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Why Reassessment?. o tyler

It's important to remember that reassessment is revenue neutral. No new
taxes are raised due to a reassessment, the existing tax dollars are
redistributed more fairly based on current market values. The existing
distribution is based on values that are decades out of date.
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The first step to establishing values is to determine what exactly drives
value. We do this by reviewing properties that have sold. This review
consists of both verification of the sale terms as well as the property data
(such as amount of living area, location etc.).

In Cornwall, there were 259 sales suitable to use for residential (non-condo)
modeling occurring in the time period of July 1, 2013 and July 1, 2016.

This timeframe represents the market we are attempting to capture in our
valuation of each property.




Cornwall Sales Data R N * s t)’ler

Location Avg SP Count
Village of Cornwall 329,112 79
Town of Cornwall 324,097 180

Total: 325,626 259
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« Using the recent sales as a guide, we developed computerized models
that predict current market value using the data on file for each property.

« For residential properties, there are three models - a cost model, a
sales comparison model, and a manual model estimate.

« During final valuation review, the three approaches are considered and
the one that bests predicts market value is selected.

» If there are adequate comparables, the sales comparable approach is

the preferred approach and was the approach used for approximately
90% of residential (non-condo) properties.
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Property Record Card : | _— .@ tyler

During the informal review, the hearing officer will review
your property record card with you. The property record
card contains the information on record for your property
that was used to estimate the assessed value.
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NEW YORK STATE DEPARTMENT OF TAXATION AND FINANCE Site Info. SWIS/SBL 332489 00100000010051200000 Card No. 1
OFFICE OF REAL PROPERTY TAX SERVICES
PROPERTY RECORD CARD Site No. 1 Property Class 210
SWIS 332489 TAX MAP No. 1-1-5.12 Route No. 0000000R2
Nbhd. Code: [ 4 ValDist: | 0
OWNER  Gober, James E Sewer Type: 1=None 2=Private 3=Comm/Public E
[Water Supply: 1=None 2=Private 3=Comm/Public 3]
154 5 Dr C all ——
LOCATION yeamore Lr - Lormw Utilities: 1=No Public  2=Gas 3=Electric 4=Gas and Electric 3
Site Desirability:  1=Inferior I=Tvpical 3=Superior 2
PROP CLASS 210 ~ SCHOOLDIST 332401 Nbhd Type: 1=Rural 2=Suburban __ 3=Urban 4=Commercial E
Nbhd Rating: |=Below Avg. I=Averape 3=Above Avg, E
SALE PRICE SALE DATE Road Type: 1=None 2=Unimproved _3=Improved 4=Right-of Way E
DC Entry Type: 1=Inter Inspec  2=Inter Refuse  3=Total Refusal  4=Fsi 5=No Eniry o
- [Zoning Code: R
Audit Control Section
Collector Date(mmddyy) Time Activity Source NOTES
T 7 -
.'r .'r .
jrudit Control Codes [Source Kales Information Codes  [Valuation Useable
JActivity 1=0wner [Sales Type
2=Relative (=No
N=None 3=Tenant 1=Land Only 1=Yes
M=Measured Only 4=0ther 2=Bldg. Only
[=Listed 5=NOAH 3=Land and Bldg
6=Assess. Data 4=Right-of-Way
Reappraisal Cycle Section
Date of Last Phy Insp. Date of Reappraisal  1/20/2017
Sales Information Section,
Bale Date Sale Price Sale Type | Valuation lIseable
Land Breakdown Section Waterfront Type:
1=Pond 2=River 3=lLake 4=Canal 5=Ocean 6=Bay
Land Type Soil Rating Influence Code
0l=Primary 05=Tillablz 19=Muck 13=Vineyard FPoor @ (05)00-10  (09)01-04 I=Topog 5=View ) -
02=Secondary 06=Pasture 10=Waterfront 14=Wetland N Nommal ©  (06)01-10  (11)01-10 2=Location 6=Wetness Signature below does not mean contents verified, only that
0kUndeveloped  (7=Woodland 11=Orchard 15=Leased Land G Good @ (OT)OI4 (130110 3=Shape 7=Environmental
(= Residual (8=Wasteland 12=Rear A=Restricted Use B=Chher data was collected in your presence.
Land Type Front Feet Depth Acres Square Feet Hsé%irl‘g wrﬁr E:mr Igil Igg, lggg gﬂa
101 0.00 0.00 .92 0 0 0
04 0.00 0.00 .88 0 0 0 SIGNATURE




