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Executive Summary 
On February 2, 2009 I started serving as Nassau County’s first appointed Assessor.  
County Executive Thomas R. Suozzi directed me to provide him with an evaluation of 
the overall assessment administration system in Nassau County. The primary 
stakeholders in the County’s assessment system are the three departments directly 
involved in the assessment process - the Department of Assessment, the Assessment 
Review Commission, and the Certiorari Division of the County Attorney’s Office, now 
known as the Assessment Litigation Bureau. Other stakeholders include the court 
system that administers judicial appeals, the New York State Office of Real Property 
Services, the towns, villages, school districts and other taxing jurisdictions, and 
ultimately the property taxpayers of Nassau County. 

There are over 418,000 properties in Nassau County with a market value of $309 
billion. It is the second-largest assessing entity in the State of New York after New York 
City. The County’s assessment roll is used by 320 separate taxing jurisdictions (e.g. 
towns, villages, school districts, special taxing districts such as fire, sanitation and 
water) as the basis for apportioning $5.3 billion in property taxes.  

This review is focused on the three departments that administer the assessment 
process - the Department of Assessment, which produces the annual assessments, the 
Assessment Review Commission, which hears administrative appeals of assessments, 
and the Assessment Litigation Bureau of the County Attorney’s Office, which defends 
judicial appeals of assessments.   

This report is organized as follows: 

Part 1: Residential Assessments 

• Residential Assessment Issues 

• Recommendations: Short-term Opportunities 

• Recommendations: Long-term Opportunities 

Part 2: Commercial Assessments 

• Commercial Assessment Issues 

• Recommendations: Short-term Opportunities 

• Recommendations: Long-term Opportunities 

Part 3: Assessment Calendar 

• Assessment Calendar Issues 

• Recommendation 

Part 4: Assessment Operations 

• Department of Assessment 

• Assessment Review Commission 
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• County Attorney’s Office 

 

Primary Issues Involving the Nassau County Assessment Administration 
System 

We have reviewed the overall assessment administration system in Nassau County and 
have made a number of recommendations – and identified critical areas for further 
study.  However, a handful of issues represent the most critical challenges and require 
immediate attention. All of the recommendations in this report are geared towards 
addressing the four primary issues outlined below: 

1. Residential assessment appeals - the great majority of which are 
denied - are undermining the County’s ability to further improve 
assessments and defend commercial valuations. 

2. The assessment administration system in Nassau County is one of the 
most non-transparent in the country.  Laws regulating the assessment 
system make it difficult for property owners to understand the role of 
assessments.  Other stakeholders have seized upon this 
misunderstanding for financial and political gain. 

3. Nassau County is spending $90 million annually for tax refunds. A full 
83% of them for commercial property.  Commercial appeals are 
flooding the court system - and the lengthy process of resolving 
appeals increases the County’s liability. 

4. The “silo” structure between the Department of Assessment, the 
Assessment Review Commission, and the County Attorney’s office 
hinders effective planning and coordination of scarce resources. 

 

Summary of Recommendations 

Residential Assessment Recommendations 

The public’s perception of the assessment system in Nassau County is that it is unfair 
and inaccurate. This perception is due to four factors. 1) Property taxes are too high 
for the average homeowner. 2) The complexity of the assessment system makes it 
almost impossible for the homeowner to understand. 3) Financial and political players 
have further fueled the perception by taking advantage of the public’s mistrust of the 
assessment system to make money or score political points. 4) The failure of the 
Department of Assessment to clearly articulate a public understanding of the 
improvements in the assessment system over the last five years and to properly 
distinguish between residential assessments – which on the whole are fair and accurate 
– and commercial assessments which are in need of more improvement. 

As this report will clearly demonstrate, the quality of residential assessed values in 
Nassau County and the public’s perception of these values are misaligned.  In fact, 
statistics show that the accuracy of residential values in Nassau County exceeds 
industry standards set by the International Association of Assessing Officers. Yet 
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approximately 110,000 residential assessment appeals are filed each year - even six 
years after the completion of the historic 2003 revaluation. This phenomenon is 
unheard of in the field of assessment administration. The County spends millions of 
dollars reviewing cumbersome, time-consuming appeals, which are too easily filed and 
most of which are ultimately proven frivolous. At the same time, imperfections in the 
appeals system have spawned an industry specializing in residential assessment appeals 
– an industry that files over 80% of these cases every year.  This flood of residential 
appeals has overwhelmed the appeals system and diverted valuable resources from 
efforts to improve and defend commercial valuations. Meanwhile, the opaque 
bureaucracy of the current assessment process is complex and difficult to understand 
for the average homeowner. Each of this report’s recommendations about residential 
assessments is geared towards improving transparency, simplifying the system, and 
making it more comprehensible. By accomplishing these goals, the number of 
assessment appeals filed each year should decline as the cloud of confusion lifts. 

1. Improve public understanding of the residential assessment process 

The Department of Assessment will orchestrate an educational program to inform 
citizens about the role of assessments in the property taxation process.  A 
carefully planned public outreach program will focus on educating the public about 
the quality of the County’s assessments and how assessments are used. This 
combined with a proactive outreach program aimed at directly assisting eligible 
constituent groups (i.e. senior citizens, veterans, volunteer firefighters, etc.) will 
provide homeowners with personalized information about the Department of 
Assessment. 

2. Encourage inspections by the Assessment Review Commission for 
those properties filing appeals 

The Assessment Review Commission has the authority to deny administrative 
appeals for those applicants who refuse to allow an inspection of their property. 
Despite this, tax representatives market their services by assuring clients that the 
County will not inspect their homes. The County does not have the resources to 
inspect all 110,000 appeals; however, by sharing and consolidating resources 
between departments, these inspections can start to happen. 

3. Improve the current residential appeal system 

The current appeals system needs in-depth review. The vast majority of filings are 
submitted by residential tax representation firms that simultaneously file 
thousands of appeals applications electronically, many of which are proven to be 
without merit.  The system is plagued by repeat filers who divert attention from 
those who may have legitimate appeals. 

4. Adjust the Level of Assessment for residential properties from .25% to 
full market value 

The current system of setting assessed values at a fraction of the fair market 
value in order to comply with the 6% cap creates widespread confusion for 
taxpayers, and is an unintended consequence of the Coleman court decision that 
ordered annual reassessments in Nassau County. This past year, virtually all 
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residential assessed values declined substantially. As a result, only 4% of Class 1 
residential properties are now affected by the 6% cap. In order to move to full 
market value assessments, legislation should be passed to allow for a one year 
suspension of the 6% cap to move from .25% to full market value. The law that 
caps residential assessment increases at 6% annually is regressive, meaning that 
it causes the owners of lower-value properties to in effect subsidize the much 
higher-value homes. This 6% cap issue needs further review and discussion as 
part of a longer term recommendation.   

Commercial Assessment Recommendations 

In Nassau County, commercial properties (Class 2, 3, 4) account for more than 80% of 
the tax certiorari refunds every year, yet they make up fewer than 10% of all parcels in 
Nassau County.  While residential properties get much more attention from public 
officials and the local media, commercial properties are actually the main source of the 
tax certiorari refund issue in the County. Reforming this area of the assessment system 
will have the greatest impact on reducing the County’s tax liability, and will be the main 
focus of the Department of Assessment as it moves forward. 

1. Focus the County’s appraisal resources on valuing the highest 
assessed properties annually 

The 500 highest-valued commercial properties in Nassau County make up 34% of 
the total value of all Class 2 and 4 properties. The combined appraisal resources of 
the Assessment Review Commission and the Department of Assessment will be 
used to make sure that these properties are valued as accurately as possible for 
the 2011/2012 tax year. 

2. Cooperate more closely with the tax certiorari industry 

The commercial Tax Certiorari industry in Nassau County needs to start 
cooperating more fully with the Assessment Review Commission to help manage 
the case flow of appeals.  Closer and better cooperation between the industry and 
the County will help both the property owner and the County make sure the most 
meritorious cases are addressed, and that resources are not wasted on reviewing 
frivolous appeals filed merely to protect and/or retain a client. 

3. Make sure that key valuation criteria (capitalization rates, expense 
ratios, etc.) are standardized between the Department of Assessment, 
the Assessment Review Commission, and the County Attorney 

4. Adjust the Level of Assessment for commercial properties from 1% to 
full market value 

Full-value assessments will make individual assessments more transparent and 
understandable. 

5. Eliminate “transitional” assessments on commercial properties 
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The complexity of transitional assessments confuses both those administering 
transitional assessments and commercial property owners and their 
representatives as well. 

6. Create a special “tax court” to deal with commercial appeals 

Many states have special “tax courts” that specialize in real estate law and 
valuation to hear commercial property tax certiorari cases.  This model should be 
studied further as a possible long-term improvement to the system. 

 

Assessment Calendar Recommendations 

The assessment calendar in Nassau County is lengthy. Shortening the time between the 
issuance of the tentative assessment roll and when tax bills are issued by the various 
taxing jurisdictions would greatly reduce the system’s complexity and make it easier for 
property owners to understand. There are various models that merit consideration but 
given the number of stakeholders who would be affected by such a change – e.g. 
school boards, towns, and other taxing jurisdictions, the issue requires much more 
study and thoughtful deliberation. 

1. Revise the assessment calendar to shorten the amount of time 
between the tentative assessment notice and the first tax bill 

 

Operational Recommendations 

This report contains many operational recommendations for each of the three 
departments involved in the assessment system in Nassau County. Those listed below 
represent the most important for improving operations. 

Department of Assessment 

1. Reorganize the Department of Assessment 

2. Shift resources within the Department of Assessment more effectively 
to manage peak periods of activity 

3. Increase the number of staff who collect and analyze commercial 
property data 

 

Assessment Review Commission 

1. Improve the Assessment Review Commission’s coordination with the 
Department of Assessment and the County Attorney’s Office 

2. Institute a case management system within the Assessment Review 
Commission and update the methodology for estimating refund 
liability 
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3. Strengthen 523-b of the New York State Real Property Tax Law to give 
the Assessment Review Commission the right to dismiss an application 
and preclude judicial review due to a failure to provide adequate 
documentation 

 

County Attorney’s Office 

1. Closely coordinate resources between the County Attorney’s Office, 
the Department of Assessment and the Assessment Review 
Commission to prepare, manage and defend the current appeal 
caseload 

2. Develop an interdepartmental defense team to track the largest cases 
that represent the largest liability.  This will include using in-house 
appraisers to try cases as well as involving an appraiser/assessor in 
settlement decisions 

3. Work with the Office of Court Administration to better manage the 
court calendar in order to encourage final settlements with the 
Assessment Review Commission 
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Introduction 
This report is a preliminary review of the assessment administration system in Nassau 
County. 

On February 2, 2009, I started serving as the first appointed Assessor in Nassau 
County. County Executive Thomas R. Suozzi directed me to provide him with an 
evaluation of the County’s overall assessment system. In Nassau County, the three 
departments directly involved in the process are the Department of Assessment, which 
produces the annual assessments, the Assessment Review Commission, which hears 
appeals of assessments, and the Assessment Litigation Bureau of the County Attorney’s 
Office, which defends appeals of assessments.  

Over the course of this review, I have consulted with 
key staff-members of all three departments, County 
legislators and other elected officials, the heads of the 
Finance Department and the Tax Commission of New 
York City, the State of New York Office of Real Property 
Services, the Office of the Nassau County Comptroller, 
national experts, and countless other stakeholders.  
Additionally, the Department of Assessment, the 
Assessment Review Commission, and the County 
Attorney’s Office have been meeting weekly and have 
already taken some key steps to more closely 
coordinate resources and efforts.  All three departments 
have noted that changing the Department of 
Assessment from an independent department run by an 
elected official to a department within the County 
system has already greatly facilitated communication, 

coordination, and planning. 

This report offers observations and recommendations about the current system as it 
stands today. Due to the sheer complexities of the Nassau County assessment system, 
analyzing its structure and evaluating its strengths and weaknesses - just to this point 
– has been a massive undertaking. In effect, this review should in many ways be 
regarded as part of a long-term work plan for continuous improvement to the overall 
assessment system. 

In March of 2000, New York State Supreme Court judge, the Honorable F. Dana 
Winslow ordered Nassau County to perform its first reassessment since 1938 as the 
result of a settlement of a class action suit (Coleman v. County of Nassau) brought 
against the County. The court decision ordered a progressive system of annual 
valuation updates which the County continues to perform today. The reassessment 
process was initiated in 2000 and completed in 2003. This major change eliminated an 
unfair and inequitable system which the Court ruled had allowed large groups of 
taxpayers to pay much less than their fair and proportionate share of property taxes, 
while many others were forced to pay far more. Additionally, tax certiorari refunds (i.e. 
the money paid back to property owners for over assessments) had cost the County 
over $826 million in the decade before its first reassessment in 2003 and brought the 
County to the brink of bankruptcy. 

…changing the 
Department of 
Assessment from an 
independent 
department run by an 
elected official to a 
department within the 
County system has 
already greatly 
facilitated 
communication, 
coordination, and 
planning.  
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In May 2000, the Board of Assessors formally issued a Request for Proposal (RFP) to 
select a vendor to help the County and lead the effort to reassess all real property for 
Classes 1, 2 and 4.  Two bidders responded to the RFP.  The Board of Assessors 
awarded the $34.3 million dollar contract to the Cole-Layer-Trumble Company (CLT) of 
Dayton, Ohio, on August 17, 2000.  Cole-Layer-Trumble’s contract was finalized and 
approved by the County Legislature’s Rules Committee on a vote of 5-4 on August 28, 
2000. 

  

The revaluation placed certain restrictions on what 
the County could and could not do during the 
reassessment process. For example, no interior 
inspections of properties were permitted, exterior 
inspections had to be performed from the sidewalk, 
and the County was forced to utilize property data 
that had been collected in 1938 (and subsequently 
updated via building permits) to revalue residential 
property and 1986 data for commercial property. The 

process was completed, certified by New York State’s Office of Real Property Services, 
and approved by Judge F. Dana Winslow.  In concurrence with the Coleman decision, 
the Department of Assessment updated the new valuations for 2004, 2005, and 2006, 
and has continued to update assessments annually. 

Since that initial reassessment, a great deal of progress has been made towards 
achieving needed reforms to Nassau County’s assessment administration system and 
improving the quality of assessments. The property taxes paid by homeowners today 
are far more fair and equitable than they were before the first court-ordered 
revaluation back in 2003. 

In 2003, a new department, the Assessment Review Commission, was legislatively 
created to oversee a new administrative appeals process and give property owners 
wanting to challenge their assessments a chance to do so before filing an appeal in 
court.  The new Commission was modeled after New York City’s Tax Commission, with 
the key exception that Nassau County’s Assessment Review Commission was given a 
lengthy fourteen-month period to review administrative appeals compared to six 
months in New York City or a similar time in other jurisdictions. The reason for the 
extended period was to give the Assessment Review Commission enough time to review 
all the appeals, and make any adjustments to the tentative roll before it became final. 
This would allow the County to avoid a tax refund liability. The Assessment Review 
Commission was essentially designed to resolve appeals administratively before 
assessments are finalized, thus sparing the County the need to pay future tax refunds. 

