
Tax Equi ty :  Environmental  I n f l u e n c e s  on a Po l icy  Outcome*

RICHARD B. WEBB 
Texas Tech U n i v e r s i t y

ROBERT L. SAVAGE 
U n i v e r s i t y  of  Arkansas ,  F a y e t t e v i l l e

During the  p a s t  two de c ad e s ,  p o l i t i c a l  s c i e n t i s t s  and economis t s  have 
c o n t r i b u t e d  to  our  knowledge of  the  impacts  of  d i f f e r i n g  p o l i t i c a l , gov
e rn m e n ta l ,  economic and s o c i a l  c h a r a c t e r i s t i c s  o f  j u r i s d i c t i o n s  on the  
p o l i c y  outcomes of  s t a t e  and lo c a l  governments ( see  Dye, 1979).  While 
t h e i r  f i n d i n g s  have im por tan t  i m p l i c a t i o n s  f o r  the  d i s t r i b u t i o n  o f  pub
l i c  b e n e f i t s  accor d ing  to  normat ive  c r i t e r i a  of  f a i r n e s s ,  the  i s s u e  of  
e q u i t y  has been l a r g e l y  over looked in the  e m p i r i ca l  i n v e s t i g a t i o n s .  
N e v e r t h e l e s s ,  e q u i t y  and the  i d e n t i f i c a t i o n  of  f a c t o r s  a s s o c i a t e d  wi th  
i n e q u i t y  dese rve  a t t e n t i o n .  The e x t e n t  to  which c i t i z e n s  a r e  t r e a t e d  in 
a d i s c r i m i n a t o r y  or  p r e f e r e n t i a l  manner in v i o l a t i o n  o f  commonly accepted  
norms i s  an outcome t h a t  has i m p l i c a t i o n s  f o r  p u b l i c  su p p o r t  of  govern
mental  i n s t i t u t i o n s  and o f f i c i a l s .  Of equal im por tanc e ,  th e  e q u i t a b l e  
t r e a t m e n t  of  c i t i z e n s  by t h e i r  government i s  i t s e l f  an u l t i m a t e  va lue  
which has been c o n s id e r e d  to  be so impor tan t  as t o  be e n s h r in e d  in the  
U.S. and s t a t e  c o n s t i t u t i o n s .

This s tudy i d e n t i f i e s  f a c t o r s  which a f f e c t  the  e q u i t a b l e  d i s t r i b u t i o n  
of  p r o p e r t y  t ax  burdens among r e s i d e n t i a l  p r o p e r t i e s .  The s t a n d a r d  of  
e q u i t y  promulgated in s t a t e  c o n s t i t u t i o n s  and s t a t u t e s  i s  t h a t  th e  bur 
dens be d i s t r i b u t e d  among prope r ty -owne rs  in p r o p o r t i o n  to th e  va lue  of  
t h e i r  p r o p e r t y  (Aaron,  1977).  This  r e q u i r e s  t h a t  p r o p e r t y  be a s s e s s e d  
a t  a uniform f r a c t i o n  o f  market  value  as well  as t axed a t  a uniform 
r a t e . 2 However, e q u a l l y - v a l u a b l e  p r o p e r t i e s  a r e  f r e q u e n t l y  a s s e s s e d  a t  
widely  d i v e r g e n t  f r a c t i o n s  o f  market  va lue  by loca l  t ax  a s s e s s o r s ,  which 
r e s u l t s  in p r op er ty -o wners  paying c o n s i d e r a b l y  more or  l e s s  than t h e i r  
f a i r  sha re  o f  the  t ax  burden d e s p i t e  a uniform tax  r a t e .

*This e s s a y  i s  a much r e v i s e d  v e r s i o n  o f  a paper o r i g i n a l l y  p r e se n te d  at  
the  Annual Meeting o f  th e  Midwest P o l i t i c a l  S c ie n c e  A s s o c i a t i o n ,  Milwaukee,  
W iscons in ,  A p r i l ,  1982

2N otab le  e x c e p t i o n s  are  Fry and Winter,  1970, and Booms and H a l ld o r s o n ,  
1973.

Some s t a t e s  p r o v i d e  f o r  th e  a p p l i c a t i o n  o f  d i f f e r e n t  t a x  and/or  a s s e s s 
ment r a t e s  to  each  c l a s s  o f  p rop er ty  ( r e s i d e n t i a l ,  a g r i c u l t u r a l ,  commercial ,  
e t c . ) ,  but p r o p e r t i e s  w it h i n  a c l a s s  are req u ired  to  be u n i form ly  a s s e s s e d  
and taxed  (Aaron,  1975: 5 7 ) .
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P r i o r  s t u d i e s  seek to  e x p l a in  th e s e  assessment  n o n u n i f o r m i t i e s  i n

terms o f  th e  methods and p rocedures  o f  loca l  a s s e s s o r s  b u t  t h i s  a n a ly -  
s i s  f ocu se s  on the  impact  o f  economic,  s o c i a l  and p o l i t i c a l  env i ronments  
o f  a s s e s s o r s *  j u r i s d i c t i o n s .  Through f a c t o r  a n a l y s i s ,  s i n g l e - t r a i t  mea-  
s u r e s  o f  d i f f e r e n t  a s p e c t s  o f  th e  envi ronment  a r e  r e s o lv e d  i n t o  d i s t i n c t  
p a t t e r n s  o r  dimen ions which a r e  t h e o r e t i c a l l y  r e l a t e d  to  assessment  u n i -  
f o rm i t y .  These g mensions become th e  independen t  v a r i a b l e s  in a r e g r e s -  
s ion  a n a l y s i s  to  t e s t  t h e i r  e f f e c t s  on u n i f o r m i t y .  The a n a l y s i s  i s  b a s e d  
on da t a  f o r  a l l  s e v e n t y - f i v e  assessment  j u r i s d i c t i o n s  in Arkansas .  

The magnitude o f  th e  as sessment  nonu ni fo rm i ty  problem na t ionwide  i s  
documented by the  Census Bureau.  The usual  measure o f  u n i f o r m i t y  i s  t h e
c o e f f i c i e n t  o f  i n t r a - a r e a  d i s p e r s i o n ,  which i s  ana logous  t o  a c o e f f i c i e n t  
of  v a r i a t i o n .  I t  measures  the  average p e r c e n t  by which th e  assessment  
to  m a rk e t - v a lu e  r a t i o  o f  i n d i v i d u a l  p a r c e l s  d e v i a t e  from t h e  median f o r   
the  assessment  j u r i s d i c t i o n ;  l a r g e r  c o e f f i c i e n t s  i n d i c a t e  more v a r i a -  
t i o n  and nonu ni fo rm i ty  in the  community. Some n o n u n f f o r m i t i e s  a r e  t o  be  
expected  s i n c e  p r o p e r t y  as sessment  i s  no t  a r i g o r o u s  s c i e n c e .  , For s i n g l e d  
fami ly  r e s i d e n c e s ,  t ax  a u t h o r i t i e s  c o n s i d e r  c o e f f i c i e n t s  o f  20% o r  l e s s  
as a c c e p t a b l e  and 15% or  l e s s  as a c h i e v a b l e ,  whi le  c o e f f i c i e n t s  exceed-  
ing 20% a r e  deemed u n a c c e p ta b le  (Almy, 1977: 156).  For t h i s  p r o p e r t y   
c l a s s ,  however,  the  Census Bureau (1978: 89) found t h a t  f i f t y - e i g h t  p e r 
c e n t  of  th e  j u r i s d i c t i o n s  in i t s  n a t i o n a l  sample had c o e f f i c i e n t s  g r e a t e r  
than 20% and f o u r t e e n  p e r c e n t  exceeded 40%. In e f f e c t ,  p r oper ty -owners  
in a m a j o r i t y  o f  loc a l  j u r i s d i c t i o n s  paid much more .o r  l e s s  than t h e i r  
l egal  sh a re  o f  th e  t a x  burden due to  nonu ni fo rm i ty  in a s s e s s m e n ts ;  over -  
a s se ss e d  p r o p e r t i e s  paid more than t h e i r  sh a re  whi le  un d e ra s se ss e d  p a r 
c e l s  enjoyed e x t r a - l e g a l  t a x  r e l i e f .

Moreover,  the  n o n u n i f o r m i t i e s  r e s u l t e d  in a r e g r e s s i v e  d i s t r i b u t i o n   
of  t ax  burdens.  The h i g h e r - v a l u e  p r o p e r t i e s  tend to  r e c e i v e  the  e x t r a -   
l ega l  t ax  b r ea k ,  whi le  th e  lo wer -v a lue  p r o p e r t i e s  bea r  more than t h e i r  
sha re  o f  the  t a x  burden ( see  U.S. Census Bureau,  1978: 93) .  As a r e -  
s u i t  th e  t ax  burden f a l l s  d i s p r o p o r t i o n a t e l y  on no n -w hi te ,  crowded,   
b l i g h t e d  a n d / o r  g h e t t o  ne ighborhoods ;  l o w - q u a l i t y ,  o l d e r  a n d / o r d e p r e -  
c i a t i n g  p r o p e r t i e s ;  r e n t a l s  and low-income f a m i l i e s .  O n  th e  o t h e r  hand,  
e x t r a - l e g a l  t a x  r e l i e f  i s  enjoyed by whi te  and suburban neighborhoods;   
h ighe r  q u a l i t y ,  newer,  owner-occupied a n d / o r  a p p r e c i a t i n g - p r o p e r t i e s . 
and h igh er  income f a m i l i e s . 3 

The Assessment  Environment 

The e m p i r i c a l ,  compara t ive  s t u d i e s  o f  a ssessment  u n i f o r m i t y  t o  
d a t e 3  

E x t e n s i v e  

c o n f i r m a t i o n  e x i s t s  f o r  t h i s  f i n d i n g ;  s e e  B la c k ,  1972; E n g le ,  
1975; Oldman and A aron ,  1965; P e t e r s o n ,  1973; P a u l ,  1975; Sc h r o e d e r  a n d  

S j o q u i s t ,  1976.
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have been executed w i t h in  the  paradigm of  th e  t r a d i t i o n a l  reform l i t e r a 
t u r e  in the  p r o p e r t y  t a x  a r e a .  A s t e p c h i l d  of  the  p r e s c r i p t i v e  p r i n c i p l e s  
approach to  government a d m i n i s t r a t i o n  a s s o c i a t e d  wi th  G ul ic k ,  Urwick and 
t h e i r  h e i r s  (Lowery,  1982) ,  t h i s  l i t e r a t u r e  f ocuse s  on improving a s s e s s 
ment a d m i n i s t r a t i o n  through m o d i f i c a t i o n s  o f  a s sessment  system t r a i t s  
under  the  c o n t r o l  o f  a s s e s s o r s  and p o l i c y  o f f i c i a l s ,  wh i l?  ig nor in g  t h e  
envi ronment  in which t h a t  system must f u n c t i o n . ^  On the  Dasis  o f  a p r i 
o r i  p r i n c i p l e s ,  i t  i s  argued t h a t  a ssessment  non un i fo rmi ty  i s  due t o  such 
system v a r i a b l e s  as p a r t - t i m e ,  e l e c t e d ,  i n e x p e r i e n c e d ,  u n t r a i n e d  and low- 
s a l a r i e d  a s s e s s o r s  and s t a f f ;  small  a s s ess men t  j u r i s d i c t i o n s ;  f a i l u r e  to  
r e a s s e s s  p r o p e r t y  a t  p e r i o d i c  i n t e r v a l s ;  and l a ck  o f  t a x  maps, updated 
re p r o d u c t i o n  c o s t  s c h e d u l e s ,  a n a l y s e s  o f  s a l e s  d a t a  and o t h e r  t o o l s  con
s i d e r e d  e s s e n t i a l  f o r  t h e  a c c u r a t e  as sessment  o f  p r o p e r t y ,  e t c . 5

Using r e g r e s s i o n  model s ,  such hypotheses  have been t e s t e d  in compara
t i v e  an a ly s e s  o f  a s sessmen t  j u r i s d i c t i o n s  in New J e r s e y  (James,  1975) ,  
Wisconsin (Geraci  and P l o u rd e ,  1976) ,  V i r g i n i a  (Bowman and M i k e s e l l ,  
1978) ,  and more a m b i t i o u s l y  a n a t i o n a l  sample o f  j u r i s d i c t i o n s  (Almy, 
1977).  Typica l  o f  t h e  f i n d i n g s ,  James (1975) conc ludes  t h a t  community 
and housing c h a r a c t e r i s t i c s  in New J e r s e y  a r e  more im por ta n t  than system 
a t t r i b u t e s  in d e te r m in in g  as ses sm en t  u n i f o r m i t y ,  whi le  in V i r g i n i a  i t  
was found t h a t

v a r i a b l e s  over  which th e  a s s e s s o r  and o t h e r  p u b l i c  o f f i c i a l s  have 
l i t t l e  o r  no c o n t r o l  accoun t  f o r  the  l a r g e s t  p a r t  o f  t h e  v a r i a 
t i o n  in as sessment  q u a l i t y  . . . .  C e r t a i n  community c h a r a c t e r 
i s t i c s  t h a t  may be expec ted  to  make a s s e s s i n g  more d i f f i c u l t  tu r n  
o u t  t o  be q u i t e  im p o r t a n t .  (Bowman and M i k e s e l l ,  1978: 146).

