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Reassessment 101 R e tyler

Property assessments are calculated
using Base Year Methodoloqy

Base year: the year in which the last
countywide reassessment occurred.
For 2026 taxation purposes,
Lackawanna County’s base year
was 2024.
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Base year methodology means that

similar homes should have similar
assessments until the next countywide
reassessment. All valuation tables will
remain static until the next
reassessment.
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The assessment of a property is made
by determining how much similar

properties can be sold for on the
market according to models which
were developed for the base year.
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The real estate market is not static.
Over time, the market value of
property will change, and not in a

uniform pattern. That is, some
properties will appreciate rapidly,
while values elsewhere may remain
the same or even decrease.
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Infrequent reassessments often result
in inequity among the properties
throughout a county.

This means that some property
owners are paying too much in
property taxes while others are not
paying their fair share.
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A countywide reassessment values
all properties at their current

market value, restoring equity
to all classes of property.
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May 2022

Lackawanna County officials
contract with
Tyler Technologies
to provide
property appraisal services
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 Pay more taxes
« Government will spend more

 Discover unknown
improvements on my property
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Why reassess now?

The last county-wide reassessment was done in 1968.
The market has changed tremendously over the last
o8 years. A reassessment does not set the market and
does not predict the market. Your property value as of
July 1, 2024, should reflect market activity as of that date.
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Will a new assessment mean
that | pay more taxes?

A property's assessment should reflect market value. As
market values increase or decrease, assessed values may
not reflect these changes. This means that some taxpayers

could be paying more than their fair share of taxes, while

others may be paying less than their fair share.

Reassessment does not mean assessments will increase.

If your assessment does increase, it does not
necessarily mean your taxes will increase.
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Will the county, schools or
municipalities collect more taxes
as a result of the reassessment?
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By state law, total countywide tax
revenues collected from Lackawanna
County cannot be more in the year
following a general county
reassessment than they were
in the previous year.

Millage rates will be adjusted to take
into account new assessed values.
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TAX RATES ARE ADJUSTED

Assessment = Millage Rate =Taxes
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1968 2026
Assessment 50000 100000
E Millage Rate 100 50
E Taxes 5000 5000
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Countywide Reassessment— Revenue Neutrals o

Reassessment does not increase or decrease tax revenues.
The total tax burden is distributed more fairly.
A resident’s county, municipal and school taxes are
based on the assessed value of a property.

Past practice shows about one third of properties will
see lower taxes, one third will see no change and
one third will see a tax increase. The reassessment
will be revenue neutral for the county.

As per state law, the point of a reassessment is to be
fair and equitable for all taxpayers using the
most accurate property values as a basis.
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Two-thirds of Lackawanna County

property owners will pay the same
amount or less in property taxes!
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Your Property's Value Change

LOWER than Average Change Taxes Likely*
for Property Class DECREASE
SIMILAR to the Average Change Taxes Likely *
for Property Class DO NOT CHANGE
HIGHER than Average Change Taxes Likely
for Property Class INCREASE
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Discovery of improvements

Updating assessment records
to include newly discovered
improvements ensures equity and
that everyone pays their fair
share of property taxes.

Countywide reassessments are intended to restore
fairness and equity within the community.
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Collection

May 2022
To

December
2024
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Data Valuation
Analysis Review &

January Informal
2022 Meetings

To January

June 2024 AL
to

May 2025
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Exterior measurements were obtained for all
improvements. This may have included older structures
that were missed in years past.

All observations, notations, and sketch changes were

documented and recorded into the County’s CAMA
(Computer Assisted Mass Appraisal) software.
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125 Wyarning Ave, T flaor
Scrantan, PA1E503

Date of Issus: DATE

£ N * Mailed to property owners of
improved residential properties

Tyler Technologies Inc. has been retained by Leckawanna County to conduct the reassessment of al llrada‘atatefurprnp rty tax purposas. Using the
Glossary of Terms found on the beck of this. leurafullgrrwewwu pmpenydst . Corect any inacounate i lnmat jon end return this form within 14
days tothe eddress listed sbove or email to Leck h.com [ lue mailers wil be fo d 1o sl owmiers in earl
2025, If you have eny resssassment qus Eatnna pleasa nallmaaﬁ?’ﬂ-&&B—SBElEl

