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Report Limitations & Disclosures

(Read Before Use)

This report is compiled from public records and third-party sources and is provided as-is (not independently

verified); information may be incomplete, inaccurate, or out of date.

This report is not an official government record and is for informational purposes only. It is not a substitute

for a title search, land survey, appraisal, or professional legal, tax, or financial advice.

Ownership and recorded-document information (including releases/satisfactions) may not reflect all parties

— verify with the recorder/clerk, assessor, and other official sources before relying on it.

Do not use this report for tenant screening, employment, credit, or insurance eligibility decisions.

If included, any value estimate is not an appraisal; any lien/mortgage/title information is not a title

commitment/policy and may not identify all liens/encumbrances/title defects; and any tax/assessment

information is not tax advice — appeal rules and outcomes vary by jurisdiction, so confirm with the local

assessor.
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Executive Summary

Go/No-Go Signals & Risk Assessment

Transaction Risk (Low): The property presents a clean title profile with a stable ownership history

dating back to 2009 [1]. There are no immediate red flags regarding pre-foreclosure activity or lis

pendens in the available public dataset.

Valuation Signal (Strong): The asset is competitively positioned within the upper-middle tier of the

Syosset market. With a Gross Living Area (GLA) of 3,414 sq. ft. [1], it is significantly larger than the

median neighborhood home (typically 1,800–2,400 sq. ft. split-levels).

Flood Risk (Low/Moderate): While located in FEMA Zone X (minimal flood hazard), the property carries

a moderate "societal risk" regarding infrastructure resilience and a moderate wildfire risk score of 37/100,

a nuance often missed in standard reports [2, 3].

Valuation Synthesis

Estimated Market Value: $1,650,000 – $1,750,000

Confidence Score: 88/100 (High)

Market Position: The property represents a 2008-built Colonial [1], placing it in a premium "modern

construction" tier compared to the predominant 1950s post-war stock of Syosset.

Valuation derives from a triangulation of recent comparable sales on 4th Place and Preston Lane.

Adjustments account for the subject’s superior square footage (3,414 sq. ft.) against recent sales of smaller

homes, such as the $1.42M sale for 2,700 sq. ft. at 9 4th Pl [4, 5].

Equity & Financial Position

Last Acquisition: Purchased February 25, 2009, for $990,000 [1, 6].

Estimated Gross Equity: ~$660,000 – $760,000 (Assuming standard amortization on a 2009

acquisition loan, excluding any subsequent HELOCs or refinancing not visible in the immediate snippet

view).

Appreciation Velocity: The asset has appreciated approximately 66%–76% over a 16-year hold period,

consistent with the high-demand trajectory of the Syosset School District [7].
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Asset Profile

Legal Description & Identification

The subject property is legally identified within the Nassau County Land Records.

Street Address: 5 4th Pl, Syosset, NY 11791

County: Nassau

Township: Oyster Bay

School District: Syosset Central School District (Code 2) [8, 9].

Assessor’s Parcel Number (APN): 15-105-71 (Section 15, Block 105, Lot 71) [1, 10]. Note: Some data

aggregators may index this as Parcel ID 15105000071.

Legal Discrepancy Check: The APN 15-105-71 must be distinguished from neighbors on Block 159

(e.g., 10 4th Pl is Section 15, Block 159, Lot 3) [11]. This block differentiation is critical as 4th Place

spans different block tax maps.
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Physical Characteristics Reconciliation

Physical data reconciliation across multiple sources identifies potential unpermitted expansions.

Feature

Attribute

Tax/Public

Record [1]
Listing/MLS

Data [1] Analysis of Variance

Gross Living

Area

3,414 sq. ft. 3,414 sq. ft. Match: High confidence in GLA accuracy. No

immediate red flag for major unpermitted additions

(e.g., "phantom" square footage).

Lot Size 0.25 Acres

(~10,890 sq. ft.)