What a r e  t h e  community o r  env i ronmenta l  c h a r a c t e r i s t i c s  which a f f e c t  
a s ses sm en t  un i fo rm ly  and p r o p e r t y  t a x  e q u i t y ?  As y e t ,  th e  i s s u e  has not  
r e c e i v e d  s y s t e m a t i c  a t t e n t i o n  in t h e  e m p i r i c a l  s t u d i e s .  The few e n v i r o n 
mental  v a r i a b l e s  t h a t  a r e  inc lud ed  in t h e  r e g r e s s i o n  models a r e  in t ended  
to  c o n t r o l  f o r  "a ss es s m en t  d i f f i c u l t y , "  bu t  j udg i ng  by th e  s e l e c t i o n  o f  
v a r i a b l e s  t h e r e  i s  l i t t l e  agreement  on o p e r a t i o n a l i z i n g  t h e  c o n c e p t ,  and 
o t h e r  a s p e c t s  o f  t h e  env i ronment  a r e  ig nor ed .  N e v e r t h e l e s s ,  a number of  
c h a r a c t e r i s t i c s  may a f f e c t  u n i f o r m i t y .

The r e c e n t  l i t e r a t u r e  c i t e s  two dimensions  o f  th e  envi ronment  as com
p l i c a t i n g  t h e  as ses sm en t  t a s k  and th e r e b y  a f f e c t i n g  t h e  ea se  or

4 
Examples of  t h i s  re fonn  l i t e r a t u r e  a re  Advisory Commission on 

In te rg o v e rn m en ta l  R e la t i o n s ,  1963; Lynn, 1969; and a l l  i s s u e s  of the  
Assessors Journal5

For an i n t e r e s t i n g  e f f o r t  to  re fo rm u la te  the  a s s e s s o r  performance 
i s s u e  accord ing  to  p u b l ic  choice  th e o ry ,  see Lowery, 1982. Unfor
t u n a t e l y ,  h i s  t e s t  o f  the  th eo ry  uses  a measure of assessment l e v e l  
r a t h e r  than  assessment u n i fo rm i ty .

3



d i f f i c u l t y  o f  a c h i e v i n g  a s s e s s m e n t  u n i f o r m i t y .  The f i r s t  i n v o l v e s  the  
h e t e r o g e n e i t y  o f  p r o p e r t y ,  w i t h  j u r i s d i c t i o n s  having  a more v a r i e d  mix 
o f  p r o p e r t y  c l a s s e s  ( i n d u s t r i a l ,  comm erc ia l ,  r e s i d e n t i a l ,  e t c . )  r e 
q u i r i n g  more s p e c i a l i z e d  s k i l l s  and s o p h i s t i c a t e d  a p p r a i s a l  methods to  
e s t i m a t e  ma rk e t  v a l u e .  Even th en  a c c u r a t e  a s s e s s m e n t  i s  improbab le  due 
t o  t h e  a b s e n c e  o f  s a l e s  o f  comparable  p r o p e r t i e s  t o  s e r v e  as  p ro x im a te  
i n d i c a t o r s  o f  ma; : e t  v a l u e  ( N e t z e r ,  1966: 180-182) .  The same argument  
a p p l i e s  t o  p r o p e r t i e s  w i t h i n  t h e  same c l a s s .  The marke t  v a l u e  o f  r e s i 
d e n t i a l  p a r c e l s ,  f o r  example ,  i s  a f f e c t e d  by such c h a r a c t e r i s t i c s  as  
ne ig hb o r h o o d ,  age s t y l e ,  and c o n d i t i o n ;  g r e a t e r  v a r i a t i o n  on t h e s e  and 
o t h e r  c h a r a c t e r i s t i c s  r e q u i r e s  t h e  a s s e s s o r  t o  c o l l e c t  and a n a l y z e  more 
i n f o r m a t i o n  and s a l e s  d a t a  on more hous ing  t y p e s  in  o r d e r  t o  a c c u r a t e l y  
a s s e s s  t h e  s t o c k  o f  h ou s i n g .  A g a in ,  a c c u r a t e  a s s e s s m e n t  o f  some t y p e s  
o f  hous ing  may be e s p e c i a l l y  d i f f i c u l t  in  t h e  abs e n c e  o f  s a l e s  o f  com
p a r a b l e  p r o p e r t i e s ,  e . g . ,  o l d e r ,  d e t e r i o r a t i n g  houses  o r  e x p e n s i v e  homes 
w i th  un iqu e  d e c o r a t i v e  d e t a i l  ( N e t z e r ,  1966: 79 ,  182) .

The i m p l i c a t i o n  i s  t h a t  u rban  a s s e s s o r s  c o n f r o n t  a more d i f f i c u l t  
t a s k  than  t h e i r  r u r a l  c o u n t e r p a r t s  (Gerac i  and P l o u r d e ,  1976; Bowman and 
M i k e s e l l ,  1977) .  R e f l e c t i n g  t h e i r  more complex econ omi es ,  u rban  c e n t e r s  
have a more h e t e r o g e n e o u s  mix o f  p r o p e r t y  c l a s s e s  a s  wel l  as  more w i t h i n  
c l a s s  v a r i a t i o n .  Accord ing  to  N e tz e r  (1966:  7 7 ) ,  i t  i s  u n l i k e l y  t h a t  
urban  a s s e s s o r s  can a c h i e v e  a h igh  d e g r e e  o f  a s s e s s m e n t  u n i f o r m i t y  due to  
t h e  e x t r e m e l y  v a r i e d  n a t u r e  o f  p r o p e r t i e s  in l a r g e  c i t i e s .

The e x p e c t e d  n o n u n i f o r m i t i e s  in  u rban  a r e a s  due to  t h e  d i f f i c u l t i e s  
c o n f r o n t i n g  t h e  a s s e s s o r  a r e  r e i n f o r c e d  by o t h e r  f a c t o r s .  Paul (1975:
10) a r g u e s  t h a t  in  smal l  towns w i t h  r e l a t i v e l y  homogeneous h o u s i n g ,  home
owners can e a s i l y  compare t h e i r  a s s e s s m e n t s  w i t h  t h e i r  n e i g h b o r s ' ,  and 
th u s  d i s c o v e r ,  appea l  and c o r r e c t  unequal  t r e a t m e n t  by t h e  a s s e s s o r .  In 
c i t i e s ,  however ,  t h i s  c o r r e c t i v e  mechanism i s  u n d e r u t i l i z e d  due t o  ob 
s t a c l e s  t o  compar ing o n e ' s  a s s e s s m e n t  a g a i n s t  comparab le  homes in  d i s 
t a n t  n e i g h b o r h o o d s ,  r e s u l t i n g  in  a p a t t e r n  o f  o v e r a s s e s s m e n t  o f  b l i g h t e d  
ne ighb or ho od s  and u n d e r a s s e s s m e n t  o f  s t a b l e  and upward n e ig hb or ho od s .

The second a s p e c t  o f  t h e  en v i ro nm en t  which i s  t h o u g h t  t o  c o m p l i c a t e  
th e  a s s e s s m e n t  t a s k  i s  t h e  a s s e s s o r ' s  workload  (Almy, 1977) .  Workload i s  
d e t e r m i n ed  by t h e  number and mix o f  p r o p e r t i e s  in  t h e  j u r i s d i c t i o n ,  w i th  
f ewer  p a r c e l s ,  p r o p e r t y  c l a s s e s  and s u b c l a s s e s  e a s i n g  t h e  a s s e s s m e n t  
t a s k .  Al though u rban  a r e a s  have numerous and a v a r i e d  mix o f  p r o p e r t i e s ,  
workload i s  an i n d e p e n d e n t  d imens ion  be ca use  r u r a l  a r e a s  a l s o  may have 
l a r g e  numbers o f  p a r c e l s  add ing  to  t h e  work load .

The t r a d i t i o n a l  r e fo rm  l i t e r a t u r e  a pp ro ac he s  t h e  workload  i s s u e  i n 
d i r e c t l y  in  a d v o c a t i n g  t h e  c o n s o l i d a t i o n  o f  s m a l l e r  a s s e s s m e n t  j u r i s t  
d i c t i o n s  i n t o  l a r g e r  u n i t s .  Al though  i n c r e a s i n g  t h e  workload o f  an a s 
s e s s o r ,  l a r g e r  j u r i s d i c t i o n s  have economies  o f  s c a l e  and g r e a t e r  r e 
so u r c e  s u p p o r t  t o  r e p l a c e  p a r t - t i m e  w i t h  f u l l - t i m e  a s s e s s o r s ,  t o  h i r e  
p r o f e s s i o n a l l y  t r a i n e d  s t a f f ,  t o  promote s t a f f  s p e c i a l i z a t i o n ,  and to  em
ploy  modern a s s e s s m e n t  t o o l s  and p r a c t i c e s .  In e f f e c t ,  t h e  p r o f e s s i o n a l 
ism which l a r g e r  j u r i s d i c t i o n s  p e r m i t  i s  t h o u g h t  t o  c o n t r i b u t e  to  more
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a c c u r a t e  assess men ts  and more u n i f o rm i t y  (Assessment P r i n c i p l e s , 1937; 
Advisory Commission o f  In te rgovernmenta l  R e l a t i o n s ,  1963.)

Thus,  w or k l oad ' s  e f f e c t  on u n i f o rm i t y  i s  u n c l e a r .  While more p a r c e l s  
may add to  the  t a s k  and compl i ca te  the  achievement  o f  u n i f o r m i t y  w i t h i n  
the  c o n s t r a i n t s  o f  p e r s o n n e l ,  t r a i n i n g ,  t o o l s  and t i m e ,  l a r g e  j u r i s d i c 
t i o n s  may have th e  r e s o u r c e s  to  r e l a x  the  c o n s t r a i n t s  on p r o f e s s i o n a l i s m  
and th e re by  overcome th e  s i z e  problem and ac h ieve  g r e a t e r  u n i f o r m i t y .

