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ANORDINANCE

An ordinance amending the Administrative Code ofthe County ofAllegheny Commonwealth of

Pennsylvania by providing that Chapter 205 relating to the Property Assessment Oversight
Board be deleted in its entirety abolishing said board by providing that Chapter 207 06 relating
to Rules and Regulations for appeals be amended toprovide for an explanation ofany change in

assessment to be included in disposition notices and by providing that aChapter 210 relating to

Assessment Standards and Practices be established within the Administrative Code

WHEREAS the Administrative Services Committee the Administration the Chief
Assessment Officer the Manager ofthe Office ofProperty Assessments andthe Chairman fthe

Appeals and Review Board have discussed numerous improvements to the County s asses ment

system throughout the past year and have worked diligently to research review and amend

legislation before the committee and

WHEREAS the functions of the Oversight Board are considered to be ceremonial with
no real purpose or value to the taxpayers ofAllegheny County and responsibilities assigned to
that body may easily be assumed by the Office ofProperty Assessments and the Chief
Assessment Officer and

WHEREAS the purpose ofthe Board ofProperty Assessment Appeals and Review isto

provide a timely affordable and effective forum for resolving questions of real estate assessed
value and such information or explanation for subsequent change to value are readily available

internally and should also be provided to the interested parties along with the disposition ntice
and

WHEREAS on February 8 2002 the Court ofCommon Pleas ofAllegheny County
issued an opinion and order which authorized the County ofAllegheny to implement certain

changes in the County s property tax assessment system and

WHEREAS it is the desire ofCounty Council in cooperation with the ChiefExecutive
tocontinue to improve the administration and operationofthe property tax assessment system in

Allegheny County

The Council of the County ofAllegheny hereby enacts as follows

Section 1 DELETION OF CHAPTER 205 ARTICLE IIOF THE

ADMINISTRATIVE CODE
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Section 1 DELETION OF CHAPTER 205 ARTICLE II OF THE
ADMINISTRATIVE CODE

A Article II Chapter 205 of the Administrative Code of Allegheny County is

deleted in its entirety Upon its deletion the Property Assessment Oversight
Board shall be abolished

B The duties ofthe Property Assessment Oversight Board shall be assumed by the

Chief Assessment Officer until such time as other standards are established

Seetioa 1
L

MEND1IENT OF CHL PTER 207 RTICLE II OF THE

ADMINISTR TIYE CODE

1 l rtiele II Chapter 207 Seeti6R 207 02 is deletedia its eatirety

B L rtiele II Chapter 207 Seeti6a 207 03 shall he reaumhered as Seetioa 207 02

C Artiele II Chapter 207 Seeti6a 207 04 shall he reaumhered as SeetioB 207 03

D Artiele II Chapter 297 Seetioa 207 05 shall he reaumhered as Seetioa 297 94

E Artiele II Chapter 207 Seeti6a 207 06 is ameaded to read as fallows

Seetioa 207 06 Rules aad Retulati6as for ADveals

The Appeals Board shall adopt rules and regulations for hearing and disposition
ofthe following appeals

A L ssessment appeals ofthe County certified valuation ofreal

property

BAppeals regarding the tax exempt status of real property based

upon applicable lal s

C ppeals of catastrophic loss values set by the Office ofProperty
L ssessment through the Chief L ssessmeflt Officer

D ppeals of preferential assessments made by the Office of

Property L ssessment through the Chief j ssessment Officer

pursuaftt to the Pennsyhania Farmland aad Forest Land

L ssessment L Ct Clean and Green Law

E L ppeals from reassessments and exemptions under the Local

EcoflOmie Revitalization Tax Assistance Act
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e F ppeals from reassessments and exemptions under the Nev
Homc Construction Local Tax Abatement ct

G ppeals from assessments of property under the Plllllic Utility
Realty Ta ct and

The rules and regulations adopted by the ppcals Board shall inelude but not

necessarily be limited to procedures for filing scheduling and hearing appeals
required uotices and postponement of hearings rules ofe idence governing such

appeals the methodology by vvhieh appeals decisions are to be made by the

l ppeals Board aRd the format and content of the ppeals Board s appeal
decisions

The j ppeals Board may modify or amend its rules Notification ofany

ehanges must be made to the President of County Council and the Chief
Executive Cotmty Council will have thirty 30 days from receipt to resolve that
the changes shall not go into effect If Council does not pass such aresolutien
v ithin the thirty 30 days the changes will take effect

F
i4
rtiele II Chapter 207 8edioo 207 07 is ameoded to read as follows

8edioo 207 07 Powers aod DHties af Deeals Baard

e
The new ppeals Board shall haye the pO vYcr and its duty shall be to

Hoar aU eases ofappeals from assessments and tax exelllption status

determination in accordance v ith its rules aad regulations
governing appeals as provided in 207 06 ofthis Administiatbie
Ge6e

BContraet if necessary to fulfill its duties lith hearing officers to hear
cases ofappeals from assessments and tax exempt siatllS

determinations in accordance vith its rules and regulations as

pro ided in Section 207 06 of this
l
dministrative Code and in

vrnch ease such hearing officers shall

lIn the ease ofhearings related to commercial and complex multi

family properties be State Certified General Appraisers or

have equivalent professional appraisalexperienee

2In the ease of hearings related to residential properties be State

Certified General or State Certified Residential Appraisers
or be real estate industry professionals or lawyers with
residential alaation cxpertisc
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3 Disclose all property in vhich thcy haye any o inership or

business interest and

II Recuse themselies from any decision rcgarding the taabl vallie

of property in vhich they have afty o vnership or B1SmeSS

interest

CRender decisions of appeal hearings

D Hear and decide all CijJpeals ofthe Office ofProperty Assessments

determination concerning the tax exempt status ofany property

E Prolide reports of hearings for distribution to the entire Appeals Beard
Reports shall include but not be limited to findings of faet

conclusions of law and arecommendation to the LA ppels Board

F Ensure access to public records regarding assessments in accoroance
ith A fticle X Section 5 of the CharterYf L La

G Perform and exercise such other po vers and duties as m be eoof ffed
or imposed upon it by CijJplicable Laand the prOVIsiOns of thIS