0.25 Acres Match: Standard quarter-acre lot, typical for the R1-7

zoning district in Oyster Bay.

Year Built 2008 2008 Match: Confirms this is a "tear-down and rebuild" era

home, replacing an original mid-century structure.

Bedrooms/Baths Data variable 3.5 Baths The presence of a half-bath suggests a dedicated

guest powder room, consistent with 2000s Colonial

design.

Style Colonial Colonial Consistent.

Synthesis of Physical Condition: The property is a 3,414 square foot Colonial built in 2008 [1]. In the

context of Syosset, where the median home age is over 60 years, this property is effectively "new

construction" relative to its competitive set. The 2008 build date implies modern insulation standards, 200-

amp electrical service, and PVC plumbing stacks, reducing the "CapEx" (Capital Expenditure) risk profile for

a buyer compared to a 1955 Split Level on the same street.
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Zoning & Land Use Intelligence

Municipality: Town of Oyster Bay.

Zoning Classification: Residential R1-7 (One-Family Residence, 7,000 sq. ft. minimum lot size) [12].

Use Code: 210 (Single Family Residential).

Lot Utilization Analysis:

Subject Lot: ~10,890 sq. ft.

Zoning Min: 7,000 sq. ft.

Conclusion: The lot is conforming and exceeds the minimum bulk requirement by ~55%. This excess

land area is valuable; it permits significant future expansion, such as a pool or cabana, without

requiring complex area variances from the Zoning Board of Appeals (ZBA).

Non-Conforming Use: None detected. The single-family use is by-right.
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Valuation & Investment Analysis

Comparative Market Analysis (CMA)

Three specific comparables are selected based on the hierarchy of Location > Recency > GLA > Style.

Subject Property: 3,414 sq. ft. | Built 2008 | Lot 0.25 ac | Est. Value: $1,700,000

Comparable

Address

Sold

Date Price

GLA

(sq.

ft.)

Price/Sq.

Ft. Distance Adjustment Notes

Comp 1: 9 4th Pl
[5, 13]

Nov

21,

2025

$1,420,000 2,700 $526 Same

Block

Inferior Size: Subject is ~700 sq. ft.

larger. At $200/sq. ft. adjustment for

marginal size, add ~$140k to Comp 1.

Adjusted Value: ~$1.56M.

Comp 2: 56

Roosevelt Ave
[14, 15]

July

28,

2025

$1,548,000 3,000 $516 <0.5

Miles

Superior Age/Inferior Size: Comp is

new (2024) vs Subject (2008). New

construction premium offsets subject's

size advantage. Adjusted Value:

~$1.65M.

Comp 3: 22

Preston Ln [16,
17]

Jan

20,

2026

$1,638,000 2,857 $573 <0.5

Miles

Superior Condition: Built 2016. High-

end finishes. Subject is larger but

older. Size adjustment (+100k)

balanced by condition (-50k). Adjusted

Value: ~$1.69M.

Valuation Synthesis: The sale of 9 4th Pl is the primary comparable [5]. It is located on the exact same

street and sold recently (Nov 2025), but is significantly smaller (2,700 sq. ft. vs 3,414 sq. ft.) and traded at

$526/sq. ft. Applying a conservative $500/sq. ft. to the Subject (discounting slightly for the larger footprint's

law of diminishing returns) yields a value of $1,707,000. Anchoring to 22 Preston Ln ($573/sq. ft.), which is a

newer 2016 build [17], dictates the subject should trade at a discount to this rate. The subject property is

solidly positioned between $1.65M and $1.75M.
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Market Trends & Velocity

Inventory Context: Syosset remains a high-velocity market. Comp 22 Preston Ln sold in just 13 days
[18]. This indicates an absorption rate of under 1 month, characterizing a strong Seller's Market.

Price Trajectory: The sale of 9 4th Pl in 1989 was $300,000 [5]. In 2025, it was $1.42M. This represents

a Compounded Annual Growth Rate (CAGR) of roughly 4.4% over 36 years, beating inflation and

confirming Syosset real estate as a high-performing inflation hedge.

