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OVERVIEW

The Office of the Fountain County Assessor is responsible for accurately and uniformly determining the market value 

in the use of every property in the county. 

 This is achieved by using three approaches to value: Cost, Income, and Sales Comparison. 

 The State requires annual adjustments of assessments to reflect changes in the market. 

 We encourage you to contact us with any questions or concerns regarding your assessment.



WHAT WE DO

 Cyclical Reassessment of Real Property- 4yrs cycle

 Annual Adjustments of Assessed Values with Market Trending- yearly

 New Construction

 Business Personal Property

 Mobile Homes 

 Market Rental Analysis- GRM

 Exemptions for Nonprofits

 Property Splits, Addressing, and GIS

 Land Classifications for Classified Forrest, Wetlands, Wildlife Reserves



CYCLICAL REASSESSMENT

 Assessors physically inspect each property to ensure that records are correct.

 Approximately 25% of the parcels in the County will be reassessed each year over a four-year time frame.

 Inspection accomplishes the gathering of data to value the property. For example, does the property still have a free-standing garage and 
an in-ground pool? 

 Is the building on this property still 1,200 square feet or has it increased or decreased in size? 

 Has the building been updated? Does it change the condition and depreciation of the building?  

 By confirming this information, assessors can ensure properties are uniformly valued. 

 Current Cyclical Cycle 2026-2029 Contract with Tyler Technologies Inc 

 2026 - Shawnee, Van Buren, Veedersburg, Wabash

 2027- Davis, Troy, Covington, Fulton

 2028 - Logan, Attica, Richland, Mellot, Newtown

 2029 – Cain, Hillsboro, Jackson, Wallace, Millcreek, Kingman



HOW DO WE DETERMINE PROPERTY VALUES

Two Steps

Step 1 – Cost Approach  aka  Replacement Cost

Step 2 – Market Trending

There are other ways to value; we will get to those 

in later slides.



COST APPROACH – REAL PROPERTY

 All structures are first calculated based on Replacement Cost New (RCN)

 Multiple cost tables are used, set by the State, Department of Local Government Finance 
(DLGF). 

 Based on its use, structure type, materials, building features, size, condition, & age to calculate its 
Replacement Cost New (RCN) and Depreciation. 

 The DLGF utilizes national construction and material cost data provided by a third-party vendor, 
Craftsman

 Verified Economic Modifier (VEM): The DLGF applies a VEM to adjust national costs to reflect the 
actual market value-in-use of improvements in Indiana. For example, the DLGF recently increased this 
modifier to \(100\%\) to account for significant inflation in labor and materials.

 Location Cost Multiplier (LCM): The DLGF calculates county-specific LCMs so that individual 
counties can accurately adjust assessments based on their local construction, supply chain, and labor 
costs relative to Marion County.

 RCN – Depreciation 

 Traditionally these tables were updated by the State every 4 years to capture inflationary increases

 Due to surge of materials and sale prices since 2020 they have been increasing cost tables each year

 New homes that are being added are selling for 100-150k over what we can put them on as new

If a home was built in 1950 and an exact copy and condition of that house was built next to it in 2025 
the RCN of the house would be exactly the same. 

The difference in value would be the age, reflected in the depreciation of the home.  



COST APPROACH – COST TABLES



COST APPROACH - COST TABLES

Cost for agricultural type buildings took a 

significant increase this year. 

We are looking at these closely 



EFT AGE- CALCULATION

 During the reassessment cycle new effective ages are 
recalculated for homes that have had updates.

 We use the same calculation formulas on all dwellings at 
reassessment. The only numbers we change are the windows, 
siding, roof and last sale or update dates. All other attributes 
stay the same because we don’t know and choose to use a 
baseline for them all.  

 We look closely at homes that have been updated for sale and 
homes that have an effective age older that 1970.

 Recently with the last Assessor,  the foundation factor was 
added. It reduces the age by 10 additional years. 

 The change will not change the RCN it only changes the 
Depreciation. 

 
For foundation 

and home shell



EFT AGE – SALES

When we have information from 

Zillow. We look for additional 

features we might not already have. 

For example, basements and finish.

We also will use the effective age 

calculation sheet and use newer dates 

on the interior finish, because we can 

see them and date them easier. 



COST TO MARKET-BASED ASSESSMENTS

 2001 Indiana Supreme Court

 Boehm, McIntyre, and Watts v.Town of St. John

 The court held that the state's property assessment methodology, which deviates

from the fair market value standard, is unconstitutional.This case was remanded

to the Tax Court to address additional claims regarding the fairness and uniformit

y of the existing assessment system.