J dministrative Code

H dopt R1lles and Regulations ithin six 6 months of formation

consistent v ith applicable laws and

IRcport annually to tho Chief Executive and County Council regarding
the activities of the J ppeals Board

c rtiele II Chapter 297 SeetiaR 297 98 is ameRded ta Fead as fallows

SeetioR 207 98 FiliRf af Appeals

f ppeals and exemption applications may bc filed ough March 31 provided
however that if March 31st in uny succeeding year IS a Saturd y Sunday at legal
holiday then appeals may be filed 4th the peal Beard untIl the el e of

business on the next business day ofthe year III whIch the assessment n as

certified exccpt for the 2001 tax year in which appeals may be filed on or before

Jrme 1 2001 So long as an appeal remains pending before the i ppeals Baard

the appeal will also constitute an appeal for any assessment subsequent to the

filing ofsuch appeal and prior to the detcrmination ofthe appeal by the J ppels
Board If an appeal extends into successive years tn Appeals Board shall

determine the market value for each tax year III questIOn
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H Artiele II Chapter 207 SeetioR 207 09 is deleted from Chapter 207 iB its

eBtirety and moved to Chapter 209 SeetioR 209 07

I LA rtiele II Chapter 207 SeetioR 207 10 is ameRded to read as follows

SeetioB 207 10 Efeet of LA J3peal RefuRds

A No appeal taken from an assessments made shall affect the validitv of any

taxes assessed nor shull it prevent the collection of the taxes based upon
the assessment if such assessment shall thereafter be reduced and

exoneration shall be granted for the property amount to equalize such
reduction if the taxes based upon such assessment have not been paid and

if the taxes based upon such assessment have been paid the excess taxes

collected shall be refunded to the person huving made such paymeat
Such refund except as proyided in subsection B shan be made vithin
thirty 30 days after the taxing body has been notified by mail by the

Appeals Board of the reduction made in the assessment by the fppeals
Board or by the court and such refunds shall includc interest at the legal
rate commencing one 1 year after the date of the receipt by the taxing
bodies ofthe mailed reduction notice from the f ppeals Board No such

appeal shall operate to relieve the appellant from liability for aeclred

interest and penalties on any unpaid taxes based upon the assessment as

finally established

B The l ppeuls Board shall present to County Council quarterly reports of

revisions in assessments Such reports shall include at aminimum the

property location and dollar amount ofall revisions

J ArtiekII Chapter 207 SeetioB 207 11 shall be reBumbered as SeetioB 207 09

K
LA
rtiele II Chapter 297 SeetioB 207 12 shall beleBumbered as 8edioB 297 19

SeedeR 2 AMENDMENT OF CHAPTER 09 ARTICLE II OF THE

DMINISTRA
TIVE CODE

A
LA
rtiele II Chapter 209 8eetioB 299 91 is ameBded ta read as fenews

SeetiaR 209 01 FUBetieR of the Offiee of Property AssessmeBb

The Office ofProperty f
ssessment through the Chief Assessment Officer shall

make and supervise the making of aU assessments and yaluations ofaU subjects of
real jlfoperty taxation and make the determination of tax exempt status for any

parcel of real property The Office ofProperty Assessment through the Chief
Assessment Officer shall also make such other assessment and exemption
determinations as required by other applieable lav s The Chief f ssessmeHt
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e F Make the determination as to vhether property shall be exempt from real estate

taxation after recommendation by the Chief ssessment Officer and

consultation vith the County Law Department

a Ensure the defense ofassessed falues in coordination with the Chief
Assessment Officer The Manager ofthe Offiee ofProperty Assessment

may direct an assessor s to be present at uny appeal hearing to defend the

assessed vulue

HEnsure the mainteflffilce in its office records electronic or otherwise ofthe

present valuation of all real property including all additions thereto and

changes thereof

IReceive from the Recorder ofDeeds a report of every deed ot conveyaneeof
land entered in the office for recording vhich record shall set forth the

follovling information to Nit The recording date of the deed or

conveyance the names ofthe grantor and grantee in the deed the 10Eation

of the property as to city borough yard tovn or to vnship mentioned It

shall be the further duty of the Recorder at intervals to file the afifcsaid

rcport in the Office of Property Assessments together with acertificate

appended thereto that such record is correct

e J Prepare and maintain manuals and other necessary guidelines consistent lIith

nationally recognized standards to perpetuate acurrent inventory of all

properties within the County

K Ensure access to public records regarding assessments in aeeordaooe vlith
Article X Section 5 of the Charter

LPerform such other duties as may be assigned or delegated by the County
Manager in consultation vlith the Oversight Board

M dminister all abatement programs including speeial acts and

N Process and schedule all appeals for the ppeals Board

Eo Artiele II Chapter 299 Seeti8B 299 95 is amended t8 read as f8l1ews

Seeti8B 299 95 Chief AssessmeBt Offieer Duties ResP8Bsibilities

The Chief Assessment Officer shall be an 1 0 Certified Assessment Evalootor

CE or hold the highest rUilking Commonwealth appraiser s license The Chief

Assessment Officer shaH have had aminimum of ten 10 years ofprogressively
respoRsible professional experience in the management ofproperty valuation

e 7
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e The Chief I ssessment Officer shall have afirm command of assessment and

taxation praetices The ChiefAssessment Officer shall be appointed by the

COHlty Manager vith the unanimous consent of the Prop rty ssessmen

O ersight Board He shc shall perfDrm the following dutIes and responsIbIlItIes

A Oversee the making ofall assessments and make the tinal
determination of the value of all subjects of taxation in

accordance yith 1mordinance aad industry standards

BEnsme the revision and equalization ofall sueh assessments and
valuations

C Pro ide information as requested by the O ersight Board

D Deliver to the O ersight Board on behalf of the Office ofProPefty
f
ssessments a request for ccrtification of values fDr prD es in

the County in the form and v ithin the time period set forth in the

County s ssessmcnt Standards and Practices Ordinance

E Recommend to the County Council such elements ofan ssessment

Standards and Practices Ordinanee as the Chief ssessment

Officer deems appropriate

e F Ensme that revisions and equalizations are done in accordance v ith
law ordinance and industry standards at the lovlest cost per

parcel

a Promulgate guidelines for use by County assessors in applying the

cost approach sales approach and incmne approach to property
valuation as part ofthe County s computer assisted mass

appraisal system

H Provide adyice and assistanee in public relations efforts

I Assist in establishing 130licies and procedures for the Office ofProperty
Assessment

lSet assessment values for properties vhich haye suffered catastrophic
losses and

