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% Town of Greenburgh, New York,
Town Assessor’s Office

Town Overcomes Decades-0ld Valuations and e Industry: Municipal Government
Anxious Property Owners with CLT Appraisal Services e Location: Town of Greenburgh, New York

Organization Profile

e Population: 90,000
e Tyler Client Since: 2014

Challenges

The Town of Greenburgh, New York, is located approximately 23 miles north
e Parcels on Assessment Roll: 30,000
of New York City in Westchester County. This Hudson River town enjoys a _ _
o . _ e Tyler Products Used: CLT Appraisal Services™,
rich history that dates back to the American Revolution, and many of the iasWorld®
area’s structures and monuments are found on the National Register

of Historic Places.

While the locals treasure their storied past, the Town of Greenburgh
assessor’s office was in possession of one historical collection that
presented them with a lot of challenges — the hundreds of 60-year-old

property record cards from the last town-wide reassessment.

Because there were never any follow-up reassessments, Town Assessor
Edye McCarthy and her staff continued to recognize the valuations
established during the 1956 initiative. That meant properties in the

area were officially worth about 3.09 percent of their true, current

market values. .. Clt appraisal services

..
a tyler appraisal & tax solution



In Their Own Words:

“Tyler was so responsive throughout the
reassessment. When | called or dealt with
anyone at any point in the day or night,

they were quick to respond. If | asked them

to attend a public meeting, Tyler was there,

ready to address the crowd and answer any

questions they may have had.”

— Edye McCarthy, Town Assessor,
Town of Greenburgh, New York

The office staff also worked with an antiquated recordkeeping
system that didn’t include a computer-assisted mass
appraisal (CAMA) function or provide capabilities to capture
digitized property files. Because their software couldn’t
perform calculations, they had to complete assessments on a
per-parcel basis in Microsoft® Excel. Assessors needed almost

half an hour to value a single parcel.

The assessor’s office rarely reassessed properties. They could
only inspect them when the town granted owners a building
or demolition permit. Even then, there were limitations to
adding a contributory value to the total assessment based on

improvements made to the property or structure.

To add to the confusion, both taxpayers and the assessor’s
office had to work with multiple layers of local government,
a common practice with New York state municipalities. Six
villages and several neighborhoods within Greenburgh hired
independent assessors to appraise properties for their own

tax rolls. Property values in those records often conflicted

with the town’s.

Over time, taxpayers became more concerned about the
inequity in property values caused by the inclusion of
outdated and conflicting assessments. During the annual
appeals process, property owners challenged 10 to 12 percent
of the assessment roll. Commercial property owners often
dealt with a backlog in their appeals, which meant they
could contend with five to six years of contested valuations

at a time. By the end of the annual appeals process,
approximately $10 million in refunds were being paid out by

the town, county, school, villages and fire districts every year.

Solutions

Other nearby municipalities struggled with the same
challenges as the Town of Greenburgh. Together, they formed
the Multiple Municipal Reassessment Consortium (MMRC) to
help build support for a new reassessment initiative among
peers, politicians and taxpayers. The communities combined
all their parcel counts into a unified group to achieve
economies of scale. Then, the consortium invited companies

to provide bids to reassess all the combined parcels.

McCarthy and her team secured the support they needed
and partnered with Tyler's CLT Appraisal Services to execute
a town-wide reassessment. The CLT leadership team alone
brought more than 200 years of experience to the table and
put it to work to restore something that had been elusive to
the Town of Greenburgh since 1956 — property valuations

that were fair, accurate, equitable and easy to defend.

The town also began implementing Tyler's iasWorld CAMA™
software — the industry’s most robust mass appraisal
solution — to capture and work with the soon-to-be-updated

property data.
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Q2: How will reassessment affect my taxes?
A2: By tsel, a rea ot increas,
tax revenue; it merely redistributes the tof)
more fairy.Some owners will see increases,
will see decreases. The amount of total tax
wil remain the same unless budgets ard
Reassessment tself is revenue-neutral,

Q3: What s the first step in your process?
aspects of reasst
urate data possible. THiS .
achieved by performing physical inspections. We wil do
this by using data collectors and by inspecting every
property in the Town of Greenburgh,

Q4: What will a data collector do when he/she comes to
my property?
Ad4: Here are a few examples of what the data collector will

se, etc.; verly et
sales if any; ask permission to view the interior of the
property to determine the quality and condition of the
dwelling. He/she will NOT be collecting any Information
on personal property, such as artwork, furiture, home
décor or appliances.

Q5: How will T know when data collectors are scheduled

to be in my neighborhood?

AS: This brochure is being mailed to al property owners in

re we anticipate visiting each

Local police and the assessor wil receive

advanced schedules lsting the streets where Tyler staff

wil be working. The lists wil be avaiable at
MMRCtertech.com as wel.
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Q10: What if I'm not home when the data collector visits?
A10: Data collectors will inspect your property, including
measuring the exterior during the day and/or early

I you are ot vt

e,  second visit wil

I you are not avaiable after the

| %
Wector inside?
S are ok obigated to alow
on property, interior nformation
York Site guidelnes so
if they camnot be

epsite 11D

weben
enel SO

\
lintments be available?
\

8 to review the data
\
I col
W\er ma: details me
delvered starting in
ed to correct any data
being placed on your property.

Q14 How will the value of my property be determined?
A14: Based upon the data collected during the inspection of
Your property, Tyler appraisers will utize a computer-
assisted mass-appraisal system and current economic
Information to_estimate your property’s current market

value.

Q15: When and how will I find out my new value?

A15: Notice of new tentative values will be mailed to all
property owners around March 1, 2016. The notice wil
show both your old and new assessed values. The notice:
Wil aiso give Instructions on how to contact Tyler to
schedule a meeting with an appraiser to discuss the new
value.

