median assessing unit is 19.99%. This municipal level resi‘dential coefficient
of dispersion marks & 2. 55% 1mprove‘ment from the 22.54% published for data
from the 1978 market value survey ("Residential Taxpayer Equity: New York
State Assessing Practices in 1978," published October, 198 1). Findings from the
1978 market value survey showed oply 65 assessing units meeting the standard of
10%, for an increase of 80% (using 118 as the 1980 figure). Still, the number of
places meeting the standard falls far below desirable levels.

Figure 3 shows the overall comparison of residential coefficients of
dispersion with respect to the median assessed value ratio. We show that, as the
assessed value ratio risés (approaches full value assessment), the estimated
coefficient of dispersion drops: assessments are better in full value asse,ssing
‘units. An estimate of the coefficient of dispersipn is derived from the median
assessed value ratios. This is done via & statis’tical technique Known as
regression anélysis. The dashed line in Figure 2 shows an estimation of: |

Estimated COD = 28.00 - .185 (median AV ratio) (r'2 = 27%).
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Average Level of Assessing is Known, Residential Property.

Prediction Equation for Coefficients of Dispersion when the

Figure 3,
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The most important aspect of this estimation equation is the negative slope of
the deshed line. We can interpret the numbers in the equation to predict &
coefficient of dispersion value almost two percentage points lower for every ten
point increase in the observed assessed value level.  In tabuler form this

interprets as:

Observed ‘ Expected
Median AV Ratio Coefficient of Dispersion
10% 27.15
20% 25.30
30% , 23.45
40% | | 21.60
50% : 18.75
60% 17.90
70% 16.05
80% ‘ 14.20
90% | 12.35
100% _ 10.50
110% 8.85
120% 6.80

That is, this equation prediets that assessing'units will not meet or exceed the
10% standard until assessments are in excess of 100%.

Obviously, the data in Figure 3 show a considerable variety of results for
assessing units in the lower ranges of median pssessed value. Just as obviously,
when units having higher assessed value averages are taken into account, the -
coefflclents of dispersion cluster nicely in the area showing greater assessment
uniformity. In other words, while full value assessment practlces .do not
guarantee assessment roll equity, they are clearly indicative of a greater
umformxty of residential assessmg

These indicators of current assessment practices apply onlv to that part of
the assessment roll most readily estimated accurately: residential property.
When we extend the analysis to include other property classes &s well, we find

less uniformity apparent.
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Al Property Coefficients of Dispersion, 1980

Expanding the scope of our inquiry into assessment uniformity to include
the remainder of the real property as welld, we find sﬁbstantia]ly higher values
for the coefficients of dispersion. More simply put, we find considerably less
uniformity of assessment practices. This is to be expected since commercial,
industrial, utility, and vacant land properties are more difficult to value than
residential. The State Board standard for all property classes in an assessing unit
is a coefficient of dispersion of 15% or less. This amount of error would allow a
"$50,000 upr’operty to have an average assessment error of $7,500.

A totel of 108 assessing units, shown in Table 3, meet the 15% criterion.
Looking at those assessing units where a change in level of assessment has

excluded them from Appendix A, we have an additional 21 assessing units

meeting the SBEA standard:

Town . County Coefficient of Dispersion

‘1. Walworth = =~ Wayne 7.88
2. Avon ‘Livingston - - 9.54
- 3. Virgil : Cortland ) 10.03
4,  Clarkson Monroe 10.44
5. Williamson Wayne 10.63
6. Ontario . Wayne 10.94
7. Arcadia Wayne 11.03
8. Lima Livingston 11.38
9, Ithaeca Tompkins 11.41
10, Lewiston Niagsara . 12.80
11. Newburgh Orange , 12.97
12. Macedon Wavne 13.46
13. . Sodus Wayne 13.89
14, Cortlandville Cortland : 13.99
15. Willet Cortland 13.99
16.  Minisink . Orange ' 14.14
17.  Orangetown Rockland 14.32
18. Mendon Monroe 14.41
19. Starkey Yates 14.41
20. Howard Steuben 14.46

21, Clifton Park ~Saratoga 14.49
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These 21, along with the 108 assessing units in Table 3 make the all property
classes "Honor Roll."