In a d d i t i o n  to workload and urbanism which a f f e c t  a s sessment  un i fo rm
i t y  by making a c c u r a t e  as ses sm ent s  i n h e r e n t l y  more d i f f i c u l t ,  demographic 
and s o c i a l  f a c t o r s  may be im po r t an t  through t h e i r  i n f l u e n c e  on t h e  be 
hav io r  o f  a s s e s s o r s .  Bowman and Mikesel l  (1977) h y p o th e s iz e  t h a t  low- 
income f a m i l i e s  and th e  e l d e r l y  a r e  l i k e l y  b e n e f i c i a r i e s  o f  e x t r a - l e g a l  
t ax  r e l i e f  by a s s e s s o r s  who pu rp os e ly  u n d e ra s s e s s  t h e i r  p r o p e r t y  to 
s h i e l d  them from th e  f u l l  b r un t  o f  th e  p r o p e r t y  t a x .  Aaron (1975: 6 2 ) ,  
Netzer  (1966: 82) and P e te r s o n  (1973: 92) su gg e s t  t h a t  middle and upper  
income f a m i l i e s  may r e c e i v e  r e l i e f  to  stem t h e i r  o u t m i g r a t i o n .  On the  
o t h e r  hand,  a s s e s s o r s  tend to  o v e r a s s e s s  m u l t i f a m i l y  u n i t s ;  crowded,  
b l i g h t e d  and low-value  hous ing ;  and housing occup ied  by m i n o r i t i e s .  This 
p a t t e r n  may be th e  r e s u l t  o f  a s s e s s o r s  a)  app l y in g  an i m p l i c i t  b e n e f i t  
p r i n c i p l e  by which s t r u c t u r e s  housing occupan t s  who r e c i e v e  more p u b l i c  
s e r v i c e s  a r e  a s s e s s e d  and t axed more h e a v i l y  (Oldman and Aaron,  1965; 
N e t z e r ,  1966: 8 1 - 8 2 ) ,  b) e x e r c i s i n g  l e s s  d i l i g e n c e  in a c c u r a t e l y  a s 
s e s s i n g  the  p r o p e r t y  o f  th e  p o l i t i c a l l y  weak s i n c e  they a r e  no t  as l i k e l y  
as o t h e r  p r op er ty -o wners  to  p r o t e s t  and appeal  t h e i r  a s ses sm ent s  
(Schroeder  and S j o q u i s t ,  1976; P a u l ,  1975: 10) ,  o r  c) f a i l i n g  t o  p e r i 
o d i c a l l y  r e a p p r a i s e  p r o p e r t i e s  in neighborhoods o f  d e c l i n i n g  market  v a l 
ues ( P e t e r s o n ,  1973: 6; Engle ,  1975).  Regar d le ss  o f  th e  r e a s o n ,  th e  
s o c i a l  and demographic c h r a c t e r i s t i c s  o f  t h e  j u r i s d i c t i o n  appear  to  be 
a f a c t o r  in u n i f o r m i t y .

Another  a s p e c t  o f  th e  envi ronment  which we ex pe c t  to  be a f a c t o r  i s  
the  demand f o r  p u b l i c  s e r v i c e s .  Higher  demand p l a c e s  a g r e a t e r  burden 
on th e  p r o p e r t y  t ax  to  fund lo c a l  s e r v i c e s .  A dd i t io n a l  r evenues  from th e  
tax may be r a i s e d  by e i t h e r  i n c r e a s i n g  t h e  t ax  r a t e ,  i n c r e a s i n g  t h e  f r a c 
tion  of  market  va lue  a t  which a l l  p r o p e r t i e s  a r e  a s s e s s e d ,  o r  i n c r e a s i n g  
the a s s e s s e d  va lue  o f  r e a s s e s s e d  p r o p e r t i e s  and neighborhoods t o  th e  
average  f r a c t i o n  f o r  th e  j u r i s d i c t i o n .  S ince  an i n c r e a s e  in th e  tax 
rate i s  a very v i s i b l e  and u n p a l a t a b l e  a c t i o n  to  v o t e r s ,  e l e c t e d  o f f i 
c ia l s  a r e  l i k e l y  to  p r e s s u r e  t h e  a s s e s s o r  to  i n c r e a s e  t h e  assess men t  
l eve l  and e l i m i n a t e  u n d e r a s s e s s e d  p r o p e r t i e s .  Both s t e p s  improve a s s e s s 
ment u n i f o r m i t y  ( see  Shannon,  1967).

F i n a l l y ,  we expec t  t h a t  th e  n a t u r e  o f  p o l i t i c a l  l i f e  in a j u r i s d i c t i o n  
i s  i m p o r t a n t .  The t r a d i t i o n a l  reform l i t e r a t u r e  t a k e s  a dim view of  
e l e c t e d  t a x  a s s e s s o r s ,  condemning th e  e l e c t o r a l  p r ocess  f o r  e l e v a t i n g  to  
o f f i c e  i n d i v i d u a l s  who have l i t t l e  o r  no e x p e r t i s e  in th e  i n t r i c a c i e s  of  
th e  as sessment  f u n c t i o n  and who may use t h e i r  a s sessmen t  powers to  p r o 
mote t h e i r  p o l i t i c a l  f o r t u n e s  ( Assessment  P r i n c i p l e s , 1937).  Pursu ing  
t h i s  l o g i c ,  i t  can be argued t h a t  e l e c t o r a l  p r e s s u r e s  induce c a n d i d a t e s  
to  promise small and l a r g e  f av o r s  f o r  p r o p e r t y -o w n e r s ,  r e s u l t i n g  in l e s s
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uniform as sessments  w i t h in  the  j u r i s d i c t i o n .  We p r e f e r  to  a r g u e ,  a la 
Key (1964: 298-299) and Lockard (1959: 337) ,  t h a t  v o t e r  t u r n o u t  and 
p a r t y  co m p et i t i o n  promote a c c o u n t a b i l i t y  to  the  e n t i r e  c o n s t i t u e n c y  and 
to  the  accep ted  t e n e t s  o f  e q u i t a b l  a d m i n i s t r a t i o n  of  th e  assessment  
t a s k .  The e l e c t e d  a s s e s s o r  who f a c e s  no t h r e a t  o f  r ep lacement  a t  the  
p o l l s  i s  more l i  e ly  t o  a c t  a r b i t r a r i l y  and be l e s s  d i l i g e n t  in the  p e r 
formance o f  h i s  u t i e s . 6

O p e r a t i o n a l i z i n g  The Environment

The s e v e n t y - f i v e  c o u n t i e s  in Arkansas were s e l e c t e d  f o r  th e  a n a l y s i s  
due to  th e  a v a i l a b i l i t y  o f  d a t a  n e c e s s a r y  f o r  c o n s t r u c t i n g  a measure of  
u n i f o r m i t y  f o r  each as sessmen t  j u r i s d i c t i o n ,  as well  as t h e  a v a i l a b i l i t y  
o f  measures o f  t h e i r  envi ronmental  c h a r a c t e r i s t i c s .  E lec ted  f o r  a two- 
y e a r  term of  o f f i c e ,  th e  county a s s e s s o r  de t e rmines  the  a s s e s s e d  va lue  
o f  a l l  p a r c e l s ,  exc ep t  p u b l i c  u t i l i t i e s  and common c a r r i e r s ,  and thus  
e s t a b l i s h e s  th e  p r o p e r t y  t ax  base f o r  the  t a x  r a t e s  l e v i e d  by the  county,  
c i t i e s  and school  d i s t r i c t s .  S t a t e  s t a t u t e s  s p e c i f y  t h a t  r e s i d e n t i a l  
p r o p e r t i e s  a r e  t o  be a s s e s s e d  a t  twenty p e r c e n t  of  v a l u e ,  but  pe r m is s ive  
language has p e r m i t t e d  a s s e s s o r s  to  base va l u e s  on th o se  p r e v a i l i n g  in 
the  y e a r  o f  t h e i r  ch o ic e  and to  use whatever  v a l u a t i o n  methods they p r e 
f e r .  In p r a c t i c e ,  a s s e s s o r s  have had c o n s i d e r a b l e  l a t i t u d e  f o r  the  pas t  
twenty y e a r s .  The r e s u l t  i s  l a r g e  v a r i a t i o n s  in assessment  performance 
a c r o s s  c o u n t i e s  wi th  average county r a t i o s  o f  a s sessments  to  1977-78 
market  va lues  rang ing  between 3% and 14% (Thompson, 1978).

We d e p a r t  from e a r l i e r  s t u d i e s  in measuring the  env ironmental  dimen
s io ns  which a r e  thoug ht  to  a f f e c t  a ssessment  u n i f o r m i t y .  Since t h e i r  
purpose i s  to t e s t  f o r  the  e f f e c t s  o f  the  assessment  system i t s e l f ,  the  
r e c e iv e d  models in c lude  a few env ironmental  v a r i a b l e s  to  c o n t r o l  f o r  a s 
sessment  d i f f i c u l t y .  The cho ice  o f  such v a r i a b l e s  i s  i n c o n s i s t e n t  be
tween s t u d i e s ,  and a t  t imes  the  same v a r i a b l e s  a r e  used to  o p e r a t i o n a 
l i z e  d i f f e r e n t  c o nc ep t s .  This  l ack  of  agreement  on the  a p p r o p r i a t e  mea
su res  r a i s e s  q u e s t i o n s  about  the  v a l i d i t y  o f  the  v a r i a b l e s  used.  Rather  
than r e l y i n g  on a few measures of  dou b t fu l  v a l i d i t y ,  we use a number of  
i n d i c a t o r s  f o r  each hypo the s ized  dimension.  The e i g h t y - t h r e e  measures 
a re  r e so lv e d  i n t o  d i s t i n c t  p a t t e r n s  through f a c t o r  a n a l y s i s .  This ap
proach se rve s  to  t e s t  i m p l i c i t  hypotheses  r e g a rd in g  the  dimension o r  con
ce p t  being measured by the  i n d i c a t o r s ,  as well  as to  e m p i r i c a l l y  d e f i n e  
major  env ironmenta l  dimensions  of  the  c o u n t i e s .  These em pi r i c a l  dimen
s io ns  a r e  th e  independent  v a r i a b l e s  in the  subsequent  a n a l y s i s  o f ^ a s s e s s 
ment u n i f o r m i t y .

In a d d i t i o n  to  t e s t i n g  i m p l i c i t  hy po t he se s ,  the  approach has o t h e r  ad
van tages .  I t  he lps  r e s o l v e  c o n f l i c t i n g  i n t e r p r e t a t i o n s  o f  the  concep t  
being measured by an i n d i c a t o r ,  th e r eb y  improving the  v a l i d i t y  o f  the

6For an extended d i s c u s s i o n  o f  the  p o l i t i c s  o f  prop er ty  a s s e s s m e n t s ,  see  
P aul ,  1975.
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s tud y .  And, th e  approach i s  c o n s i s t e n t  wi th  our  a p r i o r i  assumption tha t  
the  envi ronment  i s  complex,  c o n s i s t i n g  o f  a number o f  r e l e v a n t  dimensions.  
Each d imension ,  in t u r n ,  most l i k e l y  c o n s i s t s  of  a compl ica ted  s t r u c t u r e  
o f  i n t e r r e l a t e d  e lements  which t o g e t h e r  occupy more concep tua l  space than 
can be ad e q u a te ly  tapped by a few s u r r o g a t e s .  Thus,  we e x p e c t  t h a t  the  
approach w i l l  y i e l d  more adequa te  measures o f  th e  envi ronmental  dimen
s i o n s  a f f e c t i n g  assessment  u n i f o r m i t y .

