
The Assessor is charged with valuing all property in the Town of Colton for the purpose of apportioning property taxes. The total amount of taxes is determined by Town, County and school budgets. Assessments determine the share of the total amount of taxes that each property owner must pay. 

New York State Property Tax Law §305 requires that all assessments within our town to be at a uniform (the same) percentage of value. That percentage is currently 100% based on appraisals and an analysis of property sales made by the New York State Office of Real Property Tax Services (ORPTS). It is the goal of the town of Colton, on completion of the 2015 revaluation project; all property be assessed at 100% of its current market value. 

Most residential property - primarily single-family homes - is valued based on recent arm’s length sales. Complex parcels for which there are very few sales – a utility generating plant for example – are valued based on the depreciated replacement cost: what it would cost to build the plant less the loss of value due to age and wear. In the case of the Town of Colton, our hydro plants are based upon the outcome of litigation settled three years ago. They will follow the value schedule put in place as a result of that litigation through the year 2019. Other utility and franchises will be values based upon advisory appraisals provided by The Office of Real Property Tax Services (ORPTS), a division within the New York State Department of Taxation and Finance. The assessor’s office also administers a multitude of real property exemptions mandated by The Office of Real Property Tax Services. Homeowners may receive the STAR, veterans and elderly exemptions to name a few. Certain properties such as those used for religious, educational or government purposes are wholly exempt from the real property tax. Exemptions will be discussed in more detail further on. 

There are a number of statutory dates of which property owners should be aware. Whenever a statutory date falls on a weekend or holiday the next business day becomes the statutory date. These are dates that apply in the Town of Colton. Different dates may apply in towns and cities elsewhere in the state. 

Taxable Status Date: March 1 – All exemption applications must be received on or before this date. The assessor values property as to its physical condition on this date.
 
Tentative Roll Date: May 1 - The assessor publishes the tentative roll on this date and makes it available for all property owners to examine. After this date, the assessor may not make any changes to the roll except as ordered by the Board of Assessment Review (BAR), a Small Claims Assessment Review (SCAR) hearing officer or a court order. 

Grievance Day: The fourth Tuesday in May each year – all grievances (to be discussed below) must be received by the end of grievance that evening. A grievance filed after this date will not be considered by the BAR. 

Final Roll Date: July 1 - The final assessment completion and filing of the assessment roll, incorporating BAR changes, is published and available for inspection. 

[bookmark: _GoBack]SCAR:  30 Days after the filing of the final roll: Generally the deadline for filing SCAR or Article 7 (a court proceeding usually used by commercial properties) applications. But, there are exceptions. You should inquire about the exact date because a late filing is usually a fatal defect. Take note that in Colton, the current year 2016 school tax bills and 2017 Town/County tax bills are based on assessments appearing on the 2016 final roll (unless changed by SCAR or court order) of the preceding year. 


Grievance Procedures 
Every property owner has a right to contest his or her assessment every year which as previously stated, will fall on the last Tuesday in the month of May. You may contact the assessor throughout the year to review your assessment. 
Matters such as your ability to pay your taxes or the extent to which you use the facilities and services paid for by your taxes (“I have never had any children in the public schools.”) may seem important to you, but they are entirely irrelevant in the assessment and/or grievance process. The assessor may consider only the fair market value of your property. The burden of proof rests with the property owner and you must try to show that the assessor’s estimate of the value of your property is incorrect. It is important to remember that one sale does set the market and are there extenuating circumstances that you may not be aware of when searching for comparable sales or assessments. 
If you filed a grievance petition on or before the last Tuesday in May, and/or appeared for an in-person grievance, you will receive a letter from the Board of Assessment Review (BAR). If you are not satisfied with that decision and are the owner and occupy a one, two or three-family house, you may file for Small Claims Assessment Review (SCAR). The standard of evidence is the same as that before the BAR and you do not need an attorney. Your grievance will be heard by a SCAR hearing officer and his or her decision is final. The filing form and instructions may be found at: http://www.nycourts.gov/litigants/scar/

Owners of complex commercial or industrial properties or non-residential properties must file for a court hearing under Article 7 of the New York State Real Property Tax Law, also known as a “certiorari”. Discussion of this procedure is beyond the scope of this document but you will definitely need an attorney familiar with Article 7 and you will probably need an appraisal which, for the type of property which uses this remedy, can be expensive. Homeowners may file for certiorari in lieu of SCAR, but very few do. 
Exemptions 
New York State law authorizes literally hundreds of real property tax exemptions. Most are mandatory but some may be implemented at the option of the local taxing jurisdiction. A discussion of three of the most common exemptions for homeowners follows. If you feel that property that you own maybe eligible for an exemption contact the assessor’s office. STAR – The School Tax Relief exemption (RPTL-425) is available to all home owners (including condominiums and co-ops) who actually reside on the property and whose incomes do not exceed $500,000 per year. The enhanced STAR exemption is available to homeowners if at least one of the owners (husband & wife or siblings) is 65 year of age or older. The income limit of all of the owners for this exemption is changed every year and appears on the application form. These exemptions apply only to school taxes. 

Sr. Citizen - The elderly exemption (RPTL 467) is available at a sliding scale level, based upon income, to senior citizens whose income does not exceed $17,699. This exemption applies to the homeowners’ assessment when calculating the Town/County tax bill. The primary residence of a senior with an income of $12,000 or less would be 50% exemption. The percentage of exemption decreases by 5% increments as income increases. Owners must be 65 years or older to qualify for this exemption. 
VETERANS - There are three different veterans’ exemptions. If you have served on full-time active duty (but not active duty solely for reserve training) in the U.S. military since December 7th, 1941, you are almost certainly entitled to one or more of these exemptions. The assessor’s office will need to see a copy of your DD-214 discharge form in order to determine your eligibility. 
The eligible funds exemption (RPTL 458) applies primarily to WWII and Korean War veterans and the amount of exemption is determined by certain funds received from the government that were used to purchase a home. The Alternative Veterans’ Exemption (RPTL 458-a) indicates a veteran must have served during a “time of war” whose dates are defined by statute. Veterans who served on active duty but not during a time of war are eligible for the Cold War Veterans’ Exemption (RPTL-458-b). 
All exemption application forms and instructions listed by Real Property Tax Law (RPTL) number may be accessed at the following ORPTS web site: http://www.tax.ny.gov/forms/orpts/exemption.htm 

New York State Office of Real Property Tax Services 
This site displays a wealth of information about almost every subject related to assessment and real property tax administration. It may be accessed at http://www.tax.ny.gov/research/property/
