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RESPONSES TO QUESTIONS AND/OR COMMENTS RECEIVED  
BY TOWN OF CANANDAIGUA RE: 4351 TICHENOR POINT DRIVE 

RE: Possible Purchase of 4351 Tichenor Point Drive for purposes of a Town Park 

Questions and Comments have been separated into three categories. 
PROCESS AND FINANCIAL IMPACT COMMENTS/QUESTIONS 
EXISTING CONDITIONS 
PROPOSED CONDITIONS – FUTURE USE 

PROCESS AND FINANCIAL IMPACT COMMENTS/QUESTIONS 

Tax Rate / Increase in Tax Bill / Taxes Already to High  
Most people do not enjoy paying taxes, and generally people often share they feel their taxes are 
too high in the State of New York.  The Town of Canandaigua has one of the lowest property tax 
rates at $1.03 per thousand of assessed value.  While people make their check out to Tax 
Collector for the Town of Canandaigua for both Ontario County and the Town of Canandaigua, 
only a very small portion of that is retained by the Town, with the rest going to Ontario County.   

The average home in the Town of Canandaigua is assessed at approximately $300,000.00.  The 
lowest assessed value home is $14,000.00 and the highest is $4,810,000.00.  The average 
assessed home pays approximately $310.45 annual in Town property taxes to the Town of 
Canandaigua (tax rate of $1.03), $1,924.16 to Ontario County, and $5,736.51 to the Canandaigua 
School District for a total of $7,871.12.  Only 3.9% of the total taxes paid for the average home 
in the Town of Canandaigua goes to fund operations of the Town of Canandaigua with the rest 
going to either Ontario County or the Canandaigua School District.    A home assessed at $1.2M 
pays $1,240.57 to the Town of Canandaigua, a home assessed at $2.8M pays $2,868.84, and a 
home assessed at $4.8M pays $4,928.26 for 2021. 

The proposed tax rate of $1.15 per thousand of assessed value includes an annual debt service 
payment associated with the purchase of 4351 Tichenor Point Drive, and approximately $45,300 
in annual operating expenses (for comparison Onanda Park is $82,000 with all the cabins) based 
on all other revenue and expenses remaining similar for 2022 as was 2021.  It should be noted 
revenues and expense for the adopted 2020 and 2021 Town budget were significantly adjusted 
due to anticipated reductions associated with COVID.  Those factors have been considered in the 
proposed tax rate of $1.15.  
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Tax Cap 
The Tax Cap enacted by the New York State Legislature is often misunderstood as it relates to 
tax rates.  The Tax Cap does not dictate the Town’s tax rate.  The NYS legislation pertaining to 
tax caps as they relate to local municipalities legislate the requirement that a local governing 
body may not exceed the prior year’s total tax levy minus exclusions by two percent or the rate 
of inflation whichever is less, unless the local governing body enacts a local law that allows the 
proposed preliminary budget to exceed the previous year’s tax levy minus the exclusions by two 
percent or the rate of inflation whichever is less. 

The Town’s total tax levy includes special districts, so for example when a new water district or 
utility district is created at the request of the residents the amount levied often requires the Town 
of Canandaigua to pass a municipal budget that includes a total levy that is above the allowable 
growth factors pertaining to the tax cap.   

Previously the State of New York offered a ‘Property tax freeze credit’ that was a tax relief 
program that reimbursed qualifying NYS homeowners for increases in local property taxes on 
their primary residences relating to the Tax Cap.  The last year of the program was 2016.  The 
State now offers a STAR credit program that includes rebate checks that is unrelated to the NYS 
Tax Cap.  The 2019 property tax relief credit was a percentage of your STAR savings based on 
income qualifications.  The NYS Comptroller’s Office offers more details on the STAR 
program. 

Referendum (Electors, Permissive Referendum, Referendum, Process) 
The Town Board of the Town of Canandaigua has most recently discussed at a meeting on 
February 15, 2021 the possible setting of a referendum to allow the electors of the Town of 
Canandaigua to decide if the Town should bond the money and purchase the property at 4351 
Tichenor Point Drive for the purposes of a Town Park. 