The e i g h t y - t h r e e  me asures ,  l i s t e d  in Table 1,  a r e  taken from Census 
Bureau and s t a t e  documents.  T he i r  s e l e c t i o n  was guided by t h e  p rev io us  
d i s c u s s i o n  o f  th e  enviornment .  Most t ap  d i f f e r e n t  a s p e c t s  o f  economic,  
hous ing,  s o c i a l  and demographic c o n d i t i o n s  in th e  s e v e n t y - f i v e  c o u n t i e s .
A number a r e  i n d i c a t o r s  o f  th e  same phenomena f o r  both th e  county and i t s  
urban p l a c e s ;  o t h e r s  t ap  the  same phenomena a t  d i f f e r e n t  c u t t i n g  p o i n t s  
o r  f o r  Blacks or  f o r  d i f f e r e n t  c l a s s e s  o f  r e s i d e n t i a l  occupan t s .  Also 
in c luded  a r e  measures  o f  p u b l i c  s e r v i c e  demand, p r o p e r t y  t ax  r ev e n u e s ,  
and c h a r a c t e r i s t i c s  of  the  assess men t  system.  Since  a s s e s s o r s  a r e  
e l e c t e d  every  two y e a r s ,  the  da t a  s e t  c o n t a i n s  measures  o f  v o t e r  r e g i s 
t r a t i o n ,  v o t e r  t u r n o u t  and e l e c t o r a l  c o m p e t i t i o n  f o r  th e  a s s e s s o r s '  and 
o t h e r  o f f i c e s . 7

Through t r i a l  and e r r o r ,  a f a c t o r - a n a l y t i c  s o l u t i o n  c o n s i s t i n g  of  
seven f a c t o r s  was a c c e p t e d . 8 This  d e c i s i o n  was prompted by two major  
c o n s i d e r a t i o n s :  1) .the main tenance  of  r e a s o n ab ly  l a r g e  communal i t i es  f o r  
most of  the  v a r i a b l e s  as well  as an o v e r a l l  high l e v e l  o f  e x p l a n a t i o n  in 
the  t o t a l  v a r i a n c e  (68% in t h i s  c a s e ) ,  and 2) f a c t o r s  i n t e r p r e t a b l e  in 
terms of  und er ly in g  dimensions  having a number o f  v a r i a b l e s  wi th

7 Most measures are  based on 1970 d a t a ,  whereas th e  dependent v a r i a b l e  
u t i l i z e s  1977-78 d a ta .  D i c t a t e d  by th e  a v a i l a b i l i t y  o f  d a t a ,  i t  must be 
assumed th a t  th e  c h a r a c t e r i s t i c s  o f  c o u n t i e s  have not  changed s i g n i f i c a n t l y  
in  the  1970 to  1978 p e r io d ;  fo r  th e  most p a r t ,  th e  assumption  i s  c o n s i s t e n t  
w ith  i m p r e s s i o n i s t i c  judgem ents .  On th e  o th e r  hand, i t  can be argued th a t  
assessm en t  performance as measured by th e  dependent v a r i a b l e  d id  not  i n s t a n 
t a n e o u s ly  occur in  1977-78. Today’ s performance i s  th e  r e s u l t  o f  cumulated  
a sse ssm en t  p r a c t i c e s  fo r  th e  p a s t  twenty y e a r s  and th e  l a t i t u d e  perm it ted  
to  l o c a l  a s s e s s o r s  in  th e  c h o ic e  o f  v a l u a t i o n  methods and s ta n d a r d s .  As 
su ch ,  t o d a y ' s  performances r e f l e c t  th e  r e s p o n s e s  o f  a s s e s s o r s  to  both  p ast  
and p r e se n t  c o n d i t i o n s  in  t h e i r  environm ent.  From t h i s  p e r s p e c t i v e  th e  1970 
datg  can be v iewed as a r e a l i s t i c  compromise.

8 P r i n c i p a l  componants w i th  varimax r o t a t i o n  were employed r e s u l t i n g  in  
o r th o g o n a l  f a c t o r s  u n r e la t e d  to  each o t h e r .  The i n i t i a l  f a c t o r - a n a l y t i c  
s o l u t i o n  i n d ic a t e d  th a t  s i x t e e n  f a c t o r s  would emerge u t i l i z i n g  an e i g e n 
v a lu e -o n e  c r i t e r i o n .  Most o f  t h e s e  f a c t o r s  had no more than one or two 
v a r i a b l e s  o f  s i g n i f i c a n t  s a t u r a t i o n .
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s i g n i f i c a n t  l o a d i n g s . 9 Even with the  high l evel  o f  o v e r a l l  e x p l a n a t i o n ,  
e i g h te e n  measures have communal i t ies  o f  l e s s  than 0 .5 0 ,  wi th  one measure 
as low as 0 .08 .  S t i l l ,  f o r  the  remaining s i x t y - f i v e  v a r i a b l e s ,  h a l f  or  
more o f  t h e i r  v a r ia n ce  i s  ex p l a ined  by the  seven under ly ing  dimensions .  
The seven f a c t o r s  and the  v a r i a b l e  loa d i ngs  a r e  shown in Table 1.

As mentioned p s v i o u s l y ,  the  f a c t o r  a n a l y s i s  o f  the  measures i s  a t e s t  
of  a number o f  in ' l i c i t  hypo theses .  While some were suppor ted  by the 
f a c t o r s  which emerged or  by th e  load ings  of  i n d iv i d u a l  measures ,  o t h e r  
hypotheses  were no t .  A major  s u r p r i s e  was assessment  d i f f i c u l t y  which as 
d i s c us se d  in the  l i t e r a t u r e  has two subdimensions - -  urbanism (or  h e t e r o 
g e n e i t y )  and workload;  th e  a n a l y s i s  uncovered fo u r  subdimensions .  An
o t h e r  hypothes ized  dimension was p u b l i c  demand, but  a number o f  measures 
of  demand loaded on o t h e r  f a c t o r s .  These and o t h e r  r e s u l t s  c o n t r a r y  to 
e x p e c t a t i o n s  a r e  i n d i c a t e d  in th e  fo l lowing  d i s c u s s i o n  o f  each f a c t o r .

The f i r s t  fou r  f a c t o r s  a f f e c t  th e  d i f f i c u l t y  o f  a c c u r a t e l y  a s s e s s i n g  
p r o p e r t i e s ,  and hence we c o n s id e r  them to  be subdimensions o f  assessment  
d i f f i c u l t y .  Fac t o r  I i s  Assessor  Workload. All a b s o l u t e  measures of  
pop u l a t io n  have t h e i r  s t r o n g e s t  load in gs  on t h i s  f a c t o r ,  as well  as the  
Minimum Foundat ion Program — the  S t a t e ' s  pr imary v e h i c l e  of  suppor t  f o r  
pu b l i c  schoo ls  - -  which i s  p r i m a r i l y  determined by p o p u la t i o n .  C lose ly  
a s s o c i a t e d  wi th  p o p u la t i o n  i s  g r e a t e r  numbers of  r e s i d e n t i a l ,  wholesa le  
and manufactur ing  p r o p e r t i e s ,  which in c r e a s e s  the  workload of  the  a s 
s e s s o r ' s  o f f i c e .  Moreover,  the  f a c t o r  i s  r e l a t e d  to a f f l u e n c e ,  as sug^ 
ges ted  by the  load ing  o f  mean a s s e s s e d  va l ues  o f  p a r c e l s  and the  secon
dary s a t u r a t i o n s  of  a number o f  v a r i a b l e s  i n d i c a t i v e  of  g r e a t e r  wea l th .
As ex p e c te d ,  t h i s  f a c t o r  r e f l e c t s  a p a t t e r n  which i s  d i s t i n c t  from u r 
banism, which w i l l  be d i s c u ss e d  s h o r t l y .  For reasons  p r e v i o u s l y  men
t i o n e d ,  i t s  a f f e c t  on assessment  u n i f o rm i t y  i s  not  c l e a r .

Fac to r  II  i s  Black Housing. The B l a c k - r e l a t e d  v a r i a b l e s  load on t h i s  
f a c t o r ,  as well  as most v a r i a b l e s  i n d i c a t i v e  o f  l e s s  d e s i r a b l e  o r  d i 
l a p i d a t e d  housing such as crowded l i v i n g  space ,  inadequate  plumbing and 
o l d e r ,  r e n te d  housing.  F ac to r  I I  i s  a l s o  a s s o c i a t e d  wi th  the  Del ta  
County,  an index value  o f  Arkansas r e g io n a l i s m  which p o i n t s  to  a l a r g e  
number of  i n t e r r e l a t e d  c h a r a c t e r i s t i c s  shared by the  sou thern  and e a s t e r n  
c o u n t ie s  (Savage and P r i c e ,  1980; Savage and G a l l a g h e r ,  1977).  Typical  
of  Southern "Black Be l t "  c o u n t i e s ,  Arkansas c o u n t i e s  o f  the  Del ta  type 
a r e  r u r a l  and have d i s p r o p o r t i o n a t e l y  h igher  pe rce n tage s  o f  Blacks in 
the  p o p u l a t i o n .  The o t h e r  a s p e c t  of  t h i s  dimension i s  the  lower popula
t i o n  growth,  s t i l l  an o th er  c h a r a c t e r i s t i c  long a s s o c i a t e d  wi th  Southern 
c o u n t ie s  having l a r g e  c o n c e n t r a t i o n s  o f  Blacks .

9S t r i c t l y  sp eak in g ,  s t a t i s t i c a l  s i g n i f i cance i s  in a p p r o p r ia te  as the  
e n t i r e  p o p u la t io n  o f  Arkansas c o u n t ie s  i s  in c lu d e d .  However, we p r e fe r  
to  use  t h i s  measure fo r  determ in ing  the  consequence o f  i n d i v i d u a l  lo a d in g s  
than some a p r i o r i  but a l t o g e t h e r  a r b i t r a r y  lo a d in g  as f a c t o r  a n a l y s t s  
a l l  to  o f t e n  do.
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TABLE I

DIMENSIONS OF THE ASSESSMENT ENVIRONMENT IN A R K A N S A S : FACTOR MATRIX

Environmental Va r i a b l e s b I II III IV V VI VII h2

Popula t ion ,  1975 
Public school en ro l lm en t ,  1970 
Total year-round housing u n i t s ,  1970 
Total wholesale e s t a b l i s h m e n t s ,  1972 
Total owner-occupied housing u n i t s ,  1970 
Urban owner-occupied housing u n i t s ,  1970 
Urban Negro r en te r -occup ied  housing u n i t s ,  1970 
Minimum Foundation Program a i d ,  1977-78 
Total manufactur ing e s t a b l i s h m e n t s ,  1972 
Mean assessed  va lue  of  p a r c e l s ,  1977-1978 
% of  year-round u n i t s  in s t r u c t u r e s  con ta in ing  5 or  

more u n i t s ,  19/0 
% of  populat ion th a t  is  Bla c k , 1970 
% of  d i l a p id a t e d  u n i t s  occupied by Negroes,  1970 
% o f  urban u n i t s  lacking some or  a l l  p lumbing 

f a c i l i t i e s ,  1970 
% of  urban owner-occupied housing owned by Negroes 

1970
% of  urban r e n t a l  housing u n i t s  occupied by Negroes , 

1970
Delta County type (Q- f a c t o r  loading)
% of  occupied u n i t s  l . 01 or  more persons per  room, 

1970
% of  urban owner-occupied u n i t s  valued a t  l ess  than 

55,000, 1970
Average annua] percentage change in per  c a p i t a  income, 

1969-1974
% of  owner-occupied u n i t s  occupied s ince  i960 
Voter t u rn o u t ,  1976 general  e l e c t i o n  - -  % of  r e g i s - 

tered vo ters  vot ing  In P r e s i d e n t i a l  race 
Ozark County type (Q- fac to r  loading)
% occupied u n i t s  t h a t  a r e  owner-occupied,  1970

93
93
92
92 
91
93 
88 
91 
85 
60

57
10
15

02

03

10
09

03

-23

-07
21

-04
-52
-22

-03
09

-01
- 0 1
-06

02
28
07

-03
05

02
90
87

83

83

88
85

70

68

51
-58

-59
-59
•66

05
09 
02

-00
-02
-06
01
13
16
10

03
03
00

11

93

04 
29

41

.03

48
38

01
-19
-58

32
28
31
26
32 
26 
12 
32 
39 
59

56
02
03

29

24

23
20

-28

38

-05
27

12
-53
-25

06
08
09
09 
08 
07 
12 
05 
07 
1!

