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Village of Ossining Sales
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Town of Ossining

Town of Ossining EXAMPLES OF WORK PRODUCT UTILIZED

Row Labels |~ _Count of NBHD

Parcel Count Count % Parcel AV AV %
-0
g anor o r 7,168 73.80% " $178,615,853 70.43% D U R | N G TH E P R OJ ECT
ssining F r
a 2,545 26.20% $74,973,912 29.57% 3 —

! Ossining 902 0 ° /\f,\\_l‘;\\wf L 3 . . j e‘:“ :
e . Town ofy Ossining - Neighborhgod Delineation 4~
s Ossining 2711 \\\:\}f’; ii ‘Iﬁ'll 0 [ e 1A !

ssinin, ." »
Lo = =1 [ INE /
Ossining 181 L g . / \h -
B Briarcliff Manor 367 i —
gucziizE 4 Roll Section Count % AV % f
Ossining 385 1 95.25% 81.78% 4 ""
7 Ossining 1050 3 0.13% 0.66% N f‘/‘;
=0 5 0.25% 2.60% R )
Briarcliff Manor 409 E
o 6 0.14% 0.51% \ 1 7L
T 7 8 4.24% 14.45% 3 oyl : ; L
Bria_rc.liff Manor 1 100 00% 100 00% \ ) fi |
Ossining 741
=11
Briarcliff Manor 870
=12
Briarcliff Manor 2 \
Ossining 253 \
1 Count AV
Briarcliff Manor 224 . . r r A
15 Residential 7,168 178,615,853 57.60% -
—— e Commercial i 2,545 $74,973,912 24.18% )
_‘17055‘”"@ %8 Taxable State 13" 2,052,454  0.66%
B Ossining 413 Franchise 25' 8,075,129 2.60%
B el anor = Utility 14" 1,566,274  0.51%
E I = Exempt 4327 $44,807,305 14.45%
2 10,197 310,090,927 100.00%
Briarcliff Manor 87
-21
Ossining a45 f
-2
Ossining 519 . | -
- 2 Base Proportions Count AV AV % ." i i —
j(bgis;;i"g e Homestead 7,168 178,615,853 67.33% : o
s Non-Homestead 2,597 $86,667,769 32.67% N .
s 265,283,622 — et
~ Poughkeepsie 1,500% 3000 6,000
Grand Total -




Sheet Name Work Completed |Description of the Edit Check Results

Summary Sheet Done Summary of Grade, Condition, and Style Summary Only
Potential Kitchen Errors Done Compares kitchen count to LUC and number of living units 10 potential issues found DATA EDIT REPORTS
Potential Story Height Done Compares the style to the story height All OK
SLand RR no Finished Basement |Done Identifies all split levels and raised ranches with no finished basement |1 potential issue found
SLand RR with REC Done Identifies all split levels and raised ranches with REC space 2issues found
MGFA Greater than SFLA Done Identifies all properties where the MGFA is greater than the SFLA All OK
Full Bath Potential Errors Done Compares the number of full bathrooms with the building size 3issues found
Half Bath Potential Errors Done Compares the number of half bathrooms with the building size All OK
Fireplace Potential Errors Done Compares the number of fireplaces with the building size All OK
Compares the net lower level by subtracting the garage square footage ..
Net Lower Level Done (Iookr;ng for properties with a 25y% differencge, bufall f)ro;?erties are ¢ 14 Potential Issues ThlS IS the sum mary page from
shown in the report) a residential edit report. Edit
Style-Age Done Compare the.style with the year!owld : 81 potential Issues reportS are delineated by
Basement Garage Done Compares raised ranches and split level property with basement All OK .
New to Old Reports section.

