
REPORT O F  

COMMITTEE T O  STUDY AND REPORT ON 
ASSESSMENT PRACTICES, PROCEDURES 
AND POLICIES IN ALLEGHENY COUNTY 

P r e p a r e d  At 

The  Request  Of 

The Board  of County Commiss ioners  
County of Allegheny 

June 1976 



11. Sub-committee t o  Study Long-Range S o l u t i o n s  t o  
P rope r ty  Assessment Problems. 

A .  Gordon L. Mulleneaux,  Chairman - D i r e c t o r  of  County 
Department of A d m i n i s t r a t i o n .  

B.  Richard  L.  Longin i ,  Ph.D. - P r o f e s s o r  of  E l e c t r i c a l  
Eng ineer ing  and Urban A f f a i r s  a t  Carnegie-Mellon 
Un ive r s i t y .  

C .  Edward L:Ivory, R e a l t o r  - Former P r e s i d e n t  o f  t h e  
G r e a t e r  P i t t s b u r g h  Board o f  R e a l t o r s .  

IIT. ' Sub-Committee t o  Study ~ e g i s l a t i v e  S o l u t i o n s  t o  
P r o p e r t y  Assessment Problems.  
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C r a f t o n ,  which i s  one of t h e  p l a i n t i f f s  i n  a  pend ing  

+- case, t e s t i n g  t h e  c o n s t i t u t i o n a l i t y  o f  c e r t a i n  s e c t i o n s  I 
of t h e  Second C l a s s  County Assessment Law. 

A s  t h e  r e s u l t  of  t h e s e  s u b - d i v i s i o n s ,  two s e p a r a t e  Sub- I 
Committee r e p o r t s  have been compiled and form a  major  p a r t  o f  t h e  
Study Committee's Report - one b e i n g  t h e  Sub-Committee's r e p o r t  on ! 
Short-Range S o l u t i o n s  and t h e  o t h e r  be ing  t h e  Sub-Committee's r e p o r t  
on Long-Range S o l u t i o n s .  S ince  t h e  Sub-Committee on L e g i s l a t i v e  
S o l u t i o n s  cou ld  n o t  r e a l i s t i c a l l y  p r e p a r e  any r e p o r t  u n t i l  t h e  com- 
p l e t i o n  of  t h e  o t h e r  two Sub-Committee's r e p o r t s ,  it has  n o t  compiled 
any s e p a r a t e  r e p o r t ,  b u t  i n s t e a d ,  p a r t i c i p a t e d  f u l l y  i n  t h e  formu- 
l a t i o n  of t h e  Study Committee's F i n d i n g s ,  Conclus ions  and Recommen- 
d a t i o n s ,  p a r t i c u l a r l y  w i t h  r e s p e c t  t o  t h o s e  p r o v i s i o n s  of  a  l e g i s -  , 

1 
l a t i v e  n a t u r e .  

During t h e  cou r se  of  t h i s  Study,  many hou r s  were s p e n t  i n  
i n v e s t i g a t i n g  t h e  p r e s e n t  p r o p e r t y  assessment  sys tem,  i n  h o l d i n g  , 
meetings and i n  w r i t i n g  r e p o r t s .  Some of t h e  p e r s o n s  f o r m a l l y  
i n t e rv i ewed  were D r .  Raymond L. Richmond, D r .  Robert  Carbone,  D r .  
D . J . M .  Muf f e t t ,  Kenneth E. C h r i s t o f f ,  J .  Cra ig  Kuhn, Esq . ,  George [ 
Shankey, John L. McManus and v a r i o u s  members of  t h e  County Board , 

of Proper ty  Assessment,  Appeals and Review. 



The r e s u l t s  of t h i s  Study c l e a r l y  i n d i c a t e  a  p r e s s i n g  need 
f o r  prompt and immediate re fo rm i n  t h e  o p e r a t i o n  of t h e  r e a l  p r o p e r t y  
assessment  system. Some of  t h e  Study Commit tee ' s  recommendations w i l l  
r e q u i r e  l e g i s l a t i v e  a c t i o n  w h i l e  o t h e r s  may on ly  r e q u i r e  a d m i n i s t r a t i v e  
o r  p o l i c y  changes.  The Board o f  County Commissioners i s  urged t o  use  
t h e  f u l l  f o r c e  o f  i t s  weigh t ,  power and i n f l u e n c e  t o  implement t h e s e  
recommendations as soon a s  p o s s i b l e .  

I n  submi t t i ng  t h i s  Repor t ,  it has  n o t  been t h e  i n t e n t i o n  o f  
t h e  Study Committee t o  d i spa r age  any pe r son  o r  e n t i t y ,  i n c l u d i n g  t h e  
Board o f  P rope r ty  Assessment, Appeals  and Review, whose members and 
employees have coopera ted  f u l l y  t h roughou t  t h i s  Study.  Moreover, t h i s  
Study makes no r e f e r e n c e  t o  p e r s o n a l  p r o p e r t y  assessments  no r  t o  any 
p r o p e r t y  exemptions b u t  s t i c k s  s o l e l y  t o  t h e  c u r r e n t  p r a c t i c e s ,  p roce-  
du re s  and p o l i c i e s  i n  t h e  a d m i n i s t r a t i o n  o f  r e a l  e s t a t e  p r o p e r t y  a s s e s s -  
ments and t a x a t i o n .  

I wish t o  commend t h e  s t a f f  o f  t h e  Western D i v i s i o n  of  t h e  
Pennsylvania  Economy League, I nc .  f o r  t h e i r  c o n s t a n t  a i d .  P a r t i c u l a r  
a p p r e c i a t i o n  must be d i r e c t e d  t o  M r .  J .  Pau l  Riden whose e f f o r t s  and 
a b i l i t i e s  i n s u r e d  t h e  p r e p a r a t i o n  o f  t h i s  Repor t .  

The expe r i ence  i n  p r e p a r i n g  t h i s  Report  h a s  been unique and 
r e f r e s h i n g  i n  t h a t  it has  b rought  n i n e  i n d i v i d u a l s  w i t h  somewhat s t r o n g  
d i v e r g e n t  i d e a s  t o  focus  on a  common problem. Neve r the l e s s  t h e s e  i n d i -  
v i d u a l s  have unanimously j o ined  t o g e t h e r ,  a s  i n d i c a t e d  below, i n  making 
sundry  recommendations which we hope would t end  t o  s o l v e  bo th  t h e  s h o r t -  
r ange  and long-range problems i n  t h e  r e a l  p r o p e r t y  assessment  sys tem a s  
p r e s e n t l y  p r a c t i c e d  i n  Allegheny County. 

Very t r u l y  y o u r s ,  

ALEXANDER J . JAFFURS 
Study Committee Chairman 
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PART I 

FINDINGS, CONCLUSIONS AND RECOMMENDATIONS 

The  Committee to Study and Report  on Assessment  Prac t ices ,  

P rocedures  and Pol ic ies  i n  Allegheny County has  reached the conclusion, 

a s  a resu l t  of i t s  study into the a s ses smen t  prac t ices  and procedures ,  that  

the following findings have contributed t o  the inability to  establish credibil i ty 

and uniformity i n  the a s ses smen t  s y s t e m  in  Allegheny County. 

The Board of P rope r ty  Assessment ,  Appeals and 
Review'does not function a s  an independent and 
autonomous Board. 

Based upon information supplied to the Com- 
mit tee ,  the rat io  of a s ses smen t  t o  marke t  
valuation of individual proper t ies  va r i e s  
widely. (See pages 26 and 2 7  and Exhibit V! ): 

The Board of P rope r ty  Assessment ,  Appeals and 
Review has a dual responsibility for  the super -  
vision of the adminis t ra t ive process  of est'ablishing 
the a s ses smen t s  a s  well a s  the hearing of appeals. 

Each of six m e m b e r s  of the Board of P rope r ty  
Assessment ,  Appeals and Review supervises  the 
assessment  p rocess  i n  s ix  separa te  geographic 
a r e a s  of Allegheny County without uniform pro-  
cedures.  

There  i s  no single chief executive officer with 
authority to direct  the overal l  administrative 
and assessment  process .  

The triennial  a s ses smen t  a s  administered in  
Allegheny County (1 /3  of the.  County each y e a r )  
resu l t s  in  an inequitable distribution of the 
County tax burden. 

There  has not been adequate funding to  establish an 
improved assessment  records  system and obtain 
needed and adequate equipment. 



8. There  a r e  inadequate and incomplete property 
r eco rds  and there  i s  insufficient data on the 
var iables  which influence actual marke t  value 
of r e a l  property r eco rded  on the  property 
records.  

9. The re  i s  no central ized source of assessment  
information available to  the public o r  a s s e s s o r s  
on the information which does exist. 

10. There  i s  no m e r i t  o r  incentive sys tem to encourage 
and recognize a s s e s s o r s  who avail themselves  of 
i n -  se rv ice  training and educational programs.  

- 

Recommendations for  Improving Assessment  
Procedures  Through Administrative ~ c t i o i  

The Board of Proper ty  Assessment ,  Appeals and Review should 

cease  to  function i n  i t s  dual capacity a s  adminis t ra tors  and appeal board 

and t u r n  over  the administration of all assessment  and general  office functions 
t- 

to  'a chief executive offi'cer . 
The Board of Proper ty  Assessment ,  Appeals and Review should 

continue to: 

- P e r f o r m  the appeal function; 

- Exerc ise  supervisory responsibil i t ies over  the 
chief executive officer:  

. - Take f o r m a l  actions requi red  of the Board of 
Proper ty  Assessment ,  Appeals and Review i n  
i t s  legal  capacity. 

The Board of Proper ty  Assessment ,  Appeals and Review should 

cease  to  supervise the actual a s ses smen t  process  and should not be assigned 

to geographic a r e a s  of the County. i 
Therefore,  i t  i s  recommended that: 



1. The Allegheny County Salary Board create the position 
of Director of Assessments and that the Board of 
Property Assessment, Appeals and Review appoint 
the Director of Assessments and grant to the position, 
by Board resolution, the authority to ca r ry  out the 
following duties: 

Make or supervise the making of all assessments 
and valuations of property for tax purposes in  
Allegheny County. 

Direct and supervise the activities of a s se s so r s  
and other employees except the members  of the 
Board of Property Assessments, Appeals and 
Review and its Legal Counsel. 

Establish and maintain on a current basis  a 
permanent records  system which shall 
consist of: 

(1) Tax maps; 

(2) Property records cards arranged geographically 
according to location of property on tax maps. 
The cards shall set forth the location and descrip-  
tion thereof, the acreage o r  dimensions, des- 
cription of improvements, i f  any, the owner's 
name, address and date of acquisition, the 
purchase price, i f  any, se t  forth i n  the deed of 
acquisition, the actual market value and asses  s ed 
valuation established, and the identifying lo t  and 
block or  pseudo number shown on the tax map; 

( 3 )  Property owner's index consisting of an 
alphabetical listing of all property owners, 
setting forth brief descriptions of each parcel  
or lot  owned and cross -indexed with the pro-  

. perty record  cards and tax map. 

Disclose to the owner of any assessed property, on 
request, the method of valuing that property and the 
specific calculation and reasons used to a r r i ve  at the 
actual market  value and assessed valuation. 

Recommend for approval by the Board of Property 
Assessment, Appeals and Review the hiring, promotions, 
disrnissais and demotions OF al l  employees. 



Develop and maintain personnel rules and 
regulations including a mer i t  system and 
personnel qualifications. 

Develop and maintain rules and procedures 
for  the assessment  of r ea l  property. 

Develop an organizational structure that permi ts  
the carrying out of the assessment  function i n  an 
efficient and effective manner, taking into con- 
sideration a t  all t imes  the need for full disclosure 
of assessment  information i n  order  that credibility 
may be established. 

The Committee believes that it i s  desirable for the purpose of 

achieving equitable assessments  that the staggered triennial assessment  

system be abolished and i n  its place there  be an annual County-wide 

assessment  of rea l  estate for  t:ax purposes. 

3. 
It i s ,  therefore, recornmended that: 

2. The Board of Proper ty  Assessment, Appeals and Review 
and the Director of Assessments  move to establish an 
annual County-wide assessment  a s  soon a s  possible but 
no la ter  than January 1, 1979. 

In the event that, i n  the opinion of the Legal Counsel for  the Board 

of Property Assessment, Appeals and Review, an annual County-wide a s s e s s -  

ment i s  not perrnissible under present  assessment  laws governing second 

class counties, it i s  recommended that: 

3.  Legislation be sought which will permit  counties 
of the second c lass  to make an annual county-wide 
assessment. 

The Committee does not recornmend a moratorium o r  f reeze  of 

I(. 1- 

current assessments.  Until such time a s  annual assessments  a r e  i m -  

plemented either by administrative or legislative action, the assessment  

J- 

"'This statement may be affected by Act No. 100 of 1976, House 
Bill No. 361, P r in te r ' s  No. 3402, which Governor Shapp signed on 
June 24, 1976, effective immediately. 

- 4 -  
- - - 



officers should continue triennial assessments  and i n  addition adjust 

assessments  i n  neighborhoods or  municipalities which do not f a l l  within 

what may be considered normal deviation f rom the formally established 

assessment  ratio. 1 

The Committee i s  of the opinion, as  a resul t  of i t s  investigation, 

that the average rat io of a s sessed  valuation to actual market  value i n  

Allegheny - County i s  closer  to 33-1/3 percent than it i s  to  50 percent. 

Therefore,  it i s  recommended that: 

4. The ratio of assessed  value to actual market  value 
be formally established by the Board of Property 
Assessment,  Appeals and Review at or near 33- l / 3  
percent and that the percentage established be  
applied no l a t e r  than January .l, 1977. 

+- 
The Committee concludes that the assessment  records  should be 

centralized for the convenience of the general public and for  more  efficient 

use by the assessors .  Ideally, the assessment  records should all  be 

located on one floor. 

Therefore,  it i s  recommended that: 

5. The activities of the Deed and Assessment Registry 
Office that relate  to and a r e  a necessary p a r t  of the 
assessment  function be t ransfer red  to the Board of 
Proper ty  Assessment,  Appeals and Review. 

', 'The a s s e s s o r s  shall also, between the triennial assessments  i n  
all cases  where it i s  apparent that any assessment  i s  not i n  accord with the 
generality o r  uniform standard of assessments ,  revise and correc t  the 
same by increasing or decreasing the same where the value of the property 
or subjects of taxation assessed  do not conform to the generality or uniform 
standard of assessments .  " 72 P. S. 5452.13. 



6 .  The Director of Assessments move to establish a 
centralized assessment  records system which 
provides for  access by the general public to the 
information contained in the assessment  records. 

7 .  The Director of Assessments develop and maintain a 
system whereby copies of tax maps, which include 
the assessed  value of each property on the maps, can 
be made available to the public upon request and 
copies be furnished at a nominal charge. 

The Committee's findings indicate that present  assessment  records 
- 

a r e  inadequate and incomplete. The Committee i s  also of the opinion that 

very specific recommendations on goals relating to data acquisition and, a 

new assessment  system a r e  called for. This i s  necessary as the Committee 

has the very strong impression that the Board of Property Assessment, 

Appeals and Review i s  not inclined in  these directions. For  example, data 

>- 

may be secured i n  ways that greatly reduce costs, advance the t ime of 

implementation of more  sophisticated systems, and involve the taxpayer 

constructively. 

Proper ty  owners participation systems have been used very  suc-  

cessfully i n  other places,  such a s  New Orleans and in  Pierce  County, 

Washington (The Taxpayer Assisted Proper ty  Evaluation System - TAPES). 

The techniques should be compatible with information acquisition and 

updating procedures proposed by the County's Bureau of Systems and Com- 

puter Services which i s  detailed i n  P a r t  I11 - Long Range Subcommittee 

Report. 

Comparisons must  also be made between automated systems and 

those which utilize computers to a s s i s t  assessors .  



Therefore, i t  i s  recommended that: 

8. Studies and tests  involving property owner 
participation for data acquisition should be 
made and implemented. 

Equity involves the basic ideas of: assessments  based upon updated 

information applied simultaneously throughout the County; means of obtaining 

comparable properties with value corrections for neighborhood, s ize and 

structural  differences; minimization of percent e r r o r  ra ther  than absolute 

e r r o r ;  and that any change f r o m  direct  use of the formula should be ca re -  

f a y  documented to avoid the appearance of preferential  treatment. 

Therefore, the Committee also recommends that: 

9. Any new assessment  system should be designed 
on the basis  of equity. 

*- 
10. That the various completely automated'computer 

assessment systems be tested and the system bes t  
meeting the equity requirements be adopted. 

11. There be established an internal control system 
for continuous monitoring. 

In order  to improve the credibility of the assessment  p rocess  and 

to ass is t  the general public i n  i t s  understanding of the assessment  on which 

taxes a r e  based, it i s  recommended that: 

12. Public forums and seminars  should be conducted to 
explain the c r i t e r i a  and the assessment  process.  

13. Two sets  of assessment  books be prepared  by the  
Bureau of Systems and Computer Services to be 
used for public inspection; one set to be an 
alphabetical listing by owner's name and the second 
set to be a listing by the s t ree t  address  of the 
assessed property and that both sets  be made avail- 
able in each respective municipality. 



A notice be published and news releases prepared 
for Allegheny County news media stating that the 
assessment information will be available for public 
inspection at specific locations and at specified times. 

The Notice of Change i n  Assessments and the tax bills 
show the actual market  value and the assessed value 
established by the Director of Assessments together 
with the assessment ratio formally adopted by the 
Board of Property Assessment, Appeals and Review. 

The Director of Assessments establish a system within 
the administrative process whereby taxpayer inquiries 
and complaints on assessments and related matters  can 
be heard and e r r o r s  corrected prior  to a hearing before 
the Board. 

Conferences be scheduled regularly in  municipalities 
wherein property owners can meet with the appropriate 
assessor.  

*- 
In order to improve the capabilities of the assessors  and t o  improve 

the administration of assessment personnel, the Committee recommends 

that: 

18. Formal training be required for various classes 
of assessors.  

19. Greater control and accountability of assessors '  
activities in  the performance of their duties be 
required. 

20. A program audit be conducted annually by an outside 
source. 

In addition to the above, the C o r n i t t e e  recommends that: 

21. The contract with Real Estate Statistical Service to 
provide information on the transfers  of real  estate 
and for the preparation of the sales/assessment 
report for the State Tax Equalization Board be 
terminated as of December 31, 1976. 



22. Effective January 1,  1977, the Bureau of Systems 
and Computer Serv ices  p r e p a r e  the monthly repor t  
of t r ans fe r s  of r e a l  es ta te  for  the State Tax  Equali- 
zation Board and for  the use  of the  Director  of 
Assessments '  Office. 

23.  Signed receipts  b e  obtained when delivering bulk 
Notices of Change i n  Assessments  t o  municipalities 
and school d i s t r ic t s .  

The Committee bel ieves  that  the Director  of Assessments  and the 

Board of Proper ty  Assessment ,  Appeals and Review need, f r o m  t ime  to 

time, advice and counsel f r o m  the genera l  public and experts  i n  the field 

on: r e a l  es ta te  appraisal  techniques; marke t  conditions; adminis t ra t ive 

pract ices;  and public viewpoints. In addition, it i s  important  to the general  

public that  a citizens group be involved i n  and be knowledgeable of the gen- 

e r a l  assessment  procedures.  

It i s ,  therefore, recommended that: 

24. A citizen advisory board  be established and appointed 
by the Board of County Commissioners .  

Recommendations for  Improving the  Appeals 
P r o c e s s  Through Administrative Changes 

The Committee believes that  the  credibil i ty of the appeal p rocess  

could be improved by the adoption of the following recommendations.  

25. That a t  l e a s t  t h ree  m e m b e r s  of the Board of P rope r ty  
Assessment,  Appeals and Review shall  s i t  a s  an appeal 
panel t o  hear  appeals  f r o m  asses smen t s  placed on p r o -  
pe r ty  by the Director  of Assessments .  

26. That the three  m e m b e r s  hear ing  the appeal shall  h e a r  
presentation of fac ts  and testimony f r o m  the Director  
of Assessments  and/or  a s s e s s o r  and the  appellant 
and/or his  representat ive.  T'nat a t ranscript  o r  r e -  
cording of the hear ing  may be made. 



27. That the three members  hearing the appeal shall render 
the final decision on the appeal. The Board of Proper ty  
Assessment,  Appeals and Review should, thereafter,  
i s sue  an order  affirming, vacating o r  modifying the a s -  
sessment  appealed f r o m  and should serve  a copy of the 
o rde r  on the party o r  part ies  affected and the,political 
subdivisions within ten days after the hearing. 

The Committee also believes that the appeal process should be 

simplified fo r  both the appellant and the affected political subdivisions. 

- It is ,  therefore,  recommended that: 

28. Appeal hearings be scheduled to be hea rd  i n  the 
municipalities in  which the property i s  located 
a s  well a s  the County Office Building and that 
hearings be held i n  the evenings, i f  necessary, 
to  accommodate the appellant. 

29. The municipalities and school dis tr icts  should be 
notified of applications of appeals which a r e  filed with 
the Board of Proper ty  Assessment,  Appeals and Review 
and scheduled appeal hearings on assessments  i n  excess 
of certain dollar amounts. 

30. The Court of Common Pleas  should amend i t s  ru les  so  
that appeals f rom decisions of the Board of Proper ty  
Assessment,  Appeals and Review can be taken by mere ly  
filing a photocopy of the Board's order  with the P r o -  
thonotary and paying a filing fee of two ($2.00) dollar s. 

3 1. The property owner should be given the right to  appeal 
a property assessment  i n  any year  i n  which the property 
owner feels that the assessment  placed on the property 
i s  improper for  whatever reason. 

32. The burden of proof that the assessment  i s  uniform 
and equitable i n  any assessment  appeal proceedings 
should require the Director of Assessments  and/or  
a s sessor  to supply supporting data i n  addition to the 
assessment.  

In the event that the Legal Counsel for  the Board of Property 

Assessment, Appeals and Review I s  of the opinion that Committee Recom- 

mendations 2 7 .  and 32 cannot be accomplished by administrative action 



In addition to the organization changes, the Committee recommends 

that the following legislation be enacted in order that the administration 

of the assessment and appeal functions can be improved. 

That notice of the availability of the assessment 
books at specific locations and on. specific dates 
for the public's inspection be advertised i n  the 
news media. 

That every political subdivision i s suing building 
permits  shall keep a record of each building 
permit issued and, on o r  before the f i rs t  Monday 
of each month, shall file the record or a copy 
thereof in the Office of the Director of Assess-  
ments of the county in  which the political 
subdivision i s  located. 

That physical improvements to  a property be 
exempt from assessment for the f i rs t  year  following 
completion of the improvement. 

That persons engaged in the establishment of or 
the review of assessments become Certified 
Pennsylvania Evaluators (see page 32 
for explanation) within a specified period of time 
from the date of employment or  the effective date 
of the act, whichever i s  later.  

Finally, the Committee recommends that: 

43.  The proposal entitled "A Start  on Implementation 
of Some Ideas on Real Estate Assessment Quality 
Control, Data Collection and Automation" f rom 
Carbone, Ivory and Longini should be the basis 
of a pilot program in  selected municipalities. 



PART II 

SHORT RANGE SUBCOMMITTEE REPORT 

PRESENT PRACTICES AND PROCEDURES 

INTRODUCTION 

The assessment  of r ea l  estate  for  tax purposes i n  Allegheny County, 

a second class  county, i s  governed by the General County Assessment  Law - 

and the Second Class  County Assessment  Law a s  amended. 

In Allegheny County, the overall  responsibility of the function r e s t s  

with the Board of Proper ty  Assessment,  Appeals and Review, with cer tain 

specific services ca r r i ed  out by the Deed and Assessment Registry Office 

and the Bureau of Systems and Computer Services (BSCS), both of which a r e  
>- 

responsible directly to the Board of County Commissioners. 

