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What is a Reassessment? '/A‘A AP

® 53 PaC.S. § 8802 Definitions:

¢ "Countywide revision of assessment." A change in the
established predetermined ratio or revaluation of all real
property within a county.

¢ "Established predetermined ratio." The ratio of assessed
value to market value established by the board of county
commissioners and uniformly applied in determining assessed
value in any year.
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What is a Reassessment?

IAAO Glossary 3 Edition:

Reassessment — 1) A revaluation of all property of a specified class or classes
within an assessment district directed upon a lawful finding that a prior assessment

was too faulty to be corrected through usual procedures of review and
equalization; and 2) Revaluation of all real property by assessing authorities, as
uished from assessment on the basis of valuations most or all of which were

distin

estabﬁshed in a prior year. See Reappraisal Cycle and Revaluation.

Reappraisal —The mass apﬂraisal of all property within an assessment jurisdiction
accomplished within or at the beginning of a reappraisal cycle. A subsequent (and
possibly periodic) mass appraisal of all property of a specified class or classes within
an assessment jurisdiction. Factors considered may include changes in physical
condition, use, or the market. Also called Reassessment or Revaluation.

® Revaluation— Sometimes used interchangeably with a reappraisal of property, a

complete reappraisal of real property as of a specified date. See Reappraisal and

Reappraisal Cycle.

VWWAAP

How do Counties Reassess?

® CAMA Systems and Mass Appraisal
® Modern reassessment relies on Computer-Assisted Mass
Appraisal (CAMA) to ensure consistency, transparency, and
defensibility.
® IAAO’s Standard on Mass Appraisal emphasizes:
® Model calibration
® Data quality

¢ Sales validation
® Uniform application of procedures

VWWAAP

® 53 Pa C.S.§ 8842(b)(2) - Except as set forth in paragraph (2), the following

Valuation of Property

apply:
® (i) In arriving at actual value, the price at which any property may actually have been
sold, either in the base year or in the current taxable year, shall be considered but shall

not be controlling.
*® (i) The selling price shall be subject to revision by increase or decrease to accomplish

equalization with other similar property within the county.
® (iii) In arriving at the actual value, the following methods must be considered in

conjunction with one another:
* (A) Cost approach, that is, reproduction or replacement, as applicable, less depreciation

and all forms of obsolescence.
® (B) Comparable sales approach.

* (Q) Income approach.
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Constitutional Requirement '/A‘AAP

® The Pennsylvania Constitution as interpreted by the courts
provides the primary and most important standards for use when
considering the fairness and equity of real property valuesin a

county.
® Article VIII Section 1 of the Pennsylvania Constitution provides

that:
“All taxes shall be uniform, upon the same class of subjects,

within the territorial limits of the authority levying the tax, and
shall be levied and collected under general laws.”

Constitutional Requirement '/A‘AAP

® The Pennsylvania Supreme Court ruled in 1909 :
“While every tax is a burden, it is more cheerfully borne when
the citizen feels that he is only required to bear his proportionate
share of that burden measured by the value of his property to that
of his neighbor. This is not an idle thought in the mind of the
taxpayer, nor is it a mere speculative theory advocated by learned
writers on the subject; but it is a fundamental principle written into
the Constitutions and statutes of almost every state in this

country.”
* 5 Delaware, Lackawanna & Western Railroad Company's Tax Assessment (No. 1), 73 A.

429 (Pa. 1909)

Base Year Assessment System '/A‘A AP

® Base Year - The year upon which real property market values are based for
the most recent countywide revision of assessment of real property or other
prior year upon which the market value of all real property of the county is
based for assessment purposes. Real property market values shall be
equalized within the county and any changes by the board shall be
expressed in terms of base-year values.

Market Value and Percent of Assessed Value - Each county chooses
whether to value real property based on current market value (i.e., based on
today’s dollar value) or on a base year The county also selects the
percentage of market value at which property will be assessed.




Base Year Assessment System '/A‘_»?A AP

® “Prior to 1982, Pennsylvania's assessment laws required that each
county assess real property every year based on its current fair
market value — no doubt in order to avoid the disparity described
above. ....In practice, however, most counties did not comply with
the annual assessment requirement. In 1982, the assessment
laws governing the different counties were amended so as to
allow counties to utilize either a current market value method or
to adopt a base year market value method in arriving at
the assessed value of each property in the county.”
® Source: Clifton v. Alleghen County, 969 A.2d at 1203

® Pennsylvania’s base-year system is unique and problematic.
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Base Year Assessment System %A AP

® Court Cases — GM BERKSHIRE HILLS LLC AND GM OBERLIN BERKSHIRE HILLS
LLC, Appellants v. BERKS COUNTY BOARD OF ASSESSMENT AND WILSON
SCHOOL DISTRICT, Appellees (2023 pa. LEXis 272 *; 290 A3d 238)
® The Court held that assessment appeals tending to enhance uniformity did not
otherwise violate the Uniformity Clause, Pa. Const. art. VII, § 1, so long as they
are undertaken based on neutral factors such as those used by the School
District in the case.
® "l write to suggest a legislative remedy for what is, in my view, the underlying
problem in many - if not most — matters challenging individual property
reassessments, i.e., stagnant, artificially low overall property values in a taxing
district resulting from infrequent, sometimes decades old, countywide

property assessments.”.... "And, because an indefinite base year assessment
cannot capture and reflect market fluctuations and other

method obvious!

trends affecting ?ll.lture property values, in my view, the legislature would do
well to repeal its indefinite use, and enact an assessment period encompassing
asound interval of years.” - Justice Dougherty

11

Base Year Assessment System %A AP




® Source: https://storymaps.arcgis.com/stories/33acgoe8943fse29bs 2fcbbsiz4seef2
ublished 8/3/2022
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Base Year Assessment System WA‘ AAP

® Extended periods of time between reassessments can lead to a
lack of uniformity and vast inequities in the property tax burden.