In November 2008, the citizens of Nassau County voted for a Charter change calling for 
the elimination of their elected assessor in favor of a professionally-qualified assessor 
appointed to the post by the County Executive with the Legislature’s approval. This was 
another major step towards reforming Nassau County’s assessment system.  For the 
first time, all three departments – the Department of Assessment, the Assessment 
Review Commission, and the County Attorney’s Office – now operate under the aegis of 
the County Executive’s Office, and the Department of Assessment is no longer an 
independent agency under an elected official. This change provides a unique 
opportunity to foster new and unprecedented levels of communication, coordination, 

The property taxes paid 
by homeowners today 
are far more fair and 
equitable than they were 
before the first 
revaluation back in 
2003. 
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and sharing of resources between all three departments.  Many of these opportunities 
will be discussed in this report. 

Yet even with these improvements, Nassau County’s assessment system remains mired 
in public controversy. The County spends millions of dollars reviewing cumbersome, 
time-consuming appeals, which are too easily filed and many of which are ultimately 
proven frivolous. The three government agencies involved in the assessment 
administration process often duplicate functions and historically have not efficiently 
shared resources. At the same time, the sheer complexity of the appeals system has 
inadvertently spawned a minor industry specializing in lucrative assessment appeals 
cases, and while this industry understandably seized the financial opportunity, the 
resulting lengthy appeals cases, high-dollar refund settlements and accrued interest 

over time have had the effect of diverting hard-earned 
property tax dollars away from services that should really 
benefit property owners. Facilitating it all is a byzantine 
bureaucracy, its parts grafted together often for well-
meaning reasons. Like layer upon layer of cobwebs, the 
resulting non-transparent system of intertwined and 
overlapping bureaucracy that has grown up over time 
obscures the cost, especially to small homeowners.  

As a result, six years after the completion of the historic 
2003 revaluation, the assessment system in Nassau County is still overwhelmed by one 
of the highest levels of appeals in the entire country. The County pays out almost $90 
million a year in property tax refunds, most of which (83%) go to commercial property 
owners and their tax representatives. Also unparalleled is the extraordinary level of 
annual residential appeals – averaging about 110,000 a year over the last six years – 
compared to fewer than 1,000 a year on average in New York City.   

Despite this unprecedented flood of residential appeals in Nassau County, statistical 
analyses undertaken for this report demonstrates that the accuracy of residential values 
in the County far exceeds industry standards set by the International Association of 
Assessing Officers.  In spite of the facts, our research has also found that the growth in 
the residential appeals industry is actually fostered by the current system. 
Misinformation is spread by the appeals industry’s incessant marketing and further 
aided, often inadvertently, by a variety of well-intentioned but misinformed public 
officials - who in essence should be stakeholders in upholding Nassau County’s 
assessment system.  Public confusion is also made possible in large part by the 
system’s very opacity. Meanwhile, the facts show that the flood of residential appeals is 
diverting scarce public resources from the County’s vitally important mission of 
providing defensible values for commercial property to reduce its tax refund liability. 
Suffering the most from all this is the average property taxpayer – shown by research 
to be the clear loser in the current appeals system – even for homeowners who do file 
successful appeals. Too many property owners’ precious tax dollars are being spent 
defending frivolous appeals. For too long, other stakeholders outside the assessment 
system have been allowed to shape public perception, while the Department of 
Assessment has responded ineffectively to misinformation. It is time to stop the 
financial hemorrhage, and start reshaping the public’s opinion and understanding of 
just what assessments are all about, and who really benefits from the system as it 
currently stands. 

Suffering the most 
from all this is the 
average property 
taxpayer – shown 
by research to be 
the clear loser in 
the current appeals 
system 
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Primary Stakeholders 
The assessment process in Nassau County consists primarily of three components. The 
first is the Department of Assessment which sets the values on all properties in Nassau 
County. The second is the Assessment Review Commission which reviews all 
assessment appeals filed by property owners in an attempt to adjust values prior to the 
assessment roll becoming final. The third component is the court system which handles 
assessment appeals that could not be settled administratively by the Assessment 
Review Commission. Residential cases are managed through the Small Claims 
Assessment Review Division of the Department of Assessment and commercial cases 
are managed by the County Attorney’s office. 

The Department of Assessment is charged with developing fair and equitable 
assessments for all residential and commercial properties in Nassau County on an 
annual basis using a four-property class system comprised of Class 1 (Residential), 
Class 2 (Co-ops and Condos over three stories), Class 3 (Public Utilities) and Class 4 
(Commercial).  

The department has a staff of approximately 250 employees and a budget of $16.3 
million. It collects and records relevant residential, commercial and industrial property 
information and reviews over 20,000 building permits each year, confirming all new 
construction and updating the resulting new value on the next assessment roll. The 
department maintains property records, tax maps, answers public inquiries, assists the 
public through its outreach program, and processes applications for property tax 
exemptions and the Basic and Enhanced STAR programs for qualifying Nassau County 
homeowners. 

The Assessment Review Commission is an independent agency, separate from the 
Department of Assessment. Created in 1998, this commission is responsible for annually 
reviewing all applications for correction of assessment filed in Nassau County. The 
commission operates with a staff of 43 and a budget of $5.6 million. Its staff includes 
25 real estate appraisers who, on average, have 20 years experience each appraising 
both residential and commercial properties. 

The Assessment Review Commission has the authority to review current assessment 
appeal applications and any open challenges for the three previous tax years. Its 
overall mission is to review every assessment challenge and attempt to resolve the 
backlog of outstanding cases. 

As mentioned above, if property owners do not agree with the Assessment Review 
Commission’s decision, they have the right to appeal that determination in the court 
system.   All residential and commercial appeals are filed in New York State Supreme 
Court. The Small Claims Assessment Review division handles residential appeals and the 
Certiorari division of the Supreme Court manages the commercial appeals. 

The Department of Assessment’s Small Claims Assessment Review division was 
established in 2005 to defend residential appeals at hearings conducted in New York 
State Supreme Court. Small Claims Assessment Review cases are handled by a court 
appointed hearing officer who analyzes evidence submitted by the property owner and 
the County and issues a decision within 30 days of the hearing. The division is staffed 
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with over 50 employees (appraisers, real estate brokers, tax certiorari paralegals and 
attorneys). 

The Office of the County Attorney maintains an Assessment Litigation Bureau that 
handles real property tax review cases known as Article 7 proceedings (i.e. court cases 
involving commercial property assessments) for commercial properties. The Bureau has 
21 employees and represents the County in Supreme Court on all Article 7 proceedings 
The Bureau also defends and litigates issues involving tax exemptions, restoration of 
taxes and corrections of errors. 

Together, the Department of Assessment, the Assessment Review Commission and the 
County Attorney’s Office have all played key roles in Nassau County’s assessment 
system since the County began to update its method of assessing properties in the 
spring of 2000. The three departments have made great strides over the last six years 
to improve the quality of the assessment system in Nassau County. The County’s tax 
refund liability of the County remains about the same as it was when annual 
reassessments began and while that amount remains unacceptably high, the tax refund 
amount is not increasing. The Assessment Review Commission has been a major factor 
in preventing the County’s liability from increasing and protecting property owners from 
over-assessments. The County Attorney’s office has become much more actively 
involved in the tax certiorari process and is increasingly coordinating efforts with the 
Assessment Review Commission and the Department of Assessment. Further 
cooperation and coordination will continue to yield positive results and improve the 
assessment system. 
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Residential Assessments 
Residential properties (Class 1) in Nassau County make up more than 90% of all parcels 
in Nassau County. However, they account for less than 20% of the tax certiorari 
refunds every year. Residential property assessments receive much more attention from 
public officials and the local media; but the concern focuses mainly on high property 
taxes, not tax certiorari refunds. It is important to note that high property taxes have 
been a serious issue in Nassau County for years – well before the initial revaluation. 
High property taxes in Nassau County are not caused by assessments. Essentially, the 
more government spends, the more the taxpayer will have to pay. 

Public Understanding 

The 2010/2011 tentative assessment roll released this past 
January 2 represented the sixth annual valuation updates of 
Nassau County properties since the first one for the 
2004/2005 tax year. It was widely expected that this first 
court-ordered revaluation (the first one in over 60 years) 
would result in a large number of homeowners filing an 
assessment appeal due to the significant change in their 
assessed property values. In most other jurisdictions the 
number of assessment appeals drops over time as property 
owners get used to annual valuation updates on their 
properties. Unfortunately, in Nassau County over 100,000 
residential assessment appeals have been filed every year 
since the 2004/2005 tax year. This section will attempt to 

explain why such a large volume of appeals is filed in the county each year. 

Compared to other assessing entities, Nassau County’s assessment system is easily one 
of the most complex, opaque and confusing in the country, particularly for taxpayers. 
New York is one of only three states that do not have a statewide assessing standard 
and it is one of twelve states that do not mandate a reassessment cycle on a statewide 
basis. This lack of statewide standards and policies has left assessment practices in the 
hands of local assessing entities and has resulted in a complex patchwork of laws and 
regulations. Due to of the obscure nature of the system that has evolved over time, 
various stakeholders throughout Nassau County have taken advantage of this for their 
own purposes adding yet another layer of confusion to the assessment system in the 
process. 

Many elected officials at every level of government in Nassau County have blamed 
assessments for high property-taxes and led homeowners to believe that the 
Department of Assessment is responsible for these high property taxes.  But the truth 
is much more complex and difficult to explain to taxpayers. The argument that higher 
assessments automatically equal higher property taxes is patently false. 

Residential tax representation firms have also blamed the Department of Assessment 
for high property taxes. These firms have sent out hundreds of thousands of mailings 
using language such as “County to homeowners filing tax appeals: DROP DEAD” and 
making other misleading claims that fan misconceptions about the assessment system. 
The outcome of all this posturing has led to a public perception that conveniently 

Compared to other 
assessing entities, 
Nassau County’s 
assessment system 
is easily one of the 
most complex, 
opaque and 
confusing in the 
country, 
particularly for 
taxpayers. 
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caricatures the assessment system in Nassau County as flawed to the core with 
taxpayers suffering as a result. 

While residential property owners who receive reductions in their assessment may see a 
drop in their individual tax bill, an analysis of the data indicates that reductions in 
assessments cause all homeowners to actually wind up paying more in taxes on 
average. The reason for this is quite straightforward. The tax rate for each of the 320 
taxing jurisdictions in Nassau County is calculated by using two numbers. The first is 
the taxable assessed value (i.e. the total assessed value of properties within a taxing 
jurisdiction after reductions for exemptions) set by the Department of Assessment and 
the second is the tax levy (i.e. the amount of money to be raised through property 
taxes) which is determined by the taxing jurisdiction such as a school district, a town, 
or a sanitation district. As shown in the table below, if all the property in school district 
X has a total taxable assessed value of $80,000,000 and the school district tax levy is 
$5,000,000, the tax rate is $6.25. If values decline by 5% and the total taxable 
assessed value of property in school district X drops to $76,000,000 (from 
$80,000,000), the tax rate will increase proportionately to $6.58. If values go up 5% 
and the taxable assessed value of school district X increases to $84,000,000 (from 
$80,000,000), the tax rate will decrease proportionately to $5.95. 

 

Taxable Assessed Value Tax Levy Tax Rate
84,000,000$                     5,000,000$       5.95$           
80,000,000$                     5,000,000$       6.25$           
76,000,000$                     5,000,000$       6.58$           

The tax rate is calculated as follows: (tax levy ÷ taxable assessed value) X 100  
  

It is important to note that once a taxing jurisdiction has determined the amount of 
property tax revenue to be budgeted in a fiscal year and sets its tax levy, it is obligated 
to raise that amount in property taxes, regardless of what the taxable assessed value 
is. In other words, school district X will receive its $5,000,000 in property taxes (the 
tax levy), whether the total taxable assessed value is 
$84,000,000, $80,000,000, or $76,000,000.  A 
homeowner’s assessment only determines his or her 
proportionate share of that $5,000,000. Reductions in 
assessments shift a portion of the tax burden off the 
shoulders of one homeowner onto those of another, and 
as a result, everyone pays more on average in almost 
every case. Contrary to widespread belief, overall 
assessment reductions have a negative net result on the 
average taxpayer. 

As the table below shows, if no assessment appeals had been filed for the 2008/2009 
tax year, 96% of school districts in Nassau County would have had a lower school tax 
rate and homeowners in 78% of Nassau County’s school districts would have seen a 
lower average school tax bill. 

The argument that 
higher 
assessments 
automatically 
equal higher 
property taxes is 
patently false. 
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DISTRICT
2008/09 

TENTATIVE 
TAX RATE 

2008/09 
FINAL 

TAX RATE 

TENT. AVG. 
ASSESSED

VALUE

FINAL AVG. 
ASSESSED 

VALUE

 TENT. AVG. 
BILL 

 FINAL AVG. 
BILL 

 AVG. BILL 
DIFFERENCE 

Amityville (Jt.) $     520.950 $     511.434 892 819 $    4,646.87  $     4,188.64  $      (458.23)

Baldwin $     648.865 $     659.872 1105 1093 $    7,169.96  $     7,212.40  $         42.44 

Bellmore $     566.090 $     577.474 1393 1371 $    7,885.63  $     7,917.17  $         31.53 

Bethpage $     471.369 $     476.773 1235 1227 $    5,821.41  $     5,850.00  $         28.60 

Carle Place $     466.115 $     471.968 1269 1263 $    5,915.00  $     5,960.96  $         45.96 

Cold Spring Harbor (Jt.) $     399.964 $     407.499 4487 4398 $  17,946.38  $   17,921.81  $        (24.58)

East Meadow $     560.463 $     570.674 1168 1155 $    6,546.21  $     6,591.28  $         45.08 

East Rockaway $     550.162 $     557.445 1086 1078 $    5,974.76  $     6,009.26  $         34.50 

East Williston $     503.187 $     509.943 2876 2835 $  14,471.66  $   14,456.88  $        (14.77)

Elmont $     503.230 $     508.271 1054 1050 $    5,304.04  $     5,336.85  $         32.80 

Farmingdale (Jt.) $     612.413 $     621.954 1112 1101 $    6,810.03  $     6,847.71  $         37.68 

Floral Pk-Bellerose (Jt.) $     426.633 $     432.652 1323 1310 $    5,644.35  $     5,667.74  $         23.39 

Franklin Square $     454.006 $     463.572 1222 1204 $    5,547.95  $     5,581.41  $         33.45 

Freeport $     604.735 $     610.106 957 954 $    5,787.31  $     5,820.41  $         33.10 

Garden City $     365.200 $     371.185 2361 2325 $    8,622.37  $     8,630.05  $           7.68 

Great Neck $     324.203 $     327.188 3026 3000 $    9,810.38  $     9,815.64  $           5.26 

Hempstead $     594.636 $     597.513 879 876 $    5,226.85  $     5,234.21  $           7.36 

Herricks $     485.200 $     492.333 1852 1830 $    8,985.90  $     9,009.69  $         23.79 

Hewlett-Woodmere $     697.970 $     721.330 1790 1743 $  12,493.66  $   12,572.78  $         79.12 

Hicksville $     395.120 $     398.573 1103 1100 $    4,358.17  $     4,384.30  $         26.13 