In January 2021 residents voiced objection to the original concept of permissive referendum 
citing an unusual burden getting the petition signatures needed to put a permissive referendum to 
vote of the electors during the COVID situation.  The Town Board most recently has discussed 
instead of permissive referendum going ahead and setting a date so the electors may decide the 
question. 

NYS Town Law mandates electors of the Town of Canandaigua are eligible to vote on 
propositions presented by the Town Board.  New York State Law: 

The Laws of New York / Consolidated Laws / Town / Article 6: Town Elections / 
Section 84: Qualifications of electors at town elections 

No person shall be entitled to vote upon any proposition for raising, appropriating 
or expending money or incurring any town liability, or for the sale or other 
disposition of town land or property, unless he or she is an elector of the town; nor 
shall he or she be entitled to vote upon any proposition for raising, appropriating 
or expending money or incurring any liability which shall be a charge wholly 
against a district or a portion of said town unless he or she is an elector. 



The Town Board may consider a request at any meeting of the Town Board to put such a 
question before the electors of the Town of Canandaigua.  The next scheduled Town Board 
meeting is March 15, 2021. 

State Environmental Quality Review (SEQR) 
The Town began the SEQR process in December 2020 with the action they took by resolution to 
authorize the signing of the purchase agreement.  Since the action did not significantly impact 
the environment it is considered a Type II action generally.  Type II actions do not require a 
determination of significance or a draft environmental impact statement.   

Further action such as planned development would need to be considered as part of the proposed 
project.  Type I actions are nonresidential projects physically altering 10 or more acres of land, 
Type II actions are by regulation, those actions which never require further review, and Unlisted 
Actions do not meet the Type I threshold but may still require an environmental impact 
statement. For unlisted actions the Short Environmental Assessment Form is the required form 
with the Full EAF optional.  Park development plans are considered an example of an action 
under SEQR (2. Planning activities that require a government agency decision). The Town Board 
is the agency responsible to determine the significance associated with the action, and to 
complete the required forms. 

The Town will complete the necessary SEQR documents associated with any proposed 
development of the land in accordance with NYS DEC regulations.   

Appraisal(s) / Price of Property / Shoreline 
The Town of Canandaigua has received two appraisals of 4351 Tichenor Point Drive completed 
by New York State licensed, certified appraisers with many years of experience.  One appraisal 
was completed at the request of the seller, one appraisal was completed at the request of the 
Town.  Both appraisals may be viewed in their entirety on the Town website.  The average of the 
two appraisals is $5,512,500.00.   

Some comments received voiced opinion the appraisals are too high.  The appraisals were 
completed by certified New York State licensed appraisers based on a method of market value 
for highest use.  Some comments received voiced opinion the appraisals have used the entirety of 
the shoreline of Canandaigua Lake rather than tie line to tie line length of shoreline. Assessments 
are often based on tie line to tie line, while appraisals often consider the entire shoreline.   

Assessments / Impact on landowners / Board of Assessment Review  
Some comments received indicate a loss of value including a lower assessed value would be 
needed for the parcels adjoining a town municipal park.  While at least one example was 
provided of a study completed by Dr. John Crompton looking at three analyses with a range of 
impact on community sized parks measuring more than 40 acres.   

Additionally, the same author looked deeper into the impacts of parks through his publication the 
Journal of Leisure Research, John L. Crompton published 13 Dec 2017 ‘The Impact of Parks on 
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Property Values: A Review of the Empirical Evidence’ viewable online at: 
https://www.tandfonline.com/doi/abs/10.1080/00222216.2001.11949928  in which he states:  
 

“The real estate market consistently demonstrates that many people are willing to pay a 
larger amount for a property located close to a park than for a house that does not offer 
this amenity. The higher value of these residences means that their owners pay higher 
property taxes. In many instances, if the incremental amount of taxes paid by each property 
which is attributable to the presence of a nearby park is aggregated, it is sufficient to pay 
the annual debt charges required to retire the bonds used to acquire and develop the park. 
This process of capitalization of park land into the value of nearby properties is termed the 
“proximate principle.” 