 The Supreme Court's ruling emphasized the constitutional requirement for unifo

rm and equal property assessment and taxation, but it did not mandate a system

based solely on market value. Instead, it allowed the legislature to determine met

hods of property valuation, provided they met the constitutional standards of unif

ormity, equality, and just valuation.



ANNUAL  ADJUSTMENTS & MARKET  TRENDING

 Trending is a way of assessing the value of real estate to account for 
changes in the marketplace. 

 Trending requires assessors to research sales of properties in a particular 
area over the previous year.

 Only valid sales can be used to determine the Nbhd Factor

 Calculated and applied each year to all properties in the County not 
just the 25% in the reassessment cycle. 

Sum of all Sales Price/Sum of all Assessed Values= Nbh Factor

150,000/100,000=1.5 all homes in that area. 

The RCN less the depreciation of the dwelling multiplied by the Nbhd 
Factor.

200,000(1.5)= $300,000



VALID REAL ESTATE SALE

 Arm’s Length Transaction: The buyer and seller are independent, 
unrelated parties acting in their own best interests, ensuring the 
price reflects true market value.

 Open Market Exposure: The property was exposed to the 
market for a reasonable time.

 Written Contract: A legally binding agreement (e.g., Residential 
Offer to Purchase) that details price, terms, and closing date.

 Conveyance by Warranty Deed: The title is transferred using a 
warranty deed, which guarantees clear ownership.

 Informed Parties: Both parties are knowledgeable about the 
property's condition and market value.

 A valid sale is critical for tax assessment purposes as it 
establishes a reliable fair market value for the property.



INVALID REAL ESTATE SALE

 Non-Arm’s Length: Sales between relatives or affiliated 

corporations.

 Distressed Sale: Sales mandated by courts, foreclosures, or 

involving government agencies.

 Partial Interests: Transferring only part of a parcel or interest.

 Trades: Parcels exchanged for other property rather than sold 

for money.



INCREASE IN THE ASSESSMENT

There could be many reasons why your assessment went up

 Annual adjustments due to the market or trending values

 Changes to the cost tables by the State

 Property sold and the market listing shows features we didn’t have, or a remodel before the sell that will change 

its effective age or condition of the property.

 Change of use of the property. Example Agricultural land change to residential if it is not being farmed or used as 

Agriculture.  Agriculture rates are for an income producing property. 

 Notice of permit to change property 

 Reassessment changes (done once over 4-year period) and corrections to the property; new buildings, additions, 

or remodel of the buildings that will change the depreciation. 



LIMITS ON PROPERTY TAX INCREASES

There are limits on property tax increases, commonly through assessment caps or levy limits to shield taxpayers 
from large rapid increases in their tax bills caused by rising property values. The Property tax caps, AKA Circuit 
Breaker, restricts annual payments to a fixed percentage of a property's gross assessed value. 

1% for homestead (1 acre of land,  house, garage, an extra building, and an additional yard structure)

2% other residential buildings over the allowed for homestead, and any residential or agricultural land over the 1 
acre. 

3% for commercial land and buildings and all agricultural buildings. 

This is done on the Auditors Side not by the assessment. 

* If you want to look at other properties to compare to, you must look at the Assessment, NOT the taxes. Every one 
has different caps, deductions, and tax rates.  



WHAT DOES THIS MEAN FOR MY TAXES?



WHAT DOES THIS MEAN FOR MY TAXES?

An Increase in Assessed Values Does Not Always Result in Higher 

Taxes
Ex: increase in the overall cost tables



THE GOOD, THE BAD, THE UGLY

The Good Action

If the Assessor reduce ALL assessments by 50%

The Ugly Result

You would pay the same amount you would have at the 

original assessment. The end result, the County collects 

what they need. 

The Bad Reaction

Tax Rates would double



THE GOOD, THE BAD, THE UGLY

What?
Imagine this…

You and a group of 5 friends decide to go have pizza and split the bill.  
The pizza is $30 and each person's part is $5. 

Think of the Pizza as the County Budget…

The Cost of the Pizza doesn’t change its still $30.

Now imagine…

Two of your friends only have $2.

The Cost is spread to the remainder of the 4 friends at $6.50

The County will take in only what the county request. 

The County does not change its budget due to the assessments. 



WHAT DOES THIS MEAN FOR MY TAXES?