Island Park $     362.357 $     366.048 1086 1079 $    3,935.20  $     3,949.66  $         14.46 

Island Trees $     519.730 $     524.731 1047 1042 $    5,441.57  $     5,467.70  $         26.12 

Jericho (Jt.) $     504.279 $     506.275 2654 2643 $  13,383.56  $   13,380.85  $          (2.72)

Lawrence $     335.300 $     342.248 1757 1728 $    5,891.22  $     5,914.05  $         22.82 

Levittown $     720.352 $     734.812 1050 1037 $    7,563.70  $     7,620.00  $         56.30 

Locust Valley $     362.699 $     386.773 3439 3374 $  12,472.01  $   13,051.01  $        579.00 

Long Beach $     357.060 $     360.700 1698 1678 $    6,062.88  $     6,052.55  $        (10.33)

Lynbrook $     555.803 $     564.945 1292 1278 $    7,180.97  $     7,220.00  $         39.02 

Malverne $     601.114 $     610.481 1056 1046 $    6,347.76  $     6,385.63  $         37.87 

Manhasset $     323.691 $     330.418 3576 3489 $  11,575.19  $   11,528.28  $        (46.91)

Massapequa $     515.365 $     524.103 1396 1379 $    7,194.50  $     7,227.38  $         32.88 

Merrick $     570.917 $     587.931 1548 1510 $    8,837.80  $     8,877.76  $         39.96 

Mineola $     429.263 $     435.351 1263 1252 $    5,421.59  $     5,450.59  $         29.00 

NHP-GCP $     439.437 $     445.655 1342 1330 $    5,897.24  $     5,927.21  $         29.97 

North Bellmore $     583.861 $     593.990 1182 1168 $    6,901.24  $     6,937.80  $         36.57 

North Merrick $     589.598 $     599.952 1226 1210 $    7,228.47  $     7,259.42  $         30.95 

North Shore $     407.124 $     411.500 2164 2143 $    8,810.16  $     8,817.42  $           7.25 

Oceanside $     509.375 $     520.383 1256 1232 $    6,397.75  $     6,411.12  $         13.37 

Oyster Bay-E. Norwich $     328.273 $     331.286 2662 2603 $    8,736.99  $     8,623.37  $      (113.61)

Plainedge $     677.314 $     690.365 1164 1150 $    7,883.93  $     7,939.20  $         55.26 

Plainview- OB $     610.819 $     616.024 1466 1439 $    8,951.55  $     8,861.51  $        (90.05)

Port Washington $     426.485 $     433.478 2434 2399 $  10,380.64  $   10,399.14  $         18.49 

Rockville Centre $     535.956 $     542.438 1790 1768 $    9,593.61  $     9,590.30  $          (3.31)

Roosevelt $     612.707 $     615.214 727 728 $    4,454.38  $     4,478.76  $         24.38 

Roslyn (Jt.) $     567.159 $     577.052 2312 2280 $  13,112.72  $   13,156.79  $         44.07 

Seaford $     531.996 $     542.436 1197 1181 $    6,367.99  $     6,406.17  $         38.18 

Syosset $     585.701 $     592.153 2137 2100 $  12,514.48  $   12,437.19  $        (77.29)

Uniondale $     443.336 $     429.484 912 916 $    4,043.22  $     3,934.07  $      (109.15)

Valley Stream # 24 $     483.443 $     489.525 1058 1055 $    5,114.83  $     5,164.49  $         49.66 

Valley Stream # 30 $     462.080 $     466.365 1052 1050 $    4,861.08  $     4,896.83  $         35.75 

Valley Stream 13 $     559.564 $     570.187 1145 1132 $    6,407.01  $     6,454.52  $         47.51 

Wantagh $     587.657 $     596.970 1304 1288 $    7,663.05  $     7,688.97  $         25.93 

West Hempstead $     519.643 $     530.166 1166 1148 $    6,059.04  $     6,086.31  $         27.27 

Westbury (Jt.) $     639.447 $     651.593 1199 1176 $    7,666.97  $     7,662.73  $          (4.24)

COMPARISON OF TENTATIVE TO FINAL 2008/09 CLASS ONE SCHOOL TAX RATES

 



Nassau County Assessment Administration System Review 
 
 

 
 

18 

Residential Assessment Quality 

Most conclusively, the Department of Assessment has measured the County’s 
assessments against industry standards and found that not only do the assessed values 
meet industry standards, they exceed them. The purpose of an assessment roll is to 
make sure the values put on properties are accurate, consistent and reflective of the 
market. Assessment professionals use an industry-accepted analysis tool called a 
Coefficient of Dispersion (COD) study to help determine the overall quality and 
uniformity of assessed values. The COD is defined as the average deviation of a group 
of sales-to-assessment ratios around the median of those ratios. A sales-to-assessment 
ratio is established by dividing the assessed value of a property by its sales price. For 
example, if a property sells for $400,000 and the market value is $400,000 as 

determined by the Department of Assessment, the 
sales-to-assessment ratio is 1 (400,000/400,000=1). 
The closer the sales-to-assessment ratios are to the 
median, the greater the degree of uniformity. As 
uniformity increases, the COD decreases. 

The International Association of Assessing Officers has 
developed industry-accepted standards for COD levels 
that have been adopted by the New York State Office of 
Real Property Services. The International Association of 
Assessing Officers has determined that the COD for 
single-family residential homes in older heterogeneous 
areas such as Nassau County should be at or below 
15%. 

As part of this review, in February 2009, the Department of Assessment launched a 
five-year COD analysis of all Class 1 residential properties in Nassau County.  The 
purpose of the analysis was to determine whether or not Nassau County met the COD 
standards developed by the International Association of Assessing Officers.   

The results of the study indicated that the uniformity of assessments for residential 
properties between the 2007 and 2011 tax years well exceeded the International 
Association of Assessing Officers standards.  Nassau County’s residential COD has been 
between 9.317% and 7.0938% since the 2007 tax year. The figures indicate that the 
COD for Class 1 properties in Nassau County exceeds the standards set by the 
International Association of Assessing Officers and clearly demonstrates an acceptable 
level of assessment uniformity. 

The results of the COD 
study indicated that 
the uniformity of 
assessments for 
residential properties 
between the 2007 and 
2011 tax years well 
exceeded the 
International 
Association of 
Assessing Officers 
standards  
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5-Year COD Analysis Countywide 2007 - 2011
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The results of this COD study have been further validated by the fact the New York 
State Office of Real Property Services (ORPS) has recognized Nassau County with an 
“Excellence in Equity Award” for county-wide assessing for six years in a row. This 
award is given to assessing units that conduct reassessments which meet national 
standards. Additionally, annual reassessments have allowed Nassau County to become 
eligible for State Aid for Quality Assessing. This State Aid grants $5 per parcel (up to 
$500,000) to assessing units that meet the qualifications. Nassau County has received 
the maximum amount of State Aid every year since the original reassessment back in 
2003. 

The NY State Office of Real Property Services has also commended Nassau County 
many times on the quality of its assessment administration system. Below are quotes 
from a recent letter received in March by the Assessor from the NY State Office of Real 
Property Services. 

“By your successful completion of an annual reassessment, the taxpayers in 
your community are receiving the benefits of equitable assessments that reflect 
current market value. Your municipality should be proud of its exemplary 
efforts. Thank you for achieving the highest levels of quality assessment 
administration” 

“In addition, you should also recognize that, by achieving and maintaining 
assessment equity, your community is acting as a model of quality assessment 
practices for municipalities statewide. I commend your assessor for maintaining 
a system of real property tax administration that meets the highest standards 
set by the State.” 

 

The argument is often made that if the Department of 
Assessment could set correct values on properties from 
the start, the number of appeals would drop and 
confidence in the system would return. While there is a 
certain logic to that notion, the reality is somewhat 

…residential 
assessments in Nassau 
County are much more 
accurate than publicly 
portrayed. 
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more complex and nuanced. When most homeowners prepare to sell their home, they 
will often use a real estate agent to help them set a sales price. The real estate agent 
will likely suggest a range of sales prices they think the home could fetch (e.g. 
$450,000 - $500,000). Another real estate agent might suggest a slightly different sales 
price range. The same holds true for appraisers. A homeowner could get three different 
appraisers to assess the value of their property and it is very likely that the homeowner 
will hear three different numbers. However, if the appraisers are good, all three values 
should be within a margin of error of each other. The point is that putting a value on a 
property is not an exact science and there is no single “right” value. There certainly 
should be an acceptable range of value (e.g. ±10%) for a given property but 
pinpointing “the” precise value is ultimately illusory. 

There is a lot of evidence available to prove that residential assessments in Nassau 
County are much more accurate than publicly portrayed. The public perception that the 
assessment system is wholly broken does not align with reality. This section will review 
these data points to support the argument that assessed values for residential 
properties in Nassau County are, on the whole, fair and accurate. 

As seen below, 7 out of 10 homeowners on average in Nassau County do not file an 
appeal despite the fact that it is fairly easy to do. Given the large number of properties 
in Nassau County, the other 3 out of 10 homeowners own roughly 125,400 properties, 
which is not insignificant. Over the last five tentative assessment rolls, the percentage 
of homeowners filing an appeal dropped from 34% in 2006/07 to 28% in 2010/11. The 
reality, which is supported by the data, clearly shows that most Nassau County 
homeowners do not file an appeal and accept the assessed value put on their home. 
Furthermore, the number of homeowners not filing each year is increasing. 

Residential Non-Filings 2007 - 2011
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While the number of residential appeals has remained high, the figures have been 
trending downward, even if slowly. This is a positive sign that things are headed in the 
right direction. Because of this, many of the residential recommendations in this report 
are designed more towards making the assessment system in Nassau County easier to 
understand and more transparent. 
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Another piece of evidence that shows residential assessment quality is improving is that 
the number of cases appealed to the Small Claims Assessment Review court has also 
continued to decline over the last four years. If homeowners who file an assessment 
appeal do not like the decision made by the Assessment Review Commission, they can 
appeal to the Small Claims Assessment Review court to have the case reconsidered.  

As demonstrated below, the number of Small Claims Assessment Review court cases 
has dropped partly due to the fact that the Assessment Review Commission has been 
more aggressive in settling reductions at the administrative level and partly due to the 
success of the Small Claims Assessment Review division employees who represent the 
County in defending the values set by the Department of Assessment. 

ARC and SCAR Residential Filings 2007 2001
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*The 2010/11 SCAR cases have not yet been held 

In addition to the lower number of appeals filed with the Assessment Review 
Commission and Small Claims Assessment Review, the number of appeals that did 
receive a reduction with either agency is a small percentage of the total number of 
appeals. Simply put, not many homeowners who file an appeal will get a reduction. The 
majority of appeals were being denied by the Assessment Review Commission. The 
exception was the “transitional” 2009/2010 tax year – when Nassau County began to 
shift from a rising to a falling residential market. In the face of this market adjustment, 
the Assessment Review Commission thought it would be prudent to reduce appealed 
values to avoid the potential liability of a large increase in the number of Small Claims 
Assessment Review court filings. It is unclear if this strategy was successful. While the 
Assessment Review Commission increased the number of reductions by 67% (23,494) 
from the previous year, the number of appeals filed with Small Claims Assessment 
Review declined by only 8% (4,225). The concern is that the granting of small 
reductions (over 80% were for 10% or less) may have actually encouraged filings for 
the 2010/2011 tax year. In fact, given that assessments decreased on average by 17%, 
there should have been a much smaller number of appeals filed than the actual 2.5% 
decrease. 
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As shown in the charts below, 75% (90,390) of the appeals on average with the 
Assessment Review Commission have been denied over the last five years and 65% 
(27,815) of the appeals on average with Small Claims Assessment Review over the last 
four years have been denied. 

Administrative Denials and Reductions 2006 - 2010
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Judicial Denials and Reductions 2006 - 2009
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International Association of Assessment Officers standards maintain that an assessment 
administration system that sets assessed values within 15% of market value is 
performing well. Despite the widespread misperception in Nassau County that 
residential values are inaccurate, over 80% of assessment reductions granted by the 
Assessment Review Commission are for less than 10% of the original value put on the 
property by the Department of Assessment. The 
same holds true for Small Claims Assessment 
Review cases as well. In fact, at the Small Claims 
Assessment Review stage, the property owner is 
more likely to receive no reduction at all or a 
reduction of less than 5% of the value originally set 
by the Department of Assessment. Accepting the 
Assessment Review Commission’s offer of an 
assessment reduction provides a win-win situation for both the homeowner and the 
County. The homeowners win because he or she gets the best offer from the 
Assessment Review Commission. The County wins because if homeowners accept a 
reduction by the Assessment Review Commission, the tentative assessment roll can be 
adjusted before it becomes final and a property tax refund is avoided. However, what 
the data clearly shows is that large reductions in assessed value are the exception, not 
the norm. If the assessed values for residential properties were as flawed as many 
people make them out to be, there would be a much higher number of reductions 
greater than 10%.  

Average ARC Reductions 2008 - 2010
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Over 80% of assessment 
reductions granted by 
the Assessment Review 
Commission are for less 
than 10%. 
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Average SCAR Reductions 2007 - 2009
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Appeal Volume 

In the midst of all this confusion and 
misunderstanding, the residential tax representation 
firms have positioned themselves as the last refuge 
of overtaxed homeowners. Residential tax 
representation firms take on the responsibility for 
filing an assessment appeal for the homeowner and 
then manage the appeals process from beginning to 
end. Residential tax representation firms that take on 
residential property owners do not charge their 
clients a fee unless they get a reduction in their 
assessed value. If a reduction is granted, residential 
tax representation firms charge their clients 

anywhere from 40% to 50% of the savings in reduced taxes. The client must pay out of 
pocket for these services. Some residential tax representation firms are now charging 
homeowners 100% of the first year’s Basic STAR (School Tax Assessment Relief) 
exemption savings to complete the Basic STAR application for the homeowner. Since 
there is no upfront fee, filing an appeal through a residential tax representation firm 
simplifies the process for homeowners. Essentially, a homeowner “outsources” the 
appeal application work to a residential tax representation firm. 

Additionally, the Assessment Review Commission can only lower assessments – not 
increase them – which virtually eliminates any disincentive to the property owner filing 
an assessment appeal. In the neighboring states of New Jersey and Connecticut, 
assessing jurisdictions are permitted by law to increase a property’s assessment if, 
during the appeal process, the property is found to be under assessed. No such statute 
exists in New York State. Residential tax representation firms also claim in many of 
their mailings that the homeowner will not have their property inspected by the County 
for filing an appeal. The sales pitch of the residential tax representation firms to 
homeowners is alluring – the downside to filing an assessment appeal is zero – there is 
no effort required, no cost, and no risk. 

The sales pitch of the 
residential tax 
representation firms to 
homeowners is alluring – 
the downside to filing an 
assessment appeal is 
zero – there is no effort 
required, no cost, and no 
risk.  
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An analysis of residential filings over the last five years clearly shows that the vast 
majority of Class 1 appeals are submitted by the residential tax representation firms. 
Ten residential tax representation firms represent about 80% of the residential filings 
each year. Four of those ten have accounted for almost 60% of the filings alone. 

