
Challenging Your 
Assessment 

Why are assessments important? 

The amount of taxes you pay is ed to your assessment. The example below 

shows the impact to the tax rate if the levy (budget minus revenue) remains the 

same and the total assessed value of the Town is allowed to fall. Each year     

assessments are challenged even if no projects are completed. 

What happens if  we stop assessing? 

Town of Cheektowaga 
Assessor’s Office 
3301 Broadway 
Cheektowaga, NY 14227 
 

Senior Services 685-3930 

Building Department 686-3470 

Neighborhood  
Preservation 

897-7281 

Town Clerk 686-3400 

Tax Office 686-3981 

Community 
Development 

897-7200 

Sanitation 686-3426 

Highway 686-3450 

Town Departments 

Additional Resources 

 Village of Depew   
683-1400 

 Village of Sloan    
897-1560 

 EC Senior Services 
858-8526 

 HEAP 858-7644 

 SNAP 800-342-3009 

 Resurrection Life 
Food Pantry          
608-3400 

Contact Us: 

(716) 686-3440 

Fax: (716) 686-3550 

Email: 

assessmentoffice@tocny.org 

exemptions@tocny.org 

Property assessments are necessary to equitably distribute the tax bur-

den among all property owners based upon the market value of their 

property. Proper es are appraised so that some of the costs associated 

with providing services such as public educa on, fire/police protec ons, 

senior services, youth & recrea on, roads, u li es, snow removal can be 

allocated to property owners in propor on to the market value of their 

individual proper es. NYS Real Property Tax Law dictates that property 

taxes are paid ad valorem (at value). This means assessments of real 

property are required under our state cons tu on. If the town did not 

regularly assess property, you might end up paying more than your fair 

share. 

As you can see the amount owed increases as the equaliza on rate falls with no 

change to the levy. Your assessment remains unchanged and you s ll pay more. 

If we stop assessing property the tax rate s ll rises! 

2022 Town 

Tax Levy 

2022 Total 

Town Value 

Equaliza on 

Rate 

 Total 

Town Tax 

Rate  

Assessed 

Value 
Town Tax 

45,409,536 7,258,372,289 100 $6.26  200,000 $1,251.23 

45,409,536 6,895,453,675 95 $6.59  200,000 $1,317.09 

45,409,536 6,532,535,060 90 $6.95  200,000 $1,390.26 

45,409,536 5,806,697,831 80 $7.82  200,000 $1,564.04 

45,409,536 5,080,860,602 70 $8.94  200,000 $1,787.47 

45,409,536 4,355,023,373 60 $10.43  200,000 $2,085.39 

45,409,536 3,629,186,145 50 $12.51  200,000 $2,502.46 



Exemptions Offered 

Assessing Residential Property 

STAR exemp on is applied to the school tax bill issued in September. This is available only to 

homeowners who owned their home as of 2015 and were previously enrolled. If you have basic 

star on your tax bill and are turning 65 within the next year please contact our office to apply 

for Enhanced STAR, doubling your Basic STAR savings. 

STAR Check is administered by NYS Department of Taxa on & Finance. This is available to all 

new homeowners or those who did not previously apply prior to 2015. Enroll online at 

www.tax.ny.gov/star or by phone at (518) 457-2036. 

Low Income Senior exemp on is available to residents 65 or older who earned less than 

$48,400 in 2022. Each taxing jurisdic on has their own income limit. The lower your income 

the larger the discount, up to 50% reduc on of your taxable value. 

Low Income Disability exemp on is available to residents who earned less than $37,400 in 

2022 and is cer fied to receive SSD. Each taxing jurisdic on has their own income limit. The 

lower your income the larger the discount, up to 50% reduc on of your taxable value. 

Alterna ve & Cold War Veterans exemp ons are issued to a veteran who has served during a 

designated period of war, Cold War period or who has received an expedi onary medal. There 

is an addi onal exemp on available to veterans with a disability ra ng from the VA. 