K Superviseand direct the activities of the assessors

LReport on administrative mattcrs to the County Manager thiough the

Manager of the Office ofProperty Assessment and perform ether

administrative duties as assigned by the Collftty Manager

e 8
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F Artiele II Chapter 299 SedioB 299 06 is amended to read as follws

SeetioB 209 06 PnfessioBal Reauirements

i ay assessor or appraiser hired in the Office of Property ssessment after the

enactment of this l dministrative Code ho is involved in detennining real

property values shall at aminimum be a Certified Pennsylvania Evaluator or

equivalent

C Artiele II Chapter 299 SeedoR 299 07 is deleted iB its eBtirety replaeed with
Artiele II Chapter 207 ScetioB 207 09 BBd BmeBded to read as allows

SeetioB 207 09 CatastroDhie Loss

Persons who kaye suffered catastrophic losses to their property shallhave

the right to request an appropriate reduction in assessed valuation from the

Office ofProperty Assessments The new assessed value as detennined

bythrough the Office of Property ssessments may be appealed to the
L

ppeals Boaril within the remainder ofthe County fiscal year iFl vhieh the

catastrophic loss occurred or yithin six 6 months of the date ontvhich

the catastrophic loss occurred whichc cr time period is longer On

appeal the duty of the L ppeals Board shall be to set the value ofthe

property in the following marner the value of the property before the

catastrophic loss based on the percentage of the taxable year for which the

property stood at its former value added to the value of the propertyafter
the catastrophic loss based on the percentage ofthe taxable year fol vhieh
the property stood at its reduced value L ny property impro ementsmade

subsequent to the catastrophie loss in the same tax year shall not be

included in the reassessment as herein described for that tax year l ny

adjustment in an assessment pUisuant to this Section 1 shall be refleeted

by the appropriate taxing authorities in the form ofa credit for the next

succeeding tax year or 2 upOFl application by the property oVfler to the

appropriate tmdng authorities shall result in a refund being paid to the

property OVlAer at the time of issuance of the tax notice for the next

succeeding tax yeai by the respecti e taxing authorities L redaction in

assessed value for catastrophic loss due to inclusion or proposed inclusion
ofresidential property on eithcr the National Priority List under the

Federal Comprehensive Environmental Response Compensation and

Liability Act of 1980 Public Law 96 510 94 Stat 2767 42 D S C

960l ct scq as amended or the State Priority Listunder the act of

October 18 1988 P L 756 No 108 kno vnas the Hamrdous Sites

Cleanup L ct 35 P S 60201 101 et scq shall be in effeet until

remediation is completed For purposes of this Section the phrase
catastrophic loss shall mean any loss due tomine subsidence fire flood
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or other disustcr which affects the physical state of the real property and
vhich exceeds fifty percent 50 of the market value or the real property
prior to the loss For purposes of this Section the catastrophic loss shall
also mean any loss which exceeds fifty per centum 50 of the market
yalue or the real property prior to the loss incurred by residential property
ovmers who are not deemed respoll3ible parties under the Compreheflsive
Environmental Response Compensation and Liability ct of 1980 or the
Hazardous Sites Cleanup l Ct and hose rcsidential prDperty is included or

proposed to be included as residential property on

1 The National Priority List by the Environmental Protection

gency under the Comprehensive Environmental

Response Compensation and Liability Act of 1980 and

2 The State Priority List by the Department ofEnvironmemal
Resources under the Hazardous Sites Cleanup et

H Artiele II Chapter 209 Seetion 209 08 is deleted in its entirety

I
LA
rtiele II Chapter 299 Seetion 299 99 is deleted in its entirety

J Artiele II Chapter 209 Seetion 209 10 is deleted in its entirety

K Artiele 11 Chapter 209 Seetion 209 11 is amended to read as follaws

Seetion 209 11 Ineorred Assessments Administrative CatTeeti8BS

Hheneyer through factual mathematical or clerical error an incorrect assessment

is made it shall be correeted by the Office of Property ssessment through the
Chiefi ssessment Officer If taxes are paid on such incorrect assessment the
Office ofProperty Assessment upon discovery ofsuch error and corrcction ofthe

assessment shall so infDrm the appropriate taxing bodies The County shallmake

a refund to the taxpayer or taxpayers for the period of the error or six 6 years
vhiche ler is less from the date of application for refund or discovery of such

error by the Office of Property ssessment

L Artiele II Chapter 209 Seetion 299 12 shall be renumbered as Section 299 09

M Artiele II Chapter 209 Sedi8B 209 13 is deleted in its entirety

N Artiele II Chapter 209 SedioB 299 14 is deleted in its eBtirety

Section 2 ESTABLISHMENT OF CHAPTER 210 ARTICLE II OF THE

ADMINISTRATIVE CODE
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Chapter 210 is hereby added to the Administrative Code as follows

Chauter 210 Assessment Standards and Practices

SUBCHAPTER A PRELIMINARY

Section 210 01 Definitions

A The following terms when used in this Chapter or in Chapters 205

207 or 209 of this Administrative Code shall unless the context

c1early indicates otherwise or unless specifically redefined for

purposes of a specific chapter subchapter or section have the

following meanings

Actual Value shall mean the same as market value or fair market

value

e

Administrative Code shall mean the administrative code

mandated under the Allegheny County Home Rule Charter Article
IV Section 6 adopted by County Council as Ordinance No 8

effective June 20 2000 and all subsequent amendments thereof

which provides aplan of organization departmental structure and

operation of County Government

Appeals Board shall mean the Allegheny County Board of

Property Assessment Appeals and Review created pursuant to

Section 207 01 ofthe Administrative Code

Applicable Laws shall mean the same as the definition of laws set

forth in Section 101 03 of the Administrative Code

Arithmetic Mean shall mean a measure of central tendency the

result of adding all the values of a variable and dividing by the
number of values