Property Record Card

Residential Building Section

Residential Building Area Section

BulldingStyle First Story 1444
01=Ranch O7=Mansion 13=Bungalow B
(12=Raised Ranch 0B=0Md Style  14=Other [Second Story: 0
(03=5plit Level (@=Cottage 15=Town House R
04=Cape Cod 10=Raw 16=A-Frame Addl Story: 0
=Colonial 11=Log Home 17=Manf. Housing Half Story: 0
06=Cont mporary 12=Duplex 0z | my:
Three Cir Story: 0
No. of Stories 1.0 Ein Over Garage: 0
Ext. Wall Mat. - —
D1=Wood (M=Composition  (7=Stone [Fin Attic: 0
02=Brick 05=Concrete 08=Synthetic - ;
03=Aluminmmim/Vimy | 6=Stucco [Fin Basement: 702
03 Unfin Half Story: 0
Actual Yr. Built 1573 |Unfin 3 Qtr Story: ]
Effective Yr. Built [i] Unfin Room: 0
nfin Cver Garage 0
Yr. Remodeled 0 g
No. Kitchens 1 [BFLA: 2146
Kitchen Qual: I=Foor =Fair  3=Normal ____|Fin Rec Room: 0
=Good - S=Facellent 0 [~ HEAS CODE. [ONST GRADE | CONDITION
No. Full Baths | z{ No.HalfBaths | 1 | I=Quamiy | Akxcellen | i=Poor
" T— 2=Dimensions | B=Good 2=Fair
Bath Qual: = [¥] 3=Square Feet | C=Average F=Normal
4=Dollars D=Economy 4=Good
No. Bedrooms 3 E=Minimum =Excellent
No. Rooms 0 Structure Codes
. - T=Mmsomry Garages Pools (Miscellaneous Mobile Home Porch Type
No. Fireplaces Firpl Type o e 0 RCi=Capon  RO&Gari0det  |LSi=Syvayl GHI=Gruhse-res MHi=Basement RPl=Opn  RP3=UpOp
Heat Type !=NoCeniml 3=Hot WakerfSteam RGI=Gar-1.0at RG5=Car1.5det | LS2=Fibgls TCI=Tennis Court MH2=Roof RP2=Cover  RPA=Up Cov
2=HotAir  d=Hlctric IT RG2=Gar1.5att RG6=CarZOdet |LS3=Concmie FRT—Pok CANOPIES MH3=Mobile Home RF3=Scmen  RF7=Up Ser
Fuel T INom  Hec —Wood 7—Coal 9=Pro RG3=Gar-20att  R{7=Garagefw Apt :?::i:?u(‘m FRA=Horse CPS=Rool Orly mﬂ: ! 1 :ﬂ RP4=Enclsd  RPS=Up Enc
YPe om0l 6Solr EGeo 4 CP6=W/Slab 2
CPT=WiScreen MHE=Tip-Out Room
Central Air Blank=No I=Yes 1 MHI=Wood Addon
B T — IMPROVEMENT SECTION
asement Type i=rersib 2=Crawl 3=Parial s=Fall 4 [ Sirocmre  WMC  Dimension 1 Dirne nsion 2 SOFT Quaniity  Grade COND. Actual Effective FCT.
Basement Garage Capacity 2 Code IMISC) Yr. Built ¥r. Built GOOD
Overall Cond  1=Foor e 3=Noml ] 0 0 280.00 1 C 3 1982 q 0
=Good S=Excellent 3 FF B.00 20.00 0 1 [ H I 4 o
Exterior Cond  I=Foor 2=Fair 3=Nomal T1 [ ] B4.00 [ [+ E 200 T 0
4=Good S=Fxcallent
C1 0 0 96.00 1 C 3 1990 0 0
Interior Cond  !=Poor 2=Fair 3=Nommal
4=Good S=Excellent
Constr. Grade A=Excellent C=Average E=Min —1
B=Good D=Fconomy C
Grade Adjust Pct: 90
Pct Good: 0 Func OBS Pet. 0
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« The land value is used by all approaches (cost, market
and income)

* For residential properties, the land is allocated between
building site and residual (remaining) acres

« Land values were developed from sales from the specific
neighborhood being valued - land sales when available,
or improved sales if there were no vacant lot sales




How do we value buildings? Cost appl 3
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The cost approach estimates what it would cost to build a
replacement structure of the same quality, amenities and
functionality.

This replacement cost is depreciated (reduced) to reflect the age
and condition of the structure.

Nearly every component listed on the property card contributes to
the replacement cost. Other features would include fireplaces and
rec rooms in the basement. Garages, decks, porches, etc., called
additions, add a value relative to their depreciated replacement cost.