® Unlike most states, Pennsylvania doesn't have requirements for
cyclical property reassessments.

® Property reassessment cycles that are tied to statistical
performance and time between reassessments are measures
that have been proposed and supported for many years by the
County Commissioners Association of PA(CCAP), and the
Assessors Association of PA (AAP), and the Pennsylvania
Association of Realtors (PAR).
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Base Year Assessment System WA‘ AAP
® A Review of Pennsylvania — B
2024 STEB Data.
s
15
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Time as a Factor

® Market value changes can accumulate quickly:
® Tioga County Reassessment 2023 for 2024 tax year, 2024 CLR

83.79
® Monroe County Reassessment 2019 for 2020, 2024 CLR 45.47

® IAAO recommends annual market adjustments and full
revaluations every 4—6 years to maintain accuracy.

® Pennsylvania’s long intervals (10-50 years) create
systemic inequity, especially between older and newer

construction.

16

Time as a Factor
® In November 2016, the Local Government Commission of the
Pennsylvania General Assembly formed the Assessment Reform Task
Force due to recent assessment-related litigation, and reported
inconsistencies and inequities.
® In addition to several pieces of legislation, several manuals and guides
were created and adopted as best practices by the AAP & CCAP

® Assessment Office Public Relations: Building a Spirit of Cooperation and

Understanding with the Public
* Data Collection Standards
® Pennsylvania Property Assessment: A Self-Evaluation Guide for County

Officials
* Model RFP and Contracting Guidelines for County Reassessment Services
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Time as a Factor

® Valuation of Property Limitations:

® 53 PaC.S.§8817. Changes in assessed valuation.
(a) General rule.--In addition to o_ther authorization provided in this chapter, Fhe assessors

. The recording of a
ses until lots are sold
v "

fi real pr r
stitute grounds for ass
inting of 2 bu

I I
subdivision plan shall not con essment increa
or improvements are installed. i

P attRi sact

® "Normal reqular repairs." The term shall include:
() The repair or replacement of materials or components of property features

for the purpose of maintenance.
(2) The replacement of existing property features with new versions reasonably
similarin function, quality, material and dimension.

18
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Time as a Factor

Spot Reassessment Prohibition
® New or omitted improvements including houses, mobile homes,

additions, and outbuildings are added to the assessment rolls
using the same base year rates and methodology.

® Market Value changes due to economic conditions that result in
the increase or decrease of property values cannot be realized

until the next reassessment.
® Changes based on Sale Price are not permitted.

¢ Judgement errors are not correctable.

19

Statistical Studies

® Sales Validation:
® County Assessment Offices are
required to submit sales to the State
Tax Equalization Board on an annual

basis.
® Each transfer has to be reviewed by the

Assessment Office to make a

determination of a sales validity(arms-

length sale)
® Process involves deed review, review of

sales listings, sales verification forms,
and onsite inspections.

20
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Statistical Studies

Adopted as best practices by the AAP
3 Pennsylvania Property Assessment:

Board of Governors and the CCAP
A Self-Evaluation Guide
For County Officials

Board of Directors on July 13, 2018

and August S, 2018, respectively.

PA Local Government Commission
Assessment  Reform  Task  Force
documents available for download on
CCAP’s website:

reports-and-resourc nent-

reform-task-force

ure 13,2018

21
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Statistical Studies
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Statistical Studies

APPENDIX C
An Overview of Sales Ratio Studies’

s
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APPENDIX D
Steps in Conducting a Ratio Study

Step 1: Define Purpose, Scope and Objective ATPENDIKE
Ratio Study Standards
mentoring of 5
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Statistical Studies WA‘AAP

Ratio Study — A statistical study of the relationship between appraised or
assessed values and market values; based on an analysis of the ratio derived
by dividing the appraised or assessed values of property by the market
values of such property. Sale prices or independent appraisals are used as

proxies for market values.
The two primary sales Ratio Studies that provide measurements of equity

and uniformity of assessed values:
*® Price Related Differential

*® Coefficient of Dispersion
Both ratio studies are based on the Assessment to Sale Ratio

(Assessment/Sales Price)
Level of Assessment —Common Level Ratio (CLR)

24
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Statistical Studies WA AP

® Tioga County Study:

\Prﬂpert_v Assessment Report

Tioga County Pennsylvania

Draft - 372972016

Prepared by: Joshua S. Zeyn, CPE

To: Tioga County Commissioners

25

Statistical Studies '&‘A AP

® Common Level Ratio (CLR) — The ratio of assessed value to current market value
used generally in the county and published by the State Tax Equalization Board on
or before July 1 of the year prior to the tax year on appeal before the board under
the act of June 27, 1947 (P.L.1046, No.447), referred to as the State Tax Equalization
Board Law.