Compares the new GLA to the old GLA of all properties, except raised
New GLA vs Old GLA Done . 118 Issues.
ranches and split levels

Story New to Old Done Compares the new story height to the old story height. 78 issues.
Style New to Old Done Compares the new style to the old style. 84 issues.
LUC New to Old Done Compares the new LUC to the old LUC. 14 issues
Kitchen New to Old Done Compares the Kitchen count to the old Kitchen count. 12 issues.
Full Bath New to Old Done Compares the new bath count to the old bath count. 61issues.
Half Bath New to Old Done Compares the new half bath count to the old half bath count. 53 issues
Missing Data Checks

LUC Done Check to ensure all records have a LUC. All OK
Year Built Done Check to ensure all records have a Year Built. 2 issues
Style Done Check to ensure all records have a Style. All OK
Story Height Done Check to ensure all records have a Story Height. All OK
Bathroom Done Check to ensure all records have at least 1 Bathroom. All OK
SFLA Done Check to ensure all records have a SFLA. 3issues
Grade Done Check to ensure all records have a Grade. 3issues
Condition Done Check to ensure all records have a Condition. 3issues

Kitchen Done Check to ensure all records have at least 1 Kitchen. All OK




CITYNAME [Luc|sTyLe
BRIARCLIFF MANOR 210 | 10:ROW

|[ADRNO [ADRSTR
34 BEECHWOOD

[# [sur [PARID
475542 104.07-1-20

STORIES|Old Story

|

DATA EDIT REPORTS

85542 104.07-1-41 2 BEECHWOOD  BRIARCLIFF MANOR 210 15:TOWN HOUSE = 2 25
r REVOLUTIONAR r -
9 5542 104.07-1-51 50 'Y BRIARCLIFF MANOR 210 07:MANSION 25
i REVOLUTIONAR f - _
11 5542 104.07-1-56 36 Y BRIARCLIFF MANOR 210 07:MANSION 2 Example of a edit report
12 5542 104.07-1-59 40 MARLBOROUGH BRIARCLIFF MANOR 280 08:0LD STYLE - 2 comparing old story helg_ht to
r " 06:CONTEMPORA - newly recorded story height.
15 5542 104.07-1-7 444 RIVER BRIARCLIFF MANOR 210 RY 2
r " |06:CONTEMPORA -
235542 104.08-1-41 40 NICHOLS BRIARCLIFF MANOR 210 RY 2
r " |06:CONTEMPORA -
24 5542 | 104.08-1-43 50 LAW BRIARCLIFF MANOR 210 RY 15
255542 104.08-1-48 759 LONG HILL BRIARCLIFF MANOR 210 05:COLONIAL 2 15
265542 | 104.08-1-49 739 LONG HILL BRIARCLIFF MANOR 210 08:OLDSTYLE | 1.9 15
455542 104.08-1-81 57 RIDGECREST  BRIARCLIFF MANOR 210 05:COLONIAL = 2 1
475542 104.08-1-86 111 RIDGECREST  BRIARCLIFF MANOR 210 05:COLONIAL 2 1
485542 104.08-1-87 151 RIDGECREST  BRIARCLIFF MANOR 210 05:COLONIAL 2 1
495542 104.08-1-9 909 LONG HILL BRIARCLIFF MANOR 210 02:RAISEDRANCH = 1 2
62/5542 104.11-1-4 322 RIVER BRIARCLIFF MANOR 210 01:RANCH ] 2
635542 104.11-1-52 279 RIVER BRIARCLIFF MANOR 210 04:CAPECOD | 15 1




89.20-3-42

Apartments — Garden/Residential 4 Family
Topography and traffic are not is listed. Topography is sloping upward from the street level to the rear
(east). Woldan Road is a thru-road and Ossining H|gh h.rhool is on ths Clppclbl‘te side of the road. Covered

90.15-2-14, 15, 16, 19

534 Morth State Road

Warehaouse

The photo on the card is incorrect. It is a photo of the building located on lot 90.15-2-17. All other
reported data appears accurate. Building is located on lot 19. Lots 14, 15, 16 are vac:




FIELD REVIEW AND INSPECTION —

By identifying anomalies in the office we were able to select properties to inspect in the field.

+ 44 Stone Ave (90.13-1-50) No entry,
o Changed from ranch as per Ossining to 1 story old style part finished attic.
o 210 LUC, Two kitchens on the card, one living unit
o Rear detached garage appears to be converted into living area, labeled as garage.