Three assessing units fall into the range of about plus or minus six percent

or better: Glenville in Schenectady County, New Castle in Westehester County,

and Caroline in Tompkins County. These assessors can be justly proud of their
work, as can the others making the honor roll and the twenty-one listed above.
Table 3 makes an even stronger case for full value essessing practices than

the overview of residential property only. Of the 108 assessing units making the

vHonor Roll for all classes of real property, 86 (80%) have market value ratios of

over 80%. The New York State Real Property Information System is used in 87
of the 108 assessing units.- Only eleven municipalities with market value ratios
of less than 50~% make the list, with the best of these thirty-eighth on the list. A
recent revaluation of real property appears to be ~almcs’t a prereqﬁisite for
assessment uniformity across all categories of property.

The leest uniform assessments when consid.erir'xg all property classes are in
excess of plus or minus 100%. The town of Fowler in St. Lawrence County shows
a coefficient of dispersion of 113.34%, Piﬁckney in Lewis County heas a
coefficient of dispersion of 111.92%, and Edwards in St. Lawrencé Count& has a
dispersion of plus or minus 105.38%, on average. These results are not very
heartening when one considers a taxation system based upon them. In addition to
these three coefficients of dispersion in excess of 100%, we find one in the plus
or minus 90% range, three between 80% and 90%, and another twelve
jurisdictions ranging between 70% and 80%. New York City, the State's largest
assessing unit, shows an all property coefficient of dispersion of slightly over
60%. This says that a $50,000 property in New York City will be assessed on
average, $30,000 from its market value: not very uniformly. Th‘is results in a

typical tax payment differential of 4 to 1 for identical properties.
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Table 3. 1980 Honor Roll of Assessment Practices: ,
All Property Coefficients of Dispersion less than 15%.

Rank Town County C.0.D. Rank Town County C.0.D.
1 Glenville Sehenectady 5.44 39 Rochester Ulster 10.83
2 New Castle Westchester 5.58 40 Islip Suffolk 10.94
3 Caroline Tompkins 6.02 41 Batavia (C) Genesee  10.95
4 Shelby Orleans 7.18 42  Stafford Genesee 10.99
S Darien Genesee 7.47 43 Henrietta Monroe 11.02
6 Mount Morris  Livingston 7.85 44 Brunswick Rensselaer 11.12
7. Rush Monroe 8.23 45 Monroe Orange 11.27
8 Lapeer Cortland 8.26 46  Elmira Chemung 11.28
9 Alexander Genesee 8.58 47  Pittstown Rensselaer 11.34