* Represents the Median Level of Assessment for the entire county based on one
years worth of sales data

* Assessed Value/Sale Price = Assessment to Sale Ratio or ASR

* $90,000(Assessed Value) / $100,000 (Sale Price) = 0.90 or 0%

® Used in Assessment Appeals
® Market Values produced by the State Tax Equalization Board
Realty Transfer Taxes — CLR Factor

26

Statistical Studies

® Tioga County Study: Level of [ tomcouny 1 haies 20012020
Year Ratio _Courny Millage
Assessment —-STEB Common Level [0 202 13| Reassessment

) 2002 343 3719
Ratio (CLR) 2003 504 3778
2004 8486 475
. e . 2005 799 5.75
IAAO Definition: Level of e e T
Assessment — The common or 2007 73 575
. p 2008 707 555
overall ratio of 1 values to 2009 7.7 578
2010 738 6.75
market values. o = S
- " 2012 61 6rs
® STEB Ratio Now Based on Median 2013 618 sy
2014 707 65
2015 705 6.75
[ 2016 735 675
[—2om 0.1 675
2018 663 6rs
[ 2019 60.1 6.75
{ 2020 58.3 6.75

27



Statistical Studies '/A‘A AP

® Tioga County Study: Level of Assessment

Residential {IUC 101) Assess

rict- 112017 - 123113020
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Statistical Studies '/AYA AP

® Coefficient of Dispersion — (COD). The COD measures the average
percentage deviation of a group of ratios from the median ratio. This
should be used as the primary measure of uniformity. The COD is

calculated by dividing the average absolute deviation (AAD) by the median

assessment/sale (A/S) and multiplying by 100 to convert the number to a

percentage.

*® Provides a measure of assessment uniformity

* COD measures the average percentage deviation of the A/S ratio of each property sale to
the median sales ratio.

* IAAO Standards: Residential COD's 15 or less, and newer homogeneous areas, 10 or Less.

29

Assessment Performance '/&‘A AP

*® Coefficient of Dispersion

Lower COD=Less dispersion, uniform values Higher COD=More dispersion, uniformity problems

30
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Statistical Studies @AAP

® Tioga County Study: Coefficient of Dispersion (COD)

* COD of the 997 residential sales was 32.96.

Residential (LUC 101) COD By Distriet - 1/1/2017 - 12/31/2020
(sales Count25)

il
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Statistical Studies @AAP

¢ Tioga County Study: (COD OF 997 Sales was 32.96):

Assessed Values of 23 Residential Parcels {101 LUC) that sold for $125,000
from 1/1/2017 - 12/31/2020

sias0

s
e
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Statistical Studies @AAP

County Taxes for 23 Residential Parcels (101 LUC) that sold for
$125,000 from 1/1/2017 - 12/31/2020

® Tioga County Uniformity
Example:

ane

s

The County tax levied ranges from $289.71 to $815.40, or a difference of $525.69.

33
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Statistical Studies @ AA

Comparison of Assessed Valua 1o Sale Price for 221 of the 997 Residantial Sales from 1/1/2017 -
12/31/2020 that fal vithin 15% {$107,100-§144.900) of the hMedian Sales Price of $126,000.

® Tioga County
Uniformity Example: ...

Assessed Value range of $31,260 to $142,970 with an ASR range of 23% - 110%

5/4/2026
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Statistical Studies %A AP

*® Tioga County Uniformity Example:
Comparisan of Assassed Vol
12/31/2020 that fall within 15

viea for 221 f the 997 Residential Sales from 1/1/2017
7,100-5144-900) of the Median Sales Price of $126,000,

Based on the current CLR of .601, if all properties were assessed at the same Level of
2% of the Sale Price) the Assessed Value range would be $64.408 £0 $87.08¢,

35

Statistical Studies @A AP

* Tioga County Uniformity Example:

Residential (LUC 101) Duplieate Sale Price Analysis - 1/1/2017 - 12/30/2020
Assessed Value
sale Range County Tax Range (6.75 mills) | Actual County | Estimated County Tax Based on

Sale Price |Count| _Low High Low High | Tax Ditference | Sales Price = 5P x
125,000 | 23§ 42,920 5120800 [ 28971 S 81500]§ 52569

$100,000 17 39,720 90,950 268.11 613.91 345.80
515,000 [ 17]$ 65,200 | 114,690 44010 | 77416 334.06

$150,000 60, 145,850 41040 [ § s8a.09 57409

$120,000 | 15[ 5 41,580 | $122,100 28067 | § 82818 543,51

5105000 14]§ 53,0805 91,220 358.02 | § 61587 257.85

[s145000| 14]5 58870 $112.260 397.37|5 757.76 360.38

|'s 60,000 | 14| $ 33,350 $ 97.870 22538 | §_660.62 435.24

5130000 14]$ 48680 | $139,030 32859 |§ 93845 609.86

$160,000 | 13| § 62,690 | $117,170 42316 § 79090 367.74

$170,000 | 13§ 70,010 | $120,360 472.57 | § 8123 339.86

3140000 | 138 52780 $142970 356,27 | §_965.05 608.78

36
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Statistical Studies WAAP

® Price Related Differential (PRD)
* Provides a measure of inequity in property assessments by looking at the differences
in the assessments of low-value and high-value properties.

* |AAO standards for PRD are .98 t0 1.03.

