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Scarsdale Mass Appraisal Report

1. Introduction
The coterminous Town and Village of Scarsdale located in Westchester County in the State
of New York last reassessed properties in 1969. The village issued a Request for Proposals
(RFP) for a real property reassessment project on September 15, 2011. On December 7,
2011 Tyler submitted a Proposal in response to the village’s RFP, subsequent to a presubmission meeting conducted by the village to discuss the RFP. Tyler was awarded the
procurement, a contract was negotiated, and the contract between the parties was
executed on March 20, 2012. The 2014 assessment roll is based upon the reassessment
resulting from this agreement between the village and Tyler.

1.1 Identification of the Client
The coterminous Town and Village of Scarsdale, acting through its elected and appointed
officials is the client. The primary client representative is Nanette Albanese, acting in her
capacity as the village’s Assessor. In this report and its appendices the words Town,
Village, and Scarsdale all refer to the same legal entity unless specifically indicated
otherwise.

1.2 Intended Use
A reassessment is a systematic analysis of all assessments. This analysis is intended to
assure that assessments are at the stated uniform percentage of value as of the valuation
date of the assessment roll upon which the assessments appear, as confirmed by statistical
testing following mass appraisal industry standards.
The reassessment was undertaken to establish an equitable and scientific system of
assessing property for taxation and has been conducted in compliance with Uniform
Standards of Professional Appraisal Practice (USPAP) Standard 6: Mass Appraisal,
Development and Reporting. The Standard is included in the appendix.
The services and recommendations of value performed for this appraisal assignment are
intended for the exclusive use of the Scarsdale Assessor in establishing assessments for ad
valorem tax purposes. Any use other than that stated above is not authorized nor
intended. Most specifically excluded is an opinion of value for federally related real estate
transactions or other mortgage lending purposes.

1.3 Effective Date of the Appraisal
The effective date of value is July 1, 2013. The taxable status date is May 1, 2014. The
values and inventory are intended to be used as the basis for the June 2, 2014 Tentative
Assessment Roll. The signing of the final roll will occur on September 15, 2014 subsequent
to the completion of the local grievance process.
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Parcel inventory refers to the physical characteristics of the real estate as of May 1, 2014
taxable status date. This would include the characteristics of the land such as size, as well
as the improvements to the land – homes, outbuildings, and other structures, as well as
use and ownership.
All Scarsdale real estate was appraised at fair market value as of July 1, 2013 effective date
of value. Sales and other economic activity from July 1, 2011 through July 1, 2013 formed
the predominance of market evidence.

1.4 Date of the Report
This report is dated July 2, 2014. As such, all tentative assessments established values are
subsequent to the informal review phase changes, but prior to any further changes made
by the assessor for the tentative roll, if any, and by the Board of Assessment Review for the
June 2, 2014 tentative assessment roll.

1.5 Type and Definition of Value
The goal of the reassessment was to estimate "market value" for all real properties in
Scarsdale according to New York law and court decisions. The International Association of
Assessing Officers (IAAO) defines “market value” (IAAO’s “Standard on Mass Appraisal of
real Property - 2011”) as follows.
The most probable price (in terms of money) which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller, each acting prudently and knowledgeably,
and assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a
sale as of a specified date and the passing of title from seller to buyer under conditions whereby:
1.

The buyer and seller are typically motivated;

2.

Both parties are well informed or well advised, and acting in what they consider their own best interests;

3.

A reasonable time is allowed for exposure in the open market;

4.

Payment is made in terms of cash in United States dollars or in terms of financial arrangements
comparable thereto; and

5.

The price represents the normal consideration for the property sold unaffected by special or creative
financing or sales concessions granted by anyone associated with the sale.

The appraisers conducted a number of studies to gain an understanding of the market
dynamics at work in the village. The process began with collecting and verifying sales price
and date for each property sale within a two-year period. Sales that were not "armslength" or were non-representative were noted and set aside. A sales history file was
created for each arms-length sale in the mass appraisal system’s database. The goal of a
sales history file is to capture the parcel inventory at the time of sale. This increases the
number of sales available for analysis as a number of properties are physically changed in
significant ways after the sale.
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The market, or comparable sales, method of appraisal utilizes comparable sales to provide
value estimates. These comparable sales are adjusted for time, location, and physical
characteristics to give indications of value, which are then reconciled to provide a final
value estimate by way of the market approach.
Another method used for estimating market value is called the "income approach." With
this method the income and expense stream of a property is examined from an investor’s
point of view. The goal is to achieve a market value estimate by approximating what an
informed investor would pay for the income stream associated with a particular piece of
real estate. The income approach was applied as a primary approach for commercial
properties such as apartments, restaurants, retail, and offices.
The third method for estimating probable selling price was to consider how much it would
cost to provide a replacement building of similar quality and utility. Local construction
costs were analyzed along with land sales to develop what is called the "replacement cost"
method. This method is based on the premise that if land value is added to what it would
cost to replace the building new, less an allowance for physical, functional, and economic
depreciations, a rational estimate of market value can be obtained. A cost approach model
was calibrated to the market in Scarsdale and tested against economic data prior to
implementation. A cost approach value is calculated for all properties. The cost approach
was the primary approach utilized to value all tax exempt properties.
The valuation methods appropriate to the class of property were computed on a propertyby-property basis. For residential properties, the primary approach is the market or
comparable sales method. An estimate of value computed using the multiple regression
coefficients and the cost approach act as secondary approaches for residential properties.
For non-residential properties, the income approach was used as the primary approach for
most commercial properties, with the cost approach used as a back-up and on those
properties where an income approach was not relevant or possible.

1.6 Assumptions, Limiting Conditions, and Jurisdictional Exceptions
•

The properties were assumed to be free of any and all liens and encumbrances.
Each property has also been appraised as though under responsible ownership and
competent management.

•

Surveys of the subject properties have not been provided. We have relied upon tax
maps and other materials in the course of estimating physical dimensions and the
land size associated with assessed properties.

•

We assume the utilization of the land and any improvements is located within the
boundaries of the property described. It is assumed that there are no adverse
easements or encroachments for any parcel that have not already been addressed
in the mass appraisal.
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•

In the preparation of the mass appraisal, inspections have been made or attempted
for all parcels of property included in this report, per contract. For properties
without an interior inspection, the appraiser was required by contract to estimate
certain qualitative and quantitative data to be of the higher ranges of quality,
condition, and desirability on the subjects’ side, but not the sales history side, of
the database.

•

Property inspection dates will have ranged in time from both before and after the
appraisal date. It is assumed that there has been no material change in condition
from the latest property inspection, unless otherwise noted on individual property
records retained in the assessor’s office.

•

We assume that there are no hidden or unapparent conditions associated with the
properties, subsoil, or structures, which would render the properties (land and/or
improvements) more or less valuable.

•

It is assumed that the properties and/or the landowners are in full compliance with
all applicable federal, state, and local environmental regulations and laws.

•

It is assumed that all applicable zoning and use regulations have been complied
with.

•

It is assumed that all required licenses, certificates of occupancy, consents, or other
instruments of legislative or administrative authority from any private, local, state,
or national government entity have been obtained for any use on which the value
opinions contained within this report are based.

•

We have not been provided a hazardous conditions report, nor are we qualified to
detect hazardous materials. Therefore, evidence of hazardous materials, which may
or may not be present on a property, was not observed. As a result, and unless
noted otherwise, the final opinion of value is predicated upon the assumption that
there is no such material on any of the properties that might result in a loss, or
change in value.

•

Information, estimates, and opinions furnished to the appraisers and incorporated
into the analysis and final report were obtained from sources assumed to be
reliable, and a reasonable effort has been made to verify such information.
However, no warranty is given for the reliability of this information.

•

The Americans with Disabilities Act (ADA) became effective January 26, 1992. We
have not made compliance surveys nor conducted a specific analysis of any
property to determine if it conforms to the various detailed requirements identified
in the ADA. It is possible that such a survey might identify nonconformity with one
or more ADA requirements, which could lead to a negative impact on the value of
the property(s). Because such a survey has not been requested and is beyond the

Page |4

Scarsdale Mass Appraisal Report

scope of this appraisal assignment, we did not take into consideration adherence or
non-adherence to ADA in the valuation of the properties addressed in this report.
•

Condominium parcels are valued using an income approach consistent with New
York law in non-homestead jurisdictions. This results in a value far lower than fair
market value.

•

Cooperatively owned apartments (co-ops) are appraised using an income approach.
One value for the entire entity is provided consistent with New York law. This
results in the selling prices of the co-op units having no relationship to their
proportionate assessed value. As with condos, this results in a value far lower than
fair market value.

•

Case law indicates that a capitalization rate derived directly from the market that
conflicts with traditional band of investment rate results will be not be accepted by
the court. As a result, some smaller owner-occupied commercial properties may be
undervalued. This is also a contributing factor to the undervaluation of condos and
co-ops.

•

Possession of this report does not carry with it the right of reproduction, and
disclosure of this report is governed by the rules, regulations, and the laws of the
State of New York.

1.7 Extraordinary Assumptions and/or Hypothetical Conditions
No extraordinary assumptions or hypothetical conditions were made in association with
this assignment.

1.8 Property Rights Appraised
Appraisals are based on fee simple ownership, even when other rights, such as leased-fee,
exist.

2. Scope of Work
Per our contract with the village, all properties were subject to interior and exterior inspections,
except in those cases where the owner failed to schedule an appointment or where the
company had safety or security concerns. The process is described below, and in greater detail
in the Residential and Commercial Data Collection Manuals included in the Appendix. In
addition, data or property inventory mailers were mailed to each taxable property owner,
including those that were not inspected. The data mailer procedures are also described below
and in detail in the Data Mailer Procedures which are included in the Appendix.
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In addition to property data, economic data such as sales and income and expense information
was gathered, analyzed and used to formulate valuation models that reflect the current market
in Scarsdale. Once these models were developed and tested against the known sales, they
were applied to the population of properties and reviewed in the field by a review appraiser for
reasonableness and consistency of model application. This review was done in accordance with
the Final Review Procedures which are included in the Appendix.
Mass Appraisal Tools
Modern mass appraisal uses a common database, allows for reporting, applies uniform
valuation methodology, and allows for statistical testing. This is all completed in a computerized
environment using several tools, only some of which are integrated with one another. What
follows is a discussion of each tool and its part in the reassessment project.
PAS: This is the village’s assessment administration system. While it is integrated for batch
exchanges of data with RPS, it is not an appraisal tool and was not used by the appraiser in this
project.
RPS: RPS stands for “Real Property System.” It is a Computer Assisted Mass Appraisal (CAMA)
System. The version in place is 4.0. It is a creation of the State of New York, its first version
being released in the mid 70’s. It allows for data management, reporting, valuation, and
statistical testing. It also allows for assessment administration and other village functions not
used by the appraiser. RPS is in use in many jurisdictions across New York and is suitable and
was designed for smaller jurisdictions. It supports the traditional three approaches to value. It
does not have an integrated building sketch module typical in modern CAMA systems. It also
does not have a multiple regression module, hence NCSS was used.
APEX: As noted in the RPS discussion, it has no building sketch capabilities. APEX was used to
sketch all improvements and calculate areas. Unfortunately, and no reflection on APEX, but
there is no integration with RPS. The program and database are standalone. This results in the
tedious manual posting of calculated areas from APEX to RPS. APEX was originally designed for
the fee appraisal market, but is now found widely across the United States in assessment
offices, typically integrated with the local CAMA system.
NCSS: Version 9.0 of this statistical package was used to generate the multiple regression
models used in the residential market approach and for statistical reporting of results. It is not
integrated with RPS. The coefficients from the NCSS analysis were manually entered into the
“Manual Model” program in RPS and so, the sophistication of the regression model was limited
to what could be entered into RPS to produce a market estimate using the NCSS variables and
coefficients. NCSS was designed for statistical analysis of any data set, and it works well as a
mass appraisal tool.
Microsoft Excel and Access: Much analysis and reporting was done using these common tools.
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For future data maintenance and valuation at the 2013 base year level, the village will be using
RPS, PAS and APEX. Should the village update values to the current market using the same
methodology as this reassessment, NCSS or the equivalent will be needed.
Data Collection - Property Data
Data collection cards were prepared containing needed ownership and location information from
the village’s database. These documents were then organized in work packs by assessment map
for field data collection activity and process control. The data collection documents were prepared
for all parcels in the village.

Figure 1, Residential Data Collection Document, front
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Figure 2, Residential Data Collection Document, back
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Figure 3, Commercial Data Collection Document, front
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Figure 4, Commercial Data Collection Document, back

Data for residential properties was collected on site unless the property was inaccessible, the
occupants refused to cooperate, or the premises or occupants appeared dangerous or
threatening. The following is a summary of collection procedures followed during the data
collection process.
1.

Prior to the data collectors visiting a neighborhood, a brochure was mailed to each
property owner informing them of the reassessment project and alerting them that a
data collector would stop at their property soon.

2.

The data collector visually collected the land data, topographical data, utilities data,
and street or road data.

3.

For improved property, the data collector attempted to contact an adult occupant to
seek permission to inspect the interior of the improvement and to measure the
exterior.
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4.

If an occupant was present and permission granted, an interior inspection was made,
and the improvements were measured.

5.

If no interior inspection was possible, exterior data was collected and interior data was
estimated.

6.

The data collector also measured certain auxiliary buildings and yard improvements.

7.

If an inspection was not allowed or possible, data was estimated on site and with the
assistance of existing assessment records.

Data collection procedures for commercial, industrial, apartment, and exempt (hereinafter
referred to as “commercial”) properties were similar to those for residential properties.
In addition to collecting land data, story height, exterior wall construction, additions, and other
observable property characteristics, the following are examples of types of data that may have
been noted for commercial properties: Tenant (e.g. “The Elite Café” or “The Law Offices of
Stern and Malarky”), wall height, construction type and use.
A summary table by major parcel class indicating the number of improved parcels inspected
and estimated as of project turnover (May 2014) follows. All unimproved parcels were
inspected from at least the public way.