+ 36 Stone Ave (90.13-1-48) Owner requested appointment
o Listed as 1 story colonial. There is a chance that the property owner will not allow inspection at
a later time. All available information must be collected when possible
L. -




+ 11 and 13 Ramapo Rd (90.13-3-31 & 30.13-3-30) Both Measured and Listed. Houses next to each
other.
o 11 Ramapo Rd listed as 1.5 stories no aftic, has full rear dormer. As per Tyler manual




Example of valuation models reviewed
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Valuation Testing

Looking at data in a multiple of ways in order to discover inconsistencies

Multiplication Division

(2.5 x 10") x (5.0 x 10 25x10"
5.0 x 10"

Multiply these two...
Then subtract

v \ - Y
(2.5 x 10)) x (5.0 x 107) | jstdhse »2.5 , 10 = resoren

2 from the top.
...And then add these two together. > 50 : 10

25x50=125 25/50=0.5
17 + 14 = 31 17-14=3

12.5x 10*'=1.25 x 10 0.5x10°=5.0x 10°




Statistics- Sales from 7-1-14 to 7-11-15*

Average Assessed Value
Average Sale Price

Mean Ratio

Median Ratio

Weighted Mean Ratio
Weighted Mean

Coefficient of Dispersion (COD)
Price-related Differential (PRD)

e U e 0

Statistic Result
Number of Sales (n) 58
Total Assessed value 51,740,010
Total Sale Price 53,555,985

892,069

923,379
0.969
0.965
1.005
0.9661
4.83%
0.965

* Using sales from "Statistics Data-One Year" sheet

Average SFLA by Neighborhood

MNeighborhood Average SFLA  Standard Deviation of SFLA  Count of SFLA
1 2,422 Has a zero value 1

5 2,023 677 308
5] 1,637 528 5

8 2,325 621 384
11 2,853 915 432
13 3,613 1,583 141
15 2,B83 467 119
11A 4,017 1,698 343
13T 2,665 823 37
5T 1,780 98 24
Grand Total 2,861 1,280 1794

| Sale Ratio By Neighborhood

INeighborhood — # of Sales  Average Ratio

Sale Ratio By Neighborhood/Style

5 8 99.2%
8 7 97.0%
11 14 96.2%
13 7 99.7%
15 7 96.4%
11A 10 96.2%
13T 93.2%
5T 1 94.9%
|Grand Total 58 96.9%
Sale Ratio By Style
Style # of Sales Awerage Ratio
1 5 96.4%
2 3 99.9%
3 4 95.5%
4 B 103.7%
5 24 96.6%
(3 4 95.0%
3 4 95.4%
15 5 93.6%
19 2 96.3%
|Grand Total 58 96.9%

Neighborhood / Style  # of Sales Average Ratio
5 8 99.2%
1 1 95.8%
2 1 112.7%
4 1 100.9%,
5 1 103.1%,
8 4 95.4%
8 7 97.0%
2 1 90.3%
3 1 100.5%,
4 2 98.9%
5 3 96.9%
11 14 96.2%
1 5 96.5%
2 1 96.8%
3 3 93.8%
4 1 111.3%
5 4 93.5%
13 7 99.7%
4 2 106.1%,
5 4 97.3%
19 1 96.6%
15 7 96.4%
5 5 97.4%
6 2 94.0%
11A 10 96.2%
5 7 96.2%
6 2 96.0%
19 1 96.0%
13T 4 93.2%
15 4 93.2%
5T 1 94.9%
15 1 94.9%

Grand Total

96.9%,




Average Assessment

$50 $171 414,680.00
$107 4307 582,429.99
$110 $251 394,514.00
$111 $223 508,618.75
$135 $309 844,638.77
$137 §271 943,884.47
$154 $248 709,651.76
Some have 0 values Some have 0 values 1,301,475.63
$231 §271 725,573.51
$201 4256 455,443.33

Average SFLA by Style
Average SFLA  Standard Deviation of SFLA  Count

2,048 769 305 Sale Outliers
2,390 665 160
2,431 619 190
2,635 848 140
3,247 1,199 606 402160 159000 243160 97.12-1-15 132 HOLBROOK 4.468444444

RD

3,337 871 201 563140 303940 259200 105.13-2-44 1 ELIZABETH cT 11.98170213
cT
RD

10,132 2,764 7 573580 311980 261600 105.13-2-9 9 BERKLEY 11.51651441
2,270 1,349 98 862530 318610 543920 97.20-1-35 99 LAW 5.7502

