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Fact Sheet: Equalization Rates 

 

What is an equalization rate? 

An equalization rate is New York State’s measurement of a municipality’s level of 

assessment. Equalization rates measure the ratio of a city or town’s total assessed 

value to its total market value: 

Total Assessed Value ÷ Total Market Value = Equalization Rate 

Why are equalization rates necessary? 

New York State uses equalization rates to help ensure that property taxes are 

distributed fairly among property owners in different local assessing units.  

 Most school districts—and many other taxing jurisdictions—encompass properties in 

more than one city or town.  Each of these municipalities has the option to assess its 

properties at any uniform percentage of market value. Some municipalities assess at 

market value, or 100%; others assess at less than market value (for instance, 25%, 

75% or 90% of market value).  As a result, most of the state’s 679 school districts raise 

taxes from segments of several municipalities that have assessed properties at different 

percentages of market value. The number of municipal segments in a school district can 

range from one to fifteen or more. 

 In order to distribute school district taxes fairly across segments of multiple 

municipalities assessing at different percentages of market value, the State is required 

to establish equalization rates that adjust the level of assessment of each municipality to 

market value. 

How are equalization rates calculated? 

The New York State Department of Taxation and Finance is required by law to calculate 

equalization rates for more than 1,100 local governments each year. To do this, the 

department conducts periodic market value surveys to determine the difference—if 

any—between the assessed value and the market value of property in a city or town.  

As part of the survey, the department uses multiple methods to measure the value of 

property in the municipality, including:  
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 analysis of the real estate market, 

 review of the data provided by the assessor, and 

 appraisals of commercial and residential property. 

Once it has determined a market value for the town, the Tax Department compares its 

findings to the level of assessment (LOA) that the assessor placed on the tentative 

assessment roll. Using nationally recognized standards, the department reviews the 

local level to determine if it is within adequate tolerances to be used as the equalization 

rate. In municipalities where it cannot confirm the level of assessment, the department 

uses its own independent estimate of total market value to determine the equalization 

rate. 

Why did Guilderland’s equalization rate decrease from 88% in 2016 to 75.58% in 

2017? 

Each year the market value of property changes. In other words, the amount that a 

property can sell for varies from one year to the next. In addition, the market value 

doesn’t change at the same rate for all properties. For example, the value of some types 

of industrial properties could be falling while the values of residential properties may be 

increasing. 

In the case of Guilderland, the Tax Department determined that the overall market value 

of the town increased. A reduction in the equalization rate indicates that the overall 

market value of property is increasing relative to the assessed value of the property.  

How does the Tax Department determine which properties it will appraise? 

The department separates the parcels into classes (such as residential, commercial, 

and utility properties) and organizes each class by assessed value from high to low. The 

classes are broken into subsets. Within each subset, the department randomly selects a 

sample of parcels to appraise. It then determines the ratios of assessed values to 

appraised value of each of the samples, combines the ratios, and applies statistical 

testing to the results. 

Does the Tax Department share information about its survey with the town prior 

to determining the equalization rate? 

Yes. The department begins sharing information and data with municipalities nearly a 

year prior to making the equalization rate. First, it provides the locality with a list of 

properties that it plans to appraise. (In the summer of 2016, the department shared with 

Guilderland the list of properties it would appraise for the 2017 equalization rate.)  
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Early in the year of the rate (February 2017 in Guilderland), the department provides the 

town with the appraised values of the commercial properties, its estimate of residential 

property values, and a preliminary estimate of the equalization rate. (The preliminary 

equalization rate estimate provided to Guilderland this February was 74.45%) The 

department encourages assessors to share their data regarding the real estate market 

and to review its appraisals and estimated rate.  

On May 1, despite the information provided by the Tax Department, Guilderland filed its 

tentative assessment roll and claimed on that roll that it was assessing property in the 

town at 85% of market value. Had it chosen to claim an LOA that was within 5% of the 

department’s estimate, the Department would have accepted the town’s claim and 

issued a higher equalization rate.  That would have less of an impact on school tax 

shares within the town. (For instance, an LOA of 79% would have resulted in an 

equalization rate of 79% - 4.5% higher than the final rate.) 

Can municipalities appeal the equalization rate? 

After the Tax Department calculates the equalization rate, it provides the municipality 

with a tentative equalization rate. The municipality has the option to appeal to the New 

York State Board of Real Property Tax Services. The Board will review the appeal and 

determine whether changes are warranted.  

The Tax Department notified Guilderland of the 2017 tentative rate of 75.40% on May 

11 of this year, prior to School Budget Voting Day and Grievance Day. 

In June, Guilderland filed an equalization rate complaint and their consultant appeared 

at the hearing. The town didn’t object to the Tax Department’s value for the residential 

class, which is the majority of the value of the town. The town filed minor objections to 

the appraisals for five commercial properties. In August, after reviewing the town’s 

information and hearing from Guilderland representatives in person, the Board 

increased the equalization rate to 75.58%.   

Why did school taxes increase only for the Guilderland residents of the 

Voorheesville School District?  

The change in a town's total market value relative to other towns in the same school 

district can cause the town's share of the tax levy to increase or decrease. If one 

municipality's market value increases to a larger degree than the other municipalities in 

the school district, then the first municipality's share of the tax levy will increase. 

As noted in the chart below, the shares of the Voorheesville School District’s levy vary 

each year. Since 2005, Guilderland’s share of the levy varied from 22.2% to 24.8%. In 

fact, the town’s share of the levy is the same in 2017 as it was in 2005. 
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School year Town of New Scotland Town of Guilderland Town of Berne 

2017 73.9% 24.8% 1.3% 

2016 76.1% 22.6% 1.3% 

2015 75.8% 22.8% 1.4% 

2014 76.1% 22.5% 1.4% 

2013 76.5% 22.2% 1.3% 

2012 75.5% 23.2% 1.3% 

2011 75.7% 23.0% 1.3% 

2010 75.8% 22.9% 1.4% 

2009 74.3% 24.2% 1.5% 

2008 74.4% 24.1% 1.5% 

2007 74.3% 24.3% 1.4% 

2006 74.2% 24.6% 1.3% 

2005 73.9% 24.8% 1.3% 

 

If Guilderland did a reassessment, would it ensure that equalization rates won’t 

drop in the future?   

Municipal-wide reassessments are the best way to ensure that assessments are fair 

and accurate. Municipalities that keep assessments up to date at market value typically 

have equalization rates of 100%. That being said, as the market value of property 

changes relative to other municipalities in the same district, the share of the tax levy in 

each school district will change.  

Does New York State assist cities and towns that are conducting reassessments?  

The Tax Department offers State Aid for municipalities and counties that conduct 

reassessments that meet state standards. The aid program requires that reappraisals 

be conducted at 100% of market value at least once every four years. 

In addition, Tax Department staff are available to advise and guide municipalities 

throughout the reassessment process.  


