CONFIDENTIAL MEMORANDUM

TO:

West Norriton Township Board of Commissioners,
Jason Bobst, Township Manager

FROM:

Sean P. Kilkenny, Esq.
Dan Grieser, Esq.

DATE:

August 20, 2021

RE:

NASD v. Board of Assessment Appeal Appeals of MONTCO,
Montco Docket No. 2019-26384
490 N Trooper Rd

This summary memorandum regards a reverse assessment appeal filed by NASD for a
property located within the Township. The case involves commercial property owned by SCF RC
Funding IV LLC at 490 N Trooper Road. The stipulation has been circulated and approved by
NASD, Montgomery County, and the property owner. The stipulation now requires action by the
BOC. This memo is intended to provide a summary of the pertinent information to evaluate the
proposed settlement. A copy of the proposed settlement stipulation is attached.
I.

PROPERTY DESCRIPTION

The subject property contains the Malvern School of West Norriton. The parcel is a 1.3
acre lot identified by Tax ID #63-00-08524-00-8. The 8,128 SF building used as a Day Care Center
was built in 2003. The property was purchased by the current owner on June 20, 2018 for
$2,594,595. Prior to 2018, all of the Montgomery County Malvern Schools were owned by
Malvern School Real Estate LP. In 2018, each was sold and transferred to SCF RC Funding IV
LLC. This property is currently assessed at 645,820 which equates to an Implied Fair Market Value
(IFMV)1 of $1,309,980 at the time of the appeal.
1

In property assessment terms, an “implied” fair market value is the value that is calculated based on a property’s
current assessment and the applicable STEB (or common level) ratio. The Board of Assessment is responsible for

Since the purchase price was higher than the IFMV, NASD filed a “reverse” appeal and
asked the MONTCO Board of Assessment Appeals to increase the assessment value. When the
Board of Assessment Appeals, issued a “no change” order, NASD filed their appeal in the Court
of Common Pleas in October 2019.
II.

PROPOSED SETTLEMENT

NASD and the taxpayer have agreed to settle this matter to avoid the cost of future
litigation. Based on the stipulation, the current assessment would be increased to an equivalent
IFMV of $1,950,000. If approved, West Norriton will receive a total underpayment amount of
$2,614.57 based on the milage rate of 4.475 for tax years 2020- 2021. For 2022, the assessment
will become 871,650. Based on the current mils, the taxpayer will pay $3,900.63 in Township
taxes in 2022.

Year

Current
Assessment

Current
IFMV

Stipulated
Assessment

Stipulated
IFMV

Increase in
Assessment

2020
2021

645,820
645,820

$1,309,980
$1,377,015

961,350
914,550

$1,950,000
$1,950,000

315,530
258,730
Total:

III.

UnderPayment
Amount
$1,412.00
$1,202.57
$2,614.57

ANALYSIS OF PROPOSED SETTLEMENT

Our office has reviewed the proposed settlement and discussed the terms with the NASD
solicitor. Based on our discussions and overall evaluation of the case, we recommend joining in
the settlement as it appears fair to all parties. The Township receives back taxes for two years
along with increased tax revenue going forward. If approved, the Township should verify the
amounts above with the tax collector and send out an invoice for the underpayment amount. We
ask that the settlement be placed on the next available agenda for approval via a public vote.

assessing all property within Montgomery County. The value placed on a property is considered to be the
“assessed” value. The STEB (or common level) ratio is the ratio set forth annually by the State Tax Equalization
Board for each county. The following formula is then used to determine a property’s “implied” fair market value:
Assessment / STEB Ratio = Implied FMV. I use the term “implied” because in an assessment appeal either the
property owner or the taxing authority is claiming that the value implied by the current assessment is either too
high or too low when compared to the actual fair market value.