The laws relating to the assessment  function i n  counties of the 

second class  indicate that i t  was the legislative intent that the Board of 

Proper ty  Assessment,  Appeals and Review should be an  independent Board. 

The Board of County Commissioners i s  required to: appoint the members  

of the Board of Proper ty  Assessment ,  Appeals and Review; appropriate  the 

funds for the operation of the Board of Property Assessment,  Appeals and 

Review; and f ix the sa lar ies  of all  employees of the Board by Salary Board 

action. 

In practice,  however, the Board of Property Assessment ,  Appeals 

and Review has functioned as  a department under the direction and control 

of the County Commissioners, 



Allegheny County chose to m a k e  their triennial assessments  under 

this permissive legislation and divided the County into three dis tr icts  known 

as  Pittsburgh, Southern and Northern Districts. (See Exhibit I. ) 

It i s  the Subcommittee's opinion that the triennial assessment  by 

district  leads t o  portions of the County bearing an unequal burden of County 

taxes during any one tax year .  

- The market  value of r ea l  estate  i s  continually changing as  a resul t  

of various factors,  such as: costs i n  the construction industry; supply and 

demand of residential housing; inflation; and social factors. 

The actual2 market  value established on the rea l  estate in  the South- 

e r n  District  of the County during 1975 for  the 1976-197.7-1978 triennial 

reflects a higher market  value than the actual market  value of comparable *- 

rea l  estate established i n  1973 for the 1974-1975-1976 triennial i n  the 

Northern District, or that established in 1974 for  the 1975- 1976 - 1977 

triennial i n  the Pittsburgh District. Thus, real  estate in  the Southern 

portion of the County will bear an unequal burden of County taxes i n  1976 

when compared to  comparable real  estate  i n  the Pittsburgh or  Northern 

Districts. 

If County tax ra tes  a r e  changed during periods of rising or  de- 

clining market  values the unequal burden i s  even greater.  Under the present  

triennial system an equal distribution of the tax burden, based upon uniform 

' ~ c t u a l  market  value a s  defined by case law is the pr ice  which a 
purchaser willing but not obliged to pay would pay an owner willing but not 
obliged to sell, taking into consideration all uses to which the property 
i s  adapted. The sales price of a property may not be i t s  "actual market  
value". 



assessment  procedures ,  i s  only possible if the marke t  value of r e a l  es ta te  

does not fluctuate f r o m  year  to  year .  

Example of Unequal County Tax Burden 

A contractor builds two identical  houses,  one located i n  the Northern 

District  and one i n  the Southern District .  Both houses were  sold for  $25,000 

i n  1974 and in  both a r e a s  this  was  considered to  be  the actual m a r k e t  value 
- 

and was a s ses sed  by the  County Board of P rope r ty  Assessment ,  Appeals 

and Review at $12,500. In both c a s e s  the  owners  would have paid County 

tax amounting to $193.75 ($12,500 t imes  15-1/2 mi l l s )  i n  1975. 

During 1975, all proper ty  in  the Southern Distr ic t  was revalued for  

the tr iennial  per iod  1976- 1977- 1978. It was determined by  the  a s s e s s o r  

>.. 

that  because of i nc reases  i n  the cos t  of construction, inflation and cu r ren t  

sa les  of r ea l  estate,  that  the actual m a r k e t  value of this  house was  $30, 000 

and the a s ses sed  valuation was  inc reased  to  $15, 000. Because the  other 

house, located i n  the Northern Distr ic t ,  is not due for  revaluation until 

1976 for  the 1977-1978- 1979 t r iennial  period, the a s s e s s e d  value would 

remain  at  $12,500 fo r  1976 tax purposes  even though it i s  assumed that 

i t s  actual marke t  value a l so  inc reased  to  $30,000. 

As a resul t ,  .in 1976, one owner would pay $232.50 i n  County tax 

compared to  $193.75 for  the other,  a difference of $38.25. If the  County 

had also increased the tax r a t e  f r o m  15-1/2 to 16-1/2 m i l l s  f o r  1976, 

one owner would have paid $247.50 compared to $206.25 f o r  the other,  a 

difference of $41.25. 



BOARD O F  PROPERTY ASSESSMENT, APPEALS AND REVIEW 

Appointment and Qualifications 

3 
The Assessment Law applicable to second c lass  counties states 

that the Board of Proper ty  Assessment,  Appeals and Review shall consist 

of seven (7) members.  The members  shall be appointed by the Board of 

County Commissioners for  a staggered s ix  (6)  year term. 
- 

The members  shall have been residents of the County for  at leas t  

ten  (10) years  next pr ior  to h is  appointment .and: 

a. Four of whom shall  have not l e s s  than five years '  
pract ical  experience as  a registered rea l  estate 
broker o r  r e a l  estate  appraiser  or  assessor ;  

b. One of whom shall have not l e s s  than five years '  

+- pract ical  experience in  securities transactions, 
necessitating a knowledge of the value of stocks, 
bonds and other securities;  

c. One of whom shall have not l e s s  than five yea r s '  
practical experience as a building construction 
engineer o r  civil engineer o r  general contractor 
or  a s sessor ;  

d. One of whomsha l lhave  n o t l e s s  t h a n f i v e y e a r s r  
experience as a practicing attorney at law or  
registered r e a l  estate  broker,  or rea l  estate 
appraiser  o r  assessor .  

The Subcommittee did not, as  a pa r t  of i t s  study, investigate the 

qualifications of the current  officers and members  of the Board of P r o -  

perty Assessment,  Appeals and Review to determine if they qualify under 

the statute. 



The law also stares that the rrlembers of the Board shall devote 

sufficient t ime to the duties of their office to fully discharge such duties, 

but may hold other office or employment or may engage in any business 

outside their positions as  members of the Board; except, that no member 

o r  employee of the Board shall engage in the rea l  estate or  insurance 

business or hold an office or  position of employment i n  any such business. 

- 
General Powers and Duties 

The Board of Property.Assessment,  Appeals and Review shall have 

power and i t s  duty shall be: 

To make and supervise the making of all assessments  
and valuations of all subjects of taxation i n  the 
County as  required by existing law; 

-t 

To revise and equalize all such assessment and 
valuations ; 

To hear  al l  cases  of appeals f rom assessments,  
and all complaints a s  to assessments,  e r ro r s ,  
exonerations and refunds; 

To pass upon and determine the amount of property 
of any organization o r  institution which i s  under the 
provisions of ees t ing  law entitled to exemption 
f rom taxation; 

To establish and maintain i n  i t s  office records  of 
cubical contents of buildings, surveys, maps, 
sales  and assessments  and with the exception of 
the cubical contents, records and sales records,  
to permit  inspection thereof by the public at all 
t imes during office hours. 

In practice, the Board of Property Assessment, Appeals and 

Review i s  presently acting as administrators of the assessment process;  

they administer the clerical functions of the office; and hear  appeals. 



Salaries oi Board Members 

The Second Class County Assessment ~ a w ~  states that the 

Chairman of the Board shall receive an annual salary of eight thousand 

dollars ($8, 000); the Vice-chairman shall receive an annual salary of 

seven thousand dollars ($7,000); and each of the other members  shall 

receive an annual salary of s ix  thousand dollars ($6,000). 

- Currently, the annual sa lar ies  of the Board members  are:  Chair-  

man $25,065; Vice-chairman $21,070 and other members  $17,567. The 

Subcommittee has  been advised that the legal authority for the payment of 

the salar ies  at the current  level comes f rom the laws governing the  

5 establishment and operation of the County Salary Board which states  that 

"The salar ies  and compensation of all appointed officers and employees 
'C 

who a r e  paid from the county t reasury  shall be fixed by the sa lary  board.. . " 
The legislation relating to  the establishment and authority of the County 

Salary Board was passed subsequent to  the Second Class County Assess-  

ment Law. 

Organization 

The overall responsibilities of the Board of Proper ty  Assessment,  

Appeals and Review, appear to  break down into three major  functional areas .  

1. The actual valuation of property i n  the three  
triennial districts;  

7 P. S. 5452.2 (d). 

16  P. S. 4820. 



2. The hearing of appeals resulting in the 
establishment of valuations ; 

3.  The clerical functions which support the 
valuation of property, the appeal function 
and the general administrative iunctions 
of the Board. 

The function of placing vduations on property i s  under the direct 

supervision of six (6 )  of the seven (7) Board members. The County is 

divide-d into s ix  a reas  with a Board member3n charge of each area. (See 

Exhibit I1 for a r ea  assigmnents.) The Chairman of the Board is not as-  

signed an area;  however, i n  the event of a vacancy on the Board, the 

Chairman supervises that a r ea  until an appointment i s  made. 

For the greatest majority of cases, appeals a r e  heard  by the Board 

member under whose supervision the valuation i s  determined. In cases 
J _ 

where it i s  a large  property, the appeal may be heard by several  Board 

members. Board members have stated that the reason for this procedure 

i s  the large  number of appeals heard  each year,  making it impossible for 

a full Board hearing on each appeal. Secondly, the Board member who i s  

responsible for the a r ea  i s  more  likely to  be familiar with the a r ea  and 

presumably more  knowledgeable about the property and the neighborhood 

in which the property i s  located, and therefore better able to render 

judgement on the mer i ts  of the appeal. A full discussion of the entire appeal 

process is presented later  in the report. 

The clerical functions which support the valuation of property; the 

appeal process;  and general Board functions break down into two general 

areas: (I) Assessors '  office clerical duties; and ( 2 )  Board's general office 

dutie s . 



Assessors '  Office Clerical Duties - The functions which support 

the valuation responsibilities a r e  assigned to what i s  known as  the Assessors '  

Office which i s  headed by an office manager. These c l e r i c d  functions .in- 

clude: 

1. Assessors '  t ime records ;  

2. Distribution and collection of t ransfer  records,  
separations and change orders ;  

- 
3.  Assessors1  supplies and requisitions. 

Board's General Office Functions - The gener'al office clerical 

functions were, i n  previous years ,  supervised by an Executive Director. 

This position became vacant in  1972 and ha s  since remained unfilled. The 

position has recently been eliminated by Salary Board action and the super- 
*- 

vision and direction of the employees i s  unclear. Interviews with Board 

members indicate that these functions a r e  supervised by the ent ire  Board. 

Other interviews indicate that supervision i s  being provided by the Board 

Chairman. Included i n  what is considered to  be general Board cler ical  

functions are: 

Implementation of Board actions; 

Personnel records ;  

P ayr 011; . 

Appeal processing; 

Orders  for exonerations and refunds; 

Exemptions ; 

Assessment estimates and notification; 

Supplies and requisitions. 



Personnel 

There i s  a total of approximately 210 persons employed under the 

Board of P roper ty  Assessment, Appeals and Review. Approximately 180 

a r e  regular  County employees and 30 a r e  funded through Manpower. Of the 

180 regular County employees, approsmate ly  125 a r e  classified as a s s e s s o r s  

and supervising assessors ,  and of the 30 Manpower people, approximately 

18 are classified as assis tant  assessors .  (See Exhibit III for  personnel 

position assignments. ) 

ASSESSMENT PROCESS 

P r o ~ e r t y  Record Cards 

+. There  a r e  two property record  cards  i n  use. There  i s  the p ro -  

perty record card  k-nown as the R1 fo rm which has  been in  use for  a number 

of years .  (See Exhibit IV. ) Assessors  indicate that R1 fo rms  exist f o r  

each property; however, all fo rms  a r e  not complete with information on 

the condition and description of buildings. These fo rms  a r e  filed i n  the 

Assessors '  Office and a r e  used by the assessors  along with the assessors '  

f ield books. The R1 f o r m  is to be eventually replaced by a new property 

record f o r m  designed for  computer use. 

The new property record  card was designed by BSCS (See Exhibit 

IV-A) and i s  preprinted by the computer for each property. The new pro-  

perty record  ca rd  for each property i n  Pittsburgh and the Southern District  

has been in  use f o r  the past two triennials and i s  presently being used i n  the 

cur ren t  triennial in the Northern District. 



The use of the new property record cards i s  in  the initial stage 

and the portion of the card  which provides for detailed land and building 

information has  not been completed. In addition, the cards do not show 

any sales  data. The assessor  must  use the new property record card  i n  

conjunction with the R1 form and field book in order  to obtain information 

regarding the property and when making triennial assessments.  

- The new property record  cards  a r e  filed i n  the Records Office 

located i n  the offices of the Board of Property Assessment,  Appeals and 

Review. The supervision of this office i s  handled by a person whose posi-  

tion ti t le i s  "assessor" and who ac ts  as  liaison between BSCS and the Board 

of Proper ty  Assessment, Appeals and Review. Property record cards  

which I - a r e  preprinted by BSCS contain general code information which indent- 

ifies the property as  to location within the computer file, field book, 

municipality and school district. It also contains the address of the pro-  

perty, the name of the owner, name and address of the agent or  owner's 

address,  whichever is applicable, And a brief description of the property and 

valuations. These cards a r e  filed i n  r ed  folders with approximately 200 

cards p e r  folder and within each folder they a r e  filed by assessor ' s  field 

book numbers. 

During the triennial assessment  process,  the assessors  take out 

one folder of 200 property record cards  at a time. When these cards  a r e  

returned, they a r e  checked by the cler ical  staff i n  the Records Office and 

a r e  then sent to BSCS for  correction of c o m ~ u t e r  dzta. 



Only changes which affect: ( 1 )  field book number; ( 2 )  property 

location; ( 3 )  valuation change; (4) description change; ( 5 )  additions to 

existing buildings; o r  ( 6 )  removal or  addition of "unfinished" f rom the 

description a r e  made into the computer record  direct f rom the property 

record  card. All other changes require the assessor  to  prepare  a hand- 

written "Assessor 's  Change 0rder116, i. e., lot/block number correction; 

municipality name o r  code correction; owner or  agent's mailing address 

change; new building on lot; o r  lot description change. 

The reason for the difference in  the process is that copies of the 

"Assessor 's  Change Order" must  go to the Deed Registry Office for  

correction of the blotter7 and coding before i t  i s  sent to BSCS. The data 

changes which go direckto BSCS on the Property Record Card  a r e  not 
. - 

maintained on a current  bas is  on the blotter. The Deed Registry Office 

receives these changes a s  well a s  a.ll other changes when new blotters 

a r e  prepared by BSCS each year.  

Reportedly, after assessment  appeals cases were  decided by the 

Pennsylvania Supreme Court beginning in  1965, the then County Solicitor 

advised the Board of Property Assessment, Appeals and Review to  deter-  

mine and announce - a  ratio of assesse-d to market  value. This ratio was 

6 Assessor ' s  Change Order - A form which shows changes that have 
occurred in  ownership; property description or  location; and authorizes the 
various assessment  records to be  changed. 

7 ~ l o t t e r  - A properly certified duplicate of the l a s t  adjusted valua- 
tion of all r ea l  estate, personal property made taxable for county purposes, 
stating the name of each taxable valuation, description and kind of property. 



established at 50 percent by the Board of Property Assessment,  Appeals 

and Review and was f i r s t  announced and applied to the 1969-1970-1971 

triennial fo r  the City of Pittsburgh. According to the Board of Proper ty  

Assessment, Appeals and Review, the 50 percent figure represented the 

ratio around which most of the assessments  clustered in  1968. In support of 

this figure, the Board cited f igures of the Pennsylvania State Tax Equaliza- 

tion Board - as  demonstrating that the average assessment  in  Allegheny 

County for the ten years  previous to 1968 was slightly in  excess of 50 percent  

of the State Tax Equalization Board 's  established market  value for  Allegheny 

County. 

Current Ratios - The 1974 market value established by the Pennsyl- 

vania State Tax Equalization Board (STEB) and certified June 30, 1975, show 
+. 

Allegheny County's County-wide rat io at  52.3 percent with individual munici- 

palities ranging f rom 42.8 percent to  62.4 percent. It should be noted, 

however, that the State Tax Equalization Board's market  value does not 

reflect current  market value in  that STEB uses a five-year moving average 

in  i t s  determination of market  values. Therefore, the rat ios  established 

by STEB a r e  higher than the actual rat io of assessed  values to current  

market values. 

Allegheny county's Bureau of Systems and Computer Services did 

a sales ratio study i n  1975 based upon 11,475 sales8 that occurred  i n  1974. 

The report shows the County-wide ratio of assessments  to sa les  pr ices  a t  

' ~ x t r e m e  high and low rat ios  were eliminated f r o m  the final 
report as  not representing t rue  assessment  ratios t o  the fair market 
vaiue of the property soid. 



percent to a high oi 49.68 percent. The Bureau's 1976 report, based q o n  

13,173 sales that occurred i n  1975, shows the County-wide ratio of assess -  

ments to sales prices a t  32. 61 percent with individual municipalities ranging 

f r o m  a low of 15.45 percent to a high of 49. 73 percent. (See Exhibits V and 

V-A f o r  a complete listing of municipalities, number of sales and ratios, 

1975 and 1974, a s  well a s  analyses by triennial district,  type of municipality 
- 

and supervisory area. ) 

In the opinion of the Subcommittee, the above data indicated that a 

rat io of 50 percent i s  not being used i n  the assessment procedure and that 

a d o r m  assessment ratio i s  not being wiformly zpplied throughout 

Allegheny County. Further, it was stated by certain members of the Board 
-c 

of Prsprtj.. A s  se a s,?;e;;t, A21)caLs as2  ?2c-.-ic-a al'As.crgk L\c 2eclzrc2 

rat io i s  50 percent, in  actuality it runs between 30 percent and 70 percent. 

The previous findings indicate that there should be an immediate 

and coscerted effort to  redesign and monitor the assessment procedure to 

insure  that the judically-mandated common level ratio is applied uniformly 

and consistently throughout ~ l l e ~ h e n ~ '  County. 

Source Records 

The R l  form of p r o ~ e r t y  record card, previously described i n  the 

report,  together with the assessors '  field books; copies of sales informa- 

tion; lot  and block maps; and W. P.A. descriptions of property constitute 

the source data which the assessors  utilize in determining the actual market  



value of real  estate. Unfortucateiy, there i s  no single source data which 

i s  complete for  the entire County. 

R1 F o r m s  - R1 forms do not eAs t  for every assessed  parce l  of 

rea l  estate  and the forms which do exist a re  not all complete with the 

extension of information regarding details on the improvements. (See 

Exhibit IV for  type of detail information presently required. ) The forms 

a r e  loose leaf and a r e  filed i n  manila folders i n  the Assesso r s '  Office. 

This procedure makes them very easily misplaced, lost  or  destroyed. 

Field Books - The a s s e s s o r s '  field books a r e  considered to  be the 

one source  which i s  most  complete. A recent survey was conducted by the 

members  of the Board of Property Assessment, Appeals and Review, as  

a resul t  of questions by the Study Committee a t  the April  9,  1976 meeting. 
-< 

This survey shows that only 81 percent  of the descriptions on homes i n  the 

County a r e  complete in  even the l imited descriptive information which i s  

required on the field book sheets. 

REPORT ON NUMBER OF HOMES WITH  INFORMATION^ 

No. of Number W i  th 
Homes Information 

Area ill Louis H. Artuso 42,192 27,018 
Area #2 Samuel Rudick 59,550 51,197 
Area f 3  Glen C .  Jones 77,021 63,039 
Area #4 John J. Fallon 65,839 52,973 
Area f 5  Joseph E. Feledick 74,900 60,131 
Area f6 John R. 0 '  Connell 54,990 49,535 

Percent 
Complete 

9 ~ a t a  supplied by Board of Property Assessment,  Appeals and 
Review. 



- s a c h  assessor  has  his own methods and procedures  in keeping and 

maintaining his records ,  the use or' sales  data, records  of notice of change, 

appeal information and determining actual market  values. There  i s  no uni- 

formity within assessment  a r e a s  under the direction of a Board member  o r  

among Board members .  

Lot and Block Maps - The Controller 's  Office has  completed only 

96 of the 129  municipalities on the lot  and block system. Each a s s e s s o r  has  

a complete set  of maps for  h i s  area.  However, they a r e  not rev ised  a s  

changes occur. Maps a r e  maintained on a cur rent  bas is  i n  the  Deed Reg- 

i s t r y  Office. 

W. P. A. Records - During the middle Thirties,  Mr. P. -4. prepa red  

sketches of buildings showing dimensions and detailed information r-egard- 
- 

ing the type and construction. These records  were  very well done but 

were  only complete for the urban a r e a s  (cities and boroughs). The r ecords  

have become outdated over the y e a r s  a s  the resu l t  of remodeling, demolition 

and new construction. 

Sales Data 

Information on sales  of property i s  necessary for  th ree  different 

purposes. F i r s t ,  the Board of Proper ty  Assessment,  Appeals and Review 

must  submit monthly a repor t  t o  the State Tax Equalization Board showing 

all r ea l  estate t ransfers ,  the sales  pr ice  a s  shown by the deed and Pennsyl-  

vania tax stamps and the a s ses sed  valuation. Secondly, the a s s e s s o r s  need 

sales  data in  order  to determine market  values and marke t  conditions for  



tneir assigned terr i tory.  Thirdly, ESCS needs the information in order  to 

maintain up-to-date computer records  on new owner s,  agents, and owner 

or agent's address  for tax billing purposes. 

At the present  t ime, sa les  information i s  being supplied f r o m  two 

different sources,  thus, duplication. The Deed Registry Office receives 

copies of all deeds f rom the Recorder  of Deeds Office. Information f r o m  

the-deed, including the sales  pr ice,  i s  coded on fo rms  and sent  to  BSCS. 

F r o m  this data, BSCS updates the computer file and also p repa res  an 

assessment/sales  ratio report.  

The Board of Proper ty  Assessment,  Appeals and Review has  a 

contract with Real Estate  Statistical S e r ~ i c e  at  the current  annual r a t e  of 

$1,968 for which they receive data on all sales  of property which a r e  r e -  
-z  

corded i n  the Office of the Recorder  of Deeds on a duplicate form. The 

information received contains: 

1. Proper ty  address  and Lot/Block number; 

2. Brief description of the property; 

3. Name of Grantee and Grantor;  

4. Dollar consideration and amount of Pennsylvania 
tax stamps; 

5. Date of deed and date recorded. 

This information i s  turned over to  the a s s e s s o r  who records  the 

sales information on h i s  records  and inse r t s  the a s sessed  valuation of the 

property on a copy of the f o r m  which i s  then returned to Real  Es ta te  

Statistical Service. Real Estate Statistical Service i n  tu rn  p r e p a r e s  the 



monthly report  ior  the Board of Proper ty  Assessment,  kppeais and 

to be sent to  the State Tax Equalization Bo.ard. 

The Board of Proper ty  Assessment,  Appeals and Review receives 

f rom the State Tax Equalization Board ten cents ($. 10) for each t ransfer ;  

therefore,  it receives more  than the  costs  of the annual contract with Real  

Es ta te  Statistical Service. 

Investigation and discussion with the various offices involved in-  - 

dicate that the ent i re  process  could be handled by BSCS and consideration 

h a s  been given to it by BSCS. However, until 1976, it has received a low 

priori ty  compared to other new programs  and systems being developed for  

other County needs. It i s  the Subcommittee's understanding that beginning 

in  January 1977, BSCS will p r e p a r e  the STEB report  and the contract with 
-t 

Real Estate  Statistical Service will no longer be necessary. 

The sales  information supplied by Real Es ta te  S ta t i s t icd  Service 

or  the sales  ratio repor ts  prepared  by BSCS a r e  not used a s  an  audit on 

the effectiveness of the performance of the assessment  function. However, 

some of the Board members  do utilize sa les  information fo r  their own a r e a s  

to determine market  conditions and to  check on the performance of a s s e s s o r s  

under their supervision. 

Training and Supervision 

All a s s e s s o r s  a r e  encouraged to  take courses i n  assessment  and 

appraisal procedures. However, the a s sesso r s  a r e  not re imbursed  for  this 

expense. 