10 Le Roy Genesee 8.58 48  Clarkstown Rockland 11.41

11 Gerioa Cayuga - 8.61 49  Bergen Genesee 11.51

12 Canandaigua (C) Ontario 8.65 " 50 Conesus Livingston 11.61

13 Alabama Genesee 8.85 51  Manlius Onondaga 11.61

14~ Oakfield Genesee 9.17 52 ' Nunda Livingston 11.74

15 Pembroke Genesee 9.30 53 Sherburne Chenango 11.84

16 Hamlin Monroe 9.33 54 North Greenbush Rensselaer 11.90

17 Lockport (C)  Niagara 9.47 55 Rensselaer (C) Rensselaer 11.91

18 East Greenbush Rensselaer 1 9.54 56 Ledyard Cayuga 11.94

19 ‘Byron Genesee 9.59 "57 Mount Hope Orange 12.09

20 Springport Cayuga 9.81° 58  Oxford Chenango 12.13

21 Geneseo Livingston 9.83 59  Pitcher Chenango 12.27

22 Palmyra Wayne 9.86 60 York Livingston  12.47

23 Seipio Cayuga 10.02 61 Poughkeepsie Dutchess  12.48

24 Schaghticoke  Rensselaer 10.04 62 Milo Yates 12.55

25 Guilderland Albany 10.11 63 Catlin Chemung 12.56

26 No. Norwich Chenango 10.25 64 Penfield Monroe 12.57

27 Elba Genesee 10.27 65  Guilford Chenango 12.60

28 Murray Orleans 10.31 66 Sparta Livingston 12.60

29 Albion Orleans 10.33 67  Pharsalia Chenango 12.68

30 Smithville Chenango 10.54 68 New Windsor Orange 12.71

31 Dryden - Tompkins 10.56 69  Mount Kisco Westchester 12.71

32 Ulysses Tompkins 10.58 70 Caledonia - Livingston 12.73

33 Wheatland Monroe 10.70 71 Pound Ridge Westchester 12.79

34 Kendall Orleans 10.72 72  Shandaken Ulster 12.80

35 Ridgeway Orleans 10.76 73  Lansing Tompkins 12.80

36 Leicester Livingston 10.79 74  Pavilion  Genesee 12.81

37 Ithaca (C) Tompkins 10.82 75  MecDonough Chenango 12.83

38 Hurley Ulster 10.83 76  Carlton Orleans 12.91
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Table 3. 1980 Honor Roll of Assessment Practices:
All Property Coefficients of Dispersion less than 15%.

Rank Town County C.0.D.  Rank Town County  C.0.D.

77 Auburn (C) Cayuga 12.94 93 Scarsdale Westchester 13.53
78 Columbus Chenango 12.96 94  Gaines Orleans 13.71

79 Barre Orleans 12.96 95 New Berlin Chenango 14.04

| 80 Butler ‘ Wayne 13.02 96 Ambherst Erie 14.08
| 81 Perinton Monroe 13.05 97  Hoosick Rensselaer 14.09
82 Plattsburgh (C) Clinton 13.11 98 Plattekill Ulster 14.10

‘ 83 Groton Tompkins 13.13 99 Tonawanda (C) Erie 14.33
84 Watertown Jefferson 13.17 100 Farmington Ontario 14.42

; 85 Enfield Tompkins 13.21 101  Otselic Chenango 14.45
! 88 East Rochester Monroe 13.22 102  Portage Livingston  14.51
| 87 Ramapo Rockland 13.22 103 Pittsford Monroe 14.78
‘ 88  Cortland (C)  Cortland 13.26 104 Greece ~  Monroe 14.80
89 Yates Orleans 13.31 105 Galen Wayne 14.81

: 90 Stephentown Rensselaer 13.38 106  Fishkill Dutchess 14.82

i 91 Norwich Chenango 13.45 107  Preston Chenango 14.96
92 Clarendon Orleans 113.50 108 Yorktown Westchester 14.98

 Note: Listings are towns, except for cities designated (C).

For the 52 counties and New York City we have also calculated average
coefficients of dispersion weighted by number of parcels as shown in Table 4.
Tive of the counties have mean coefficients better than the standard of 15%:
Genesee County at 10.71%, Orleans at 11.24%, Tompkins at 12.00%, Livingston
‘at 12.56%, and Rockland County at 14.56%. The worst overall coefficients of
dispersion are in New York City (60.49%), Hamilton County (59.37%), Fulton
County (48,94%), Essex County (46.88%), Franklin County (46.17%), and Lewis
County (45.10%). Once again the metropolis and the Adirondacks show minimal

uniformity.
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Table 4. 1980 Rankings of Average All Property Coefficients of Dispersion:
Fifty-Two Counties and New York City*

Rank Coun Mean C.0:D. Rank County Mean C.0.D.
1 Genesee - 10.71 27 Oneida . 30.18
2 Orleans v 11.24 28 Chautauqua '30.56
3 Tompkins 12.00 29 Tioga 30.85
4 Livingston 12.56 30 Schuyler 30.99
5 Rockland** - 14.56 31 Cattaraugus 31.62
6 Chenango 15.46 32 Delaware 31.85
7 . Rensselaer 16.30 33 Ulster 31.93
8 Monroe 16.86 34 Otsego ‘ 32.74
9 Cortland ‘ 18.27 35 Wyoming 33.43

