









Dear Property Owner:

Congratulations on your new home purchase and welcome to The City of Flushing.  Here is some information to help you plan for your upcoming property taxes.

HOW ARE PROPERTY TAXES CALCULATED FOR A NEW BUYER AND WHAT DOES THIS MEAN TO YOU?

· Here’s the explanation as simple as I can make it and some terms that you must understand:
· True Cash Value: This is a calculation the Assessor makes as to what the value of your house is for property tax purposes.  I won’t bore you 	with how this is calculated.  It is not the same as your sale price.  Although, with a completely unbiased sale in a perfect, nonchanging market it should be close.  
· Assessed Value: 50% of the True Cash Value.					
· Taxable Value: This is the number that is used to calculate property taxes.  
· Principal Residence Exemption (PRE, previously known as the Homestead Exemption): Michigan residents are allowed an exemption from up to 18 mills of School Operating Tax for one residence that they own and occupy as their Principal Residence. Important: You must file an affidavit with The City of Flushing to get this exemption.  The deadline each year is June 1 and is reflected on your summer tax bill, which comes out on July 1.
· Millage Rate: This is a combination of all millages on your tax bills that go to the different entities (city, county, school, etc.)  One mill equals $1 in tax per $1,000 of taxable value. 
Taxes: Taxable Value divided by 1,000 times millage rate plus 1% administration fee and special assessments.
	
· The year after a property transfers ownership, the taxable value is “uncapped”** and becomes the same as the assessed value. This basically means that your property taxes will be based on the value of the property when you purchased it, not what the previous owner was paying. The longer the previous owner owned the property and the more the market has increased, the more the taxable value, and therefore the taxes, could increase due to the uncapping.  **There are exemptions from uncapping. 
· 
· The actual assessed and taxable value are not available until the end of February of each year.  However, you can roughly estimate how much your taxes will be based on the price that you paid for the home. The actual taxes may be more or less than this estimate, but it should put you in the correct range. 

	 


Here’s the formula:
Sale price divided by 2 divided by 1,000 times millage rate plus 1% plus special assessments.
Example:  Sale price of $200,000 in 2021. Millage rate with a 100% PRE for 2020 of 41.8559
	200,000/2 = 		    100,000
	100,000/1,000=	            100
	100 x 41.8559 = 	   4,186.00
	Plus 1% =	       	         42.00
	Special (trash)	       	        269.00
Total estimated taxes for 2022: 	4,186 + 42 + 269 = $4,497 (rounded)
The City of Flushing 2020 millage rates (this is the last year currently available) are as follows:
	100% PRE 41.8559
	Non-PRE 59.5796
If you have any questions, please contact my office at 810-750-1660 or The City of Flushing at 810-659-3130.

Heather MacDermaid
City of Flushing Assessor