In 1973, ali assesso r s  attended 2 20-sessior, course consisting of 

eighteen sessions of course work, one session of review and one session 

for  the examination. This course was funded by Allegheny County and was 

held a t  Duquesne University with the American Institute of Real Estate  

Appraisers  and the Society of Real  Es ta te  Appraisers  furnishing the 

instructors .  

In addition, the a s s e s s o r s  a r e  urged to take the International - 

Association of Assessing Officers (I. A. A. 0. ) course which consis ts  of 

s ix pa r t s  and i s  conducted by the Pennsylvania Assessors '  Association. 

When all six courses  have been taken, the a s sesso r  i s  then qualified to  

take an examination and i f  he passes ,  h e  i s  then a Certified Pennsylvania 

Evaluator. These courses  a r e  all  taken at the expense of the a s s e s s o r  and 
- t 

h e  receives no reimbursement  f r o m  the County. At the present  t ime, 

approximately 80 percent  of the a s s e s s o r s  have completed the f i r s t  five 

courses.  Only 2 1  a s s e s s o r s  have not taken any of the courses.  

The Board of Proper ty  Assessment,  Appeds  and Review Office 

maintains records  on all course work taken by each assesso r  a s  well  a s  

the a s sesso r s '  educational background. 

Other than the mater ia ls  received through course  studies, seminars  

attended and published ar t ic les ,  t he re  a r e  no written general rules  and 

regulations established by the Board for the assessment  process  which the 

a s sesso r  i s  expected to follow i n  Allegheny County. This lack of wri t ten 

general rules  and procedures resul t s  i n  each Board member and each 

assesso r  proceeding i n  his own way with varying degrees of effectiveness. 



For exampie, some assesso r s  utilize cubical conLent an6 otners use sqr;are 

feet  as  a basis  for market  value comparisons. 

Assignment of Terr i tor ies  

Every  field a s sesso r  i s  assigned to a terr i tory.  A t e r r i to ry  may 

contain several  wards and/or  one o r  more  municipalities. Each supervising 

as sesso r  supervises a group of a s sesso r s .  Assesso r s  report  into the 

offl'ces of the Board of Property Assessment,  Appeals and Review approxi- 

mately once every two weeks. Therefore,  there i s  no direct  day-to-day 

supervision of their  work. Supervising a s s e s s o r s  have stated that they 

know where the a s sesso r s  a r e  working each day, and i n  some cases,  indicated 

that they have a place where 'hey meet  with the a s s e s s o r s  i n  the morning. 

On the surface, this appears to be a very  loose arrangement  for the super-  

vision of some 120 a s s e s s o r s  and assistant assessors .  On the other hand, 

having them all come into the office every day before sending them out to 

various p a r t s  of the County would be also a considerable waste of time, 

and expensive f rom a mileage reimbursement standpoint. 

Presently,  each supervising assessor  p repa res  a bi-weekly repor t  

covering the activities of the a s s e s s o r s  under his supervision. 

The only way the present  system can work satisfactorily i s  to make 

s u r e  that the supervising a s s e s s o r  i s  a responsible, conscientious, dedicated 

supervisor capable of supervising employees and with the means of obtaining 

disciplinary action against employees who fail to  per form according to the 

rules  and regulations established by the Board. 



m- ~ n e  assesso r s  a r e  unionized and when a vacancy occurs i n  a 

terr i tory,  the assesso r s  have the right to  bid on the vacant te r r i tory .  The 

Board Chairman has indicated that, to  date, this has  not presented a p ro -  

blem. However, such a sys tem of assignment of t e r r i to r i e s  does not 

permi t  the flexibility of utilizing the best talents most  effectively. 

On the other hand, assignment of te r r i tor ies  does provide the 

oppprtunity for  the a s sesso r  to become thoroughly famil iar  with h i s  assigned 

area.  As a result ,  he should be better able to make the value judgements 

that a r e  necessary i n  obtaining uniformity based upon the market  value of 

property. 

Building Pe rmi t s  

Building permi ts  a r e  not required by every m u n i ~ i p a l ~ t y  i n  the 

County. In those municipalities which do require building permi ts ,  there  

i s  no requirement that a r epor t  of permi ts  issued be filed with the Board 

of Proper ty  Assessment, Appeals and Review. As  a result ,  i n  munici- 

palities where permi ts  a r e  issued, the a s sesso r  must  go to  the offices of 

the municipality and hand-copy the information f r o m  the permit.  Some 

municipalities provide the a s sesso r  with a copy of the pe rmi t  which 

eliminates h is  copying the information. Such data i s  necessary  a s  an .aid 

to the a s sesso r  in  locating new construction and additions for  a s sessment  

purposes. 

The Fourth to Eighth Class  County Assessment  ~ a w "  requ i res  

the office issuing building permits  in every political subdivision of each 



county snall keep a daiiy r e c o r ~ ,  separare and apart f rom a l l  other records,  

of every building permi t  issued, which shall se t  forth the following informa- 

tion: 

1. Date of issuance; 

2. Nameandaddress  o f p e r s o n o w n i n g a n d a  
description sufficient to  identify the property 
for which the permi t  was issued; 

3. Nature of the improvements and amount i n  - 
dollars i n  which issued. 

On or  before the fir st Monday of each month, the office shall  file 

the daily record  i n  the office of the chief a s sessor  of the county. The office 

shall collect f rom each person to  whom a building permi t  is i ssued the sum 
one dollar ($1. O O ) *  

of & ~ ~ % & w F F E )  which shall  be full compensation for  i t s  serv ices  

to the county. 

In addition, this same section of the Fourth to Eighth Class  County 

Assessment Law requires  that whenever a person makes improvements 

other than painting of o r  normal r epa i r s  to a building of $1,000 o r  l e s s  

i n  value annually and he i s  not required to  obtain a building permi t  by any 

political subdivision, he  must  within 30 days of commencing the improve- 

ments furnish similar data to the office of the chief assessor .  

At the present time, a s s e s s o r s  in municipalities which do not 

require building ~ e r m i t s  a r e  unaware of improvements. Therefore,  

assessment changes resulting f r o m  such improvements a r e  dependent 

upon the assessors  picking them up during the triennial assessment .  

::: amended 1968 



Recording of Deeds 

At the present  time, the re  i s  no law which requires  the owner of 

a property to record the deed in the Office of the Recorder of Deeds, and 

therefore, i t  i s  possible that not a l l  t ransfers  of property a r e  recorded 

in the assessment  records and tax  bills would be sent to the previous 

owner. It has  been indicated, however, that the re  does not appear to  be 

a serious problem in  that deeds a r e  generally recorded. 

The Fourth to Eighth Class  County Assessment ~ a w l l  requires  

that it i s  the duty of every grantee of r ea l  property to  register  the deed 

in the office of the chief a s sessor  fo r  the county in which the land o r  the 

grea ter  portion of i t  i s  situated, within 30 days of the date of conveyance. 

unless such deed shall have been previously recorded in  the Office of the 
-* 

Recorder of Deeds. 

APPEAL PROCESS 

Notice of Change of Assessment 

A cut-off date i s  established annually to  enable BSCS to prepare,  

en masse, Notices of Change i n  Assessment  in  the triennial a r e a  f o r  al l  new 

taxable accounts, and any e e s t i n g  taxable account having a change in  a ssess -  

ment of whatever amount. These notices a r e  turned over to  the Board of 

Property Assessment, Appeals and Review for mailing. A listing of changes 

i s  also produced for each municipality and school district. These a r e  also 



turned over to tne Board and a r e  usually nand delivered by the a s sesso r  

because of their  bulk. 

Notices of Change in Assessment  which occur after the cut-off 

date a s  well  a s  Notices of Change i n  Assessment  in  the inter-triennial 

a reas  a r e  handwritten by the a s sesso r .  Copies of these individual notices 

a r e  mailed to the municipalities and school districts.  (See Exhibits VI 

and-VI-A. ) 

At the completion of the triennial assessment ,  BSCS produces 

two se ts  of a s sessment  books. One i s  used for display i n  the municipality 

and one for  display i n  the offices of the Board of Property Assessment ,  

Appeals and Review. For  the City of Pittsburgh triennial, only one se t  

of a s sessment  books is prepared for  display. 
-c  

Appe a1 Fil ing 

Following the close of the triennial and the printing of the a s s e s s -  

ment books, property owners a r e  advised by public notice that they may 

view the assessment  book and p r e s s  re leases  a r e  prepared which s tate  

that the a s s e s s o r s  wi l l  be available to answer questions at such t imes  or  

places a s  l isted. 

An application for  appeal must  be filed within 30 days f r o m  the 

date of the official notice of change. It  should be noted that an appeal f rom 

an assessment  of a property located i n  the triennial a r e a  which has  not 

been changed may  also be filed. Regarding appeals on property located 

i n  inter- t r iennial  a reas ,  the Board has  stated that the County Law 



Department rendered an informal opinion tnat an appeal could not be accepted 

during the inter-triennial period unless the property met  the conditions 

which a r e  se t  forth in the Second Class  County Assessment Law. l2 1n 

summary, the conditions a r e  interpreted to mean that some physical change 

i n  the improvements o r  adjacent thereto or in the vicinity must  occur; 

otherwise, the appeal i s  not accepted. 

- Applications for appeal a r e  available f r o m  the assessor  when'he 

i s  sitting i n  the municipality o r  f rom the offices of the Board of Proper ty  

Assessment,  Appeals and Review. (See Exhibits VII and VII-A. ) If the 

property i s  an income producing property, an Income and Expense State- 

ment form, which i s  furnished by the Board, must  be completed and filed 

with the appeal application. (See Exhibit VILT. ) 
't 

Rules and regulations governing appeals from the triennial a s s e s s  - 

ment a r e  printed and published in  the newspaper and the Legal Journal. They 

a r e  also available at offices of the Board of Proper ty  Assessment,  Appeals 

and Review. These rules  and regulations cover the dates the assessment  

books at  the Board a r e  open for  inspection, who may appeal, appeal 

applications, intervention, hearing, postponements, witnesses, etc. The 

published rules  and regulations a r e  silent on the right and conditions under 

which an appeal may be taken during the inter-triennial period. 

1272 P. S. 5452.13 and 5452. 14. 



R e ~ r i e v  of Assessment 

Copies oi all filed appeal applications a r e  sent to the supervising 

assessor  in whose te r r i tory  the property i s  located. Copies of filed appeal 

applications a r e  not sent to  the municipalities and school dis tr ic ts  in  which 

the property i s  located. Every property on which an appeal i s  filed i s  

reportedly reviewed, usually by two assesso r s ,  and a repor t  with the 

a s sesso r s '  recommendations i s  prepared. 

As a resul t  of the review and with the agreement of the supervising 

as sesso r  and a Board member,  a correct ion i n  the assessment  may be 

agreed upon, and in such cases,  a two-part post  c a r d  i s  sent  to  the appel- 

lant  indicating the revised assessment .  If the appellant agrees to  the  r e -  

vised assessment,  he  merely signs the c a r d  and mails  it back to the .Board. 
-c 

I f h e  does not agree, the appellant does not return the c a r d  and appears  

for a hearing at the date and t ime indicated on the card. 

In all cases  where the assessment  i s  sustained by the reviewing 

assesso r s ,  notices of the date and t ime of hearing a r e  mailed to the 

appellant. 

Appeal Hearings 

Appeals f r ~ m  assessments  a r e  usually heard  by one Board member 

because of the number of appeals to  be heard. F o r  example, the re  a r e  

approximately 8, 500 appeals to  b'e heard  in  1976. This means that each 

Board member will hear approximately 1,400 appeals. In addition to the 

Board member,  the supervising as sesso r  and assesso r  attend the hearings. 



At the weekc>- meetings of tne Board of 2ro-perty Assessment,  

Appeals and Review, reports of Board members '  hearings a r e  submitted 

with recommendations which a r e  acted upon by the entire Board. The 

report  consists of a listing of the name of owner, current  assessment  and 

new assessment.  The Board members  present  at  the weekly meeting 

make the final decision without hearing or  knowing the facts of the case. 

T h e  action taken i s  then transmitted to  the appellant who then has sixty (60) 

days i n  which to appeal the decision of the Board to the Court of Common 

Pleas.  

DEED AND ASSESSMENT REGISTRY OFFICE 

Function 
't 

The functions of the Deed .and Assessment Registry Office which 

relate to  the maintenance of assessment  records a r e  a s  follows: 

The maintenance of the lot  and block system a s  prepared  by the 

Controller 's  Office and certified a s  completed by the Court of Common 

Pleas;  recording changes i n  ownership a s  evidenced by various official 

documents; recording changes i n  valuations, improvements and descriptions 

as submitted by the Board of Property Assessment, Appeals and Review; 

maintaining a control on the total assessed  valuation of r ea l  property i n  

each municipality; assembling and binding the tax duplicate blot ters  for  

municipalities, school districts,  County Treasure r  and the Board of P r o -  

perty Assessment, Appeals and Review. 



Or canization 

The Deed and Assessment  Registry Office i s  organized into three  

there 

chart  

- 

bureaus: drafting; deed t r a d e r ;  and transcribing. As of March 21,  1976, 

were 82 positions in  this department ( see  Exhibit IX for organizational 

) broken down by position ti t le a s  follows: 

Director;  

Administrative Assistant;  

Secretary;  

Supervisors;  

Assistant Supervisors;  

Supervising Clerks; 

Draftsmen; 

Deed Transfer  Clerks;  

Clerk Typists; 

Typist; 

Clerks 

Total Positions 

Bureau Duties and Responsibilities 

Drafting Bureau - The Drafting Bureau maintains approximately 

22,000 map sheets covering the ent i re  County. This includes maps  p re -  

pared under the lot and block sys tem by the County Control ler 's  Office 

and then turned over to  the Deed and Assessment  Registry Office cover-  

ing 96 municipalities, and existing County maps covering the remaining 



33 municipalities. Up to the present  t ime, two sets of maps were  maintained; 

the original maps  and a copy which i s  made available for public use.  The 

maps f o r  public use  a r e  in  the p rocess  of being eliminated. All maps have 

been microfilmed and a microf i lm for  each map placed on a n  index card 

which can be viewed in  microfi lm readers .  Two card  indexes a r e  also 

maintained, one of which is filed by municipality and lot and block number 
- 

and one alphabetically by owner. These c a r d s  contain.genera1 property 

location; property description; owner 's  name; deed book and page number 

of recorded deed and date of recording. In a r e a s  where lot and block maps 

have not been completed by the Control ler ' s  Office, a pseudo lot and block 

number has  been assigned. 

The present  ca rd  index sys t em is being changed to a m?crofiche 

system. This sys tem consists of a 4 x 6 microfi lm which contains indexes 

by owner 's  name, by lot and block number and by s t r ee t  address .  Each 

microfi lm will  contain approximately 18,000 listings. When this system 

has been completed and installed,  the present  alphabetical ca rd  index will  

be eliminated. However, the lot and block ca rd  index will  continue to be 

maintained because the c a r d  contains additional information. 

In addition, ' this bureau s e r v e s  and a s s i s t s  the public in obtaining 

the available information including the reproducing of map sheets. Public 

inquiries average approximately 300 per  day. 



Deed Transfer  B u r e a ~  - The Deed Transfer Bureau processes  all 

changes of rea l  estate  ownership a s  evidenced by deeds f r o m  the Recorder ' s  

Office (average 30,000 per  yea r ) ;  deeds f r o m  Sheriff's Office (average 750 

per  yea r ) ;  probated wills;  court orders ;  ordinances; declarations of 

takings, etc. 

The process  includes noting changes on the Deed Registry blotters 

an& index cards and typing the official change order  in  triplicate,  the 

original and one copy of which i s  forwarded to the Transcribing Bureau. 

Transcribing Bureau - The Transcribing Bureau consis ts  of four 

sections: Transfer  Section; Coding Section; Assesso r ' s  Change Order and 

Control Section; AE (Addittonal and Exonerations) Section. 

The Transfer  Section receives official change o rde r s  and correct ion 
-2 

slips f r o m  the Deed Transfer  Bureau in  two lots: Straight t r ans fe r s  o r  

whole taking which a r e  propert ies  t ransfer red  in  their  entirety; and split 

t r ans fe r s  where only p a r t  of the original i s  t ransfer red  to a new owner o r  

a property i s  broken up and t ransfer red  to  two or  more  owners. Notations 

a r e  made i n  the blotter and straight t r ans fe r  data changes a r e  typed on 

Optical Character Reader forms with Selectric typewriters. These f o r m s  

a r e  then sent to BSCS and a r e  read by the Optical Character  Reader  which 

automatically changes the computer data. On split t r ans fe r s  the original 

and second copies a r e  forwarded to the Board of Proper ty  Assessment ,  

Appeals and Review fo r  new valuations. The as sesso r s  re ta in  the second 

copy, and the original copy with the new valuations i s  returned to the 

Transfer  Section where the additional notations a r e  made on the records  



and then iorwarcied to tne CocEnf; S e c ~ i o n  for ~ r o c e s s i n g . .  Splir t r ans fe r s  

comprise a p p r o ~ r n a t e l y  25 percent or' all t ransfers .  

Assessors  Change Order and Control Section receives all 

Assessors  Change Orders  f rom the Board of Property Assessment ,  Appeals 

and Review. These change o rde r s  ref lect  changes made i n  valuations, 

addition or deletion of improvements, changes i n  description, etc. The 

clerks i n  this section add code and l ine  numbers, check the addition o r  

subtraction of valuations and note changes i n  the blotters.  The A s s e s s o r s  

Change Orders  a r e  then forwarded to the Coding Section for  processing.  

Approximately 60,000 Assesso r s  Change Orders  a r e  processed  each year. 

In the peak triennial y e a r s  of 1970 and 1971, there  were  approemate ly  

110,000 to 120,000 Assessors  Change Orders  processed. 
't 

The Assesso r s  Change Order and Control Section a l so  maintains 

the assessed  v'aluation control sheets for each municipality, which i s  

balanced with the offices of the County Controller and County T r e a s u r e r ,  

All additions and exonerations, which can affect previous t ax  y e a r s  a s  

well a s  the current  year,  a r e  posted to  the control sheets. The certified 

valuation balance i s  made to the County Controller every month. Bal- 

anced valuation report  sheets a r e  certified with the County Control ler 's  

Office, County T r e a s u r e r ' s  Office and the Board of Proper ty  Assessment ,  

Appeals and Review for  each municipality. These repor ts  show total  

rea l  estate valuations, total r ea l  estate  taxable valuations, total  r e a l  

estate exempt valuations, and gross  total  County tax, 



The Coding Section receives dl official change o rde r s  which a r e  

not handle6 by Optical Character  Reader  forms and all Assesso r s  Change 

Order forms. Changes a r e  coded and sent to BSCS for  key punching and 

updating the computer record. 

BUREAU OF SYSTEMS AND COMPUTER SERVICES 

- 
The Bureau of Systems and Computer Services maintains a land 

tax file. l 3  This fi le contains information on each account (parcel  o r  con- 

tiguous parcels)  and provides the following information on all propert ies  

within Allegheny County. 

Lot and block number; 

Control number (used to identify location -.? 

of property record on the computer);  

Municipality and ward; 

School district;  

Taxable or  exempt; 

Street  name and address ;  

Owner ' s name; 

Mailing address  of agent o r  property owner; 

Current assessment  on land and improvements 
shown separately and in total. 

13 
A computer tape containing data on each piece of property. 



F r o m  the information contained i n  the land tax fiie, the follow- 

ing f o r m s  and repor ts  a re  prepared. 

Two se ts  of blotters for  display purposes p r io r  to 
close of appeal period, one for display by the 
a s sesso r  at the municipality and one for display at 
the Board of Proper ty  Assessment,  Appeals and 
Review Office. 

Five se t s  of final assessment  blotters a r e  produced 
and distributed as  follows: One for Board of Proper ty  
Assessment,  Appeals and Review; one for County 
Treasure r ;  two for Deed Registry and one for  
municipal and school t ax  purposes. 

Notices of change in assessment  a r e  produced, en 
masse ,  at the end of the triennial and a r e  submitted 
to the appeals bureau. Changes made after designated 
cut-off date and in the inter  -triennial a r e a s  a r e  p re -  
pared  by the a s s e s s o r  and submitted to the zppeals 
bureau. 

't Listings of notices of change in  assessments  a r e  
prepared  for: 

a. Municipality; 
b. School District;  
c. Appeal Bureau; 
d. Assessors .  

Sales - rat io  repor ts  a r e  to  be prepared annually. 

Proper ty  record  ca rds  a r e  prepared annually for  
triennial area.  

Proper ty  Record Card 

Proper ty  r ecord  cards  designed for computer purposes were  

f i r s t  used fo r  the Pittsburgh triennial i n  1974 and then for  the southern 

Allegheny County triennial in  1975. Upon receipt of forms,  the cards  will 

be printed f o r  the northern triennial a r e a  for 1976. 



-- i h e s e  property record cards a r e  not designed as a permanent 

record but a r e  used as  source information for the computer record  of 

the property. The system i s  designed to print a new property record  

for the a r e a  i n  which a triennial assessment  i s  to be undertaken. The 

property record cards  a r e  then turned over to the Records Office which 

i s  i n  charge of the property record ca rds  and i s  located in  the offices of 

the -Board of Proper ty  Assessment,  Appeals and Review. 

The property record  c a r d  was designed to contain numerous 

factors  which describe the exterior and interior of buildings as  well a s  

various factors  which a r e  believed to influence the value of the land, and 

previous sales information. These sections of the ca rds  a r e  not being 

used at the present  time. 

LOT AND BLOCK SYSTEM 

Legislative Background 

The Second Class  County Code, 16 P. S. 3701 - 3707, dated 

July 1953, empowers the County Commissioners to establish, i n  the office 

of the County Controller, the lot  and block system (tax maps)  for  the r e -  

gistration of land ti t les,  for  the accumulation of County tax liens,  and for  

the enumeration of the parcels  of r ea l  estate  to be assessed  fo r  County, 

city, borough, township and school purposes. 

The Code further  authorizes the County Commissioners to use 

current  tax revenues o r  i s sue  general obligation bonds to defray the cost 

of expense of establishing the lot and block system. 



When the County Controller h a s  certified to the County Commis- 

sioners that the system has been completed for one or  more  municipalities, 

the plats and plat books (maps)  a r e  turned over to the Deed Registry Office 

for  upkeep. 

Completions to Date 

In 1945, the County Cornrnis sioner s proceeded to establish a lot 

and block sys tem and issued $150, 000 in 20-year bonds to begin the  work. 

As of January 1, 1976, a total of $7,470,000 i n  bonds has  been 

i s  sued (see  Exhibit X) for the establishment of the lo t  and block sys tem 

and 96 of the 129 municipalities have been completed and turned over  to 

the Deed Registry Office. A l i s t  of the completed~municipzlities and y e a r s  

certified to Deed Registry i s  shown in Exhibit XI. 

It i s  anticipated that three  municipalities: Robinson Township and 

Liberty and Lincoln Boroughs will be completed in  1976 and turned over 

to  Deed Registry by January 1, 1977. 

Estimated Completion 

The balance of the 30 municipalities a r e  in  various stages of 

completion and it has been estimated by the Mapping Section of the Con- 

t ro l l e r ' s  Office that with the present  work force i t  will take at  l e a s t  an 

additional five to six yea r s  to complete the work. 

Conclusion 

The fact that the lot and block system i s  not completed does not 

present  problems to the short o r  long-range objectives of assessment  



procedures and pract ices  because a pseudo number has  been assigned by 

the Deed Registry Department to  identify propert ies  on the County maps 

of the 3 3  uncompleted municipalities. As municipalities a r e  completed, 

the pseudo number will be changed to  the official lot and block number. 

Submitted by: 

Alexander J. Jaff ur s , Chairman - 
Donald J. Lee  
Joseph D ' Anna 
J. Paul  Riden, Research  Staff 



LONG RANGE SUBCOMlMITTEE REPORT 

If any one work could summarize  the long range solution to 
the problem of property assessments  in Allegheny County the word 
would be acceptance--acceptance by the public of the system based 
on their perception that i t  i s  a fa i r  and equitable sys tem imposed 
on them. Clearly, that perception does not exist today. 