 
Results of approximately 30 studies which have empirically investigated the extent and 
legitimacy of the proximate principle are reported, starting with Frederick Law Olmsted's 
study of the impact of New York's Central Park. Only five studies were not supportive of 
the proximate principle and analysis of them suggested these atypical results may be 
attributable to methodological deficiencies. 

 
As a point of departure, the studies' results suggest that a positive impact of 20% on 
property values abutting or fronting a passive park area is a reasonable starting point. If 
it is a heavily used park catering to large numbers of active recreation users, then the 
proximate value increment may be minimal on abutting properties, but may reach 10% on 
properties two or three blocks away.”  

 
Findings of parcels adjacent to parks in the Town of Canandaigua have identified no loss in 
value at either lake side parks, or parks non lakeside in the Town of Canandaigua.  One recent 
example in December 2020 identified a parcel in the Town of Canandaigua adjacent to a Town 
park (lakeside) that sold for more than the asking price.   
 
Landowners in the Town of Canandaigua always have the option of working with the Board of 
Assessment Review to examine their particular assessment on a case-by-case bases.  The Board 
of Assessment Review is able to examine influencers if the landowner is able to provide 
evidence supporting their justification for why a lower assessment is needed based on whatever 
they consider the issue to be impacting them.   
 
 
Town Wide Reassessments (Equalization Rate) 
The State of New York has recently determined the Town of Canandaigua is at an equalization 
rate of 95%.  This means the Town of Canandaigua will begin a town wide revaluation 
beginning in the summer of 2021 through the spring of 2022 regardless if the Town purchases 
the property at 4351 Tichenor Point Drive or not.  The proposed purchase of the property has 
nothing to do with the assessments of other parcels, or a town wide reval.   
 
 
Where To Find Information About the Proposal(s) 
The Town of Canandaigua continues to regularly provide information as it becomes available on 
the Town website at the proposed land acquisition and project.  Viewers may find the webpage 
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by clicking on www.townofcanandaigua.org and clicking on projects, then land acquisition or by 
going directly to: http://www.townofcanandaigua.org/page.asp?id=238.  
 
 
Comprehensive Plan Survey Results 
Comments received have indicated the Comprehensive Plan survey results are either not 
significantly sound, a true reflection of the will of the people, or they were to general to be used 
for the purpose of exploration of the purchase of 4351 Tichenor Point Drive for a park.  Since 
2007 the Town has hired five professional firms over a 13-year period, and in each survey and 
plan the concept of ‘more public access to the lake’ has been identified.  Regardless if you 
believe the results or not, the Town Board may consider putting the matter before the electors of 
the Town of Canandaigua, so that they electors may determine if they wish to purchase the land 
for a public park.  
 
 
Survey Community For What They Really Want 
As noted above a vote of the electors would give the electors the best opportunity to make a 
decision on the purchase of the land for use as a Town park.  
 
 
Professional Feasibility Study Needed 
As noted above, the Town has previously hired five professional firms who all have experience 
with municipal land management and comprehensive planning.     
 
 
Loss of Revenue including sales tax, property tax, etc 
The annual operating budget of the Town of Canandaigua considers many different sources of 
revenue including sales tax, property tax, mortgage tax, user fees, interest income, and more.  
Each year the Budget Officer is charged with preparing a spending plan and submitting that 
proposal to the Town Board for consideration.  The Town Board then completes an in-depth 
review of the proposed spending plan looking at both revenues and expenditures.   
 
The 2020 and 2021 adopted budgets both took into account a reduction in revenue associated 
with the global pandemic.  The proposed tax rate of $1.15 per thousand of assessed value also 
takes into account the reduction in revenue.  More information is available on the Town website 
about the budget process, and the details associated with the fiscal plans.   
 
 
Adjoining Property Owners Loss of Property Value 
Some comments receive indicate a loss of property value for anyone adjoining a park.  As 
previously indicated no information has been identified that has determined a loss of property 
value adjacent to a Town Park in the Town of Canandaigua. 
 