Top Ten Residential Tax Representative Firm Filings 
2007 - 2011
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A closer examination comparing the 2009/2010 appeals numbers with the 2010/2011 is 
quite revealing. The overall number of residential filings for 2010/2011 fell and the 
number of pro se filings (i.e. those who file on their own) in 2010/2011 decreased by 
18%. However, the filings by the Top 10 residential tax representation firms for 
2010/2011 actually increased even though 
residential values dropped by 17% on average 
for the 2010/2011 tentative assessment roll. It 
is important to note that the number of filings 
submitted by the residential tax representation 
firms as shown in the table above has been 
fairly consistent over the years, showing that 
there is little correlation between the number 
of filings submitted by these firms and the 
actual quality of the assessments themselves.  

From the 2007 through 2009 tentative assessment rolls, there were 72,563 repeat 
residential appeals each year (i.e. the same homeowner filed an appeal in each of those 
three years). These repeat appeals accounted for 60% of all residential filings during 
that three-year period on average and the residential tax representation firms 
accounted for over 90% of the repeat residential appeals. The chart below shows that a 
significant percentage of these repeat residential appeals did not get any reduction 
from the Assessment Review Commission yet continued to file an appeal year after 
year. The data also clearly indicates that many appeals filed each year are frivolous and 
without merit. The residential tax representation firms are responsible for the lion’s 
share of these baseless appeals which choke the review process and prevent 

…the filings by residential 
tax representation firms for 
2010/2011 actually 
increased even though 
residential values dropped by 
17% on average for the 
2010/2011 tentative 
assessment roll. 



Nassau County Assessment Administration System Review 
 
 

 
 

26 

homeowners, who might have a legitimate appeal, the benefit of a more thorough 
review. 

Repeat Residential Filings 2007 - 2009
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At the Nassau County Legislature’s Government Services and Operations Committee 
meeting on May 21, 2008, the head of the one of the leading residential tax 
representation firms gave the following public testimony regarding frivolous appeals: 

“I will admit that perhaps 40 percent of all protests should not be filed. I will 
admit today, and you probably realize this, that perhaps 25 percent of the 
Small Claims Assessment Reviews should not be filed.” 

This is an extraordinary claim to publicly state on-the-record before the Nassau County 
Legislature. However, that has not deterred this firm or any firm from continuing to file 
the same number of appeals year after year. The question must then be asked; why do 
residential tax representation firms continue to file thousands upon thousands of 
appeals annually, many of which they themselves have publicly admitted to as being 
frivolous? 

The answer is simple economics. For residential tax representation firms, reductions in 
assessed value are the primary revenue-driver in their business model. The more their 
clients obtain reductions, the greater the revenues will be for the residential tax 
representation firm. There is a clear and stark economic incentive for residential tax 
representation firms to file as many appeals as possible, especially when there is no 
counterbalancing disincentive. The Department of Assessment performed an analysis 
for this report to develop a conservative estimate of the revenues derived from 
assessment appeals. The figures demonstrate that residential tax representation firms 
have generated millions of dollars in revenue from the assessment appeal process. 
While taxpayers continue to see property taxes rise and the County struggles to cope 
with its onerous tax refund liability each year, it appears that the only winners in the 
current assessment system are the firms which have reaped millions of dollars from the 
process. 
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Residential Tax Certiorari Revenue Estimates 2005 - 2009 
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Residential Assessment Recommendations 

Some of the recommendations aimed at further improving residential assessments 
below are straightforward and relatively easy to implement. Others will require more 
effort and planning because they would require changes in New York State property tax 
law. The goal of all the recommendations is to make the system more transparent and 
less confusing for taxpayers, increase public understanding, and continue to improve 
the quality of the assessed values set by the Department of Assessment. All these 
efforts should lead to a drop in the number of residential appeals filed each year. 

Short-term Opportunities 

1. Improve public understanding of the residential assessment process 

Over the last five years, the Department of Assessment has failed to effectively 
communicate the assessment process to homeowners in simple, easy-to 
understand language. Because of that, other stakeholders have seized the 
opportunity to frame the issue and shape public opinion to their advantage. The 
Department of Assessment plans to be much more proactive in delivering its 
message by meeting regularly with local officials, civic leaders, and community 
groups. The Department of Assessment also plans to expand its outreach program 
to senior citizens who need to file exemption applications each year. This will help 
senior citizens better understand the system and how it works, and help them get 
the tax breaks to which they are entitled. The Department of Assessment’s 
website will be updated to include comprehensive information on what it does. It 
will also feature other important information such as sales trends, foreclosures, 
and other relevant market data. 
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These public awareness initiatives can start immediately and in some respects, 
they are already underway. 

2. Encourage inspections by the Assessment Review Commission for 
those properties filing appeals 

Perhaps the most critical element of a sound assessment system is the quality of 
the data collected by the assessing entity. If the Department of Assessment does 
not have accurate and up-to-date property information, establishing fair and 
equitable assessed values becomes difficult. When a homeowner files an appeal 
with the Assessment Review Commission, it is very important to make sure that 
the Department of Assessment’s information is correct. Otherwise, the inaccurate 
data will stay in the system, the assessed value will continue to be incorrect and 
the homeowner will keep filing an appeal year after year. It is in the homeowner’s 
and the County’s best interests to have property data that reflects the home in its 
current state. 

The Assessment Review Commission has not performed inspections in the past 
because it lacked the resources to do the work. That is still true today. However, 
efforts are underway to develop an approach to begin the field inspections and 
confirm the data collected by the Department of Assessment. 

The Assessment Review Commission has the statutory authority to perform these 
inspections. Many of the residential tax representative firms claim, when they 
solicit their potential clients, that the County will not inspect a homeowner’s 
property. This is not true. Property inspections could begin soon and the quality of 
the data in the assessment system would improve. While the Assessment Review 
Commission by itself lacks the resources to do property inspections, through the 
sharing of resources with the Department of Assessment some inspections could 
began in the next year’s appeal cycle. This would further enhance the accuracy of 
assessed values and in some instances discourage appeals. 

3. Improve the current residential appeal system 

The current system is in need of in-depth review. The vast majority of filings are 
made by residential tax representation firms who file thousands of appeal 
applications at once electronically – the vast majority of which have been shown 
to be without merit.  The system is plagued by repeat filers who divert attention 
away from those who may have legitimate appeals. 

Long-term Opportunities 

1. Adjust the Level of Assessment for residential properties from .25% to 
full market value 

One of the most confusing elements of Nassau County’s assessment system for 
homeowners is that the assessed value and the fair market value of a home are 
two different figures. The assessed value of a home is the amount that is applied 
to the tax rate in order to calculate the property taxes a homeowner will need to 
pay. The assessed value is reached by multiplying the fair market value by the 
Level of Assessment. The Level of Assessment is defined as the percentage of full 
market value at which assessments are established in a given assessing unit. In 
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Nassau County, the Level of Assessment for residential properties is .25%. For 
example, if a home has a fair market value of $400,000, the assessed value will 
be $1,000. (400,000 X .0025 = 1,000). By moving the Level of Assessment to 
100% instead of .25%, the fair market value and the assessed value of a home 
would be the same figure. (400,000 X 1 = 400,000) The assessment notice 
homeowners get during the first week of January each year would contain only 
one assessed value, making it much easier to understand how the taxes were 
calculated. 

Since it is the Assessor who determines the level of assessment in an assessing 
entity, this reform could happen before the next tentative assessment roll in 
January 2010. However, in order to bring assessed values up to full market value 
from the current .25%, the law imposing a 6% cap on assessment increases would 
need to be rescinded or at the very least, suspended for one year.  We have 
drafted legislation that would suspend the cap for one year and can be found in 
the Addendum.  

When the 6% cap was enacted, the goal was to shield homeowners from large 
increases in assessed value which could potentially affect the amount of taxes 
they would be forced to pay. While the intention seemed reasonable at the time, 
in reality, it has created inequities in the assessment roll and shifted the property 
tax burden on to the shoulders of homeowners whose values have not risen as 
high as others. Ideally, the most equitable and fair solution for all Nassau County 
homeowners would be to remove the 6% cap entirely. For example, one home 
valued at $2,000,000 increases 10% to $2,200,000. With the 6% cap, the highest 
this home can be assessed is $2,120,000. Another home valued at $300,000 only 
increases by 2% to $306,000.  The home at $306,000 is actually subsidizing the 
home capped at $2,120,000 and will now pay more in property taxes than the 
homeowner would have otherwise if there had been no 6% cap on the first home. 
To put this in context in the current economic climate, with the drop in home 
values and assessments this year, only 4% of homes are covered by the 6% cap. 
Given market conditions, this may be an opportune moment to reform this statute 
because of the very small number of properties it currently affects. 

Commercial Assessments 
Commercial properties (Class 2, 3, 4) in Nassau County 
make up fewer than 10% of the number of parcels in Nassau 
County. However, commercial properties account for over 
80% of the property tax refunds every year. While 
residential properties get much more attention from public 
officials and the local media, it is the commercial properties 
that are at the root of the tax refund issue in Nassau 

County. Reforming this area of the assessment system will have the greatest impact on 
reducing the County’s tax liability, and will be the main focus of the Department of 
Assessment as it moves forward. 

Appeal Volume 

Even though the number of commercial property appeals is substantially smaller than 
the enormous number of residential appeals, a much higher percentage of commercial 
properties file an assessment appeal each year. As the chart below indicates, the 

…commercial 
properties account 
for over 80% of 
the tax certiorari 
refunds every year  
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numbers have remained fairly consistent over the last four years. In fact, the volume of 
commercial appeals has been almost the same for twenty years. It is the commercial 
tax certiorari firms who are responsible for almost all the commercial appeals filed with 
the Assessment Review Commission. 

Top Ten Tax Certiorari Firm Filings 2007 - 2010
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Similar to residential appeals, the commercial appeals  include a large number of repeat 
filers (shown below) – commercial properties that file every year, regardless of whether 
the assessment goes up or down. The vast majority of repeat filings are submitted by 
commercial tax certiorari firms. 

Repeat Commercial Filings 2007 - 2010
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Administrative Settlements 

Commercial assessment appeals are different from residential filings in that only a very 
small percentage of commercial property appeals are settled administratively with the 
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Assessment Review Commission. The vast majority take their appeal to the court 
system and have their case resolved either through a negotiated settlement with the 
County Attorney’s office or by the decision of a New York State Supreme Court judge as 
shown in the table below. There are a number of reasons why fewer commercial 
appeals are settled with the Assessment Review Commission than residential appeals, 
as will be explained. 

Administrative and Judicial Commercial Appeals 2004 - 2011
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One of the main functions of the Assessment Review Commission is to settle 
assessment appeals and adjust values on the January tentative assessment roll before 
it becomes final (16 months later in April of the next year). This lag-time prevents a tax 
refund from being issued by the County. Over the last two years, the Assessment 
Review Commission has successfully increased the number of commercial settlements. 
Still, the vast majority of the cases do not settle with the commission and go to the 
courts instead. As soon as a writ is filed to take the case to court, the County is faced 
with the burden of an additional tax refund liability. There are three main reasons why 
commercial property appeals wind up in the court system. 

First, there is very little incentive for the tax certiorari firms representing commercial 
property clients to settle with the Assessment Review Commission. This is because the 
law governing this area of the Assessment Review Commission’s authority is vague and 
open to interpretation. It is clear that the Assessment Review Commission has the 
authority to dismiss commercial appeals if they have not complied with the Assessment 
Review Commission’s requests for information and other filing requirements. However, 
if a commercial property owner decides not to comply with the Assessment Review 
Commission’s requirements, the commercial tax certiorari industry’s current 
interpretation of the law is that it can still go to court, which in effect neuters the 
entire administrative review process. The solution to this dilemma is to revise the law 
to make it clear that until commercial property owners or their representative have 
exhausted their administrative options with the Assessment Review Commission; they 
should not be allowed to move their case into the courts. This would improve both the 
administrative appeal process and reduce the court’s judicial appeal burden.  This legal 
reform is one of the recommendations suggested later in the report.  

The incentive to settle is further negated by the use of the commission’s unilateral 
valuation reductions. The Assessment Review Commission has the statutory authority to 
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reduce a commercial property’s assessment unilaterally without the property owner’s 
agreement. The Assessment Review Commission often reduces valuations on 
commercial properties in the belief that this will lower the County’s future potential tax 
refund liability. In that regard, it has had some success. However, since commercial 
property owners are aware that the Assessment Review Commission is going to 

unilaterally lower the assessed value no matter what 
happens, there is little reason for commercial property 
owners to settle with the commission. This leads the 
commercial tax certiorari firms to file with the courts in 
a majority of cases even after an assessment has been 
reduced because the current court calendar will most 
likely give them anywhere from four to six years before 
the case is resolved. This length of time builds up the 
years of refunds and provides the commercial tax 
certiorari firms additional leverage in negotiations with 
the County. In the last two assessment rolls (2007/08 
and 2008/09), just under 90% of the commercial 
properties that received a unilateral reduction from the 
Assessment Review Commission went on to the courts. 

The aforementioned court calendar is the second primary reason why commercial 
property appeals utilize the courts. 

Once a commercial property appeal has entered the court system, the County 
Attorney’s office can either negotiate a settlement before trial or the case can go to 
trial and be decided by a New York State Supreme Court judge. Historically, commercial 
assessment appeals have negotiated more favorable settlements with the County 
Attorney’s office than the Assessment Review Commission. When a case has gone to 
trial, the awards to commercial property owners have been generous and they did not 
necessarily reflect the property’s true market value. 

The awards to commercial property owners have been even more significant than 
residential properties because of the time elapsed between the original court filing and 
the resolution of the case – a lag-time in which any settlement builds up significant 
interest. Commercial property owners file a writ to take a case to court during the 
month of April each year after the assessment roll has been finalized on April 1. Once 
the writ is filed, the commercial property owner then has four years in which to file a 
Note of Issue. The Note of Issue essentially states the case is ready to go to trial and 
asks for the case to be placed on the court calendar. The case could then take another 
one to two years before the judge renders a decision. By the time the judge finally 
reaches a decision, up to six years could have elapsed. During this time, interest 
accrues on any award if the judge decides in the commercial property owner’s favor. 
The County now pays 4% interest on cases settled in the County Attorney’s office, and 
9% on cases decided in court. These interest payments can become quite large, and 
they vastly increase the County’s tax refund liability.  

The third reason why the Assessment Review Commission is hampered in settling 
commercial appeals at the administrative level is that the tax certiorari firms that 
represent commercial properties have made even more money than their counterparts 
on the residential side. As with tax representation firms that file residential appeals, 
there is a clear and stark economic incentive to file as many appeals as possible on 
behalf of commercial clients, and then lengthen the time it takes to resolve the case as 
long as possible. The reductions in commercial assessments tend to be much larger on 

In the last two 
assessment rolls 
(2007/08 and 
2008/09), just under 
90% of the 
commercial properties 
who received a 
unilateral reduction 
from the Assessment 
Review Commission 
went on to the courts.  
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average and they generate revenue from interest payments which do not exist on the 
residential side. Commercial clients will typically pay between 15% and 33% of any 
reduced assessment as a fee to these firms, although the fee structure can vary much 
more for commercial properties than residential. 