11
10
12

00

03

07
-01

- 11

-14

02
03

-05
-07

00

05 
03
06 
03
06
02

-02
03 
10 
10

14
-20
-22

01

-06

-08
-19

-06

-09

-30
16

35
04 
09

-04
-05
-06
-05
-07
-02
03

-04
-16
-01

05 
    04

-04

20

14

08
-07

21

03

-08
39

-12
03
06

0.97
0.96
0.96
0.93
0.96
0.95
0.89
0.96
0.94
0.75

0.68
0.88
0.84

0.82

0.78

0 .8 f
0.91

0.80

0.69

0.59
0.78

0.50
0.94
0.88

Factor  Loadingsa
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Environmental Variab les I II III IV V VI VII h2

% change in number of year- round housing u n i t s ,  
1960-1970

% change in pub l ic  school en ro l lm en t ,  1970-1975 
% change in ne t  m ig ra t ion ,  1970-1975 
% change in p o p u la t ion ,  1970-1975 
Total acreage in farms,  1974 
% of  a l l  lands in farms,  1974 
Value of  farm products  sold by farms with s a le s  

of $2,500 and over 
% change in land in farms,  1969-1974 
% o f  populat ion 65 years  and o l d e r ,  1975 
C o e f f i c i e n t  of  v a r i a t i o n  of  s a le  p r i c e s ,  1977-1978 
% of  c i v i l i a n  labor  fo rce  employed in manufactur ing,  

1970
Urban County type (Q-fac to r  loading)
% of  t o t a l  r en te r -occup ied  u n i t s  t h a t  a re  urban,  1970 
% of  urban owner-occupied u n i t s  occupied s in ce  1960 
% of  urban owner-occupied u n i t s  valued a t  $15,000 or  

more, 1970
% of  year-round urban u n i t s  b u i l t  in 1950 or l a t e r  
% of populat ion l iv in g  in urban a r e a s ,  1970 
Per c a p i t a  income, 1974
% of  year-round urban u n i t s  in s t r u c t u r e s  con ta in ing  

5 or  more uni t s , 1970 
% o f  f a m i l i e s  with incomes $15,000 and ove r ,  1969 
Median value o f  owner-occupied, s in g l e - f a m i ly  n i t s ,  

1970
Mean sa le s  p r i c e  of  p a r c e l s ,  1977-1978 
% of  t o t a l  owner-occupied u n i t s  valued a t  $20,000 or  

more, 1970
% of  c i v i l i a n  labor  fo rce  employed in wholesale  and 

r e t a i l  t r a d e ,  1970 
Median gross  r e n t  of  r en te r -occup ied  u n i t s ,  1970 
Number of  tax ing j u r i s d i c t i o n s  w i th in  county 
Average va lue  of  farm land and bu i ld ings  per  a c re ,

1974
Property  tax revenues pe r  c a p i t a ,  1971-1972 ( in c ludes  

a l l  tax ing j u r i s d i c t i o n s )
% of manufactur ing es tab l i shm en ts  wi th  20 o r  more 

employees,  1972 
% o f  t o t a l  owner-occupied u n i t s  valued a t  l ess  than 

$5,000,  1970

03
-15
-01
06
01
00

01
-16
-40
-14

-2l
28
27 
06

24
11
35
38

40
57

47
40

45

24
47

-03

31

28 

09

-40

-74
-74
-84
-83
20
17

14
02

-21
09

-05
-23

32
24

18 
26 
41

-06

03
22

-30
-03

-05

09
-31
-27

18

37

22

35

-03
-13
-13
-06
89
84

72
46

-41
-43

-46
-08
-06

17

19 
26 
03
09

10 
17

25
03

20

17
36
41

42 

03 

20

-19

12
03
02
07
17
11

30
-37
-25
-03

-09
85
85
84

82
81
79
76

67
66

60
62

57

55
51
47

45

42

40

-55

31
-05
-03
-05
-04
-10

08
14 
21

-00

-23
04
00

-03

15 
03 
00
07

12
08

20
22

34

-02
15
06

-00

31

-08

-13

11
-03
08
07
09
02

17
-05
22

-21

-08
15
05
02

03 
-01

04 
-18

13
-00

21
08

15

12
10
20

05 

-19 

-09 

-23

36
28
27
29

-06
39

-28
15 
18

-38

-14
-13
-02

07

09
09

-01
-21

01
-10

25
04

23

01
16

-23

-13

-05

-12

-25

0.80
0.67
0.80
0.79
0.87
0.76

0.74
0.42
0.56
0.41

0.34
0.90
0.90
0.79

0 . 82 
0.81 
0.92 
0.82

0.64
0.85

0.88
0.60

0.76

0.41
0.76
0.56

0.52

0.52

0.29

0.75

Fac t o r  Loadings__
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Environmental V ariab les I II i l l IV V VI VII h2

% of d i r e c t  genera l ex p en d itu res  spen t on e d u c a tio n ,
1976-1977 ( in c lu d es  a l l  j u r i s d ic t i o n s )

% of e l i g ib l e  vo ting  p o p u la tio n  who a re  r e g is te r e d  to 
v o te , 1978

% of e l i g ib l e  vo ting  p o p u la tio n  who a re  r e g is te r e d  to
v o te , 1976

% of year-round  u n i ts  in  o n e -u n it s t r u c tu r e s ,  1970 
% of occupied u n i ts  lack ing  some o r a l l  plumbing

f a c i l i t i e s ,  1970 
% o f to ta l  u n i ts  lack ing  some o r  a l l  plumbing 

f a c i l i t i e s ,  1970 
% of fam ilie s  w ith  incomes below 125t o f poverty  

le v e l , 1969
Change in p ro p erty  tax  revenues per c a p i t a ,  1971- 

1972 to  1976-1977 ( a l l  tax in g  ju r i s d ic t i o n s )  
Assessed v a lu a tio n  per c h i ld  e n ro l le d ,  K-12, 1977- 

1978
Property  tax  revenues per c a p i t a ,  1976-1977 ( in c lu d es  

a l l  tax ing  ju r i s d ic t io n s )
School revenues per c h ild  in AOA, K-12, 1977-1978 
C urrent school expend itu res  p e r c h ild  in  AOA, K-12,

1977-1978
Minimum Foundation Aid per AOA, 1977-1978 
Republican su p p o rt, 1976 — average % o f  vo tes  c a s t  

fo r  Republican can d id a tes  fo r  P re s id e n t and 
Governor in general e le c tio n  

Republican su p p o rt, 1978 — average X of vo tes  c a s t  
fo r  Republican can d id a te s  fo r  U.S. Senato r and 
Governor in  general e le c t io n  

E le c to ra l com petition  in  A sse s so r 's  r a c e ,  General 
E le c tio n , 1976 

E le c to ra l com petition in  A sse s so r 's  r a c e ,  General 
E le c tio n , 1978 

Voter tu rn o u t, 1978 General E le c tio n  - -  X o f 
r e g is te re d  v o te rs  v o tin g  in  G overnor's  race  

Voter tu rn o u t, 1978 Democratic prim ary - -  X of 
r e g is te re d  v o te rs  v o tin g  ire U.S. Senate race  

Voter tu rn o u t, 1976 Democratic prim ary - -  % o f 
r e g is te re d  v o te rs  vo ting  in  G overnor's  race

-09

-22

-21
-52

-19

-21

-24

04

13

18
26

34
15

14

07

-04

-05

-20

-24

-32

-07

-26

-19
-14

49

45

37

-23

05

03
25

36
-04

-28

-53

-12

-17

-27

08

-03

21

-45

-48
-23

05

04

13

04 

-01

05 
-12

-10
-15

-10

-27

-02

01

OS

-28

-21

-55

-58

-62
-64

-75

-76

-76

14

23

34
-01

-12
26

13

10

-07

-13

05

-11

-16

-09

-01

02
-14

-05

-07

-03

84

81

80
69

63
-32

01

-03

03

-13

09

05

-04

-12

08

08
04

17

19

14

-02

05

-12
-03

-00
-18

83

64

55

51

51

-76

-78

-02

16

23
-08

19

18

18

-01

-18

-04
-22

-24
14

08

02

04

02

29

-12

02

0.38

0.69

0.76
0.78

0.90

0.90

0.85

0.79

0.77

0.81
0.67

0.73
0.26

0.83

0.77

0.33

0.32

0.48

0.75

0.79

F ac to r Loadings
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Factor Loadings

Environmental Var iab les I II I I I IV V VI VII h2

Assessor  turnover--number of  e l e c t e d  a s se s s o r s  
s ince  1970 -19 08 -11 08 -23 13 S7 0.45

Average county m i l l a g e ,  1977 15 -26 -18 13 07 32 46 0.46
Assessor  tu rnover—number o f  e l e c t e d  a s se s s o r s

since  1960 -23 -13 -03 -08 02 06 40 0.24
% o f  year-round u n i t s  b u i l t  in 1950 or  l a t e r 30 -34 33 22 25 -20 41 0.64
Electo ra l  compet i t ion in A s s e s s o r ' s  r a c e ,  Democratic

pr imary, 1978 -10 -12 -13 12 17 -05 -34 0.20
Total mineral  i n d u s t r i e s  e s t a b l i s h m e n t s ,  1972 10 13 -40 23 08 12 -41 0.44
County land a rea  in square miles 11 04 17 22 09 28 -48 0.41
Humber of months the 1978 Assessor  held o f f i c e ,

as of  June ,  1978 04 03 -06 06 23 -16 -61 0.46
Elec to ra l  compet i t ion  in A s s e s s o r ' s  r a c e ,  Democratic

pr imary,  1976 10 -10 -19 -11 11 -03 -02 0.08

Cumulative pe rcentages of  t o t a l  va r i ance  a re : 14.8 30.1 37.3 54.2 59.1 64.5 68.9

a Decimals a r e  omit ted  from f a c t o r  loadings  (FL). S a tu ra t io n s  on loadings a re  s t a t i s t i c a l l y  s i g n i f i c a n t  with 
p< 0.01 where FL> 0.27 .