Assessed Value shall mean the value of an object of taxation

arrived at by applying the established predetermined ratio to the

valuation

Assessment shall mean the same as assessed value

Assessment Progressivity Regressivity shall mean an appraisal
bias that high value properties are appraised higher or lower than

low value properties in relation to market value

e 11
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Assessment Roll shall mean a list compiled by the Officeof

Property Assessments in paper or electronic form setting forth all

taxable and exempt properties in the County for a tax year

Base Year shall mean the year upon which real property market

values are based for the most recent Countywide Reassessment of

real property or other prior year upon which the market value of

all real property of the County is based Real property market

values shall be equalized within the County by the Office of

Property Assessments and any changes by the Appeals Board shall

be expressed in terms of such base year values

Business Day shall mean the same as the definition set forth in

Section 10103 of the Administrative Code

CAMA shall mean computer assisted mass appraisal

Catastrophic Loss shall mean the same as the definition set forth

in Section 207 09 ofthe Administrative Code

Central Tendency shall mean the tendency of most kinds of data

tocluster around some typical or central value such as the mean or

median

Certification shall mean the official declaration of the Chief

Assessment Officer of the valuations of all parcels ofreal property
on the assessment rolls of Allegheny County for the use of all

taxing bodies within the County for the purpose of levying
property taxes

Chief Assessment Officer shall mean the individual within the

Office of Property Assessments who is vested with the

responsibilities set forth in Section 209 05 of the Administrative

Code In the event that the position of Chief Assessment Officer is

vacant the Manager ofthe Office of Property Assessments shall

fulfill the responsibilities until a replacement is confirmed

COD shall mean coefficient of dispersion

Coefficient of Disperson shall mean the average deviation of a

group of numbers from the median expressed as apercentage of

the median In ratio studies the term coefficient of dispersion
shall mean the average percentage deviation from the median ratio

12



Common Level Ratio shall mean the ratio of assessed value to

current market value used generally in the County as last

determined by the State Tax Equalization Board pursuant tothe act

of June 27 1947 P L 1046 No 447 referred to as the State Tax

Equalization Board Law 72 P S S4656 1 et seq

Cost Approach shall mean one of the three recognized methods of

valuation under the laws of the Commonwealth of Pennsylvania
for determining the actual value ofproperty by calculating the cost

to reproduce or replace the improvements made to land less

depreciation and all forms of obsolescence

Countywide Reassessment shall mean the setting ofthe actual

value of every object of taxation within the County by the Office

of Property Assessments by applying the three methods of

valuation cost approach income approach or sales approach
through acomputer assisted mass appraisal system CAMA

operated in accordance with standards prescribed in Section

210 05

e

Established Predetermined Ratio shall mean the ratio of assessed

value tomarket value established in Section 210 03 ofthis

Administrative Code and uniformly applied in determining the

assessed value in any year

FairMarket Value shall mean the same as market value

IAAO shall mean the International Association of Assessing
Officers

Income Approach shall mean one of the three recognized
methods of valuation provided under the laws of the
Commonwealth ofPennsylvania for determining the actual value

of property based upon the present value of the projected income

produced by the property

Market Value shall mean the price which apurchaser willing but

not obligated to pay would pay an owner willing but not obligated
tosell taking into consideration all uses to which the property is

adapted and might in reason be applied

Mean shall mean the same as authentic mean

Median shall mean ameasure of central tendency The value of

the middle item in an uneven number of items arranged or arrayed

e 13



e according to size the authentic average of the central items in an

even number of items similarly arranged

Method of Valuation shall mean amanner for arriving at the

actual value of property required by the laws of the

Commonwealth of Pennsylvania

Objects of Taxation shall mean all subjects tobe valued and
assessed and subject to taxation for all county city borough town

township home rule municipality or school district purposes
included within the definition ofreal estate set forth in Section

5020 201 a of the General County Assessment Law 72 P S

5020 201 a 2000 or any successor legislation Object of

taxation shall also mean the same as property

Office of Property Assessments shall mean the County office

created and vested with the functions set forth in Section 209 01 of

the Administrative Code

Property shall mean real estate or real property Property shall
also mean the same as the objects of taxation

e
PRD shall mean price related differential

Price related Differential shall refer to the mean divided by the

weighted mean In ratio studies price related differentials above

103 tend to indicate assessment regressivity and price related
differentials below 0 98 tend to indicate assessment progressivity

Progressivity shall mean the same as assessment progressivity

Regressivity shall mean the same as assessment regressivity

Sales Approach shall mean one of the three recognized methods

of valuation provided under the laws of the Commonwealth of

Pennsylvania for determining the actual value of property through
comparisons with comparable recently sold properties

Spot Reassessment shall mean the reassessment of aproperty or

properties that is not conducted as part of a Countywide
Reassessment and which creates sustains or increases

disproportionality among properties assessed values

e 14
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Taxing Body shall mean any unit of local government or any
school district within Allegheny County possessing the legal power
to levy taes on property

Valuation shall mean the determination of the fair market value of

property for the purpose of levying property taes by all taxing
bodies in Allegheny County

Variable shall mean an item of observation that can assume

various values such as square feet sales price or sales ratios

B Except as otherwise provided in Subchapter A above the

definitions contained in the IAIO s Standard on Ratio Studies or

any successor standard published by the lAAOare hereby
incorporated in their entirety herein

SUBCHAPTER B VALVATION OF OBJECTS OF TAXATION

Section 210 02 Valuation Method ofValuation

A It shall be the duty of the Chief Assessment Officer through the

OfficeofProperty Assessments and staff ofassessors to rate and

value all objects oftaxation whether for county city borough
town totvnship home rule municipality or school district

purposes according to abase year market value as set forth in

Section 210 04

B In arriving at such value for an object of taation the Chief
Assessment Officer shall consider the price at which any property
may have sold but such selling price shall not be controlling
Instead such selling price estimated or actual shall be subject to

revision by increase or decrease to accomplish equalization with

similar property within the County

C In arriving at the actual value of an object oftaxation the Chief
Assessment Officer shall consider in conjunction with one

another the cost approach the sales approach and the income

approach Value shall be based upon the fee simple value which

shall include the value of the fee simple estate including the lease
fee estate and the lease hold estate as applicable