Commercial Tax Certiorari Revenue Estimates 2003 - 2008
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As with the residential assessments, the question needs to be asked; “Who is really 
benefiting throughout the assessment process?” The courts and the County Attorney’s 
office are overburdened, the County is still strapped with the tax refund liability, and 
the property owner still struggles with high property taxes and has to wait for years to 
see a possible reduction in assessed value. Yet, the only ones making millions of dollars 
in this process are the commercial tax certiorari firms. 

Commercial Assessment Recommendations 

Reform initiatives involving commercial assessments are more complex and will require 
greater effort. Most commercial properties are valued using an income approach, not a 
market value approach as with residential properties. The income approach contains 
many variables which are subject to debate and sometimes generate little consensus 
even among professionals in the industry. As with the residential assessment 
recommendations, the goal is to reduce complexity in the system, make it easier to 
understand, and improve the values being placed on commercial properties. If these 
goals can be met, the tax certiorari refunds should begin to decrease in the years 
ahead. 

Short-term Opportunities 

1. Focus the County’s appraisal resources on valuing the highest 
assessed properties every year 

The Department of Assessment uses a computer-assisted mass appraisal (CAMA) 
system and very sophisticated statistical analyses of market information to 
efficiently value the 418,000 properties in Nassau County. However, given the 
unique nature of some of the largest commercial properties in the County (e.g. 
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Roosevelt Field Mall, EAB Plaza), it is recommended the combined appraisal 
resources of the Assessment Review Commission and the Department of 
Assessment jointly review the largest properties to ensure that they are valued as 
accurately as possible for the 2011/2012 tax year, and to expand this review in 
future years. This will involve reviewing all the key components needed to 
establish commercial market values - such as capitalization rates, expense ratios, 
etc.  

As shown in the chart below, the 500 largest commercial properties, which 
account for only 1.6% of all the commercial properties in Nassau County, actually 
make up 34% of the full market value of all Class 2 and 4 properties. Tax refunds 
from assessment reductions for these properties can be quite large. It is critical to 
review them thoroughly, and to reach consensus on their final value. 

Top 500 Commercial Properties in Nassau County 2010/11
Overall Percentage of Full Market Value

 $12,468,180,909
34%

 $24,519,071,522
66%

Top 500

Remainder (29,507)

 
All efforts will be made to ensure that the values the County puts on the largest 
properties represent its best effort for equitable and defensible values for the 
2011/2012 tax year and all future years.  

One major detriment to the unbridled sharing of resources is the concept of a “de 
novo” (a Latin term meaning “from the beginning”) system of review. In the 
current system, the Assessment Review Commission maintains that it must follow 
a strict “de novo” review of assessment appeals - independent of the Department 
of Assessment – whereby the Commission arrives at its own opinion of value using 
its own independent valuation standards and tools. This issue is discussed more 
fully in the Assessment Review Commission section of this report and must be 
resolved.  The Department of Assessment and the Assessment Review 
Commission need to use the County’s limited resources to efficiently and 
effectively produce defensible values at the start of the process, while providing a 
fair hearing for property owners who do appeal their assessments. 

2. Cooperate more closely with the tax certiorari industry 

The Assessment Review Commission, in 16 months, is able to review only about 
60% (some 10,000) of the commercial appeals filed in Nassau County each year. 
By contrast, in New York City approximately 43,000 commercial appeals are 
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reviewed in only six months, using fewer resources.  One reason is that New York 
City is not inundated by the massive deluge of residential appeals that swamps 
Nassau County. Class 1 appeals in New York City average fewer than 1,000 cases 
a year.  Another significant reason is that the tax certiorari bar in New York and 
the City’s Tax Commission work cooperatively to help expedite the review.  As in 
Nassau County, the commercial certiorari firms practicing in New York City file just 
about every year for each of their clients.  Obviously, under this scenario, many 
cases are filed that are without merit.  However, in New York City, the commercial 
certiorari firms actually help the city’s Tax Commission identify cases without 
merit at the very start of the process. This causes more efficient use of scarce 
government resources. Up to one-third of the city’s commercial filings are 
expeditiously eliminated this way each year. Further, the cases with the greatest 
merit are also identified. 

The commercial Tax Certiorari industry in Nassau County needs to start 
cooperating more fully with the Assessment Review Commission to help manage 
the case flow of appeals.  Closer and better cooperation between the industry and 
the County will help both the property owner and the County make sure the most 
meritorious cases are addressed, and that resources are not wasted on reviewing 
frivolous appeals filed to protect and/or retain a client. 

3. Review capitalization rates and valuation standards between the 
Department of Assessment, the Assessment Review Commission, and 
the County Attorney as well as outside appraisers 

The three departments need to set up a formal review process to analyze key 
commercial property valuation components such as capitalization rates and come 
to consensus about how values for commercial properties are developed. Once 
these factors have been discussed and agreed upon, they should be vetted by 
outside appraisers as an additional check to make sure they accurately reflect the 
commercial property market in Nassau County. Again the concept of a “de novo” 
appeal is a potential obstacle that must be overcome. 

Long-term Opportunities 

1. Adjust the Level of Assessment for commercial properties 

As with residential properties, commercial properties also have a Level of 
Assessment which is a “fraction” of the full market value. The County was forced 
to use fractional assessments to comply with the Coleman ruling and the 
restrictions of “transitional” assessments (see Recommendation #2 below).  The 
assessed value is reached by multiplying the fair market value by the Level of 
Assessment (LOA). The Level of Assessment is defined as the percentage of full 
market value at which assessments are established. In Nassau County, the Level 
of Assessment for commercial properties is 1%. For example, if a building has a 
fair market value of $1,000,000, its assessed value will be $10,000. ($1,000,000 
X .01 = $10,000).  By eliminating fractional assessments the fair market value 
estimate of the property would become the assessment and remove one more 
layer of opacity in the process. 

2. Eliminate “transitional” assessments for commercial properties 
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Transitional assessments are similar to the 6% cap for residential properties in 
that the intent is to limit assessment increases in a given year. Transitional 
assessments spread out an increase to a commercial property in any given year 
over a five-year period.  For example, if a commercial property value increases 
5% from $1,000,000 to $1,050,000, the $50,000 increase is spread out over five 
years at 20% of the increase each year. The assessment in year one would be 
$1,010,000, year two would be 1,020,000, year three would be $1,030,000, and 
year four would be $1,040,000 and year five would finally be the full amount of 
$1,050,000.  If the market is going up and the property value increases 5% the 
next year, the same rule applies but it is now “layered” on top of the transitional 
assessment from the year before – and maybe even the year before that.  
Transitional assessments are very difficult to administer and to explain to 
commercial property owners.  And they fast become very complex when there are 
annual changes in assessed value. With the commercial property market in 
decline, it is an opportune time to simplify this aspect of the assessment system 
and phase out transitional assessments. 

3. Create a special “tax court” to deal with commercial appeals 

Many other jurisdictions around the country have a dedicated “tax court” to hear 
commercial property tax certiorari cases. These are staffed by assessment 
professionals and lawyers who are trained in and practice real estate law and 
valuation.  These tax courts are often a quicker solution than a traditional court 
because they focus solely on tax issues and do not hear other types of cases. The 
current judges on the New York State Supreme Court cannot be expected to be 
experts on commercial property assessment matters because of all the other types 
of cases that come before them. Given the heavy load of cases that enter the 
courts today, particularly in Nassau County, everyone (i.e. the courts, the County, 
the property owner, and the commercial tax certiorari firms) would be better 
served by moving commercial property tax certiorari cases to a special court. 

A special tax court with trained support staff dealing with disclosure of financial 
information, valuation, and contamination issues among others - would improve 
the adjudication of commercial appeals. 

The New York State court system has a number of special courts for areas such as 
drug treatment, and special divisions of the Supreme Court such as the 
Commercial Division and the Matrimonial Center. 

A specialized court for commercial appeals merits the consideration of the courts 
in light of the impact of these matters on public finances in Nassau County. 
Massachusetts and New Jersey, among other states, utilize a similar court and 
have successfully managed commercial cases in a timely manner for both the 
governing jurisdiction and the property owner. 

Assessment Calendar 
The assessment calendar for Nassau County is lengthy and at the root of much of the 
misunderstanding of the assessment system. While property owners get their 
assessment notice the first week of January, the first school tax bill based on that 
assessment will not be sent out until 21 months later, and the first general tax bill 
based on the same assessment comes 24 months later. For example, the assessment 
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notices sent out this past January were for the 2010/2011 tax year. Property-owners 
will receive the first half of their school tax bill based on that assessment in October, 
2010, and their general tax bill based on the same figure in January, 2011 – two years 
later.  Before these taxes are even set, a new assessment notice will be mailed out for 
the 2011/2012 tax year in January 2010. These overlapping assessment calendars 
create a great deal of confusion, and lead to the filing of appeals because property 
owners often do not know the outcome of a previous year’s appeal before getting their 
next assessment notice. 

In the interim the Department of Assessment must also maintain the current 2009/2010 
tax year information on its website – meaning that the assessments for three tax years 
must be maintained simultaneously.  This is obviously very confusing to taxpayers. 

The assessment calendar was changed with the creation of the new Assessment Review 
Commission in 2003.  It provided an expanded period to review assessment appeals – 
with the hope of reducing refund liability by resolving all of the appeals at the 
administrative level before the completion of the final assessment role.  Unfortunately, 
the calendar was poorly designed.  To create more time to review appeals it lengthened 
the time at the end of the process by extending the date of the final roll by 12 months. 
The current calendar is outlined in the addendum of this report.  

 

Assessment Calendar Recommendations 

Short-term Opportunities 

1. Revise the assessment calendar to shorten the amount of time 
between the distribution of the assessment notice and the first tax bill 

Changing the assessment calendar would require legislative approval - yet there is 
widespread consensus that this reform is badly needed. There are various models 
that merit consideration but given the number of stakeholders who would be 
affected by such a change – e.g. school boards, towns, and other taxing 
jurisdictions – the issue requires more study and thoughtful deliberation. An issue 
requiring attention involves the school districts that need to estimate their tax 
rates when school budgets and school property tax levies are voted on and 
approved in May. The school districts require the total taxable assessed value in 
their district in order to do that.  One assessing entity in New York uses the 
previous year’s taxable assessed value for school districts to calculate their tax 
rate. This concept has been discussed with a few stakeholders from the school 
community and others – who were willing to give more thought to the idea. This 
model should be analyzed carefully to see if it might be applicable to Nassau 
County. 

Cyclical Assessments 
In the past several years, since the implementation of annual reassessments, there 
have been calls by some policymakers to freeze assessments and subsequently only 
update them cyclically – for example, every three or four years.  Until just recently 
assessments were rising rapidly due to market conditions.  It was mistakenly believed 
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that by freezing assessments, property taxes would not increase. Additionally, it was 
surmised that possibly the number of annual residential appeals would decline. 

International Association of Assessing Officers standards and best practices clearly 
dictate that annual assessment updates ensure the highest degree of property tax 
equity – particularly in a rapidly-changing and dynamic market.  Moving to a three or 
four-year cycle increases the level of tax shift in that third or fourth year.  Further, 
when market values were rising rapidly - the gap between the market value of a home 
and the assessed value of a home widened because of the six percent cap factor, which 
resulted in assessment inequities automatically by virtue of the law. 

Nassau County now finds itself in a declining market.  This past year the Department of 
Assessment established values as of January 2, 2009 for the 2011/12 assessment roll.  
On average, residential market values declined by 17% - yet the number of residential 
appeals that were filed with the Assessment Review Commission was essentially the 
same as the year before, which leads to the belief that even if the assessed values 
were frozen, there would still be a large volume of assessment appeals regardless. 
Additionally, from a taxpayer’s and an equity perspective it would be unfair to not 
reduce market values and assessments in a falling market. 

At the state level, the New York Office of Real Property Services is considering filing a 
bill that would require all assessing jurisdictions in the state to revalue on a mandatory 
cyclical basis – possibly every three years at the least.  This proposal will be closely 
monitored to determine its applicability to Nassau County and the Department of 
Assessment will remain in regular contact with the New York Office of Real Property 
Services. 

Assessment Operations 
While several systemic challenges hamper the assessment process in Nassau County, 
the three primary entities that manage that process – the Department of Assessment, 
the Assessment Review Commission, and the County Attorney’s office – each one has 
their own operational issues that have been analyzed and need to be addressed. 

Department of Assessment 

Leadership 

Inside the Department of Assessment, several areas need significant improvement. The 
last five years at the Department of Assessment have witnessed a number of missed 
opportunities and a failure of leadership to improve the value of services being 
delivered to Nassau County property owners.  

Because the Assessor was an elected official, there were no requirements for the kind 
of experience the Assessor needed to function effectively. The former Assessor’s lack of 
assessment experience handicapped the department internally, and kept it from making 
critical decisions about the assessment system. The department did not do any short-
term or long-term strategic planning, and was often caught reacting to crises instead of 
proactively managing problems. 

Most significantly, there was significant turnover in the Chief Deputy Assessor’s position 
between 2004 and 2008 which contributed to the department’s lack of internal direction 
and accountability. The Chief Deputy Assessor’s main role was to act as the day-to-day 
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operations manager overseeing all areas of assessment administration. All division 
heads reported up through this position. From October 2004 through September of 
2006, the Chief Deputy Assessor position actually remained vacant.  The Department of 
Assessment turned to Cole-Layer-Trumble, the consulting firm hired to implement the 
revaluation system, to assume many of the Chief Deputy Assessor’s responsibilities. 
Cole-Layer-Trumble became enmeshed in the everyday activities of the department far 
beyond the typical client/consultant relationship, primarily to fill the void caused by the 
failure to find a qualified professional for this post in a timely fashion. 

While Nassau County has paid over $50 million for the computer hardware and software 
programs needed to conduct computer-assisted mass appraisal (CAMA), the former 
assessor did not adequately enforce the terms of the agreement between the County 
and Cole-Layer-Trumble. Standard consulting deliverables such as system 
documentation and training manuals were never developed. There were services that 
were contracted and paid for but never implemented by the Department of Assessment. 
The transfer of knowledge about the new system from Cole-Layer-Trumble to 
Department of Assessment employees did not occur to the level that would allow them 
to use the system effectively without Cole-Layer-Trumble’s help. The resulting lack of 
training left the department’s staff unprepared to take full advantage of the new CAMA 
system.  

The department, in response to its new obligations to annually update market values 
nearly doubled in size over a five-year period.  However, the new resources that were 
brought in were not properly deployed to address the needs of the commercial field 
division and to improve data collection. Some of the largest divisions in the department 
– such as the Exemption Division – manually process tens of thousands of paper forms.  
Automation and streamlining of the process would have allowed resources to be 
redeployed to the divisions responsible for the valuation of property.  This misallocation 
of resources has hampered the department from more fully focusing its scant resources 
on valuing properties. 

In addition to all of these questions was an Assessor whose focus was often not on the 
core issues of assessment administration. Time and again, the Assessor would take on 
an issue that was only tangentially related to assessment, and divert staff to that work. 
Issues such as illegal housing, promoting the use of an income tax to fund school 
districts, and fighting Industrial Development Agency agreements shifted the 
department’s focus away from its core mission, which is to value properties fairly and 
equitably – ensuring that property owners pay their fair share of property taxes and no 
more.  Had the Assessor concentrated on restoring confidence in the County’s 
assessment system and devoted the resources necessary to achieve that goal, it is 
possible that property owners in Nassau County might find themselves in a different 
situation than they are in today. 