You call for an appointment to complete the interior
porton of the inspection,

PLEASE NOTE
Data collectors have been trained to identlty and record
pecessay oty rsctoreies oy g sty
however, they will not be able to
newor commons g raper vl orsee

For more ‘Frequently Asked Questions’ please visit
MMRC tylertech.com

Q16: What if T
A16: Informal value review meetings will be conducted by

change the value based on the information you presen.
You wil be notfied of the determination made following

formal appeal may be fied with the Assessor’s Office in
June 2016,

The Town of Greenburgh’s assessor’s office and CLT sent brochures
to taxpayers announcing the reassessment and upcoming town
meetings. They also provided FAQ’s about the project.




During the iasWorld CAMA implementation, the CLT team
conducted software training for the assessor’s office staff,
along with other assessors from affiliated communities
within the MMRC. They also made the necessary adjustments
to ensure the software could handle the unique needs of

the Town of Greenburgh. Because there were no sketches

in the old system, CLT created new ones for each property.
They handled mapping and updated sales permit history,
photography and other forms of data. As data collectors
returned from the field, the team entered the new property

information into the town’s new iasWorld CAMA solution.

The iasWorld team focused on adjusting the exemption
functionality and calculations in the Assessment
Administration (AA) function of iasWorld CAMA. AA is the core
functionality that addresses the need to collect and store

data and review exemptions.

As the basis for the regression models they were building
for Greenburgh, the CLT team used models developed by

Dr. Richard Borst, Tyler’s senior research scientist, for
consortium member Ossining, New York. They worked closely
with Borst to refine their base models and to conduct

statistical analysis.

e (LT introduced an MMRC reassessment website with individual pages for
participating communities, including the Town of Greenburgh.




Together, they met with the assessor’s office to explain the
philosophy behind regression modeling and discuss how it
accounts for the many variables and differentials between

two similar homes, such as pools, decks, outbuildings and
finished basements. As a group, they determined neighborhood
boundaries, which comps to select in each neighborhood,

how many models to use, and which variables to consider

and constrain.

Results

In the end, the Town of Greenburgh assessor’s office, CLT
Appraisal Services and the iasWorld team delivered a successful
reappraisal initiative. For the first time in 60 years, McCarthy
and her staff worked with property valuations that reflected 100
percent true market values. Town administrators also pledged to

maintain values at 100 percent with regular reassessments.

By implementing iasWorld, the assessor’s office could calculate
accurate and equitable property valuations in a quarter of the
time it previously took. The staff enjoyed the flexibility of the new
software and how the built-in models captured a more consistent
base of values — making it much easier to explain and defend

updated property values to taxpayers.

In a typical year, Town of Greenburgh property owners file 2,800
to 3,000 appeals from a total parcel count of 30,000. After the
first town-wide reassessment in 60 years and the introduction of
property valuations that reflected 100 percent market value, only
3,200 property owners filed appeals. Because the new valuations
were so easy to defend, a larger number of appeals failed to
move past the administrative phase. McCarthy anticipates that

the volume of appeals will greatly decrease in the coming year.

The villages within Greenburgh also adopted the town’s new
valuations, ensuring all local property records contain consistent
values. Taxpayers are now saving approximately $120,000

a year because tax dollars are no longer needed to fund

independent assessments.

As a testament to the accuracy of CLT’s property valuations,
many homes that have gone up for sale since the reassessment
are selling at prices that are surprisingly close to the values that

the town staff and CLT’s expert team calculated.

The assessor’s office is also increasing transparency by providing
unprecedented access to the town’s property inventory and
valuations on the MMRC website. Taxpayers can review new

property valuations, property characteristic overviews, sales

history, sketches, photography and more.




McCarthy and her staff look forward to other benefits of the iasWorld

CAMA solution, including the ease in which the state, county, school,

village and town can complete needed reporting. All five entities can
create reports at the same time, significantly speeding up this once

time-consuming process.

The town anticipates that the successful reassessment initiative
and the new iasWorld software will help it achieve long-term budget
stability, reductions in assessment appeals and tax refunds and,
most importantly, ongoing fairness and equity among valuations.
Now, everyone pays their fair share in taxes in the Town of

Greenburgh, New York.

CLT Appraisal Services Has Been
Setting the Standard Since 1938

The Town of Greenburgh assessor’s office accomplished a successful

reassessment project because they understood the importance of fair

and equitable property valuations, transforming their accuracy and

efficiency with the iasWorld CAMA solution and choosing an industry-

leading partner that has been conducting property reassessments

across jurisdictions both big and small for nearly 80 years.

CLT Appraisal Services is the country’s only national mass appraisal
services company with expert staff who specialize in appraisal
services, property valuation, market modeling and analysis.

CLT provides both traditional services — including data collection,
data entry, valuation, review and appeals — and technologically
driven services — including street-level imaging and CAMA sketch

and data verification.
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If Tyler software implementation is part of the jurisdiction’s solution,
CLT won't just collect and input property data. They provide their
expertise and work alongside the appraisal and tax offices to identify
and modify their Appraisal & Tax Solutions to meet the unique needs
of the jurisdiction. The CLT team also understands the industry and
has experience working in all brands of CAMA software. That means
they can work with any line of software to ensure clients have the

smoothest and most efficient reassessment process possible.

Get Started Today

Contact Tyler to learn more about these and many other best-in-class
Appraisal & Tax Solutions.

N CcALL
% 800.800.2581
EMAIL

at.sales@tylertech.com

Al VISIT
— \www.tylertech.com

tyler

technologies

Empowering people who serve the public®