Section 210 03 Established Predetermined Ratio Common Level Ratio

The Office ofProperty Assessments at the direction ofthe Chief Assessment

Officer shall assess all objects oftaxation within the County at avalue based

15



e upon one hundred percent 100 of the actual value subject to base year

equalization in years between Countywide Reassessments beginning with the

Certification for the 2001 tax year and all succeeding tax years provided
however that the Chief Assessment Officer through the Office ofProperty
Assessments shall assess all objects of taxation within the County based upon a

common level ratio whenever the use ofacommon level ratio in the County is

required in order to conform with the requirements of the State Tax Equalization
Law or other successor state laws

Section 210 04 Performance of Countvwide Reassessment Base Year
Established

A The Office ofProperty Assessments at the direction ofthe Chief
Assessment Officer shall perform avaluation ofall objects of

taxation in the County increasing or decreasing the same as in its

judgment may seem proper every thre 3 years beginning with

the 2003 tax year The Office ofProperty Assessments at the

direction of the Chief Assessment Officer shall perform this

Countywide Reassessment by applying the three methods of

valuation cost approach income approach or sales approach
through a computer assisted mass appraisal system CAMA

operated in accordance with standards prescribed in Section
210 05

e
B For purposes ofdetermining actual value under Section 210 02 the

valuation ofobjects oftaxation as ofthe year of any Countywide
Reassessment shall serve as the base year market value Revisions
ofthe assessment rolls made in the tax years between Countywide
Reassessments shall be equalized in terms ofsuch base year value

Section 210 05 ODeration of CAMA System

A The County s CAMA system shall be operated in accordance with

the standards and practices set forth in the lAAO s Standard on

the Application ofthe Three Approaches to Value in Mass

Appraisal or any successor standard published by the IAAO

B The Chief Assessment Officer as soon as reasonably possible
shall

1 Prescribe guidelines for use by County assessors in

applying the cost approach sales approach and income

approach as part ofthe County s CAMA system in

determining the actual value ofall objects oftaxation
within the County
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Section 210 06

A

2 Prepare and maintain manuals and other necessary

guidelines consistent with the IAAO Standard on the

Application of the Three Approaches to Value in Mass

Appraisal or any successor standard published by the

IAAO reflecting the standard methods and techniques to

perpetrate a current inventory of the objects of taxation

and

3 Establish all other internal policies practices and

procedures to implement any and all aspects of the CAMA

System for the determination of valuation of all objects of

taxation in the County as part of aCountywide
Reassessment

Revisions of Assessment Roll Between Countywide
Reassessments

The Office of Property Assessments at the direction of the Chief

Assessment Officer shall in the tax years between Countywide
Reassessments revise the assessment rolls of the appropriate
taxing bodies according to right and equity by correcting errors and

by adding thereto any property improvements or objects of

taxation which may have been omitted or any new property
improvements or objects of taxation which may have come into

being since the last Countywide Reassessment Any property
improvements or object of taxation which may have been omitted

shall be made subject to taxation for the period during which said

property improvements or objects of taxation shall have been

omitted but in no event to exceed the period of five 5 calendar

years preceding the year in which the property improvements or

objects of taxation omitted is first added to the assessment roll

Any such valuations as are made pursuant to the provisions of this

Section shall be subject to appeal in the same manner as other

assessments made pursuant to this act Taxes levied on any such
valuation shall not be made subject to the payment of any interest

and penalties otherwise provided by law except as the same are

computed from the date of such correction or additions made

pursuant to this Section No bona fide purchaser of any property
or subject of taxation without knowledge that the property or

object of taxation was omitted from the assessment rolls for

purposes oftaxation shall be subject to any taxation based upon the

additional valuation made pursuant to this Section
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B The Office of Property Assessments at the direction of the Chief
Assessment Officer shall also revise assessments and valuations in

the tax years between Countywide Reassessments by increasing or

decreasing the same where the value of the property or objects of

taxation assessed or valued has changed by reason of any change
ofconditions thereon or adjacent thereto or in the vicinity thereof

or for the reason that the property assessed or valued has been

subdivided or laid out into a plan of lots of other subdivisions or

for the reason that improvements have been placed thereon or

added thereto or for the reason that any public or other

improvement has been made adjacent thereto or in the vicinity
thereof or where for any other reason whatsoever the value of the

property has changed and it seems to the Chief Assessment Officer

necessary and equitable to make achange in the valuation thereof

The Office ofProperty Assessments at the direction of the Chief
Assessment Officer shall also in the tax years between

Countywide Reassessments in all cases where it is apparent that

any assessment is not in accord with the generality or uniform

standard of assessments revise and correct the same by increasing
or decreasing the same where the value ofthe property or objects
of taxation assessed do not conform to the generality or uniform
standard of assessments

Section 210 07 Spot Reassessment Prohibited

Neither the Chief Assessment Officer nor the Office of Property Assessments

shall engage in the practice of spot reassessment

SUBCHAPTER C PERFORMANCE STANDARDS FOR COUNTYWIDE
REASSESSMENTS

Section 210 08 Ratio Studies for Countywide Reassessment Required

For all Countywide Reassessments performed after 2003 the Chief Assessment

Officer shall conduct ratio studies The ratio studies shall be performed prior to

Certification of the Countywide Reassessment Two ratio studies shall be

performed 1 a ratio study of the valuations of objects oftaxation on a

Countywide basis hereinafter the Countywide Ratio Study and 2 aratio study
of the valuations of objects of taxation within each taxing body ofthe County
including each ward within the City of Pittsburgh hereinafter the Municipality
Ratio Study