Cost Valuation Report

NYS - Real Property System

Cost Sysiem

Date: 2HI2AT  Time:

County of Orange Cost Valuation Report-  SUBJECT
Town of Comwall Active
SWIS Code - 332450 2017 Roll Year
SWIS: 332489 1-1-542 Site Nbr: 1
Prop Loc: 154 Sycamore Dr Zip Code: Sale Price: 30 Valuation Date:
Owner Name:  Gober, James E Sale Date: Cost Tabla:
School District: 332401 Valuation District: 0 2017 Land Av: $08.500 Land Table:
Property Class: 210 1 Family Res Route No: 0000000R2 2017 Total Av: $274,700
Meighborhood: 4 Zoning Code: R2
Land Information
Land Soil Total Unit Partial Partial Total Infl Dpt
Type Description Grp Rating Land Size of MSR Size Rate Value Value Pet Pet
o Primary 4 0.92 ACRES 0.05  700.000.00 35,000
0.05 100,000.00 5,000
0.05  200,000.00 10,000
010 100,000.00 10,000
0.45 51.000.00 22,050
0.10 20,500.00 2,050
01z 50,000.00 6,000 91,000 1.00 0.000
04 Residual 4 0.88 ACRES 0.08 18.750.00 1,500
0.20 7.500.00 6,000 7.500 1.00 0.000
Site Total Acres 1.80 Total Land {Rounded)
Residential Building Information* Bldg Style: 02 Raised Ranch SFLA: 2,146
Act Yr BIt: 1973 Mo. Story: 1.0 Constr Grade: C Awverage Ext Wall Mirl: 03 Alumdvinyl Heat Type: 3 Hot wir'stm
Eff YrBit 0 Overall Cond: 3 Mermal Grade Adj: 90 Bsmt Type: 4 Full Fual Type: 4 Gil
Struc. Code Description Area  Quantity Rate Factor RCHN
RM1 Residence, First Story 1.444 12067 168,519
RM2 B04 Residence Basement Garage 2 2,688 82 4,858
RM3 02  Residence Finished Basement 702 23.89 15,157
EM2 04  Residence Fireplace 1 3,664.45 3208
BM2 P02 Residence Half Bath 1 3,013.98 2713
FM3 P03 Residence Additional Full Bath i 452098 4,089
BMX HO01  Residence Steam/Hot Water Heat 2,145 0.01 1,837
BMX HO04 Residence Air Conditioning 2,145 0.04 7,347
RMX S01  Raised Ranch % Mod 2,146 0.05 9,184
Total Building RCN $216,082
Total Building RCNLD PCT Good: 24 Funct. Utiliy: 100
Improvements Information * Primary Rating PCT Funct
Struc. Code Description Dimd Dim2  Quantity Grd Cond YrBit Measure Rate RCN Good Utility
RP1 Porch, Open 100 C 3 1982 280.00 15.81 4427 30 100
RP1 Porch. Open 8.00 20 100 C 3 1982 160.00 18.91 3,026 0 100
FCi Shed, Wood Or Machinary i00 C 3 1930 64.00 28.61 1,708 g 100
FC1 Shed, Wood Or Machinery 1.00 C 3 1930 95.00 26.61 2,555 g 100
NYS - Real Property System Cost Sysem Date:  220/217 Time:
County of Orange Cost Valuation Report-  SUBJECT
Town of Comwall Active
SWIS Code - 332480 2017 Roll Year
SWIS: 332489 1-1-5.12 Site Nbr: 1

Improvements Totals:

$11,711

Site Totals

Land:

Land + Residence + Improvements:
Total Cost Value:

Page 1 of 2

/2016
2016 TYLER
2017 Cormwall

Adj Total
Value

91,000

7,500

$08,500

RCNLD

$182,265

RCNLD
1,328
ane
-2
936

4:21 PM

Page 20f2

$3,806

$08,500
$284, 661
$284,700
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« The market approach estimates the contributory value of various
components to the price for which a property sold. The market may
not recognize certain components, or may value them at a different
level than their replacement cost. The components determined to
affect value will differ depending on the location, but include:

School district Living area Quiality grade
Age/condition Attached garage area # of basement garages
Basement type (full, half, none, etc.) Building style Deck area

Detached garage Finished basement area Land (location)

Other outbuildings (sheds, barns, etc.) In-ground pools Porch area

# of bathrooms Living units View

Central A/IC Fireplaces



How are comparables selected? 8 e tyler
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Unlike single property appraisals, mass appraisal uses a mathematical
formula to calculate how comparable a sale is to the subject. The
higher the number, the less comparable the sale is. The computer
selects the 5 lowest numbers, with the 3 best used to value the subject.
Some important things to remember:

* Only valid sales between July 1, 2013 to July 1, 2016 were used for
comparables.