Data Collection Inspection Results, All Taxable
Improved Parcels

Percent

Total

Interior and Exterior Inspection

94.2%

5,281

Exterior Inspection Only, Interior Refusal

0.7%

41

Exterior Inspection Only, Failed to Schedule an
Appointment

4.8%

271

Interior and Exterior Refusal

0.3%

19

Total Parcels

100.0%

5,612

Inspection Statistics

P a g e | 11

Scarsdale Mass Appraisal Report

Tyler conducted comprehensive quality control procedures for all phases of the project,
including field, office, and valuation. The initial field work performed by the data collectors was
subject to periodic sampling by the project’s supervisory staff as well as a review of each card in
the field. Failure to perform in accordance with defined standards resulted in retraining, or
failing that, termination of the data collector. Any work found not meeting standards was
corrected.
In the office, data entry edits included checking for omissions of required data elements, correct
identification and mathematical closure of sketch components, and correlation of reasonableness
of related features, such as the presence or absence of a basement or upper floors, if indicated
elsewhere on the record. In other words, edits identified entries that didn’t make sense. All noted
computer generated audit errors were first verified for possible data entry operator error and then
returned to the data collector for error correction. Quality control checks of the data entry were
also performed to ensure the accurate posting of changes to the database through the use of data
edits and spot-checks.
All property data collection was subjected to a visual quality control field review performed by a
review appraiser as part of the final review process. This review had the primary purpose of
verifying quality grade, condition ratings, and neighborhood assignments, but also identified data
discrepancies or concerns that were then inspected for accuracy.
In addition, a data mailer was sent to all residential taxable property owners. A sample data
mailers follows. For commercial properties, a letter was sent to the owners offering them the
opportunity to review the data collected on their property with a Tyler employee at the project
office.
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Figure 5, Residential Data Mailer

Property owners were asked to review the information and mail the forms back to the company
if there were corrections or changes required, or to request an interior inspection of the
property, if not previously completed. Results of the data mailer process were as follows:
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Data Mailer Results

Parcels

Percent

Mailed

5,365

100%

Returned by owner with no changes

182

3%

Returned by owner, no changes required

148

3%

Returned by owner for data changes

514

10%

Interior inspection appointment made, data changed

62

1%

Returned by owner, unable to change data as no
interior inspection scheduled

72

1%

Returned by owner, field check performed

36

1%

Total returns

1,014

19%

Data Mailer Statistics

Corrections and inspections were made after examination of the returned documents. The 19%
return rate is on the low end of a more typical response rate of 20% to 30%, perhaps owing to the
higher than typical interior inspection rate.
Data Collection - Economic Data
Economic data to be used in analysis and valuation falls into three major categories: sales,
construction costs, and rental property income and expense. The sales data was used in the
analysis of the local market and in the construction of valuation models for residential property.
Commercial, industrial, and apartment properties also use sales as part of the valuation
process, but rely more heavily on the income approach to value, which utilizes rents and
expenses. All properties are valued by the cost approach typically as the secondary or tertiary
approach so the cost tables within the CAMA system required calibration to local construction
costs.
Sales Data Collection: Sales were updated as they occurred. Changes included ownership
changes, mailing address changes and splits and merges.
Some sales were not fair market transactions, or were considered to be not indicative of the
current market, and needed to be coded as such. For example, sales may be between relatives
or former relatives, related companies or partners in business, represent a sale of a partial
P a g e | 14
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interest in the property, or include significant personal property or a business. In addition,
sales of foreclosed properties were not considered, as they are not arms-length transactions.
Upon receipt of sales data from the Village, the appraiser continued the review of the data
through a process known as sales validation. Sales were reviewed for validity through field
review, property owner interviews, and the production and review of reports identifying sales
that appeared to be extremes in their areas. Local knowledge provided by the Assessor was
particularly helpful in this activity.
The process was designed to build a sales history database of sales with proper validation codes
and inventory at the time of sale for use in analysis at any point in time in the project.
Construction Costs: In order to apply the cost approach to value, the appraiser must estimate
the replacement cost new (RCN) of improvements to the land before considering accrued
depreciation and the addition of the land value. The CAMA system contains base cost tables for
houses, all types of commercial buildings, outbuildings such as sheds and garages, and for
amenities such as fireplaces and bathrooms. These base tables were calibrated to the Scarsdale
market through a cost study.
Rental Property Income and Expense: Income and Expense statements requested and
returned by commercial property owners for 2011 and 2012 were reconstructed, stratified by
use and the results analyzed to produce the income models used for this project. Other data
provided by the village from past appeals, for instance, were also considered as was publicly
available information such as offers of sale and rent.

2.1

Properties Appraised

All real estate within the village was included in the project, but not all of it was appraised
by Tyler. The following types of real estate were appraised by the New York Office of Real
Property Tax Services (ORPTS): Roll Section 5, Special Franchise; Roll Section 6, NonStructural Utilities; and Roll Section 7, Railroads, as applicable.
Additionally, the village assesses the lessors of cellular telephone antenna sites on village
or privately owned land for the income stream generated by the lease.
A “parcel” is defined as a separate, tax map-designated, assessed lot, parcel, piece, or
portion of real property. Each parcel required its own appraisal.
Parcels are segregated by roll section and New York land use codes. In major categories,
the parcel breakdown is as follows in the table. In various tables and sections in this report
the parcel counts may not exactly match this table, which was produced at project
completion. This is due to new construction, demolition, parcel splits, and parcel merges.
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Roll Section Property Types

# of
Parcels
as
6/1/14

1

100- Agricultural

0

1

200-Residential

5,386

1

300-Vacant

252

1

400-Commercial

63

1

500-Recreation

6

5

Special Franchise

13

6

Public Utility

23

8

Wholly Exempt

211

Total

5,954

Scarsdale Parcel Count

The Tyler appraisers, the village, or ORPTS valued all parcels in Scarsdale including wholly
exempt and partially exempt parcels. Parcels were identified with the assistance of tax
maps and from the GIS database.

2.2 Highest and Best Use Analysis
Definition: The highest and best use is considered to be that reasonable and probable use
that supports the highest present value, as defined, as of the effective date of valuation.
Alternatively, it would be that use, from among reasonably probable and legal alternative
uses, found to be physically possible, appropriately supported, financially feasible, and
which results in highest land value.
The definition immediately above applies specifically to the highest and best use of land. It
is to be recognized that in cases where a site has existing improvements on it, the highest
and best use may very well be determined to be different from the existing use. The
existing use will continue, however, unless and until land value in its highest and best use
exceeds the total value of the property in its existing use.
Implied within these definitions is the recognition that the determination of highest and
best use results from the appraiser's judgment and analytical skill; i.e., that the use
determined from analysis represents an opinion, not a fact to be found.
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Consistent with New York case law, property is valued assuming its current use is the
highest and best use in conflict with accepted definitions of market value. For vacant land
with no current use, highest and best use is considered. In Scarsdale we found no
properties where current use differed from highest and best use as defined herein.

2.3 Preliminary Testing Results
At the outset of any reassessment, preliminary testing is typically done to provide a basis
for comparison to the end results as well as to support the notion that the current values
do not meet industry standards. Since the State of New York enforces no requirements for
cyclical or statistically induced reassessments, the last Scarsdale reassessment was
performed in 1969. The table below displays the major IAAO recommended metrics
comparing residential assessments based upon the 1969 reassessment which are
unaffected by either appeals or other adjustments to assessed values as a result of sales
from July 1, 2013 to March 21, 2014, compares them with the IAAO standard, and gives a
pass/fail indication. While the COD passes by 1 point, clearly the prior assessments in
Scarsdale did not meet standards. Of note is that the PRD of 1.06 indicates regressivity,
that is, the assessment of higher priced properties is at a lower percentage of value than
lower priced properties. The spreadsheet with the supporting data is in the Sales Ratio
section of the Appendix on the “new sales” tab, cells Y178 to Z181.
The definitions of these terms are found in the glossary.

Median
Assessment to
Sale Ratio

Coefficient of
Dispersion
(COD)

Price-Related
Differential
(PRD)

IAAO
.90 – 1.10
Recommendation

15 or less

.98 – 1.03

Scarsdale

0.016

14

1.06

Status

Fail

Pass

Fail

Sales Ratio Study using 2013 Assessments

2.4 Neighborhood Delineation
Delineation of valuation neighborhoods for residential and commercial properties is a key
valuation driver. Land tables are keyed to both land type and neighborhood. Comparable
sales selection gives great weight to neighborhood. In larger jurisdictions, income approach
tables consider neighborhood, but due to the nature of the village, neighborhood location
was not considered to be a value driver in the income approach.
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A neighborhood is a geographic area exhibiting a high degree of homogeneity in economic
amenities, land use, economic trends, and property characteristics such as building quality,
age, and condition. Neighborhoods are not characterized as good, average, poor, etc.
Significant characteristics in defining neighborhoods included:
•

•
•
•
•
•

Physical boundaries
a. Natural – as rivers, streams, woods, etc.
b. Manmade – as roads, railroads, corporations, lines, school district lines, etc.
Housing characteristics: type, quality, age, and condition.
Type of occupancy: As percentage of owner occupied, tenant occupied, vacant
dwelling, etc.
Predominant land use and anticipated changes.
Typical land size and land valuation.
Elementary School district location.

Neighborhood delineation included the following procedures:
1.

A map delineating the traditional village neighborhoods was reviewed;

2.

A listing of all properties by elementary school district location was reviewed;

3.

A thorough street-by-street tour of the village was conducted;

4.

Based on physical observation, neighborhood boundaries were confirmed or
revised. The specific boundaries were determined by significant physical and/or
economic changes from adjacent areas;

5.
6.

The neighborhood assignments were applied to the database at the parcel level;
The established boundaries were posted to a master map.

The result of this process was the delineation of 2 commercial and 14 residential valuation
neighborhoods. The map which follows displays the neighborhoods. It was created by
using the village’s GIS system and data exported from the RPS CAMA database.
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Figure 6, Scarsdale Valuation Neighborhoods
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2.5

Land Valuation

In making appraisals for property tax assessment purposes, the law requires the
establishment of separate values for land and for the improvements to the land. In
actuality, the two are not separated and the final estimate of the property as a single unit
must be given prime consideration. However, in arriving at that final estimate of value,
aside from contractual and legal requirements, certain other advantages exist in making a
separate estimate of value for the land.
•

An estimate of land value is required in the application of the cost approach.

An estimate of land value is required to be deducted from the total property selling
price in order to derive indications of depreciation or loss in value through market data
analysis. The equation is as follows:
•

Depreciation = (Replacement Cost New + Land Value) - (Selling Price)
Since land may or may not be used to its highest potential, the value of land may be
completely independent of the existing improvements on the land. In a situation of
economic misimprovement, the value of the land may be a good indicator of the value of
the entire parcel.

2.5.1 Model Specification and Calibration
The primary methods for specifying the land models were the sales comparison approach
and the land residual, or abstraction approach.
Ø Sales comparison – A frequently used method in estimating the value of land is the
comparable sales method, in which land values are derived from analyzing the
selling prices of similar sites. There were 9 vacant land sales between January 1,
2010 and July 1, 2013. Additionally, there were 64 “teardown” sales over this same
period. A “teardown” is a parcel improved by a dwelling at the time of sale where
the dwelling is razed and a new dwelling built after the sale. In using the teardowns,
we adjusted the sale price to allow for the costs of razing the existing structure at a
market-desived rate of $5 per square foot of living area. This expanded the
indicators of vacant land value to a total set of 73.
In order to apply the comparable sales method, it is necessary to establish a
common unit of comparison. The unit used in the valuation of land in Scarsdale is
price per acre.
The next step requires analysis of lot sales. There were no sales of unbuildable lots
available for the study. Analysis of lot sales were used to determine the proper lot
value for each neighborhood, when such sales were available.
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While the purpose of a reassessment is to estimate fair market value, maintaining
equity between like properties is also very important. Both sold and unsold
properties were formatted using the same procedures.
The steps in this approach are to gather the pertinent parcel data for sold
properties and stratify them by neighborhood in order to develop appropriate rates
for each area.
A copy of this analysis is included in the Appendix.
Ø Abstraction (or land residual) - Although most weight is given to the sales of vacant
land and teardowns, it is usually not possible to do so exclusively. In such cases, in
order to arrive at an estimate of land values using the comparable sales approach,
it is necessary to consider improved property sales and to estimate the portion of
the selling price applicable to the structures, known as the land residual technique.
The land residual technique estimates the replacement cost new of the buildings as
of the date of the sale, then deducts for accrued depreciation, yielding a
replacement cost new less depreciation (RCNLD) for the building. The RCNLD can
be deducted from the total selling price of the property to derive the portion of the
selling price which can be allocated to the land. The equation is as follows:
(Selling Price of Property) – (RCNLD of the building) =
Indication of Land Value
Land residual analysis was performed during the calibration and valuation phase
and was used in conjunction the sales comparison approach to establish the land
tables. This analysis can be found in the Appendix.
Following are the land tables in two related presentations. The first shows the
tables themselves, the second the formulas behind the tables.
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land type

Primary
NBHD

Sqft

Upper Size
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

1000
3000
5000
8000
12000
15000
30000
43560

land type

Land Rate
$25,826,086.96
$2,582,608.70
$308,472.61
$2,486,956.53
$2,161,953.15
$3,687,934.28
$858,335.28
$1,139,595.14
$500,000.00

$594,000.00
$118,800.00
$14,189.74
$171,600.00
$196,737.74
$254,467.47
$296,125.67
$354,414.09
$499,000,000.00

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

land type

Land Rate
$18,260,869.57
$1,864,130.43
$2,157,608.70
$1,739,130.43
$1,198,048.66
$1,817,904.00
$418,176.00
$531,971.68
$500,000.00

$420,000.00
$85,750.00
$99,250.00
$120,000.00
$109,022.43
$125,435.38
$144,270.72
$165,443.19
$499,000,000.00

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560
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102
Land Value
$420,000.00
$505,750.00
$605,000.00
$725,000.00
$834,022.43
$959,457.80
$1,103,728.52
$1,269,171.72
$500,269,171.72

Primary
NBHD

Sqft

$594,000.00
$712,800.00
$726,989.74
$898,589.74
$1,095,327.48
$1,349,794.94
$1,645,920.61
$2,000,334.70
$501,000,334.70