b Data sources  a re  Arkansas ,  Department of  Educat ion,  Annual S t a t i s t i c a l  Report of  the Publ ic  Schools of  Arkansas , 
L i t t l e  Rock, AR, 1978; Arkansas ,  Department of  Educat ion ,  S t a t i s t i c a l  Summary fo r  the Publ ic  Schools of  Arkansas^ 
1976-77, L i t t l e  Rock, AR, 1979; Arkansas ,  Sec re ta ry  o f  S t a t e ,  1976 Arkansas E l e c t i o n s . L i t t l e  Rock, AR, 1980; Arkansas,  
Secre tary  of  S t a t e ,  1978 Arkansas E l e c t i o n s , L i t t l e  Rock, AR, 1980; Robert L. Savage and John P. P r i c e ,  "Regionalism in 
Two Southern S t a t e s :  An Exp lo ratory Study of  I n t r a s t a t e  P o l i t i c o c u l t u r a l  Cleavages,"  Arkansas P o l i t i c a l  Science 
J o u r n a l , 1 (February 1980),  25-49;  U.S. Bureau o f  the Census,  County and City Data Book, 1977 (Washington, D.C.: 
Government P r in t i n g  O f f i c e ,  1978); U.S. Bureau o f  the Census,  1970 Census o f  Housing, Vol. 1 , Housing C h a r a c t e r i s t i c s  
fo r  S t a t e s ,  C i t i e s  and Coun t ies ,  P a r t  5 Arkansas (Washington, D.C.: Government P r in t i n g  O f f i c e ,  1972); U.S. Bureau of  
the Census, 1977 Census o f  Governments, Vol. 4 ,  Governmental Finances,  No. 5,  Compendium of  Government Finances 
(Washington, D.C. : Government P r in t i n g  O f f i c e ,  1979).
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The emergence o f  t h i s  f a c t o r  was s u r p r i s i n g .  The lo a d i n g  o f  t h e  
Black v a r i a b l e s  on a s e p a r a t e  f a c t o r  was e x p e c t e d ,  b u t  t h e i r  c l o s e  a s 
s o c i a t i o n  wi th  poor  hous ing was n o t .  The l a t t e r  was e x p e c te d  to  be 
p r i m a r i l y  an urban phenomena and to  load on t h e  u rbani sm d imen s io n .  In 
Ar ka nsa s ,  a t  l e a s t ,  poor  hous ing ap p e a r s  t o  be a t r a i t  o f  Black l i v i n g  
p a t t e r n s ,  and t h i s  j o i n t  o c c u r r e n c e  i s  a ma jo r  c h a r a c t e r i s t i c  o f  both  
urban and r u r a l  a r e a s .  We c o n s i d e r  t h i s  f a c t o r  t o  be a subd imension  o f  
a s s e s s m en t  d i f f i c u l t y  because  th e  ty p e  o f  housing  d e f i n e d  by i t  i s  u s u 
a l l y  th o u g h t  to  be the  m o r e - d i f f i c u l t - t o - a s s e s s  r e s i d e n t i a l  p r o p e r t i e s :  
d i l a p i d a t e d ,  crowded,  o l d e r  and low-v a l ue  hous ing  ( N e t z e r ,  1966: 56;  
Schroede r  and S j o q u i s t ,  1976) .  For t h i s  r e a s o n ,  t h e  d imens ion  should  
be n e g a t i v e l y  r e l a t e d  t o  a s s e s s m e n t  u n i f o r m i t y .  As d i s c u s s e d  p r e v i o u s l y ,  
t h i s  p r e d i c t i o n  i s  r e i n f o r c e d  to  t h e  e x t e n t  t h a t  a s s e s s o r s  d i s c r i m i n a t e  
a g a i n s t  t h e  p o l i t i c a l l y  weak o r  use  an i m p l i c i t  b e n e f i t  p r i n c i p l e  in a s 
s e s s i n g  Black-owned o r  -o cc u p i ed  ho us i ng .

F a c t o r  I I I  d i s t i n g u i s h e s  Farm Land . I t  shou ld  be emphas ized t h a t  
t h i s  d imension does not  r e f l e c t  r u r a l  p r o p e r t i e s  in  g e n e r a l  o r  t h e  op
p o s i t e  o f  u rbani sm.  R a t h e r ,  i t  p o i n t s  t o  c o u n t i e s  having a r a b l e  and 
p r o d u c t i v e  l a n d s .  F a c t o r  s c o r e s  f o r  c o u n t i e s  c o n f i rm  t h i s ,  f o r  c o u n t i e s  
wi th  n o t a b l y  low s c o r e s  a r e  p r i m a r i l y  t h o s e  l o c a t e d  in  s o u t h  c e n t r a l  
Arkansas  which t y p i c a l l y  have l a r g e  a r e a s  o f  f o r e s t  l a n d s .  Of i n t e r e s t  
i s  t h e  n e g a t i v e  lo a d i n g  o f  t he  c o e f f i c i e n t  o f  v a r i a t i o n  o f  s a l e s  p r i c e s  
o f  r e s i d e n t i a l  p r o p e r t i e s ,  i n d i c a t i n g  t h a t  t h e  s t o c k  o f  r e s i d e n t i a l  p a r 
c e l s  in c o u n t i e s  w i th  s u b s t a n t i a l  and p r o d u c t i v e  farm l a n d s  t e n d s  to  be 
more homogeneous.

The emergence o f  t h i s  f a c t o r  a l s o  was a s u r p r i s e .  We ex p e c te d  th e  
measures  o f  a g r i c u l t u r a l  a c t i v i t y  to  load  n e g a t i v e l y  on th e  urbani sm 
d i m en s i on ,  bu t  a p p a r e n t l y  r u r a l n e s s  i s  a more complex phenomena.  Given 
th e  e l eme n t s  in th e  f a c t o r ,  t h i s  d imens ion  shou ld  c o n t r i b u t e  t o  a s s e s s 
ment u n i f o r m i t y .  Higher  p r o p o r t i o n  o f  t h e  c o u n t y ' s  l and  in a g r i c u l t u r e ,  
as wel l  as  t h e  homogenei ty  o f  hous ing  v a l u e s ,  s u g g e s t  a l e s s  complex 
economy and hous ing  marke t  t h a t  a r e  e a s i e r  t o  a s s e s s  a c c u r a t e l y  (Bowman 
and Mikesel  1 , 1977) .

F a c t o r  IV i s  a g e n e r a l  Urbanism,  f o r  which t h e  s i x  v a r i a b l e s  having 
th e  s t r o n g e s t  l o a d i n g s  a l l  p o i n t  t o  u rban c h a r a c t e r i s t i c s  o f  Arkansas  
c o u n t i e s .  Even more s t r o n g l y  than  f o r  A s s e s s o r  Workload,  a f f l u e n c e  i s  
c l e a r l y  a s s o c i a t e d  w i t h  Urbanism,  b u t  t h i s  a f f l u e n c e  t e n d s  to  be c h a r a c 
t e r i s t i c  o f  s m a l l e r  u rban  c e n t e r s  in Arkansas  a s  m e t r o p o l i t a n  P u la sk i  
County ( L i t t l e  Rock) has a n e g a t i v e  s c o r e  on th e  f a c t o r .  V a r i a b l e s  i n 
d i c a t i v e  o f  l o w -va lu e  and l o w - q u a l i t y  hous ing  were e x p e c te d  to  load  on 
Urbanism,  b u t  due to  t h e i r  c l o s e  a s s o c i a t i o n  w i t h  Black hous ing  p a t t e r n s  
they  a r e  found on F a c t o r  I I .  N e v e r t h e l e s s ,  t h e i r  s eco nd a ry  s a t u r a t i o n s  
on Urbanism i n d i c a t e  t h a t  u rban  a r e a s  have t h e i r  s h a r e  o f  poor  hous ing  
d e s p i t e  t h e  g e n e ra l  a f f l u e n c e .  O the r  e l e m e n t s  in t h e  p a t t e r n  a l s o  sug 
g e s t  a h e t e r o g e n e o u s  mix o f  p r o p e r t i e s  in u rban  a r e a s ,  a l l  o f  which 
shou ld  d e c r e a s e  a s s e s s m e n t  u n i f o r m i t y .

R e l a t i v e  measures  o f  p u b l i c  r e ven ue s  d i s t i n g u i s h  F a c t o r  V, prompt ing 
th e  l a b e l  o f  Pu b l i c  W e a l t h . We ex pe c te d  t h e s e  measures  to  form a p a t -
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t e r n  wi th such i n d i c a t o r s  o f  p ub l ic  demand as s t u d e n t  e n r o l l m e n t ,  migra
t i o n  and changes in p o p u l a t i o n ,  wea l th  and housing u n i t s ,  but  t h e i r  
load ings  on o t h e r  f a c t o r s  sugge s t  t h a t  Fac to r  V i s  t app ing  pub l ic  a f f l u 
ence r a t h e r  than demand. I t s  a f f e c t  on assessment  u n i f o rm i t y  i s  unclear .  
R e f l e c t i n g  th e  wea l th  o f  p ro p e r ty  a v a i l a b l e  f o r  t a x a t i o n ,  lo g ic  sugges t s  
t h a t  i t  would a f f e c t  th e  genera l  l evel  o f  a ssessments  and the  t ax  r a t e  
r a t h e r  than the  un i f o rm i t y  o f  a s sessments .

P a r t i s a n  Compet i t iveness  u n d e r l i e s  the  s i x t h  f a c t o r .  This compet i 
t i v e n e s s  i s  g e n e r a l i z e d ,  in c lu d i ng  genera l  e l e c t i o n s  f o r  the  a s s e s s o r ' s  
o f f i c e .  B a s i c a l l y ,  the  f a c t o r  d i s t i n g u i s h e s  s t ro ng  o n e - p a r ty  Democratic 
c o u n t ie s  and th o se  in which Republ ican c a n d id a t e s  have s i g n i f i c a n t  sup
p o r t  and may o c c a s i o n a l l y  win. G e n e r a l l y ,  the  l a t t e r  co u n t ie s  a r e  s c a t 
t e r e d  throughout  Northwest  Arkansas .  As d i s c u s s e d  e a r l i e r ,  we expect  
t h a t  P a r t i s a n  Compet i t iveness  c o n t r i b u t e s  to assessment  u n i f o rm i t y .

The load ings  of  v a r i a b l e s  i n d i c a t i v e  o f  Fac to r  VI I ,  Assessor  I n s t a 
b i l i t y , a r e  the  weakest  in th e  m a t r i x .  Yet ,  the  measures o f  a s s e s s o r  
tu rn o v e r  and a s s e s s o r  exper ience  have the  s t r o n g e s t  lo a d i n g s ,  and they 
do load in a c o n s i s t e n t  manner in which tu rn o v e r  and exper ience  a re  
p o l a r  a t t r i b u t e s .  The emergence o f  t h i s  f a c t o r  was not  expec ted .  We 
a n t i c i p a t e d  t h a t  th e  measures o f  tu r n o v e r  and ex pe r i ence  would be a s 
so c i a t e d  wi th  P a r t i s a n  C om pet i t iveness ,  but  t h e i r  emergence as a se pa 
r a t e  f a c t o r  i s  c o n s i s t e n t  wi th  o t h e r  in fo rmat ion  i n d i c a t i n g  t h a t  t u r n 
over  in o f f i c e  i s  the  r e s u l t  of  dea th  and r e s i g n a t i o n  as well as e l e c 
t o r a l  d e f e a t .

By i t s e l f ,  we do not  expec t  Assessor  I n s t a b i l i t y  to  a f f e c t  uni formi ty .  
When a vacancy occurs  due to  dea th  o r  r e s i g n a t i o n ,  the  local  p o l i t i c a l  
e l i t e  a pp o i n t s  a r ep lacement  who may run f o r  the  o f f i c e  a t  the  next  - 
e l e c t i o n .  New incumbents by appointment  or  e l e c t i o n  a re  not  expected 
to modify the  s t a t u s  quo in the  m a j o r i t y  of  c o u n t ie s  which a r e  low in 
p a r ty  c o m p e t i t i o n ,  e s p e c i a l l y  i f  e x i s t i n g  assessment  p r a c t i c e s  have the  
approval  of  the  e l i t e .  In those  co u n t ie s  r e l a t i v e l y  high in compet i 
t i o n ,  however,  the  t h r e a t  of  a c o n t e s te d  e l e c t i o n  may prompt new incum
bents  to  be more res po ns i ve  to  v o t e r s  and to in t r o d u ce  improved p r a c 
t i c e s .  Thus,  we hypoth es ize  an i n t e r a c t i o n  between Assessor  I n s t a b i l i t y  
and P a r t i s a n  Compet i t iveness  in which t h e i r  j o i n t  occur rence  c o n t r i b u t e s  
to  assessment  u n i f o r m i t y ;  t h i s  i n t e r a c t i o n  i s  o p e r a t i o n a l i z e d  by a mul
t i p l i c a t i v e  term c o n s i s t i n g  o f  the  product  of  the  f a c t o r  scores  of  Fac
t o r s  VI and VII.

