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MOST COMMONLY ASKED QUESTIONS 

WHY DID MY ASSESSED VALUE DECREASE BUT MY 
TAXABLE VALUE STILL INCREASE? 

Assessed Values are a combination of the estimated land 
value, the improvement values less depreciation 
(improvement values are estimated in accordance with the 
State Tax Commission's Assessor Cost Manual), building 
cost manual adjustments (updated by the State) and 
economic condition factors (ECF). Assessed values 
increase or decrease with market conditions anc 
adjustments made to land values, improvement value 
changes (such as depreciation or the removal an 
improvement). cost factors and economic condition factors 
(ECF). Taxabie values that are less than the Assessed 
Value increase with the rate of inflation 

WHY DID MY TAXABLE VALUE INCREASE BY MORE 
THAN THE RATE OF INFLATION? 

If property had a transfer of ownership/sale the prior year 
the taxable value will "uncap" to the Assessed Value, or i' 
the property had new or missing improvements 
(such as  an asphalt drive, A/C or new construction) 50% 
of the improvement value, based on the State 
Assessor's cost manual, is added as new Taxable Value. 

WHY IS MY NEIGHBOR PAYING HALF THE TAXES 
THAT I AM WHEN THEIR HOUSE IS TWICE AS BIG? 

Voters passed Proposal A in 1994, which "caps" property 
"Taxable Values" limiting the increase ir. 
property taxes to the rate of inflation, or 5%, 
whichever is the lessor of the two. While the Taxable 
Value is "capped" for owners (some owned & capped 
since 1994), the Assessed Values are still required to 
follow market conditions, often resulting in a value gap 
between the Assessed Value and the Taxable Value. This 
is how two identical houses right next to each other can 
pay different taxes depending on when the homes were 
purchased and when their Taxable Values were 
established. 

UNDERSTANDING VALUES ON PROPERTY TAX 
BILLS & ASSESSMENT CHANGE NOTICES 

TAXABLE VALUE (TV)= the value used to calculate 
property taxes. TV will increase/decrease annually by 
the rate of inflation or 5% (whichever is the lessor of the 
two), unless there is new or missing improvements added 
to the property (i.e. omitted value from previous roll or new 
construction). or the year following a non-exempt transfer 
of ownership or sale of the property. Taxes are calculated 
as follows: (Prior Year Taxable Value - Losses) x rate of 
inflation+ additions. For property with a non-exempt 
transfer of ownership. the taxable value will be equal to 
the Assessed Value the year following the transfer. 

ASSESSED VALUE (AV) = an annual 50% estimation of 
the true cash value or market value based on a 
combination of actual real estate market sales, 
building depreciation. inflation rates and local building cost 
factors. AV is generally equal to the State Equalized Value 
(S.E.V.) and is based on a Mass Appraisal process using 
a 24-month sales study period of valid Real Estate Sales. 
Because the Assessed Value is based on the Real Estate 
Market the AV often fluctuates annually. 

STATE EQUALIZED VALUE or S.E.V. = If the units 
Assessed Values are appropriately set at approximately 
50% of the estimated True Cash Values, then the SEV 
is equal to the Assessed Value. When a unit falls below 
the estimated 49-50% ratio of the estimated market 
values, then the County and State will adjust the tax roll 
accordingly to "equalize" values to the market sales by 
either increasing or decreasing values through the 
application of a rate factor. 

ESTIMATING PROPERTY TAXES 

Property taxes are not controlled by the assessor, 
rather are calculated using the set millage rates 
(either voter passed or limited by legislation). Taxes 
can be estimated using the following formula: 

For every 1 mill levied it is equal to $1.00 per every 
$1,000 of TV. 

(Example: $100,000 Taxable Value with a 
Township millage rate of 30 mills is calculated a s  
follows: $100,000/$1,000 = 100 * 30 mills = 
$3,000 annually in property taxes. 

Property Taxes can also be estimated at: 

http://www. mich iaa n. qov/taxes 

PROPERTY VALUES & TAXES

THE MICHIGAN WAY 

UNIQUELY MICHIGAN 
Prior to PropJsal A (1994), property taxes were calculaled based 
on State Eqt.alized Values (SEV), which are equal to 50% of the 
estimated True Cash 
Value/Markel Value. With the fluctuating real estate market that 
process crea:ed a roller coaster effect on property values. which 
directly affec·ed property taxes. increasing and decreasing along 
with the ma-ket fluctuations. Proposal A limits property tax 
increases to coincide with the rate of inflation. This change 
created the rew terms, such as Capped Value (CV) and Taxable 
Value (TV). -he CV is the result of the calculation of the TV x the
rate of inflatbn, With Proposal A, the longer a property  owner 
owns their property, the larger the potential gap could be between 
the estimatej Assessed Value (AV = 50% of TCV) and their 
Taxable Value (TV). This also means that if a property sells or 
has a transfer of ownership they continue to pay taxes based on 
the former owner's TV, however the year following the transfer the 
Taxable Vali.:e will "uncap" to the determined AV/SEV value the 
next tax year The year after tt1e property value uncaps. the value 
will re-cap and will remain capped for as long as the new owner 
owns the property and there is no new or missing improvements 
that were not previously on the tax roll. See TRANSFER OF 
OWNERSHtPS/UNCAPPINGS 

Transfers of Ownerships and Uncapping of 
Property Assessments - It is important lo uutc that 
ll property docs not uncap to t.hc �elliltK price but to tht' re-
determined-\ \'/SEV of the property the nar fol lowing the 
transfCI' uf 0\1 ncrship. 

Figure A.I illustrates a property that sold in 2017. 
resulting in the ta�abk ,·alue uncapping for 2018. Th..: 
2017 capp�cftaxablc value was $77.084 and the i\ssess�d Value 
"·as $92AOO. Proposal ;\ states the lll� \\" Capped 

Value will k the AV/S.F.V. resulting in th� 2018 Taxabl� 
Value of$92800. 

**'>EE BACK FOR 11'FO ON l�XF,MPT TRANSFERS** 

FIGURE A.I 

TAXABLE VALUE OR TV CALCUATED AS FOLLOWS= 
(Prior vear Taxable Value-LOSSES) X IRM + ADDITIONS 

CAPPED 
VALUE 

AV/SEV ORCV TV IRM ISTAfUS 
2015 80,700 76,169 76,169 1.6% I 
2016 80,900 76 169 76,397 1.3% I 
2017 92,400 88,700 77,084 1.9% I SOLD 
2018 92,800 92,800 92,800 2.1 % IUncanoinQ 