Primary
NBHD

Sqft

101
Land Value

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

$13,939,000.00
$1,391,304.00
$1,652,174.00
$1,304,340.00
$1,257,076.61
$1,902,120.00
$461,736.00
$787,035.40
$500,000.00

$320,597.00
$63,999.98
$76,000.00
$89,999.46
$114,393.97
$131,246.28
$159,298.92
$244,768.01
$499,000,000.00

103
Land Value
$320,597.00
$384,596.98
$460,596.99
$550,596.45
$664,990.42
$796,236.70
$955,535.62
$1,200,303.63
$500,200,303.63
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land type

01
NBHD

Sqft

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

land type

$22,304,347.83
$2,230,434.79
$2,664,130.44
$2,147,826.09
$1,867,141.35
$3,185,034.60
$741,289.56
$984,195.80
$500,000.00

$513,000.00
$102,600.00
$122,550.00
$148,200.00
$169,909.86
$219,767.39
$255,744.90
$306,084.89
$499,000,000.00

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

land type

$19,173,913.04
$1,957,336.96
$2,265,489.13
$1,826,086.96
$1,257,951.09
$1,908,799.20
$439,084.80
$558,570.26
$525,000.00

$441,000.00
$90,037.50
$104,212.50
$126,000.00
$114,473.55
$131,707.14
$151,484.26
$173,715.35
$523,950,000.00

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560
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202
Land Value
$441,000.00
$531,037.50
$635,250.00
$761,250.00
$875,723.55
$1,007,430.69
$1,158,914.95
$1,332,630.30
$525,282,630.30

01
NBHD

Sqft

$513,000.00
$615,600.00
$738,150.00
$886,350.00
$1,056,259.86
$1,276,027.25
$1,531,772.15
$1,837,857.04
$500,837,857.04

01
NBHD

Sqft

201
Land Value

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

$13,939,000.00
$1,391,304.00
$1,652,174.00
$1,304,340.00
$1,257,076.61
$1,902,120.00
$461,736.00
$787,035.40
$500,000.00

$320,597.00
$63,999.98
$76,000.00
$89,999.46
$114,393.97
$131,246.28
$159,298.92
$244,768.01
$499,000,000.00

203
Land Value
$320,597.00
$384,596.98
$460,596.99
$550,596.45
$664,990.42
$796,236.70
$955,535.62
$1,200,303.63
$500,200,303.63
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land type

01
NBHD

Upper Size

Land Rate
0.100
0.200
0.300
0.500
0.750
1.000
2.000
3.000
4.000
5.000
10.000
999.00

land type

$8,000,000.00
$2,000,000.00
$2,500,000.00
$1,250,000.00
$1,200,000.00
$1,600,000.00
$1,400,000.00
$600,000.00
$600,000.00
$800,000.00
$500,000.00
$500,000.00

$800,000.00
$200,000.00
$250,000.00
$250,000.00
$300,000.00
$400,000.00
$1,400,000.00
$600,000.00
$600,000.00
$800,000.00
$2,500,000.00
$498,000,000.00

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560
87120

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
2.000
999.00

land type

$21,000,000.00
$2,143,750.00
$2,481,250.00
$2,000,000.00
$1,377,755.96
$2,090,589.60
$480,902.40
$816,500.00
$920,000.00
$575,000.00

$483,000.00
$98,612.50
$114,137.50
$138,000.00
$125,375.79
$144,250.68
$165,911.33
$253,931.50
$1,206,120.00
$573,275,000.00

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560
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302
Land Value
$483,000.00
$581,612.50
$695,750.00
$833,750.00
$959,125.79
$1,103,376.47
$1,269,287.80
$1,523,219.30
$2,475,407.80
$575,750,407.80

01
NBHD

Sqft

$800,000.00
$1,000,000.00
$1,250,000.00
$1,500,000.00
$1,800,000.00
$2,200,000.00
$3,600,000.00
$4,200,000.00
$4,800,000.00
$5,600,000.00
$8,100,000.00
$502,200,000.00

01
NBHD

Sqft

301
Land Value

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

$19,173,913.04
$1,957,336.96
$2,265,489.13
$1,826,086.96
$1,257,951.09
$1,908,799.20
$439,084.80
$558,570.26
$525,000.00

$441,000.00
$90,037.50
$104,212.50
$126,000.00
$114,473.55
$131,707.14
$151,484.26
$173,715.35
$523,950,000.00

303
Land Value
$441,000.00
$531,037.50
$635,250.00
$761,250.00
$875,723.55
$1,007,430.69
$1,158,914.95
$1,332,630.30
$525,282,630.30

Scarsdale Mass Appraisal Report

land type

01
NBHD

Sqft

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

land type

$22,304,347.83
$2,230,434.79
$2,664,130.44
$2,147,826.09
$1,867,141.35
$3,185,034.60
$741,289.56
$984,195.80
$500,000.00

$513,000.00
$102,600.00
$122,550.00
$148,200.00
$169,909.86
$219,767.39
$255,744.90
$306,084.89
$499,000,000.00

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

land type

$18,260,869.57
$1,864,130.43
$2,157,608.70
$1,739,130.43
$1,198,048.66
$1,817,904.00
$418,176.00
$531,971.68
$500,000.00

$420,000.00
$85,750.00
$99,250.00
$120,000.00
$109,022.43
$125,435.38
$144,270.72
$165,443.19
$499,000,000.00

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560
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402
Land Value
$420,000.00
$505,750.00
$605,000.00
$725,000.00
$834,022.43
$959,457.80
$1,103,728.52
$1,269,171.72
$500,269,171.72

01
NBHD

Sqft

$513,000.00
$615,600.00
$738,150.00
$886,350.00
$1,056,259.86
$1,276,027.25
$1,531,772.15
$1,837,857.04
$500,837,857.04

01
NBHD

Sqft

401
Land Value

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

$23,478,260.87
$2,347,826.09
$2,804,347.83
$2,260,869.57
$1,965,411.95
$3,352,668.00
$780,304.80
$1,035,995.58
$500,000.00

$540,000.00
$108,000.00
$129,000.00
$156,000.00
$178,852.49
$231,334.09
$269,205.16
$322,194.63
$499,000,000.00

501
Land Value
$540,000.00
$648,000.00
$777,000.00
$933,000.00
$1,111,852.49
$1,343,186.58
$1,612,391.74
$1,934,586.36
$500,934,586.36
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land type

01
NBHD

Sqft

Upper Size

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

1000
3000
5000
8000
12000
15000
30000
43560

land type

$18,260,869.57
$1,864,130.43
$2,157,608.70
$1,739,130.43
$1,198,048.66
$1,817,904.00
$418,176.00
$531,971.68
$500,000.00

$420,000.00
$85,750.00
$99,250.00
$120,000.00
$109,022.43
$125,435.38
$144,270.72
$165,443.19
$499,000,000.00

Upper Size

1000
3000
5000
8000
12000
15000
30000
43560

Land Rate
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1.000
999.00

land type

$13,939,000.00
$1,391,304.00
$1,652,174.00
$1,304,340.00
$1,257,076.61
$1,902,120.00
$461,736.00
$787,035.40
$500,000.00

$320,597.00
$63,999.98
$76,000.00
$89,999.46
$114,393.97
$131,246.28
$159,298.92
$244,768.01
$499,000,000.00

503
Land Value
$320,597.00
$384,596.98
$460,596.99
$550,596.45
$664,990.42
$796,236.70
$955,535.62
$1,200,303.63
$500,200,303.63

01
NBHD

Upper Size

Land Rate
0.029
0.069
0.115
0.230
0.344
0.459
0.689
1.000
2.000
5.000
10.000
999.000
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$420,000.00
$505,750.00
$605,000.00
$725,000.00
$834,022.43
$959,457.80
$1,103,728.52
$1,269,171.72
$500,269,171.72

01
NBHD

Sqft

502
Land Value

$14,000,000.00
$10,162,500.00
$4,076,086.96
$4,347,826.09
$4,385,964.91
$4,347,826.09
$2,717,391.30
$2,009,646.30
$3,750,000.00
$2,500,000.00
$1,500,000.00
$500,000.00

$406,000.00
$406,500.00
$187,500.00
$500,000.00
$500,000.00
$500,000.00
$625,000.00
$625,000.00
$3,750,000.00
$7,500,000.00
$7,500,000.00
$494,500,000.00

1040
Land Value
$406,000.00
$812,500.00
$1,000,000.00
$1,500,000.00
$2,000,000.00
$2,500,000.00
$3,125,000.00
$3,750,000.00
$7,500,000.00
$15,000,000.00
$22,500,000.00
$517,000,000.00

Commercial
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land type

01
NBHD

Upper Size

1130
Land Value

Land Rate
0.029
0.069
0.115
0.230
0.344
0.459
0.689
1.000
2.000
5.000
10.000
999.000

land type

$11,206,896.55
$8,125,000.00
$3,260,869.57
$3,478,260.87
$3,508,771.93
$3,478,260.87
$2,173,913.04
$1,607,717.04
$3,000,000.00
$2,000,000.00
$1,200,000.00
$375,000.00

$325,000.00
$325,000.00
$150,000.00
$400,000.00
$400,000.00
$400,000.00
$500,000.00
$500,000.00
$3,000,000.00
$6,000,000.00
$6,000,000.00
$370,875,000.00

$325,000.00
$650,000.00
$800,000.00
$1,200,000.00
$1,600,000.00
$2,000,000.00
$2,500,000.00
$3,000,000.00
$6,000,000.00
$12,000,000.00
$18,000,000.00
$388,875,000.00

Primary
NBHD

Sqft
1000
3000
5000
8000
12000
15000
30000
43560

Uper Size
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

land type

Land Rate
25826086.96
2582608.7
308472.61
2486956.53
2161953.15
3687934.28
858335.28
1139595.14
500000

=C13*B13
=(B14-B13)*C14
=(B15-B14)*C15
=(B16-B15)*C16
=(B17-B16)*C17
=(B18-B17)*C18
=(B19-B18)*C19
=(B20-B19)*C20
=(B21-B20)*C21

Upper Size
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999
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101
Land
Value
594000
=D14+E13
=D15+E14
=D16+E15
=D17+E16
=D18+E17
=D19+E18
=D20+E19
=D21+E20

Primary
NBHD

Sqft
1000
3000
5000
8000
12000
15000
30000
43560

Commercial

Land Rate
18260869.5652174
1864130.43478261
2157608.69565217
1739130.43478261
1198048.66
1817904
418176
531971.68
500000

=C28*B28
=(B29-B28)*C29
=(B30-B29)*C30
=(B31-B30)*C31
=(B32-B31)*C32
=(B33-B32)*C33
=(B34-B33)*C34
=(B35-B34)*C35
=(B36-B35)*C36

102
Land
Value
=D28*1
=D29+E28
=D30+E29
=D31+E30
=D32+E31
=D33+E32
=D34+E33
=D35+E34
=D36+E35
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land type

Primary
NBHD

Sqft

Upper Size

Land Rate

1000
3000
5000
8000
12000
15000
30000
43560

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

13939000
1391304
1652174
1304340
1257076.60804625
1902120
461736
787035.398230088
500000

land type

=C43*B43
=(B44-B43)*C44
=(B45-B44)*C45
=(B46-B45)*C46
=(B47-B46)*C47
=(B48-B47)*C48
=(B49-B48)*C49
=(B50-B49)*C50
=(B51-B50)*C51

Sqft

Upper Size

Land Rate

1000
3000
5000
8000
12000
15000
30000
43560

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

22304347.8265
2230434.7855
2664130.4385
2147826.0915
1867141.3525
3185034.6
741289.56
984195.801
500000

=C58*B58
=(B59-B58)*C59
=(B60-B59)*C60
=(B61-B60)*C61
=(B62-B61)*C62
=(B63-B62)*C63
=(B64-B63)*C64
=(B65-B64)*C65
=(B66-B65)*C66

201
Land
Value
513000
=D59+E58
=D60+E59
=D61+E60
=D62+E61
=D63+E62
=D64+E63
=D65+E64
=D66+E65

01
NBHD

Sqft

Upper Size

Land Rate

1000
3000
5000
8000
12000
15000
30000
43560

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

19173913.0434783
1957336.95652174
2265489.13043478
1826086.95652174
1257951.093
1908799.2
439084.8
558570.264
525000
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=D43*1
=D44+E43
=D45+E44
=D46+E45
=D47+E46
=D48+E47
=D49+E48
=D50+E49
=D51+E50

01
NBHD

land type

103
Land
Value

=C73*B73
=(B74-B73)*C74
=(B75-B74)*C75
=(B76-B75)*C76
=(B77-B76)*C77
=(B78-B77)*C78
=(B79-B78)*C79
=(B80-B79)*C80
=(B81-B80)*C81

202
Land
Value
=D73*1
=D74+E73
=D75+E74
=D76+E75
=D77+E76
=D78+E77
=D79+E78
=D80+E79
=D81+E80
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land type

01
NBHD

Sqft
1000
3000
5000
8000
12000
15000
30000
43560

Upper Size
0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

land type

Land Rate
13939000
1391304
1652174
1304340
1257076.60804625
1902120
461736
787035.398230088
500000

=C88*B88
=(B89-B88)*C89
=(B90-B89)*C90
=(B91-B90)*C91
=(B92-B91)*C92
=(B93-B92)*C93
=(B94-B93)*C94
=(B95-B94)*C95
=(B96-B95)*C96

01
NBHD

Upper Size
0.1
0.2
0.3
0.5
0.75
1
2
3
4
5
10
999

land type

Land Rate
8000000
2000000
2500000
1250000
1200000
1600000
1400000
600000
600000
800000
500000
500000

=C103*B103
=(B104-B103)*C104
=(B105-B104)*C105
=(B106-B105)*C106
=(B107-B106)*C107
=(B108-B107)*C108
=(B109-B108)*C109
=(B110-B109)*C110
=(B111-B110)*C111
=(B112-B111)*C112
=(B113-B112)*C113
=(B114-B110)*C114

301
Land Value
800000
=D104+E103
=D105+E104
=D106+E105
=D107+E106
=D108+E107
=D109+E108
=D110+E109
=D111+E110
=D112+E111
=D113+E112
=D114+E110