Obviously, if the electors determine they wish to locate a Town park at 4351 Tichenor Point 
Drive then the Town Board of the Town of Canandaigua will consider mitigation efforts that 
might be requested by adjacent landowners or suggested measures so as to be neighborly such as 
natural vegetative buffering, landscaping, fencing, etc.   
 

http://www.townofcanandaigua.org/
http://www.townofcanandaigua.org/page.asp?id=238


 

 
Inaccurate Information 
 Town would need to rezone the property; 
 No, the Residential Lake District (RLD) includes public parks; 
 Town would demolish all existing buildings; 
 No, all existing would be utilized; 
 Town would spend $800k per year to operate 4351 Tichenor Pt as park; 
 No, see above comments; 
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EXPLORING ADDITIONAL PUBLIC ACCESS TO CANANDAIGUA LAKE 

TOWN BUDGET 



Town Tax Rate $ 1.03
Tax Rate of $1.03 includes the following services:
• Town Operations / Town Hall;

• Town Board
• Town Clerk
• Town Manager – town facilities, finance, grant,

budgeting, communication, state regs / operations
• Planning, Zoning, Land Use, Permits
• Code Enforcement
• Town Court
• Town Assessor
• Street road stripping / lighting
• Police Enhanced Law Enforcement
• Committee Operations / Citizens Engagement

• Town Highway Operations;
• Road Plowing & Treatment / Safety
• Road Reconstruction

• Town Transfer Station service (waste and recycle free);
• Town Parks and all maintenance;
• Town Recreation Programs including day camps and senior;



$11,637,559
General / Highway Fund: $ 7,971,584.00

General: $ 4,472,407
Highway: $ 3,499,177

Revenue Sources:
Sales Tax: $ 3,855,000.00   48%
Mortgage Tax: $  230,000.00
State Aid: $  310,000.00
Property Tax Levy: $ 1,425,000.00  18%
User Fees: $  414,769.00
Specific Funds/Trans: $  702,965.00
Other Services: $ 1,033,850.00

$ 7,971,584.00



How is Tax Rate determined?

General / Highway Fund: $ 7,971,584.00
General: $ 4,472,407
Highway: $ 3,499,177

Revenue Sources:
Sales Tax: $ 3,855,000.00   48%
Mortgage Tax: $  230,000.00
State Aid: $  310,000.00
Property Tax Levy: $  ?
User Fees: $  414,769.00
Specific Funds/Trans: $  702,965.00
Other Services: $ 1,033,850.00

$ 7,971,584.00

Budget must be balanced:
Expenses to operate     vs.     Revenue to operate (missing $)

Missing Amount: $ 1,425,000.00



How is Tax Rate determined?
Budget must be balanced:

Expenses to operate     vs.     Revenue to operate (missing $)

Missing Amount: $ 1,425,000.00 equals amount to be levied 
against the taxpayers of the Town of Canandaigua based on 
100% valuation of total Taxable Assessed Value 

2021 Budget (March 2020 tax roll): 
Total Assessed Value: $ 1,642,210,585.00
Taxable Assessed Value: $ 1,389,594,265.00

Tax Levy (missing amount) / (Taxable Assessed Value/1,000)

$1,425,000.00 / ($1,389,594,265.00/1,000)
Tax Rate = $ 1.03
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Town Taxes Actual

TOWN BUDGET



$303k $1.2M

$2.8M $4.8M



‘IF’ the town tax rate needed to increase

$1.03 vs. $ 1.15 (tax rate)

What is actual cost?

Impact to budget (taxes)



$303k $1.2M

$2.8M $4.8M



$303k $1.2M

$2.8M $4.8M



$303k

$38.00 increase for annual town taxes 
@ $1.15 per thousand ($3.17 month)



$1.2M

$151.85 increase for annual town taxes 
@ $1.15 per thousand ($12.65 month)



$2.8M

$351.16 increase for annual town taxes 
@ $1.15 per thousand ($29.26 month)



$4.8M

$603.24 increase for annual town taxes 
@ $1.15 per thousand ($50.27 month)
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Actions under SEQR are those actions of the state or of a local government consisting of:

1. The approval or direct development of physical projects. Some examples are:

shopping centers

factories and office buildings

dredging

residential developments

public buildings

mines

roads and landfills

work in streams and other waterbodies

work in wetlands

construction of dams and other structures to impound water

2. Planning activities that require a government agency decision. Some examples:

park development plans

formation of districts

land use plans

3. Adoption of agency rules, regulations, procedures and policies. Some examples:

local zoning and planning

wetlands protection

public health regulations

handling of toxic wastes

What is An "Action" Under SEQR? - NYS Dept. of Environmental Cons... https://www.dec.ny.gov/permits/6206.html
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Type I actions meet or exceed thresholds listed in the statewide or agency SEQR regulations. These are likely
to require preparation of an EIS. Some examples:

nonresidential projects physically altering 10 or more acres of land

zoning changes affecting 25 or more acres

Type I actions do not always require an EIS.