D 00~ D O B W R

700 Has a zero value i 1455650 819410 636240 105.14-1-7.1 57 OLD SLEEPY HOLLOW RD 2.646636364

0 Has a zero value
2,131 751
2,317 775
4,436 3,250

1807270 1006650 800620 104.16-1-4 140 TOWER HILL RD 1.853610256
1972010 1089470 882540 104.08-1-97 22 RIDGECREST RD 1.97201

l(blank)
|Grand Total 2,861 1,280




Sale Population

Sales were researched in the Town of Ossining for the period of January 2010 through August 2015. Market
analysis indicated a relatively flat market as displayed in the scatter plot below, requiring no time adjustment.
Preliminary sales analysis was completed removing apparent non-arm’s length transactions. Additional sales
scrubbing was performed through inner Quartile Trimming producing 833 usable sales for the Cost Approach
and 831 for the Market Approach.

Sale Price Over Time (Reverse Davs on Market - RDOM)

Sale Price / Square Foot Over Time (RDOM)

2500000

2000000

1300000+

saleprice

1000000

Sale/Sq.Ft.




Weighted Mean; Weighted Average—An average in which each
value is adjusted by a factor reflecting its relative importance in the
whole before the values are summed and divided by their number.

Preferred range 95% to 105%

Coefficient of Dispersion (COD)—The average deviation of a
group of numbers from the median expressed as a percentage of

the median. In ratio studies, the average percentage deviation from
the median ratio. /
Preferred Range 5% to 10% /
Z

Price-Related Differential (PRD)—The mean divided by the / /
weighted mean. The statistic has a slight bias upward. Price-related

differentials above 1.03 tend to indicate assessment regressivity;

price-related differentials below 0.98 tend to indicate assessment

progressivity.

0.95to0 1.03 Low- and high-value properties are appraised equally Neither None s




Sales Ratio Analysis (Market Approach/Sales)

A basic sales ratio study was completed utilizing the 831 sales as deemed usable for the peried of January 2010
o August 2015. The study included Weighted Mean / Price Relative Differential (PRD) / Coefficient of Dispersion
(COD) conclusions. The data was analyzed on an aggregate basis and then stratified by Neighborhood, Style,
Grade, CDU and Condition. Results are as follows.

Statistical Analysis on an Aggregate Basis

Ratio Statistics for MEKTVAL [ sale price

Price Related Coefficient of
Weighted Mean Differential Dispersion

g0 1.024
I

Determination of Analvsis

Weighted Mean of .99 1s well within the acceptable range of .95 to 1.05.
Price Related Differential (PRD) of 1.024 is somewhat high but within the acceptable range of 97 to 1.03
Coefficient of Dispersion (COD) of .113 1s slightly high, but well below the maximum level of .13




Analvsis Stratified by Neigchborhood Code Analvsis Stratified bv Grade

Case Processing Summany

Count Percant Case Processing Summary
B 4.3% Cogm Pereem_
i o.5% GRADE A 13 1.6%
58 T 1%
A 14 1.7%
55 6.6%
A+ 5 0.6%
35 43%
B 125 15.0%
30 36%
8- 82 0.0%
2 42
. - B+ k> 4.1%
c sa2|  48.0% Properties classified as A- & C- are below the preferred
4 & 5. e ik Weighted Mean lower limit of .95. Properties classified
5 &k e o as C-, D, X & X- are slightly above the preferred PRD limit
& Stratified by Neighborhood Code displays 3 of 1.03. Grade X- properties display a COD of .155
7 neighborhood 15 is outside of the o 8 1.0% slightly higher than the preferred limit of .15
8 preferred Weighted Mean range of .95 to X B 0.5%
a 1.05. NHs 11, 13, & 5 display slightly high X- 7 0.8%
PRD values and NH 1 displays a high COD el 831 100.0%
value. Ex 1
Total 832