10 Orange 19.60 36 Albany 33.57
11 Ontario ©19.70 37 Allegany 34.58
12 Seneca 19.85 38 Schoharie - 35.42
13 Nassau ' 20.14 39 Columbia - 36.48
14 Yates 21.01 40 Greene 37.15
15 Cayuga 21.74 41 Montgomery* * 37.47
16 Dutchess 21.97 42 Oswego - 37.80
17 Clinton 22.78 43 Steuben** - 38.61
18 Westchester 23.82 44 Sulliven 41.59
19 Suffolk 26.87 » 45 St. Lewrence** 42.31
20 ‘Schenectady 27,12 1 Washington .o 42,81
21 Chemung 27.59 47 Herkimer  44.09
22. Onondaga 28.00 48 Lewis 45.10
23 Putnam 28.41 49 Franklin 46.17
24 Broome 28.77 - 50 Essex 46.88
25 Erie 29.50 51 Fulton 48.94

26 Warren 29.75 .52 Hamilton 59.37
53 New York City 60.49

*.  Tive counties excluded from ranking due to countywide revaluations since 1980

market value survey: Jefferson, Madison, Niagara‘,, Saratoga, and Wayne.
*=*:  Counties with substantial exclusions due to revaluation projects since 1980.
Note: Countywide averages are weighted mean CODs. The weighted mean is derived

by summing the all property COD times the number of all property parcels for
all assessing units in each county and dividing by the total all property parcels in
the ecounty. The statewide weighted mean is also weighted by the number of
parcels in each county, and for all property classes is 33.38%.
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Figures 4 and 5 show the distribution of New York State's assessing units in

terms of all property coefficients of dispersion. For the 807 assessing units

having a coefficient of dispersion listed in Appendix A, the median municipal
level coefficient of dispersion is 27.96. The slippage that occuré when we add -
the remaining properties in an assessing unit to our uniformity caleulations for
residences is almost eight percent (27.96 as the median for all property
coefficients of dispersion versus 18.99 as the median residential coefficient of
dispersion). |

Using the $50,000 property as an example, this mea,ns.the average
difference in an assessing ﬁnit goes from a rahge of $40,005-$59,995 for
residences to a range of $36,020-$63,980 for all property classes. Even for an
inexact science these differences seem inappropriaté as the basis for a tax
generating close to $11 billion a year. When all propérty coefficients of
dispersion are counted as often as the number of pareels each appraisal
represents, the median coefficient of dispersion increases to 28.37. The spread
between the residential and all property coefficients of dispersion, weighted by
the number of pareels, is just above 10%. -

Deriving a prediction equation from the 993 assessing units for all classes
of real property shows an even sharper slope than for residential property alone.

Regression analysis produces an estimation of:
Estimated COD = 41.40 - .280 (median AV ratio) (r2 = 34%).

That is, with assessment practices producing a median assessed value ratio of
10% we expect a coefficient of dispersion close to 40%. For every ten point
increase in the average percentage of value listed on the rolls, we expect the

coefficient of dispersion to drop by 2.8 points.
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in tabular form this estimation equation interprets as:

Observed ~ Expected ‘
Median AV Ratio Coefficient of Dispersion
10% 38.60
20% : L 35.80 -
30% ‘ '33.00
40% : 30.20
50% 27.40
60% 24.60
70% 21.80
80% 19.00
80% 16.20 .
100% 13.40
110% 10.60
120% : 7.80

Once aggin we find that the Stat¢ Board standa{rd of 15% will not usuelly be met
until we reach full vélue assessment practices. While the predietion equation
suffers from considerable Variation in the range of lower median assessed velue
ratios, it is once again highly predictive of bétteb coefficient of dispersion
resuit_s in the upper;value range: the higher percentages of value at which

. properties are assessed are more likely ‘to produce greater assessment

uniformity.
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Countywide Averages of Uniformity

Tables 5 and 6 show the countywide weighted means of coefficients of

dispersion compared with average assessed value ratios. These two tables give &
clear indication of the ability to achieve assessment uniformity for different
valuation standards. o
| Countywide means must be viewed with some cauvtion. An average
assessed value ratio of 50%, for example, can occur when some assessing units
have full value rolls while others maintain rolls with very low "percentage of
value" standards. Assessing jurisdictions with highly uniform practices can be
found in counties where the _general practice is considerably less than uniform.
Nevertheless, this comparison shows' the counties having higher average assessed °
values to per.'form markedly better when we measure how "uniformly" the
appraised properties cluster around the median.

