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Reassessment 101

Property assessments are calculated 
using Base Year Methodology

Base year: the year in which the last 
countywide reassessment occurred. For 
taxation purposes, Lackawanna Co base 

year is 2026.
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Tax Assessment 101

Base year methodology means that 
similar homes should have similar 

assessments until the next countywide 
reassessment. All valuation tables will 

remain static until the next 
reassessment.
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Reassessment 101

The assessment of a property is made 
by determining how much similar 
properties can be sold for on the 

market according to models which 
were developed for the base year.
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Reassessment 101

The real estate market is not static. 
Over time the market value of property 

will change, and not in a uniform 
pattern. That is, some properties will 

appreciate rapidly while values 
elsewhere may remain the same or 

even decrease.
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Reassessment 101

Infrequent reassessments often result 
in inequity among the properties 

throughout a County. 

This means that some property 
owners are paying too much in 

property taxes while others are not 
paying their fair share.
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Reassessment 101

A countywide reassessment values all 
properties at their current market 

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

Lackawanna County Officials
contract with 

Tyler Technologies 
to provide 

property appraisal services

Reassessment Process Begins



• Pay more taxes

• Government will spend more 

• Discover unknown 
improvements on my property

Reassessment Fears
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Why reassess now? 

Reassessment Fears – Market Activity
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The last county- wide reassessment was done in 1968. The 
market has changed tremendously over the last 58 years. A 
reassessment does not set the market and does not predict 
the market. Your property value as of July 1, 2024, should 

reflect market activity as of that date. 



Will a new assessment mean 
that I pay more taxes?

Reassessment Fears – More Taxes?
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A property's assessment should reflect market value. As 
market values increase or decrease, assessed values may 
not reflect these changes. This means that some taxpayers 
could be paying more than their fair share of taxes, while 

others may be paying less than their fair share. 

When assessments increase, it does not necessarily 
mean your taxes will increase.



Reassessment Fears – Government Spending

Lackawanna County Reassessment 2026

Will the County, Schools, or 
Municipalities collect more taxes as a 

result of the reassessment?



Countywide Reassessment – Revenue Neutral
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By state law, total countywide tax 
revenues collected from Lackawanna 

County cannot be more in the year 
following a general county 

reassessment than they were in the 
previous year. Millage rates will be 
adjusted to take into account  new 

assessed values. 



Countywide Reassessment – Tax Rates Will Change
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1968 2026
Assessment 50000 100000
Millage Rate 100 50
Taxes 5000 5000
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TAX RATES ARE ADJUSTED
Assessment Millage Rate Taxes



Countywide Reassessment – Revenue Neutral
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Reassessment does not increase or decrease tax 
revenues. The total tax burden is distributed more 
fairly. A resident’s county, municipal, and school 

taxes are based on the assessed value of a 
property. Past practice shows about one third of 
properties will see lower taxes, one third will see 
no change and one third will see a tax increase. 

The reassessment will be revenue neutral for the 
county. As per state law, the point of a 

reassessment is to be fair and equitable for all 
taxpayers using the most accurate property values 

as a basis. 



Countywide Reassessment – Revenue Neutral

Two thirds of Lackawanna County 
property owners will pay the same 
amount or less in property taxes!
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Countywide Reassessment – Revenue Neutral
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Discovery of improvements

Reassessment Fears – Discover Improvements
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Countywide reassessments are intended to 
restore fairness and equity within the 

community.

Updating assessment records to 
include newly discovered 

improvements ensures equity and 
that everyone pays their fair share 

of property taxes. 



Data 
Collection

May 2022

To 

December 
2024

Data 
Analysis

January 
2022

To

June 2024

Valuation 
Review & 
Informal 
Meetings

January 
2025

to

May 2025

Phases of  Reassessment
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Site Visits
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Exterior measurements were obtained for all 
improvements. This may have included older structures 

that were missed in years past. 

All observations, notations, and sketch changes were 
documented and recorded into the County’s CAMA 

(Computer Assisted Mass Appraisal) software.



Data Mailers
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• Mailed to property owners of 
improved residential properties

• Opportunity for owner to review 
and confirm and/or correct the 
items which will impact property 
values

• The County’s assessment data 
base has been updated with 
appropriate changes from 
returned data mailers



Data Review & Analysis
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DATA ANALYSIS



Data 
Analysis

Sales Market
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A sales study was conducted 
for properties sold in 
Lackawanna County over a 
30-month period. 



Valuation
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Tyler’s valuation specialists used collected data to 
calibrate computerized models specific to the 
Lackawanna County market.

• Identified market areas within the jurisdiction.

• Developed models relating price to property 
characteristics.

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

• Selected appropriate comparable sales for each 
property.



Valuation
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Three accepted approaches/methods to arrive at 
value. 
• Cost approach provides an estimate of value 

based upon the replacement cost of the 
improvements, less depreciation, plus the value of 
the land. 

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

• Market or sales approach estimates value by 
comparing sales of similar properties to the 
property being appraised.



Tentative Values to Taxpayers
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In March 2025, property owners will 
receive a notice of new tentative 

appraised values. Property owners 
are encouraged to evaluate whether 

their assessment appears to be 
reasonable. If it is, no further action 

is required. 



Tentative Value Letters

• Mailing to all property owners, 
March 2025

• “Is this the price for which I 
could sell my property?”

• The County’s assessment data 
base has been updated with 
appropriate changes from 
returned data mailers
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Informal Review Procedures & Guidelines

• Market Value: is defined as the most 
probable price a property should bring in 
a competitive and open market.

• Scheduling

• Acceptable Forms of evidence

• How/Where to submit evidence

• Inadmissible Forms of evidence
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Informal 
Meetings 
with Tyler 
Appraisal 

Staff

Informal Hearings 
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• If you believe the proposed value does not reflect the 
current market value, instructions will be provided with the 
notice on how to arrange an informal review of the value 
with Tyler.  

• These reviews give the property owner a simple and 
efficient means for resolving any discrepancies.



Informal Property Review
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Informal Review Goals

• One on one meetings with 
property owners

• Review property data
• Collect new information
• Correct existing data as 

needed
• Educate property owners 

on the valuation process



Quality 
Data 

Collection

Detailed 
Analysis 

and 
Modeling

Accurate 
Valuation  

Review and 
Hearings

Fairness 
Equity 

Transparency

Quality-Driven Process = Quality Results
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Final Values to Taxpayers
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In the Summer of 2025, all 
Lackawanna County property 

owners will receive a final notice of 
assessed value for their property. 

New values will be effective 
January 1, 2026. 



Tyler Technologies Contact Information

Samantha J Edwards, CPE, 

Tyler Project Supervisor

samantha.edwards@tylertech.com

Samantha J Edwards, CPE, 

Tyler Project Supervisor

samantha.edwards@tylertech.com

Lackawanna County Reassessment 2026



County Assessment Contact Information

Patrick Tobin, CPE

Director of Assessment

Phone: 570-963-6728

Patrick Tobin, CPE

Director of Assessment

Phone: 570-963-6728
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Reassessment Project Website

https://empower.tylertech.com/Lackaw
anna-County-Pennsylvania.html
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Thank you for joining us today.
We will be happy to answer any 

questions.

tylertech.com