01
NBHD

Sqft

Upper Size

Land Rate

1000
3000
5000
8000
12000
15000
30000
43560
87120

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
2
999

21000000
2143750
2481250
2000000
1377755.959
2090589.6
480902.4
816500
920000
575000
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203
Land Value
=D88*1
=D89+E88
=D90+E89
=D91+E90
=D92+E91
=D93+E92
=D94+E93
=D95+E94
=D96+E95

=C121*B121
=(B122-B121)*C122
=(B123-B122)*C123
=(B124-B123)*C124
=(B125-B124)*C125
=(B126-B125)*C126
=(B127-B126)*C127
=(B128-B127)*C128
=(B129-B127)*C129
=(B130-B129)*C130

302
Land Value
=D121*1
=D122+E121
=D123+E122
=D124+E123
=D125+E124
=D126+E125
=D127+E126
=D128+E127
=D129+E127
=D130+E129
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land type

01
NBHD

Sqft

Upper Size

Land Rate

1000
3000
5000
8000
12000
15000
30000
43560

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

19173913.0434783
1957336.95652174
2265489.13043478
1826086.95652174
1257951.093
1908799.2
439084.8
558570.264
525000

land type

=C137*B137
=(B138-B137)*C138
=(B139-B138)*C139
=(B140-B139)*C140
=(B141-B140)*C141
=(B142-B141)*C142
=(B143-B142)*C143
=(B144-B143)*C144
=(B145-B144)*C145

Sqft

Upper Size

Land Rate

1000
3000
5000
8000
12000
15000
30000
43560

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

22304347.8265
2230434.7855
2664130.4385
2147826.0915
1867141.3525
3185034.6
741289.56
984195.801
500000

=C152*B152
=(B153-B152)*C153
=(B154-B153)*C154
=(B155-B154)*C155
=(B156-B155)*C156
=(B157-B156)*C157
=(B158-B157)*C158
=(B159-B158)*C159
=(B160-B159)*C160

401
Land Value
513000
=D153+E152
=D154+E153
=D155+E154
=D156+E155
=D157+E156
=D158+E157
=D159+E158
=D160+E159

01
NBHD

Sqft

Upper Size

Land Rate

1000
3000
5000
8000
12000
15000
30000
43560

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

18260869.5652174
1864130.43478261
2157608.69565217
1739130.43478261
1198048.66
1817904
418176
531971.68
500000
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=D137*1
=D138+E137
=D139+E138
=D140+E139
=D141+E140
=D142+E141
=D143+E142
=D144+E143
=D145+E144

01
NBHD

land type

303
Land Value

=C167*B167
=(B168-B167)*C168
=(B169-B168)*C169
=(B170-B169)*C170
=(B171-B170)*C171
=(B172-B171)*C172
=(B173-B172)*C173
=(B174-B173)*C174
=(B175-B174)*C175

402
Land Value
=D167*1
=D168+E167
=D169+E168
=D170+E169
=D171+E170
=D172+E171
=D173+E172
=D174+E173
=D175+E174
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land type

01
NBHD

Sqft

Upper Size

Land Rate

1000
3000
5000
8000
12000
15000
30000
43560

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

23478260.87
2347826.09
2804347.83
2260869.57
1965411.95
3352668
780304.8
1035995.58
500000

land type

=C182*B182
=(B183-B182)*C183
=(B184-B183)*C184
=(B185-B184)*C185
=(B186-B185)*C186
=(B187-B186)*C187
=(B188-B187)*C188
=(B189-B188)*C189
=(B190-B189)*C190

Sqft

Upper Size

Land Rate

1000
3000
5000
8000
12000
15000
30000
43560

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

18260869.5652174
1864130.43478261
2157608.69565217
1739130.43478261
1198048.66
1817904
418176
531971.68
500000

=C197*B197
=(B198-B197)*C198
=(B199-B198)*C199
=(B200-B199)*C200
=(B201-B200)*C201
=(B202-B201)*C202
=(B203-B202)*C203
=(B204-B203)*C204
=(B205-B204)*C205

502
Land Value
=D197*1
=D198+E197
=D199+E198
=D200+E199
=D201+E200
=D202+E201
=D203+E202
=D204+E203
=D205+E204

01
NBHD

Sqft

Upper Size

Land Rate

1000
3000
5000
8000
12000
15000
30000
43560

0.023
0.069
0.115
0.184
0.275
0.344
0.689
1
999

13939000
1391304
1652174
1304340
1257076.60804625
1902120
461736
787035.398230088
500000
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540000
=D183+E182
=D184+E183
=D185+E184
=D186+E185
=D187+E186
=D188+E187
=D189+E188
=D190+E189

01
NBHD

land type

501
Land Value

=C212*B212
=(B213-B212)*C213
=(B214-B213)*C214
=(B215-B214)*C215
=(B216-B215)*C216
=(B217-B216)*C217
=(B218-B217)*C218
=(B219-B218)*C219
=(B220-B219)*C220

503
Land Value
=D212*1
=D213+E212
=D214+E213
=D215+E214
=D216+E215
=D217+E216
=D218+E217
=D219+E218
=D220+E219
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land type

01
NBHD

Upper Size

Land Rate

0.029
0.069
0.115
0.23
0.344
0.459
0.689
1
2
5
10
999

=D227/B227
=D228/(B228-B227)
=D229/(B229-B228)
=D230/(B230-B229)
=D231/(B231-B230)
=D232/(B232-B231)
=D233/(B233-B232)
=D234/(B234-B233)
=D235/(B235-B234)
=D236/(B236-B235)
=D237/(B237-B236)
=D238/(B238-B237)

land type

406000
=E228-E227
=E229-E228
=E230-E229
=E231-E230
=E232-E231
=E233-E232
=E234-E233
=E235-E234
=E236-E235
=E237-E236
=E238-E237

1040
Land Value

Commercial

406000
812500
1000000
1500000
2000000
2500000
3125000
3750000
7500000
15000000
22500000
517000000

01
NBHD

Upper Size

Land Rate

0.029
0.069
0.115
0.23
0.344
0.459
0.689
1
2
5
10
999

11206896.55
8125000
3260869.57
3478260.87
3508771.93
3478260.87
2173913.04
1607717.04
3000000
2000000
1200000
375000

=C245*B245
=(B246-B245)*C246
=(B247-B246)*C247
=(B248-B247)*C248
=(B249-B248)*C249
=(B250-B249)*C250
=(B251-B250)*C251
=(B252-B251)*C252
=(B253-B252)*C253
=(B254-B253)*C254
=(B255-B254)*C255
=(B256-B255)*C256

1130
Land Value

Commercial

=D245*1
=D246+E245
=D247+E246
=D248+E247
=D249+E248
=D250+E249
=D251+E250
=D252+E251
=D253+E252
=D254+E253
=D255+E254
=D256+E255

2.5.2 Land Model Validation
Once the land models were preliminarily established and the cost table calibrated, they were
tested against sales data. These tests are typically in the form of ratio studies. The sales ratio
study is included in the Appendix for the Cost and Land calibration activities. In summary the
results were as follows.
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Median
Assessment to
Sale Ratio

Coefficient of
Dispersion
(COD)

Price-Related
Differential
(PRD)

IAAO
.90 – 1.10
Recommendation

15 or less

.98 – 1.03

Cost Approach
Testing

0.99

9.83

1.01

Status

Pass

Pass

Pass

Residential Land and Cost Model Validation

2.6

Cost Approach

A cost approach was calibrated for all property classes. While residential properties were
valued primarily using the market approach, a cost approach was also provided and used for
some unique properties. It served as a secondary approach for most commercial and industrial
properties and the primary approach for those for which the income approach did not apply.

2.6.1 Model Specification and Calibration
In order to apply the cost approach to value, the appraiser must estimate the replacement cost
new (RCN) of improvements to the land before considering accrued depreciation and the
addition of the land value. The RPS system contains base cost tables for houses, all types of
commercial buildings, outbuildings such as sheds and garages, and for amenities such as
fireplaces and bathrooms. The ORPTS also provides a recommended local adjustment to the
base tables. That was our starting point. These base tables were calibrated to the Scarsdale
market. The calibration results, contained in the appendix compared newer (2008 to 2013)
homes where sales data existed.
Coefficient of
Dispersion
(COD)

Price-Related
Differential
(PRD)

IAAO
.90 – 1.10
Recommendation

15 or less

.98 – 1.03

Cost Approach
Testing

0.93

6.44

1.00

Status

Pass

Pass

Pass

Median
Assessment to
Sale Ratio

Residential Cost Calibration Summary – Sales of Newer Homes
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Once the RCN was determined, the appraiser analyzed the loss in value from replacement cost
due to physical deterioration, economic obsolescence, and functional obsolescence. This
analysis resulted in tables of percent good (the inverse of depreciation) based upon these
factors.
Loss in value, also known as depreciation, is derived from three sources. An improvement, or
building, begins to deteriorate from the day its construction is completed. Periodic
rehabilitation, regular maintenance, and sometimes remodeling to another use can prolong the
economic utility of most buildings. Those that have gotten more attention have a decreased
loss in value from physical deterioration, and those neglected would have a significant loss in
value.
While all buildings suffer some physical deterioration, some may also suffer functional
obsolescence. This form of loss in value comes from a market-perceived defect within the
property itself. An example of a building with functional obsolescence would be a fourbedroom house with only one bathroom. Functional obsolescence may be further defined as
curable or incurable. In the instance of the four-bedroom house, its functional obsolescence
may be cured by the addition of another bathroom. An example of incurable functional
obsolescence would be a stone house built with walls so thick that the living area inside the
home is significantly diminished.
Economic obsolescence is a loss in value due to factors outside of the property. Typical
instances of economic obsolescence would be a dwelling’s proximity to railroad tracks and
abutting a fast food restaurant. As with functional obsolescence, economic obsolescence may
be curable (the fast food restaurant closes) or incurable (the railroad is here to stay).
For most residential improvements, physical depreciation is calculated using a table that
compares the improvement’s year built and its overall condition rating. Functional and
economic depreciation was applied when warranted.
Depreciation tables were calibrated by deducting the estimated land value from the sale price
of sample properties. The difference between the result and the replacement cost new equated
to the loss in value, expressed as a percent good. Starting with the ORPST base depreciation
schedules we ran appraisal to sale statistics on the sales base. We then modified the tables to
yield acceptable statistical results. The documentation of this process is included in the
appendix.
Loss in value on commercial improvements is handled in a similar manner. Standard RPS
depreciation tables were modified to reflect the Scarsdale market.
To obtain an indication of value by way of the cost approach, one may add the replacement
cost new, less loss in value for physical, functional, and economic factors to the value of the
land. This was done upon the completion of the table calibration process.
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2.6.2Cost Approach Model Validation
The Cost Approach calibration is an iterative process, refined until an acceptable result is
obtained. The results of the Cost Approach model follow.
Median
Assessment to
Sale Ratio

Coefficient of
Dispersion
(COD)

Price-Related
Differential
(PRD)

IAAO
.90 – 1.10
Recommendation

15 or less

.98 – 1.03

Cost Approach
Testing

0.99

9.83

1.01

Status

Pass

Pass

Pass

Residential Land and Cost Model Validation

2.7

Sales Comparison Approach

A direct market, or sales comparison approach was calculated for all improved residential
properties. A market approach was performed on residential condominiums, but was
ultimately not used, as the village did not pass the Homestead option. The sales comparison
approach was performed in RPS.
For residential property the system uses appraiser-provided weights to choose the most
appropriate comparable sales for each subject property. The sales prices are then adjusted
using the multiple regression model for the differences between the subject and each selected
sale to give an indicated value of the subject property. These indications are then reconciled
into the comparable sales estimate by using a weighted estimate that gives the greatest weight
to the comparable sales requiring the least amount of adjustment.
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2.7.1 MRA Model and Residential Market Approach Specification and
Calibration
Variables Used in Modeling: A statistical software package, called NCSS (version 9), was
used to determine market variable coefficient values. Because the model estimate had to be
calculated in the RPS system to estimate a comparable sales estimate for each residential
improved property, a nonlinear model was not possible. Also, the individual coefficients were
limited to only those data elements that are available to the model calculation in the RPS
database.
The following characteristics were considered for the multiple regression model which was run
using 366 valid residential sales that occurred mostly between July 1, 2011 and June 30, 2013.
Only sales inventory data obtained from the sales history file was used, not inventory data from
subject files. The difference is that sales history captures a picture of what was sold for a
particular price at one point in time, whereas the subjects file represents the parcel as is existed
on the taxable status date, which in this case was May 1, 2014.
Factors considered in the Market Model were as follows:
Ø Neighborhood
Ø Land value (determined using neighborhood land model)
Ø Quality Grade of Construction
Note: RPS Quality Grades are restricted to grades A (best) to grade E (lowest)
Further note: There are no E grade dwellings in Scarsdale and only 3 D Grade
dwellings, which in essence limits the Quality Grading to 3 grades
Ø Grade Adjustment
Note: Because Quality Grade is limited to only 3 classifications as addressed above, an
adjustment became necessary to properly classify dwelling Quality using numeric
adjustments expressed in increments of 5. The sales file showed grade adjustments
between 90 (2 increments below the base grade) and 210 (42 increments above the
base grades)
Grade adjustment factors are as follows:
§ B & C grade adjustments ranged from 90 (2 increments below base grade) to
125 (5 increments above base grade) Allowance = 8 levels of B & C Grade
§ A grade adjustments ranged from 90 to 250. The wide range of adjustments
found in the A grade homes were needed to classify estate class dwellings.
Ø Dwelling age
Ø Finished area in basement (considers both Living area and recreation room finish)
Ø Number of bathrooms
Ø Number of bedrooms
Ø Number of Fireplaces
Ø Presence of Central Air Conditioning
Ø Total square foot of Living Area (excludes living area in Basement level)
Ø Overall Dwelling Condition rating
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Ø Pool (Y/N)
Multiple iteration of the model were made using the same sales data and different combinations of
the variables listed above. Care was taken to remove multi-colinearity in the variables used. Most
of the terms listed above were found to be insignificant or colinear with other, more significant
variables. Bedrooms, bathrooms, and fireplaces for instance, are highly correlated to the quality of
construction and the size of the dwelling. Therefore, those variables were found to be insignificant
in all passes or iterations of the model. Their value is accounted for in other, highly significant
variables.
The final model statistics follow:
Market Model Summary Report
Item
Dependent Variable
Number Ind. Variables
Weight Variable
R²
Adj R²
Coefficient of Variation
Mean Square Error
Square Root of MSE
Ave Abs Pct Error
Completion Status

