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Property Tax Structure in Property Tax Structure in 
WyomingWyoming

1990 Constitution changes requiring all 1990 Constitution changes requiring all 
properties be valued at fair market value.properties be valued at fair market value.

State Board of Equalization established State Board of Equalization established 
standardsstandards
State wide computer assisted mass appraisal State wide computer assisted mass appraisal 
system (CAMA)system (CAMA)
Educational requirements for Assessors and Educational requirements for Assessors and 
staffstaff



I received my I received my 
assessment assessment 
schedule; how schedule; how 
did you come did you come 
up with this?up with this?



Ownership DeterminationOwnership Determination

WS 39WS 39--1313--103(b)(A)  All taxable 103(b)(A)  All taxable 
property shall be annually listed, property shall be annually listed, 
valued and assessed for taxation in the valued and assessed for taxation in the 
county in which located and in the county in which located and in the 
name of the owner of the property on name of the owner of the property on 
January 1.January 1.

DeedsDeeds PlatsPlats
TitlesTitles Court DocumentsCourt Documents



MappingMapping

How does the assessor know which How does the assessor know which 
buildings are mine?buildings are mine?

Cadastral mappingCadastral mapping
Term is specific to property taxationTerm is specific to property taxation
Based on legal description, Assessor is not a Based on legal description, Assessor is not a 
surveyorsurveyor
Land size taken from plats or plotted from legal Land size taken from plats or plotted from legal 
descriptiondescription



Agricultural Land ClassificationAgricultural Land Classification

Constitution requires that lands receiving Constitution requires that lands receiving 
this classification be valued based on this classification be valued based on 
productivity productivity –– not marketnot market

Productivity based on useProductivity based on use
Grazing, dry crop, irrigatedGrazing, dry crop, irrigated
Resource areaResource area
Soils Soils 



Agricultural Land CriteriaAgricultural Land Criteria
DOR establishes rulesDOR establishes rules
Uniform statewide applicationUniform statewide application
4 tests4 tests

The land must be used for an agricultural purposeThe land must be used for an agricultural purpose
Land must be used to its capability to produceLand must be used to its capability to produce
Land cannot be part of a platted subdivisionLand cannot be part of a platted subdivision
If the land is owner/operator they shall receive no If the land is owner/operator they shall receive no 
less than $500 from the marketing of agricultural less than $500 from the marketing of agricultural 
products annually; if the land is leased, the lessee products annually; if the land is leased, the lessee 
must receive no less than $1,000 from the marketing must receive no less than $1,000 from the marketing 
of agricultural products annuallyof agricultural products annually



Agricultural vs. Market,  What’s Agricultural vs. Market,  What’s 
the difference?the difference?

Average range land productivity value $63 Average range land productivity value $63 
x .095 = 6 assessed x .070 = .42 tax per x .095 = 6 assessed x .070 = .42 tax per 
acreacre

Estimated land market value $1,000 x Estimated land market value $1,000 x 
.095 = 95 assessed x .070 = $6.65 tax per .095 = 95 assessed x .070 = $6.65 tax per 
acreacre



Gathering Property Gathering Property 
CharacteristicsCharacteristics

Value is based on individual Value is based on individual 
property characteristicsproperty characteristics

Accuracy is KeyAccuracy is Key
Communication with property Communication with property 
ownerowner
Numerous types of propertiesNumerous types of properties

ResidentialResidential
Commercial/IndustrialCommercial/Industrial
Manufactured HomesManufactured Homes
Personal PropertyPersonal Property



Ok, you have my house listed right.Ok, you have my house listed right.
But how did you come up with that value?But how did you come up with that value?

Statute requires Department of Revenue Statute requires Department of Revenue 
to prescribe the system that must be used to prescribe the system that must be used 
by all county assessorsby all county assessors

CAMA CAMA -- Computer Assisted Mass Appraisal       Computer Assisted Mass Appraisal       
SystemSystem

3 components3 components
Current Replacement CostCurrent Replacement Cost
Apply Depreciation (Age and Condition)Apply Depreciation (Age and Condition)
Adjust for salesAdjust for sales



WS 34WS 34--11--142142
When a deed, contract or other document transferring legal or When a deed, contract or other document transferring legal or 
equitable title to real property is presented to a county clerk equitable title to real property is presented to a county clerk for for 
recording, the instrument shall be accompanied by a statement recording, the instrument shall be accompanied by a statement 
under oath by the grantee or his agent disclosing the name of under oath by the grantee or his agent disclosing the name of 
grantor and grantee, the date of transfer, date of sale, legal grantor and grantee, the date of transfer, date of sale, legal 
description of the property transferred, the actual full amount description of the property transferred, the actual full amount paid paid 
or to be paid for the property, terms of sale and an estimate ofor to be paid for the property, terms of sale and an estimate of the the 
value of any nonvalue of any non--real property included in the sale.real property included in the sale.
Further states no instrument evidencing a transfer of real propeFurther states no instrument evidencing a transfer of real property rty 
may be accepted for recording until the sworn statement is receimay be accepted for recording until the sworn statement is received ved 
by the clerk.by the clerk.