Adding new structures, additions, remodels
Will Likely result in More Tax



WHAT DOES THIS MEAN FOR MY TAXES?

Property Use Change
Could result in Less Tax or More Tax



WHAT DOES THIS MEAN FOR MY TAXES?



WHAT CAN WE DO?

 The first thing we will do is look at the Property Record Card

 What changes were made

 Is it correct? 



PROPERTY RECORD CARD

 The property record card is the record of the physical characteristics of a property

 Property record cards are available through the County Assessor’s office

 Electronic access to property record cards through the county’s website fountaincounty.net on the Assessors 

page



PROPERTY RECORD CARD



PROPERTY RECORD CARD



PROPERTY RECORD CARD-ONLINE

Fountaincounty.net

Go to Assessor

Click on the Engage 

Website



PROPERTY RECORD CARD-ONLINE



PROPERTY RECORD CARD-ONLINE

Type in name, address, 

or parcel number



PROPERTY RECORD CARD-ONLINE

Click Data



PROPERTY RECORD CARD-ONLINE



OTHER WAYS TO VALUE PROPERTY



RENTAL OR INCOME PRODUCING PROPERTIES

Fountain County currently uses the Income Approach as well as the Cost Approach when assessing income-producing properties. Because income 
properties are purchased with investment as the intent rather than owner occupancy, the market is different and the State requires the Gross Rent 
Multiplier to be used. 

Sale Price ÷ Rent = Gross Rent Multiplier (GRM)

Rent × GRM = Assessed Value

 If a taxpayer wishes to have the income capitalization method or the gross rent multiplier method used in the initial formulation of the assessment 
of the taxpayer's property, the taxpayer must submit the necessary information (rental questionnaire and copy of lease or Schedule E) to the 
Assessor. 

 Your information is Confidential and will not be given out. 

 Under Indiana Code, the current GRM’s uses sales from the prior year. If those sales are showing a steady trend upward, the resulting GRM is also 
going to result in higher assessed values. 

 Income Information will be required in the event of an appeal to the property. 

 The Sales Comparison will also be calculated. Of the 3 values, the Assessor will use the lowest value. 



SALES COMPARISON

For example, if the subject property has a garage, and the comparable does not. The garage value 

will be added to the sale price to make the comparable match the subject property. If the 

comparable has an attribute the subject does not, then it is subtracted from the sale price. 



SALES COMPARISON

The sale that has the 

least adjustment is 

considered the most 

comparable, or use of 

the median value of all 

sales used. 



APPRAISAL OR MARKET ANALYSIS

If you believe your property is over-assessed, an independent appraisal from a licensed Indiana appraiser is one of the strongest tools you can use to support your appeal

The appraisal must provide:

• A formal, documented opinion of value as of the January 1 assessment date.

• Evidence of comparable sales and market conditions.

• A certified appraisal (IPLA-credentialed appraiser) that carries significant weight at hearings.

There are a number of people in the area that can provide appraisals. 

The Warren Agency has done a number of market appraisals, and market analysis to estimate the current market value that have been turned in and acceptable. 

I am sure there are others, but these are the only ones I have seen in the office that are done to the standards listed above.

I will gladly update this with any other companies that are willing to preform these services to the public!



YOU STILL DON’T AGREE WITH THE ASSESSED VALUE

Step 1

 File a Form 130 with the Assessors Office

 Objective Appeal: For factual, clerical, or mathematical errors.

 Subjective Appeal: Based on your opinion of the market value, supported 
by comparable sales.

 Must be submit within 45 days of the mailing date, or by June 15 if the 
notice was mailed before May 1.

 Form must be completed and will not be accepted if incomplete. 

 Informal Hearing - The assessor will contact you to schedule a 
hearing date. 

 Gather Your Evidence for the hearing

 Collect documentation proving your home's value;  appraisals, photos, and 
sales of similar neighboring properties is crucial to support your claim.

 If no agreement is reached, the appeal proceeds to the County Property 
Tax Board of Appeals (PTABOA)



YOU STILL DON’T AGREE WITH THE ASSESSED VALUE

Step 2

 Property Tax Assessment Board of Appeals 

(PTABOA)

 Notice of hearing will be scheduled

 All hearings are recorded

 PTABOA will hear your evidence and the Assessors 

evidence and make a determination.