Budget and Staffing 

Comparing data from other large assessment districts provides a framework for 
evaluating resource needs and adequacy. The Cook County, Illinois Assessor’s Office 
conducted a survey of the International Association of Assessing Officers’ Metropolitan 
Jurisdiction Council (made up of the 38 largest assessment jurisdictions in the county) 
to develop  benchmarks for budgets, staffing, and other resources .  This survey has 
subsequently been refined and updated by the assessment specialist firm Almy, 
Gloudemans, Jacobs, and Denne.  In most jurisdictions the assessment and 
administrative appeal functions are administratively combined.  Therefore, to provide 
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an “apples to apples” national comparison with other assessment jurisdictions, we 
combined the budget and resources of the Department of Assessment and the 
Assessment Review Commission.  The Assessment Review Commission has a budget of 
$5.6 million dollars, while the budget of the much larger Department of Assessment is 
$16.3 million, for a combined assessment administration budget of $21.9 million and 
295 total staff. 

The three key benchmarks commonly used for comparative purpose are: 

• staffing level per parcel 

• budget per parcel 

• budget as a percentage of the levy   

Nassau County was at the lower end of the range for both the staff-level per parcel and 
budget per parcel benchmarks – meaning it uses fewer resources than comparative 
jurisdictions on a per parcel basis.  However, nationally, the most widely accepted 
measure of an adequate assessing budget is 1% of the total tax levy.  The total tax 
levy in Nassau County is $5.3 billion and 1% of that is $53 million. This benchmark 
budget figure is significantly more than the current total budget of $21.9 million.  This 
indicates that by national standard, Nassau County spends too little on its assessment 
administration. 

Technology 

Local governments have long recognized the tremendous value that information 
technology can bring to help manage complex public sector challenges. By  
implementing innovative technology solutions, local governments have been able to 
deliver enhanced services and lower costs at the same time. A review of the 
Department of Assessment’s technology capabilities indicates a tremendous opportunity 
for significant improvement. While progress is being made on the most critical 
technology issues, much work needs to be done to use technology to improve the 
efficiency and effectiveness of the department. Technology should be ingrained in the 
Department of Assessment’s daily operations and be an enabler of future business 
process changes within the department. 

The overall assessment system in Nassau County is made up of multiple and disparate 
IT systems between the Department of Assessment, the Assessment Review 
Commission, the County Attorney’s office, and the Treasury Department. These IT 
systems are not seamlessly integrated and a great deal of effort is required for them to 
communicate effectively with one another. Substantial IT support is needed to maintain 
the various platforms and it is difficult to identify system problems when they occur. In 
some cases, it is difficult (and sometimes even impossible) to share data and in other 
cases, there is redundant data sits in different systems.  At least nine different IT 
systems make up the County’s assessment operations, from the initial assessment 
developed by the Department of Assessment to the Treasury Department which sends 
out the tax refund check, if necessary, at the end of the assessment process. 

Despite the multitude of IT systems, many critical business processes in the assessing 
department are not automated. This lack of automation forces the department to 
devote its scant resources to manual data entry. Hindering greater data accuracy is the 
sheer volume of information needing to be processed. By re-engineering and 
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automating key business processes, the department can ease this administrative 
burden, allocate its resources to more “value-added” activities and improve the quality 
of the data residing in its system. 

While almost every employee in the Department of Assessment has a computer with 
email and internet access, other productivity tools are virtually non-existent. 
Commonplace technology solutions (even for the public sector), such as document 
management software, bar-coding and mobile computing, would deliver a significant 
return to the County with only a modest investment. Implementing a few select 
productivity tools would help automate many business processes in the department and 
substantially reduce the level of administrative work which, given the number of 
properties in Nassau County, can at certain times of year overwhelm the department. 
For example, the field assessors who work throughout the County collecting data on 
properties work entirely with paper and pen. Their hand-written notes and information 
then need to be entered by hand into the assessment system by a group of department 
employees. This is not an efficient use of resources and leads to errors. It has become 
standard practice, even in the public sector, to automate tasks that are primarily 
administrative. For example, the U.S. Census Bureau for the first time this year is using 
hand-held computers equipped with GPS and data-entry capabilities for its address 
canvassing operation, laying the groundwork for the 2010 Census. The Department of 
Assessment is well behind the curve in this respect. As the second-largest assessing 
entity in the State of New York after New York City, it is imperative that the 
department begin to take advantage of these cost-effective technology solutions. 

In order to benefit from investments made in technology, end-users need to achieve a 
certain level of competence to use the technology. This requires a commitment to 
training employees, not just at the outset of a technology implementation but also over 
the course of its life cycle. As is stands today, there is no comprehensive training plan 
for technology in the department. Basic computer skills such as Microsoft Word and 
Excel are not regularly re-trained. Instead, technology skills are most often developed 
through the employee’s own initiative or via other sporadic department-wide initiatives. 
The department puts a great deal of emphasis on having its employees achieve a 
specific level of certification in the appraisal and assessment professions. A 
commensurate level of emphasis needs to be made in the area of technology. 

Department of Assessment Recommendations 

Similar to the residential and commercial assessment administration recommendations, 
some of the following recommendations will be easier to implement, while others will 
require more time. Considerable thought will have to be given to Civil Service 
requirements and collective bargaining agreements. 

Short-term Opportunities 

1. The Assessor should focus on the core mission of the department 

Now that a professional Assessor has been appointed to lead the Department of 
Assessment, this individual’s administrative priority should be to provide fair and 
equitable assessments - and to make sure that property owners are only paying 
their fair share of property taxes – and no more.  
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This would include leading efforts to improve coordination between the 
Department of Assessment, the Assessment Review Commission, and the County 
Attorney’s office.  

2. Reorganize the Department of Assessment 

Cross-communication within the divisions of the Department of Assessment has 
been less than optimal, in part due to the structure of the department. The 
organization currently has too many verticals, and the reporting lines are not 
clear. Roles and responsibilities need to be clarified, and everyone in the 
organization needs to have a better understanding of what functions other areas 
of the department perform.  A successful reorganization will include the creation of 
cross-functional areas, and a general flattening of the reporting structure inside 
the department. 

3. Shift resources within the Department of Assessment more effectively 
to manage peak periods of activity 

The assessment calendar is replete with periods of high and low activity that affect 
different parts of the Department of Assessment. For example, the SCAR division’s 
workload decreases significantly after May when the court calendar has ended, 
and does not pick up again until September when the next court calendar begins. 
These staffers, many of them trained appraisers, will help the department’s 
commercial and residential field divisions inspect properties and collect data. 
Additionally, some will be used at the Assessment Review Commission to review 
appeals filed by homeowners to help the Assessment Review Commission 
complete its work in a timelier manner. The Small Claims Assessment Review 
Division also has trained paralegals who could help the County Attorney’s office 
manage the court calendar, send out requests for information for cases on the 
calendar, organize and enter Notes of Issue information, and track discontinued 
cases. 

4. Perform a full technology audit of the Department of Assessment 

On March 17, 2009 the Department of Assessment, working with the County’s 
Information Technology Department began a full “technology audit” of the 
department’s operations. As part of the audit, County IT staff will be evaluating 
areas such as software applications and productivity tools, technical skills, and key 
business processes. The audit will prepare a gap analysis and set of 
recommendations to move the department from its current state into the future. 

5. Implementation of the ADAPT Project 

A major technology initiative called the ADAPT Project is now underway which will 
consolidate and integrate almost all the disparate IT systems across the County 
that are involved in the assessment process.  When the project is final, the 
Department of Assessment, the Assessment Review Commission, the County 
Attorney’s office, and the Treasury Department will use a single integrated 
assessment system and be able to access the same data in real time. The 
Department of Assessment began utilizing the new system on May 21, called 
iasWorld, in May while the other departments will be rolled out in successive 
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phases over the course of 2009. By January 2010, all four departments will be 
using iasWorld and almost all the disparate IT systems that exist today will be 
taken off-line. 

6. Automate the submission of Annual Survey of Income and Expense 
(ASIE) Statements 

Each year, the Department of Assessment requires all owners of income-producing 
property to report income and expenses associated with the operation of their 
property. The purpose of the survey is to gather this key market data to develop 
comparative  information for the valuation of commercial properties.   

The Department of Assessment sends out a massive mailing each year and asks 
these property owners to complete the form and send it back. Because of the 
thousands that are returned, a large number of resources are needed to manually 
enter the data into the computer assisted mass appraisal (CAMA) system. This is 
an inefficient use of the department’s manpower. It is also an inconvenience for 
property owners (or their representatives) to fill out the form and mail it in each 
year. 

By the end of the year, the Department of Assessment will deploy an automated 
system through the County’s website for willing property owners to submit this 
information electronically. Paper submissions will still of course be permitted, but 
the department will encourage people to file these online.  The system will be 
modeled after the federal FAFSA system – where once a property owner’s 
information is entered the first year – subsequent years simply involve updates to 
the existing information.  Discussions with the County’s IT department have 
already begun. 

Long-term Opportunities 

1. Increase the number of staff to collect and analyze commercial 
property data 

The number of staff that goes out into the field to inspect commercial properties 
and collect data in the Department of Assessment is well below industry 
benchmarks. When budgetary circumstances become more favorable, the 
Department of Assessment should increase the number of trained field staff to 
gather and analyze commercial property data. In the interim, some current 
resources will be reallocated to this effort.  Current and accurate property data is 
the foundation of any quality assessment system. 

2. Further professionalize the Department of Assessment through 
certifications and assessment training 

The Department of Assessment has done a reasonable job providing training 
opportunities for its appraisal personnel. Almost all the field staff are certified 
appraisers, but further steps must be taken to continue to professionalize the 
staff. This would include setting up a formal training program based on 
International Association of Assessing Officers guidelines that would allow 
employees to progress from basic levels of training and certification to higher 
levels of professional mastery. 
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Assessment Review Commission 

The statutory authority of the Assessment Review Commission is different from every 
other administrative review board in the State of New York with the exception of the 
Tax Commission in New York City. The Assessment Review Commission was structured 
to lower the number of appeals but the number of appeals has not declined 
significantly. While reductions of assessed values at the Assessment Review 
Commission have served to lower the potential future tax refund liability of the County, 
the County still struggles each year to address the tax refunds and there has been no 
significant drop in the dollar amount that is refunded. 

Even though there is no fee for a property owner to file an assessment appeal, this is a 
formal and lengthy process that lasts over a year.  It has strict rules, policies and 
procedures to follow that were approved by the Nassau County Legislature.  The 
Assessment Review Commission process is a “de novo” system.  De novo is a Latin term 
meaning “from the beginning”. This means the Assessment Review Commission 
determines its own estimate of the value of a property independently of the 
Department of Assessment.  The Assessment Review Commission uses different 
valuation standards - e.g. different capitalization rates, income and expense 
information, different comparative sales and sales periods, and requests different types 
of information from property owners than originally requested by the Department of 
Assessment.  The Assessment Review Commission does not determine whether the 
Department of Assessment’s assessment is reasonable – unless proven otherwise as in 
the administrative appeal process found in most other jurisdictions – instead it 
independently determines its own value. In most respects, the Assessment Review 
Commission duplicates the work already done by the Assessment Department.  

The Small Claims Assessment Review process is somewhat different from what the 
Assessment Review Commission does in that is does defend the original value the 
Department of Assessment placed on a home. Yet the Small Claims Assessment Review 
process is similar to the Assessment Review Commission’s in that once again, it uses 
yet another completely different set of valuation standards from that of the Department 
of Assessment to defend the property’s assessed value. This means that a different set 
of comparable sales, often drawn from a different comparable time-frame, are used to 
defend the original assessment. 

With commercial cases that move to an Article 7 court proceeding, the process used to 
defend the value is also different from those of the Department of Assessment, the 
Assessment Review Commission, and the Small Claims Assessment Review. The County 
Attorney’s office contracts with outside appraisers, at an annual cost of $1.5 million, 
and an outside appraiser develops yet a third estimate of the appealed property’s 
value. This value is different from the value originally developed by the Department of 
Assessment - and different from the proposed value developed by the Assessment 
Review Commission, This is true because all three are using different valuation 
standards - but more importantly value is a matter of opinion based on the available 
information.   Three excellent appraisers will usually have three different opinions of a 
property’s value – so the market value of a property is in actuality a range of value.  If 
all three opinions were within 10% of one another they might all be right 

Stepping back to take a look at the overall process - starting with the Department of 
Assessment and following it through to the court system - it becomes apparent that 
there is no standardized valuation methodology between the key stakeholders in the 
process.  A good analogy would be an electrical outlet.  Every home in the U.S. uses 
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the same type of electrical outlet because the industry has settled on a standard. 
Whatever the house, old or new, big or small, they all use the same electrical outlet. If 
that analogy is applied to Nassau County’s assessment process, the Department of 
Assessment, the Assessment Review Commission and the County Attorney’s Office are 
all using a different electrical outlet, and one plug will not fit in all. Given the lack of a 
set of common valuation standards, it is not difficult to understand why tax refunds 
continue to be an annual source of anxiety and financial headache for Nassau County. 

Assessment Review Commission Recommendations 

Short-term Opportunities 

1. Improve coordination with the Department of Assessment and the 
County Attorney’s office 

The Assessment Review Commission, the Department of Assessment and the 
County Attorney’s Office have already started working on this recommendation. 
Representatives from each department meet on a weekly basis to discuss common 
concerns and coordinate efforts in order to improve the effectiveness of the 
assessment process. One example of such an effort is the standardization of an 
income and expense form for commercial properties that would be used by all 
three departments and submitted only once by the commercial property owner, 
not multiple times as they have to do today. 

2. Institute a case management system and review the methodology for 
estimating refund liability 

The Assessment Review Commission will start a case management system this 
year with each appeal that is filed. This would be similar to the process of the Tax 
Commission in New York City, which oversees the case management there. A case 
management system would provide the County with a better sense of which cases 
represent significant potential risk at the very beginning of the appeals process, 
allow it the opportunity to proactively manage the risk, and to take steps to 
mitigate it. 

Long-term Opportunities 

1. Strengthen 523-b of the New York State Real Property Tax Law to 
provide the Assessment Review Commission with the right to dismiss 
an application and preclude judicial review due to a failure to provide 
adequate documentation 

The Assessment Review Commission has the authority to dismiss commercial 
appeals if they have not complied with its requests for information and other filing 
requirements. However, currently the commercial tax certiorari firms who do not 
fully comply with these requirements argue that they still have the right to 
proceed with a judicial appeal and do so.   

This obviously defeats the purpose of an effective administrative appeals process 
and adds to the load of an overburdened court system.   
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Section 523-b should be clarified to deter commercial property appeals from going 
to court, to allow the Assessment Review Commission to settle more cases, to 
prevent tax refund liability, and to make the system more efficient for both the 
County and for taxpayers. 