« Location is determined by the neighborhood assignment so a similar
property 3 streets away will be rated as an equal location to one on
the same street.

« Foreclosures, family sales or properties that have significantly
changed since the sale were not used as comps.



How are comparables selected?-
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* The following components were used to determine comparability:

Age Condition
Finished basement area Quiality grade
Land size Building style
Neighborhood (location) Story height
# bathrooms Living units

14
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County of Orange State of New York - Real Property System Roll Year: 2017
Town of Cornwall - 3324 Comparable SALES Report - RESIDENTIAL Option : 20177 CORNWALL
Comp 2 Comp 3 Comp 4 Comp 5

332480 332480 332480

sSwis 332480 332489

Print Key 1-1-512 1-1-2121 1-1-168 25-2-6 215 30-1-80.1

Owner Gober, James E Dass, Michael S Van Nes, Hans A Greco, Brian J O'Neill, John T Aspinwall , Thomas J .
Address 154 Sycamore Dr 41 Shore Dr 126 Sycamore Dr 4 Golf Stream Dr 163 Shore Dr 11 Hemlock HI
Property Class 210 1 Family Res 210 1 Family Res 210 1 Family Res 210 1 Family Res 210 1 Family Res 210 1 Family Res
Neighborhood 4 4 4 4 4 4

School Code 332401 332401 332401 332401 332401 332401

Site No. 1 1 1 1 1 1

Land Size 1.80 1.00 1.50 1.10 22 370

Waterfront Frontage 0.00 0.00

Building Style 02 Raised Ranch 02 Raised Ranch 02 Raised Ranch 02 Raised Ranch 02 Raised Ranch 02 Raised Ranch
Exterior Wall 03 Alumivinyl 03 Alumiinyl 01 Wood 03 Alumivinyl 03 Alum/vinyl 01 Wood

Year Built/Eff Yr Built 1973 / 0 1084 / 0 1971 / 0 1083 / 0 1951 / 0 1990 / 0
Condition 3 Normal 3 Normal 4 Good 4 Good 4 Good 3 Normal
Grade/Grade Adj C Average 20 C Average C Average C Average C Average 110 B Good 20
Heat Type/Central Air 3 Hotwtr'stm Yes 3 Hot wir/stm No 3 Hotwtristm Yes 3 Hotwtristm Yes 4 Electric Yes 3 Hot wtristm Yes
Fireplace/Ingrd Pool 1 /' N 1 /' N 1 /' N 0 /'N 1 /' N 1 /' N
Stories 1.0 1.0 1.0 1.0 1.0 1.0

Bedrooms 3 4 3 4 3 3

Full'Half Baths 2. 1 2 1: 1 24 2400l 2:20i 3/ 0
Bsmt Type/Bsmt GarCap 4 Full 2 4 Full 2 4 Full 2 4 Full 1 4 Full 1 4 Full 2
1st Sty Area 1444 1428 1444 1136 1178 1502

2nd StyArea 0 0 0 0 0 0

Fin Bsmt'Fin Rec Rm 702 0 624 0 832 0 836 0 775 0 738 0
SFLA 2146 2052 2276 1972 1053 2240

Att/Det Gar Sqft

Comp Land Estimate $98,500 $83,400 $96,300 $76,400 $134,000 $112.800

Cost Estimate $284,700 $283,000 $304,200 $258,000 $300,100 $343,000
Accessory Structure $1,660 $0 $1,213 $3,406 $i.217 $1,682

Sale Date 10/6/2015 11/1/2013 8132013 7114/2014 4142014

Sale Price $215,000 $205,000 $258,000 $342,500 $305,000

Time Adj Sale Price $217,300 $305,300 $267,800 $351,600 $314,000
TADJSP/SQFT $105.90 $134.14 $135.80 $180.03 $140.18

Model Total $208,400 $266,400 $326,700 $273,200 $316,700 $341,000
Adjusted Sale Price $240,300 $277,000 $203,000 $333,300 $270,500

Comparable Estimate $274,700 ($128.01/SFLA)
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Class Shift Analysis- s tyler