- Assessments,  by their  nature,  a r e  complex. The whole theory 
of property taxation dates back to the t ime when only a few owned 
property and the a s sesso r  was a visible per  son who rendered his judg- 
ments based on c r i t e r i a  he  could uniformly apply throughout the tax- 
ing district. 

Today, with over 100 a s s e s s o r s  of varying degrees of t ra in-  
ing and competence and over 500,000 property accounts, assessments  
have become a great  puzzle, which can be manipulated only by the 
large sophisticated property owner and, to some extent, by elected. 
officials. -* 

It i s  the Subcommittee's belief that obtaining public accep- 
tance of the assessment  p rocess  l i e s  i n  the eventual development of 
an automated system. Such a system, a s  demonstrated in  the attached 
report by Subcommittee member  Dr. Richard Longini, must  achieve four 
basic goals: A reliable data base  with continuous updating, equity, 
credibility and public access  to information. A discussion of these 
goals follows. 

I. An Accurate and Reliable Data Base with Continuous Updating 

The basic  problem of the a s sesso r ,  o r  even a pr ivate  appraiser ,  
i s  the assembling, study and analysis of data concerning recent sa les  
i n  arriving at an estimate of value. The better the facts ,  the bet ter  
the conclusion. 

The data base now i n  use, the property card, may or  may not 
be complete or accurate depending on the a s sesso r  who made the init ial  
entry and the amount of updating performed.  



Any long range improvement in the assessment  system will r e -  
quire that all such property information cards be accurate  and reliable. 

Es sentially, there a r e  three  methods to secure the initial 
data : 

1. Relying on the present  assessment  staff to check 
accuracy of present  ca rds  and development of 
those not in existence o r  working order .  

- 
2. Employment of a private appraisal  f i r m  to cover 

a l l  propert ies  in the County fo r  initial data 
entry. Such a n  appra isa l  .is parti.cularly- suited 
to a period in which reassessments  a r e  "frozen". 

3. Request each property owner to supply basic in- 
formation in a simplified format.  

Each approach has cost implications. Approach #2 i s  par t i -  
cularly costly .although verification co s t s  would be minimal. Approach 
#1 would produce the leas t  "added" cost  although the present  staff 
might be unable to per form the function within a specified time limit.  
Approach #3 would have a minimal initial cost although certification 
and "no report  a s sessment s t t  would likely be a continual and costly 
problem. 

In addition to these three approaches,  there i s  currently 
available a t  minimal cost "appraisal reference ca rds t t  through a s e r  - 
vice which provides data on propert ies  viewed by professional ap-  
p ra i se r s .  In any of the approaches,  data obtained f r o m  the service 
could be used in lieu of individual searches  o r  a s  a verification 
mechanism. 

Once the data i s  in a reliable and comprehensible fo rm a 
process  of continual updating m u s t  be instituted. The updating pro-  
cess  should be viewed a s  one component of the property information 
system already being developed by the County. This system i s  r ep re -  
sented in the following chart: 





The proposed configuration builds on the existing d a n  base ,  
which i s  a l r eady  on d i r e c t - a c c e s s ,  to include the acquisi t ion of new 
data  e lements  and the o rde r ly  handling a s  the data  i s  being collected;  
and with continual maintenance.  

The in tegrated s y s t e m  includes batch,  batch-and-forward,  and 
on-l ine inputs fo r  updating the data ba se ,  based  on the type of t r a n s  - 
action and the economics  thereof.  On-line a c c e s s  would be  provided 
fo r  a Quality Control  Sys tem and Inquiry.  

- 
Acces s  to the data  ba se  would be  made  through a n  Index 

Sequential Acces s  Method fi le using the lot -and-block number  o r  a 
geographical  pa r ce l  code a s  the  key. F o r  a single t ransact ion,  o r  
en -masse ,  the Real  P r o p e r t y  Data Base ,  o r  the Coded Elements  Data 
Base ,  o r  both d a t a  ba se s  would be  a c c e s s e d  di rect ly .  

In this  way the Real  P r o p e r t y  Data Base  could be updated fo r  
owner ,  agent ,  a d d r e s s  and descr ip t ive  data  i n  conjunction, o r  inde-  
pendently, of updating the Coded Elements  Data Base .  The s ta tus  of 
the Coded Elements  Data Base  would be maintained in the ISAM file - .  

so that i t  would always be  re la ted accura te ly  to the Real  
Data Base.  

Prov is ion  would be m a d e  fo r  a land use  code i n  the ISAM fi le  
with additional codes a s  needed fo r  p roper ty  classif ication by lo t  
and building within the Coded Elements  Data Base.  

A Sales  Subset of the Coded P r o p e r t y  Elements  Data Base  would 
be used fo r  maintenance of the p a r a m e t e r s  of the mathemat ica l  mode l s .  
The mathemat ica l  mode ls  would be  p a r t  of an on-l ine quality control .  
sy s t em to calculate a predic ted m a r k e t  value based on the coded e l e -  
men t s  contained in  the Coded Elements  Data Base  f o r  each proper ty .  
The land u se  code and o ther  codes  would be used to se lec t  the a p p r o -  
p r ia te  model  for calculation of the m a r k e t  value. Comparable  p rope r ty  
ana lys i s ,  uniformity reviews,  and  o ther  modules  would be included i n  
the on-l ine quality control  s y s t e m  for  public and internal  u se .  

11. Equity 

The basic  reason  fo r  going through a m a j o r  r e fo rm of a n  a s s e s s -  
men t  p roces s  i s ,  of cou r se ,  to achieve some  degree  of equity, and 
especial ly perceived equity, on the p a r t  of the taxpayer.  Whether the 



f inal  sy s t em r e l i e s  on automation o r  a n  overhaul of the manual  sy s t em,  
a l l  of the following e lements  &nust  be built into the sy s t em in o r d e r  
to achieve some  deg ree  of equity: 

Al l  values should be  a s  of one particular date ;  
if a mechanical  s y s t e m  i s  developed, then a 
revis ion should be made  of a l l  p rope r t i e s  s imul -  
taneously a s  the model  i  s updated; on a mechani  - 
c a l  sys tem,  continuous a s s e s s i n g  can go on but 
new values mus t  be  applied simultaneously.  

Comparable  p rope r t i e s  that  have been t ransac ted  
should be shown whe re  poss ible .  Cor rec t ions  
f o r  neighborhood, s i z e  and  s t ruc tu r a l  d i f ferences  
should be shown. 

The sys t em should t r e a t  a l l  economic levels  equally. 
Any reasonable sy s t em min imizes  e r r o r  but the sy s  - 
t e m  should specify the minimizing of the percen t  
e r r o r  ra ther  than the absolute  e r r o r .  

'a 

Any change in  base  c r i t e r i a ,  whether i n  a mechan-  
i c a l  model  o r  a manua l  should be careful ly  docu- 
mented to avoid the appearance  of p re fe ren t ia l  
t r ea tment .  

Development of a mechan i sm to s epa ra t e  land 
values  f r o m  improvement  values will g rea t ly  
a s s i s t  the taxpayer in  perceiving s o m e  deg ree  
of equity a s  i s  mandated fo r  municipali t ies.  
in  the County. 

The Subcommittee wishes  to point out  that  the development 
of a totally equitable sys tem,  especia l ly  a n  automated one, denies  
the p r ac t i c e  of a n  a s s e s s o r  applying subjective judgements to p rop  - 
e r t i e s  whose owners ,  due to soc ia l  conditions o r  o the r s ,  find t hem-  
se lves  unable to m e e t  increas ing r ea l  p roper ty  t axes .  

If i t  i s  the d e s i r e  of public officials  to provide t ax  
"rel ief" to the e lder ly ,  handicapped, unemployed, e t c . ,  then s o m e  
"ci rcui t  b r e a k e r  scheme" designed to r e imbur se  p roper ty  owners  o r  
pay taxes  d i rec t ly  should be legis la ted.  I t  i s  the Commit tee ' s  be -  
lief that using the  a s se s smen t  function to provide such relief would 
be difficult and  only fu r ther  percept ions  of inequality. 



Should municipali t ies be expected to provide d i r ec t  rel ief  
through reduced a s s e s s m e n t s ,  however,  then some scheme for  "flagging" 
these proper t ies  m u s t  be built into the automated sys t em.  

LII. Credibilitv 

Pe rhaps  the chief complaint about a s s e s s m e n t  s y s t e m s  in Allegheny 
County, and a l l  over  the nation, i s  that they a r e  exceedingly com-  
plex - and based on c r i t e r i a ,  f o rmu la s  and procedures  understandable 
to profess ional  a s s e s s o r s  and a p p r a i s e r s ,  but not to the gene ra l  pub- 
l ic.  This  l ack  of understanding l eads  the proper ty  owner  to believe,  
often with justification, that  c r i t e r i a  a r e  not uniformly applied 
throughout the taxing d i s t r i c t .  Such beliefs a r e  enhanced by non- 
profess ional  a s s e s s m e n t  offices a s  well  a s  superf ic ia l  news coverage  
and political abuse of the sys t em.  

In considering long range improvements  to the Allegheny County 
a s s e s s m e n t  p roces s  a vital  e lement  i s  the development of a c red ib le  
sys t em wherein  the proper ty  owner  has  a c c e s s  to information 0.9 how 
the a s s e s s o r  and /o r  mechanical  s y s t e m  a r r i v e d  a t  the valuation. 

Such a sys tem requ i r e s  the following: 

A.  A se t  of measu rab l e  c r i t e r i a  on which the a s s e s s -  
o r  can base  h i s  evaluations. 

B. The application of the  c r i t e r i a  m u s t  be uniform 
and be physically ref lected on a proper ty  c a r d  
o r  data sheet ,  which i s  available to the tax-  
payer.  

C. Per iodical ly ,  the  taxpayer should be brought 
up-to-date on h i s  a s s e s s m e n t  and what i t  m e a n s  
either by mai l ing a s u m m a r y  of the proper ty  c a r d  
data with tax bil ls  a n d / o r ,  a t  the very l ea s t ,  
include an  explanation of what c r i t e r i a  have 
changed when the a s s e s s m e n t  i s  increased  o r  r e -  
duced. 

D. Public fo rums  and s e m i n a r s  should be held to 
explain the c r i t e r i a  and the p roces s .  



Establ ishment  of regula r ly  scheduled municipal  
hear ings  should be held wherein proper ty  owners  
can m e e t  with the appropr ia te  a s s e s s o r .  

Presen t ly ,  the Board  of P rope r ty  Asses smen t  a c t s  
not only a s  the "tax court" fo r  a s s e s s m e n t  appeals  
but a l so  a s  the adminis t ra t ive  a r m  of County govern-  
ment  fo r  producing a s s e s s m e n t s .  This  dual role 
inappropriately r e j ec t s  the separat ion of powers  
in  government and leads  taxpayers  to a sense  of 
f rus t ra t ion  over a n  unbeatable sys tem.  

Pe rhaps  the m o s t  impor tan t  m e a s u r e  to take in establishing 
the credibil i ty of the p roces s  i s  the professionalization of the 
Asses smen t  Office. In addition, the taxpayer m u s t  fee l  that  the 
a s s e s s m e n t  p rocess  i s  a n  open one.  This  concern i s  covered under 
the information a c c e s s  section of the commit tee  repor t .  

IV. Public Access  to Asses smen t  Information 

Access  to information i s  often not a s  dependent on the s to rage  
medium, whether computer  tape,  ha rd  copy, e t c . ,  a s  on the effor ts  
that a r e  taken to make  the organization of the sys t em comprehensible  
to the layman and to i nc rea se  the e a s e  of getting to it. These effor ts  
a r e  m o s t  often not a function of cos t ,  but simply a m a t t e r  of accep t -  
ing and acting on the goal that  the public should know m o r e  about 
and be m o r e  involved in  governmental  decis ions  that  affect  i t s  welfare .  

Specifically, in re fe rence  to proper ty  a s s e s s m e n t ,  the public 
should have ready and easy  a c c e s s  to information about: 

- - Amounts a s s e s s e d  f o r  any and  a l l  p roper t ies .  

- -  P a s t  amounts a s s e s s e d .  

- - Effect of a s s e s s m e n t  cha rges  on tax bil ls .  

- -  Methods fo r  determining a s s e s s e d  values.  

- - The appeals  p r o c e s s .  



The following modifications to the presen t  sys tem would in-  
c r e a s e  the public's acces s  to information about a s se s smen t s .  Similar  
approaches would be applicable to any new a s s e s s m e n t  system.  

P l ace  all public r eco rds  of p resen t  and recently 
pas t  a s se s smen t s  in  the County in a single clearly 
identified place ( room) .  

Organize the room with public se rv ice  a s  the goal,  
i .  e. , with a pleasant and knowledgeable reception- 
i s t ,  easy physical a c c e s s  to records ,  work space,  
cha i r s ,  etc.  

P r e p a r e  a ve ry  sho r t  brochure o r  s l ide  presentation 
on a s s e s s m e n t ,  available a s s e s s m e n t  r eco rds  and 
their  use .  

Publ ish a s s e s s m e n t s  by s t r e e t  a d d r e s s  a s  well a s  
by owner ' s  name. 

+ 

-t 

Place  copies of each respective municipali ty 's  
a s s e s s m e n t s  on public display in  each municipal 
building o r  center .  Require that these be open 
fo r  public inspection. 

Advert ise  the availability of information a t  the 
t ime  r eas ses smen t s  and tax bil ls  a r e  mai led.  Send 
adver t i sements  to proper ty  owners a s  well  a s  m o r t -  
gagees where applicable. 

Set  up and adver t i se  an  a s se s smen t  hotline 
to answer  questions about a s se s smen t s  and  
appeals .  

Simplify information regarding the appeals  
p roces s  and r e fe r  ci t izens to professionals  
(Neighborhood Legal  Services)  who will give 
a s s i s t ance  where needed. 

Require mortgage insti tutions to notify property 
owners  within t h ree  days of receipt  of a s s e s s -  
men t  change. 
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P r o ~ e r t v  Assessment 

h s s e s s o r s  O f f i c e  
1 O f f i c e  Manager 

14  C l e r i c a l  P o s i t  i ons  (11  r e g u l a r ,  3 Manpower) 
1 Messenger 

L o u i s  H .  A r t u s o ,  V ice  Chairman 

P e r s o n a l  P r o p e r t y  

- 
1 S u p e r i n t e n d e n t  

26 C l e r i c a l  P o s i t i o n s  (21  r e g u l a r ,  5 Manpower) 

Assessment F u n c t i o n  (Area #1) 

2 S u p e r v i s i n g  A s s e s s o r s  
1 9  A s s e s s o r s  

Samuel Rudick ,  Board Member 

Records  S e c t i o n  

1 A s s e s s o r  
5 C l e r i c a l  P o s i t  i o n s  (Manpower) 

B u i l d i n g  S e c t i o n  

2  A s s e s s o r s  

Assessment F u n c t i o n  (Area #2) 

3  S u p e r v i s i n g  A s s e s s o r s  
14  A s s e s s o r s  

2 A s s i s t a n t  A s s e s s o r s  (Manpower) 

Glenn C .  J o n e s ,  Board Member 

Assessment F u n c t i o n  (Area #3) 

2 S u p e r v i s i n g  A s s e s s o r s  
18 A s s e s s o r s  

4 A s s i s t a n t  A s s e s s o r s  (Manpower) 



John J .  F a l l o n .  Board Member 

Land S e c t i o n  

6  A s s e s s o r s  

Assessment F u n c t i o n  (Area 114) 

2 S u p e r v i s i n g  A s s e s s o r s  
18 A s s e s s o r s  

3 A s s i s t a n t  A s s e s s o r s  (Manpower) 
- 

J o s e p h  E .  F e l e d i c k ,  Board Member 

Assessment  F u n c t i o n  (Area #5) 

2 S u p e r v i s i n g  A s s e s s o r  
1 6  A s s e s s o r s  

5 A s s i s t a n t  A s s e s s o r s  (Manpower) 

J o h n  R .  O ' C o n n e l l ,  Board Member 

Assessment  F u n c t i o n  (Area i16) 

2 S u p e r v i s i n g  A s s e s s o r s  
1 8  A s s e s s o r s  

4 A s s i s t a n t  A s s e s s o r s  (Manpower) 

G e n e r a l  O f f i c e s  

1 9  C l e r i c a l  P o s i t i o n s  (15 r e g u l a r ,  4 Manpower) 



BL 0 1  TER HECORD-LAND SKETCH 
-- - - - . - 

E X H l B I T  IV 

PKOPEKI'Y RECORD CARD 

PROPERTY RECORD CARD 
ALLEGHENY COUNTY 

I 

RECORD OF OWNERSHIP O C C U P A T I O N  D A T E  

I I 
N A M E  t---i 
M A I L I N G  
ADDRESS 

N A M E  

- 
MAILING 
ADDRESS 

N A M E  t-----i 
M A l L l N O  
ADDRESS 

N A M E  - 
M A I L I N G  
ADDRESS 

I 

L A N D  VALUE COMPUTATION 

BTAMPB 0 1  1 
S A L E  P R l C l  1 

C A L C U L A T I O N  

FXONTAOK 

IMPROVEMENTS 

ROAD I LEVEL I 

DEPTH 

PAVED LOW 

ZURB ROLLINQ 

UIDEWALK HILLY 

WATER SWAMP 

SEWER LANDSCUED 

i AS ELECTRIC 

F~UIVALSNT 
FH0NTAL.E 

RROPERTY. 

C L A S S ~ F ~ C A T I O N  

ZONING 

RESIDENTIAL I 1  
SUWABAN 

TOTAL 
E N H A N C I N G  09 DETRACTING I N F L U E N C E  

ASSESSMENT RECORD 

I 

I 
RESORT 

IMPROVED 

VACANT 

CHURCH 

SCUOOL 

CAUSE 

YEAR 

-- 

-- 

-C/o 

L A N D  B U I L D I N G S  

- - -  - 

TOTAL 

+% 1 BASE FINAL 





M u n i c i p a l i t y  

McKeesport - 2nd Ward 
McKeesport  - 3 r d  Ward 
P i t t s b u r g h  - 2 1 s t  Ward 
P i t t s b u r g h  - 3 r d  Ward 
Duquesne - 2nd Ward 

P i t t s b u r g h  - 23rd Ward 
P i t t s b u r g h  - 2 5 t h  Ward 
Duquesne - 1st Ward 

' P i t t s b u r g h  - 1st Ward 
McKeesport  - l o t h  Ward 

P i t t s b u r g h  - 2nd Ward 
E a s t  P i t t s b u r g h  
McKeesport  - 6 t h  Ward 
C l a i r t o n  - 1st Ward 
P i t t s b u r g h  - 1 7 t h  Ward 

C r a f t o n  
Duquesne - 3 r d  Ward 
W i l k i n s b u r g  
G l a s s p o r  t 
McKeesport  - 9 t h  Ward 

McKeesport  - 8 t h  Ward 
M t .  O l i v e r  
P i t t s b u r g h  - 1 6 t h  Ward 
P i t t s b u r g h  - 4 t h  Ward 
C l a i r t o n  - 2nd Ward 

B e t h e l  Pa rk  
Ingram 
P i t t s b u r g h  - 6 t h  Ward 
McKeesport  - 1 1 t h  Ward 
Upper S t .  Clair 

P i t t s b u r g h  - 2 4 t h  Ward 
McKeesport  - 7 t h  Ward 
Braddock 
McKeesport - 1 2 t h  Ward 
Homestead 

M t .  Lebanon 
V e r s a i l l e s  
P i t t s b u r g h  - 1 8 t h  Ward 
C o l l i e r  
P i t t s b u r g h  - 5 t h  Ward 

RANKING OF MUNICIPALITIES 
BY SALES/ASSESSMENT RATIO FOR 1975 

COMPARED TO 1974 RATIO 

197 5  
No. o f  S a l e s  R a t i o  

1974 
No. o f  S a l e s  R a t i o  



Municipal ity 

Oakmon t 
Edgewood 
We s t Homes t ead 
Tar en turn 
Neville 

Pittsburgh -- 15th Ward 
Pittsburgh - 26th Ward 
West Elizabeth 

. '  Pittsburgh - 10th Ward 
Carnegie 

Etna 
Scott 
McKees Rocks 
Thornbur g 
Churchill 

Pittsburgh - 8th Ward 
Kennedy 
Dravosburg 
Pleasant Hills 
Pittsburgh - 22nd Ward 
Braddock Hills 
Rankin 
Turtle Creek 
Pittsburgh - 27th Ward 
Leetsdal e 

Sharpsburg 
Springdale Township 
Moon 
North Braddock 
Pittsburgh - 14th Ward 
Pittsburgh - 11th Ward 
Wilmerd ing 
Munha 11 
Green Tree 
Heidelberg 

Pittsburgh - 12th Ward 
St owe 
Cas t 1 e Shannon 
Millvale 
Pittsburgh - 13th Ward 

RANKING OF MUNICIPALITIES 
BY SALES /ASSESSFIERT RATIO FOR 1975 

COMPmED TO 1974 RATIO 

1975 
No. of Sales Ratio - 

1974 
No. of Sales Ratio 



Municipality 

Blawnox 
Pittsburgh - 20th Ward 
Pittsburgh - 7th Ward 
Pittsburgh - 30th Ward 
Swissvale 

Pittsburgh 19th Ward 
Dormon t 
East McKeesport 
Pittsburgh - 9th Ward 
South Fayette 

White Oak 
Liberty 
Penn Hills 
Forest Hills 
Port Vue 

Harrison 
West Miff lin 
Wilkins 
Frazer 
Brentwood 

Pitcairn 
Springdale Borough 
Fox Chapel 
Elizabeth Borough 
North Versailles 

Monroeville 
Chal £ant 
Wall 
Reserve 
Cheswick 

Baldwin Township 
Baldwin Borough 
South Park 
Franklin Park 
Brackenr idge 

Findlay 
0'~ara 
Coraopolis 
Plum 
Whi taker 

RANKING OF MUNICIPALITIES 
BY SALES /ASSESSMENT RATIO FOR 197 5 

COMPARED TO 1974 RATIO 

1975 
NO. of Sales Ratio - 

1974 
NO. of Sales Ratio 



M u n i c i p a l i t y  

R o s s l y n  Farms 
A s p i n w a l l  
Sewick ley  H i l l s  Borough 
Whi t e h a l l  
I n d i a n a  

P i t t s b u r g h  = 2 8 t h  Ward 
Verona 
Ben Avon H e i g h t s  
Hamp t o n  
Rob i n s  on 

Oakdale  
McCandless 
R i c h l a n d  
West View 
P i t t s b u r g h  - 32nd Ward 

Edgewor t h  
Harrnar 
J e f f e r s o n  
E l i z a b e t h  Township 
B e l l e v u e  

B e l l  A c r e s  
Ben Avon 
Ohio  
Lee  t 
Aleppo 

P i t t s b u r g h  - 3 1 s t  Ward 
B r i d g e v i l l e  
Ava 1 on 
Fawn 
Sou th  V e r s a i l l e s  

Ross  
Emswor t h  
G l e n f  i e l d  
P i t t s b u r g h  - 2 9 t h  Ward 
West Deer 

Osborne 
Forward 
Sewick ley  Borough 
C r e s c e n t  
S h a l e r  

RANKING OF E.IUNICIPALITIES 
BY SALES /ASSESSMENT RATIO FGE 1975 

COMPARED TO 1974 RATIO 

1975 1974 
No. o f  S a l e s  R a t i o  No. o f  S a l e s  R a t i o  



Municipality 

Marshal 1 
Sewickley Heights Borough 
Bradford Woods 
East Deer 
North Fayette 

Pine - 
Lincoln 
Kilbuck 
McDonald 
Traf ford 

Countywide Average 

RANKING OF MUNICIPALITIES 
BY SALES /ASSE? ~ M E N T  RATIO FOR 197 5 

CCMPAREL TO 1974 RATIO 

1975 
No. of Sales Ratio 

1974 
No. of Sales RaEio 



EXHIBIT V-k .  