Type II actions are by regulation, those actions which never require further SEQR review.

Unlisted actions do not meet the Type I thresholds but some may still require an EIS. Some examples:

nonresidential projects physically altering less than 10 acres of land

adoption of regulations, ordinances, local laws and resolutions that may affect the environment

What Are SEQR Type I and Type II Actions? - NYS Dept. of Environme... https://www.dec.ny.gov/permits/6203.html

1 of 1 2/19/2021, 1:37 PM



DEC
New York State

New York State
Department of Environmental Conservation

Division of Environmental Permits

DEC Division of Environmental Permits
(ask for the Regional Permit Administrator)

A CITIZEN’S
GUIDE 

TO 
SEQR

((SSttaattee  EEnnvviirroonnmmeennttaall  
QQuuaalliittyy  RReevviieeww  AAcctt))

Tips for being effective in the SEQR process...
Know the steps of the SEQR process; terms, timetables and the requirements for making a decision.

Familiarize yourself with which actions require SEQR review.  DEC has determined that some actions will
not have any significant adverse environmental impacts and therefore do not require further SEQR review
(known as Type II actions). 

Study the Environmental Assessment Form, the draft Environmental Impact Statement and other informa-
tion about the proposed action.  If needed, ask for clarification of scientific terms or interpretation of  data
presented. 

Focus on the major issues and disregard minor discrepancies. Remember, the lead agency is only required
to consider and respond to substantive comments.  Avoid speculative comments and statements that cannot
be supported. 

Gather the Facts about issues, possible impacts and alternatives by networking with other people, organi-
zations, agencies, etc.

Identify reasonable and well-thought-out alternatives or options that may have been overlooked. 

Organize your comments by placing the most important issues first. Present references and facts whenever
possible. 

Highlight the effects that the proposed action may have on the locality or region such as: effects on com-
munity services, housing, land use, transportation, aesthetics, cultural value or historic features.

Find out about proposed projects that may be subject to SEQR by attending public
meetings of local government boards and checking newspapers, radio or TV which usually cover proposed
major development projects. Local newspapers may cover smaller projects that are of community interest. 

Public Notices are official notifications of SEQR decisions and include: 

Environmental Notice Bulletin (ENB) A DEC publication listing all SEQR notices filed with DEC such as:
Negative Declarations for Type I actions, all Positive Declarations, scoping notices, completion of draft 
and final EIS’s, and hearing notices. The ENB is available FREE on DEC’s Website at
www.dec.ny.gov/enb/enb.html. For more information, contact the Division of Environmental Permits in
Albany at (518) 402-9167. 

Newspaper notices of SEQR hearings. They should appear 14 days before a hearing.

Public Files which are available at any state or local agency involved with the proposed action. Files are
available to the public under the Freedom of Information Law (FOIL) and include: SEQR notices, EIS’s, 
application materials and other related documents. City, town or village halls may post meeting minutes and 
notices on their websites and other electronic social media or bulletin boards. Draft and Final EIS's and scopes 
must be published on a publicly available website.