For more informa on please visit www.tocny.org/departments/assessor/exemp on-info 
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The Assessed value of a residen al property is formulated by using the sales comparison method / market 

approach method. This means the assessed value of a property is based on the sale prices of similar 

proper es within an specified area.   

Let’s breakdown the most frequently asked ques ons: 

Is every sale taken into considera on?  The sales that are used are what’s called “arms length transac ons”.  

An arms length transac on is when a sale occurs between 2 unrelated par es and is listed on the open    

market. 

What makes it a similar property?  Think same style house.  Cape Cod to cape cod, ranch to ranch, etc.  

Similar square footage 

What is a specified area?  This is your neighborhood as defined by the Assessor. A comprehensive map can 

be found on the Assessor’s Department Website at www.tocny.org/departments/assessor under “Related 

Resources”. 

What is an adjustment?  Adjustments are made to an assessment for any improvements made to a      

property. An improvement is something that adds value to a property, think central air condi oning,            

in-ground pool, garage, etc. Adjustments can also be made for building/lot sizes as well as property           

condi on, loca on and me. 



Steps to challenging your assessment 
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If you feel your property is not worth for what the current assessed value is.  The next ques on you need to 
ask yourself is why not?  What do you think your home is worth?  What proof do you have?   

Step 1.  Make a list of the details of your property 

 Single family or a double

 Style of home (Ranch, Cape Cod, Old Style)

 Square Footage

 Any Improvements (Garage, Porch, In-Ground Pool, A/C)

 What neighborhood is the home located in

 What is the overall condi on of the property?  (This is a common statement when challenging an
assessment, this does not include cosme c updates)

Step 2.  Find arms length sales of comparable homes sold between 7/1/2020 to 7/1/2023 and compare the 
details of these homes against yours. Help on what is a comparable sale & how to find it are in this booklet. 
These are just some of the tools available to help you find comparable sales.  

 Town of Cheektowaga website: www.tocny.org/departments/assessor

 Valid Sales Books (located at the Assessor’s Office and both Town libraries during the Grievance
period)

 Zillow, Trulia, Etc. (be careful using these sites as they do not only show arms length transac ons)

Step 3. Complete the Assessment Challenge Worksheet 

 Be as thorough as possible, providing as much detail as possible

 A ach any relevant informa on

 Pictures

 Recent Bank Appraisal

Step 4.  Complete the Grievance Day applica on form (RP-524) 

Step 5.  Determine if you would like a hearing on Grievance Day or a non-hearing submission 

 A hearing is a 5-minue appointment to state your case to the Board of Assessment Review

 A non-hearing has no direct contact with the Board

Step 6.  Submit your applica on to the Assessor’s Office with suppor ng documenta on prior to 
 Grievance Day. 

Note: No informa on is reviewed by the Board of Assessment Review prior to your hearing. All 
decisions are mailed on June 30, 2024. A hearing is only necessary if there is addi onal informa on 
that can’t be conveyed with comparable sales or pictures. 



What is a Comparable Valid Sale? 
What makes a sale valid?  The key factor when determining if a sale is “valid” is to verify that the property 

was listed on the open market (for sale sign by a realtor on the front lawn), not sold to a related party and a 

sale not made under other circumstances (foreclosure, estate sale, etc.). 

An arm’s length transac on is a real estate transac on in an open market freely arrived at by normal 

nego a ons without undue pressure on either the buyer or seller. Part of determining if your assessment is 

fair is reviewing recent sales of homes that are similar in age, size, loca on and style. If you are using the 

Town’s database or sales books all transac ons listed are arm’s length and valua on usable. You’ll want to 

look for closed sales between 7/1/2020 and 7/1/2023. 

The easiest way to find valid sales is the Property search on Town of Cheektowaga website  

www.tocny.org/departments/assessor.   