SOCSOC



Neighborhood mapNeighborhood map





Sales Ratio AnalysisSales Ratio Analysis
Utilized sales within neighborhood boundaries to Utilized sales within neighborhood boundaries to 
develop adjustmentdevelop adjustment

Verify all sales to ensure only valid open market sales Verify all sales to ensure only valid open market sales 
are usedare used
RCNLD compared to sale amountRCNLD compared to sale amount

$86,000 / $100,000 = 86%$86,000 / $100,000 = 86%
This calculation is made on all sold properties to determine This calculation is made on all sold properties to determine 
% that must be applied to properties within the % that must be applied to properties within the 
neighborhoodneighborhood
State Board of Equalization requires Median ratio to be within State Board of Equalization requires Median ratio to be within 
95% to 105%95% to 105%



Personal property?  If I own it, it’s my Personal property?  If I own it, it’s my 
personal property, right?personal property, right?

Personal property:  All property other than Personal property:  All property other than 
land and structuresland and structures

Furniture, fixtures, equipment used for Furniture, fixtures, equipment used for 
commercial or industrial purposescommercial or industrial purposes
Must be reported to assessor no later than Must be reported to assessor no later than 
March 1March 1stst of each assessment yearof each assessment year
Mobile homesMobile homes
Oil field equipmentOil field equipment
Farm machineryFarm machinery



I disagree with your market value.I disagree with your market value.
What are you going to do about it?What are you going to do about it?

30 day appeal period30 day appeal period
First First –– contact assessor’s office, review contact assessor’s office, review 
property characteristics, provide property characteristics, provide 
information, review sales in areainformation, review sales in area
Second Second –– if not satisfied with value, file a if not satisfied with value, file a 
formal appeal with the County Board of formal appeal with the County Board of 
EqualizationEqualization
Third Third –– may appeal decision to State may appeal decision to State 
Board of EqualizationBoard of Equalization
Fourth Fourth –– may appeal decision to District may appeal decision to District 
CourtCourt
Fifth Fifth –– may appeal decision to Supreme may appeal decision to Supreme 
CourtCourt



The market value is about right.    It’s The market value is about right.    It’s 
the taxes I have a problem with!!the taxes I have a problem with!!

Formula for calculating tax amountFormula for calculating tax amount
Market value x level of assessment x mill levy = tax amountMarket value x level of assessment x mill levy = tax amount

$100,000 x .095 = 9,500 x .070 = $665.00$100,000 x .095 = 9,500 x .070 = $665.00

Market value determined by assessorMarket value determined by assessor
Level of assessment determined by legislatureLevel of assessment determined by legislature

Industrial property 11.5%Industrial property 11.5%
All other 9.5%All other 9.5%

Mill levy adopted by county commissioners based on budget requesMill levy adopted by county commissioners based on budget request t 
from taxing entitiesfrom taxing entities

Property owners cannot appeal tax amount.Property owners cannot appeal tax amount.



Tax District MapsTax District Maps



Mill Levy ProcessMill Levy Process

Budget requests to commissioners no later Budget requests to commissioners no later 
than end of Julythan end of July
Levies set 1Levies set 1stst Tuesday in AugustTuesday in August
Tax Bills mailed first of SeptemberTax Bills mailed first of September
Treasurer distributes monies to taxing Treasurer distributes monies to taxing 
entitiesentities



Improvement and Service District Improvement and Service District 
Mill Levy ExampleMill Levy Example

Annual Principle and Interest payment Annual Principle and Interest payment 
$50,000 annually for 5 years$50,000 annually for 5 years

22,400,000 valuation22,400,000 valuation 2.23 mill levy2.23 mill levy
25,000,000 valuation 25,000,000 valuation 2.00 mill levy2.00 mill levy
19,500,000 valuation 19,500,000 valuation 2.56 mill levy2.56 mill levy
26,400,000 valuation 26,400,000 valuation 1.89 mill levy1.89 mill levy
17,000,00017,000,000 valuation valuation 2.94 mill levy2.94 mill levy





Real Estate Real Estate --vsvs-- Motor VehicleMotor Vehicle
Over 5 yearsOver 5 years

$35,000 property$35,000 property
Est. 6% appreciation/yearEst. 6% appreciation/year

20072007 $232.75$232.75
20082008 $246.68$246.68
20092009 $261.52$261.52
20102010 $277.20$277.20
20112011 $293.84$293.84

Total of $1,313

$35,000 vehicle$35,000 vehicle
Depreciates annuallyDepreciates annually

20072007 $645.00$645.00
20082008 $540.00$540.00
20092009 $435.00$435.00
20102010 $330.00$330.00
20112011 $225.00$225.00

Total of $2,175Total of $1,313 Total of $2,175



Thank you! Thank you! 

Questions?Questions?

http://www.http://www.laramiecountylaramiecounty.com.com

http://www.laramiecounty.com/
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