5/4/2026
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Statistical Studies WAAP

® Price Related Differential (PRD) Tioga County Example: PRD 1.20

® A PRD of 1.20 means that the assessments are regressive, low-value
properties are assessed at a greater percentage of value than high

value properties.
® Toillustrate, the median sales price of the 997 residential sales was
$126,000, the average Assessment to Sales Ratios below and above the

median are shown below:
Median Sales Price: $126,000
Average ASR below Median: 0.87 or 87%
Average ASR above Median: 0.58 or 58%

38

Statistical Studies WAAP

® Tioga County Uniformity Example:
® How did we get there?
® Appeals
® Changes in the market over the last 20 years including appreciation and
depreciation of properties.
® Undocumented changes to individual properties.

® Non-correctable judgment errors during 2001 reassessment, new
construction valuations, and maintaining uniformity.

39
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Undocumented Changes @AAP

Discovery of Improvements/Demolitions
2008 Aerials

2011 Aerials

2015 Aerials
T e

[ ik i :
®
|

"

® Example1

i

® Received phone call in 2014

41

Undocumented Changes @A_AP

Discovery of Improvements/Demolitions

2015 Aerials
® Example 2 o

® Desktop Review 2021

42
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Undocumented Changes %AAP

Discovery of Improvements/Demolitions

2011 Aerials 2015 Aerial 2006 Photo
§

® Example 3

Current Photo

® Sale Listing Review 2021

5/4/2026
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Undocumented Changes WA’AAP

Discovery of Improvements/Demolitions
2011 Photo 2015 Aerials

® Example 4 I
- 0
s W0

¢ Desktop Review 2019

44

Undocumented Changes WA’AAP

Discovery of Improvements/Demolitions
® Why are building permits important?

® Safety

Tax Dollars - The County, Townships, Boroughs, and School Districts rely heavily on

real estate taxes to fund operations and programs.

* Without and increase in the Tax Base, if additional revenues are required, and
reducing the budget isn't and option, the only option is to increase the millage rate.

Other property owners end up paying for, or making up the difference for
undocumented property improvements.

Current Millage County Tax Revenue
Current Taxable Assessed Value (812,332,075 / $1,826,974,029 = 00675 x 1,000 ) (51.826,874,028 x 00675)
Is 12,332,075

s 1,826,974,029 | 6.75

45
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Considerations '/A‘)‘A AP

® The LGC's Self-Evaluation Guide for County Officials included three
approaches that counties will consider when determining how a

reassessment will be completed:
Turnkey —Vendor performs most of the work, most common in Pennsylvania right

now due to limited local capacity.
Hybrid - The county and vendor share project responsibilities.

In-house — County performs the majority of the work, feasible only with experienced

staff and quality data and systems in place.
® Financing a Reassessment/Contract Administration — General Fund,

Reserve Fund, or Bond. (Tioga used Act 13)

¢ Timeline feasibility
® Updating Policies & Procedures

VWWAAP

® Planning and Conducting a Countywide Reassessment - County’s

Readiness to Conduct a Countywide Reassessment:
® Staff. An adequate number of trained assessment staff resources to
perform the assessment function effectively and efficiently. (IAAO

Beginning the Process

recommendation is 1 assessor per 10,000 parcels)
® Sales Verification Process. Current records of valid and invalid sales and

sales monitoring
® Maps and Deeds. Accurate tax maps, land value maps, zoning maps,

abstracts of deeds (designation of wetlands, flood hazard areas, etc.).

47

Beginning the Process '/A‘A AP

¢ Planning and Conducting a Countywide Reassessment - County’s Readiness to

Conduct a Countywide Reassessment:
Property Data Information. Such information may include:
Current uniform property record system of market and assessed values based

on property type, use and neighborhood.

Building permits regularly obtained from the municipalities. Assessment office
staff should review the building permits and physically inspect the affected
The property record inventory should be updated to reflect

properties.
changes.
Land use codes for property type should match the codes used by the Tax

Equalization Division (STEB)
Data relating to claims for tax exemptions, exclusions, abatements,

preferential assessments, etc.

48
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Computer Support YWAAP

The technological tools to assist in the collection and maintenance of

assessment data may include:
CAMA system - Computer Assisted Mass Appraiser software

DBMS system - A database management system
A computer system that supports multiyear processing

.

.

A computer system with GIS capabilities
Field Mobile — Tablet to collect data in the field that is integrated with your

CAMA system
Aerial imagery — this can also include programs to compare imagery with

sketches to highlight missing improvements

Integrated Recorder of Deeds system
UPI implementation for verification of property documents being recorded

5/4/2026
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Computer Support WAAP

® A computer system that provides advanced workflow processing and

management
A computer system that offers the ability to manage document images

and/or photo imagery
Data security and integrity, including an audit trail of changes in records that

.

affect assessment.
Management reports, including ratio reports to monitor some of the factors

.

that may include the need for reassessment.
® County Official Support. The full support of the county governing body
and county administrators is required for successful completion of a

countywide reassessment.