Need more info? Visit DEC’s Website at www.dec.ny.gov. Select the SEQR in the subject index.
There you will find details about SEQR, forms that can be downloaded and information about regulations
and laws. Contact the Division of Environmental Permits at the central and regional offices with specific
questions or for written materials about SEQR procedures and requirements.
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Determining Significance -The agency
conducting the SEQR review must determine
if a proposed action may or will not have
significant adverse impacts on the environ-
ment.  Impacts must be evaluated for both
severity and importance. During this evalua-
tion, an agency must consider all compo-
nents/phases of the proposed action (the
“whole action”).
Determinations of significance must be
based on information provided by the proj-
ect sponsor in an Environmental Assessment
Form (EAF), other supporting documents
and comments from any involved agencies
and the public.
Determinations can be:   

• A Negative Declaration (“Neg Dec”)
when an agency determines that a pro-
posed action will not result in significant
adverse environmental impacts. An
agency’s Neg Dec must show, in writing,
the reasons why the identified environmental
impacts will not be significant. Therefore, an
Environmental Impact Statement (EIS) is not
required. A Conditioned Negative
Declaration (CND) is a type of Neg Dec
that can be issued for certain Unlisted
actions.  A CND allows an agency to
impose specific conditions, outside of its
routine jurisdiction, to minimize identified
impacts. For example, a Planning Board
could impose a condition requiring an addi-
tional turning lane to improve traffic flow.

The goal of New York’s Environmental
Quality Review (SEQR) Act is to avoid
or limit possible negative impacts on the
environment from proposed actions such
as sub-dividing land, adopting land use
plans, building a housing development or
a roadway or filling wetlands. 

When any state or local agency makes
a decision about a proposed action, it
must give equal consideration to environ-
mental protection, human and community
resources and economic factors. The
SEQR process provides a way for agen-
cies to look closely at the possible envi-
ronmental impacts of a proposed action. 

Citizens have an important role in the
environmental review of proposed proj-
ects.  You can offer information about
local history, community character or
important local resources that could be
impacted by a proposed action. You can
offer this information as an individual or
in cooperation with civic, environmental
or other local interest groups.

�SEQR regulations require a 30-day pub-
lic comment period for CND’s. All other
Neg Decs do not require a public com-
ment period since the proposed action
will not result in significant adverse envi-
ronmental impacts. An agency is required
to make copies of all Neg Decs available
to the public. Decisions based on Neg
Decs may be challenged in court if an
agency fails to thoroughly analyze the
potential environmental impacts.

• A Positive Declaration (“Pos Dec”)
when the agency determines that there may
be one or more significant adverse environ-
mental impacts from a proposed action.
�A Pos Dec means that an EIS must be

prepared and made available for public
review.

Scoping is a useful process to identify the 
topics that should be covered by the EIS, 
including significant adverse environmental 
impacts of a proposed project and alterna-
tives that could avoid or minimize these 
impacts. As a result, the draft EIS is concise, 
accurate and focused on the significant issues. 
Scoping is optional for Supplemental EIS's.

�    An agency must involve community
members. The lead agency circulates a 
draft scope and solicits public involvement. 
An agency can also decide to hold a public 
scoping meeting. A final written scope of 
issues must be completed within 60 calendar 
days of receiving the draft scope. Draft and 
Final scopes must be published on a publicly 
available website.

A Draft Environmental Impact Statement
(Draft EIS) should impartially analyze the sig-
nificant adverse environmental impacts of a
proposed action and examine how impacts
can be avoided or minimized. 

�Public review of a draft EIS is important.
A minimum 30-day public review and com-
ment period is required. 
A Public Hearing may be held, at the dis-

cretion of the lead agency, during the draft
EIS public review period. 

�All interested persons are invited to the
hearing or they may file written comments
instead. All substantive comments become
part of the official record and must be
responded to by the lead agency in the
final EIS.
A Final Environmental Impact Statement

(Final EIS) typically consists of the draft EIS
plus supplemental information; substantive
public comments and the lead agency’s
responses to those comments. 

�The lead agency files a public notice of the
completion of a final EIS and then must wait
10 days before taking any other steps. Public
comments may be submitted during the 10-
day period. They become part of the official
record and must be considered when the
lead and involved agencies make written
findings prior to issuing a final decision. No
agency response to these comments is
required.

Opportunities for citizen involvement  

jjeldred
Text Box
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Reassessments https://www.tax.ny.gov/pit/property/learn/reassess.htm
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Equalization rates https://www.tax.ny.gov/pit/property/learn/eqrates.htm
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May the equalization rate be used in an 
assessment appeal? 