INTER-CLASS SHIFT - ALL PARCEL
PERCENT OF 02117 & 07/16 TOWN TAX BEASE

PROP CLASS PARCEL TOWN TAXABLE ASSESSED VAL DIFF IN o DIFF
COUNT PRIOR % CURRENT % SHARE IN SHARE

FARM 12 0.29 0.18 -0.11 -37.93
RESIDENTIAL 3,840 84.81 82.51 -2.30 -2
CONDOMINIUM 75 0.45 0.47 0.02 4.44
VACANT 4a7 238 2.3 -0.07 284
COMMERCIAL 183 9.08 11.32 2.24 24,67
INDUSTRIAL 3 0.12 0.18 0.06 50.00
PRIV FOREST 5 0.01 0.03 0.02 200.00
STATEFOREST 36 0.99 0.69 -0.30 -30.30
OTHER* 64 1.87 2.32 0.45 24.06
TOTAL 4,715 100.00 100.00 0.00 0.00

: TR
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INTRA-CLASS SHIFT (MATCHED PARCELS)"
TAX DOLLAR CHANGE IN TAX DOLLARS USING 0217 & 0718 LEVY

PROP CLASS
v PARCELS < -§1500 -§1500 51000 -$500 $500 $1000 » §1500
% PARCELS TO TO TO TO TO
-§1000 -5500 $500 £1000 $1500
FARM
1 T ] 1 3 0 1] 1]
100% BlEd% 0.00° Q.00°% nT% 0004 0003 0003
RESIDENTIAL
3823 529 38 84 1262 457 T8 HE
100% 13.84% 9.44% 18.24% k<1 LA 11.95% T.27% 8.24%
CONDOMINIUM
T4 1] o o T 1 1] 2
100% [0 0.00% 000 85.05% 1.35% 0.00% 270%
VACANT
a7 n 14 32 385 17 14 13
100% 481% 204% BT1% 766X 156% 204% 273%
COMMERCIAL
181 n 12 28 ] 21 B 53
100% 12.16% B.E3% 14.36% 21.55% 11.60% 4.47% 20.28%
INDUSTRIAL
2 1 o o ] 1] ] 1
100°% £0.00% 0008 0007 0,007 0,006 0.00% 50.00%
PRIV FOREST
& 1] o o 3 0 ] 2
1005 0.00°% 0007 0.00° 60.00°% 0.00% 0.00% 40.00%
OTHER
2 ] 1] o 2 1] o 1]
100°% 0.00°% 0.00°% 0.007% 100.00% 0.005% 0.00% 0.00°%
TOTAL
4575 581 a7 B30 1745 496 300 388
100% 12.70% B.46% 14.86% 3BA4% 10.84% E.56% B.44%

“THOSE PARCELS THAT MATCH IN CLASSIFICATION AND TAX MAP ID (PROPCLASS AND SBL) IN ROLL SECTION 1 ONLY. EXCLUDES
UTILITY, SPECIAL FRANCHISE, CEILING RR & WHOLLY EXEMPT PARCELS.

IMPACT FILE DOES NOT REFLECT INFORMAL HEARING OR FORMAL GRIEVANCE CHANGES.
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Class Shift Analysis:

INTRA-CLASS SHIFT (MATCHED PARCELS)”

PERCENT CHANGE IN TAX DOLLARS USING 02/17 & 07/16 LEVY

PROP CLASS
# PARCELS
o PARCELS = -25% 25% TO -10% | -10% TO 10% | 10% TO 25% = 25%
FARM
1 7 4 0 0 ]
100% 63.64% 36.36% 0.00% 0.00% 0.00%
RESIDENTIAL
3823 83 912 1988 5290 3
100% 2.17% 23.86% 52.00% 13.84% 8.13%
CONDOMINIUM
74 0 0 a4 12 18
100% 0.00% 0.00% 50.46% 16.22% 24.32%
VACANT
a7 88 146 169 10 64
100% 18.45% 30.61% 35.43% 2.10% 13.429%
COMMERCIAL
181 1 18 99 3 32
100% 0.55% 9.94% 54.70% 17.13% 17.68%
INDUSTRIAL
2 1 0 0 ] 1
100% 50.00% 0.00% 0.00% 0.00% 50.00%
PRIV FOREST
5 1 0 0 1 3
100% 20.00% 0.00% 0.00% 20.00% 80.00%
OTHER
2 0 0 1 ] 1
100% 0.00% 0.00% 50.00% 0.00% 50.00%
TOTAL
4575 181 1080 2301 583 430
100% 3.96% 23.61% 50.30% 12.74% 9.40%
*THOSE PARCELS THAT MATCH IN CLASSIFICATION AND TAX MAP ID (PROPCLASS AND SBL) IN ROLL
SECTION 1 ONLY. EXCLUDES UTILITY, SPECIAL FRANCHISE, CEILING RR & WHOLLY EXEMPT PARCELS.
IMPACT FILE DOES NOT REFLECT INFORMAL HEARING OR FORMAL GRIEVANCE CHANGES.
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