50

Preparing an RFP '/A‘A AP

® Key elements:
® Clear project scope
® Required deliverables
¢ Data standards
® Performance benchmarks
® Model transparency requirements
® Public communication expectations
® Quality assurance protocols
® Penalties for non-performance

51
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Preparing an RFP '/&A AP

® Local Government Commission Assessment Reform Task Force:

MODEL RFP AND CONTRACTING
GUIDELINES FOR COUNTY
REASSESSMENT

SERVICES

Contracting Standards Subsommittee

Steven L Mome, CPE, Chae, Diector of Asssssment and T Clim
Bauphin County

Sonbua By, CPE, Aosatant Chi Assessor
Tioga Courty

by Ay, CPE, Diector of Assessment
Lurerme County

anette M
Local Governe

aich Associate

Baryann targone, PO Project Manager
Bt and France Commitiee

Fenee Reymales, Director
Stste Tax quazacion Board
Prenisyivanis Department of Commrity B Ecomorc Developrment

52

Preparing an RFP '/&A AP

® Model RFP and Contracting Guidelines for County Reassessment Services
Overview:

® The goal of this document is to assist your County to help ensure that your
reassessment is conducted appropriately and implemented successfully.

® The responsibility for defining the products and services to be received
from any Vendor, as well as the time frame for the delivery of those
products and services, rests with the issuing County.

® The Request for Proposals (RFP) will serve as the basis for any subsequent
contractual agreement between a County and a Vendor and will be
incorporated as part of the contract.

53

Preparing an RFP '&‘A AP

® Great care should be taken by the County in the customization of this RFP
so that desired products and services, dates of delivery, and consequences
where stated service levels and/or delivery dates are not met are precisely
and clearly defined.

® The preparation of an RFP and contract should be done with the guidance
of the county solicitor and/or appropriate legal counsel.

® County should make the determination at this stage in the process
whether a contract monitor or 3 party consultant will be utilized for the
project.

54
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Preparing an RFP '/&‘,I\VA AP

® The RFP Section (Pages 1 — 63; Sections 1 through 8) contains suggestions
for customizing a County proposal for products and services from a
reassessment vendor. It is intended that the RFP and vendor responses can
become a part of a contract for reassessment.

The Contracting Guidelines (Pages 65 — 71; Sections 9 and 10) of the manual

contain sample additional contracting guidelines. The contract specifically
sets forth in the body or in an appendix the duties and responsibilities of
each of the parties. It is contemplated that the RFP, contractor’s proposal
and applicable appendices be merged into a contact that accurately

reflects the agreement and understanding of the parties.

5/4/2026
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WAAP

® A Sample Cover Letter to Prospective Vendors is included which includes
instructions to a prospective vendor, including the name of the county, any
pre-proposal meeting schedule, county contact individual(s), bid
requirements and delivery instructions, as well as a county-specific process

schedule. The process schedule county-specific RFP dates.

Preparing an RFP

56

Preparing an RFP

SECTION 1 - INTRODUCTION

County have voted to

g body in a home rule county] of

The Commissioners [or equivalent govern

proceed with a reassessment of all real property in the county to achieve equitable assessments. [There may
: County’s decision to conduct a countywide reassessment that the Coun

f time since the last reassessment, assessment-sales ratio studies,

be other factors contributing
ty will want to include, e.g.

property market shifts.]

This dacument is a request for proposal to accomplish a turnkey project, and the

of related computerized valuation, and tax administration systems. [If the County s secking to conduct a hy
nt, for example a without a Ve ided CAMA system, specify

brid countywide
what services are being sought from the Veador.|

The County intends to solicit proposals from Vendors capable of undertaking and successfully completing a
reassessment of approximately ___ parcels of real property over a__ month period, and conducting such
reassessment in conformance with applicable statutes, regulations and professional standards. The County
intends to select a Vendor that has a successful history of undertaking and completing real property reassess-

ment projects.

VWWAAP

57
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Preparing an RFP %AAP

. Reviewing Vendor SECTION 3 - COUNTY RESPONSIBILITIES

Responses to RFP
— County Project

Management
Tt + Conteact Adeisteatr fspacly n3me and k)

3.1 Project Management Team

rapeesl fbig

The Preject Administrator will have responsivility. wil ¥

*  County Reassessment Committee including but not limeed to:
¢ Vendor Interviews iomatntecinalagy epesenril
L ; CrcmamspciAg
Vendor CheCkHSt Director of Assessment or Chief Assessor
S o e
Coimappbgrerssive

5 Agricuture communiy representative

o Legal community/Bar Association representative

o Appeaiser and/for REALTORD.

The Project Adminsirator, [specify narme and ol willspend ata minimum __ fours per week an this projet

5/4/2026

Reassessment Advisory Committee WA’AAP

Regularly 1 comanmity
@ Proiest.

Membership: Th offcials and
and local

s#ho hisve voluntocred thesr time and expertise in Their espective fiekds o aasist Tices Couaty in the successful
completion of he project.

Tiega County Mz 1 Team;
Tioga Cousty Commisaicoess

Chief Clerk

Assistant Chief Clerk/Risk Manages

Project Administrater Chief Assessor

Adminisrasive Directoe of
i18 Disector

IT Diector
Contract Moator TAAO Coasultant
Project Manager Vision

Tioga County Township Association

Reassessment Advisory Committee %‘AAP

Meetings and Communication: Meetings will be scheduled monthly, or as needed as the project progresses
Meetings will be both in person and or virtual. Project updates will be provided by the Project Administrator on
monthly basis via email regardless of whether an in person or virtual meeting is scheduled.