** YO NEED NOT REPLY |F THE INFORMATION |5 CORRECT ™

» Opportunity for owner to review
and confirm and/or correct the
e . e items which will impact property

Garages
‘Central Air Conditioning MNo Finishad Basema nt 621
Fireplaces o Total Living Area 1242 Va u e S

Inspaction Information: Infor At Door
Sales Information | | Detached Structures

ow e Gy * The County’s assessment data
base has been updated with
appropriate changes from
returned data mailers

Building Information

Mumber of Living Units i Total Rooms 7
Style Ranch Total Badrooms 4
Approximats Year Built 2002 Total Full Bathrooms 2

7

Pleese write your name, signatura, and date and retun to the address listed above. if you are returning this mailar with comections or additionsl
information, pleass write your deytime phone number as we mey need to contect you for clarifications. Thank you for your attention to this metter.
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LOCATION
MARKET 3, v
AGE
CONDITION

IMPROVEMENTS 7

) .l \
NEIGHBORHOOD / " \

DATA ANALYSIS
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A sales study was conducted
for properties sold in
Lackawanna County over a
30-month period.
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Tyler’s valuation specialists used collected data to
calibrate computerized models specific to the
Lackawanna County market.

* |dentified market areas within the jurisdiction.

* Developed models relating price to property
characteristics.

« Used models to select comparable sales prices to
subject properties being valued.

« Selected appropriate comparable sales for each
property.
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Three accepted approaches/methods to arrive at value.

« Cost approach provides anestimate of value based
upon the replacement cost of the improvements,
less depreciation, plus the value of the land.

 Income approach estimates value by capitalizing
the net operating income of a property.

 Market or sales approach estimates value by
comparing sales of similar properties to the property
being appraised.
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In March 2025, property owners will
receive a notice of new tentative
appraised values. Property owners
are encouraged to evaluate whether
their assessment appears to be
reasonable. If it is, no further action
IS required.
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Lackawanna County Board of Azessment | NOTICE OF TENTATIVE ASSESSMENT CHANGE
Government Canter PROPERTY LOCATION: Situs Address
123 Wyoming Ave PARCEL NUMEER: 1234367200
Scranton, PA 18503 Control: 10000

DATE MAILED = H
« Mailing to all property owners,

Property Cwnar

Address

o vas March 2025
Dear Property Ownear,

Lackawanna County has conducted a reassessment of all tha real estate within the county. The
purpose of this notice is to identify & tentative, new value that has been determined for your

—— * "“Is this the price for which |

Az you review this value, your primary guestion should be “Is this the price for which | could sell
my property? The web sita https:ffempower.tylertech. comfLackawanna-County- I d t "
Pennsylvania.htmlwill help you understand how your property was valued. Your assessmant CO u S e e I I Iy p ro pe r y?

represents Market Value for your property as of July 1, 2024,

Do not apply the current tax rate to your new assessment, the result will be inaccurate. The
new millage rate will be determined by your Municipality, County and School District for the
2026 tax year.

J
« The County’s assessment data
If you have questions or disagres with your tentative property value, you can schedule an informal
iew with ive from Tyler Technologies, th ducting th id H
A e base has been updated with

informal reviews must be completed by April 30, 2025. To request a meeting, you must contact

Tyler Technaologies within 10 days of this notice. a p p ro p ri ate Ch a n g eS fro m

Lackawanna County is committed to establishing a fair market valus on your property based on the

most accurate and up to date information available. We encourage you to participate in this retu rn ed d ata m a i I e rS

process and look forward to serving your needs.

TEMTATIVE PROPERTY VALUE
This is not a tax bill or notice of taxes.