~ In both Table 5 and Table 6 the ‘same counties appear in predictable
juxtaposition: = high assessed value ratios and uniform assessment (low
coefficients of dispersion) oceur in both .tables for Genesee, Orleans, Tompkins,
end Livingston Counties; the cohverse of low assessed values and nonuniforh
assessments is observed in St. Lawrence, Sullivan, Herkimer, Schoharie, Oswego,
Weshington, Franklin, Essex, Lewis, Fulton, and Hamilton Counties and New
York City. With few exceptions, the closer to full value, the closer to uniform

assessment practices.
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Table 5. Countywide Averages from 1980 Market Value Survey:
Coefficients of Dispersion and Assessed Value Ratios,
Residential Property

COUNTY - COUNTY WEIGHTED MEAN

WEIGHTED ASSESSED VALUE RATIO

MEAN -
C.0.D. HIGH RATIO MEDIUM RATIO LOW RATIO
’ (60% or more) (20-60%) (20% or less)
LOW _
C.0.D. Genesee
Orleans
(10% or Tompkins
less) Livingston
MEDIUM Rensselaer Schenectady Putnam
C.0.D. Orange Westchester Nassau
Chenango. Dutchess Monroe
(10%-15%) Cortland o o
Rockland**
HIGH Cayuga Suffolk Broome
C.0.D. . Ontario Warren Tioga
' Seneca Chemung Onondaga
(15% - Clinton ' Chautauaqua Oneida
25%) Yates Cattaraugus Albany
Montgomery** Greene
.Schuyler Erie
Delaware
Ulster
VERY HIGH Allegany  St. Lawrence**
C.0.D. Otsego Sullivan
» Columbia Herkimer
(25% or Steuben** Schoharie
more) Wyoming Oswego
Washington
Franklin
Essex
Lewis

New York City
Fulton
Hamilton

Note: Counties execluded from Table 5 due to revaluations since the 1980

market value survey are:
Wayne.

Jefferson, Madison, Niagara, Saratoga and

** Counties with substantial exclusions due to revaluation projects since the
roll year of the 1980 market value survey.
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Table 6. Countywide Averages from 1980 Market Value Survey:l
Coefficients of Dispersion and Assessed Value Ratios,
All Property Classes.

COUNTY
WEIGHTED
MEAN
C.0.D.

1L.OW
C.0.D.

{(15% or
less)

MEDIUM
C.0.D.

(15%-20%)

HIGH
C.0.D.

(20% -
© 30%)

VERY HIGH
C.0.D.

{(30% or
more)

COUNTY WEIGHTED MEAN
ASSESSED YALUE RATIO

HIGH RATIO - MEDIUM RATIO LOW RATIO
(60% or more) (20-60%) (20% or less)
Genesee
Orleans
Tompkins
Livingston
Rockland**
Chenango Monroe
Rensselaer
Cortland
Orange
Ontario
Seneca
Yates .Dutechess Nassau
Cayuga Westchester Onondeagea
Clinton Suffolk Putnam
Schenectady. Broome
Chemung Erie
Warren
Chautauqua Oneida
Cattaraugus Tioga
Schuyler Albany
Delaware Schoharie
Ulster Greene
Otsego Oswego
Wyoming Steuben**
Allegany St. Lawrence**
Columbia Washington
Montgomery** Sullivan
Herkimer
Lewis
Franklin
Essex
Fulton
Hamilton

New York City

Note: Counties excluded from Table 6 due to revaluatiohs since the 1980

market value survey are:
Wayne.

