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May 24, 2023 
 

Re:  Press Release – Preliminary Percent Change Data - 5/24/2023 
 

The final batch of 2024 Preliminary Value Notices that included commercial, mixed use, and exempt properties was 
mailed on Friday.  These properties will now be available to view on the online assessment database.  We now have 
the Preliminary 2023 Total Taxable Values, and percent changes calculated for the County, Townships, Boroughs, 
and School Districts.  The Preliminary Total Taxable figures will be subject to change based on the Informal Hearing 
and Formal Appeal results, and the number of new Clean & Green Enrollments.  At this point in time, there isn’t a 
way to accurately predict the results of the appeals process, or the total number of new Clean & Green enrollments, 
both of which will reduce the final Total Taxable Value, and impact the final equalized millage rates set by each 
taxing district.   
 
While there isn’t a tax estimate available at this time, you can compare how your property value changes on a 
percentage basis, relative to the overall change for each taxing district.  Because of the required millage equalization 
process, the change in an individual property’s taxes will ultimately be determined by a property’s change in value 
compared to the overall change in value in each taxing district.  If your property value change is in line with the 
overall change in your district, the impact to your annual taxes will be relatively minimal.  If your property value 
changes less than the overall change in your taxing district, your taxes will most likely decrease, and if your property 
value changes more than the average change in your taxing district, than your taxes will most likely increase.    
 
Example:   
Property A increases from a 2001 assessed value of $50,000, to a 2023 assessed value of $100,000, this would represent 
100% increase the assessed value.  If the overall change in this district was 100%, due to the required millage 
equalization, the taxes for this property will remain about the same. 
 

Property B increases from a 2001 assessed value of $50,000, to a 2023 assessed value of $75,000 this would represent 50% 
increase in the assessed value.  If the overall change in this district was 100%, due to the required millage equalization, 
the taxes for this property will decrease. 
 

Property C increases from a 2001 assessed value of $50,000, to a 2023 assessed value of $125,000 this would represent 
150% increase in the assessed value.  If the overall change in this district was 100%, due to the required millage 
equalization, the taxes for this property will increase. 
 

Using the examples above as a reference, property owners can calculate their percent change and then compare it to 
the overall change county wide, and to the township, borough, and school district changes to get an estimate of what 
the reassessment might do to their taxes.  
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Calculating percent change: 
 
(New Value – Old Value)/Old Value x 100  
 

  Old Assessed Value (2001)  Preliminary Assessed Value (2023) 
Assessment = 100% Market Value   $  107,000   $   210,000  
*Clean & Green Value: Yes   *$  53,000   *$   115,000  

 
100% Market Value:  $210,000 - $107,000 = $103,000 / $107,000 = .9626 x 100 = 96.26% 
 Clean & Green Value:  $115,000 - $53,000 = $62,000 / $53,000 = 1.1698 x 100 = 116.98% 
 
*If your property is enrolled in Clean & Green, this is the taxable assessed value that you will want to use to compare 
the preliminary percentages to on the following pages.   
 
Understanding the Percent Change Data 
 
2001 Total Taxable Value – 2001 total taxable assessed value of all property in each municipality based off the 2001 
assessed values.   
 
*Preliminary 2023 Total Taxable Value – Preliminary 2023 total taxable value of all property based off the 2023 
assessed values 
 
Old to New % Total Taxable Assessed Value – The total percent change from 2001 to 2023 taxable assessed 
values. 
 
Residential Median Sale Price -   Represents the sale price in the middle of all of the sales when the sale prices are 
arranged from low to high. Half of the property sales would fall above the median price, and half below. 
 
Residential Median Sales 2023 Appraised Value-  Median reassessment appraised market value of all residential 
sales that occurred from 1/1/2020 – 4/1/2023.     
 
After calculating the percent change for your property, you can compare your change to the overall change for each 
taxing district. For example, using the 100% Market value in the table above that changed 96%, if this property was 
located in Middlebury Township which had an overall change of 112%, the taxes for this property will most likely 
decrease.  The percent change for the property is less than the 112% for Middlebury Township, less than the overall 
change for the county at 109%, and less than the change for Wellsboro School District which was 103%.   
 
If the property is enrolled in Clean & Green, this is the percent change information you will want to compare.  For 
example, using the Clean & Green Value in the table above that changed 116%, this change is more than Middlebury 
Township’s change at 112%, more than the county change at 109%, and more than the Wellsboro School District 
Change at 103%.  The taxes for this property will most likely go up, however the change to the actual taxes will be 
determined by the final millage rates.   
 
We have provided an example in a separate press release which gives an example of what may occur to the county 
millage rate, this is contingent upon the results of the appeals process, and the total number of new Clean & Green 
enrollments, both of which will reduce the total taxable value.  Based on the total preliminary change to the total 
taxable value for the entire county, we can predict that the county millage rate may be cut in half. 
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There are a few other things to consider when reviewing the percent change data.  Some of the districts with higher 
percentages also have lower median values.  A $25,000 change to a $50,000 property is a greater percentage than a 
$25,000 change to a $150,000 property.  Wellsboro & Mansfield Borough’s saw less of change due to the 2001 base 
acre land prices.  In 2001, a residential base acre or homesites had an assessed value of $40,000, these were among 
some of the highest rates in the county.  If you were to adjust the 2001 base acre figure to today’s value, that would 
equate to around $77,519 today (40,000 / .516 Common Level Ratio = $77,519).  The reduction in the land value in 
these areas from the previous assessments impacted the total percent change.   

 



4 | P a g e  
 

 

 
The overall preliminary change countywide is 109% which means that the taxbase has a little more than doubled over 
the last 20 years.  This increase in value is also supported by the decrease in our Common Level Ratio published by 
the State Tax Equalization Board.  The Common Level Ratio is the overall median ratio of base year assessed values 
compared to the current market value, or what properties are selling for in each county.  To calculate an individual 
assessment ratio, you simply divide the base year assessment by the sale price.  Based on 2022 sales, the Common 
Level Ratio has dropped to 47.2% effective for July 1, 2023.  The indicated change is 112% based on actual sales that 
have occurred in Tioga County compared to our 2001 base year assessments. This is supported and is in line with the 
preliminary change countywide of 109%. 
 
In 2001, all properties were assessed at 100% of the fair market value, and as property values increased over the 
years, this ratio has steadily decreased to approximately 47% as of January 1, 2023, which means that the sale prices 
have gone up.  Due to the high rate of dispersion in our sales data, some properties were currently assessed at a higher 
rate, closer to 70% or 80% of their current market value, while others are assessed at a lower rate, and are closer to 
30% or 40% of their current fair market value.  The goal of the reassessment is to create fair and equitable values 
based on today’s real estate market.   
 

 