Value
SALE_PRICE
23
None
0.9573
0.9545
0.1391
5.192334E+10
227866.9
9.309
Normal Completion

Rows
Rows Processed
Rows Filtered Out
Rows with X's Missing
Rows with Weight Missing
Rows with Y Missing
Rows Used in Estimation
Sum of Weights

Value
366
0
0
0
0
366
366.000

Regression Coefficients T-Tests

Independent
Variable
Intercept
AgeSF
COST_LAND
FNSHD_BA
NB101
NB102
NB103
NB202
NB203
NB301
NB302
NB303
NB401
NB501
NB502
NB503
Pool
REC_room
SFLA_AV

P a g e | 37

Regression
Coefficient
b(i)
-681754.9
-1.225223
0.9897196
90.11452
-207822.9
-11068.33
110190.9
21509.35
70015.1
-160857.7
-132485.5
15849.55
-129867.1
-323964.2
-45698.05
-2773.38
81751.18
8.805301
-73.53642

Standard
Error
Sb(i)
73855.81
0.129951
0.0493797
27.09019
169945.9
67131.21
46218.68
46427.16
58928.44
95256.44
60931.63
49797.27
94270.87
244903.4
53398.16
47807.1
56429.75
36.33834
24.41834

Standard- T-Statistic
ized
to Test
Coefficient H0: β(i)=0
0.0000
-9.231
-0.1401
-9.428
0.4909
20.043
0.0598
3.326
-0.0144
-1.223
-0.0020
-0.165
0.0375
2.384
0.0059
0.463
0.0149
1.188
-0.0308
-1.689
-0.0269
-2.174
0.0041
0.318
-0.0167
-1.378
-0.0159
-1.323
-0.0108
-0.856
-0.0008
-0.058
0.0197
1.449
0.0031
0.242
-0.0898
-3.012

Prob
Level
0.0000
0.0000
0.0000
0.0010
0.2222
0.8691
0.0177
0.6434
0.2356
0.0922
0.0304
0.7505
0.1692
0.1868
0.3927
0.9538
0.1483
0.8087
0.0028

Reject
H0 at
5%?
Yes
Yes
Yes
Yes
No
No
Yes
No
No
No
Yes
No
No
No
No
No
No
No
Yes

Power
of Test
at 5%
1.0000
1.0000
1.0000
0.9126
0.2302
0.0531
0.6618
0.0748
0.2200
0.3914
0.5825
0.0616
0.2793
0.2613
0.1367
0.0504
0.3035
0.0567
0.8515
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SFLA_A_GRADE
SFLA_B_GRADE
SFLA_EX
SFLA_GD
SqrtSFLA_GrdPct

138.3032
56.26522
-49.58606
-63.83828
251.3456

13.81512
10.85723
25.30351
22.70091
15.0253

0.2709
0.0933
-0.0901
-0.1109
0.4243

10.011
5.182
-1.960
-2.812
16.728

0.0000
0.0000
0.0508
0.0052
0.0000

Yes
Yes
No
Yes
Yes

1.0000
0.9993
0.4977
0.8007
1.0000

Five residential sales, though valid market transactions, were found to be skewing the results of the
models, as there were other valid sales with similar characteristics that sold for very different
considerations. It is often desirable to remove sales during regression analysis to improve the
quality of the model. The final market model was based on 366 valid residential sales. It should be
noted that the removed residential sales were not considered in the final market model, but were
included in the pool of sales available as comparable sales.

2.7.2 Model Validation
The table above indicates an R-squared measure over .95, an average absolute percent error of
9.3%, and a coefficient of variation of .1391. These numbers indicate that the model fits the
data well. Below is a table displaying the MRA model results on a neighborhood basis, again
indicating good results.

NBHD

Count
# Sales Median Mean

101
102
103
201
202
203
301
302
303
401
402
501
502
503
Total

2
14
57
44
34
20
16
18
30
7
63
1
25
35
366

99.97
96.60
99.06
99.29
98.92
103.74
99.40
100.46
101.82
99.30
101.75
100.00
97.09
102.92
100.36

W Mean

99.97
100.53
99.61
100.45
100.55
99.16
101.82
100.76
101.23
99.64
100.96
100.00
100.69
100.91
100.53

MRA Model Results by Neighborhood
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100.00
100.00
100.00
99.77
100.00
100.00
100.00
100.00
100.00
100.00
100.30
100.00
100.00
100.00
100.00

PRD
1.00
1.01
1.00
1.01
1.01
0.99
1.02
1.01
1.01
1.00
1.01
1.00
1.01
1.01
1.01

COD
5.11
8.02
9.49
7.65
8.33
8.77
13.04
8.24
9.51
2.89
10.80
0.00
8.76
9.19
9.27
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The MRA model serves two purposes in the RPS valuation system. It is an indication of value
that may be chosen as the final value by the review appraiser and it is also used to adjust the
comparable sales for the differences between the sale and the subject to provide an indicated
value of the subject property. The table below displays the MRA and comparable sales (market)
results prior to field review. The use of the comparable sales methodology improves the results.
NBHD

Count
101
102
103
201
202
203
301
302
303
401
402
501
502
503

Total

MRA
Median Mean
W Mean PRD
2
99.97
99.97
100.00
14
96.60
100.53
100.00
57
99.06
99.61
100.00
44
99.29
100.45
99.77
34
98.92
100.55
100.00
20
103.74
99.16
100.00
16
99.40
101.82
100.00
18
100.46
100.76
100.00
30
101.82
101.23
100.00
7
99.30
99.64
100.00
63
101.75
100.96
100.30
1
100.00
100.00
100.00
25
97.09
100.69
100.00
35
102.92
100.91
100.00
366
100.36
100.53
100.00

Comparable Sales
Median Mean
W Mean PRD
5.11
101.83
101.83
101.86
8.02
99.14
100.23
99.72
9.49
99.33
101.31
101.10
7.65
99.91
100.42
99.83
8.33
101.77
102.32
101.82
8.77
102.15
101.26
101.56
13.04
97.64
101.39
100.20
8.24
100.55
99.94
99.27
9.51
100.09
101.64
100.42
2.89
101.71
101.22
101.58
10.80
99.04
101.39
100.36
0.00
101.32
101.32
101.32
8.76
100.32
101.94
101.10
9.19
98.91
100.31
100.59
9.27
100.43
101.18
100.53

COD
1.00
1.01
1.00
1.01
1.01
0.99
1.02
1.01
1.01
1.00
1.01
1.00
1.01
1.01
1.01

MRA
Comps
Abs Dev Abs Dev
5.09
0.39
1.4
7.05
3.76
1.29
8.21
1.3
1.1
6.79
1.07
0.52
6.98
1.44
1.34
7.76
3.38
1.72
10.81
0.96
2.79
6.37
0.1
0.12
9.25
1.46
0.34
4.78
1.06
1.28
9.69
1.39
1.39
0.00
0.36
0.89
8.22
3.27
0.11
7.97
2.56
1.52
8.10
22.5
15.81

COD
1.00
1.01
1.00
1.01
1.00
1.00
1.01
1.01
1.01
1.00
1.01
1.00
1.01
1.00
1.01

Pre-Review Valuation Results Using MRA and Comparable Sales

A comparable sales report, as shown in the following, was produced for all residential property
using RPS. It displays the comparable sales selected by the model for use in the Sales
Comparison Approach. Certain inventory characteristics and identification data are also
displayed.
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A Comparable Sales Report produced by RPS for a subject property compares that property
against the sale properties in the sales database first by neighborhood.
The adjusted sale price, or indicated value of the subject property, for each comparable is
calculated as follows:
(Model Estimate of Subject - Model Estimate of Comparable Sale) + Sale Price of Comparable
Sale
The point differences between the subject and each comparable sale property are summed
and referred to as the “Points.” The lower the point value assigned, the more comparable the
sale is to the subject. Note: the points do not appear on the comparable sale sheets.
Time of sale is expressed by RPS in months from the effective date of value of 7/1/13 and is
identified and stored in the database as “RDOS” (reverse date of sale). A sale that occurred in
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March of 2013 will have an RDOS calculation of 4 (it occurred four months prior to July 2013).
RDOS is weighted so that more recent sales may be pulled before older sales, considering all of
the other weighted elements.
The Weighted Estimate of the adjusted selling prices for each of the comparables was chosen
as the Comparable Sales (Market) estimate for each residential subject property.
Shown below is one example of the actual computation of the percentage weight applied to
each sale. The example illustrates the effect of the methodology using the RPS documentation
for calculating a weighted mean.
The points (900, 8,986, etc.) are based on 100 points for RDOS. The upshot of the calculation is
that a subject sale with an RDOS of 9 received a weight of 70.84%. The next highest weight was
8.31%. You will see how each sale is considered and that the comparable with the lowest
weight (most comparable to the subject property) is the most influential in the calculation of
the comparable estimate using this methodology..
Comp sales #
1
2
3
4
5

Subject

The RPS CAMA system chooses the “best” comparable sales from the sales set for each subject
property by employing a calculation of relative comparability considering those factors found to
affect comparability and the market in Scarsdale. The calculation is expressed as “POINTS” on
each comparable sales report for each comparable sale chosen. The lower the number of
computed points, the more comparable the sale is to the subject property.
The system has been set to identify the five most comparable sales to each subject property.
The five sales selected are displayed in order of comparability from left to right on the
comparable sales report.
There are two types of variables – Continuous (age, TLA, grade factor and story height) and
Binary (style and neighborhood) variables. In a continuous variable, RPS will use the difference
between the subject and the comparable in the point calculation. Binary variables are Yes/No
variables.
The Scarsdale point system established for selection of comparable sales is displayed below.
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BINARY POINTS
Neighborhood
Building Style

2,500
2,000

CONTINUOUS POINTS
SF Living Area
Year Built
Number of Stories
st
1 Floor Area
Grade
Condition
Acres
RDOS

10
50
1,000
10
2,000
1,000
200
100

Each factor was ranked for importance and points assigned to those factors to ensure the most
comparable sales were chosen. Comparable sales chosen from the same neighborhood are
most desirable, and so neighborhood carries the highest number of points. Building style and
quality of construction (grade) rank second.
The relative values of the factors being used to calculate comparability is really more important
than the actual numbers used. For example, in the table displayed above a difference in one
year built carries the same point difference as a difference of five square feet of living area. The
test to make when setting the weights is where the crossover point is when you would rather
change one variable value to get closer to another. The points assigned each variable were
tested in the field by knowledgeable appraisers to ensure the best comparable sales available
were being assigned the lowest point values.
A “point” for example, story height, is set to have a variable distance term with a weight of
1,000. If our subject property is a 1 story property, a 1 story sale will have a contribution of (1 1) * 1,000 = 0. A 1 1/2 story sale will be (1.5 - 1) * 1,000 = 500. A 2 story will be (2 - 1) * 1,000 =
1,000. Remembering that lower points illustrate greater comparability, it is less likely that a 2story house will be considered as a comparable sale for a single story house than will a sale of a
single story or 1.5 story house.
In the case of binary variables, if the subject and the sale have exactly the same value for the
same variable, no points are added; if they are different then, the weight term is assigned. This
is used for variables which are labels of groupings or classifications. For example, in the table
above Neighborhood is set for 2,500 points. If the subject property is in neighborhood 301 then
any sale within the same neighborhood has no distance contribution. Those in any other
neighborhood contribute 2,500 regardless of their neighborhood assignment.
The point differences between the subject and each available sale property are summed
indicating total “Points” calculated as a result of the comparison. The five properties with the
lowest point value will be chosen as the Comparables and displayed in order of comparability
on the Comparable Sales report.
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Working in a similar fashion, as explained above, for all of the groups shown below, the system
will search first within the grouping, only going outside the grouping in those cases where
adequate comparable sales within the grouping are not available. The RPS system is working all
of the weighted elements simultaneously with the goal being to identify the comparable sales
having the lowest cumulative point values, when compared with the subject property
characteristics.
Neighborhood groupings, Building Style groupings, Condition groupings and Grade groupings
created that were utilized for this project are shown below:
Neighborhood Groupings:
NBHDS 101 and 201
NBHDS 102 and 103
NBHDS 202 and 203
NBHDS 301, 401 and 501 (note: only 1 sale in NBHD 501)
NBHDS 302 and 303
NBHD 402 stands alone
NBHDS 502 and 503
Building Style Groupings:
Style Group 1:
01-Ranch, 02-Raised Ranch, 03-Split level and 06-Contemporary styles
Style Group 2:
04-Cape Cod, 08-Old Style and 13-Bungalow styles
Style Group 3:
05-Colonial, 16-Mediterranean, 17-Tudor, 18-Arts & Craft, and 14-Other styles
Condition Groupings:
EX – excellent = stands alone
GD - good, AV – average and FR - fair are grouped together
Grade Groupings:
A – this grade stands alone
B, C and D grades are grouped together
In addition to the chart shown above, neighborhood and style groupings are also determinants
in the selection of the comparables chosen by the computer. The system will first select
comparables from within the neighborhood and will then search within the comparable
neighborhood grouping, if there are no other comparables within the subject neighborhood. In
limited and unusual instances, comparable sales selected by the system may come from
neighborhoods outside the original neighborhood grouping.
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2.8

Income Approach

The development of models to develop the income approach to value was based primarily upon
analysis of 2011-2012 reported actual profit and loss statements that were requested and
provided by Scarsdale commercial property owners. In addition to this analysis, outside
sources were used to develop models, in order to accurately estimate the values of income
producing properties in Scarsdale.
The Village of Scarsdale is a predominately residential community. There are 73 taxable, multifamily and commercial properties located within the Village, of which there are four
predominately apartment properties that include Christie Place (42 residential and 4 retail
condominiums), 2 cooperative apartment properties and 1 predominately apartment rental
property. There are no industrial properties located within Scarsdale. There are 68 commercial
properties of varying uses; however, not all of the commercial properties were valued via the
income approach. Twenty properties were valued via the cost less depreciation approach
including one lawn and garden center, four service stations, and ten recreational facilities
including 2 golf courses, a riding stable, and 2 tennis clubs. Four commercial properties were
valued at override values to satisfy recent court stipulations or to reflect partial building
completion on the taxable status date.