2. Jointly house the Department of Assessment, the Assessment Review 
Commission,  and the Assessment Litigation Bureau of the County 
Attorney’s Office in the same building 

In order to improve communication and coordination between the three 
departments, it would be very beneficial to have them in the same building. This 
move would also give taxpayers a “one-stop shop” if they needed to come in to 
discuss an issue involving their assessment, exemption, or appeal.   

County Attorney 

The Assessment Litigation Bureau of the County Attorney’s office is the final step in the 
assessment appeal process.  This office deals with the thousands of commercial appeals 
filed every year known as Article 7 proceedings.  The Bureau also defends and litigates 
issues involving tax exemptions, restoration of taxes, and corrections of errors. 

As previously noted, approximately 80% of all the filings with the Assessment Review 
Commission are appealed to the Supreme Court.  Like the Department of Assessment 
and the Assessment Review Commission, the County Attorney’s office also has limited 
resources to manage this avalanche of cases. As a result, the County Attorney’s office 
does not take many cases to trial and looks instead to settle them to reduce liability. In 
addition, the County Attorney’s office is hampered by the lack of a case management 
system to track appeals from the day they are filed to the day they are settled.  This is 
a critical element in the tracking of potential refund liability. 

The County Attorney’s office has recently made a concerted effort to take more cases 
to trial and it has won some fairly significant commercial cases within the last year. 
However, over the past five years, only 55 cases (an average of 11 per year) have 
come to a trial decision.  Another 125 trials were scheduled - but the cases were 
settled either before or during trial. The County Attorney’s office has also been 
hampered by a lack of management focus and organization within the Assessment 
Litigation Bureau. It is expected that a recent change in leadership of the  Bureau will 
address many of these concerns. 

One of the main issues in organizing cases for trial is the need to obtain an appraisal 
and identify an appraiser for trial.  The County Attorney’s office currently has an annual 
budget of $1.5 million (it is actually a line-item in the budget of the Assessment Review 
Commission) for outside appraisers.  The County Attorney’s Office does not want to 
incur the cost of an appraisal unless it looks like the case is actually going to trial, and 
therefore is often compromised in its negotiating position.  The County could both save 
money and also improve the defense of values by utilizing the best appraisers in the 
Assessment Review Commission and the Department of Assessment for future cases.  
There are a number of highly qualified and designated experts on staff who should be 
developed as part of a “defense team” to help the County Attorney’s Office not only to 
try cases, but to be the “driver” of reasonable and consistent settlements as well.  

Before the revaluation and the creation of the Assessment Review Commission there 
was not an effective administrative appeal process.  Therefore, the courts had become 
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the de facto administrative appeal board for commercial appeals  The courts 
responsibly stepped in and increased the number of cases scheduled for trial to give 
the property owner an avenue for appeal. It was expected that the Assessment Review 
Commission would serve to prevent a large number of cases from moving into the court 
system and settle the appeals administratively, reducing the County’s tax refund 
liability.  However, the number of cases being scheduled by the court every year has 
not dropped much. Further, the Assessment Review Commission’s leverage is 
undermined as long as commercial tax certiorari firms are aware that relief can be 
obtained through the court within a defined period of time.   

In Nassau County, 3,000 commercial cases a year are put on the calendar for trial.  By 
comparison in New York City, only 200 cases a year are put on the calendar in any one 
year.  This creates a financial incentive for commercial tax certiorari firms to settle with 
the Tax Commission because it accomplishes three objectives. The first is to have the 
case resolved more quickly, the second is for the tax certiorari firm to receive payment 
more quickly, and the third is that it eliminates any refund liability because it has been 
resolved at the administrative level, not in the courts.  This issue of case scheduling 
will be discussed with the representatives of the Office of Court Administration with the 
goal of resolving more cases at the administrative level and bringing fewer cases onto 
the court calendar. 

County Attorney Recommendations 

Short-term Opportunities 

1. Closely coordinate resources with the Department of Assessment and 
the Assessment Review Commission to prepare, manage and defend 
the current appeal caseload 

The County Attorney’s office could be immediately more effective by utilizing the 
appraisers/assessors at the Department of Assessment and the Assessment 
Review Commission instead of relying on contractual appraisers.  For example, 
trained in-house appraisers could review the appraisal work developed by the 
outside appraisers hired by the County Attorney’s office. Through this review, they 
could make sure the work of the outside appraiser supports the County’s value 
and confirm that the appraisal provide is thorough and complete. While there has 
been some sharing of resources over the last year, it has been primarily on an ad 
hoc basis. A more formal process needs to be developed in which expertise within 
the County is shared regularly as a daily part of operations. 

2. Develop an interdepartmental defense team to track the largest cases 
that represent the greatest liability, use in-house appraisers to try 
cases, and involve an appraiser/assessor in settlement decisions 

Once a commercial appeal has been scheduled on the court calendar and seems 
headed to trial, a cross-functional “defense team” should work together to defend 
the case and share information with the County Attorney’s office. This team should 
be the “driver” of reasonable and consistent settlements. 

3. Work with the Office of Court Administration to better manage the 
court calendar to encourage final settlements with the Assessment 
Review Commission.
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Conclusion 
Nassau County’s assessment system has improved dramatically since annual 
reassessments were ordered by the court in 2000 and implemented in 2003.  The 
County has accomplished numerous worthy achievements over that period. The 
establishment of the current Assessment Review Commission in 2003 created an 
improved administrative review system for assessment appeals that was designed to 
reduce the County’s appeal liability.  The voter-approved initiative eliminating the 
position of elected assessor in favor of appointing a professionally-qualified assessor is 
one more step in the reform process.  For the first time, all three departments – the 
Department of Assessment, the Assessment Review Commission and the County 
Attorney’s Office – are under the aegis of the County Executive’s Office.  This change 
has already fostered new levels of communication, cooperation, and the sharing of 
resources. However, there is much more work to be done, and this report has identified 
some keys opportunities for improvement.   

There is an old Chinese saying that the journey of a thousand miles begins with one 
small step. This report, in effect, represents one more step towards restoring the 
public’s confidence in the assessment administration system of Nassau County. It is 
important to note that all the issues mentioned in this report will not be corrected 
overnight. In fact, it is very likely that new issues will be discovered going forward, 
given the complexities of the County’s assessment system. Nor should this report be 
construed as having successfully identified every issue in the assessment administration 
system in the first three months of the new Assessor’s tenure. While property owners 
will see improvement in the short-term, long-term systemic reform is going to be a 
multi-year process.  

Even when there is consensus among stakeholders about the need to reform a public 
policy issue, change takes time to achieve in government because of the methodical 
nature of the bureaucratic process.  

While there are issues to address and while additional reform is needed, implementing 
these recommendations will further improve a system that is clearly progressing, not 
regressing. It is the goal of the Department of Assessment to make Nassau County the 
leading assessment agency in New York State and become a national model of best 
practices for others to follow.  The objective is to have an assessment administration 
system that is accurate, efficient, and fully transparent. The property owners of Nassau 
County deserve and have a right to expect nothing less. 
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Glossary of Assessment Terms 
 

1. Adjusted Comparable Value 

The sale price of a similar property plus or minus the net adjustment. 

2. Adjusted Market Value 

For Class I properties, the market value, as adjusted when applicable by the 
limitation on assessment increases capped at 6% for one year and 20% over five 
years (excluding additions and renovations). 

3. Appraisal 

An estimate or opinion of value, usually in writing. The act or process of 
estimating value as of a certain date. 

4. Appraisal Methods 

The three accepted methods of valuing real estate are: 

• The sales comparison or market approach which uses adjusted sales of 
comparable properties  

• The income approach which capitalizes net operating income to produce an 
estimate of value  

• The summation or cost approach which uses the cost of construction new, less 
accrued deprecation, plus land value.  

5. Appraisal Process 

A systematic examination of the factors which influence the value or utility of real 
estate. A process by which the problem may be defined, the relevant facts 
assembled and a supportable conclusion of value produced. 

6. Appraised Value 

The final opinion of an appraiser as to the worth of a property as of the effective 
date of appraisal.  

7. Assessment Roll 

A document listing, usually in alphabetic or tax map number sequence within roll 
section, all of the assessed values within an assessment jurisdiction together with 
their land and total values, the names and addresses of owners, exemption data, 
property types and other pertinent information. 
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8. Arm's Length 

Refers to a real estate transaction in the open market freely arrived at by normal 
negotiations without undue pressure on either the buyer or the seller. 

9. Assessed Value 

A figure in dollars determined by an assessor which reflects a property's worth in 
relation to other properties on an assessment roll and which, unless exempt, is 
used to compute a tax dollar obligation by multiplying it by a tax rate.  

10. Assessing Unit 

A city, county, town or village with the authority to value real property for 
purposes of taxation.  

11. Assessment to Sales Ratio 

The number derived by dividing the assessed value by the selling price; used as a 
measure of the relationship between a property assessment and market value. 

12. Basic and Enhanced STAR (School Tax Relief) Program 

The School Tax Relief (STAR) exemption (Real Property Tax Law, §425) provides a 
partial exemption from school taxes for most owner-occupied, primary residences. 
Basic STAR is available to anyone who owns and lives in his or her own home. 
Enhanced STAR is available to senior homeowners whose incomes do not exceed 
the statewide standard. 

13. Capitalization Rate 

The percentage which is the sum of the discount rate, the effective tax rate and 
the recapture rate (for improved property only) representing the relationship 
between net operating income and present value. 

14. Capitalized Value 

The value indicated by the annual net operating income generated by the 
property. The present value of the right to collect future income derived by 
dividing net operating income by an appropriate capitalization rate. 

15. CDU 

(Condition – Desirability – Utility) Codes denoting the composite rating of the 
overall condition, desirability and usefulness of a property. The codes used are: 
Excellent, Very Good, Good, Average, Fair and Poor. 
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16. Class I 

The class of real property as defined in Article 18 of the Real Property Tax Law 
that includes one, two and three-family houses and residential condominiums of 
three stories or less and most residential vacant land. 

17. Class II 

The class of real property as defined in Article 18 of the Real Property Tax Law 
that includes apartment buildings, residential cooperatives and residential 
condominiums of four stories or more. 

18. Class III 

The class of real property as defined in Article 18 of the Real Property Tax Law 
that includes all public utility equipment defined as real property in state law. 

19. Class IV 

The class of real property as defined in Article 18 of the Real Property Tax Law 
that includes all properties not defined in the first three classes. This class 
contains primarily commercial and business properties and vacant land. 

20. Coefficient of Dispersion 

The average deviation of a group of observations (assessment ratios, for example) 
from the mean or, preferably, the median ratio expressed as a percentage of that 
mean or median. The standard measure of assessment equity. 

21. Coefficient of Variation 

The standard error of the estimate divided by the mean value of the dependent 
variable. A measure of the likelihood of error in predictions of the value of the 
dependent variable. 

22. Comparable Sale 

A property which has sold recently and is sufficiently similar to the subject of an 
appraisal so that its adjusted selling price may be taken as an indication of the 
market value of the subject. 

23. Condominium 

A form of fee simple ownership of part of a structure having multiple units. 
Owners have title to their own units plus a share of the common elements. 

24. Cooperative Apartment 

A dwelling unit owned by a corporation in which an owner owns stock 
commensurate with the value of his or her apartment compared to the value of 
the building as a whole. The stockholder has a proprietary lease to the apartment. 
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25. Cost Approach 

A method of estimating the value of real property by calculating a current 
construction cost, subtracting accrued depreciation and adding a land value 
obtained from the market. This method works best when the improvements are 
relatively new and estimates of depreciation are thus more likely to be accurate.  

 

26. Depreciation 

In appraising, a loss in property value from any cause; the difference between the 
reproduction or replacement cost of an improvement on the effective date of the 
appraisal and the market value of the improvement on the same date. In regard 
to improvements, depreciation encompasses both deterioration and obsolescence. 

27. Effective Tax Rate (ETR), aka Equalized Tax Rate  

The nominal (actual) tax rate multiplied by the level of assessment. If the level of 
assessment is 30% (.30) and the nominal tax rate is $80 per $1,000, the effective 
tax rate is $24 per $1,000 or 2.4%. 

28. Equalization 

The process of bringing the assessed value of jurisdictions assessing at different 
levels to a common level, usually fair market value as of a given date. 

29. Equalization Rate 

A weighted average ratio of the total assessed value in a municipality divided by 
the total market value. An equalization rate of 20% indicates that assessments 
were at an average of one-fifth of market value when the equalization rate survey 
was made. 

30. Fair Market Value 

The most probable price, expressed in terms of money, that a property would 
bring if exposed for sale in the open market in an arm's length transaction 
between a willing seller and a willing buyer, both of whom are knowledgeable 
concerning all the uses to which it is adapted and for which it is capable of being 
used. (From "Property Assessment Valuation" published by the International 
Association of Assessing Officers) Synonymous with "market value."  

31. Final Assessment Roll 

A document containing assessment and exemption information on all parcels in a 
municipality. It differs from the tentative assessment roll with respect to changes 
ordered by a board of assessment review, assessment and ceiling assessments 
made by the Office of Real Property Services and ownership and address changes 
since the tentative roll. 

32. Fractional Assessment  
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A procedure whereby assessments are made at some uniform percentage of full or 
fair market value rather than at 100% thereof. 

33. GIS 

Acronym for Geographic Information System. 

34. Appeal 

The process to challenge the Assessor's determination of a property owner's 
market value, tax classification status, or exemption status as listed on the 
tentative roll. 

35. Appeal Period 

The period (January 2nd through March 1st) during which taxpayers may protest 
the assessed value placed on their real property. 

36. Highest and Best Use 

The reasonable, probable, and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially feasible, and that 
results in the highest value. The four criteria the highest and best use must meet 
are: legal permissibility, physical possibility, financial feasibility, and maximum 
profitability. 

37. International Association of Assessing Officers 

Acronym for the International Association of Assessing Officers 

38. Income Approach 

An appraisal technique whereby the value of an income-producing property is 
estimating by capitalizing its net operating income using an appropriate 
capitalization rate. Value = Income / Rate. 

39. Level of Assessment (LOA) 

The percentage of full market value at which assessments are, on average, made 
in a given assessing unit.  

40. Market Data Approach 

An appraisal process whereby the value of a subject property is predicated on the 
adjusted (for time and inventory differences) selling prices of comparable 
properties. Also known as the "direct sales comparison approach."  

41. Market Value 
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That price in an open market at which a willing buyer would buy and a willing 
seller would sell neither being under abnormal pressure and both being fully 
informed. 

42. Marshal & Swift 

A leading provider of commercial software for computing building costs. 

43. Mass Appraisal 

A systematic valuation of a large number of properties during a relatively short 
period of time. Typically the function of an assessor rather than an appraiser. 
Various techniques using computers and statistical testing of the results are often 
employed for this purpose. 

44. Median 

The middle value when assessment ratios or other data are ranked in order of 
magnitude.  When there is an even number of data points, the median is 
computed as the average of the two middles. 

45. Multiple Regression Analysis 

Multiple Regression Analysis (MRA) is a statistical method to predict the market 
value of all properties as of the appraisal date, based on actual sales in 
comparable areas (neighborhoods). MRA models create adjustments based on the 
contributory value of characteristics such as quality, age, architectural style, and 
square footage. 

46. Office of Real Property Services (ORPS) 

The agency responsible for carrying out the policies and programs of the State 
Board of Real Property Services. 