Findings  and Discuss ion

To t e s t  the  hypo the ses ,  a measure of  a ssessment  un i f o rm i t y  i s  r e 
g ress ed  on th e  f a c t o r  sco res  o f  the  seven f a c t o r s  and the  i n t e r a c t i o n  
term. The da ta  f o r  the  dependent  v a r i a b l e  a r e  de r ived  from a c o u r t -  
o r d e r e d ,  s t a t e - w i d e  s tudy conducted in 1978 by th e  Assessment Coordina
t i o n  Div i s i on  (ACD), which i s  a s t a t e  agency r e s p o n s i b l e  f o r  m on i to r 
ing loca l  a s ses sm ent s .  For p a r c e l s  sold  dur ing  1977 and e a r l y  1978, ACD 
c o l l e c t e d  info rmat ion  on t h e i r  a s se ss ed  value  on the  a s s e s s o r s '  r o l l s
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and t h e i r  s a l e s  p r i c e  as in d i c a t e d  by deed stamps.  A t o t a l  o f  8,514 
t r a n s a c t i o n s  spread ac ro s s  the  s e v e n t y - f i v e  c o u n t i e s  a r e  inc luded  in the 
data s e t .  10

The dependent  v a r i a b l e  c o n s t r u c t e d  from the ACD da t a  i s  the  c o e f f i 
c i e n t  o f  i n t r a - a r e a  d i s p e r s i o n  f o r  each c o u n t y . 11 I t  i s  de f i ne d  a s ,

CD = 100/Nr* [S( r i - r * ) ]

where r j  i s  the  a s s e s s m e n t / s a l e s  p r i c e  r a t i o  of  the  i th  p a r c e l ,  r* i s  the  
median a s s e s s m e n t / s a l e s  p r i c e  r a t i o  f o r  th e  coun ty ,  and N i s  the  number 
o f  p a r c e l s . 12 Lower values  i n d i c a t e  more assessment  u n i f o rm i t y .  With 
a mean county score  of  44.0% and a s t a nda rd  d e v i a t i o n  o f  17.2%, t h e r e  i s  
c o n s i d e r a b l e  v a r i a t i o n  ac ro s s  the  s e v e n t y - f i v e  c o u n t i e s .  Moreover,  only 
two c o u n t ie s  have c o e f f i c i e n t s  l e s s  than 20%, which i s  th e  magnitude of

10 ACD s t a f f  i n v e s t i g a t e d  and e l i m i n a t e d  from t h e  d a t a  t r a n s a c t io n s  
o f  a s u s p i c i o u s  n a t u r e  i n  which t h e  s t a t e d  s a l e s  p r i c e  may not be a 
r e l i a b l e  i n d i c a t o r  o f  m arke t  v a lu e  due to  f i n a n c i n g  arrangements,  
f o r c e d  s a l e s ,  s a l e s  between r e l a t i v e s ,  e t c .  S in c e  t h e  ACD data  in c lu d e  
p r o p e r t y  o f  a l l  c l a s s e s ,  t h e  d a t a  were e d i t e d  t o  i s o l a t e  r e s i d e n t i a l  
p r o p e r t i e s .  A cco rd in g  t o  ACD e s t i m a t e s ,  95% o r  more o f  th e  p a r c e l s  
in  t h e i r  s tudy which are w i th in  m unic ipa l  boundaries  and r u r a l  p l a t s  
are r e s i d e n t i a l ,  and hence t h e s e  were s e l e c t e d  fo r  the  a n a l y s i s .  In 
a d d i t io n ,  p a r c e l s  su sp ec ted  o f  b e in g  n o n r e s i d e n t i a l  from the  i n f o r 
mation c o l l e c t e d  by ACD were e l im in a t e d  a f t e r  v e r i f i c a t i o n  w ith  l o c a l  
a s s e s s o r s .

An a l t e r n a t i v e  measure o f  e q u i t y  i s  the  median assessm ent  to  
s a l e s - p r i c e  r a t i o s  o f  th e  j u r i s d i c t i o n  which would measure un i form ity  
a c r o ss  j u r i s d i c t i o n s  and compliance with  the s t a t e  standard o f  20%.
Since most s e r v i c e s  funded from the  property  ta x  are l o c a l l y  prov ided ,  
however, e q u i t y  i s  dependent on assessm ent  u n i fo r m ity  w i t h in  the  l o c a l  
j u r i s d i c t i o n  ra th er  than u n i fo r m ity  a c r o s s  the s t a t e .  Even though a 
j u r i s d i c t i o n  a s s e s s e s  a t  10% o f  market v a lu e  in s t e a d  o f  the s t a t e -  
mandated 20%, property  owners would shoulder  t h e i r  f a i r  share o f  the  
tax  burden for  l o c a l  s e r v i c e s  to  the e x t e n t  th a t  p r o p e r t i e s  are  a s s e s s e d  
at the  same 10% r a t i o .  The c o e f f i c i e n t  o f  i n t r a - a r e a  d i s p e r s i o n  meas
ures  t h i s  a sp e c t  o f  u n i fo rm ity  w i th in  each j u r i s d i c t i o n .

The c o e f f i c i e n t  i s  c a l c u l a t e d  about the median r a t i o ,  and not  the  
mean, to  minimize the  in f l u e n c e  o f  s e r i o u s  measurement e r r o r s  and the  
p o s s i b l e  i n c l u s i o n  o f  n o n r e s i d e n t i a l  p roperty  in  the  data  s e t .  I t  has 
been c r i t i c i z e d  for  i t s  s t a t i s t i c a l  p r o p e r t i e s  and for  the  nonrandom 
sample o f  p a r c e l s  from which i t  i s  d e r iv e d ,  but i t  i s  a w id e ly  used  
measure o f  u n i fo r m ity  in  the absence o f  a c c e p ta b le  a l t e r n a t i v e s .  See 
A n a ly z in g  A sse ssm e n t E q u ity s 1977.
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nonuni formi ty  deemed a c ce p ta b le  by t ax  a u t h o r i t i e s ,  whi le  o n e - h a l f  have 
c o e f f i c i e n t s  o f  40% or  more.

C o n s i s te n t  wi th  p r i o r  s t u d i e s ,  the  n a t u ra l  log o f  the  c o e f f i c i e n t  i s  
used in the  t e s t  f o r  both t h e o r e t i c a l  and s t a t i s t i c a l  r easons .  , T heo r e t 
i c a l l y ,  the  lo g a r i t h m ic  t r a n s f o r m a t i o n  i s  a b e t t e r  measure of  assessment  
improvements than the  a b s o l u t e  va lues  of  the  c o e f f i c i e n t .  From the p e r 
s p e c t i v e  of  a s s e s  Tient e f f o r t ,  an improvement in un i fo rm i ty  from a CD of
60 to  50 i s  not  a easy to  achieve  as an improvement from 20 to 10; as 
assessment  un i f o rm i t y  i n c r e a s e s ,  an a d d i t i o n a l  10-po in t  improvement r e 
q u i r e s  more e f f o r t  and i s  more d i f f i c u l t  to  ach ieve .  A more p l a u s i b l e  
i n t e r p r e t a t i o n  i s  t h a t  a 10% improvement on a base of  60 (from 60 to54) 
r e q u i r e s  a comparable e f f o r t  as a 10% improvement on a base of  20 (from 
20 to  18);  the  n a t u r a l  log t akes  th es e  r e l a t i v e  d i f f e r e n c e s  i n t o  ac 
count .  S t a t i s t i c a l l y ,  the  a b s o l u t e  va lues  of  the  c o e f f i c i e n t  a r e  t r u n 
ca ted  from below a t  zero and i t s  d i s t r i b u t i o n  i s  skewed to the  r i g h t ,  
whereas the  n a t u r a l  log i s  more normally d i s t r i b u t e d  (on both p o in t s  
see Geraci  and P lou rde ,  1976: 240; Bowman and M ik e s e l l ,  1977: 139).

The r e s u l t s  of  the  0LS r e g r e s s i o n  a r e  shown in Table 2 ,  along with 
the  hypo thes ized s igns  f o r  each f a c t o r .  A neg a t ive  r e l a t i o n s h i p  i n d i 
ca t e s  t h a t  a f a c t o r  c o n t r i b u t e s  to  u n i f o r m i t y ,  and v ic e  v e r sa .  With an

of  .45 ,  s i x  f a c t o r s  and the  i n t e r a c t i o n  term a re  s i g n i f i c a n t  in both 
one- and t w o - t a i l  t e s t s  a t  the  .05 l e v e l ,  but  two f a c t o r s  a r e  c o n t r a ry  
to e x p e c t a t i o n s .  Rather  than c o n t r i b u t i n g  to  l e s s  assessment  uni form
i t y ,  Urbanism and Black Housing a re  a s s o c i a t e d  with more un i fo rm i t y .
Also c o n t r i b u t i n g  to more un i f o rm i t y  a r e  Assessor  Workload, P a r t i s a n  
Compet i t iveness  and the i n t e r a c t i o n  term. As exp ec ted ,  Publ ic  Wealth 
and Assessor  I n s t a b i l i t y  a r e  not  s i g n i f i c a n t .

The f i n d i n g  f o r  Assessor  Workload i s  i n t e r e s t i n g  in l i g h t  of  con
f l i c t i n g  i n t e r p r e t a t i o n s  of  i t s  i n f lu e n c e  on assessment  u n i fo rm i ty .  On 
the one hand, j u r i s d i c t i o n s  wi th more p a r c e l s  and a more va r ied  mix of 
p r o p e r t i e s  i n c re a s e  the  burdens of  the  a s s e s s o r  which c o n t r i b u t e  to  l e s s  
un i fo rm i ty .  The r e s u l t s ,  on the  o t h e r  hand,  suppor t  the  t r a d i t i o n a l  r e 
form l i t e r a t u r e ' s  argument t h a t  l a r g e r  assessment  j u r i s d i c t i o n s  - -  with 
l a r g e r  workloads - -  have economies of  s c a l e  and g r e a t e r  r e so ur ce s  to 
suppor t  l a r g e r  and p r o f e s s i o n a l l y  t r a i n e d  s t a f f s ,  f u n c t i o n a l  s p e c i l i z a -  : 
t i o n  and modern assessment  t o o l s  and p r a c t i c e s ,  a l l  of  which c o n t r i b u t e ,  
to u n i fo rm i ty  . This i n t e r p r e t a t i o n  a l s o  i s  c o n s i s t e n t  wi th incomplete 
data  i n d i c a t i n g  t h a t  c oun t ie s  with the h ig h e s t  f a c t o r  scores  on t h i s   
dimension a l s o  employ more deputy a s s e s s o r s  and a p p r a i s e r s .

The c o n t r a r y  r e s u l t s  involving Black Housing and Urbanism a re  p uz z l 
ing.  Both were expected to  magnify the  problem of  making a c c u r a t e  a s 
sessments ,  and hence be c o n s t r a i n t s  on improving assessment  u n i f o rm i ty .  
Rather  than c o n s t r a i n t s ,  the  evidence sugges t s  t h a t  they c o n t r i b u t e  to  
un i fo rm i t y .  The p o s s i b l e  e x p l a n a t io n s  a r e  s p e c u l a t i v e .  The hypothes is  
f o r  Urbanism was t h a t  urban a r e a s ,  wi th t h e i r  more complex economies,  
have a more heterogeneous mix o f  p ro p e r ty  c l a s s e s  and w i t h i n - c l a s s  v a r i 
a t i o n ,  both of  which in c re a s e  assessment  d i f f i c u l t y  and no n u n i f o rm i t i e s .  
The mix o f  p r op er ty  c l a s s e s ,  however,  may not  be impor tant  when t h e .
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Table 2. Coefficients for the OLS Regression of the Natural Log of the Coefficient of Intra-Area Dispersion

Variable a Estimate^ Standard Error
Intercept 3.713* .034
Assessor Workload (?) -.110* .035
Black Housing (+) -.071* .035
Farm Land (-) -.103* .035Urbanism ( + ) -.137* .035
Public Wealth (?) .025 .035Partisan Competitiveness (-) -.104* .035Assessor Instability (?) -.038 .036(Partisan Competitivenessx Assessor Instability) (-) -.109* .037

a Signs in parentheses indicate the hypothesized relationship. 
b*Statistically significant at the .05 level.