The 52 properties valued via the income approach in RPS, comprised the following property
classifications:

Ø
Ø
Ø
Ø
Ø
Ø
Ø
Ø
Ø

4 apartment properties
3 restaurants
1 shopping center
2 supermarkets
5 retail
27 “mixed use” classified as “row retail”
5 office
2 free-standing banks
3 parking lots

2.8.1 Model Specification and Calibration
Income and Expense Analysis: Two requests were made of apartment and commercial
property owners to remit calendar year 2011 and calendar year 2012 detailed Income and
Expense data. Requests were mailed to 52 property owners in each mailing. Returns
representing 18 properties in total were eventually returned. Sixteen of the returned
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documents included usable (non-owner occupied) information for purposes of formulating
property values via the income approach.
In December of 2013, the Village’s largest owner of commercial property met with the
Assessor and Tyler personnel to remit and clarify the requested information on eight village
properties he owns. Detailed data on 24 total properties, therefore, was available and
analyzed to support the models entered into the RPS Valuation Factor File (VFF).
Once the commercial database was developed, it allowed for analysis options to review
income, vacancy, expense, and capitalization rates. The major focus of the analysis was to
differentiate rates among the different property types and uses. Analysis was then further
refined to review the effect of factors such as location, property condition and size and its
effect on income, vacancy, and expense rates/ratios.
Overall, the returns represented 35% of the properties to be valued using the income
models. The analysis allowed the commercial appraiser to have confidence in the model
rates applied to each property even when actual data was not submitted, or where
properties are owner occupied and, therefore, such data does not exist. This analysis
became the basis for the income models, reflective of the typical and standard rates in the
Village.
Adjustments to the income model were made to individual properties, when warranted,
typically based on location, property condition, and size. Adjustments were made
consistently to ensure uniformity in resulting values among similar properties.
The data from the Income and Expense analysis in Scarsdale follows.
Rental Rate Analysis:
Rental rates are the most reliable data elements derived from the
returned income and expense forms. Often returns were incomplete because the property
was partially owner occupied, or the expenses were deemed unreliable, but typically even
an incomplete return can provide valuable information on rental rates. A summary of the
income information remitted for analysis is shown below.

Retail
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#
units

Yr built

D05 – large retail

1

2007

13,069

$60.95

D08 – small retail

1

1952

2,676

$24.30

D08 – small retail

3

1935

7,859

$38.63

D10 – mixed use
retail

1

2007

3,195

$59.60

D10

1

1952

13,496

$43.92

D10

2

1930

945

$33.65

D10

2

1930

1,890

$31.50

D10

2

1930

945

$36.00

D10

2

1930

945

$36.50

D10

2

1930

945

$32.20

D10

3

1952

12,042

$36.00

D10

4

1913

5,144

$34.50

D10

5

1948

8,050

$52.08

D10

7

1926

7,902

$34.15

D10

9

1923

16,133

$44.85

D10

9

1968

8,660

$52.20

D10

10

1937

1,595

$40.40

D10

44

1928

42,000

$30.05

USE
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reported
RPS
gross
GLA rent/SF

MIN

$24.30

MAX

$60.95

Median

$36.25

Mean

$40.08
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Banks
Reported
USE

#
units

RPS
Yr built GLA

gross
rent/SF

E06

1

2007

4,800

$72.00

E06

1

1923

4,880

$92.18

E06

1

1952

1,860

$75.05

E06

1

1928

4,275

$79.48
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MIN

$72.00

MAX

$92.18

Median

$77.27

Mean

$79.68
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Multi-Use apartment rentals – A06 model

USE

1BR
Rent

# 1BR

2BR
Rent

# 2BR

A06

3

1,800

A06

1

1,790

A06

1

1,790

A06

1

1,750

A06

1

1,800

A06

1

1,800

A06

1

1,800

6

2,850

A06

6

1,750

3 BR
rent

# 3BR
3

Restaurant
Reported
#
units

Yr built

RPS
GLA

gross
rent/SF

C01 –
Restaurant

1

1934

2,440

$58.97

C03 - Franchise

1

2007

1,651

$91.10

USE
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Office – E03 Model
Reported
USE

#
units

RPS
Yr built GLA

gross
rent/SF

E03

1

2007

13,069

$44.25

E03

4

1939

8,107

$47.36

E03

14

1928

16,450

$53.94

E03

23

1954

67,572

$31.50
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MIN

$31.50

MAX

$53.94

Median

$45.81

Mean

$44.26
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Multi-Use Office – E04 Model
Reported
USE

#
units

RPS
Yr built GLA

gross
rent/SF

E04

2

1930

945

$33.00

E04

2

1930

945

$33.65

E04

6

1928

5,000

$34.77

E04

7

1926

7,902

$32.00

E04

7

1926

7,902

$34.15

E04

8

1923

10,975

$38.21

MIN

$32.00

MAX

$38.21

Median

$33.90

Mean

$34.30

Note: Rent analysis is based on GROSS leasable space, as that is the data collected and
verified in the field. The data, as remitted and/or collected in the field, is the data that
is used by the NYS RPS CAMA system to calculate the market income estimate for each
of the applicable properties using the models developed for the project.

Vacancy Analysis:
Vacancy data derived from income and expense returns can be
somewhat unreliable and/or difficult to identify or extract and thus the sample size of
market derived vacancy rates can be less than desired. This is because many property
owners report their effective gross income as their potential gross income. Essentially
they are reporting rent collected (EGI) rather than reporting the potential rent at 100%
occupied (PGI) and then providing actual losses due to vacancy and collection loss.
Also, only two years of income data was requested and there might be anomalies when
looking at an individual year’s return. It is typical to look at reported industry vacancy
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rates by property type that are studied over the long term. Only six of the Scarsdale
returns indicated market vacancy, which are shown below by primary use type. It is
interesting to note that the preponderance of data came from the small mixed use
properties, where it is often shown that vacancy rates are less than in larger, multitenanted properties.

primary
use

Reported
vacancy

Multi-use
Row
Retail
D10

3.00%

D10

3.50%

D10

5.60%

D10

6.00%

D10

7.00%

Office
E03

3.00%

Published reports on office vacancy in Westchester County generally point to the
significant amount of Class A office space available in 2013 and most sources peg the
office vacancy rate between 15 and 20% for 2013. Scarsdale has a very limited amount
of office space available and, while there are no known sources that separate the Village
from the balance of Westchester County, the vacancy estimates are generally lower.
Cushman & Wakefield identifies Scarsdale in “Eastern” Westchester County and they
reported 16-17% office vacancy in the 3rd quarter of 2013 on large A grade offices and
6.1% vacancy on smaller B grade office.

There are 21 properties within the Village that have office space. Two properties were
under construction as of the May 1, 2014 taxable status date. One had been completed
as of May 1, 2014, but the other one remains unfinished and seeking tenants. There is
approximately 200,000 sf of office space within the village and over half of that space is
located in just two properties (109,000 sf). The remaining space is spread among the 19
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properties remaining. Much of the office space available is located in multi-use
buildings where the permitted use could be either retail or office.

Expense Analysis:
Expense data derived from income and expense returns requires
careful analysis to determine accurate market rates. Often actual expenses reported
were amended to allow for typical management expenses and reserves for
replacement. One common error that needs to be corrected are owners “double
dipping” by taking a percentage of income for management and reserves as an expense,
but then also taking the actual management and reserve expenses. Another error often
seen is that returns from partially owner occupied properties contain expenses derived
by the business and not necessarily the real estate. Also, capital improvements such as
a new roof may be taken as a one-time expense on the return, when actually the cost of
the expense should be depreciated over the economic life of the improvement.
Expense data extrapolated from income and expense returns is more reliable than
vacancy data and provides a solid basis for the expense portion of the income approach
models. It is also very helpful in identifying typical lease terms, i.e. who is responsible
for what expenses, for different property types over what period of time.
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The following data was extrapolated from the I&Es returned:

Mixed Use
(D10)

Expense
%

primary use

Expense %

Restaurant
D10

14.97% C01 - restaurant

11.17%

D10

15.60% C03 - franchise

26.75%

D10

16.32% Retail

D10

17.19% D05 – large retail

23.84%

D10

17.36% D08 – small retail

13.36%

D10

17.93% D08

22.49%

D10

19.23% D08

22.86%

D10

19.72% Office

D10

20.66% E03 - Office

24.22%

D10

22.00% E03 - office

25.47%

D10

22.05% E04 – Row Office

23.07%

D10

22.69% E06 - Bank

21.33%

D10

23.03%

Capitalization Rate Development: The most challenging aspect for building reliable
income models is the establishment of reliable capitalization rates that will produce
defensible and equitable market values. Where possible, capitalization rates are best
extracted directly from the local market, but a market derived or extracted
capitalization rate requires a recent, valid sale and accurate economic information on
the specific parcel. Several samples, representing all property types, is optimum. As
with any statistical analysis, the larger the sample size there is greater confidence in the
results.
There were two properties that recently sold where income and expense data was
known or provided. Note: the expenses used to calculate the Net Operating Incomes
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shown below DO NOT include real estate taxes. Therefore, the real estate tax
contribution is included in the Indicated capitalization rate.

primary use
Mixed Use/ Retail/
Apt

GLA
1,890

Retail/Bank/Franchise 11,496

reported
NOI

sale date

43,000

7/1/2010

sale price
$600,000

time
adjusted
sale price

Indicated
Cap

$636,000

6.76%

609,000 8/23/2012 $6,950,000 $7,000,000

8.70%

In this small sample size, the mixed use property may not have been purchased by an
investor, or as a small property investor, he may have had different expectations from
the market over time. Buyers who intend to occupy a portion or all of the property may
pay a premium price over what a typical investor will pay. The motivation to purchase
the property may be specific to their business needs and not reflect a strictly financial
decision based on the income potential of the property. It is not uncommon for
capitalization rates to differ between those properties that will be marketed regionally
to commercial investors and those properties that appeal to local investors having
different motivations and expectations.

Several Market sources were researched for indicated cap rates for Westchester
County. The commercial markets in Westchester County are diverse. RealtyRates.com
publishes quarterly commercial market studies. Scarsdale is located in the Northeast
market where the major metro areas studied include Stamford, CT and New York City,
both within 20-30 miles of Scarsdale. In the 3rd and 4th quarter of 2013, RealtyRates
published the following Overall Capitalization rates:
RealtyRates.Com - Stamford, CT
Property Type

RealtyRates.Com - Suburban NYC
OAR

Property Type

OAR

A&B Office

8.1% A&B Office

8%

Class A&B Nbhd, Community &
Strip Retail

Class A&B Nbhd, Community &
8.7% Strip Retail

8%

Class A& B Apartments

8.4% Class A& B Apartments

The above rates reflect primarily investor driven markets.
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Integra Realty studies real estate trends by region quarterly. The New York market
studied includes the metro region, which is quite diverse. In its second quarter 2013
report, the following is found from Integra Realty:

Integra Realty New York Market
- 2nd QTR 2013
Property Type

Going In Cap
rate

Suburban Office

7.25%

Community Shopping Center

6.50%

Suburban multi-family (<20
Units)

4.75%

RERC – Real Estate Report published the following Going In Capitalization rate ranges in
the summer of 2013 for the East Coast and New York Markets:

RERC - Real Estate Report
Property Type

Going In Cap
rate

Suburban Office

7.1% - 7.6%

Community Shopping Center

6.7% - 7.2%

Apartment

5.7% - 6.4%

Published market capitalization rates typically include property taxes as an expense to
the property owner and affect the Net Operating Income, and resultant capitalization
rates, reported. When performing value estimates for ad valorem purposes, holdings in
recent court decisions require that the estimated effective tax rate (ETR) be loaded to a
base capitalization rate.
Effective tax Rate (ETR): The 2013 effective tax rate for Scarsdale was calculated at
2.45% of value,by multiplying the 2013 equalization rate by the overall 2013 tax rate. .
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If one compares the 2013 taxes to the few properties that sold more recently, a
different result is found (1.7%). Notwithstanding, it was the Village’s desire to adhere
closely to the 2013 calculated ETR of 2.45%
Adding the going in capitalization rates to the effective tax rate yields the following Cap
Rate ranges for each of the three major property types found in Scarsdale:

Office

7.45% - 9.7%

Includes 2.45% ETR

Retail

7.95% - 8.95%

Includes 2.45% ETR

7.2% - 8.2%

Includes 2.45% ETR

Multi-Family

Overall rates ranging from 8% to 9% were used. The rates used by model/property type
are illustrated in the table below.
Model Summary: Income models were created in the RPS CAMA system to predict
value on selected commercial and multi-residential properties. In some cases, there is
more than one model for the same type property to recognize differing market
conditions. Each model estimate can be adjusted based on the size, desirability and
condition of the property. Each of the 52 properties valued using the RPS market
income models was reviewed for estimated value and to ensure it was being valued
using the best model fit. The models used are shown below. The number of properties
being valued using the model is also included.