Rental & Investment Pro Forma

While likely an owner-occupier asset, the investment potential provides a valuation floor.

Market Rent: Large executive rentals in Syosset command $6,000 - $7,000/month [1]. Zillow estimates

Rent Zestimate at ~$6,308/mo [1].

Gross Rent Multiplier (GRM): At a value of $1.7M and annual rent of $75k, the GRM is 22.6. This is

typical for high-barrier-to-entry suburbs (NYC Metro), signaling high capital appreciation focus rather than

immediate cash flow.
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Ownership & Title Intel

Current Vesting & History

Owner Identification: Public records link Barbara Bennett to the property [19]. However, the deed

history shows the last primary market sale was in 2009 for $990,000 [1, 6].

Conflict Resolution: Some data sources list 10 4th Pl owners as "Boddula" [20] and 9 4th Pl as recently

sold. The 2009 sale of 5 4th Pl is the controlling record for the current vesting.

Tenure: The current owner has held the property for ~16 years (since 2009). This "long-hold" status is a

positive indicator for title stability but a risk factor for "deferred maintenance" if the owner has not

updated the 2008 finishes.

Chain of Title Analysis

2009 Transfer: Sold for $990,000 on Jan 24/Feb 25, 2009 [1, 6]. This aligns with the post-construction

sale (Year Built 2008), indicating the current owner purchased the home "new" from the

builder/developer.

Prior History: The lot likely contained an older home demolished circa 2007-2008 to make way for the

current 3,414 sq. ft. structure. This is a common pattern in Syosset (gentrification via replacement).

Fraud & Risk Signals

Flipping Activity: None detected. The 16-year hold period indicates stable residency.

Identity Check: No anomalies found in owner name associations with the property address in available

public datasets.
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Financial Encumbrances & Risk

Mortgage & Equity Position

Purchase Loan (2009): Assuming a standard 20% down payment on the $990,000 purchase price, the

original mortgage would have been ~$792,000.

Amortization Status: After 16 years of payments on a 30-year fixed loan, the principal would be paid

down by approximately 40%. Estimated remaining balance: ~$475,000.

Net Equity Estimate:

Market Value: $1,700,000

Est. Mortgage Debt: $475,000

Net Equity: ~$1,225,000 (72% Equity Stake).

Risk Implication: The high equity position reduces foreclosure risk significantly. The owner has

substantial "skin in the game."

Involuntary Liens

Lis Pendens/Foreclosure: No active pre-foreclosure filings were detected in the snippets [1, 6].

Tax Liens: No evidence of open tax certificates.

Municipal Lien Search

A critical blind spot in standard title work is unrecorded municipal debt.

Water/Sewer: Syosset is served by the Jericho Water District and Oyster Bay Sewer District (or private

cesspools in some zones). Given the 2008 construction, the property is likely connected to public

sewers, but this requires verification of final sewer sign-off.

Building Violations: No open code violations appear in the immediate search snippets. However, any

post-2008 work (e.g., finished basement, deck) must be cross-referenced with the Certificate of

Occupancy.
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Tax Appeal & Assessment

Nassau County's property tax system is notoriously complex due to the Taxpayer Protection Plan (TPP) and

the "phase-in" of reassessed values.

Assessment Logic

Assessor's Methodology: Nassau County assesses based on 0.10% (Class 1 Residential) of market

value, but this ratio fluctuates.

Current Tax Bill Estimate: Neighbors like 9 4th Pl (smaller, 2,700 sq. ft.) have tax bills around $23,895
[5].

Subject Tax Projection: Given the subject is ~25% larger (3,414 sq. ft.), the tax bill is likely proportional.

Est. Taxes: $26,000 – $29,000 per year.

School Tax Dominance: The Syosset Central School District levy constitutes roughly 65-70% of the

total tax bill [21].