Jefferson, Madison, Niagara, Saratoga and

** Counties with substantial exclusions due to revaluation projects since the
roll vear of the 1880 market value survey. '
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Index of Reg'ressivity

Appendix A lists another summary statistic of assessment performance

termed an "index of t‘égre‘ssivity." This is 2 measure of assessment bias, where a

-value of 1 00 mchcates that assessment roll values are uniform across the range

of property values. The measure will depart from 1.00 showing higher values
whenever higher-valued properties are systematically essessed at a lower
percentage of valﬁe (i.e., "regressive" assessment practices are indicated for
values above 1.10); lower values will oceur in this measure whenever lower-
valued properties are systé,mat‘ically pssessed at & lower percentage of value
(i.e., "progressive" assessment practices are indicated for values below 0.95).

An example of this are the velues caleulated for New York City. When we
isolate out residential properties only, the value of 1.08 shows slightly regressive
assessment practices: higher-valued residences in New York City are likely to
be assessed at a lower fraction of value than the lower-valued ones. The New
York Ci.fy practice of assessing commercial, utility, and apartments at a higher
percent of value than residential properties has the effect of producing an index
of regressivity of 0.57 for all property classes in New York évi'ty: highly
"progressive" valuation wherein higher~valued properties are assessed at a higher

. pércentage of value.

The index of regressivity is calculated by dividing the mean assessed value
ratio by the weighted mean, where the weighted mean is the sum of assessed
values over the sum of appraised values. If a bias oecurs in favor of the higher-
valued properties, thié will appear as .é value above 1.00; if a bias in favor of the
lo.w‘er-valued properties oceurs, this will produce a value below 1.00. The cutoff

points of 1.10 indicating "regressive" practices and 0.95 indicating "progressive"
p
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practices are rules of thumb accepted within the assessment field. Values

outside that range are inconclusive indicators of progressive or regressive bias

sinece they may reflect a few outliers rather than a definite trend.

Tor residential property only, all but four counties fall within the range of
0.95 to 1.10. The four showing regressive residential assessment practices are
Lewis (1.12), Oswegb (1.12), Schoherie (1.12), and Hamilton Counties (1.23). No
counties fall below the 0.95 cut off, and eight have a county average of exactly
1.00: Genesee, Livingston, Orieans, Rensselaer, Schenectady, Schuyler,

Tompkins, and Westchester Counties. The remainder all fall within & close

' approximation of this measure of "verticel equity.”

when we expend the consideration to all property classes, however, we

begin to find & considerable sentiment toward overassessing more valuable real

property: more "progréssive" assessment practices. Twenty-six counties and
New York City fit this description, with New York City's 0.57 the least
equitable. In two places, Sullivan and Hamilton Counties; we find regressive
assessment practices for all elasses of real property. |

Twenty-three counties have assessmenf practices meeting the standard of
nyertical equity" for both classes of reel property analyzed: Cayuga, Chenango,
Clinton, Columbia, Cortland, Delaware, Franklin, Genesee, .Herl%imer,
Livingston, Orange, Otsego, Putnam, Rensselaer, Rockland, Senece, Tiogs,
Tompkins, Ulster, Warren, Washington, Wyoming, and Yates Counties have both
measures falling within the 0.95-1.10 range. This demonstrates for some of
these counties that the observed nonuniformity (high coefficients of dispersion)
does not follow & svstematic bias in terms of the value of the properties mis-
assessed.

For all property classes, though, the twenty-six counties and New York

City portraying biases by means of the index of regressivity where
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"progressive” practices prevail, we suspect a systematic disadvantage for
nonresidential realty Table 7 presents an overview of the number of assesing
units as well as counties which reveal progressive, regressive, and neutral

7

practices relating to high and 1ow valued properties.

‘Table 7. Vertical Assessment Equity by County and by Assessing Unit

Number of Counties/Assessing Units Exhibiting Vertical Equity
Progresive Neutral _ Regressive

No.of No. of No. of
No.of Assessing No.of Assessing No. of - Assessing
Property Type Counties Units  Counties Units Counties Units

‘Residential 0 16 49 646 4 145
All Property 21 328 24 334 ) 147
Summary

Three years ago we pubhshed the results of calculatmc coefficients of
dispersion for residential properties only from the 1978 market value survey.
Since then we find some improvement in the quality of assessment practices in
the State: from a median coefficient of 22.54 (1978) to one of 19.99 (1980)
indicates an average improvement of 2.55%. Frém only 65 assessing units
meeting the 10% SBEA standard for res‘identi’al assessments (1978), we find 118
“in 1980 (including the 17 assessing ﬁnits i:mproving their rolls by a factor of at
least 15% in some subsequent year). These results are heartening.