Model
A05 - APT

A05 - APT

A06 - Row APT
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Val
Dist

Unit

Base
Rent

1

EFF-1BR

24,800

4% 28% 8.5%

201,700

2-BR

34,700

4% 28% 8.5%

282,200

3-BR

44,600

4% 28% 8.5%

362,700

EFF-1BR

43,800

4% 17% 8.5%

410,600

2-BR

69,300

4% 17% 8.5%

649,600

3-BR

87,150

4% 17% 8.5%

817,600

EFF-1BR

18,000

3% 23% 8.0%

168,100

2

1

EXP
Vac&CL %

OAR Value/Unit

Pcls
3

1

1

Notes
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2-BR

21,600

3% 23% 8.0%

201,700

3-BR

27,600

3% 23% 8.0%

257,700

C01- Restaurant

1

SF

45

3% 15% 8.0%

363.75

2

C03 - Franchise

1

SF

90

5% 11% 8.0%

951.19

1 Sale

D04 - Shopping
Cntr

1

SF

65

5% 15% 8.5%

617.50

1

D05 - Lge Retail

1

SF

60

3% 15% 8.0%

618.38

2 Sale

D06 - Supermkt

1

SF

50

5% 15% 8.0%

504.69

2

D08 - Sm retail

1

SF

34

4% 20% 8.0%

326.40

3

D10 - Row Retail

1

SF

40

4% 20% 8.0%

384.00

27

E03 - Office

1

SF

45

5% 23% 8.5%

387.25

2

E03 - Office

2

SF

60

4%

5% 8.5%

643.75

NNN-Class A
1 office

E03 - Office

3

SF

43

3%

6% 6.5%

603.20

NNN-Class B
1 Med

E04 - Row Office

1

SF

30

4% 20% 8.5%

271.05

1

E06 - Bank

1

SF

75

4% 20% 8.5%

640.00

2

133.60

$203 25,000/space

J03 - Parking Lot

1

SF

12.50

5% 10% 8.0%

4.1.1 Model Validation
Sales and results: The four sales shown below were valued using the RPS market income
models.

FINAL_TOTAL

PRINT_KEY

VFF
Mod

SALE_DATE

SALE_PRICE

01.06.15

D10

7/1/2010

$600,000
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Value/Assessment

627,300

ASR
104.55%

GBA
1,890

SP/SF
$317
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02.06.1.1

D05

8/23/2012 $20,737,500

20,797,000

100.29%

39,207

$529

02.06.500B.
1

D10

8/23/2012

$6,950,000

6,720,300

96.69%

9,646

$721

02.06.500.1

C03

10/7/2013

$3,550,000

3,472,200

97.81%

2,433

$1,45
9

5. Reconciliation
Considering the quantity and quality of data and the reliability of the various models as shown
in the foregoing, we have concluded that the Comparable Sales approach is the best default
estimate of market value for residential properties. For commercial properties it is the Income
Approach. For exempt properties and in certain other cases, it is the Manual Model (MRA), or
Cost Approach. Exceptions have been noted previously regarding the approach utilized for the
valuation of the condos and coops.

6. Final Testing - Analysis of Results
A number of statistics have been computed on the two strata, sales price and assessment, and
are presented in this section. They have been computed according to the definitions and
formulae described in the IAAO standard. In performing the analysis the following factors are
relevant:
§ The sales statistics are for the two years preceding the date of value, July 1, 2013.
§ The sales were verified to ensure that they represented valid, arms-length transactions.
§ There was no systematic trimming of outliers, although the IAAO standards would have
allowed this.
§ Any residential property that sold, but was not inspected, was excluded from the
analysis.
§ Any property that sold but was significantly changed subsequent to the date of sale was
excluded from the analysis.
If a sale was verified as being a valid, arms-length transaction and the assessment on that
property represented the value for the property as sold, it was included in the study. Using the
guidelines above, 340 properties were considered. The final project statistics are presented in
the table below.
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Median
Assessment
Number/Count
level
COD
347

All Valid Sales
IAAO Standard
Residential Properties
(excluding condos &
coops)

1.00

4

1.00

.90-1.10

<15

.98-1.03

1.00

4

1.00

.90-1.10

<15

.98-1.03

99

4

.99

.90-1.10

<20

.98-1.03

96

11

1.07

.90-1.10

<20

.98-1.03

340

IAAO Standard
2

Commercial Properties
IAAO Standard

5

Vacant Land
IAAO Standard

PRD

Sales Statistics by Class

The IAAO performance standards, in greater detail, are summarized in the table below:
Type of property

Measure of
central tendency

COD

PRD

Single-family residential
Newer, more
homogenous
areas

0.90–1.10

10.0 or less

0.98–1.03

Older,
heterogeneous
areas

0.90–1.10

15.0 or less

0.98–1.03

Rural residential
and seasonal

0.90–1.10

20.0 or less

0.98–1.03

Income-producing properties
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Larger, urban
jurisdictions

0.90–1.10

15.0 or less

0.98–1.03

Smaller, rural
jurisdictions

0.90–1.10

20.0 or less

0.98–1.03

Vacant land

0.90–1.10

20.0 or less

0.98–1.03

IAAO Performance Standards

For residential properties the values meet the most stringent requirements for the newer, more
homogenous homes even though it is fair to say that Scarsdale is not composed of newer
homogenous areas.
A small test set of 5 vacant land sales in this time period yielded a PRD of 1.07, above the IAAO
recommended range. Other parameters for vacant land are within standards. A PRD above 1.03
indicates regressivity. That is, the higher valued parcels are undervalued. For Scarsdale we
relied upon three years of vacant land sales, teardowns, and residuals in calibrating the land
tables, not just the 5 vacant land sales in this ratio study. There were very few sales of true
vacant land in Scarsdale, as a result of its highly desirable location. We are comfortable that the
overall results are fair and equitable based upon all the data available.
Similarly, while the 2 commercial sales provide statistics indicating compliance with the
standards, a more meaningful determination of quality of the commercial valuation results is
shown in the Income Approach section of this report.
Scarsdale is made up of a number of distinct residential neighborhoods that are considered to
closely mirror each elementary school district boundaries. Of interest are the measures of
equity at the neighborhood level, labeled “Nhbd” below. The table below presents those
results, which indicate the results from all neighborhoods fall within good and acceptable
measurement standards, and there were no neighborhoods showing results greater than +-5%
of the overall median of 100.

Nhbd Sales Count Median COD PRD
101

2

101

1

1.00

102

15

100

5

1.01

103

54

100

4

1.00

201

40

100

6

1.01

202

33

101

3

1.00
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203

17

101

3

1.01

301

11

100

3

1.01

302

14

100

4

1.00

303

29

100

5

1.01

401

6

100

2

1.00

402

56

100

5

1.00

501

1

99

0

1.00

502

26

101

4

1.01

503

36

100

4

1.00

Total

340

100

4

1.00

Representation: Before drawing a conclusion regarding adherence to standards, we need to
examine the question of representation for residential in particular. That is, do the sales used
in the ratio study period of July 1, 2011 to June 30, 2013, represent the population of all
properties? To do this we can examine a number of factors including size, year built, and
quality grade. The comparisons are presented in the form of histograms that depict the metric
of interest expressed as a percent of the total.

The first comparison is based on the square foot of living area. In the following graphs the data
set labeled “1” represents the sale properties and the “0” set represents the subject properties,
or all residential improved properties.
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The above histogram illustrates that the size of the properties in the sales sample is similar to
the size of the entire set of subject properties. The next comparison is for year built.
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The histogram illustrates that the sales set includes a large percentage of newer homes,
although the remainder of the decades show a similar distribution of sales and subjects.
The final comparison we make is on quality grade. This is an interesting comparison because
grade is one mechanism that can be used to “chase sales”. That is, grade can be adjusted up or
down to cause the computed value to come close to the value as sold. Thus, if the distribution
of grade for the sales was markedly different than that of the subject properties, there could be
cause for concern. In many instances, however, grade and condition changes are warranted and
are valid, owing to significant improvements made to the property after the sale.
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Again, the distributions are quite similar providing assurance that the results of the sales ratio
analysis are meaningful and representative of the Scarsdale population as a whole. It is
interesting to note that higher quality grade homes sold more frequently, and this is indicative
of the typical quality of the new homes being built and mimics that chart by decade for new
homes.
Another question that arises is the treatment of high value vs. low value properties.
The PRD (price related differential) statistic is intended to examine that question. If the PRD is
above 1.03, this indicates that higher valued properties are being undervalued compared to the
lower priced properties. The results of the Scarsdale study (PRD of 1.00 for residential)
compare quite favorably to the standard. However, there are other more intuitive means of
Regressivity:
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examining the question. One is a plot of the appraisal to sale ratio vs. selling price. If the plot is
flat, it is indicative that there is no bias towards either the low value or high value properties.

The plot above represents an appraised value range of $0 - $11,000,000, which is quite flat
over that interval.
We conclude that the 2014 Scarsdale reassessment has met the IAAO standard for ratio studies.

7. Public Disclosure
Preliminary assessment notices were mailed to all Scarsdale property owners on March 28,
2014. The informal review process began on March 31, 2014 and ended on April 26, 2014. The
notices to those that participated in the informals process, or whose values were changed
during the process were mailed on May 28, 2014. For those property owners calling for an
appointment where their property had not been previously inspected, an inspection
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appointment was scheduled (or an attempt was made) in lieu of an informal meeting. These are
the 107 parcels noted in the Other Actions segment in the table below.
At the informal review meetings, property owners or their representatives had the opportunity
to ask questions and present information, which was noted on the Informal Meeting Review
form. The information was later considered, and a change or no change decision was made.
During this Public Disclosure process other information came to our attention regarding parcels
for which no informal review was scheduled. These are the 111 parcels in the Other Actions
segment.
The taxable status date for parcel inventory was May 1, 2014. Due to the timing of impact
processing, field checks for some parcels with outstanding building or demolition permits
occurred after the Preliminary Assessment Notice mailing and during this final project process.
Considering that the last reassessment was in 1969, the old assessments proved inequitable,
and the high values and high taxes that characterize Scarsdale, the percent of parcels involved
in the informal review process was reasonable and not extraordinary.

Segment

Number of % of major % of parcels
parcels
segment
(5,953)

Informal Review Results
Total Appointments Held

749

100%

13%

Total Parcels Reviewed

844

113%

14%

No Shows

23

3%

< 1%

No Change (of parcels reviewed)

407

48%

7%

Change from informal review (lowered, from parcels
reviewed)

437

52%

7%

Other Actions During the Final Process
No informal review with value change

111

45%

2%

Building Permit changes

26

11%

< 1%

Changes from Interior Inspections (formerly uninspected)

107

44%

2%

Total from 3 the immediately preceding actions (detail
above)

244

100%

4%
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Total AV Increases (from above)

105

43%

2%

Total AV Decreases (from above)

139

57%

2%

Grand Total of AVs Decreased

576

10%

Grand Total of ALL AV Changes

681

11%

Grand Total – No Change

407

7%

Total Post Informal Review Notices Mailed

1088

18%

8. Certification
I certify that, to the best of my knowledge and belief:
__

The statements of fact contained in this report are true and correct.

__

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are my personal, impartial, and unbiased
professionally analyses, opinions, and conclusions.

__

I have no (or the specified) present or prospective interest in the property that is the
subject of this report, and I have no (or the specified) personal interest with respect to
the parties involved.

__

I have no bias with respect to any property that is the subject of this report or to the
parties involved with this assignment.

__

Any services regarding the subject performed by the appraiser within the three year
period immediately preceding acceptance of the assignment, as an appraiser or in any
other capacity is identified in the body of the report.

__

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

__

My compensation for completing this assignment is not contingent upon the reporting of
a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

__

My analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.

__

Except as noted, employees of Tyler have made a personal inspection of the properties
that are the subject of this report.
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__

No other company provided significant mass appraisal assistance to Tyler. Appraisers or
analysts providing significant services in the valuation of property for this assignment are
Richard Nicolosi, Tami Nomack, Gynt Grube, Eric Hardy, Eugenia Flynn, Richard Borst, and
Salim Serdah.

For the appraiser, Tyler Technologies, Inc.

Paul M. Flynn, ASA
CLT Appraisal Services

P a g e | 68

Scarsdale Mass Appraisal Report

9. Appendix
9.1

Reassessment Contract Between Scarsdale and Tyler

Scarsdale NY
Contract Part 1 of 2.pdf

Scarsdale NY
Contract Part 2 of 2.pdf

Scarsdale NY
Contract Amendment.pdf

9.2 Uniform Standards of Professional Appraisal Practice (USPAP)
Standard 6 – Mass Appraisal
Uspap 6.pdf

9.3 IAAO Standard on Mass Appraisal

StandardOnMassApp
raisal.pdf

9.4 IAAO Standard on Ratio Studies, Ratio Worksheet

Standard_on_Ratio_
Studies.pdf
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9.5 Data Collection Manuals – Residential, Commercial, Scarsdale
Specific

SUPPLEMENTAL
REVAL.ADDITIONAL
PROCEDURES FOR DATA
REQUIREMENTS
COLLECTION -FOR
SCARSDALE
PRC DATA COLLECTION - SUMMARY.TYLER