Reassessment Advisorv Committee Goals:

1. Provide the Tioga County Reassessment Project Management Team with an effective forum to actively

guide the 1 letion of the project,

2. Manage internal lination between county for project b

3. Review and discuss questions, and dations from Local Gy & C ity
Representatives.

4. Review bi-weekly and monthly project status updates from Vision’s Project Management

5. Review monthly project reports from the Contract Monitor/IAAO Consultant.

6. Discuss project timeline, deliverables, milestones, problems. and problem resolutions.

7. Discuss and assist Vision with on going public relations efforts, including: public meetings, media
releases, and responses to arficles and public comments concerning the reassessment

8. Review project data collection phase, valuation phase, and ratio study results produced by Vision, and
the Contract Monitor/IAAO Consultant.

9. Ensure the Successful Completion of the Reassessment Project!
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VWAAP

® Director of Assessment, Chief Assessor (or designee) Participation
¢ This individual should be involved throughout the project.
*® Participate in all informational meetings and attend training sessions.

® Provide the Vendor with “local knowledge," participate in data element selection and
editing, field verification, value analysis, field review and informal review meetings.

Administration of The Project

¢ County Staff Involvement
® The County should determine appropriate staff in addition to the Director of

Assessment/Chief Assessor to assist the project Vendor throughout the project.
® Cooperation with other County Departments

° GIS
-l
° Planning

5/4/2026
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YWAAP

Administration of The Project

® Cooperation with Vendor
® Regular project update meetings
® Problem resolutions

® Public Relations Efforts
® Ongoing record maintenance: New Construction, Ownership

Changes, Subdivisions etc.
® Special Assessments: Clean & Green, KOZ, LERTA, Farmland

Preservation, Recent Appeals/Court Decisions.

62

Administration of The Project

¢ Staffing
¢ County staff, vendor staff, or hybrid

® Background checks and ID badges
® Public notification of fieldwork
¢ Training - IAAO recommends standardized training in:
® Property classification
® Measurement techniques
¢ Data entry standards
® Quality assurance

VYNAAP
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YAAP

Administration of The Project

® Quality Assurance
® Random parcel audits

® Field checks
® Final Review - Chief Assessor and vendor jointly review:

® Outliers
® High-value properties

¢ Complex commercial parcels

® Sales chasing risks

64

Administration of The Project
* Sample Bi-Weeldy

Project Update

65

WAAP

Leverage Information Gathered through the County Evaluation process.
Assessment Office Public Relations:

.
B REEECE Building a Spirit of Cooperation and
® Website Understanding with the Public

¢ Brochures

® Public Meetings

® Social Media

® Advisory Committee
Radio & TV

Reassessment Public Relations

66
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.
Realtors ’/4 ‘ Pennsylvania Association of Realtors

Policy Statement
Property Tax Assessment Reform

Background

Resl proeeey axes hce e an coime o be s prmary soste of fu
The

Pt

P
e cve, e e e e ofcmin g o oy
e e e pecpeny b b b il e

Int

e Leplve ot sppoiscd sk fote o i the
e e prfuions e G, ek
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Reassessment Public Relations @AAP

® Realtors Recommendations

+ Support the erea  self.evahuarion mol when 1o reassess, The slf
evakuation 100l shoukl be compleeed each 1260 18month period

 reassesemenc a lase exery Four t s ycars, but po ter dhan 10 years

spot appeal.

+ Comsider supporting the cractment of 1 separare millage or other funding source, which is carmarked
o cover the cost of fune required eeasscsments.

* Adopea uniform and computcrized mass asscesment sysicm; Al dars collected shoud b omencd by
the county

. opery should ot be the sole lacs for an assessment appeal by 3 eaxing authoriey.

+ Encoursge local association membrs to seck appointment to their local appeals boards and
socoamuncr il appels bosed mcambersare knesledeabis and competent i el st valarion

Create an assessment system, which is revenue neut
decrrasce.

ut allows for furure tax millage inereascs or

*  Encourage the Auditor General to reevaluate the purpase and usefulness of the State Tax
Equalization Boss

o Creaea

uniformity office, which has the surthority o oversee and enfarce eampliance of county
assessment procedurcs

Essablis
issues

2 enalition of Hke-minded groups to cneourage passage of legistation addressing assessment

Approved by PAR Boand of Dircctors
J

Reassessment Public Relations @ AP

Initial .
Start-Up Explaining the goals of the reassessment

Ongoing
Throughout

Data Collection &

Field Review Explaining why and how data collectors will be present.

(o[ TGRS What to expect when you see a new value and
Values how to interpret it effectively

69
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Reassessment Public Relations '/A‘AAP

® Common Misconception: The decision to reassess is made to increase tax

revenue.
® Answer: False — With exception
® Reassessments are required to be revenue neutral under 53

Pa.C.S.A§8823(b)
““...a taxing district levying its real estate taxes on the revised assessment roll for
the first time shall reduce its tax rate, if necessary, so that the total amount of

taxes levied for that year against the real properties contained in the duplicate
does not exceed the total amount it levied on the properties in the preceding year.

The tax rate shall be fixed at a figure that will accomplish this purpose.”