As indicated in the text, though, substantial room remains for
improvement. We have found, once again, that the guality of assessment
practices is‘lik‘ely to go up with full value assessments. Greater equity comes
from having every parcel éssessed at‘ the same (uniform) percentage of value.

That equity is more readily apparent when the percentage used is closer to 100%.
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‘The following table summarizes New York State's "typical" level of

dispersion around the calculated median assessed value ratios:

Coefficient of Dispersion

SBEA Municipal Parcel
Property Type Standard Level (1) Level (2)
Residential Only '10.00% 19.99% 17.61%
All Property 15.00% 27.96% 28.37%

(1) Statewide median assessing unit COD (404th of 807 assessing units).
(2) Statewide median COD weighted by number of parcels per assessing unit.

The statewide municipal level coefficient of dispersion is derived by
arraying eac;h of the 807 assessing units' wei.ghted average coefficients of
dispersion in ascending order and selecting the coefficient of dispersion of the
middle (404th) assessing unit.

The statewide parcel level coefficient of dispersion is determined after
summing the total number of parcels which are represented by the samples used
in the study. The coefficients are arrayed in ascending order, each one being
counfed as often as the number of parcels each represents. The statewide parcel
level coefficient of dispersion is the value celculated for the assessing unit
containing the middle parcel. For example, 2.9 million residential parcels are
represented. The assessing unit containing the 1.45 millionth parcel has a

coefficient of dispersion of 17.61%: the statewide parcel level number listed.
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APPENDIX A:
COUNTY BY COUNTY LISTING OF
COEFFICIENT OF DISPERSION AND

INDEX OF REGRESSIVITY BY ASSESSING UNIT

Definitions

Parcel Count:

Sample Size:

Assessment Ratios:

Low:

Median:
High:

C.0.D.:

I.R.:

Ma_rket Value Ratio:

The number of residential or all property parcels listed on
the assessment rolls used in the 1980 SBEA market value

survey. Some parcels (e.g. wholly exempt) excluded from
the sample in each assessing unit.

The number of appraisals conducted for the 1980 market
_value survey (residential and all property classes).

Lowest observed assessment ratio (aessessed value divided
by appraisal vglue) within the assessing unit.

The weighted median of observed 1980 market value

survey assessment ratios (see Appendix B for method
used). '

Highest observed assessment ratio within an assessing
unit. -

Weighted coefficient of dispersion where each parcel
appraised within the 1980 market value survey is weighted

to produce an equally likely chance of its being selected
(see Appendix B). '

Index of regressivity, defined as the mean assessed velue
ratio divided by the weighted mean AV ratio.

Prevailing assessment percentage derived from the

weighting procedures used in the establishment of
equalization rates. oo
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APPENDIX B:

WEIGHTED COEFFICIENT OF DISPERSION COMPUTATION FORMULA

The coefficients of dispersion contained in this report are galculated from
the estimates of market value (appraisals) derived by the New York State Board
of Equalization and Assessment's 1980 market value survey. The coefficients are
"weighted" due to the selection procedures employed by the SBEA in choosing
the properties to be included in the survey: & stratified random sample.

When the SBEA selects a sample of properties to include in a survey,
preliminary sorts are made of each assessment roll so as to segfegate properties
into classes. Each broad use class from an assessment roll ean be viewed as a
list of the properties contained within that property class. . These lists are
further subdivided into a number of assessed value intervals and, where
appropriate, into political subdivisions such as villages within towns. Each of
these political or assessed value subdivisions of the overall list of ‘residential
properties is a stratum, and the strata contain unequal numbers of properties.
Random sampling from each stra£um will brod‘uee examples of the assessment
practices found, with the assessed value ratios (assessed value divided by
appraisal value) "representing" different numbers of parcels. Because of the
differences in the representativeness of each sampled parcel, weights are
attached 'to each assessed value ratio so as to distribute the "representativeness”
uniformly over the entire property class.