1975 SALES/ASSESSMENT RATIO ANALYSIS 

s a l e s / ~ s s e s s m e n t  R a t i o s  by T r i e n n i a l  b s e s s m e n t  D i s t r i c t s  

C i t y  o f  P i t t s b u r g h  
S o u t h e r n  District  
Nor the rn  D i s t r i c t  

~ a l e s / ~ s s e s s m e n t  R a t i o s  by Type o f  M u n i c i p a l i t y  

- C i t i e s  
Boroughs 
Townships 

Sales/A.ssessment R a t i o s  by  Board Member S u p e r v i s o r y  Areas  

Area !I1 L o u i s  H. A r t u s o  
Area #2 Samuel Rudick 
Area #3 Glen C .  Jones  
Area /I4 J o h n J .  F a l l o n  
Area #5  Joseph  E. F e l e d i c k  
Area #6 John R. O ' c o n n e l l  



Form 13-8 

NOTICE OF I N T E R - m I E N N I A L  ASSESSMENT CHANGE 
BOARD OF PROPERTY ASSESSMENT,  APPEALS AND REVIEW? ALLEGHENI' COUNTl 

NOTICE OF INTER-f RIENNIAL ASSESSMENT CHANGE 

BOARD OF PROPERTY ASSESSMENT, APPEALS AND REVIEW, ALLEGHENY COUNTY 
329 County Office Building, Pittsburgh, Pa. 1521 9 

Noiice i s  hereby given that the Reol Estate Assessmant of the following described PROPERTY has bnn.ch0ng.d. as shown below for the 

yeor 19- 
City 
Boro 

Property Located At - Twp. Ward - 
If, in your opinion, this new assessment i s  satisfactory, it wi l l  NOT be necessary to 

Appeal or appear for  o hearing. Should you desire to appeal this assessment. you may do 

Notice w so a t  the t ime and  place stated i n  this notice. I f  Appellant is represented by  an Agent, 
"Power of  Attorney" must be presented at the time of  f i l ing  the Appeal. Should you, or 
your Agent, not appear a t  the scheduled time, your assessment wi l l  remain as stated below. 

I I I LAST DAY TO FILE APPEAL 

To Mailed 
Appea l  may be f i led at Room 329, County 
Office Building, Ross St. and  Forbes Ave.,' 
Pittsburgh, Po. 15219, 9:30 A. M. to 4:00 P. M. 

- - - ~-~ -- ~- - ~~ -- 

VALUATION OF PROPERTY-~ct o f  1933, P. L. 853, Section 402 provides: 
" I t  shall be the duty of  the severol elected ond appointed Assessors to assess, rote ond value a l l  subjects of taxation, whether for County, City. 

Township, Town, School, Poor or Borough purposes, according to the Actual Value thereof." 
NOTICE OF CHANGE AT ANY TRIENNIAL ASSESSMENT, OR BETWEEN TRIENNIAL ASSESSMENTS: Act of 1943, Act No. 40, Page 65, Section 15 provides 

"At least thirty (30) days written notice shall be given 10 any taxable person whose ossessment shall be changed at ony tr ienniol assessment, o 
between triennial assessments, i n  0 manner which would mean on increase in the loxes on such reol estale if the some tax rote ~ h o u l d  prevoil; settin( 
forth any change which hos been mode and the time and place set for hearing obiections thereto." 

\ J / 

Board of  Property Assessment, Appeals and Review 

TOTAL VALUATION 

VALUATION 
FROM 

REVISED 
TO 



NOTICE OF TRIENNIAL ASSESSMEhT CHANGE 
BOARD OWROPEECY ASSESSMEKT , APPEALS AND E V I E W ,  ALLEGHENI' COUhTTI' 

Form 13 - PGH. NOTICE OF TRIENNIAL ASSESSMENT CHANGE 

BOARD OF PROPERTY ASSESSME~~T, APPEALS AND REVIEW, ALLEGHENY COUNTY 
329 County Office Building, Pittsburgh, Pa. 1 52 1 9 

Notice is hereby given that the Real Estate Assessment of the following described PROPERTY has been changed, os shown below For the 

year 1 9 1 9 1 9  
City 
Boro 

Property Located At Twp. Word 

- If, in your opinion, Ihis new assessment is satisfactory, i t  wil l  NOT be necessary to 
Appeal or appear for a hearing. Should you desire to appeol this ossessment, you may do 

Notice w so at the time and place stated in  this notice. I f  Appel lant i s  represented b y  on Agent, 
"Power of Attorney" must be presented at  the time o f  f i l ing  the Appeal. Should you, or 
your Agent, not oppeor at the scheduled time, your assessment wil l  remain as stated below. 

To 

/ 

Mailed 
Appeal may be f i led  at Room 329, County 
Office Building, Ross St. a n d  Forbes Ave., 

Pittsburgh, Po. 15219, 9:30 A. M. to 4:00 P. M. 
LAST DAY TO FILE APPEAL 

I TOTAL LAND VALUATION From To 

TOTAL BUILDING VALUATION From To 

TOTAL VALUATION 

! 

TOTAL VALUATION From To I 

I 

: VALUATION OF PROPERTY-Act of 1933, P. L. 853, Section 402 provides: 
" I t  sholl be the duty of the several elected ond appointed Assessors to assess, rate and volue a l l  subjects of taxation, whether for County, City, 

, Township, Town, School, Poor or Borough purposes, according to the Actuol Value thereof." 
NOTICE OF CHANGE AT ANY TRIENNIAL ASSESSMENT, OR BETWEEN TRIENNIAL ASSESSMENTS: Act of 1943, Act NO. 40, Page 65, Section 15 provides: 

"At leost thirty (30) days written notice sholl be given to ony toxoble person whose ossessment shall be changed at ony triennial assessment, or 
between triennial ossesrments. i n  a monner which would mean an increose in  the toms on such real estate if the some tax ro te  should prevail; setting 
forth any change which has been mode and the time ond place set for hearing objections thereto." 

VALUATION 
FROM 

FOR INFORMATION of CITY of PITTSBURGH TAXPAYERS I 

Board of Property Assessment, Appeals and Review 

REVISED 
TO 



CXEIELT :<I 

MUNICIDALITIES AND E A R  LOT AND BLOCK MAPS COMPLETED 

M t  . 01 i v e r  Borough 

C i t y  of  P i t t s b u r g h  

Edgewood Borough 
W i l k i n s b u r g  Borough 

Braddock Borough 
Braddock H i l l s  Borough 
C h u r c h i l l  Borough 
Dormont Borough 
F o r e s t  H i l l s  Borough 
Ingram Borough 
McKees Rocks Borough 
Rankin  Borough 
S w i s s v a l e  Borough 

Asp i n w a l l  Borough 
C h a l f a n t  Borough, 
Cra f  t o n  Borough 
E a s t  P i t t s b u r g h  Borough 
Homestead Borough 
Nor th  Braddock Borough 
Sharpsburg  Borough 
Thornburg  Borough 
West Homestead Borough 

Avalon Borough 
B e l l e v u e  Borough 
E t n a  Borough 
Munhall  Borough 
R o s s l y n  Farms Borough 
Whi take r  Borough 

Ben Avon Borough 
Ben Avon H e i g h t s  Borough 
Brentwood Borough 
Green  T r e e  Borough 
M i l l v a l e  Borough 

Emsworth Borough 
W h i t e h a l l  Borough 

Carneg ie  Borough 
C a s t l e  Shannon Borough 

Baldwin Township 
T u r t l e  Creek  Borough 
Rese rve  Township 
W i l k i n s  Township 

Baldwin Borough 
Blawnox Borough 
0, 'Hara Township 

Fox Chapel Borough 
S c o t t  Township 

B e t h e l  P a r k  Borough 
He i d e l b e r g  Borough 

M t  . Lebanon Township 
C i t y  of  Duquesne 

Dravos burg  Borough 
West E l i z a b e t h  Borough 
West Mi£ f l i n  Borough 

B r i d g e v i l l e  Borough 
P l e a s a n t  H i l l s  Borough 
S h a l e r  Township 

Upper S t .   lair Township 
Cheswick Borough 
C i t y  o f  C l a i r t o n  

S p r i n g d a l e  Borough 
Harmar Township 
S o u t h  P a r k  Township 

E a s t  Deer Township 
J e f f e r s o n  Borough 
S p r i n g d a l e  Township 

Tarentum Borough 
West View Borough 

B r a c k e n r i d g e  Borough 
N e v i l l e  Township 
Ross Township 

E a s t  McKeesport Borough 
G l e n f i e l d  Borough 
H a y s v i l l e  Borough 
K i l b u c k  Township 
Osborne  Borough 
Wal l  Borough 

Nor th  V e r s a i l l e s  Township 
H a r r i s o n  Township 



E X H I E I V : I  ( C o n ~ i n u e i  1 

MUNICIPALITIES AND YEAR LOT AND BLOCK MAPS COMPLETED 

1972 Sewickley Borough 
Wilmerding Borough 

1973 C i t y  of McKeesport 

1974 Aleppo Township 
Edgeworth Borough 
G l a s s p o r t  Borough 
L e e t s d a l e  Borough 
Lee t Township 
P o r t  Vue Borough - 
S towe Township 

1975 Kennedy Towns h i p  
South V e r s a i l l e s  Township 
V e r s a i l l e s  Borough 
White Oak Borough 

1976 Ohio Township 
Sewickley H i l l s  Borough 
Sewickley Heigh ts  Borough 



APPENDIX 

The Reforn of t he  Properzy Tax Add.nFstzat ion 

For Actlieving I n t r n j u r i s d i c t i o n a l  

Equity i n  P rope r ty  Taxation*+ 

R, carbone' and R, L. ~ o n ~ i n i ~  

' ~ s s i s t a n t  P r o f e s s o r  of  Menagement Sc iences  and P u b l i c  Admin i s t r a t ion  
The Ohio S t a t e  Un ive r s i ty ,  Columbus, Ohio 43210 

2 ~ r o f e s s o r  of E l e c t r i c a l  Engineer ing  2nd urban A f f a i r s ,  Carnegie- 
Mellon Un ive r s i ty ,  P i t t o b u r g h ,  PA 15213 

*The au thor s  would l i k e  t o  expres s  t h e i r  thnnlts t o  M r .  E. Ivory ,  
former p r e s i d e n t  of t h e  Grea ter  P i t t s b u r g h  Bonrd of  R e a l t o r s ,  f o r  
h i s  he lp  i n  secur ing  t h c  data and many u32ful  d i s c u ~ s i o ~ ~ s .  Apprecie- 
t i o n  i o  nlclo expressed t o  >fa  I l a t t e r y  f o r  h i s  a s s i s t a n c e  i n  performing 
t h e  experiments r epor t ed  i n  t h i s  paper.  

+Preptired f o r  t h e  ORSA/TIMS 49th  J o i n t  h 'a t ional  1-leeting, P h i l a d e l p h i a ,  
March 31, 1976. 



P r o p e r t y  tax i s  t h e  founda t i on  f o r  t h e  f i n a n c i n g  of t h e  

o p e r a t i o n  of  bo th  l o c a l  g o v e r m m t s  end s c h o o l  d i s t r i c t s .  D r e s s i n g  

changes a r e  needed i n  t h e  way t h i s  form of t e x a t i o n  i s  a d m i n i s t e r e d  

t o  enaure  t h a t  all p r o p e r t i e s  b e  a s c e s s e d  e q u i t a b l y .  I n  t h i s  pape r  

w e  examine meanings a t t a c h e d  t o  e q u i t c b l e  asceasment  and d i s c u s s  

what i n t r i n s i c  p r o p e r t i e s  a computzr-or iented r e f o r m  should  e x h i b i t  

s o  as t o  meet e f f i c a c y ,  e q u i t y  and p a L l i c  x c e p t a b i l i t y  c r i t e r i a .  

The p r o p e r t i e s  t h a t  emerge appea r  t o  be  i n  c o n t r a d i c t i o n  t o  t h e  

well-lcnown MIU systein. A new s u t o n a t c d  sys tem deve loped  i n  
- 
' a ccordance  t o  t h e s e  p r o p e r t i e s  w'hich u t i l i z e s  c o n c e p t s  i n  f e edback  

c o n t r o l  and p a t t e r n  r e c o g n i t i o n  i s  reviewed.  R e s u l t s  or' e m p i r i c a l  

s t u d i e s  t o  t es t  o u t  t h i s  sys tem and i s s u e s  r e l a t e d  t o  i ts  implementa- 

t i o n  are d i s cus sed .  



1, I n t r o d u c t i o n  

The i evy ing  end co:lec:ion of :axes on r e a l  p r o p e r t y  

forms t h e  founda r i cn  f o r  tile f i n a n c i n g  of t h e  o p e r a t i o n  of 

bo th  l o c a l  governnents  and ~ c h o o l  d i s t r i c t s  i n  t h e  U.S. 

~Attaclcs  on t h i s  t ype  of  sys tem have h i g h l i g h t e d  t h e  p o s s i b l e  

i n e q u i t i e s  f o r  f i n a n c i n e  p o l i t i c a l  j u r i s d i c t i o n s  when t h o s e  

. e n t i t i e s  have markedly d i f f e r e n t  p r o p e r t y  v a l u e s .  The 

decaying urban c e n t e r  c anno t  g e n e r a t e  enough r e v e n u e s  t o  

f i n a n c e  and ma in t a in  mun ic ipa l  s e r v i c e s  w h i l e  w e a l t h y  s u b u r b s  

can g e n e r a t e  s u r p l u s e s  w i t h  r e l e t i v e l y  low t a x  b u r d e n s  on 

- t h e  community members. Hoirever, t h e r e  i o  a more fundamen ta l  

p o l i c y  i s c u e  t h a t  must be  r e s o l v e d  b e f o r e  s t a t e  o r  l o c a l  

governments can b2g in  t o  d e a l  w i t h  the above problems:  t h e  

a c c u r a t e  and e q u i t a b l e  n s s e s s a e n t  of p r o p z r t i e s  so t h a t  e a c h  

t axpaye r  pays  o n l y  h i s  o r  h e r  f a i r  s h z r e .  

I n  r e sponse  t o  i n c r e a s i n g  a t t e n t i o n  focused  on t h i s  

fundamental  i s s u e ,  t h e  a d n i n i s t r a t i o n  of t h e  p r o p e r t y  tax has 

undergone same major changes  i n  r e c e n t  y e a r s .  Tax a d m i n i s ~ r a t n r  

o f f i c e s  a r e  r a p i d l y  t u r n i n g  t o  t h e  f i e l d  of au toma t ion  t o  Fmpart  

a g r e a t e r  d e g r e e  o f  o b j e c t i v i t y  i n t o  t h e  a s s e s s n e n t  p r o c e s s .  

S e v e r a l  l o c a l  governments hnve a l r e a d y  ndopted compu te r i z ed  

systems f o r  a p p r a i s i n g  r e s i d e n t i a l  p r o p e r t i e s .  The most  common 

of t h e s e  sys tems ,  denoted  t h e  PiRA system becnuse  o f  i t 6  r e l i a n c e  

on m u l t i p l e  r e g r e s s i o n ,  x a s  f i r s t  i n i t i a t e d  by t h e  C a l i f o r n i a  

S t a t e  Board of E q u a l i z a t i o n  i n  t h e  l e t e  1 9 6 0 1 s ,  compare 151 ,  [6] 

and [7 ]  . Horrever, s e v e r a l  m ~ t h o d o l o g i c a l  and o p e r a t i o n a l  

problems i n h e r e n t  t o  t h e  u s e  of m u l t i p l e  r e g r e s s i o n  a n a l y s i s  

i n  t h e  a r e a  of p r o p e r t y  v a l u a t i o n  mzy h i n d e r  t h e  b a s i c  g o a l  o f  

automat ion.  The g o a l  b e i n g  t o  p r o v i d c  e q u i t a b l e  a s s e s s m e n t  

r o l l s  a cco rd ing  t o  p r e s e n t  s t a t u t o r y  r e q u i r e x e n t s .  These  s h o r t -  

comings i n  f a c t  c o s t  s e r i o u s  doub t s  on t h e  p o t e n t i a l  adequacy  

of MM systems t o  n c q u i r c  p u b l i c  conCldcnce and s tand-up  i n  

cou r t  from a l e g n l  p o i n t  of view,  



The a t t e n t i o n  i n  this pape r  i s  d i r e c t e d  a t  p rov id ing  a v iab le  - soluCion :o = h i s  p o l i c y  issue, In t h e  next  s e c t i o n ,  w e  expiore  

meanings a t t a c h e d  t o  e q u i t a b l e  cssessment  and ar tempt  t o  answer 

t h e  fo l lowing  question: what i n h e r e n t  p r c p e r t i e s  shou ld  an 

automated reform of t h e  p r o p e r t y  t a x  a i m i n i s t r n r i o n  p r o c e s s  s o  a s  

.to s a t i s f y  e q u i t y  and p u b l i c  n c c c p t a b i l i t y  c r i t e r i a  whi le  impar t ing  

the g r e a t e s t  posn ib l c  mnaoure of e f f i c a c y ?  S e c t i o n  3 d i s c u s s e s  a 

new approach t o  a u t o m t e d  a s o e s m e n t  trhich was des igned  on t h e  

b a s i s  o f  t h e  proper t j -es  t h a t  eincrge. An e inp i r i ca l  s tudy  which 

demonstrates  t h e  e f f e c t i v e n c e e  o f  t h e  approach is p resen ted  i n  

- t he . eubsequen t  s e c t i o n o  of  t h e  paper.  

2. assesmnent and a u t o m t e d  re fcrm ---- 
Equ i t ab le  p r o p e r t y  assessment  i n  i t s  strictess s e n s e  i s  

dece iv ing ly  s imple  i n  p r i n c i p l e :  ansessed v a l u e  p e r  d o l l a r  of 

f a i r  market v s l u e  s h a l l  be uniform f o r  c l l  t c x a b l e  p a r c e l s  

w i t h i n  a p o l i t i c r d  j u r i o d i c t i c n .  I t  vould be n sln?le m a t t e r  t o  

o p e r a t i o n e l i z e  t h i s  concept  i f  f a i r  m m h t  v a l u e s  were observnble .  

Unfortur?ctely,  t?!cl.y E r e  n e t ,  V ~ U P , S  zcst i n z t c d  5e 2ezcz.ir.ed. 

The p r i n s r y  f u n c t i o n  of an e u t o m t e d  msss c p p r n i s n l  syntem 

i s  t h e  gene ra t ion  o f  e v a l u n t i o n  c o r p c r i  zon f orinuln xfiich 

a c c u r a t e l y  e s t a b l i s h e s  t h ?  f a i r  nerlcet v a l u e  of  any p a r c e l  as n 

f u n c t i o n  of c e r t a i n  obse rvab le  p r o p e r t y  c h a s a c t e r i s t i c s  (e.g. 

age,  l o c a t i o n ,  l o t  s i z e ,  house square foo tage  e t c . )  Grea t  c a r e  

must be  devoted t o  develop a t;ystem which is: 

(1) a c c u r a t e  enough f o r  r e l i a b l e  i ~ p l e r e n t a t i o n ,  

(2) easy  t o  u s e  nnd trhich produces f e w  t axpaye r  

complniotn ( ~ c h i e v c s  p u b l i c  c c n C i d ~ n c e ) ,  and 

perhapri t l lc moat i i n p o r t t a t  cnd irriply2.n~ t h e  

o t h e r s  i~ 

(3)  defen9:tblc i n  t h e  a -~en t  of  c o u r t  n c t i o n s  by  

p rope r ry  tn:cpojqer a. 



Wnat t h i s  i m p l i e s  i s  t h a t  no: only must such a s y s t e n  y i e l d  

a z c u r n t e  predic:ions n: t n e  lor7es: p o c s i t i c  c o s t ,  but  more 

impor tan t ,  i t  muo: a l e o  ~ o t i s f y  c e r t a i n  pub l i c  accep tah i l iCy  

requi rements .  Again t h s  b a s i c  g o a l  behind automation i s  t o  

provide  e q u i t a b l e  a s s e ~ m n n n t  r o l l o .  I n  t h e  absence of obse rvab le  

f a i r  market va lueo ,  t h i o  o b j c c t i v c  becones a s u b j e c t i v e  judgement. 

It t h e r e f o r e  becomes e o a c n t i a l  t h a t  p r o p c r t y  t axpaye r s  a r e  a b l e  

t o  p e r c e i v e  t h a t  t h ~ y  a r e  be ing  t r e a t e d  even h a n d i l y  i f  f a i r  

market  v a l u e s  a r e  t o  be genera ted  a u t o m a t i c a l l y  v i a  some kind of 

v a l u a t i o n  mechanism. 

- The achievement of e q u i t y ,  e f f i c i e n c y  and p u b l i c  a c c e p t a b i l i t y  

c r i t e r i a  e n t a i l s  t h e  des ign  of a  system vh ich  embod.ies c e r t a i n  

p r o p e r t i e s .  I f  a  syctem i s  t o  ach ieve  p u b l i c  conf idence ,  t h e  

d e r i v e d  c o e f f i c i e n t s  ass igned  t o  t h e  v a r i o u s  c h a r a c t e r i s t i c s  

e n t e r e d  i n t o  a v a l u a t i o n  f  o r n u l a  vh ich  expres s  t h c i r  d o l l a r  v a l u e  

and a r e  t o  ba uaad f o r  p r e d i c t i n 3  pu rpo tc s  should nppenr r e ~ s o n o b l e .  

One con imngine t h e  r c c u l t i n g  p r o b l e . . ~ ,  given t h a t  t h e  co- 

e f f i c i e n t s  a r e  p u b l i c l y  lcnown a s  they  nhonld t e ,  i f  n  ne.gotive 
-+ 

c o e f f i c i e n t  would b e  a t t a c h e d  t o  a propc r ty  f e a t u r e  such a s  

equa re  footage .  Winat mqy oppzar evca inore d i s t u r b i n g  ic wide 

J - n c o n s i s t e n c i ~ s  i n  t h e  v a l u e s  of c e r t a i n  c o e f f i c i e n t s  from one 

assessment  y e a r  t o  t h e  next .  Undor such c o n d i t i c n s ,  i t  would 

seem ext remely  d i f f i c u l t ,  i f  n 9 t  i n p c s s i b l e ,  f o r  a p p e a l  boards  

t o  f a l l  back  on t h e  system t o  defend any changes i n  assessment .  

It t h e r e f o r e  becomes e s s e n t i a l  i n  o r d e r  no t  t o  j e o p a r d i z e  t h e  

c r e d i b i l i t y  of t h e  s y s t e n  t h a t  t h e  coefficients as s igned  t o  t h e  

c h a r a c t e r i s t i c s  do n o t  behave e r r n t i c c l l y  f r o n  one assessment  

y e a r  t o  a n o t h e r ,  o r ,  i f  d r n s t i c  chcngas a r e  c o t i c e d ,  a t  l e a s t  a 

g radua l  proaresf l ion from thn, i r  o ld  v e l u e s  t o  t h e i r  nev ones 

should  bc demonstrable. It ~ h o u l d  be ri.znt:ionad t h a t  s i m i l n r  

c r e d i b i l i t y  problems mcy mil o;-ise i f  t h e  c o e f f i c i e n t s  de r ived  

were I n c o n s i s t e n t  no t  on ly  over  tirnc but  a l s o  b e t m e n  v a r i o u s  

housing sutaorlce 1:s f o r  which c c p n r a t e  v a l u a t i o n  f  o rnu loe  l l ~ d  

bccn generated. 



h con-Junc=ion viti;. ~ h c  c h ~ c  consisze-nzy nspec: ,  t h e  set o f  

c o d  f i c i c n t s  t o  bc 3 p p l i . d  ro  a l l  p=.ope=.tlcs wnenever a s s e s s m e n t s  

are t c  be de te rmined  nnocld refiec:  prevalent market c o x l i t i o n s  

a t  t h n t  p o i n t  i n  c i n e  i f  prescn: s t a t u t o r y  r e q u i r e m e n t s  f o r  

v a l u a t i o n  as of a s i n g l e  d a t e  i n  a y e a r  are t o  be met. Winat 

t h i s  means i s  t h a t  they  should  bc v i m e d  a s  t ime  dependent  and 

t h u s  upda ted  w i t h  t h e  occu r r cnce  of each  nev s a l e  t r a n s a c t i o n  

s o  nr t o  a d a p t  t h e i r  v ~ l u e s  t o  t h z  housing nazket: dynamics.  