70

VWWAAP

Reassessment Public Relations

¢ 53 Pa.C.5.A§8823(c) - Tax Cap
*® “Final tax rate.—After establishing a tax rate under subsection (b), a taxing district may, by a
separate and specific vote, establish a final tax rate for the first year in which the
reassessmentis implemented to levy its real estate taxes on the revised assessment. The tax
rate under this subsection shall be fixed at a figure which limits the total amount of taxes
levied for that year against the real properties contained in the duplicate for the preceding
year to not more than 10% greater than the total amount it levied on the properties the
preceding year, notwithstanding the increased valuations of the properties under the

revised assessment.”
® Increase Caps expire after 1st year

71

VWWAAP

Reassessment Public Relations

® Example of millage equalization using the Common Level Ratio.
Tioga County
2016 Taxable Assessed Value 2016 Millage County Tax Revenue
S 1,800,000,000 6.75 S 12,150,000
Value After Reassessment
($1,800,000,000/.707 CLR) Equalized Millage County Tax Revenue
S 2,545,968,883 4.77 $ 12,150,000
i County increase of 10%
Value After Reassessment Maximum Millage Increase | County Tax Revenue
2,545,968,883 5.249 $ 13,365,000.00
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Reassessment Public Relations '/A‘AAP

® https://www.tiogacountypa.us/departments/assessment

Announcements

ssment

Resolution No. R-19-23 of 2023
ARESOLUTIGN OF THE GOUNTY GF TIOGA., FROVIDING FOR AN ESTABLISHED
MEANS FOR THE EVALUATION AND DETERMINATICN OF THE UNIEORMITY OF
AD VALORUM REAL ESTATE TAX ASSESSMENT. AND PROVIDING FOR THE
FERIODIC COUNTY-WIDE REASSES SMENT OF PROPERTY TO ENSURE
CONTINUED UNIFORMITY,

Countywide R

5/4/2026

P ———————

Tioga Caumty RassssvamentPrgec Ugase

Reassessment Public Relations '/A‘AAP

® https://www.tiogacountypa.us/departments/assessment

Tioga County
Countywide Reassessment

Links t
the following plas

+  Door Hange

+ Tri-Fold Brochure .

.+ Wellsboro Ga: Tlo_ga Counry
Countywide Reassessment

FroperTyvales. sfecive januaay ), 3022

75
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Reassessment Public Relations @AAP

® https://www.tiogacountypa.us/departments/assessment

TP FURPOSE DA REASSESSMENT & NOT TO RARE TATES: THE PURSDSE
1570 CHEATE AN ECUITTABEE DISTHBUTION OF THE TAX LOWD,

Reassessment Process Ov

o e gl

5/4/2026
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Reassessment Public Relations @AAP

® https://www.tiogacountypa.us/departments/assessment

FAQ

Frequently Asked Questions

Reassessment Public Relations @AAP

® Facebook Page

QUALITY OF
LEADERSHIP IS

INTEGRITY.

78
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Reassessment Public Relations MAAP

® Facebook Page Ads:

Ty [ [Tty |

Frater

Wt 1atey | Mg
[ g

| Semarey | iy [
o sty | vty
soatny | unatey
beter | nitiey | vy
yatey | vty

5/4/2026

Reassessment Public Relations @AAP

® Pre-inspection Mailer

Reassessment Public Relations @A AP

® Data verification mailer —

® Trifold Brochure

81
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Reassessment Public Relations @AAP

® Third Party Consultant Report REASSESSMENT
PROJECT SUMMARY

Tioga County, Pennsylvania

5/4/2026

Reassessment Public Relations WA‘AAP

¢ Tax Impact Analysis

SHANE NICKERSON
COMMISSIONER

SAM VANLOON, 1T
COMMISSIONER

Al CRAWFORD, CPE
ISTRATIVE DIRFCTOR

RICE
COMMISSIONER

PHONE $70-724.9117
FAX S7L721.8118

BOARD OF ASSESSMENT REV
rthouse Anncx 118 Main Street_Wellshorn PA 16001

March 14, 2024

Re: Press Release - 2024 Tax Impact Analysis

Throughout the county-wide reassessment project it was stated that typically 1/3 of the properties will see a d
in taxcs, 1/3 will stay about the same, and 1/3 will see an increase. Now that the final county and municipal mill
rates have been st for the 2024 tax year, we have enough information to provide a summary of the tax impact of the
reassessment project on Tioga County property owners. On the next page you will find a chat detailing the mumber
of properties that increased, and the number of properties that decreased following the reasscssment.

Reassessment Public Relations WA’AAP

® Tax Impact Analysis

Tioga County Reassessment Tax Impact
Comparing Combined County, Municipal, and Estimated School Taxes for 2023 vs. 2024

9% Decrease __ 51% Increase

27 % Decrease

($150 or More)

Down  DOWNSII] DOWNSUM) COWNSISIE DOWNSGL PSS UMAIUG UPSRLSIR UPSASLAEL WP SLIcts
) v pith
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VWAAP

Appeals Process

nformal Reviews

® First Level Reviews —Tabular Data Corrections

Formal Appeals
* Board of Assessment, Board of Appeals, Auxiliary Appeals Board.

¢ Training & Scheduling
Millage Impact — Preliminary Value Notices/Final Value Notices

® Percentage Analysis

® Estimated Millage Rates
¢ TaxImpact ~ 2024 Taxes ~ -
District Number 9| Millage  |Taxes @ Face

Elificonmon|Bleas 2001 01d Value S 75000 270400 | S 2,028.00
2023 New Value $ 150,000 |  13.8600 | 5 2,079.00

Difference § 51.00

85

Legal Deadlines '/A‘AAP

® 53PaC.S. § 8848 Special Provisions Relating to countywide revisions of assessments.