9.6 Final Review Procedures
4 - Residential Value
REVIEW guidelines.pdf

9.7 Land Analyses
Land Residual.xls

Vacant Land Sales
4.xls

9.8 Cost Table Calibration
Cost-Sales10.XLS

sales file Dep
2013.xls

9.9 Sample Impact Notice & Informals Results Notice
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10. Definitions
ad valorem tax - in reference to property, a tax based upon the value of the property.
additive model - A model in which the dependent variable is estimated by multiplying each
independent variable by its coefficient and adding each product to a constant.
adjustments - Modifications in the reported value of a variable, such as sale price. For
example, adjustments can be used to estimate market value in the sales comparison
approach by modifications for differences between comparable and subject properties.
Note: Adjustments are applied to the characteristics of the comparable properties in a
particular sequence that depends on the method of adjustment selected.
algorithm - A computer-oriented, precisely defined set of steps that, if followed exactly, will
produce a pre-specified result, for example, the solution to a problem.
amenities - in reference to property, the intangible benefits arising out of ownership;
amenity value refers to the enhancement of value attributable to such amenities.
appraisal - an estimate, usually in written form, of the value of a specifically described
property as of a specified date; may be used synonymously with valuation or appraised
value.
appraisal schedules - any standardized schedules and tables used in conjunction with a
revaluation program, such as replacement cost pricing schedules, depreciation tables, land
depth tables, etc.
Appraiser - one who estimates value. More specifically, one who possesses the expertise to
execute or direct the execution of an appraisal.
assessing - the act of valuing a property for the purpose of establishing a tax base.
assessment - the value of taxable property to which the tax rate is to be applied in order to
compute the amount of taxes, may be used synonymously with assessed value, taxable
value, and tax base. It may be different from the appraised value.
Assessor - the administrator charged with the assessment of property for ad valorem taxes;
her precise duties differ from state to state depending upon state statutes.
average deviation - in a distribution of values, the average amount of deviation of all the
values from the mean value, equal to the total amount of deviation from the mean divided
by the number of deviations. As applied to an assessment-to-sale ratio distribution, the
average amount which all the ratios within the distribution deviate from the mean ratio.
base price - a value or unit rate established for a certain specified model, and subject to
adjustments to account for variations between that particular model and the subject
property under appraisement.
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binary variable - (1) Binary variables are qualitative data items that have only two
possibilities-yes or no (for example, corner location). (2) A variable for which only two
values are possible, such as results from a yes-or-no question, for example, Does this
building have any fireplaces? Used in some models to separate the influence of categorical
variables. Also called a dichotomous variable or a dummy variable.
calibration - The process of estimating the coefficients in a mass appraisal model.
coefficient - (1) In a mathematical expression, a number or letter preceding and multiplying
another quantity. For example, in the expression, 5X, 5 is the coefficient of X, and in the
expression aY, a is the coefficient of Y. (2) A dimensionless statistic, useful as a measure of
change or relationship; for example, correlation coefficient. See also coefficient of
dispersion and coefficient of variation.
coefficient of determination – See R squared.
coefficient of dispersion – the average deviation of a group of numbers from the median
expressed as a percentage of the median.
coefficient of variation – a standard statistical measure of the relative dispersion of the
sample data about the mean of the data; the standard deviation expressed as a percentage
of the mean.
confidence interval - a range of values, calculated from the sample observations, that are
believed, with a particular probability, to contain the true population parameter (mean,
median, COD). The confidence interval is not a measure of precision for the sample statistic
or point estimate, but a measure of the precision of the sampling process (see reliability).
confidence level - the required degree of confidence in a statistical test or confidence
interval; commonly 90, 95, or 99 percent. A 95 percent confidence interval would mean, for
example, that one can be 95 percent confident that the population measure (such as the
median or mean appraisal ratio) falls in the indicated range.
continuous variable - A variable for which it is conceivable that, given any two observed
values, a value lying between them may occur. For example, temperature and finished living
area are continuous variables; quality class and number of fireplaces are not.
correlation – A statistical phenomenon (and a technique for estimating its strength)
whereby knowledge of one fact about a thing implies some knowledge of a second fact
about that thing. For example, because the volume and weight of water are correlated,
knowing that a quantity of water is one gallon also means knowing that its weight is eight
and one-third pounds. Linear correlation, the kind most often encountered, means that an
increase in one factor in some proportion (say, a doubling) changes the other in the same
proportion. With curvilinear correlation, as between the radius and the area of a circle, this
is not true, despite the fact that the correlation may be very strong in the sense that
knowledge of one fact tells you precisely the other fact. These are examples of variables
perfectly correlated or nearly so; more often, correlation is only partial-for example, the

P a g e | 74

Scarsdale Mass Appraisal Report

correlation between the age and height of a child. The correlation coefficient gives the
strength of the linear relationship between the two variables.
correlation coefficient - A statistic that characterizes two or more sets of numbers and,
when squared and multiplied by 100, gives the percentage strength of the (linear)
relationship between the two sets of numbers. For example, if the coefficient of correlation
between measures of the height and weight of a group of people were 0.9, then one would
deduce that knowing the height of someone (loosely speaking) would explain (or account
for) 81 percent of the weight.
correlation matrix - The table of numbers used to display the correlation coefficients for
each pair of variables when three or more variables are thought to be correlated.
cost approach - one of the three traditional approaches to determination of the value of a
property; arrived at by estimating the value of the land, the replacement or reproduction
cost new of the improvement, and the amount of accrued depreciation to the
improvement. The estimated land value is then added to the estimated depreciated value
of the improvements to arrive at the estimated property value. Also referred to as the
"cost-to-market approach" to indicate that the value estimates are derived from market
data abstraction and analysis.
deed - a written instrument which conveys in interest in real property. A quitclaim deed
conveys the interest described therein without warranty of title. A trust deed conveys
interest described therein to a trustee. A warranty deed conveys the interest described
therein with the provisions that the freehold is guaranteed by the grantor, his heirs, or
successors.
dependent variable - A variable, such as sale price, the value of which is predicted by the
values of other variables, such as location and finished living area. Such a variable may be
said to depend on the other (independent) variables.
discrete variable - A variable for which it is not conceivable that, given any two observed
values, a value lying between them may occur. For example, the number of rooms in a
house is a discrete variable, but the living area of the house is not. See also binary variable
and continuous variable.
dispersion - The degree to which data are distributed either tightly or loosely around a
measure of central tendency. Measures of dispersion include the average deviation,
coefficient of dispersion, coefficient of variation, range, and standard deviation.
effective valuation date - in reference to a revaluation program, the date as of which the
value estimate is applicable.
equalization program - a mass appraisal (or reappraisal) of all property within a given taxing
jurisdiction with the goal of equalizing values in order to assure that each taxpayer is
bearing only his fair share of the tax load; may be used synonymously with a revaluation
program.
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equity -in reference to property taxes, a condition in which the tax load is distributed fairly
or equitably; opposite of inequity which refers to a condition characterized by an unfair or
inequitable distribution of the tax burden. Inequity is a natural product of changing
economic conditions which can only be effectively cured by periodic equalization programs.
In reference to value, it is that value of the property remaining after deducting all liens and
charges against it.
error - The difference between the actual value of a variable and the expected value of the
variable exclusive of sampling problems. Errors may be positive or negative, although in
common speech taking the absolute value of the errors is sometimes implied. In multiple
regression analysis, the term "error" is often used loosely to mean residual.
F test - a measure of what we are referring to when we speak of the “statistical
significance” of the coefficient for a factor. The F statistic is a ratio of that part of the sum of
the squares accounted for by the regression equation to the residual (that part of the sum
of the squares not accounted for by the regression equation). The number of factors also is
included in the calculation
goodness of fit statistics - Statistics used in multiple regression analysis and other kinds of
statistical modeling to express the amount, and hence the importance, of the errors or
residuals for all the predicted and actual values of a variable.
hybrid model – A model that incorporates both additive and multiplicative components.
See also additive model and multiplicative model.
intercept - Graphically, the point at which a line, such as a regression line, intersects the axis
on which the dependent variable is represented; the value of the predicted variable when
the value of all the other values in the model is zero; the constant.
iteration - One repetition or repeated cycle in a process of estimating values as close as
possible to actual values by repeated approximations. The results of each approximation are
used in the next one.
linear regression - A kind of statistical analysis used to investigate whether a dependent
variable and a set of one or more independent variables share a linear correlation and, if
they do, to predict the value of the dependent variable on the basis of the values of the
other variables. Regression analysis of one dependent variable and only one independent
variable is called simple linear regression, but it is the word simple (not linear) that
distinguishes it from multiple regression analysis with its multiple independent variables
market approach - one of the three traditional approaches to determination of the value of
a property; arrived at by compiling data on recently sold properties which are comparable
to the subject property and adjusting their selling prices to account for variations in time,
location, and property characteristics between the comps and the subject property.
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market value - the price an informed and intelligent buyer, fully aware of the existence of
competing properties, and not compelled to act, would be justified in paying for a particular
property.
mass appraisal - appraisal of property on a mass scale - such as an entire community,
generally for ad valorem tax purposes, using standardized appraisal techniques and
procedures to accomplish uniform equitable valuations with a minimum of detail, within a
limited time period, and at a limited cost...as opposed to a fee appraisal which is generally
used to refer to a rather extensive, detailed appraisal of a single property or singularly used
properties for a specified purpose.
mean – The average. The sum of a set of numbers divided by the number of numbers.
median – When a set of numbers is arrayed by the order of magnitude, the median is the
middle number. If there are an even number of numbers, it is the average of the two
numbers closest to the middle.
model - For purposes of appraisal, a representation (in words or an equation) that explains
the relationship between value or estimated sale price and variables representing factors of
supply and demand.
model calibration - The development of adjustments, or coefficients based on market
analysis, that identifies specific factors with an actual effect on market value.
model specification - The formal development of a model in a statement or equation, based
on data analysis and appraisal theory.
multicollinearity - The phenomenon of two or more variables being correlated. If the two
correlated variables are both independent variables (note that if they are correlated they
are not truly independent in the relationship sense) used to predict the value of some
other, dependent, variable, then modeling problems will arise. If the multicollinearity is
perfect, the multiple regression algorithms simply will not work; if the multicollinearity is
serious but imperfect, the coefficients generated by the algorithm will be individually
meaningless (although the model as a whole may still be useful).
multiplicative model - A mathematical model in which the coefficients of independent
variables serve as powers (exponents) to which the independent variables are raised or in
which independent variables themselves serve as exponents; the results are then multiplied
to estimate the value of the dependent variable.
multiple regression analysis – A particular statistical technique, similar to correlation, used
to analyze data in order to predict the value of one variable (the dependent variable), such
as market value, from the known values of other variables (called "independent variables"),
such as lot size, number of rooms, and so on. If only one independent variable is used, the
procedure is called simple regression analysis and differs from correlation analysis only in
that correlation measures the strength of relationship, whereas regression predicts the
value of one variable from the value of the other.
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neighborhood - a geographical area exhibiting a high degree of homogeneity in amenities,
land use, economic and social trends, and building characteristics.
outliers - Observations that have unusual values, that is, they differ markedly from a
measure of central tendency. Some outliers occur naturally; others are due to data errors.
parcel - piece of land held in one ownership.
partial F test - The partial F test has essentially the same significance as the F test, except
that in this case we are trying to assess the significance of a single term in the model rather
than all the terms taken together. The critical factor here is the difference or increase in the
sum of the squares accounted for by the regression as a consequence of adding one term to
the regression equation.
partial correlation – a measure of how closely the value of the independent variable or
factor (such as number of full baths), is related to the dependent variable (usually the sales
price). The dependent variable is adjusted so that all of the other factors in the model are
“taken out” of the values in order for us to have a measure of how closely this particular
variable is related to the remaining dependent variable. Mathematically, its maximum
absolute value is one.
price-related differential (PRD) – the mean assessment to sale ratio divided by the weighted
mean assessment to sale ratio. It is a measure of vertical equity.
property class - a division of like properties generally defined by statutes and generally
based upon their present use. The basis for establishing assessment ratios in a classified
property assessment system.
property record card - a document specially designed to record and process specified
property data; may serve as a source document, a processing form, and/or a permanent
property record.
qualitative variable - Something that can be appreciated but not objectively reduced to an
unambiguous scale. For example, view is a qualitative variable.
quantitative variable - Pertaining to the objective nature of some variable of interest, that
is, something that can be measured or counted with little ambiguity. For example, number
of bathrooms is a quantitative variable.
R squared - The R squared statistic (coefficient of determination) is a ratio related to how
well the data (sales prices) are fit by the regression equation. It is equal to the complement
of the residual sum of squares divided by the total sum of squares corrected for the mean,
where the total sum of squares is the sum of the squares of the sales prices minus their
mean value, and the residual sum of squares is the sum of the squares of the differences
between the actual sales prices and those predicted by the regression equation. It is
apparent that the closer R squared is to 1, the better we have fit the data.
real estate - the physical land and appurtenances affixed thereto; often used synonymously
with real property.
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real property - all the interests, benefits, and rights enjoyed by the ownership of the real
estate.
reconciliation - The final step in the valuation process wherein consideration is given to the
relative strengths and weaknesses of the three approaches to value, the nature of the
property appraised, and the quantity and quality of available data in formation of an overall
opinion of value (either a single point estimate or a range of value). Also termed
"correlation" in some texts.
regression coefficient - The coefficient calculated by the regression algorithm for the data
supplied that, when multiplied by the value of the variable with which it is associated, will
predict (for simple regression) or help to predict (for multiple regression) the value of the
dependent variable. For example, in the equation, Value = $10,000 + $5,000 + number of
rooms, $5,000 is a regression coefficient.
regression line - The line on a graph that represents the relationship defined by the
regression coefficients. For example, the line from the relationship given in the definition of
regression coefficient would cross the y-axis at the value $10,000 and would go up $5,000
for each movement of 1 to the right. This example illustrates one of the subtleties required
in understanding regression analysis: in fact, there is no line, because the independent
variable is not a continuous variable, but it is easier to talk about the relationship by
pretending that the variable is continuous and represent the relationship by a line rather
than the more nearly correct series of vertical bars on a bar chart.
residual - The difference between an observed value and a predicted value for a dependent
variable.
sales file - A file of sales data.
sales ratio study - a statistical analysis of the distribution of assessment or appraisal-to-sale
ratios of a sample of recent sales, made for the purpose of drawing inferences regarding the
entire population of parcels from which the sample was abstracted.
slope - The change in the dependent variable associated with a change of one in the
independent variable of interest. The slope is given by the coefficient of the independent
variable.
standard deviation – the statistic calculated from a set of numbers by subtracting the mean
from each value and squaring the remainders, adding together all the squares, dividing by
the size of the sample less one, and taking the square root of the result. When the data are
normally distributed, one can calculate the percentage of observations within any number
of standard deviations of the mean from normal probability tables.
standard error - a measure of the precision of a measure of central tendency; the smaller
the standard error, the more reliable the measure of central tendency. Standard errors are
used in calculating a confidence interval about the arithmetic mean and the weighted
mean.
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standard error of the estimate - The square root of the mean square residual gives us the
standard error of the estimate. In this application, this number gives us an idea of the
average amount by which the regression equation “misses” the actual sales prices. In a
somewhat more precise statistical sense, we expect that roughly 2/3 of the regression
estimates should be within one standard error (either high or low) of the actual sales price.
In general, the smaller this number is the better. As we noted, this not only takes account of
how well the data are fit, but also of how efficiently (using the smallest number of factors)
we have performed the fit.
step-wise regression analysis - A kind of multiple regression analysis in which the
independent variables enter the model, and leave it if appropriate, one by one according to
their ability to improve the equation's power to predict the value of the dependent variable.
subjective data - Subjective data are items for which the proper value is a matter of
judgment and more difficult to verify. Examples include construction class, condition,
effective year built, neighborhood desirability, and view.
uniformity - as applied to assessing, A condition wherein all properties are assessed at the
same ratio to market value, or other standard of value depending upon the particular
assessing practices followed.
use value - the actual value of a commodity to a specific owner, as opposed to its value in
exchange or market value.
variable – an item of observation that can assume various values, for example, square feet,
sales price or sales ratios.
variance – a measure of dispersion equal to the standard deviation squared.
view - the scene as viewed from a property.
weighted average – in ratio studies it is calculated by dividing the sum of the appraised
values by the sum of the sales prices. It is also known as the aggregate ratio.
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