I f  t h e  cocf f i c i e n t c  a r e  n o t  upds ted  2s i n  l4tA ayscems 2 s  

c u r r e n t l y  uoed,  t h e y  t hen  r c p r c s z n t  i n t e m n d i z t e  v a l u e s  o v e r  

t h e  e o t i n s t i o n  p e r i o d  and may n o t  be r e f l c z t i v e  of marke t  

c o n d i t i o n s  w h e n s e r  e o s z o m c n t o  ere t o  b e  e u i x b l i ~ h c d .  A s  a 
- 

r e s u l t ,  one nay  e::pcct t o  f i r td  p ropz r ' t i e s  t o  b e  o v e r a s s e s s e d  

i n  d e c l i n i n g  n c i g l i b o r h o o d ~  and unclcz-assessccl i n  t h o s e  a r e a s  

where  p r o p e r t y  v a l u z s  a r c  i n c r c a s i c g .  

AE t o  t h e  a l .gor i thm uacd f o r  ~ e w x ' t i n ~  t h e  c o e f f  i c i c n t s ,  

a p e r c e n t a g e  r a t h e r  t han  ,m c b s o l u t e  o r  square c r r o r  scheme 

@IRA cystem) nppca r s  more appropriz",  from an e q u i t y  p o i n t  o f  

view. i t  Is i n  f a c t  o n l y  throe$ c p x c c n t n g e  e r r o r  ~ c h e n e  

f o r  g e n e r a t i n g  tho, cozf f l c i c n t s  t h a t  o rrystcm can a d e q u a t e l y  

respond  t o  c h a r a c : t z r i o t i c s  of 1o;r v a l u e  properties. Under a n  

a b s o l u t e  o r  equa re  e r r o r  s cheae ,  a d z v i a t i o n  o f  $2 ,000  on  a 

$100,000 p a r e 2 1  f o r  e::nnplc 1~0u1.d b z  u . ~ ~ & c c ~  tP-2 s2me as a 

$2,000 d e v i a t i o n  on a $5,000 p i o c e  o f  p r o p s r t y .  T h i s  is 

c e r t a i n l y  n o t  e q u i t a b l e .  Moreover,  t h e  a l g o r i t h m  shou ld  be  

de s igned  t o  m i n i n i e e  over-renctj.or.s t o  t r a n s i e n t  e r r o r s  and 

t h u s  p r o v i d e  r o b u s t  coef f i c i 2 n t s c  This is  oo b e c a m e  transac- 

t i o n  v a l u e s  may n o t  be  r e f l e c t i v e  of f a i r  r ~ ~ r k e t  v a l u e s ,  

From a p u r e  c f f i c n c y  s t a d p o i n t ,  t h e  c o n s t r u c t  of  t h e  

sys tem chould  b c  such t h n t  i t  szeks t o  . ~ c d u c c  t h e  major  

component c o n t r i b u t i n g  t o  t h e  t o t a l  c o s t  of h p l e m e n t a t i o n ,  

t h a t  i o ,  t h e  c o l l e c t i o n  and a a i n t x r ~ n n c e  of t he  f i e l d  data 

r e q u i r e d .  It goeo u i t h o c t  cayin;: t h a t  the system shm1.d b e  

r e a d i l y  implcmcntnblc ,  cild if n t  n l l  poca ib l e ,  even  in s m a l l  

com1)utcr.s f o r  p r o v i d i n g  g rca tc r  c p c r a c i o : n l  flexibility. 



It ic clear :ha: t h e  p r o p e r z i e n  t h a t  have emerged a r e  ic 

general i n  conErad i c t i on  w i t h  t h o s e  c n a r a c t e r i z i n g  MW. sys tems .  

3 .  Autoante?  ?.;ass hzr.. . iszl Usinr F c ~ d b a c k  - - -- - -- - 
P. new n u t o n a ~ e d  eyotem des igned  on t h e  b a s i s  of t h e  d e s i r e d  

p r o p e r t i e s  we have d i s cusned  has been developed and s u b j e c t e d  t o  

some p r e l i l a i n a r y  c n p i r i c a l  testing, oee  Carbone [ I ] ,  Carbone 

and L o n g i n i [ 3 ] .  'k1-2M.s sys tem,  r o b u s t  t ime-varying c o e f f i c i e n t s  

a r e  g e n e r ~ t e d  by recuro ive . lp  u p d a t i n g  v a l u e s  v i a  a  se rvo-nechan ism 

b u i l t  on a  feedback  p r i n c t p l e .  I n  s i m p l e s t  t e rms ,  t h e  o p e r a t i o n  

of t h e  sy'stem may b e  expresoed in t h e  f o l l o w i n g  way. 

Given t h e  e s t i m a t e s  of t h e  c o e f f i c i e n t s  a s s o c i a t e d  w i t h  t h e  
- 

hous ing  c h a r a c t e r i s t i c s  e n t e r e d  i n  a house-pr ice  r e l a t i o n s h i p  

a t  t i m e  t ,  t h e  market t r a n s a c t i o n  vrhich o c c u r s  a t  t i m e  t+l p r o v i d e s  

a new d a t a  pojmt  trhich can  b e  u t i l i z e d  t o  compute g i v e n  t h e  p o s t u l a t e d  

r e l a t i o n s h i p  a p r e d i c t e d  v a l u e  of t h e  s e l l i n g  p r i c e ,  The v a l u e  

p r e d i c t e d  w i l l  cl.most c e r t e i n l y  d e v i e t e  from t h e  obse rved  v e l u e  b y  a 

c e r t a i n  amount. Th i s  d e v i a t i o n  i s  t hen  used t o  c a u s e  a c o r r e c t i o n  

t o  b e  a p p l i e d  t o  t h e  c o e f f i c i e n t  v a l u e s .  S i n c e  t r a n s a c t e d  v a l u e s  do 

n o t  n e c e o s a r i l y  l - e f l e c t  f a i r  m r ' k c t  v a l u e s ,  o n l y  a  small p o r t i o n  of 

the d e v i s t i o ~  i s  m r r c c t e d  f o r  3y 2szizing t h e  s;c2ating p i a c s s s .  Tka 

r e s u l t i n g  upda t ed  d e t  of c o e f f i c i e n t s  f o r  p e r i o d  tfl  i s  t h e n  used ,  

g i v e n  t h e  n e x t  s a l e  i n f o r m t i o n  o.t t ine t-i-2, t o  c a u s e  a f u r t h e r  

c o r r e c t i o n .  T h i s  s imple  p r o c e s s  con t i nu5s  i n  t h e  same f a s h i o n  a s  

p r o p e r t i e s  a r e  t r a n s a c t e d  ove r  t h e  s o  as t o  r e d u c e  d e v i a t i o n s  

between p r e d i c t e d  and t r u e  market  v a l u e s  by c a p t u r i n g  t h e  p a t t e r n  o f  

change i n  ma rke t  c o n d i t i o n s .  A s chema t i c  r e p r e s e n t a t i o n  of  t h i s  

p r o c e s s  i s  i l l u s t r a t e d  i n  F i g u r e  1. 

The con t i nuous  l e a r n i n g  p r o c e s s  f rom i n f o r m a t i o n  p rov ided  

wi th  each  new t r a n s a c t i o n  involvecl h e r e  ovo id s  n o t  o n l y  s e r f o u s  m i s -  

l e a r n i n g  from non-bona f i d c  s a l e o  s i n c e  o n l y  sinall a d j u s t m e n t s  
avoids 

a r e  made a t  e a c h  i t e r a t i o n  b u t  a l so / co ;np l e t e  r e - e s t i m a t i o n  a t  e a c h  

asseRsment y e a r .  Smooth p r o g r e s s i o n s  Eron o l d  t o  new v a l u e s  a r e  

t h u s  e a s i l y  dcmoilstrnble.  An impor t an t  Een ture  o f  t h e  c o r r e c t i o n  

mcclianisrn wc have developed i s  t l m t  i t  r c q u i r z s  no a  p r i o r i  knowledge 

of the  p a t t e r n s  of v a r i a t i o n  t h a c  ruay arise. Given i n i t i a l  v a l u e s  





f o r  t h e  c o e f f i c i e n t s ,  t h e  sysceu, automi~:icsllg c a p t u r e s  :he t p e E  of 

p r o z m s e s  governlnG zhc chsngc i n  :he vciuaz ion  oE t h e  housing char- 
- C a c t e r i o t i c s  over  t i n e ,  LL some O i  a l l  of these  p r o c e s s e s  should 

suddenly al:er t h e i r  t r a j e c t o r y  because  of unfo teeen  e v e n t s ,  t h e  

inforamt ion  provided by subsequent  s a l e s  i s  s u f f i c i e n t  t o  guide  

t h e  system back t o  i t s  p rope r  func t ion ing .  

The e s t i m a t i o n  a l g o r i t h m  used f o r  gene ra t ing  t h e  time-varying 

c o e f f i c i e n t s ,  t h e  AEP ( a d a p t i v e  e s t i m a t i o n  procedure)  method, s e e  

Carbone and Longini  [ 4 ] ,  i s  n o t  l i m i t e d  by t h e  number of hous ing  

a t t r i b u t e s  t h a t  can be i n c o r p o r a t e d  i n t o  a  v a l u a t i o n  comparison 

formula n o r  ae t o  t h e  t y p e  of formulas, .which may b e  s t r u c t u r e d .  It - 
a p p l i e s  i t s e l f  t o  a v a r i e t y  o f  l i n e a r  and complex non l i n e a r  

i n t e r a c t i v e  forms which may account  f o r  t h e  d i f f e r i n g  e f f e c t  of 

housing a t t r i b u t e s  on v a l u e s  i n  accordance t o  t h e i r  i n t r i n s i c  

I I  q u a l i t a t i v e "  o r  " q u a n t i t a t i v e "  n a t u r e .  I n  r e l a t i o n  t o  t h e  fonncr  

a s p e c t ,  i t  t h u s  m k e a  p o s s l b l e  t h e  gene ra t ion  of a s i n g l e  v a l u a t i o n  

foz-aula a t  a c o m t y  l e v e l .  Such a formula would i n c o r p o r a t e  a l a r g e  

number of i n d i c a t x  v a r i a b l e s  e x h i b i t i n g  i n  wtdch area,  such  as  

mun ic ipa l i ty ,  and subarea, auch a s  neighborhood w i t h i n  a i i v e n  

mun ic ipa l i ty ,  a  p rope r ty  i s  l o c a t e d .  Bcside a l l e v i e t i n g  c r e d i b i l i t y  

problems which may a r i s e  from g e n e r a t i n g  a separate  v a l u a t i o n  

formula f o r  each p r e d e f h e d  homogeneous area, such a  d e s i g n  may 

w e l l  a l low f o r  a  s u b s t z n t i a l  r e d u c t i o n  i n  :he d a t a  nanagernmt cos t .  

By s e t t i n g  each p rope r ty  w i t h i n  i t s  geographic market s t r u c t u r e  . 

one would expect  t h a t  only  a few basic a t t r i b u t e s  would s e c u r e  a  

more than adequate  performence s i n c e  o t h e r s  would a u t o m a t i c a l l y  be  

c o n t r o l l e d  f o r  by t h e  l o c a t i o n  f a c t o r s .  F i n a l l y ,  r a t h e r  t han  be ing  

computa t ional ly  i n i p r a c t i c a l  and v e r y  c o s t l y  t o  use ,  t h e  method is  

q u i t e  i n e q e n s i v e  and can b e  p rogr~rn led  t o  perform e f f i c i e n t l y  a l l  

t h e  r equ i red  o p e r a t i o n  on R mini-computer, 

4. E f f e c t i v e n e s s  o f  t h e  Feedbnck Arproach ---- -- 
I n  [ I ]  and  [ 3 ] ,  e m p i r i c a l  r e s u l t s  n r e  presenred  which demonstrate. 

t h e  f e a s i b i l i t y  oE t h i s  new C!pproach, A t t en t ion  h e r e  i s  focused on a 



l a r g e r  s c a l e  experiment t o  f u r t h e r  examine the  e f f e z t i v e n e s s  of t n e  
- - 

s y s t e e  under d L r i e r e n t  condl:ions. 

The s t u d y  i s  based on t h e  a n a l y s i s  of s sampie of 532 owner- 

occupied dwe l l ing  u n i t s  where r e a l  e s z a t e  t r a n s a c z i o n s  were re-  

corded from 1969 t o  1971. These dwe l l ing  u n i t s  a r e  a l l  l o c a t e d  i n  

t h e  g r e a t e r  P i t t s b u r g h  east-end which covers  approximate ly  one- 

f i f t h  of  t h e  t o t a l  a r e a  of Allegheny County, Pennsylvania .  Even 

i f  t h e  c o r n u n i t i e s  s e l e c t e d  a r e  s i t u a t e d  i n  t he  samc g e n e r a l  l o c a t i o n ,  

they  r e f l e c t  t h e  h e t e r o g e n e i t y  c h a r a c t e r  of  mez ropo l i t an  c o m n i t i e s .  

0 l d . a n d  new, i n d u s t r i a l  and r e s i d e n t i a l  suburbs a r e  inc luded .  Trans- 

- a c t i o n  v a l u e s  i n  t h e  oample v a r y  froin $4,000 t o  $80,000.. . 

Twelve a t t r i b u t e s  b e s i d e  l o c a t i o n  were used t o  d e s c r i b e  each  

p a r c e l ,  They a r e  l o t  s i z e ,  cuuher  of rooms, bathrooms, s t o r i e s ,  

car ga rage ,  t y p e  of  s t r u c t u r e  (e.g. m o d ,  b r i c k ,  s t o n e ,  e t c . ) ,  

t y p e  o f  ga rage  (dq=teched, a t t a c h e d ) ,  garage  e n t r a n c e  (paved, n o t  

paved),  l a n d s c a p i - ~ g  c o n d i t i o n ;  age, c e n t r a l  a i r  and f i n a l l y ,  

f i r e p l a c e s  (none, 1, 2 o r  niorc). Anong t h e s e  a t t r i h u t e s ,  t h e  f i r s t  

. f i v e  were d e f i n e d  a s  "quan t i t a t i ve" .  The remaining ones were ell - * 
cons ide red  a s  " q u . ~ l i t n t i v e "  and r e f l e c t e d  by 0 / 1  i n d i c z t o r s .  For 

example, t h e  age  v a r i a b l e  w ~ s  broken down i n t o  f i v e  i n t e r v a l  f a c t o r s  

(0-10 y e a r s  o l d ,  10-20, 20-30, 30-50, 50 end ove r ) .  I n f o r m t i o n  

on  a l l  t h e s e  a t t r i b u t e s  f o r  eech  p n r c e l  v a s  c o l l e c t e d  from p a s t  

i n d i v i d u a l  p r o p e r t y  t r a n s a c t i o n  r eco rds  of s e v e r a l  r e a l t o r s  i n  t h e  

.area. A s  f o r  l o c e t i o n ,  1 7  c l u s t e r s  de te rmining  homogeneous hous ing  

sub-markets which i n  some c a s e s  c ros sed  over  mun ic ipa l  bounda r i e s  

were i d e n t i f i e d .  For each such c l u s t e r ,  a  0 / 1  q u a l i t a t i v e  i n d i c a t o r  

was d e f i n e d  s p e c i f y i n g  whether  o r  n o t  a  p rope r ty  was l o c a t e d  i n  t h e  

c l u s t e r  . 
A second i n p u t  f i l e ,  h e r e i n  r e f e r e d  t o  a s  i n p u t  11 a s  opposed 

t o  i n p u t  I f o r  t h e  f i l e  d e s c r i b e d  above, v a s  c r e n t e d  i n  which t h e  

q u a l i t n t i v e  f e n t u r c s  lhndscaping  condition, c e n t r e 1  a i r  and f i r e -  

p l acco  were suppresned.  The mot iva t ion  f o r  c r e a t i n g  t h i s  second 

f i l e  wns t o  examine t h e  comporntive e f f e c t i v e n e s s  of t h e  system when 

o n l y  b a s i c  propcr  t y  f e a t u r e s  r~h ic l i  a r e  c n s i l y  o b t a i ~ c b l c ,  o b j e c t i v e l y  

'determined and u s u a l l y  remain c o n s t a n t  ovcr  t h e  i i f e  cf a propercy 

are used under  a s i n g l e  v a l u a t i o n  f o r ~ o a l a  des ign .  



Tie house -p r i c e  r c l n ~ i o n s h i p  ossumec: i n  t h e  s t u d y  m i r r o r s  a 

b a s i c  i n : e r n c ~ i o n  phenomenon between " q u a l i t a z P ~ e "  an2 " q u a n t i t i v e "  

a t t r i b u t e s .  Somc p r o n e r t y  f e a t u r e s  a r e  e n t e r e d  i c  l i n e a r l y  a d d i t i v e  

ways w h i l e  o t h c r r  in mi:iyslicz:ive forms. ?fore s p e c i f i c a l l y ,  t h e  

s t r u c t u r e  p o s t u l a t e d  e x p r e s s e s  t h e  contribution t o  t o t a l  v a l u e  o f  

e ach  q u a n t i t a t i v e  v a r i a b l e  as a f u n c t i o n  of  t h e  q u a l i t a ~ i v e  a s p e c t s  

embodied i n  a p r o p e r t y .  Hence, unde r  t h i s  f o r m u l a t i o n ,  t h e  co- 

e f f i c i e n t s  a s s i g n e d  t o  t h e  v a r i o u s  q u a l i t a t i v e  i n d i c a t o r s  w e  h a v e  

a r b i t r a r i l y  d e f i n e d  a r e  n o t  viewed a s  add ing  o r  s u b s t r a c t i n g  a n  

amount t o  v a l u e ,  i f  t h c  i n d i c a t o r  i s  observed; b u t  r a t h e r  a s  i n -  

d i r e c t l y  a f f e c t i n g  v a l u e  by a p p r o p r i a t e l y  w e i g h t i n g  t h e  c o e f f i c i e n t s  

a s s o c i a t e d  w i t h  t h e  q u a n t i t a t i v e  a t t r i b u t e s .  The end r e s u l t  o f  t h i s  

- s t r u c t u r e  i s  v i r t u a 1 . 1 ~  a s e p a r a t e  v a l u a t i o n  forntula  f o r  e ach  c l a s s  

of p r o p e r t i e s  d e f i n e d  by a q u a n l i t a t i v e  c h a r a c t e r i s t i c  a r r angemen t ,  

e.g. b r i c k  house,  10-20 y e a r s  o l d ,  1ocated. i .n  c l u s t e r  1, and s o  on. 

T a b l e  1 p r e s e n t s  t h e  se t  of c o e f f i c i e n t s  g e n e r a t e d  f o r  i n p u t  

f i l e  I and  I1 a t  two p o i n t s  i n  t ime:  t h e  s t a r t  and end o f  t h e  t h r e e  

y e a r s  s t u d y  p e r i o d .  These v a l u e s  I rere  d e r i v e d  by r e c y c l i n g  s e v e r a l  

t i m e s  t h e  cwo groups  of o b s e r v a t i o n s  through t h e  sy s t em so  as t o  

converge  t o  t h e  e q e r i e n c e d  p a t t e r n s  of change h a v i n g  s e t  4n b o t h  

i n s t a a c e s  ~ Z E  i i d t i a l  - < d u ~ s  o f  the c c z f f 5 c i e n t s  t o  1. The r e -  

c y c l i n g  h e r e  was n e c e s s a r y  b e c a u s e  of t h e  s m a l l  number of  observa-  

tions i nvo lved .  Also ,  a n o r m a l i z a t i o n  scheme was employed f o r  t h e  

q u a l i t a t i v e  i n d i c a t o r s .  One i n d i c a t o r  w i t h i n  each  grouping  was 

supp re s sed  ( t h o s e  w i t h  c o e f f i c i e n t  v a l u e  1 i n  Tab l e  1 ) .  The c o l l e c -  

t i o n  o f  t h e  supp re s sed  i n d i c a t o r s  becomes t h e  " s t anda rd"  q u a l i t a t i v e  

class o f  p r o p e r t i e s .  Having c r e a t e d  such  a s t a n d a r d  c l a s s ,  t h e  

v a l u e s  o f  t h e  c o e f f i c i e n t s  a s s o c i a t e d  w i t h  che q u a n t i t a t i v e  a t t r i b u t e s  

r e p r e s e n t  i n c r e m e n t a l  v a l u a t i o n s  i n  t h e  p r e sence  of t h i s  c l a s s .  A s  

t o  t h e  magni tudes  of t h e  c o e f f i c i e n t s  a s s i gned  t o  t h e  i n d i c a t o r s  n o t  

s e l e c t e d  a s  s t a n d a r d  w i t h i n  each grouping ,  i t  d e t e r m i n e s  t h e  v a l u e -  

r a t i o  of  t h e s e  i n d i c a t o r s  r e l a t i v e  t o  t h e  s t a n d a r d  i n d i c a t o r .  F o r  

example,  l o o k i n g  a t  Tnble  1, w e  n o t i c e  t h n t  a  f rame s t r u c t u r e  i s  

vnl.ued app rox ima te ly  13% l c s s  than  a I~r ic lc  house.  



V a r i a b l e s  

C l u e t e r  
1 
2 
3 
4 
5 
6 
7 
8 
9 

10  
11 . 
1 2  
1 3  
14 
15  
16 
1 7  

A8 e 
0-10 

10-20 
20-30 
30-50 
50 and 
over  

Carage 

de tached  
a r t a c h e d  

Percen t  o r  
Xean Value 

5.26 
5.09 
4.70 
6.77 
L. 70 
6.39 

18. $8 
5.45 
1.69 
5.83 
3.01 
3.95 
5.26 
7.23 
6.77 
3.57 
5.26 

29.70 
. 31.95 
12.41 
17.67 

8.27 

14.L7 
65.53 

Tab le  1: C o e f f i c i e n t  e s t i m a t e s  f o r  i n p u t  f i l e  1 and XI: s t a r t  and end of  p e r i o d  

C o e f f i c i e n t  Es t imate  

Input  I 
S t a r t  - End - 

Input  11 
- End S t a r t  - V a r i a b l e s  

Carnge c n t r a n c s  
Paved 

no t  Paved 
Lendscapinp. 

f a i r  
Rood 
excel l e n t  

type of s t r u c t u r e  
Wood 

Wood-brick 
k i c k  

Aluminum 
Aluninum-brick 

Stone 
C e n t r a l  a i r  

yes  
no 

F i r e p l a c e s  
None 
1 
2 o r  more 

Lot  s i z e  (sq. f t . )  

# of r o o m  

d of bathrooms 

P of s t o r i e s  

# of car t a r a g e  
; 

I 

C o e f f l c f e n t  Es t imate  

P e r c e n t  o r  
Hean Value 

56.77 
43.23 

32.70 
45.68  
21.62 

7.14 
10.90 
63.91 

1.69 
12.97 

3.39 

9.02 
91.98 

69.55 
25.56 

4 . 8 9  

9119.13 

6.62 

1.53 

1.66 

1.13 

1.111 1.1217 1.103 1.125 
i .nnn 1. nnn 1. 000 1.000 



approlcinately 15% f r o n  1969 t o  t h e  end of 1971. This  r e f l e c t s  

a c c u r a t e l y  t h e  gene ra l  i n c r e e s e  i n  va lues  exper ienced  i n  Allegheny 

County dur ing  those  years .  
. . 