The general formula for a coefficient of dispersion around the median is:

(1.) cop = 100 ki /R - RmL]
Rm n-1
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COD = coefficient of dispersion (median);

R, = median assessed value ratio;
R, = observed assessed value ratio (one for each sampled property); and
n = number of properties sampled.

This general formula is usually applied to sales, where the representativeness of
each sale is unknown (assumed to be randomly distributed across the population
of properties). When the representativeness of each _sampled parcel is knowh, we‘
can correct the formﬁla by weighting each of the observed assessed value ratios
as follows:

Let W, =Dy / S5 where:

w; = the weight of every sample drawn from the ith stratum;

p; = the number of parcels in the ith stratum; and

s; = the number sampled in-the ith stratum. »
This weight is caleulated for each stratum, and is identical for all sgr_ﬁpled
parcels within it. With i signifying the count of strata, let j be the nlumbver.
sampled within a given stratum. An assessed vaiue ratio for a given observation
will be Rij. As in the case of formula (1.), above, we must calculate the absolute
difference between Rjj end Ry, correcting the weight gssigned to each
observation by dividing by the mean weight, w. For all j observations within
each of the i strata, the formula for the weighted coefficient of dispersion

around the median becomes:

(2.) cop = 100 i
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The procedure for ealculating the weighted coefficient for each assessing
unit entails:

1. Calculate the assessed value ratio (Rij)\for each parcel by
~ dividing the assessed value by the appraisal value.

9.  Array the assessed velue ratios from lowest to highest within
each assessing unit.

3. Calculate the weight (wj) for each sampled parcel and the
: average weight (W) for the assessing unit.

4. Normalize the weight of each sampled parcel by dividing by w.

5. Select the median assessed value ratio (Rm) from the weighted
list (length of list equals the total number of parcels sampled).

6.  Apply the computing formula (2., above).

1t is important to note that the median assessed value ratio will not
nec‘essaéily be the same as the median of the sampled ratios (e.g., the median
from step 5 above, will not necessarily produce the same result as selecting the
median from step 2). Instead, the median from the "weighted" list of appraisals
is used, where the sum of the weights will equal the number sampled.

Tor cases where the stratification process is -embedded even further, such
as multiple portions within an assessing unit, the caleulations embodied in the
computing formula entail additional subscripts; However, the general form of
the equation remains the same. In this manner we can statisticelly correct, to
some degree, the deficiencies built into the sampling procedures and construct a
measure built upon equally-likely selections of each parcel from an assessing
unit.

In general, the Qalculation of coefficients of dispersion by means of this
procedure will produce .i_g_w_gg}coeffiéients than a sales-based calculation. This is
due to the problems listed in the text concerning sales reporting in New York.

Sales will generally produce & greater amount of dispersion around the median



100.

value due to the inereased probability of including disparate assessed value ratios

from the assessment roll. In a comparison of techniques using sales and survey

results ("Sales Versus Appraisals: Measuring the anlity of Assessment in New
York State," presented to the International Association of Assessing Officers
annuel meeting, Hollywood, Florida, October 1984), the sales-based coefficients
of dispersion, with larger numbers of assessed value ratios, produced generally
higher coefficient of dispersions. If, by echance, the properties selected by the
SBEA sampling procedures are more diverse than the essessment roll as a whole,
the coefficient of dispersibns caleulated as in this report will have higher values
than warranted. In general, however, the values listed in the report are
conservative estimates of the overall dispersion to be found on the assessment
rolls. |

Some states have produced coefficients of dispersion from an even more

conservative formula, using interquartile deviations as the basis for the

caleulations. This method is more appropriate as an estimate of the dispersion

when the distribution of assessed value ratios contain values not indicative of
assessment practices (e.g., using sales files where sales do not reflect actual
value, as in sales between relatives). The interquartile deviation method
diseards the values obtained in the lowest and highest fourths of the list of
ratios, thereby producing lower estimates of dispersion than when each deviation
from the measure of central tendency is calculated. Since the SBEA survey does

not contain these "untrustworthy" data, all deviations from the median are

ineluded in the caleulating formula.