Real Estate websites like Zillow, Redfin and Trulia are also useful but these websites list every sale valid or 

in-valid.  The key to using one of these websites is making sure the property has an MLS lis ng number.  The 

MLS number indicates that the property was listed on the open market. 
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Examples of  Condition 

The condi on of a property is o en discussed when challenging your assessment. The condi on of your 

property can impact your assessment. This does not include cosme c updates but, definite signs of deferred 

maintenance. 

FAIR NORMAL 



Finding Comparable Sales 
Comparable sales can be found in neighborhood sales books located at each library in town as well as in 

Town Hall at the Assessor’s Office. You can also find them online following the steps below. 
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Go to www.tocny.org/departments/assessor and click on the 

green bu on “View Property Informa on” 

1. ASSESSOR’S WEBSITE

TIP:	Check	out	“Challenge	Your	
Assessment”	under	Department	

Functions	on	the	Assessor’s	main	

page	for	more	information!	

A er you select “Click here for public access” you can 

search by name, SBL or address. 

2. PROPERTY SEARCH

TIP:	You	don’t	need	St,	Ave,	Dr	after	

street	name	when	searching.	



Finding Comparable Sales 
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This page will allow you to view current property inventory and 

improvements as well as search for sales by selec ng “Comparables”. 

3. PROPERTY INFO

You can generate sales based upon the preset criteria and 

select the ones closest to your property. 

4. RUN QUERY Look	for	sales	in	the	

valuation	date	

range:	7/1/2020	to	
7/1/2023	



What to expect? 

After the hearing 
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At a Grievance Day hearing you will be sworn in. The Board of Assessment 

Review members will ask how you arrived at your market value. You will 

also be asked to supply evidence to substan ate your market value. The 

Board of Assessment Review members may have ques ons based upon the 

informa on you present. 

Hearings are held in the Council Chambers at Town Hall. Each hearing will 

last approximately 5 minutes. 

No decisions are made at the hearing. 

A er all hearings have been held the Board of Assessment Review will adjourn 

for delibera ons. Delibera ons are held privately with only the Board members 

throughout the month of June. 

The Board of Assessment Review no fies the Assessor’s Office of their 

determina on on each case and the Real Property System is updated. 

There is a public mee ng at the end of June that closes out the Grievance 

period and no ces are mailed on that day in conjunc on with the filing of the 

Assessor’s final roll. 

What if  I disagree with the Board’s decision? 
If you receive and unfavorable decision from the Board of Assessment Review 

you should consider the informa on you provided. If you s ll feel your home is 

not sellable for the current assessed value your next step is Small Claims 

Assessment Review. 

The SCAR applica on must be filed with the EC Treasurer, Town Clerk, Assessor 

and, School District no later than July 31, 2024. Failure to follow proper service 

could result in dismissal. 

A court appointed hearing officer is assigned who will set a date and me for 

the hearing. Both you and the Town will have an opportunity to present 

evidence to the hearing officer and must be provided to the other party prior to 

the hearing. 

A decision le er will be mailed some me a er the hearing by the hearing 

officer to both par es. 
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Calculating Potential Tax Impact 
The most commonly asked ques on is “how will this new assessment impact my taxes?” and, it is not a 

simple answer. The tax rates are subject to not only the total of all taxable assessed values within the taxing 

jurisdic on (town, county, school district, village) but also on the budget set by the taxing jurisdic on. A tax 

rate is determined by dividing the levy (budget minus income) by the total taxable value within the boarders 

of the taxing agency then mul plied by 1,000 for an effec ve rate. Using the posted rates from the prior tax 

year is a good basis for judging any poten al impact an increased assessment may have. Follow the steps 

below to es mate the poten al impact. 

1,000 

2023 ASSESSED VALUE VALUE PER 1,000 

VALUE PER 1,000 TAX RATE* 
2023‐2024 ESTIMATED 

TAXES 

2023‐2024 ESTIMATED 
TAXES 

2022‐2023 TOTAL TAXES* POTENTIAL IMPACT 

*The tax rate and total taxes can be pulled from your 2024 County/Town tax bill or your 2023 School tax bill.