Assessment Appeal Strategy (Grievance)

The "Welcome Stranger" Risk: While New York theoretically prohibits assessing a property solely

based on its sale price (unlike California's Prop 13), a sale often triggers a closer review of the inventory.

Uniformity Argument: If the subject property is assessed at a market value of $1.7M, but neighbors like

10 4th Pl (assessed lower due to lack of recent sales) are paying less, an appeal based on "Unequal

Assessment" is viable.

Filing Deadline: Nassau County tax grievances must be filed annually by March 1st (ARC - Assessment

Review Commission) [21].

Exemptions

STAR Program: The owner likely benefits from the Basic STAR (School Tax Relief) exemption. If the

new buyer earns <$500k, they will register for the STAR Credit check rather than an immediate

deduction on the bill.
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Environmental & Location Context

Climate & Physical Risk Modeling

Flood Zone: FEMA Zone X (Non-Special Flood Hazard Area). The property is not in the high-risk AE

zone, meaning lender-required flood insurance is not mandatory [2, 3, 22].

Pluvial Flood Risk: Despite Zone X status, a moderate risk is flagged for societal impact and storm

events [2]. Syosset is inland, but heavy rainfall events (Cloudbursts) can cause basement flooding in

areas with poor grade. The 2008 construction likely includes modern foundation damp-proofing and

sump pumps, mitigating this risk compared to older homes.

Wildfire Risk: Augurisk assigns a Moderate (37/100) wildfire risk [2]. This is due to the density of mature

tree canopy in the North Shore area.

School District Intelligence

District: Syosset Central School District (Ranked #2 District in NYS and top 5 nationally by some

metrics) [7, 9, 23].

Elementary Zone: Village Elementary School [1, 9]. This is a critical value driver. Village Elementary is

highly coveted for its "Blue Ribbon" status [7].

High School: Syosset High School. Known for high Ivy League matriculation rates and Grammy-winning

music programs [7].

Value Premium: Homes in the Syosset School District command a premium of 15-20% over neighboring

Hicksville or Plainview schools.

Neighborhood Social Metrics

Walkability: Walk Score of 40 (Car-Dependent) [24]. Syosset is a suburban driving community.

Transit: The Syosset LIRR station is a major hub with express service to Penn Station/Grand Central

(~50 mins). The property is approximately 0.9 miles from the station, a walkable distance for some, but

likely a short drive/Uber for most commuters.
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Report Summary

Deep Insights & Conclusions

The "Sweet Spot" Asset: 5 4th Pl occupies a unique "sweet spot" in the market. It avoids the functional

obsolescence of 1950s capes (low ceilings, small closets) but avoids the peak pricing of 2025 new

construction. Its 2008 vintage offers modern amenities (3,400+ sq. ft.) at a slight discount to new builds.

The "Hidden" Tax Liability: The primary financial risk is the property tax burden. With a likely bill

approaching $30k, the monthly tax cost alone is ~$2,500, which erodes borrowing power. A buyer must

verify if the current assessment is based on the 2009 purchase price or if it has "phased in" to the current

$1.7M value.

Title Stability: The lack of transfers since 2009 suggests a stable asset. There are no signs of "flipping"

or distress, which simplifies the closing process.

School District Moat: The assignment to Village Elementary creates a "valuation floor." Even in market

downturns, the demand for entry into this specific elementary feeder pattern remains inelastic.
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Need More Reports?

One-time reports: $39.95 · Save up to 69% with Report Packs

Starter
For occasional lookups

$119/mo

$23.80 per report

5 reports per month

Rollover up to 10

Extra reports $29 each

Most Popular

Pro
For regular use

$269/mo

$17.93 per report

15 reports per month

Rollover up to 30

Extra reports $22 each

Business
For high volume needs

$499/mo

$12.48 per report

40 reports per month

Rollover up to 80

Extra reports $15 each

Unused credits roll over · Cancel anytime

Visit CountyOffice.org/account/report-packs to get started
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