Section 210 09 Conduct of Ratio Studies
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The Chief Assessment Officers ratio studies required under Section 210 08 above

shall be conducted in accordance with the standards set forth in the lAAO s

Standard on Ratio Studies or such successor standard published by the lAAO

Section 210 10 IAAO Ratio Studies Performance Standards

The ratio studies described in Section 210 08 above shall be measured against the

following IAAO Ratio Study Performance Standards

Type ofProperty
Measure of

Central Tendencv COD PRD

Newer more homogenous areas 0 90 ll0

Older heterogeneous areas 0 90 LI0

Rural residential and seasonal 0 90 1 10

lncome producing properties
Larger urban jurisdictions 0 90 110

Smaller rural jurisdictions 0 90 LI0

Vacant land 0 90 LIO

Other real and personal property 0 90 1 10

10 0 or less

15 0 or less

20 0 or less

0 98 1 03

0 98 103

0 98 103

15 0 or less

20 0 or less
20 0 or less

20 0 or less

0 98103

0 98 103

0 98 1 03

0 98 1 03

e

As part ofthe Municipality Ratio Study the Chief Assessment Officer shall

determine the Performance Standards applicable to each taxing body within the

County The Countywide Ratio Study performed in conjunction with any

Countywide Reassessment shall meet the LtAO Performance Standards for

larger urban jurisdictions

SUBCHAPTER D CERTIFICATION OF THE VALUATION OF
OBJECTS OF TAXATION

For all Countywide Reassessments performed after 2003 the following procedure
for Certification ofsaid Countywide Reassessment is hereby established

Section 210 11 Certification of Countvwide Reassessment

A On or before the first day ofFebruary ofthe calendar year

precediJ1g the implementation of aCountywide Reassessment the

Chief Assessment Officer shall perform aratio study ofthe

Countywide valuation of the objects oftaxation If the

Countywide Ratio Study performed by the Chief Assessment

Officer in conjunction with the performance ofa Countywide
Reassessment indicates that the valuation ofobjects of taxation on

aCountywide basis is within the Performance Standards set forth
in Section 210 10 the Chief Assessment Officer shall submit the

Countywide Ratio Study to the IAAO for verification that the

study meets the lAAO ratio studies performance standards The
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Chief Assessment Officer will certify the assessment rolls upon

receipt ofthis verification

If the Countywide Ratio Study performed by the Chief Assessment

Officer in conjunction with the performance ofa Countywide
Reassessment indicates that the valuation of objects oftaxation on

a CountYWide basis is not within the Performance Standards set

forth in Section 210 10 the Chief Assessment Officer shall

immediately take such corrective measures and implement such

equalization procedures deemed necessary by the Chief
Assessment Officer tobring the valuation ofobjects oftaxation on

aCountywide basis within such Performance Standards Upon
completion of such corrective measures and equalization
procedures necessary to bring the valuations of objects oftaxation

on aCountywide basis within the above Performance Standards
the Chief Assessment Officer shall submit the Countywide Ratio

Study to the IAAO for verification that the study meets the IMO

ratio studies performance standards set forth inSection 210 10
The Chief Assessment Officer will certify the assessment rolls

upon receipt ofthis verification

B

c Copies of the certified assessment rolls will be provided to the

Chief Executive and County Council The rolls shall include a list
ofthe total value of all property broken down by municipality and

in the case of the City of Pittsburgh by ward and a listof the total
value ofall taxable property broken down by municipality and in
the case ofthe City ofPittsburgh by ward

D Notice of Certification

1 Upon certification of the assessment rolls the Office of

Property Assessments at the direction of the Chief
Assessment Officer shall provide copies ofthe assessment

roll for the upcoming Countywide Reassessment to each

taxing body within the County for their review and use in

the preparation ofabudget and in the levying ofproperty
taxes for the upcoming tax year

2 On or before the fifteenth day ofFebruary in the year

preceding the implementation ofaCountywide
Reassessment the Office ofProperty Assessments at the
direction of the Chief Assessment Officer shall mail to all
owners ofobjects oftaxation within the County at the

change notice address on record with the Office ofProperty
Assessments anotice of the certified value ofthe property
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e In such notice the Chief Assessment Officer shall inform

the owner of the property s valuation on the assessment roll

for the current tax year and the property s valuation on the

assessment roll for the upcoming tax years covered by the

Countywide Reassessment The notice shall further state

that any person aggrieved by any change in valuation and

any applicable taxing body may appeal such change in

valuation to the Appeals Board

E Anneals of Certified Valuations

All appeals ofcertified valuations to be used in the next

Countywide Reassessment shall be filed with theAppeals Board

on or before the thirtieth ofApril provided however that if the

thirtieth day ofApril is not abusiness day as defined under this

Administrative Code then appeals may be filed until the close of

business on the next business day

F Disnosition bv Anneals Board Revision of Assessment Roll

e

1 The Appeals Board shall meet for the hearing of appeals of

certified valuations to be used for the next Countywide
Reassessment and shall continue to meet for such purpose from

time to time until all appeals have been heard or otherwise

resolved

2 All appeals shall be handled by the Appeals Board in

accordance with its rules and regulations adopted pursuant to

Section 207 06 of this Administrative Code

3 Nothing herein shall prohibit any owner of an object of

taxation or taxing body from appealing any valuation ill

accordance with applicable law

G Final Establishment of Assessment Roll for Use in Year of

Countywide Reassessment

1 When the Appeals Board has completed its hearings of appeals
ofcertified valuations to be used in the next Countywide
Reassessment and has entered an order ofdisposition in each

case the Chief Assessment Officer shall direct the Office of

Property Assessments to make such changes in the assessment

roll for the upcoming Countywide Reassessment as will

conform to such orders The Appeals Board shall enter orders

of dispositions in all appeals on or before the first day of
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Section 210 12

e

December in the year preceding the implementation ofthe

Countywide Reassessment

2 Ifthe Appeals Board is unable to hear and act upon all appeals
prior to the tirst day ofDecember in the year preceding the

implementation of the Countywide Reassessment the valuation
as set forth in the Certification for all properties for which

appeals have been filed and for which order of disposition have
not been entered by the Appeals Board shall remain in effect
for purposes ofpreparation ofa final assessment roll provided
however that such appeals shall be considered to be on going
pursuant to Section 207 07 of this Administrative Code and

subject to revision by the Appeals Board as it shall determine
after hearing and final disposition ofthe appeal