Yes.  Property owners in New York State 
(except in Nassau County and New York City) 
may use the equalization rate as one piece of 
evidence in assessment grievance cases before 
the Board of Assessment Review and in State 
Supreme Court.  Residential property owners 
also may use the State equalization rate in 
assessment cases brought under the provisions 
of Small Claims Assessment Review.  More 
information on assessment challenges is 
available in ORPTS’s publication entitled 
Contesting your assessment in New York State. 

How do equalization rates relate to school 
property taxes? 

The equalization rate is used to estimate the 
total market value of an entire taxing 
jurisdiction and/or segments of jurisdictions. 
The following formula is used to estimate a 
municipality’s total market value: 

Current Total Assessed Value        Total Market Value 
    = Estimate (also known 

Current Equalization Rate as Equalized Full Value) 

In order for a school district to fairly distribute 
its property tax levy (the total amount of school 
taxes to be collected), the levy needs to be 
divided in proportion to the total market value 
of each municipal segment.  This allows for an 
equitable distribution of taxes based upon the 
market value of each municipality or segment. 

For example School District AB needs to raise 
$1 million through property taxes (thus, a levy 
of $1 million).  The district contains all of 
Town A and all of Town B.  Each town has a 
total assessed value of $10 million.  If the $1 
million tax levy simply were allocated on the  

basis of the assessed values, the taxpayers in 
both towns would evenly split the levy, with 
each town paying $500,000. 

However, through the equalization process, the 
state determines that that the two towns have 
different levels of assessment.  Town A has an 
equalization rate of 33.33 and Town B has an 
equalization rate of 50.00. 

Towns A and B can be compared for the 
purpose of dividing the $1 million school 
district tax levy between them: 

You can see that Town A is responsible for 60 
percent ($30 million ÷ $50 million) of the full 
value in School District AB, and Town B is 
responsible for 40 percent ($20 million ÷ $50 
million) of the full value.  This means that the 
taxpayers in Town A will have to pay a total of 
$600,000 (60% of the $1 million tax levy) and 
those in Town B will have to pay $400,000 
(40% of the $1 million tax levy). 

It is the change in a town's total market value, 
as reflected in the equalization rate, relative to 
the change in the market value of other  

municipalities in a taxing jurisdiction, such as a 
school district, that may cause a particular town's 
share of the tax levy to increase or decrease.  If 
one municipality's market value increases, but all 
the other municipalities in the taxing jurisdiction 
increase to a larger degree, then the first 
municipality's share of the tax levy will decline. 

For more information 

To learn more about equalization, assessments and 
other aspects of property tax administration, you 
may wish to talk with your assessor or county 
director of real property tax services.  More 
detailed information also is available on the 
ORPTS website at www.tax.ny.gov 
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Town A Town B 
Assessed Value (AV) of 
each Town 

$10 million $10 million 

Equalization Rate of 
each Town 

33.33 50.00 

Market Value of 
each Town 

$30 million $20 million 

Market Value of School District AB = $50 million 
Percent of Market 
Value (and, therefore, 
percent of levy) for 
each Town 

60% 40% 

Tax Levy to be raised 
from each Town 

$600,000 $400,000 

Tax Rate for each Town 
(Tax Levy÷Assessed 
Value) x 1000 

$60 per 
$1000 AV 

$40 per 
$1000 AV 



In New York State, the property tax is a local 
tax, raised and spent locally to finance local 
governments and public schools.  While the 
State does not collect or receive any direct 
benefit from the property tax, this tax is still of 
major importance as the largest single revenue 
source for the support of municipal and school 
district services.  More than $26 billion is 
raised in local property taxes across the state 
annually. 

The New York State Office of Real Property 
Tax Services (ORPTS) is statutorily obligated 
to administer an equalization program in order 
to assure equitable property tax allocation 
among nearly 4,000 taxing jurisdictions in New 
York State, and to insure the proper allocation 
of State Aid to Education funds, among other 
purposes.  Equalization seeks to measure the 
relationship of locally assessed values to an 
ever-changing real estate market.  Each year, 
ORPTS calculates equalization rates for each 
of the state’s more than 1,200 assessing units. 

Why is equalization necessary? 