Parcel Mumber: 1234557890 Mew Value: 35355 Location: Situs Address

***SEE REVERSE FOR PROCEDURES AND GUIDELINES***
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LACKAWANMNA COUNTY - INFORMAL REVIEW PROCEDURES & GUIDELINES

The purpaze:s of Tyler Technologies conducting informal reviews are to allow all property owners to review their

tentative valuations for accuracy. If you feel the proposed tentative valustion does not reflect fair market value as of

July 1, 2024, pleass schiduls sn informal raview sppaintment, ® M a rket Va I ue: isd e_fl ned as the most

Market Valua iz defined as the most probabie price o property should bring in o competitive and apen market. This

Wﬂmrﬂ:}:ﬁf a:lorm's fjngrr:l eronscrn:andn.rim Elcrtc.’;fajrgep:mi:acr;ng in rheiarlihwrlt::sr .l'n:eresrs_ idd;;rfar;mfy, probable price a prop erty Sh O uld brin g in
a competitive and open market.

exposed on the market for @ reasonable period of time.

How to Schedule Appointment
Scheduling is open through Apil 4, 2025
1. Toschedule by phone —call: 1-344-440-6045
Czall center hours are Monday — Friday 3:00 AM to 4:30 PM
2. Te self-schedule online please wisit — tylertach.com/Llackawanna

P « Scheduling

1. Comparable Sales [closed from January 1, 2022 — June 30, 2024). Valid Szles are known as “arms-length”
transactions which reflect markst value. The more recent closed sales are typically better indicators of value
than older closed sales. Comparable sales can be obtained by consulting with real estate professionals as well
a5 "FREE websites" such as:

- wwwzillow.com / wwwrealtorcom [/ www homes.com

Active Listings — can be utilized as supporting evidence NOT direct evidence such as closed comparable sales. .

Income & Expense statements — only used for income producing properties. ® A Ccep ta ble F O rm S Of ev I d e n Ce
Appraisals deted between (1/1/22 —5/30/24).

Photo's — Recent images of dwelling{s) outbuildings, land, stc. are a grest way of showing any type of quality

L

or condition issues 2 property may be suffering from.

All documentation should be submitted to Tyler Technologies prior or during your scheduled appt. Documents
«an be emailed to LackawannaCoPa@tylertech.com or dropped off at the Tyler reassessment office —

Lackawanna County Government Center, 123 Wyoming Ave 5% floor, Scranton, PA 18502 ® H OW/W h e re to S u b m i t eVi d e n Ce

ALL DOCUMENTATION MUST INCLUDE OWNER NAME, CONTROL NUMBER, & PROPERTY LOCATION
For further questions, you may contact our office at 570-983-3800

Inadmissible forms of evidence
1. Previous assessed value, established as 1958 base year. . . .
2. Closed Sales which are not considered to be "arms-length”. Examples of typical invalid szles are distressed o Ina dmISSIble F O rm S Of ev I d e n Ce
properties, bank owned, sheriff sales, foreclosures, short sales, family transactions, court order, change after
sale.
3. Comparing propertes which have not sold as an “arms-length” transaction. Comparison of neighboring
property values and/or building characteristics.
4. Tax Impact [ Exemptions |/ Abatements — These are not taken into consideration when establishing market
walue. Exemptions & Abatements will be applied to each property if proper applicstion has been zpproved by
Lackawanna County.
E. Estimated Values from online zearch, such as “Redfin, Zillow Zestimats, Homelight, Realtor.com, tc”
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 If you believe the proposed value does not reflect the
current market value, instructions will be provided with the
notice on how to arrange an informal review of the value

with Tyler.

* These reviews give the property owner a simple and
efficient means for resolving any discrepancies.
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Informal Review Goals

 One-on-one meetings
with property owners

 Review property data
 Collect new information

« Correct existing data as
needed

 Educate property owners
on the valuation process

anna County Reassessment 2026
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Data
Collection

Detailed

Analysis
and

Modeling
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In the Summer of 2025, all
Lackawanna County property
owners will receive a final notice of
assessed value for their property.

New values will be effective
January 1, 2026.
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Samantha J Edwards, CPE,
Tyler Project Supervisor

samantha.edwards@tylertech.com
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Patrick Tobin, CPE
Director of Assessment

Phone: 570-963-6728
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Reassessment Project Website

FOR FURTH

ER INFORMATION:

https://empower.tylertech.com/
Lackawanna-County-
Pennsylvania.html
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Lhank you for joining us today.\8

\ We will be happy to answer any
~ . _ questlons N

—
Ry tylertech.com
NS
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