3 On or before the fifteenth day ofDecember in the year

preceding the implementation of a Countywide Reassessment

the Office ofProperty Assessments at the direction of the

Chief Assessment Officer shall provide a final and revised
assessment roll to all taxing bodies within the County

Certification in Non Countvwide Reassessment Tax
Years

A Certification

On or before the first business day of February of the preceding
year the ChiefAssessment Officer shall certify the assessment

rolls

B Notice ofCertification

e

1 Upon Certification for aNon Countywide Reassessment

year the Office of Property Assessments at the direction of
the ChiefAssessment Officer shall provide copies ofthe

assessment roll for the upcoming Non Countywide
Reassessment year to each taxing body within the County
for their review and use in the preparation of abudget and

in the levying ofproperty taxes for the upcoming tax year

2 Copies ofthe certified assessment rolls will be provided to

the Chief Executive and County Council The rolls shall
include a list of the total value ofall property broken down

by municipality and in the case ofthe City of Pittsburgh
by ward and a list of the total value ofall taxable property
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broken down by municipality and in the case ofthe City of

Pittsburgh by ward The Chief Executive and County
Council shall also include a statement from the Chief
Assessment Officer that the assessment roll has been
revised by any appeals and administrative corrections made

pursuant to Section 209 08 ofthis Administrative Code or

revised as deemed necessary and proper to equalize
valuations from the base year

3 If the value ofan object oftaxation is changed from the
value in the previous tax year and the owner has nor been

previously notified of such change then the Office of

Property Assessments at the direction of the Chief

Assessment Officer shall mail to the owner ofsuch objects
of taxation within the County at the change notice address
on record with the Office of Property Assessments a notice

ofthe change in valuation Such notice shall be mailed on

or before the fifteenth day ofFebruary ofthe current tax

year In such notice the Chief Assessment Officer shall
inform the owner of the property s valuation on the
assessment roll for the current tax year and the property s

valuation on the assessment roll for the upcoming tax year
The notice shall further state that any person aggrieved by
any change in valuation and any applicable taxing body
may appeal such change in valuation to the Appeals Board

C Anneals of Certified Valuations

All appeals of certified valuations tobe used in the upcoming Non

Countywide Reassessment shall be filed with the Appeals Board
on or before the thirty first day of March provided however that if

the thirty first day ofMarch is not abusiness day as defined under
this Administrative Code then appeals may be filed until the close
ofbusiness on the next business day

D Disnosition bv Anneals Board Revision ofAssessment Roll

e

1 The Appeals Board shall meet for the hearing ofappeals of
certified valuations to be used for the upcoming Non

Countywide Reassessment tax year and shall continue to

meet for such purpose from time to time until all appeals
have been heard or otherwise resolved
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2 All appeals shall be handled by the Appeals Board in

accordance with its rules and regulations adopted pursuant
to Section 207 06 of this Administrative Code

3 Nothing herein shall prohibit any owner ofan objectof
taxation or taxing body from appealing any valuation in

accordance with applicable law

E Final Establishment ofAssessment Roll for Use in Year of
Non CounnlVide Reassessment

e

e

1 When the Appeals Board has completed its hearings of

appeals ofcertified valuations to be used in the upcoming
Non Countywide Reassessment tax year and has entered an

order ofdisposition in each case the Chief Assessment

Officer shall direct the Office ofProperty Assessments to

make such changes in the assessment roll for the upcoming
Non Countywide Reassessment taxyear as will conform to

such orders The Appeals Board shall enter orders of

dispositions in all appeals on or before the first day of
December

2 Ifthe Appeals Board is unable to hear and act upon all

appeals prior to the first day ofDecember the valuation as

set forth in the Certification for all properties for which

appeals have been filed and for which order ofdisposition
have not been entered by the Appeals Board shall remain in

effect for purposes ofpreparation ofa final assessment roll

provided however that such appeals shall be considered to

be on going pursuant to Section 207 07 of this
Administrative Code and subject to revision by the Appeals
Board as it shall determine after hearing and final

disposition ofthe appeal

3 On or before the fifteenth day ofDecember the Office of

Property Assessments at the direction of the Chief

Assessment Officer shall provide a final and revised
assessment roll to all taxing bodies within the County for

use in the upcoming Non Countywide Reassessment tax

year

4 Nothing herein shall prohibit any owner ofan object of

taxation or taxing body from appealing any valuation in the

final and revised assessment roll in accordance with

applicable law
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e SUBCHAPTER E TAX EXEMPTION

Section 210 13 Exemptions from Taxation

Property within the County shall not be subject to taxation by any taxing body if
the property qualities for exemption under Article VIII of the Pennsylvania
Constitution Section 5020 204 of the General CountyAssessment Law or other

applicable laws

Section 210 14 Anplication for Determination of Tax Exemnt Status

The Chief Assessment Officer through the Oftice of Property Assessments shall

receive in the first instance 1 all applications from a legal or equitable owner to

have property declared exempt from taxation and 2 all applications from a

taxing body within which aproperty formerly determined tobe exempt from

property taxation is located that the property no longer meets the standards under

Article VIII of the Pennsylvania Constitution Section 5020 204 of the General

County Assessment Law or other applicable laws forproperty tax exemption
The Chief Assessment Officer is directed to adopt reasonable rules and

regulations governing the submission and consideration ofapplications for the

grant or removal of property tax exempt status

e Section 210 15 Determination of Tax Exemnt Status

Based upon areview of the application for the grant or removal oftax exempt
status and such other materials and information submitted by the legal or

equitable owner or by the taxing body or bodies and after such consultation with

legal counsel as deemed necessary and prudent the Chief Assessment Officer
shall make adetermination concerning whether the property qualifies or continues
to qualify for property tax exempt status The staff ofthe Office ofProperty
Assessments shall provide written notice of the determination ofthe property s

tax exempt status to the legal or equitable ownerof the property and to all taxing
bodies within which the property is located