Equalization is necessary in New York State 
because:  (1) there is no fixed percentage at 
which property must be assessed;  (2) not all 
municipalities assess property at the same 
percentage of market value; and  (3) taxing 
jurisdictions, such as most school districts, do 
not share the same taxing boundaries as the 
cities and towns that are responsible for 
assessing properties.  Most of the state’s more 
than 700 school districts distribute their taxes 
among segments of several municipalities, 
many of which have different levels of 
assessment.  The number of municipal 
segments in a school district can range from 
one to fifteen or more. 

What is an equalization rate? 

At its simplest, an equalization rate is the 
state’s measure of a municipality’s level of 
assessment (LOA).  This is the ratio of total 
assessed value (AV) to the municipality’s total 
market value (MV).  The municipality 
determines the AV; the MV is estimated by the 
state.  The equalization rate formula is: 

Total Assessed Value (AV) 
           = Equalization Rate 

Total Market Value (MV) 

Equalization rates do not indicate the degree of 
uniformity among assessments within a 
municipality.  (More information regarding 
uniformity is available in the pamphlet, Fair 
Assessments – A Guide for Property Owners.) 

What does your equalization rate mean? 

• An equalization rate of 100 means that
the municipality is assessing property at
100 percent of market value.

• An equalization rate of less than 100
means that the municipality’s total
market value is greater than its assessed
value.

• An equalization rate of greater than 100
means that the total assessed value for
the municipality is greater than its total
market value.

There would be no need for equalization if all 
municipalities assessed all property at 100 
percent of market value every year. 

What is the relationship between the State’s 
equalization rate and the municipality’s level of 
assessment? 

In New York State each municipality is authorized 
to assess at market value or some fraction of 
market value.  A level of assessment (LOA) of 50 
percent means that assessments are at half of 
market value; an LOA of 100 percent means a 
community is assessing at 100 percent of market 
value.  Regardless of the LOA chosen by a 
municipality, all of the assessments in the 
municipality are required by law to be at a uniform 
percentage of market value. 

Equalization rates are the state’s measure of each 
municipality’s LOA.  Each local assessor is 
required by law to state the municipal LOA on 
each year’s assessment roll.  The state determines 
the equalization rate by analyzing the locally 
stated LOA.  In accordance with national 
standards, ORPTS reviews the work of the 
assessor and determines whether the stated LOA is 
within adequate tolerances to be used as the 
equalization rate.  If certain criteria are met, the 
LOA becomes the rate.  In municipalities where 
ORPTS cannot accept or confirm the LOA, 
ORPTS uses its own independent estimate of total 
market value to compare to the total assessed 
value. 

What is the benefit of having the locally 
determined LOA accepted as the equalization 
rate? 

Where assessors are accurately stating the LOA on 
the tentative assessment roll, they will be 
indicating the equalization rate upon which school 
taxes are distributed.  When municipalities keep 
assessments up-to-date each year, they will be 
adjusting assessed values to reflect market 
changes, resulting in a consistent LOA and 
equalization rate from year to year. 

What does it mean when your municipality’s 
equalization rate decreases? 

A falling equalization rate means that market 
values are rising faster than assessed values.  
Keeping assessments up-to-date annually can 
result in consistent equalization rates each year. 

Why do equalization rates need to be 
established each year? 

The Real Property Tax Law requires that 
annual State equalization rates be established 
for each county, city, town and village.  
Equalization rates are calculated each year to 
reflect that year’s assessment roll and current 
market values for each assessing unit. 

What are equalization rates used for? 

Aside from apportionment of taxes among 
municipal segments of school districts and 
counties, and distribution of State Aid for 
Education, some of the less recognized uses of 
equalization rates include: 

 establishment of tax and debt limits;
 allocation of costs, such as for jointly

operated hospitals among participating
localities or an injury to a volunteer
firefighter, among others;

 determination of state assessments
(special franchise) or approval of local
assessments (state-owned land);

 determination of ceilings (railroad and
agricultural values) and exemptions;

 determination of level of STAR
exemptions;

 apportionment of sales tax revenues and
joint indebtedness; and

 as evidence in court proceedings on the
issue of assessment inequity and small
claims assessment review hearings.
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