focus is on residential parcels as in this study. Indeed, the urban assessor may have difficulties in accurately assessing the industrial and commercial properties in the jurisdiction. But the difficulties in accurately assessing urban residential parcels may be mitigated by a larger volume of sales yielding information on the market value of comparable properties as compared to rural areas. Moreover, the difficulties may depend on the degree to which housing varies on characteristics affecting its market value. And contrary to the usual assumption, it is possible that urban areas have relatively less variation on housing characteristics than rural, especially in the developing South with newly emerging urban centers. At least, a closer examination of the elements in Factor IV suggests this explanation. Some elements do indicate that urban counties have more complex economies and heterogeneous mix of prop- erty types. But the more urban counties with their greater affluence also have higher proportions of newer and higher-value housing and lower proportions of dilapidated, crowded and low-value housing which is difficult to assess accurately. In effect, the loadings suggest that the urban assessor may have an easier task than his rural counterpart in as- essing residential properties, thereby explaining the association of Urbanism with uniformity.
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This ex p l a n a t io n  may have to  be modif ied in l i q h t  of  the  f in d in g  f o r  
Black Housing. Count ies  wi th  both l a r g e  Black po pu l a t io ns  and l a rg e  
q u a n t i t i e s  of  poor housing do not  have l e s s  u n i fo rm i ty  as hypo thes ized .  
This  e x p e c t a t i o n  was based on case  s t u d i e s  i n d i c a t i n g  t h a t  h igher  i n c i 
dences of  d i l a p i d a t e d ,  crowded and low-value housing occupied by low-in-  
come Black f a m i l i e s  c o n t r i b u t e  to  l e s s  un i f o rm i t y  because a) the  i n 
f r e q u e n t  s a l e s  o f  >uch p r o p e r t i e s  y i e l d  l i t t l e  in fo rmat ion  on th e  market  
value of  comparab 2 p r o p e r t i e s ,  and b) a s s e s s o r s  d i s c r i m i n a t e  a g a i n s t  
such p r o p e r t i e s  by use of  a b e n e f i t  p r i n c i p l e  o r  by e x e r c i s i n g  l e s s  d i l i 
gence in a s s e s s i n g  market  v a l u e s .  I t  i s  p o s s i b l e ,  however,  t h a t  j u r i s 
d i c t i o n s  wi th  l a r g e  s toc ks  o f  poor housing have s u f f i c i e n t  s a l e s  to  make 
more a c c u r a t e  assessments  o f  comparable p r o p e r t i e s .  Moreover,  e l e c t e d  
a s s e s s o r s  o f  j u r i s d i c t i o n s  wi th  high p r o p o r t i o n s  o f  Blacks and Black-  
owned housing may e x e r c i s e  more d i l i g e n c e  in a s s e s s i n g  lo w - q u a l i t y  hous
ing due t o  t h e  t h r e a t  o f  numerous assessment  appeal s  and /or  o p p o s i t io n  
vo tes  a t  th e  d o I I s .

Moreover,  the  e x p l a n a t io n  r eg ard ing  assessment  d i f f i c u l t y  in ru ra l  
ver sus  urban a r e a s  may have to  be modif ied in l i g h t  o f  Farm Land. Com
pared to o t h e r  r u r a l  a r e a s ,  co u n t ie s  with more p r odu c t ive  a g r i c u l t u r a l  
lands appear  to  be a s s o c i a t e d  wi th more even d i s t r i b u t i o n  of  wea l th  and 
more homogeneous housing s t ock  which i s  e a s i e r  to  a s s e s s  a c c u r a t e l y ,  
the reby c o n t r i b u t i n g  to  assessment  unformi ty .

Given the  f r u s t r a t i o n s  o f  p o l i t i c a l  s c i e n t i s t s  in i d e n t i f y i n g  c h a r 
a c t e r i s t i c s  of  p o l i t i c a l  systems which have an independent  e f f e c t  on 
p o l i c y ,  the  r e s u l t s  f o r  P a r t i s a n  Compet i t iveness  a re  g r a t i f y i n g .  Con
t r o l l i n g  f o r  numerous s o c i a l ,  economic and demographic v a r i a b l e s  embed- 
ed in the  o t h e r  f a c t o r s ,  e l e c t o r a l  compet i t ion  does a f f e c t  an impor tan t  
local  p o l i c y  outcome. Count ies  wi th  more compet i t ion  f o r  the  r aces  of  
a s s e s s o r  and o t h e r  o f f i c e s  have more uniform as se ss m en ts ,  sugg es t in g  the  
importance o f  c o n t e s t e d  e l e c t i o n s  o r  the  t h r e a t  o f  compet i t ion  in keep
ing o f f i c i a l s  r e s p o n s i b l e  to  v o t e r s .  Moreover,  compet i t ion  has an added 
e f f e c t  in c o n ju nc t io n  wi th Assessor  I n s t a b i l i t y .  The l a t t e r  by i t s e l f  
i s  not  s i g n i f i c a n t  and p o s i t i v e .  Turnover  in the  a s s e s s o r ' s  o f f i c e  in 
general  does not  a f f e c t  u n i f o r m i t y ,  but  the  j o i n t  occurence o f  tu r nov er  
and compet i t ion  does improve u n i f o rm i t y .  Thus,  compet i t ion  c o n t r i b u t e s  
to  u n i f o r m i t y ,  and the  c o n t r i b u t i o n  i s  even g r e a t e r  when a s s o c i a t e d  wi th  
changes in o f f i c e .

Conclusion

While two hypotheses  a r e  not  suppor ted by the  d a t a ,  the  r e s u l t s  a re  
s ug ge s t iv e  o f  the  importance of  t h e  economic,  p o l i t i c a l  and so c i a l  en
vironment f o r  assessment  u n i f o r m i t y ,  which i s  a p r e r e q u i s i t e  f o r  p rop
e r t y  t ax e q u i t y .  The n o n u n i f o rm i t i e s  in Arkansas '  t ax ing  j u r i s d i c t i o n s  
a re  s u b s t a n t i a l ,  and to  a l a r g e  degree the  d i f f e r e n c e s  a r e  a s s o c i a t e d  
with d i f f e r e n t  dimensions of  the  t ax  a s s e s s o r s '  envi ronments .  As such,  
the se  envi ronments  may a c t  e i t h e r  as a s e t  of  c o n s t r a i n i n g  o r  f a c i l i 
t a t i n g  c o n d i t i o n s  f o r  the  improvement of  assessment  un i f o rm i t y  and
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e q u i ty .  This i s  not  to d e n i g r a t e  the  importance of  improvements in the  
assessment  methods and procedures  of  local  a s s e s s o r s  in reducing non
u n i f o r m i t i e s  to  ac ce p ta b le  l e v e l s .  The e x t e n t  to  which such improve
ments in the  assessment  system a re  s u c c e s s f u l ,  however,  may well  depend 
upon the c o n f i g u r a t i o n  o f  the  envi ronmental  dimensions in which the  a s 
sessment system must f u n c t i o n .

From a po l i c y  p e r s p e c t i v e ,  the  r e s u l t s  war ran t  a note  o f  optimism f o r  
achiev ing  g r e a t e r  eq u i ty  in p r op er ty  t a x a t i o n .  The bundle of  elements  
which compose the Assessor  Workload, Black Housing and Urbanism dimen
s ions  have been thought  to  c o n t r i b u t e  to g r e a t e r  d i f f i c u l t y  in making 
a c cu ra t e  assessments  and hence to  l e s s  u n i f o r m i t y .  In Arkansas ,  a t  
l e a s t ,  they a re  not  unconquerable o b s t a c l e s ;  j u r i s d i c t i o n s  which a r e  
high on th ese  dimensions a l s o  have more uniform asses sm ents .  This  con
c lu s io n  may not  be g e n e r a l i z a b l e  t o  j u r i s d i c t i o n s  wi th  lower l e v e l s  o f  
n o n u n i f o rm i t i e s .  These th r e e  subdimensions o f  assessment  d i f f i c u l t y  may 
be r e l a t i v e l y  easy to  overcome by loca l  a s s e s s o r s  a t  the  high l e v e l s  of  
nonuniformi ty found in Arkansas '  j u r i s d i c t i o n s ,  but  a r e  more d i f f i c u l t  
as assessment  un i f o rm i ty  improves.  In e f f e c t ,  t h e r e  may be a c u r v i l i n 
ea r  r e l a t i o n s h i p  between un i fo rm i ty  and the  t h r e e  d imensions,  and a t  
some th re sh o ld  of  un i fo rmi ty  the  r e l a t i o n s h i p s  may change s i g n s .  This  
may account  f o r  the  d ive rgence  in the  f i n d i n g s  between t h i s  and o th e r  
s t u d i e s  ( c f .  Geraci and P lourde ,  1976; James,  1975; Bowman and M ik e se l l ,  
1977).

The impact o f  the  p o l i t i c a l  process  upon assessment  u n i fo rm i ty  i s  
e s p e c i a l l y  i n t e r e s t i n g .  Finding t h a t  p a r t y  compet i t ion  c o n t r i b u t e s  to 
un i fo rmi ty  both d i r e c t l y  and i n d i r e c t l y  through a s s e s s o r  t u r no ver  should 
be a cavea t  to those  who would t ake the a s s e s s o r ' s  o f f i c e  from the  p a r t i 
san arena and n e u t r a l i z e  the o f f i c e  as a p r o f e s s i o n a l i z e d  a d m i n i s t r a t i v e  
bureau.  The f in d in g  a l so  p o in t s  to  the  importance o f  p o l i t i c a l  p roces ses  
f o r  an impor tant  local  po l i c y  outcome, a r e l a t i o n s h i p  which o f te n t i m es  
has been masked in s t u d i e s  of  the  de te rminan t s  of  s t a t e  and loca l  p o l i 
c i e s .

The l i m i t a t i o n s  of  our s tudy must be acknowledged. The sample o f  t a x 
ing j u r i s d i c t i o n s  here i s  a c t u a l l y  the  un i ve rse  o f  such j u r i s d i c t i o n s  in 
Arkansas.  Only s i m i l a r  s t u d i e s  elsewhere can extend the  g e n e r a l i z a b i l -  
i t y  of  the f i n d i n g s .  Moreover,  the  va r iance  in assessment  u n i fo rm i ty  
among j u r i s d i c t i o n s  i s  only p a r t i a l l y  exp la ined by environmental  f a c t o r s .  
With 55% of the  var iance  unexp la ined ,  a more d e f i n i t i v e  s tudy o f  the  r e 
l a t i v e  impact of  these  f a c t o r s  in combinat ion with the  p r a c t i c e s  and 
procedures  of  a s s e s s o r s  remains to be done. P r i o r  comparat ive s t u d i e s  
o f . t h e  assessment  system use a few s i n g l e - t r a i t  i n d i c a t o r s  to  o p e r a t i o n 
a l i z e  the environments of  local  a s s e s s o r s .  Our f a c t o r  a n a l y s i s  sugges t s  
t h a t  these  i n d i c a t o r s  t y p i c a l l y  are  su r r o g a te  measures of  the  same en
vironmental  dimension while o th e r  dimensions which we found to  be im
p o r t a n t  a re  over looked and not  c o n t r o l l e d  s t a t i s t i c a l l y  in the  a n a l y s i s .  
In e f f e c t ,  our f i nd in gs  suggest  t h a t  the  environment sur rounding t ax  a s 
sessors  and a f f e c t i n g  tax eq u i ty  i s  more complex and c o n s i s t s  of  more 
dimensions than has been tapped in prev ious s t u d i e s .  On the b a s i s  of
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th e se  r e s u l t s  we would argue t h a t  a more d e f i n i t i v e  s tudy  o f  the  r e l a 
t i v e  impact  o f  the  envi ronment  and assessment  system must i n c o r p o r a t e  a 
more s y s t e m a t i c  c o n c e p t u a l i z a t i o n  and measurement o f  the  envi ronmental  
f a c t o r s  impinging on t a x  e q u i t y .  This s tudy  p o i n t s  to  one d i r e c t i o n  
the  e f f o r t  may t a k e .
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