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Town of Niagara

Reassessment information you should know

Guest Editorial by Supervisor Sylvia Virtuoso

You have all received the reas-
sessment update project 2025
form.

On Aug. 15, 2023, the Town of
Niagara Town Board approved and
went into contract with GAR Asso-
ciates LLC to perform a townwide
reassessment project to be com-
pleted on or before July 1, 2025.
The town has not had a townwide
reassessment since 1991. We are
at 33% of our full market value.

The forms are self-explanatory,
and GAR Associates can answer
all questions. The contact informa-
tion is on your form. This form will
update the inventory information
on your property correctly. Photos
have been taken to update the
inventory file, as well as part of
the project.

I know this is not acceptable to a
lot of you at this time; I understand
your concerns. I truly believe fear
of the unknown is real. I can as-
sure you, the previous supervisor
and Town Board, like me and the
current Town Board, would not do
this if it was costly to our residents
and not beneficial to all.

Itis in no way a “money grab,”
as stated by some. It does, how-
ever, benefit our senior exemp-
tions, your resale values and much
more.

Here is additional information
I believe is understandable and
links for those who would like
to do additional research on the
internet. Please take the time to
review this before coming to the
wrong conclusion.

We are all residents and taxpay-
ers of the Town of Niagara and do
not wish to pay any more taxes —
just as you don’t. When decisions
are made, it is with well-thought-
out decision-making. Some will
never agree — it’s just human na-
ture — however, we need to move
forward to carry on the services
this town provides to its residents
and businesses. Decisions have
to be made by those you elected
to their positions, and you need to
put trust that the right things are
being done.

Thank you for your cooperation.

Supervisor Sylvia Virtuoso

We are in this together.
Reassessment process

\ Property inventory data verifi-
cation — 2024

\ Sales verification and neigh-
borhood delineation — 2024-25

\ Valuation — summer 2024

\ Review of new full value esti-
mates — fall-winter 2024

\ Notify property owners of new
assessments — March 1, 2025

\ Informal review period —
March 2025

\ Tentative assessment roll —
May 1, 2025

\ Board of Assessment review —
May 2025

y Final assessment roll - July 1,
2025 - project completed

\ Small Claims and Article 7

*New assessments applied to
taxes:

\ School — September 2025

y Town and county tax — January
2026

There are New York state legal
deadlines that the assessment
office must follow each year. Dur-
ing a reassessment project, there
are additional days that must be
adhered to.

Full value assessment
eThe systematic process of re-
viewing and analyzing market data
within specific neighborhoods to

determine trends.
¢ Computerized valuation of all

properties utilizing current sales
data.

e Professional, experienced as-
sessors and appraisers reviewing
each property, taking into consid-
eration condition, location factors,
etc.

e Monitoring of current sales
listing and closed activity to track
trends.

¢ Consistency within neighbor-
hoods/streets.

Resources:

\ https://www.townofniagara.
com/departments/assessor/

\ https://townofniagara.prosgar.
com/

\ https://www.tax.ny.gov/pit/
propertv/

Pie process
Budgets/levies (pie) are col-
lected based on taxable assessed

value.

No matter the size of each indi-
vidual “slice,” the entire “pie” must
be collected.

Reassessment does not make
the “pie” bigger; it merely redis-
tributes the size of each “slice.”

The fairest way to ensure that
each “slice” is fair is to create
the most equitable value of each
“slice.” This will ensure that no
one is contributing/paying too
much or too little toward the entire
“pie.”

Why conduct
a reassessment

New York State Office of Real
Property Tax Services and the In-
ternational Association of Assess-
ing Officers (IAAO) recommend
reappraisal of all parcels at least
once every four to six years.

An increase in your property
assessment does not necessarily
mean an increase in your property
taxes. This project does not raise
more tax dollars, but ensures
property tax levies are distributed
fairly.

Properties appreciate and depre-
ciate at different rates. Periodic
reassessment ensures property
owners are only paying their fair
share of the tax burden.

New York State Real Property
Tax Law Section 305 states that
all properties must be assessed

uniformly. One hundred percent
full market value assessment is the
most easily understood.

Exemptions:

\ Current senior STAR exemp-
tion value: $31,080

\ Senior STAR exemption value
at 100%: $88,000+/-

Local municipalities
at full value

y City of Lockport — annually
updates

\ Town of Cambria — annual
updates

y Town of Lockport — annually
updates

\ Town of Lewiston — currently
conducting a project

\ Town of Porter — currently
conducting a project

Example of impact
of reassessment

eExample No. 1: Mrs. Smith

¢ Assessment prior to reassess-
ment; $100,000

eTaxes prior to reassessment:
$2,000

¢ Assessment following reassess-
ment: $300,000

e Taxes following reassessment:
$2,667

e Difference in taxes: S667

eExample No. 2: Mrs. Jones

¢ Assessment prior to reassess-
ment: $100,000

eTaxes prior to reassessment:
$2,000

¢ Assessment following reassess-
ment: $150,000

e Taxes following reassessment:
$1,333

e Difference in taxes: mi-
nus-S667

Difference in taxes:

eTotal taxes collected prior to
reassessment: $4,000

eTotal taxes collected following
reassessment: $4,000

e Difference: S0

Each year, the town, the school
district, and the county create
budgets/levies that are distributed
and collected through the prop-
erty assessments — ad valorem.

The last reassessment in the
town was in 1991. Taxes most
likely have risen since 1991 with
no change in assessed values.
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