Anneal of Determination ofPronertv Tax Exempt
Status

Section 210 16

Any determination ofthe Chief Assessment Officer concerning whether a

property qualifies or continues to qualify for property tax exempt status may be

appealed to the Appeals Board by the legal or equitable owner ofthe property or

by any taxing body within which the property affected by the grant or denial of

property tax exempt status is located

SUBCHAPTER F MISCELLANEOUS
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Section 210 17 Adoption of Rules ConcerninlZ Catastrophic Loss

The Chief Assessment Officer shall promulgate as soon as conveniently possible
rules and regulations for use in the consideration of requests for reduction of the

valuation of objects of taxation as a result of catastrophic loss

Section 210 18 Adoption of Rules ConcerninlZ Incorrect Assessments

The Chief Assessment Officer shall promulgate as soon as conveniently possible
rules and regulations for use whenever the valuation ofany object of taxation is

discovered to have been made erroneously because of some factual mathematical

or clerical error

SUBCHAPTER G TRANSITIONAL PROVISIONS

To implement Countywide Reassessments every three 3 years beginning with

the 2003 tax year the following transitional provisions shall be applicable

Section 210 19 Special Transition Rules Certification and Appeal

Deadlines for the 2003 2004 and 2005 Tax Years

e
A Use of 2002 Countywide Reassessment in 2003 Tax Year

The 2002 Countywide Reassessment performed by the Office of

Property Assessments at the direction ofthe Chief Assessment

Officer as modified by any appeals and administrative corrections

made pursuant to Section 209 08 of this Administrative Code

during the 2002 tax year and thereafter shall be considered to be

and shall be the property values used in the 2003 tax year

B 2003 and 2004 Tax Years Certification Notice Anpeals

1 Certification

On or before the second day ofJanuary in the 2003 and

2004 tax years respectively the Chief Assessment Officer

shall certify the assessment rolls

a Copies of these assessment rolls will be provided to

the Chief Executive and County Council The rolls

shall include a list of the total value of all property
broken down by municipality and in the case of the

City ofPittsburgh by ward and a list of the total
value ofall taxable property broken down by
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municipality and in the case of the City of

Pittsburgh by ward

b The Chief Executive and County Council shall also
for the 2004 tax year be provided with a statement

from the Chief Assessment Officer that the

assessment roll has been revised by any appeals and

administrative corrections made pursuant to Section

209 08 ofthis Administrative Code and has been

revised as deemed necessary and proper to equalize
valuations as of the 2003 base year

2 Notice of Certification

a Upon Certification for the 2003 and 2004 tax years
respectively the Office of Property Assessments at

the direction of the Chief Assessment Officer shall

provide copies ofthe assessment roll for the

upcoming tax year to each taxing body within the

County

e

b If the value ofan object oftaxation is changed from
the value in the previous tax year and the owner has

not been previously notified ofsuch change then the

Office of Property Assessments at the direction ofthe

Chief Assessment Officer shall cause to be mailed to

the owner ofsuch objects oftaxation within the

County at the change notice address on record with

the Office ofProperty Assessments anotice ofthe

change in valuation Such notice shall be mailed on

or before the thirty first day ofJanuary ofthe current

tax year In such notice the Chief Assessment

Officer shall inform the owner of the property s

valuation on the assessment roll for the previous tax

year and the property s valuation on the assessment

roll for the current tax year The notice shall further

state that any person aggrieved by any change in
valuation and any applicable taxing body may appeal
such change in valuation to the Appeals Board

3 Anneals of Certified Valuations

All appeals ofcertified valuations tobe used in the 2003

and 2004 tax years respectively shall be filed with the

Appeals Board on or before the thirty first day of March in
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the years 2003 and 2004 respectively provided however
that if the thirty first day ofMarch is not a business day as

defined under this Administrative Code then appeals may
be filed until the close ofbusiness on the next business day

c 2005 Tax Year Certification Notice Appeals

1 Certification

a On or before the first day ofApril in 2004 the Chief
Assessment Officer shall certify the assessment rolls
for tax year 2005 Copies of these assessment rolls
will be provided to the Chief Executive and County
Council

2 Notice of Certification

a Upon Certification for the 2005 tax year the Office of

Property Assessments at the direction of the Chief
Assessment Officer shall provide copies ofthe
assessment roll for the 2005 tax year to each taxing
body within the County

b If the value ofan object oftaxation is changed from
the value in the previous tax year and the owner has

not been previously notified ofsuch change then the

Office of Property Assessments at the direction ofthe
Chief Assessment Officer shall cause to be mailed to

the owner of such objects of taxation within the

County at the change notice address on record with

the Office of Property Assessments anotice ofthe

change in valuation Such notice shall be mailed on

or before the first day ofMay 2004 In such notice
the Chief Assessment Officer shall inform the owner

ofthe property s valuation on the assessment roll for

the previous tax year and the property s valuation on

the assessment roll for the current tax year The

notice shall further state that any person aggrieved by
any change in valuation and any applicable taxing
body may appeal such change in valuation to the

Appeals Board

3 Appeals of Certified Valuations
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Allappeals of certified valuations to be used in the 2005

tax year shall be filed with the Appeals Board on or before

the thirtieth day of June 2004 provided however that if

the thirtieth day ofJune 2004 is not a business day as

defined under this Administrative Code then appeals may

be filed until the close of business on the next business day

e
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SECTION Ifanyprovision of this Ordinance shallbe determined to be

unlawful invalid void or unenforceable then that provision shall be considered
severablefrom the remainingprovisions ofthis Ordinance which shall be in full
force and effect

SECTION S4 Any Resolution or Ordinance or part thereofconflicting
with theprovisions ofthis Ordinance is hereby repealed so far as the same

affects this Ordinance Ordinance No 23 02 is repealed in its entirety

Enacted in CUncil this day offntc

Council Agenda No l3 03

2003

Attest
John Mascio
Chief Clerk of Council

Approvedastoform

County Solicitor

e

ChiefExecutive Office tL1IJL 1 20 3

C
James C Roddey
Chief Executive

Attest 1ut l ftorl Spence
Executive s Secretary
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