Ratio Statistics for MKTVAL / sale E'ce
Price Related Coefficient of

Ratio Statistics for MKTVAL / sale Eee "
Price Related Coefficient of

W’eigh‘ted Mean Differential DiEErsiun

o o o s fwegnesmesn| omerenss | ospeon |
ear — 128 A 958 1.018 109
1.011 083 A- 820 1.024 124
13 1.033 i A+ 058 1.000 038
15 1.011 i B .e80 1.013 097
2 1.013 ) B- 1.023 1.021 126
3 1012 : B+ 004 1.008 084
4 1.023 - G 085 1.020 n?
5 1.032 - c- 044 1.044 .104
g 1.028 - c+ 1.023 1.015 .108
7 1018 D 1.023 1.033 124
8 1018 X 1.004 1.032 118
# 1021 x 088 1.030 155
COwerall

1.024

Overall 090 1.024 113




Analvsis Stratified by Stvle Analysis Stratified by CDU

Case Processing Summary

Case Processing Summary
Count Percent
Count Percent
STYLE 01 108 | 13.1% cou AV a5t o
02 70 2.4% Code Style £ 28 | 115 P P
03 70 | 24% iy ] |
o ”2| e 02 Raised Ranch FR 7 32.2% AV Average
| . 03 Split Level GD 218 | 28.99% EX E:Fel lent
05 202 24.3% 04 Cape Cod PR s | 0% FR Fair
GD Good
08 56 | B.T% 05 Colonial VG ] 1.0% 3 =
o oor-
o8 183 | 22 0% 06 Contemporary Overall a3 100.0%
07 Mansi Excluded 1 PR Poor-
ansien
e 3 4% - S e il NBHD DFLT CDU
e Total 232
12 sl osw = - S 2 UN Unsound
ottage
15 12 | 1.4% - 2 - V- Every Poor-
. 10 12 oW VG Very Good
; 11 Log Home VP Very P
Overal 831|  100.0% e Duplex Ratio Statistics for MKTVAL | sale price E il AN
Excluded 1 13 Bungalow Price Ralated Coefficient of
Total 232 14 Other Group Weighted Mean Differential Dispersion
15 Town House AV .oas 1.023 112
16 A-Frame EX 1.016 1.028 A48
) e . 17 Manufactured FR 1.013 1.002 A16
Ratio Statistics for METWVAL | sale price 18 Condo ao 803 1,032 111
Prica Related Coefficient of 19 Tudor PR 1.088 1.000 000
Group Weighted Mean Differential Dispersion G aBa 1012 DB3
o o7 1.030 A3 Overall _4g0 1.024 13
02 @72 1.010 087
03 1.008 1.008 091
04 .pos 1.018 A18
05 Lk] 1.028 A1
06 1.000 1.014 083
08 .pas 1.032 A22 ) i
. an7 i 02 “Ranch” & “Old Style” e Properties deemed “Good" have a PRD value slightly
I . ! anc e" properties displa i o A
. high PFIDSWI P T?F: i _p Y | higher than the preferred limit of 1.03. Properties
13 1.108 1.003 100 sli i values. The remainin es i E
fh Y . gf : d p g sty classified as Excellent have a COD value nearing the
15 1.008 1.034 7 i LI
Wi 1_::u of range values are egme higher preferred limit.
18 904 1.018 0e1 unreliable due to the low sampling.
Overall 000 1.024 13




Analvsis Stratified by LUC Boxplot (Qutlier Indication)

Case Processing Summ.

One Family Year-Round Residence
One Family Res w/ Accessory Apartment 20
Two Family Year-Round Residence
Three Family Year-Round Residence
Estates - Luxurious Residence
Multi i l
ultiple Residences on one parcel 58321 T
157 774 824 826 523 825
806 e 71 9;34
] £19_7a3
755799
£ gy g
= 202
Ratio Statistics for MEKTVAL / sale price %
Price Related Coefficient of e ' %
Weighted Mean Differential Dizpersion &0
.87 1.022 =] 20
112 .o
1.027 -
1.015 =
a8
o T T T T T T T T T T T T T
T nae 2 3 4 5 f 7 & 9 oM 13 15
NEHD
Due to low samples of LUC 215, 250 & 280 indicated This Boxplot displays _slllght_ly n'_10re out!lers tI_'uan that of
R e Heemed unreliable the Cost Approach 5Still indicating relatively tightly

grouped ratios on a per neighborhood basis.
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