What i s  impor tant  t o  p o i n t  o u t  h e r e  i s  t h e  g e n e r a l  c o n s i s t e n c y  
.* 

of t h e  c o e f f i c i e n t s  obta ined  when comparing i n p u t  I and I1 r e s u l t s .  

D i f f e rences  i n  ve lues  cen b e  observed but  mzinly f o r  t h c s e  essi-gned 

t o  the c l u s t e r  and age  v a r i a b l e s  a s  one should s u s p e c t  g iven  t h e  

n a t u r e  o f  t h e  suppressed i n d i c a t o r s  ( landscaping  c o n d i t i o n ,  c e n t r a l  

a i r  and f u n c t i o n a l  f i r e p l a c e s )  i n  i n p u t  11. For exzmple, we n o t e  

t h a t  t h e  most valued c l u s t e r  ( c l u s t e r  1 )  when a l l  t h e  v a r i a b l e s  a r e  

cons idered  becomes a f t e r  suppres s ion  about  182 more va lued  i n  c o n t r a s t  

t o  the s tandard  l o c a t i o n .  

Some desc r ip t j . ve  measures of p r e d i c t i v e  performance o f  t h e  system 

f o r  i n p u t  I and I1 g r e  presented  i n  Table  2. By c a r e f u l l y  examining 

this t a b l e ,  we f i n d  t h a t .  t h e  r e s u l t s  a r e p r o m i s i n g  i n  terms of t h e  

mean squa re  p r e d i c t i o n  e r r o r ,  t h e  m u l t i p l e  c o r r e l a t i o n  c o e f f i c i e n t ,  

the mcan abso lu te  percentage  e r r o r  and t;le c0e.f f i c t e n t  of  'd i spers ion .  

A l s o  l i t t l e  o r  no c r r o r  i n  c c n t r n l  tendcncy rind v n r i n t i o n  can be 

de tec t ed .  Civcn (1) t h e  r e l a t i v e l y  sma l l  number of t r a n s n c t i o ~ s  used 

i n  thLs experiment., ( 2 )  t h e  l e n g t h  of t h e  Cine i n t c r v z l  ovcr  u h i c h  



T a b l e  2: Some descrforive ~ e 2 s u r e s  of 3erfomznce. 

Mean t r a n s a c t i o n  v a l u e  

Mean p r e d i c t e d  v a l u e  

S tandard  d e v i a t i o n  of 
t r a n s a c t i o n  v a l u e s  

- 
Standard  d e v i a t i o n  of 
p r e d i c t e d  v a l u e s  

~ o o t  mean s q u a r e  p r e d i c t i o n  
e r r o r  

M u l t i p l e  c o r r e l a t i o n  c o e f f i c i e n t  

Mean a b s o l u t e  percentege 
error 

C o e f f i c i e n t  o f  d i s p e r s i o n  



",hey occurzed  and (3) t h e  t y p e  and number of hous ing  c h a r a c t e r i s t i c s  

i nc luded  i n  t h e  house-pr ice  r e l a t i o n s h i p  e s t ima ted ,  i t  i s  a p p a r e n t  

from t h e s e  r e s u l t s  tha: che au tomate l  s y s t e n  w e  have deveioped y i e l d s  

a more t h a n  s a t i s f a c t o r y  l e v e l  of p r e c i s i o n .  It i s  a l s o  i n t e r e s t i n g  

t o  n o t e  i n  conpa r ing  i n p u t  I1 t o  i n p u t  I performance t h a t  t h e  sup: 

p r e s r i o n  of  l andscap ing ,  c e n t r a l  a i r  and f i r e p l a c e s  r e s u l t e d  i n  a  

n e g l i g i b l e  d e c r e a s e  i n  p r e d i c t i v e  power. 

It is  i n t e r e s t i n g  t o  n o t e  t h a t  running  a  s imp le  l i n e a r  m u l t i p l e  

r e g r e s s i o n  a n a l y s i s  on i n p u t  f i l e  XX w i t h  a  c o n s t a n t  i nc luded ,  f o r  

i n s t a n c e ,  p r o v i d e s  s l i g h t l y  i n f e r i o r  r e s u l t s .  For example, t h e  r o o t  

mean s q u c r e  e r r o r  ob t a ined  i s  4388.23, t h e  m u l t i p l e  c o r r e l a t i o n  
- 
c o e f f i c i e n t ,  -875, and t h e  mean a b s o l u t e  pe rcen tage  e r r o r ,  16.57X. 

Our  i n t e n t i o n  h e r e  i s  n o t  t o  b u i l d  a  strawman o u t  of  t h e  r e g r e s s i o n  

approach  n o r  t o  draw any g e n e r a l  conc lus ions  on t h e  b a s i s  of  t h e s e  

r e s u l t s .  A v a l i d  cornparison is v e r y  d i f f i c u l t ,  i f  a t  a l l  p o s s i b l e  t o  

make. Two d i f f e r e n t  f u n c t i o n a l  fonns  e r e  involved h e r e .  Also r e g r e s s i o n  

measures  of performance a r e  computed on t h e  b a s i s  o f  e s t i m a t e d  es 

opposed t o  p r e d i c t e d  va lues .  I n  do ing  s o ,  w e  a r e  hence  b i a s i n g  s l i g h t l y  

o u r  approach.  However, i t  i s  impor t an t  t o  p o i n t  o u t  t h a t  f o r ' t h o s e  

-- r L ~ ? e r t i c z  iz 5.2 s=I"-?~P :+LC? s ~ l d  f o r  $10,000 o r  less ,  t h e  r e g r e s s i o n  

mean a b s o l u t e  p e r c e n t a g e  e r r o r  is 45.671 whereas t h e  p e r c e n t a g e  com- 

p u t e d  v i a  t h e  hEP method f o r  t h e  s ane  p r o p e r t i e s  i s  31.472'. T h i s  

s u p p o r t s  o u r  c o n t e n t i o n  c h a t  a s q u a r e  e r r o r  schene  canno t  respond 

a d e q u a t e l y  t o  low v a l u e  p r o p e r t i e s  and hence,  may w e l l  v i o l a t e  t h e  g o a l  

o f  au tomat ion .  

5. Concluding remarks 

The o b j e c t  of t h e  exper iments  r epo r t ed  i n  t h i s  pape r  was t o  s e e  if 

t h e  sys t em we des igned  s a t i s f i e s  t h e  needs of a s s e s s o r s  and ' t axpayers .  

The r e s u l t s  conform w i t h  t h e  p r o p e r t i e s  we b e l i e v e  e s s e n t i a l  f o r  pro- 

v i d i n g  e q u i t n h l e  assessment  r o l l s .  I n  a d d i t i o n  t h e  s i n g l e  v a l u a t i o n  

formula approach 1001:s promisi.ng. A s  shown by ou r  r e s u l t s ,  t h i s  

d e s i g n  con s e c u r e  a  more than  ndcquntc  performance by u s i n g  onlv  n few 

o h j c c t i v c l y  determined b a s i c  p rope r ty  d e s c r i p t o r s  whicl\ ~ l s u n l l y  rcmnin 

c o n e t n n t  over  t h e  l i f e  t ime of u prope r ty  arid can ~ c n c r a l l y  be found i n  

p r c s c n t  r eco rds  o r  r!lcnmrcd vl .sunl ly .  



In  c i o ~ i n g ,  we a d d r e s s  t n ~  i s s u e  of the r o l e  of an a s s e s s o r  within 

6 computer-or iented o r g a n i z a z i o n a l  p l a n .  Tne q u e s t i o n  i s  wnether o r  

no: :he compu=er s n o u i l  b e  con~emp,z:ec a s  a s u b s = i t u t e  to t ne  a s s e s s o r  

o r  r a t h e r  a n  e x t e n s i o n  of h i s  a b i l i z i e s .  Our p r e s e n t  f e e l i n g  on t h i s  

matter i s  tha: t h e  system could  l o s e  i t s  c r e d i b i l i t y  i f  a s s e s s o r s  

vou ld  be al lowed t o  modFfy t h e  computer assessment  u n l e s s  he h a s  a 

documented case t o  beck up h i s  d e c i s i o n .  V e  r a t h e r  f a v o r  a p r o c e s s  

by which t h e  t axpaye r  h imse l f  d e c i d e s  whether  o r  n o t  h e  a g r e e s  w i t h  

t h e  computer assessment .  If h e  b e l i e v e s  t h a t  h e  h a s  been t r e a t e d  

u n f a i r l y ,  o n l y  t hen  would t h e  a s s e s s o r  b e  c a l l e d  upon t o  pe r fo rm  a n  on  

s i t e  independent  a p p r c i s a l  t o  v e r i f y  t h e  c la im o f  t h e  t axpaye r .  
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value of real  estate. Unfoituriateiy, there  i s  no  

i s  complete for  the entire County. 

R1 F o r m s  - R l  forms  do not e f i s t  for e 

real  estate and the forms  which do exist a re  not 

extension of information regarding details on  the 

Exhibit I V  for  type of detail information presently 

a r e  loose leaf and a r e  filed i n  manila folders i n  t: 

This procedure makes them very easily misplace 

Field Books - The a s se s so r s '  field book, 

one source which is  most complete. A recent SUI 

members  of the Board of Property Assessment, 

a resul t  of questions by the Study Committee at  th 

This survey shows that only 81 percent  of the des 

County a r e  complete in even the limited descripti 

required on the field book sheets. 

REPORT ON NUMBER OF HOMES WITH I N 1  

No. o f  
Homes 

Area 81 Louis H. Artuso 42,192 
Area W2 Samuel Rudick 59,550 
Area #3 Glen C .  Jones 7 7 , 0 2 1  
Area #4 John J. Fallon 65,839 
Area f 5  Joseph E .  Feledick 74,900 
Area #6 John R. 0 '  ~ o n n e l l  54,990 

9 Data supplied by Board of Property A s s  
Review. 



- ~ a c h  assessor  has nis own methods and procedures in keeping and 

maintaining his records,  the use or' sales  data, records of notice of change, 

appeal information and determining actual market  values. There i s  no uni- 

formity within assessment  a reas  under the direction of a Board member  o r  

among Board members.  

- Lot and Block Maps - The Controller 's  Office has completed only 

96 ~f the 129 municipalities on the lot and block system. Each a s s e s s o r  has  

a complete set of maps for  h i s  area.  However, they a r e  not revised a s  

changes occur. Maps a r e  maintained on a current  bas is  in  the Deed Reg- 

i s t ry  Office. 

W. P. A. Records - During the middle Thirties,  Mr. P. -4. prepared  

sketches of buildings showing dimensions and detailed information r-eg ard-  
't 

ing the type and construction. These records were  very  well done but 

were  only complete for the urban a r e a s  (cities and boroughs). The records  

have become outdated over the y e a r s  a s  the resul t  of remodeling, demolition 

and new construction. 

Sales Data 

Information on sales  of property i s  necessary for  th ree  different 

purposes. F i rs t ,  the Board of Proper ty  Assessment, Appeals and Review 

must submit monthly a report  to  the State Tax Equalization Board showing 

all  real  estate t ransfers ,  the sales  pr ice  as  shown by the deed and Pennsyl- 

vania tax stamps and the assessed  valuation. Secondly, the a s s e s s o r s  need 

sales data in order  to determine market  values and market  conditions for  



tneir assigned terr i tory.  Thirdly, BSCS needs the information i n  order  to 

maintain up -to-date computer r ecords  on new owners, agents, and owner 

or agent 's  address  for  tax billing purposes.  

At the present  time, sa les  information i s  being supplied f r o m  two 

different sources,  thus, duplication. The Deed Registry Office receives 

copies of all deeds f r o m  the Recorder  of Deeds Office. Information f r o m  

the-deed, including the sales  pr ice,  i s  coded on fo rms  and sent  to  BSCS. 

F rom this data, BSCS updates the computer file and also p repa res  an 

assessment/sales  ratio report. 

The Board of Proper ty  Assessment,  Appeals and Review has  a 

contract with Real Estate Statistical S e n i c e  at  the current  annual r a t e  of 

$1,968 for  which they receive data on dl sales  of property which ar-e r e -  
-t 

corded in  the Office of the Recorder  of Deeds on a duplicate form. The 

information received contains: 

1. Property address  and Lot/Block number; 

2. Brief description of the property; 

3. Name of Grantee and Grantor;  

4. Dollar consider ation and amount of Pennsylvania 
tax stamps; 

5. Date of deed and date recorded. 

This information i s  turned over to the a s sesso r  who records  the 

sales information on h i s  records  and inse r t s  the a s sessed  valuation of the 

property on a copy of the fo rm which i s  then returned to Real  Es ta te  

Statistical Service. Real Estate  Statistical Service in  turn  p repa res  the 



monthiy repor; fo r  the Boarcl oi Proper ty  Assessmen:, Appeals and Review 

to be sent to the State Tax Equalization Board. 

The Board of Property Assessment,  Appeals and Review receives 

($. 10) for each transfer;  f rom the State Tax Equalization Board ten cents 

therefore, it receives more  than the costs  of the 

Estate  Statistical Service. 

: annual contract with Real 

Investigation and discussion with the various offices involved in-  - 

dicate that the entire process could be handled by BSCS and consideration 

has  been given to it by BSCS. However, until 1976, i t  h a s  received a low 

priori ty compared to other new programs  and systems being developed for  

other County needs. It i s  the Subcormnittee's understanding that beginning 

in  January 1977, BSCS w i l l  p repare  the STEB report  and the contract with 
't 

Real Estate Statistical Service will no longer be necessary. 

The sales information supplied by Real Estate  Statistical Service 

or the sales ratio repor ts  prepared  by BSCS a r e  not used a s  an audit on 

the effectiveness of the performance of the assessment  function. However, 

some of the Board members  do utilize sales  information for  their own a reas  

to determine market  conditions and to check on the performance of a s s e s s o r s  

under their supervision. 

Training and Supervision 

All a s sessors  a r e  encouraged to take courses in  assessment  and 

appraisal procedures. However, the assessors  a r e  not reimbursed for  this 

expense. 



in 1972,  dl assessors  a t t e n d e ~  2 20-sessior, course consisting of 

eighteen sessions of course work, one session of review and one session 

for the examination. This course was funded by Allegheny County and was 

held at Duquesne University with the American Institute of Real Estate  

Appraisers and the Society of Real Estate  Appraisers  furnishing the 

instructors.  

In addition, the a s s e s s o r s  are urged to take the International - 

Association of Assessing Officers (I. A. A. 0. ) course which consists of 

six par ts  and i s  conducted by the Pennsylvania Assessors '  Association. 

When dl six courses  have been taken, the assessor  i s  then qualified to 

take an examination and i f  he passes ,  he i s  then a Certified Pennsylvania 

Evaluator. These courses  a r e  all taken at the expense of the assessor  and 
' C  

he receives no reimbursement f r o m  the County. At the present  t ime, 

zpproemately 80 percent of the a s s e s s o r s  have completed the f i r s t  five 

courses. Only 21 assessors  have not taken any of the courses. 

The Board of Proper ty  Assessment,  Appeals and Review Office 

maintains records  on all course work taken by each assessor  a s  well  a s  

the assessors '  educational background. 

Other than the materials  received through course studies, seminars  

attended and published articles,  the re  a r e  no written general rules  and 

regulations established by the Board for  the assessment  process which the 

assessor  i s  expected to follow i n  Allegheny County. This lack of written 

general rules and procedures resul t s  i n  each Board member and each 

assessor  proceeding i n  his own way with varying degrees of effectiveness. 



- 
_r or example, some assesso r s  utilize cubical content an6 otners use square 

feet  a s  a basis  for market  value comparisons. 

Assignment of Terr i tor ies  

Every  field assessor  i s  assigned to a terr i tory.  A t e r r i t o r y  may 

contain severa l  wards and/or  one o r  more  municipalities. Each supervising 

as sesso r  supervises a group of assessors .  Assessors  report  into the 

offices of the Board of Proper ty  Assessment,  Appeals and Review approxi- 

mately once every two weeks, Therefore,  there i s  no direct  day-to-day 

supervision of their  work. Supervising as sesso r s  have stated that they 

know where the a s sesso r s  a r e  working each day, and i n  some cases,  indicated 

that they have a place where 'hey meet  with the a s s e s s o r s  in  the morning. 

On the surface, this appears to be  a very  loose arrangement fop the super-  

vision of some 120 a s sesso r s  and assistant assessors .  On the other hand, 

having them all come into the office every day before sending them out to 

various pa r t s  of the County would be also a considerable waste of time, 

and expensive f rom a mileage reimbursement standpoint. 

Presently,  each supervising assessor  prepares  a bi-weekly repor t  

covering the activities of the a s s e s s o r s  under his  supervision. 

The only way the present  system can work satisfactorily i s  to make 

su re  that the supervising as sesso r  i s  a responsible, conscientious, dedicated 

supervisor capable of supervising employees and with the means of obtaining 

disciplinary action against employees who fail to  pe r fo rm according to the 

rules  and regulations established by the Board. 



m- ~ n e  assesso r s  a r e  unionized ana vihen a vacancf- occurs i n  a 

terr i tory,  the a s sesso r s  have the right to  bid on the vacant te r r i tory .  The 

Board Chairman has indicated that, to date, this has not presented a p ro -  

blem. However, such a sys tem of assignment of t e r r i to r i e s  does not 

permi t  the flexibility of utilizing the best talents most  effectively. 

On the other hand, assignment of te r r i tor ies  does provide the 

oppprtunity for  the a s sesso r  to become thoroughly famil iar  with h i s  as signed 

area.  As a result ,  he  should be better able to  make the value judgements 

that a r e  necessary i n  obtaining uniformity based upon the marke t  value of 

property. 

Building Pe rmi t s  

Building pe rmi t s  a r e  not required by every municipality i n  the 

County. In those municipalities which do require  building permi ts ,  there 

i s  no requirement that a repor t  of permi ts  issued be filed with the Board 

of Proper ty  Assessment, Appeals and Review. As a result ,  i n  munici- 

palit ies where permi ts  a r e  issued, the a s sesso r  must  go to the offices of 

the municipality and hand-copy the information f rom the permit.  Some 

municipalities provide the a s s e s s o r  with a copy of the permi t  which 

eliminates his  copying the information. Such data i s  necessary  a s  an  .aid 

to the a s sesso r  in  locating new construction and additions for  assessment  

purposes. 

The Fourth to Eighth Class County Assessment  awl' requi res  

the office is suing building permits  in every political subdivision of each 

''72 P. S. 5453.602b. 
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coxnty snall keep a d&iy rezord, separate  and apart f ron all  other records,  

of every building permit  issued, which shall se t  forth the following informa- 

ti on: 

1. Date of issuance;  

2. Name and address of person owning and a 
description sufficient to  identify the property 
for which the permi t  was issued; 

3.  Nature of the improvements and amount in  - 
dollars i n  which i s  sued. 

On or  before the f i r s t  Monday of each month, the office.shall  file 

the daily record  in  the office of the chief a s sessor  of the county. The office 

shall collect f rom each person to  whom a building permi t  i s  i ssued the s u m  
one dollar ($1. 00)$: 

of % - & ~ $ F S )  which shall be full compensation for  i t s  serv ices  

to the county. -, 

In addition, this same section of the Fourth to Eighth Class  County 

Assessment Law requires  that whenever a person makes improvements 

other than painting of or  normal r epa i r s  t o  a building of $1,000 or  l e s s  

i n  value annually and he  i s  not required to  obtain a building permi t  by any 

political subdivision, he must  within 30 days of commencing the improve- 

ments furnish similar data to the office of the chief assessor .  

At the present time, a s s e s s o r s  in  municipalities which do not 

require building permits  a r e  unaware of improvements. Therefore,  

assessment changes resulting f r o m  such improvements a r e  dependent 

upon the assessors  picking them up during the triennial assessment .  

::: amended 1968 



Recording of Deeds 

At the present time, there  i s  no law which requires  the owner of 

a property to record the deed i n  the Office of the Recorder of Deeds, and 

therefore,  i t  i s  possible that not a l l  t r ans fe r s  of property a re  recorded 

in  the assessment  records and t ax  bills would be sent to the previous 

owner. It  has been indicated, however, that there  does not appear to  be 

a serious problem in  that deeds a r e  generally recorded. 

The Fourth to Eighth Class  County Assessment ~ a w  l1 requi res  

that i t  i s  the duty of every grantee of r ea l  property to register  the deed 

in the office of the chief a s sessor  for  the county in which the land o r  the 

grea ter  portion of it i s  situated, within 30 days of the date of conveyance. 

unless such deed shall have been previously recorded i n  the Office of the 
-+ 

Recorder of Deeds. 

APPEAL PROCESS 

Notice of Change of Assessment 

A cut-off date i s  established annually to  enable BSCS to prepare,  

en masse,  Notices of Change in  Assessment  in the triennial a r e a  fo r  al l  new 

taxable accounts, and any existing taxable account having a change in  a ssess -  

ment of whatever amount. These notices a r e  turned over to the Board of 

Proper ty  Assessment,  Appeals and Review for mailing. A listing of changes 

i s  also produced for each municipality and school district. These a r e  also 



turned over to tne board  and a r e  usually hand delivered by the a s sesso r  

because of their bulk. 

Notices of Change in Assessment  which occur after the cut-off 

date a s  well a s  Notices of Change i n  Assessment  in the inter-triennial 

a reas  a r e  handwritten by the assessor .  Copies of these individual notices 

a r e  mailed to the municipalities and school districts.  (See Exhibits VI 

and-VI-A. ) 

At the completion of the triennial assessment ,  BSCS produces 

two se ts  of assessment  books. One i s  used for  display in  the municipality 

and one for display i n  the offices of the Board of Property Assessment,  

-4ppeals and Review. For  the City of Pittsburgh triennial, only one se t  

of assessment  books i s  prepared for  display. 

Appe a1 Filing. 

Following the close of the triennial and the printing of the a s s e s s -  

ment books, property owners a r e  advised by public notice that they may 

view the assessment  book and p r e s s  re leases  a r e  prepared which s tate  

that the a s s e s s o r s  wi l l  be available to answer questions at such t imes  or  

places a s  l isted. 

An application for appeal must  be filed within 30 days f r o m  the 

date of the official notice of change. It should be noted that an appeal f rom 

an assessment  of a property located in  the triennial a r e a  which has  not 

been changed may a lso  be filed. Regarding appeals on property located 

in  inter- t r iennial  a reas ,  the Board has  stated that the County Law 



Department rendered an informal opinion tnat an appeal could not be accepted 

during the inter  -triennial period unless the property met  the conditions 

which a r e  set  forth in the Second Class County Assessment Law. l2  1n 

summary, the conditions a re  interpreted to mean that some physical change 

i n  the improvements or adjacent thereto or in  the vicinity must  occur; 

otherwise, the appeal i s  not accepted. 

- Applications for appeal a r e  available f rom the assessor  when'he 

is sitting i n  the municipality or f rom the offices of the Board of Proper ty  

Assessment,  Appeals and Review. (See Exhibits VII and VII-A. ) If the 

property i s  an income producing property, an Income and Expense State- 

ment form, which i s  furnished by the Board, must  be completed and filed 

with the appeal application. (See Exhibit VIII. ) 
' t  

Rules and regulations governing appeals from the triennial a s s e s s -  

ment a r e  printed and published in the newspaper and the Legal Journal. They 

a r e  also available at offices of the Board of Property Assessment, Appeals 

and Review. These rules and regulations cover the dates the assessment  

books at the Board a r e  open for inspection, who may appeal, appeal 

applications, intervention, hearing, postponements, witnesses, etc. The 

published rules and regulations a r e  silent on the right and conditions under 

which an appeal may be taken during the inter-triennial period. 

1272 P. S. 5452.13 and 5452. 14. 



Review of Assessment 

Copies oi all filed appeal applications a r e  sent to the supervising 

assessor  in whose ter r i tory  the property i s  located. Copies of filed appeal 

applications a r e  not sent to  the municipalities and school distr icts  in which 

the property i s  located. Every property on which an appeal i s  filed i s  

reportedly reviewed, usually by two assessors ,  and a report  with the 

assessors '  recommendations i s  prepared. 