 If unsatisfied with the PTABOA decision (Form 115) 

you may appeal to the Indiana Board of Tax Review 

(IBTR)



YOU STILL DON’T AGREE WITH THE ASSESSED VALUE

Step 3

 Indiana Tax Court

 The taxpayer must file a form 131 with the IBTR within 

45 days of the PTABOA determination. 

 The taxpayer can appeal the IBRT decision to the 

Supreme Court no more that 45 days after the final 

determination by the IBTR.  



THE DATA



CHANGES- COUNTY BUDGET
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CHANGES- VALUES & RATES

NBHD & Tax Rates

2023 Pay 2024 2024 Pay 2025 Change

NBHD Tax Rate NBHD Tax Rate NBHD Tax Rate

Cain 1.50 1.5294 1.45 1.3255 -5% -0.2039

Hillsboro 1.25 2.1067 1.35 1.8781 10% -0.2286

Davis 1.40 1.7049 1.45 1.7057 5% 0.0008

Fulton 1.40 1.2841 1.40 1.2598 0% -0.0243

Jackson 1.45 1.5493 1.45 1.3327 0% -0.2166

Wallace 1.10 1.6065 1.25 1.3888 15% -0.2177

Logan 1.10 1.7098 1.45 1.7087 35% -0.0011

Attica 1.30 2.8006 1.55 2.726 25% -0.0746

Richland 1.40 1.5057 1.45 1.2894 5% -0.2163

Mellott 1.20 1.9244 1.35 1.6574 15% -0.267

Newtown 1.15 1.8132 1.30 1.5852 15% -0.228

Shawnee 1.35 1.57 1.45 1.5729 10% 0.0029

Troy 1.40 1.3611 1.40 1.3273 0% -0.0338

Covington 1.35 2.2665 1.35 2.2966 0% 0.0301

Van Buren 1.30 1.6331 1.45 1.4044 15% -0.2287

Veedersburg 1.25 2.2129 1.40 1.8776 15% -0.3353

Wabash 1.30 1.2597 1.45 1.2319 15% -0.0278

Millcreek 1.45 1.6172 1.45 1.3956 0% -0.2216

Kingman 1.30 2.1802 1.30 1.9403 0% -0.2399

NBHD & Tax Rates

2024 Pay 2025 2025 Pay 2026 Change

NBHD Tax Rate NBHD Tax Rate NBHD $ Tax

Cain 1.45 1.3255 1.30 1.2864 -0.15 -0.0391

Hillsboro 1.35 1.8781 1.30 1.7689 -0.05 -0.1092

Davis 1.45 1.7057 1.30 1.705 -0.15 -0.0007

Fulton 1.40 1.2598 1.25 1.2542 -0.15 -0.0056

Jackson 1.45 1.3327 1.30 1.2927 -0.15 -0.0400

Wallace 1.25 1.3888 1.10 1.3457 -0.15 -0.0431

Logan 1.45 1.7087 1.30 1.7054 -0.15 -0.0033

Attica 1.55 2.726 1.40 2.6042 -0.15 -0.1218

Richland 1.45 1.2894 1.30 1.2512 -0.15 -0.0382

Mellott 1.35 1.6574 1.20 1.5905 -0.15 -0.0669

Newtown 1.30 1.5852 1.15 1.514 -0.15 -0.0712

Shawnee 1.45 1.5729 1.30 1.5902 -0.15 0.0173

Troy 1.40 1.3273 1.25 1.3137 -0.15 -0.0136

Covington 1.35 2.2966 1.20 2.1392 -0.15 -0.1574

Van Buren 1.45 1.4044 1.30 1.3499 -0.15 -0.0545

Veedersburg 1.40 1.8776 1.30 1.9302 -0.10 0.0526

Wabash 1.45 1.2319 1.30 1.2275 -0.15 -0.0044

Millcreek 1.45 1.3956 1.30 1.3509 -0.15 -0.0447

Kingman 1.30 1.9403 1.15 1.8354 -0.15 -0.1049



UNDERSTANDING YOUR TAX BILL



UNDERSTANDING YOUR TAX BILL



UNDERSTANDING YOUR TAX BILL

CAP 1%

CAP 2%

CAP 3%

Over 65 has been changed.  It will no 

longer be listed in table 5: deductions. It 

will show as a credit in line 4c.



UNDERSTANDING YOUR TAX BILL

% Increase from last yearTax rates needed to collect for 

that budget

Budgets collecting taxes



UNDERSTANDING YOUR TAX BILL

Amount collected after 

deductions and tax 

credits

Amount needed to be 

collected for budgets



QUESTIONS
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