*® (a) Notice requirements.--If any county proposes to institute a countywide revision of

assessments upon real property, the following notice requirements shall apply:

(1) Each property owner shall be notified by mail at the property owner's last known
address of the value of the new assessment, the value of the old assessment and the
right to appeal within 40 days as provided in subsection (c)(2). The notice shall state a
mailing date and shall be deposited in the United States mail on that date. The notice
shall be deemed received by the property owner on the date deposited in the United

States mail.
(2) The chief assessor shall maintain a list of all notices and the mailing dates for
ach and shall affix an affidavit attesting to the mailing dates of the assessment

ei
notices. This list shall be a permanent public record of the county assessment office and

.

available for public inspection.
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Legal Deadlines '/A‘A AP

® 53 Pa C.S. § 8848 — Special Provisions Relating to countywide revisions of

assessments.
(b) Informal review.--In conjunction with a countywide revision of assessments,

a designee of the county assessment office may meet with property owners to
review all proposed assessments and correct errors prior to the completion of

the final assessment roll. In no event shall the market value or assessed value of
a property be adjusted as a result of an informal review except to reflect changes

to tabular data or property characteristics inaccurately recorded during the
revision. Informal reviews, if conducted, shall be completed no later than

Junea.

87
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Legal Deadlines '@‘AAP

53 Pa C.S. § 8848 — Special Provisions Relating to countywide revisions of

.
assessments.

® (c) Appeal process.--
(2) All property owners and affected taxing districts shall have the right to appeal any new

.
assessment value within 40 days of the mailing date stated on the notice.
* (2) The county assessment office shall mail all notices on or before July 1. The board in its
discretion may commence with the hearing of appeals 40 days following the mailing of the
initial notices of reassessment.
(3) The county assessment office shall notify each appellant, property owner, if not the appellant,
and each affected taxint? district of the time and place of hearing on the apreal by mailinga
notice no later than 20 days prior to the scheduled hearing date. Any aﬁpel lant who fails to
appear for hearin%at the time fixed shall be conclusively presumed to have abandonedthe
appeal unless the hearing date is rescheduled by the mutual consent of the appellant and the
board.
(4) On or before November 15, the county assessment office shall certify to the taxing districts
new assessment rolls resulting from the countywide revision of assessments.
Allappeals shall be heard and acted upon by the board not later than October 31.

5/4/2026
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Mapping & Aerial Photography '&‘A AP

® 53 Pa C.5.§ 8834 - It shall be the duty of the county assessment office to

maintain a permanent records system consisting of:

® (1) Tax maps of the entire county drawn to scale or aerial maps, which maps shall
indicate all property and lot lines, set forth dimensions or areas and identify the

respective parcels or lots by a number system.
(2) Property record cards identifying the property location on the tax maps and any
uniform parcel identifier which may have been assigned, and acreage or dimensions,
description of improvements, if any, the owner's name and mailing address and date
of acquisition, the purchase price, if any, set forth in the deed of acquisition and the

assessed valuation.
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Mapping & Aerial Photography '&‘A AP

Most Assessment Offices have made the transition from using Mylar, hand
drawn maps, to Geographic Information Systems (GIS) over the last 20 to

30 years.

90
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Mapping & Aerial Photography '/A‘A AP

® Prior to GIS, transparent soil overlays and mylar maps were used in
conjunction with aerial photo sheets to make determinations of Land Use

and Soil Types for each parcel.
® Measurements and acreage calculations we completed usin? a Planimeter
3 1

& Dot Planimeter.

Aven. = s witin + 1dets on boondany] x et valse
s+ w2pe) x 1 s = Sa ke

5/4/2026
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Mapping & Aerial Photography '/&A AP

® Area Calculations were used to provided land use delineations on the
Assessment Records which included categories like: Tillable Land, Pasture,

Woodland, and Wasteland.

® 1970's property record card. &

® Breaking larger tracts down into the actual land uses allowed for more in
depth sales analysis and the ability to produce more equitable and uniform

land assessments.
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Mapping & Aerial Photography YWAAP

® Assessment Offices should work closely with the GIS Department to leverage all
of the available GIS technology and data that's available today:

GIS Assessment Maps with Building Footprints

Mobile access to the GIS Online Data Viewer

Sales Analysis & Neighborhood Delineation using GIS

Displaying Assessment Data points by use-type and style descriptions to aid in Sales
Analysis and Neighborhood Delineation process.

Slope Analysis - Steep Areas
Flood Zone Analysis — Identifying parcels and structures within flood zone and analyzing

the potential impact on property values.
Proximity Analysis— Parcels adjoining State Gamelands/Forest

Land Use Analysis.
Soils Analysis by parcel to replace legacy data.
Integrated CAMA system with GIS and Oblique Imagery.
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Mapping & Aerial Photography @AAP

* GIS - Clean & Green Soils

94
95
Mapping & Aerial Photography WA AP
® GIS - Flood Maps ’ ;
96
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Mapping & Aerial Photography @AAP

5/4/2026

Mapping & Aerial Photography @AAP

® Oblique Imagery Services F

® Desktop Parcel Reviews

* Data Collection

¢ Change Detection

98

Mapping & Aerial Photography WAAP

® Desktop Parcel Review Example Using 2 Monitors
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