47. Physical or Quantity Change 

An increase in assessed value resulting from new construction, property annexed 
from another assessing unit, property omitted from the prior roll, property 
discovered during tax mapping and property which has become locally assessed 
(usually a transfer to assessment roll section 1 from assessment roll section 8). 
Also a decrease in assessed value resulting form fire, demolition, loss of parcels 
due to tax mapping, removal of mobile homes, removal of duplicate parcels and 
transfer out of the locally assessed category. 

48. Property Inventory  

 
A collection of data for each parcel in a municipality which should include at least 
the following:  

• name of the property owner(s)  
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• tax map land parcel number  

• property description  

• the physical characteristics necessary to value the parcel by at least one of the 
three standard approaches exemption status In practice, the inventory will 
contain information such as land size, square feet of living area, number of 
bedrooms, finished basement area, etc. 

49. Sales-Ratio Analysis 

A study of the relationship between actual values and sale prices and the 
deviations that result from differences between the two; used to determine the 
efficiency and fairness of the assessment process in a particular jurisdiction. 

50. Small Claims Assessment Review 

A special small claims hearing established to review challenges to the assessment 
of owner-occupied one, two and three- family houses and residential 
condominiums of three stories or less. 

51. Tax Certiorari 

The legal process by which a property owner can challenge the real estate tax 
assessment on a given property in an attempt to reduce the property’s 
assessment and real estate taxes. 

52. Tax Levy 

The amount of money that taxing authorities (municipal, school or special taxing 
districts) require to be collected through the property taxes to fund their operating 
budgets. 

53. Tax Map 

A map prepared primarily for assessment purposes and approved for use by the 
State Board. Such map or maps will be drawn to scale and delineated for property 
lines, with dimensions or areas and identifying numbers for all delineated lots of 
parcels. 

54. Tax Rate 

A rate per one hundred dollars of assessed value expressed in dollars and cents. 
Each local governing body - county, town, school and special district - determines 
its own budget. The amount to be raised by taxes, divided by the assessed value 
from the jurisdiction would equal the tax rate per $100 of assessed valuation. 

55. Taxable Assessed Value 

The assessed value of a parcel (or an entire assessment roll) against which the tax 
rate is applied to compute the tax due. In case of a partial exemption, the exempt 
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amount is subtracted from the assessed value in order to determine the taxable 
assessed value. 

56. Taxable Status Date 

The date on which the assessed value and taxable status are fixed for all 
properties in a taxing jurisdiction. In Nassau County the Taxable Status Date is 
January 2. 

57. Tentative Assessment Roll 

The tentative roll is approved on January 2 and lists the same estimated market 
value, assessed value, and exemption information contained in the annual Notice 
of Tentative Assessed Value. 

58. Transition Assessment  

An assessment used in approved assessing units to phase in changes after 
revaluation so as to lessen shifts in the tax burden from one class of property to 
another. The Assessed Value reflecting annual increase limits on Class II and IV 
property.  The assessed value on these properties cannot increase more than 20% 
in any given tax year.  This does not include physical increases.  

59. Uniform Percentage of Value 

The standard of assessment in New York State. All properties in an assessing unit 
must be assessed at the same percentage of their market values except where 
classified assessments are allowed in which case all properties in the same class 
must be assessed at the same percentage of their market values. 

60. Valid Sale 

An arm's-length transaction between a willing buyer and a willing seller, both 
having full knowledge of the facts and neither being under any compulsion to act. 

 

61. Valuation 

The process of estimating market value, investment value, insurable value, or 
other properly defined value of an identified interest or interests in a specific 
parcel or parcels of real property as of a given date. 

62. Weighted Average 

An average of the Adjusted Sale Prices weighted by the extent of the adjustments 
made to the sale price of the comparable. 

63. Writ 

An order issuing from a court requiring the performance of a specified act. 
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64. Writs of Certiorari 

Property-owners who are not eligible for Small Claims Assessment Review (SCAR) 
can challenge their assessments in State Supreme Court through a court action 
called a Writ of Certiorari. Most of the people who file writs own commercial and 
industrial property.  Writs of Certiorari are subject to the Supreme Court calendar. 
Like a small claims, you must file an appeal by March 1st with the Assessment 
Review Commission. A Writ of Certiorari must be filed before the last day in April 
or within 30 days of the Assessment Review Commission’s decision (if the decision 
is rendered after April 1). 



Nassau County Assessment Administration System Review 
 
 

 
 

58 

 

Addendum 
 
Exhibit 1  Organization Charts 

 
Exhibit 2  Assessment Calendars 
 
Exhibit 3  Residential Tax Representative Solicitations 

 
Exhibit 4 Draft Legislation: Residential Assessments to Full 

Value 
 
Exhibit 5  Town Tax Bill Comparison – Hempstead and Chatham 



Nassau County Assessment Administration System Review 
 
 

 
 

59 

Exhibit 1  Organization Charts 
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Assessor Aide II  3  
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Comm-Ind Assr II  3
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Data Flow between Systems (prior to ADAPT)

CAMA
on the SUN

Assessment 
Administration 
IAS on the SUN

Refund System 
on the Wang

Assessment on 
the Wang

Assessment on 
the IBM 
Mainframe

Treasurer 
MONY system 
on the IBM 
mainframe

ARC on the 
Wang

Data 
Warehouse - 
Wintel

AROW - E-gov

Systems at the 
Receiver's 
offices

Land Record 
Viewer - Wintel

NIFS on 
the IBM 
mainframe

County Clerk 
Deeds - AS400

 
 
 
 
 

 1 - Assessment data sent to ARC - Protest, Small Claims & Writ extracts, Assessment Roll extracts 
 2 - ARC data sent to Assessment - Batch files of protest reductions and denials. Batch files of Scar settlements. 
 3 - County Clerk data sent to Assessment - Monthly Deed extract 
 4 - Assessment data sent to Receivers - Initial calculated taxes files and rate files to produce School and General tax bills.
                                                                     ARC and Scar Refund files passed on a regular basis for the Receivers to issue corrected bills.
 5 - Assessment data sent to Treasurer - Scar refund data downloaded to process refunds
 6 - Treasurer data sent to Assessment - Payment data from the Receivers and deliquent & lien data from the MONY system
 7 - ARC data sent to Treasurer - Settlement information to process refunds
 8 - County Attorney data sent to Assessment - Court ordered settlements for writs of certiorari
 9 - Assessment data used by County Attorney - Data on comparable properties used to make offers and settle cases
10 - Comptroller data sent to Treasurer - Check number and payment information from NIFS
11 - Treasurer data sent to Comptroller - Voucher information to create checks in NIFS
12 - Receiver data sent to Treasurer - Tax payment and distribution information
13 - County Attorney & ARC shared data - They sometimes both have pending settlements for the same property - different years
14 - County Attorney data sent to Treasurer - Court ordered settlements for refund processing

Data Flow Between Departments (prior to ADAPT)

  ARC
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County       
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2
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Exhibit 2  Assessment Calendars 
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Assessment Timeline
Class 1

10/11 
Tentative 
Assessment 
Roll is 
completed
(Jan 2)

Grievance 
filing period 
for 10/11 
with ARC 
begins
(Jan 2)

Grievance 
filing period 
for 10/11 
ends
(Mar 2)

ARC 10/11 Review Period
(125,000+ cases)

Final 10/11 
Assessment Roll 
is completed
(Apr 1)

2009 2010

10/11 SCAR 
filings begin
(Apr 1)

10/11 SCAR 
filings end
(Apr 30)

AprMarFebJanDecNovOctSepAugJulJunMayAprMarFebJan AprMarFebJanDecNovOctSepAugJulJunMayAprMarFebJan

11/12 
Tentative 
Assessment 
Roll is 
completed
(Jan 2)

Grievance 
filing period 
for 11/12 
with ARC 
begins
(Jan 2)

SCAR Timeline

2010

10/11 Final 
Assessment Roll 
is completed
(Apr 1)

10/11 SCAR and 
commercial writ 
filings begin
(Apr 1)

10/11 SCAR  
filings end
(Apr 30)

10/11 SCAR Hearings
(30,000+ cases)

2011

10/11 
Tentative 
Assessment 
Roll is 
completed
(Jan 2 2009) It can take up to 6 – 8 months before a tax refund 

check is received by the property owner once a 
SCAR case has been decided.

AprMarFebJanDecNovOctSepAugJulJunMayAprMarFebJan AprMarFebJanDecNovOctSepAugJulJunMayAprMarFebJan
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Assessment Timeline
Class 2,3 & 4

10/11 
Tentative 
Assessment 
Roll is 
completed
(Jan 2)

Grievance 
filing period 
for 10/11 
with ARC 
begins
(Jan 2)

Grievance 
filing period 
for 10/11 
with ARC 
ends
(Mar 2)

Final 10/11 
Assessment Roll 
is completed
(Apr 1)

2008 2010

10/11 
Commercial 
writ filings 
begin
(Apr 1)

10/11 
Commercial 
write filings 
end
(Apr 30)

Q4Q3Q2Q1Q4Q3Q2Q1Q4Q3Q2Q1Q4Q3Q2Q1 Q4Q3Q2Q1Q4Q3Q2Q1Q4Q3Q2Q1Q4Q3Q2Q1

2009

DOA 
requests 
2007 annual 
expense & 
income 
statements
(Mar 15)

Annual 
income & 
expense 
statements 
due
(May 15)

2011 » » 2013

Commercial writs have a 4 year 
statutory limit within which to file 
a Note of Issue to place the case 

on the court calendar.

ARC 10/11 Review Period
(18,000+ cases)

DOA uses 2007 income and 
expense information to assist 
in setting the 10/11 assessed 
value.

ARC uses 2008 income and 
expense information to assist 
in setting the 10/11 assessed 
value.
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Exhibit 3  Residential Tax Representative Solicitations
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Exhibit 4  Draft Legislation: Residential Assessments to Full Value 
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Memorandum in Support 
 
TITLE: AN ACT to amend the real property tax law, in relation to the 
assessment of real property in Nassau County. 
 
DESCRIPTION: This bill amends §1805 of the Real Property Tax Law to 
provide that assessments in Nassau County will be stated in terms of full 
value instead of at a fractional level.  Tentative assessed values will be 
converted into full value assessments and the limitations on assessment 
increases for class one property will be temporarily removed to accomplish 
the conversion.  Class one property includes one, two and three family homes 
and townhouse condominiums.  The limitations on assessment increases will 
be restored for subsequent assessment rolls after the conversion. 
 
SUMMARY OF PROVISIONS: Section 1805 of the Real Property Tax 
Law is amended by adding a new subdivision 1-a, which provides for the 
conversion in Nassau County of the fractional assessments on the most recent 
tentative assessment roll into full value assessments by dividing the current 
assessments by the uniform percentage of value employed by the County for 
each class of property.  The resulting full values will be the basis for the final 
assessment roll and the tax rolls applicable to that assessment roll.  The 
limitations on increases in assessments for class one property will not apply 
to the conversion from fractional assessments to full value assessments but 
will be reinstated for class one property in Nassau County for subsequent 
assessment rolls.   
 
REASONS FOR SUPPORT: Since 2000 Nassau County has undertaken 
to modernize its assessment system.  As part of this effort, in 2003 Nassau 
performed a revaluation of all property in the County for the first time since 
1938.  It also committed to a plan of reassessing all property on an annual 
basis.  This bill would strengthen the achievements of the assessment 
modernization effort by making the assessment system more transparent and 
understandable. 
  
Currently assessments of class one property in Nassau and New York City 
can be increased no more than 6% in one year and 20% over a five-year 
period.  In order to implement the revaluation and subsequent reassessments, 
Nassau County reduced the level of assessment at which class one property 
was assessed each year so that it would not be in violation of the cap on 
assessments.  This resulted in assessed values being set at a small fraction of 
the property’s market value.  The current level of assessment for class one 
property in Nassau County is at one quarter of one percent of market value.  
The current level of assessment for class two, class three, and class four 
property is at one percent of market value.  The yearly reductions in level of 
assessment required tax jurisdictions to double and redouble tax rates to 
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generate the same revenue.  The rapid change in rates has made it more 
difficult for taxpayers to distinguish the impact of increases in government 
spending from changes due to revised value estimates. 
 
Under the existing statute assessments cannot be increased to full value levels 
because of the limitations on assessment increases for class one property.  
This bill would temporarily remove the limitations and allow the current 
fractional assessments in Nassau County to be converted into full value 
assessments.  By stating assessments in terms of market value, rather than 
confusing fractional percentages, the public’s understanding of the 
assessment system would be greatly improved and the anxiety provoked by 
recent changes would be reduced.  Taxpayers would be in a better position to 
evaluate the accuracy of the new values and help them decide whether to 
apply for correction of their assessments. 
 
Full value assessments will make individual assessments more transparent 
and understandable to the average property owner and the provisions of this 
bill are necessary to preserve and strengthen the ongoing reform of Nassau 
County’s assessment system.  
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AN ACT  

 
 
 

The People of the State of New York, represented in Senate and Assembly, do enact 
as follows: 

65.  

Section 1805 of the Real Property Tax Law 

is amended to add new subdivision 1-a to read as 

follows: 

1-a. Upon the effective date of this 

subdivision, the assessor of a special assessing 

unit which is not a city shall convert the 

fractional assessed values on the most recently 

published tentative assessment roll to full value 

assessments by dividing the total actual assessed 

values on such roll by the stated uniform 

percentage of value for each class of property.   

Where an assessment has been corrected by action of 

a body or officer with authority to correct 

assessments, the full value assessment shall be 

computed by applying the appropriate percentage to 

such corrected assessment.  The full value 

assessments computed for the current tentative 

assessment roll shall be substituted for the 
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tentative assessments originally published and 

shall be the basis for the final assessment and tax 

rolls for such assessing unit for the forthcoming 

year.  

The limitation on increases prescribed by 

subdivision one of this section shall not apply to 

the assessed values converted from fractional 

assessed values to full value assessments as 

provided for in this subdivision.  The limitation 

on increases prescribed by subdivision one of this 

section shall be reinstated and applicable to 

assessment rolls subsequent to the assessment roll 

converted from fractional assessed values to full 

value assessments.  The full value assessments 

computed pursuant to this subdivision shall be used 

for purposes of the calculations required by the 

limitation on increases prescribed by subdivision 

one of this section. 
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Exhibit 5  Town Tax Bill Comparison – Hempstead and Chatham 
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• The Town of Chatham provides the 
taxpayer with a definition of terms on the bill 
to make it easier to understand

• The Town of Chatham does not encourage 
taxpayers to file an appeal of their assessed 
value, but does provide the information to let 
taxpayers decide for themselves

In contrast, the Town of Chatham, NY 
clearly informs the taxpayer what role 
the assessed value plays in establishing 
the tax amount.

• Page 2 of the tax bill actually 
encourages the average taxpayer to 
appeal their assessment. However, it 
does not inform the taxpayer on their 
bill that the deadline to appeal the 
assessed value is already past.

• This is one hand of government 
working against the other. Clearly, one 
has to question whether or not this an 
efficient use of property taxpayer 
dollars.

How can the average taxpayer possibly 
understand the role of their assessment 
on this Town of Hempstead tax bill?