As a result  of the review and with the agreement of the supervising 

assessor  and a Board member, a correction i n  the assessment may be 

agreed upon, and in such cases, a two-part post ca rd  i s  sent to the appel- 

lant indicating the revised assessment. L£ the appellant agrees to the r e -  

vised assessment,  he merely signs the ca rd  and mails  it back to the Board. 
-< 

I£ he does not agree, the appellant does not return the ca rd  and appears 

for a hearing at the date and time indicated on the card. 

In all cases where the assessment i s  sustained by the reviewing 

assessors ,  notices of the date and t ime of hearing a r e  mailed to the 

app ell ant . 

Appeal Hearings 

Appeals f r ~ m  assessments a r e  usually heard  by one Board member 

because of the number of appeals to be heard. For  example, there  a r e  

a p p r o ~ m a t e l y  8, 500 appeals to be heard  in 1976. This means that each 

Board member will hear approximately 1,400 appeals. In addition to the 

Board member, the supervising assessor  and -assessor  attend the hearings. 



At the weeid>- meetings of the Board of ? r o p e r 5  Assessment,  

Appeals and Review, reports  of Board members '  hearings a r e  submitted 

with recommendations which a r e  acted upon by the ent ire  Board. The 

report  consists of a listing of the name of owner, cur rent  assessment  and 

new assessment.  The Board members  present  a t  the weekly meeting 

make the final decision without hearing o r  knowing the facts  of the case. 

T h e  action taken i s  then t ransmit ted to  the appellant who then h a s  sixty (60) 

days i n  which to appeal the decision of the Board to the Court of Common 

Pleas.  

DEED AND ASSESSMENT REGISTRY OFFICE 

Function 

The functions of the Deed .and Assessment Registry Office which 

relate  to  the maintenance of assessment  records  a r e  a s  follows: 

The maintenance of the lot  and block sys tem a s  prepared  by the 

Controller 's  Office and certified a s  completed by the Court of Common 

Pleas;  recording changes i n  ownership a s  evidenced by various official 

documents; recording changes i n  valuations, improvements and descriptions 

as  submitted by the Board of Proper ty  Assessment,  Appeals and Review; 

maintaining a control on the total  a s sessed  valuation of r e a l  proper ty  i n  

each municipality; assembling and binding the tax  duplicate b lo t te rs  for  

municipalities, school districts,  County Treasure r  and the Board of P r o -  

perty Assessment,  Appeals and Review. 



3r~anizatiot-i 

The Deed and Assessment  Registry Office i s  organized into three 

bureaus: drafting; deed t ranfer ;  and transcribing. As of March 21,  1976, 

there were 82 positions i n  this department ( see  Exhibit IX for organizational 

chart)  broken down by position ti t le a s  follows: 

Director;  

Administrative Assistant;  

Secretary;  

Supervisors;  

Assistant Supervisors;  

Supervising Clerks ; 

Draftsmen; 

Deed Transfer  Clerks ;  

Clerk Typists; 

Typist; 

Clerks 

Total Positions 

Bureau Duties and Responsibilities 

Drafting Bureau - The Drafting Bureau maintains approximately 

22,000 map sheets covering the ent i re  County. This includes maps  p r e -  

pared under the lot and block sys tem by the County Control ler 's  Office 

and then turned over to  the Deed and Assessment Registry Office cover- 

ing 96 municipalities, and existing County map s covering the remaining 



33 municipalities. U p  to the present  time, t w o  sets of maps were  maintained; 

the original maps  and a copy which is made available for public use. The 

maps for public use  a r e  in  the process  of being eliminated. All maps have 

been microfilmed and a microfilm for each map placed on a n  index card  

which can be viewed in microfilm readers .  Two card indexes a r e  also 

maintained, one of which i s  filed by municipality and lot and block number 
- 

and one alphabetically by owner. These cards  contain general property 

location; property description; owner's name; deed book and page number 

of recorded deed and date of recording. In a r e a s  where lot and block maps 

have not been completed by the Controller 's  Office, a pseudo lot and block 

number has  been assigned. 

The present  ca rd  index sys tem i s  being changed to a rn&rofiche 

system. This system consists of a 4 x 6 microfilm which contains indexes 

by owner's name, by lot and block number and by s t ree t  address.  Each 

microfilm will contain approximately 18,000 listings. When this system 

has been completed and installed, the present alphabetical card  index will 

be eliminated. However, the lot and block card  index will  continue to be 

maintained because the ca rd  contains additional information. 

In addition, ' this bureau serves  and ass is t s  the public in obtaining 

the available information including the reproducing of map sheets. Public 

inquiries average approximately 300 per  day. 



Deed Transfer  Bureac - The Deed Transfer Bureau processes  a l l  

changes of rea l  estate  ownership as  evidenced by deeds f r o m  the Recorder ' s  

Office (average 30,000 per  yea r ) ;  deeds f r o m  Sheriff's OEfice (average 750 

pe r  yea r ) ;  probated wills; court orders ;  ordinances; declarations of 

takings, etc. 

The process  includes noting changes on the Deed Registry blotters 

and index cards and typing the official change order  i n  triplicate,  the 

original and one copy of mhich i s  forwarded to the Transcribing Bureau. 

Transcribing Bureau - The Transcribing Bureau consists of four 

sections: Transfer  Section; Coding Section; Assessor  ' s Change Order and 

Control Section; AE (Additional and Exonerations) Section. 

The Transfer  Section receives official change o r d e r s  and correct ion 
- C 

slips f r o m  the Deed Transfer  Bureau i n  two lots: Straight t r ans fe r s  o r  

whole taking which a r e  propert ies  t ransfer red  i n  their entirety; and split 

t ransfers  where only pa r t  of the original i s  t ransfer red  to a new owner or  

a property i s  broken up and t ransfer red  to two or more  owners. Notations 

a r e  made in  the blotter and straight t ransfer  data changes a r e  typed on 

Optical Character Reader forms with Selectric typewriters. These fo rms  

a r e  then sent to BSCS and a re  read  by the Optical Character  Reader  which 

automatically changes the computer data. On split t r ans fe r s  the original 

and second copies a r e  forwarded to the Board of Proper ty  Assessment ,  

Appeals and Review for  new valuations. The as sesso r s  retain the second 

copy, and the original copy with the new valuations i s  returned to the 

Transfer  Section where the additional notations a r e  made on the records  



and then forwarded to tne Coding Section ior  processing.- Split t r ans fe r s  

comprise approximately 25 percent or' all t ransfers .  

Assessors  Change Order and Control Section receives all 

Assessors  Change Orders  f rom the Board of Property Assessment ,  Appeals 

and Review. These change o rde r s  reflect changes made i n  valuations, 

addition or deletion of improvements, changes i n  description, etc. The 

clerks in  this section add code and l ine numbers, check the addition o r  

subtraction of valuations and note changes i n  the blotters. The Assesso r s  

Change Orders  a r e  then forwarded to the Coding Section for  processing. 

Approximately 60,000 Assesso r s  Change Orders  a r e  processed  each year .  

In the peak triennial yea r s  of 1970 and 1971, there  w e r e  approximately 

110,000 to 120,000 Assessors  Change Orders  processed. 
-t 

The Assesso r s  Change Order  and Control Section a l so  maintains 

the assessed v'aluation control sheets for  each municipality, which is 

balanced with the offices of the County Controller and County Treasure r .  

All  additions and exonerations, which can affect previous tax  y e a r s  a s  

well a s  the current  year ,  a re  posted t o  the control sheets. The certified 

valuation balance i s  made to the County Controller every month. Bal- 

anced valuation repor t  sheets a r e  certified with the County Controller ls 

Office, County T r e a s u r e r ' s  Office and the Board of Proper ty  Assessment ,  

Appeals and Review for  each municipality. These repor ts  show total  

rea l  estate valuations, total r e a l  estate  taxable valuations, total  r e a l  

estate exempt valuations, and gross  total County tax. 



The Coding Section receives all official change orders which are 

not handled by Optical Character Reader forms and all Assessors Change 

Order forms. Changes are  coded 2nd sent to BSCS for key punching and 

updating the computer record. 

BUREAU O F  SYSTEMS AND COMPUTER SERVICES 

- 
The Bureau of Systems and Computer Services maintains a land 

tax file. l 3  This file contains information on each account (parcel o r  con- 

tiguous parcels) and provides the following information on all properties 

within Allegheny County. 

Lot and block number; 

Control number (used to identify location -* 

of property record on the computer); 

Municipality and ward; 

School district; 

Taxable or exempt; 

Street name and address; 

Owner ' s name; 

Mailing address of agent or  property owner; 

Current assessment on land and improvements 
shown separately and in total. 

-- 

13  
A computer tape containing data on each piece of property. 



F r o m  the iniormation contained in the land tax fiie, the follow- 

ing forms and repor ts  a r e  prepared. 

Two se ts  of blotters for  display purposes pr ior  to 
close of appeal period, one for  display by the 
a s s e s s o r  at the municipality and one for  display at 
the Board of Proper ty  Assessment,  Appeals and 
Review Office. 

Five s e t s  of final assessment  blotters a r e  produced 
and distributed as  follows: One for  Board of Proper ty  
Assessment,  Appeals and Review; one for  County 
T r e a s u r e r ;  two for  Deed Registry and one for  
municipal and school tax  purposes. 

Notices of change in  assessment  a r e  produced, en 
masse ,  at the end of the triennial and a r e  submitted 
to the appeals bureau. Changes made after designated 
cut-off date and i n  the inter-triennial a reas  a r e  p re -  
pared  by the a s s e s s o r  and submitted to the appeals 
bureau. 

-+ Listings of notices of change i n  assessments  a r e  
prepared  for: 

a. , Municipality; 
b. School District;  
c. Appeal Bureau; 
d. Assessors .  

Sales - rat io  repor ts  a r e  to  be prepared annually. 

P roper ty  record  ca rds  a r e  prepared annually for  
triennial area.  

Proper ty  Record Card  

Proper ty  r ecord  cards  designed for  computer purposes were  

f i r s t  used f o r  the Pittsburgh triennial i n  1974 and then fo r  the southern 

Allegheny County triennial i n  1975. Upon receipt of forms,  the cards will 

be printed f o r  the northern triennial a r e a  for  1976. 



CI - i nese  property record caras  a r e  nor designed as a permanent 

record but a r e  used a s  source information for the computer record  of 

the property. The sys tem i s  designed to  print a new property r ecord '  

for  the a r e a  in  which a triennial assessment  i s  to be undertaken. The 

property record  cards  a r e  then turned over to the Records Office which 

i s  i n  charge of the property record  ca rds  and i s  located in  the off ices  of 

the -Board of Proper ty  Assessment,  Appeals and Review. 

The property record  ca rd  was designed to contain numerous 

factors  which describe the exterior and interior of buildings a s  well a s  

various factors  which a r e  believed to influence the value of the land, and 

previous sales  information. These sections of the ca rds  a r e  not being 

used at the present  time. 
-c 

LOT AND BLOCK SYSTEM 

Legislative Background 

The Second Class  County Code, 16 P. S. 3701 - 3707, dated 

July 1953, empowers the County Commissioners to establish, i n  the office 

of the County Controller, the lot and block system (tax maps)  for  the r e -  

gistration of land ti t les,  fo r  the accumulation of County tax l iens,  and for  

the enumeration of the parcels  of r ea l  estate  to be a s sessed  fo r  County, 

city, borough, township and school purposes.  

The Code further  authorizes the County Commissioners to  use  

current  tax  revenues o r  i s sue  general obligation bonds to defray the cost 

of expense of establishing the lot and block system. 



Wnen the County Controlier h z s  certified to the County Cornmis- 

sioners that the system has been completed for one or more  municipalities, 

the plats and plat books (maps)  a r e  turned over to the Deed Registry Office 

for  upkeep. 

Completions to Date 

In 1945, the County Commissioners proceeded to establish a lot 

and block system and issued $150,000 i n  20-year bonds to begin the work. 

As of January 1, 1976, a total of $7,470,000 i n  bonds has  been 

issued (see Exhibit X) for the establishment of the lot  and block system 

and 96 of the 129 municipalities have been completed and turned over to 

the Deed Registry Office. A l i s t  of the completedmunicipalities and y e a r s  

certified to Deed Registry i s  shown in  Exhibit XI. 

I t  is anticipated that three  municipalities: Robinson Township and 

Liberty and Lincoln Boroughs will be completed i n  1976 and turned over 

to Deed Registry by January 1, 1977. 

Estimated Completion 

The balance of the 30 municipalities a r e  i n  various s tages of 

completion and it has been estimated by the Mapping Section of the Con- 

t ro l l e r ' s  Office that with the present  work force  it will take a t  l e a s t  an 

additional five to six years  to complete the work. 

Conclusion 

The fact that the lot and block system i s  not completed does not 

present  problems to the short o r  long-range objectives of assessment  



procedures and pract ices  because a pseudo number has  been assigned b>- 

the Deed Registry Department to  identify propert ies  on the County maps 

of the 3 3  uncompleted municipalities. As municipalities a r e  completed, 

the pseudo number will be changed to the official lot  and block number. 

Submitted by: 

Alexander J. Jaffur s,  Chairman - 
Donald J. Lee  
Joseph D'Anna 
J. Paul  Riden, Research Staff 



LONC RANGE SUBCOMMITTEE PLEPORT 

If any one work could summarize  the long range solution to 
the problem of property assessments  in Allegheny County the word 
would be acceptance--acceptance by the public of the sys tem based 
on their perception that it i s  a f a i r  and equitable system imposed 
on them. Clearly, that perception does not exist  today. 

- Assessments ,  by their  nature,  a r e  complex. The whole theory 
of property taxation dates back to the t ime when only a few owned 
property and the a s sesso r  was a visible person who rendered his judg- 
ments based on c r i t e r i a  h e  could uniformly apply throughout the tax- 
ing district. 

Today, with over 100 a s s e s s o r s  of varying degrees of t ra in-  
ing and competence and over 500,000 property accounts, assessments  
have become a grea t  puzzle, which can be manipulated only by the 
la rge  sophisticated property owner and, to some extent, by elected 
officials. -* 

It i s  the Subcornrnittee's belief that obtaining public accep- 
tance of the assessment  p rocess  l i e s  i n  the eventual development of 
an automated system. Such a system, a s  demonstrated i n  the attached 
report by Subcommittee member  Dr. Richard Longini, must achieve four 
basic goals: A reliable data base  with continuous updating, equity, 
credibility and public access  to information. A discussion of these 
goals follows. 

I. An Accurate and Reliable Data Base with Continuous Updating 

The basic problem of the a s s e s s o r ,  or  even a private appraiser ,  
i s  the assembling, study and analysis of data concerning recent sa les  
in arriving at an estimate of value. The bet ter  the facts,  the bet ter  
the conclusion. 

The data base now i n  use, the property card, may o r  may not 
be complete or  accurate depending on the a s sesso r  who made the init ial  
entry and the amount of updating performed. 



Any long range improvement  in  the a s s e s s m e n t  sys tem will r e -  
quire that a l l  such proper ty  information ca rds  be accura te  and reliable.  

Essentially,  there  a r e  t h ree  methods to s ecu re  the init ial  
data: 

1. Relying on the p re sen t  a s s e s s m e n t  staff to check 
accuracy  of presen t  c a r d s  and development of 
those not in existence o r  working o rde r .  

Employment of a pr ivate  appra i sa l  firm to cover 
a l l  p roper t ies  in the County for  initial data  
entry. Such a n  app ra i sa l  i s  p a r t k u l a r l y  suited 
to a period in  which r eas ses smen t s  a r e  "frozen". 

Request each proper ty  owner to supply bas ic  in- 
formation in  a simplified format .  

Each approach has  cost  implications.  Approach #2 i s  pa r t i -  
cularly costly although verification cos t s  would be minimal .  Approach 
#1 would produce the l ea s t  "added" cos t  although the presen t  staff 
might be unable to pe r fo rm the function within a specified time l imit .  
Approach # 3  would have a minimal  ini t ia l  cost  although certif ication 
and "no repor t  a s se s smen t s "  would likely be a continual and costly 
problem. 

In addition to these th ree  approaches,  there  i s  cur ren t ly  
available a t  minimal  cost  "appraisal  reference cards"  through a s e r  - 
vice which provides data on proper t ies  viewed by professional a p -  
p ra i se r s .  In any of the approaches,  data obtained f r o m  the se rv i ce  
could be used in l ieu of individual s ea rches  o r  a s  a verification 
mechanism.  

Once the data i s  in a re l iable  and comprehensible f o r m  a 
process  of continual updating m u s t  be instituted. The updating p ro -  
ce s s  should be  viewed a s  one component of the proper ty  information 
sys tem already being developed by the County. This sys t em i s  r e p r e -  
sented in the following chart:  





The proposed configuration builds on the existing dam base ,  
which i s  a l r eady  on d i r e c t - a c c e s s ,  to include the acquisi t ion of new 
data e lements  and the o rde r ly  handling a s  the data  i s  being collected;  
and with continual maintenance.  

The in tegrated s y s t e m  includes batch,  batch-and-forward,  and 
on-l ine inputs fo r  updating the data ba se ,  based on the type of t r a n s  - 
act ion and the economics  thereof.  On-line a c c e s s  would be provided 
for  a Quality Control  Sys tem and Inquiry. 

- 
Acces s  to the da ta  ba se  would be  made  through a n  Index 

Sequential Acces s  Method f i le  using the lot-and-block number  o r  a 
geographical  pa r ce l  code a s  the  key. F o r  a single t ransact ion,  o r  
en -masse ,  the Real  P r o p e r t y  Data Base ,  o r  the Coded Elements  Data 
Base ,  o r  both d a t a  ba se s  would be  a c c e s s e d  di rect ly .  

In this way the Real  P r o p e r t y  Data Base  could be updated fo r  
owner ,  agent,  a d d r e s s  and descr ip t ive  data  i n  conjunction, o r  inde-  
pendently, of updating the Coded Elements  Data Base .  The s ta tus  of 
the Coded Elements  Data Base  would be maintained in the ISAM fi le  - .  
so  that i t  would always be re la ted accura te ly  to the Real  ~ r o ~ e r ' ; ~  
Data Base.  

Prov is ion  would be m a d e  f o r  a land use code in  the ISAM fi le  
with addit ional  codes a s  needed f o r  p roper ty  classif ication by lot  
and building within the Coded Elements  Data Base.  

A Sales  Subset  of the Coded P r o p e r t y  Elements  Data Base  would 
be used fo r  maintenance of the p a r a m e t e r s  of the mathemat ica l  mode l s .  
The mathemat ica l  mode ls  would be p a r t  of an on-l ine quality con t ro l .  
sy s t em to calculate a predic ted m a r k e t  value based on the coded e l e -  
men t s  contained in  the Coded Elements  Data Base f o r  each proper ty .  
The land u se  code and o ther  codes  would be used to se lect  the a p p r o -  
p r ia te  model  for  calculation of the m a r k e t  value. Comparable  p roper ty  
ana lys i s ,  uniformity reviews,  and o ther  modules  would be included i n  
the on-line quality control  s y s t e m  f o r  public and internal  use .  

II. Equity 

The basic  reason  for  going through a m a j o r  r e fo rm of an  a s s e s s -  
men t  p roces s  i s ,  of cou r se ,  to achieve some  degree  of equity, and 
especial ly perceived equity, on the p a r t  of the taxpayer.  Whether the 



final sys tem re l ies  on automation o r  an  overhaul of the manual sy s t em,  
all of the following elements rnust  be built into the sys tem in o r d e r  
to achieve some degree  of equity: 

A .  All  values should be a s  of one particular date;  
if a mechanical  s y s t e m  i s  developed, then a 
revision should be  made  of all p roper t ies  s imul-  
taneously a s  the model  i s  updated; on a mechani-  
c a l  sys tem,  continuous a s se s s ing  can go on but 
new values m u s t  be applied simultaneously. 

B. Comparable p roper t ies  that  have been t ransac ted  
should be shown where  possible.  Correct ions  
for  neighborhood, s i ze  and s t ruc tu ra l  differences 
should be shown. 

C. The  sys tem should t r e a t  a l l  economic levels  equally. 
Any reasonable s y s t e m  min imizes  e r r o r  but the s y s -  
t e m  should specify the minimizing of the percen t  
e r r o r  ra ther  than the absolute  e r r o r .  

-a 

D. Any change in  base  c r i t e r i a ,  whether i n  a mechan-  
i ca l  model o r  a manual  should be carefully docu- 
mented to avoid the appearance of preferent ia l  
t reatment .  

E. Development of a mechanism to separa te  land 
values f r o m  improvement  values will  great ly  
a s s i s t  the taxpayer i n  perceiving some  degree  
of equity a s  i s  mandated for  municipali t ies.  
i n  the County. 

The Subcommittee wishes  to point out that the development 
of a totally equitable system,  especial ly  an  automated one, denies 
the prac t ice  of a n  a s s e s s o r  applying subjective judgements to p rop-  
e r t i e s  whose owners ,  due to socia l  conditions o r  o the r s ,  find t hem-  
selves  unable to mee t  increasing r ea l  proper ty  taxes.  

If i t  i s  the des i r e  of public officials  to provide tax 
"relief" to the elderly,  handicapped, unemployed, etc.  , then s o m e  
"circui t  b r eake r  scheme" designed to r e imbur se  proper ty  owners  o r  
pay taxes direct ly  should be legis la ted.  It i s  the Commit tee 's  be -  
lief that using the  a s se s smen t  function to provide such relief would 
be difficult a n d  only fu r the r  pe rcep t ions  of inequality. 



Should municipali t ies be expected to provide d i r ec t  relief 
through reduced a s s e s s m e n t s ,  however,  then some scheme fo r  "flagging" 
these proper t ies  m u s t  be built into the automated sys tem.  

111. Credibilitv 

Pe rhaps  the chief complaint about a s s e s s m e n t  sy s t ems  in  Allegheny 
County, and a l l  over  the nation, is that they a r e  exceedingly com-  
plex - and based on c r i t e r i a ,  fo rmulas  and procedures  understandable 
to profess ional  a s s e s s o r s  and a p p r a i s e r s ,  but not to the genera l  pub- 
lic. This lack of understanding leads  the proper ty  owner to bel ieve,  
often with justification, that  c r i t e r i a  a r e  not uniformly applied 
throughout the taxing d i s t r i c t .  Such beliefs a r e  enhanced by non- 
profess ional  a s s e s s m e n t  offices a s  well a s  superficial  news coverage  
and political abuse  of the sys t em.  

In conside ring long range improvements  to the Allegheny County 
a s s e s s m e n t  p roces s  a vital  e lement  i s  the development of a c red ib le  
sys tem wherein the proper ty  owner  has  a c c e s s  to informat ion 0.9 how 
the a s s e s s o r  and /o r  mechanical  s y s t e m  a r r i v e d  a t  the valuation. 

Such a sys tem requ i r e s  the following: 

-4. A se t  of measu rab l e  c r i t e r i a  on which the a s s e s s -  
o r  can base  h i s  evaluations.  

B. The application of the c r i t e r i a  m u s t  be uniform 
and  be physically ref lected on a proper ty  c a r d  
o r  data sheet ,  which i s  available to the tax-  
payer.  

C. Per iodical ly ,  the taxpayer should be brought 
up-to-date on h i s  a s s e s s m e n t  and what i t  m e a n s  
either by mailing a s u m m a r y  of the proper ty  c a r d  
data with tax bi l ls  a n d / o r ,  a t  the very l ea s t ,  
include a n  explanation of what c r i t e r i a  have 
changed when the a s s e s s m e n t  i s  increased  o r  r e -  
duc ed. 

D. Public fo rums  and s e m i n a r s  should be held to 
explain the c r i t e r i a  and the p roces s .  


