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Statewide Taxable Value by Class FY23 &FY24
FY23 FY24

Taxable Percent Taxable Percent 

Property Classes Value of Total Value of Total

Agricultural Land $152 4% $153 3%
Residential $1,851 51% $2,766 59%

Commercial $475 13% $628 13%

Business Equipment $148 4% $201 4%

Electric T&D, Pipelines $619 17% $590 13%

RR & Airlines $98 3% $92 2%

Telecoms & Elect Generation $148 4% $128 3%

All Other Classes $136 4% $127 3%

Total $3,626 100% $4,686 100%
*values in millions of dollars



2024

59%



FY 23 Statewide Property Taxes by Jurisdiction
MDOR Biennial Report



Local Government Budget Cap
15-10-420 MCA

• Previous year’s property tax revenue for the jurisdiction

• Inflated by 50% of the last 3 years average inflation

• The new inflated base is divided by the new taxable value less newly taxable 
property to determine millage limit

• New millage is the maximum that can be used and is applied to the new taxable 
value, including newly taxable property

• If a local government budgets less than the cap the unused mills are banked and 
can be used in the future

• Mill levies that are excluded from the cap include assessments, SIDs, voted 
levies, health insurance levies and judgement levies



School Funding and Budget Cap



Change in Local Property Tax Revenue

FY23 Budget FY24 Budget % Increase

City $73,217,116 $77,758,167 6.2%

County $58,491,558 $61,242,644 4.7%
Local School $53,175,165 $57,641,887 8.4%

Urban Tran $10,033,854 $11,987,008 19.5%
State (85.2 
mills) $24,050,086 $25,260,690 5.0%

Total $218,967,779 $233,890,396 6.8%

Total less State $194,917,693 $208,629,706 7.0%



FY 24 Burden Shifting

Residential Commercial

Median Value FY23 $413,200 $560,743

37% Average Increase in Residential Value $566,084

26% Average Increase in Commercial Value $712,144

Tax increase $1,105 $1,167

Percentage increase 20% 11%

Increase in State Tax @ 85.2 mills $79 $61

7% Increase in Local Budgets $355 $677
Tax Relief to Other Classes Through Reduced 
Mills $671 $430

17.3 State Mills $132 $233





• Montana's complex property tax system is forecasted to collect $2.1 
billion in 2023 from 18 property tax classes representing $259 billion of 
total market valuation, according to the 2022 Montana Department of 
Revenue (DOR) appraisal. 

• The property tax revenue allocation is divided as follows: 56% to 
schools, 28% to counties, 11% to cities/towns, 4% to special districts, 
and 1% to the university system.  With the exception of 6 mills, all 
property tax ends up local.

• The legislature sets the tax rate for each class of property, the DOR, an 
Executive agency, centrally appraises property, and local 
government/schools define the mills needed to provide services within 
legal limits.



With no sales 
tax, Montana is 
ranked around 

the middle (27th) 
of states on tax 
overall burden



Montana is ranked as a 
lower-than-average 

state(34th) for property 
tax on owner occupied 
housing.  The recent 

market value increase 
may shift this, but other 

states experienced 
similar increase as well. 



A simplified example
I borrowed from Eric Dietrich the 
Montana Free Press.  Consider 
a hypothetical “School District” 
with only the following property.   

DOR

Legislature

DOR



Local 
Trustees 

within 
Legal 
limits



Floating Mills:
Assuming no 

fixed mills , the 
mill will float 

down to offset 
market value 

increases.



Relative Shift:
When 1 class of properties 
increases in value faster 
than another, it creates 

relative shift in taxes. Here 
homes get a shirt from 

commercial and industrial.  
The argument being they 
are worth relatively more. 



Spending Matters: 
When local 
government 

increases their 
budgets, the taxes 
go up, this is done 
via increasing the 

mills. Here the mils 
would grow to 913 

from 812



Tax Obligation Floats:
 When a taxable entity 

closes or gets a reduced 
rate, the tax transfers to 

the other remaining 
payers and tax classes.  
For example, if the rate 
on homes dropped form 
1.35% to a lower factor, 

the Commercial and 
Industrial would pay 

more.



Local 
Government

From 2001 to 2022, growth in 
property tax collection has 
been 6.2% annually for 
counties, 6.1% for cities, and 
4.4% for schools in Montana.

Environmental pressures, lawsuits, 
and changing demand have shut 

down a significant portion of 
Montana's industrial and 
commercial operations.

Montana has seen an increase in population 
growth and is becoming recognized as a scenic 

destination state with a boom in short term 
rentals and high-end vacation homes. This is 

driving residential property values higher.

Montana is experiencing the impact of all 3 of these factors



These Charts show some key 
concepts:

• Residential Grew from 57.6% to 75.8% 
of Montana's total  book of business in 
20 years.  

• Residential Tax Contribution grew 
from 45.5% to 57.72%

• In 2003 the Residential market value 
to tax contribution discount was  21%

•  In 2023 the Residential market value 
to tax contribution discount is 23.8%

• While residential is paying a lower tax 
share relative to its market value in 
2023 than in 2003, other classes are 
paying more.  For example, 
commercial grew from paying 4% 
more taxes than market value to 22% 
more. 

•  Reducing the residential rate lower 
than 1.35% will increase the transfer.

This data and charts were calculated by the Montana Department of Revenue



Tax Burden Chart across all classes

• There are 18 Property tax classes, with timber having the 
lowest rate. Only Classes with numbers that are smaller than 1 
in the Class 4 Residential Multiplier column pay a lower tax 
rate than residential.

• Class 4 Residential is the largest class now containing 
approximately 76% of all property value in the state, up from 
53%  from 20 years ago.  Residential pays 58% of all property 
tax. 

• Local Schools are the largest user of property tax at 56%, 
Counties 28%, Cities and Towns 11%, Special Districts 4%, 
University mills 1%.

• Cutting the property tax rate on 1 classes automatically 
transfers obligations to other classes, as it does not cut overall 
local taxes.  Critical Question: Transfer to Whom?

• Each County/Tax Jurisdiction will have a different property 
mix and thus responds differently to tax rate changes.

• Market Value Comparison is not perfect as timber production 
and agriculture production generate assessed valuation. 

• Example Formula: tax rate x $100,000 x 500 mills   Thus 
for residential: .0135 x $100,000 x .500 =$675.00

    



Residential 
increased, but the 
range of increase 
went from 0 to 
67%.



Taxable Value Distribution by County  TY 2023 

Residentials contribution to taxable value ranges from 88% in Madison to 2% in Carter 



Class     MV                TV                %TV    

Missoula County Specific

3 24,649,958 575,249 0%
4.1 19,596,849,253 258,050,956 67%
4.2 6,028,620,844 84,794,628 22%

5 83,934,589 2,497,296 1%

8 357,370,707 6,648,793 2%

9 182,719,799 21,926,372 6%
10 547,946,923 422,061 0%
12 100,618,335 3,078,928 1%

13 78,415,249 4,619,003 1%

14 53,760 1,613 0%



Class     MV                TV                %TV    

Flathead  Specifics

3 36,189,205 1,167,852 0%
4.1 29,753,651,336 395,713,207 78%
4.2 5,347,287,602 77,112,799 15%

5 201,299,731 6,005,592 1%

8 383,557,251 8,698,872 2%

9 66,598,105 7,991,774 2%
10 262,922,882 706,644 0%
12 163,589,744 5,005,847 1%

13 96,013,324 5,638,477 1%

14 15,260 458 0%
15 4,998 75 0%



Class     MV                TV                %TV    

Gallatin Specifics

1 250,920 250,920 0%

3 146,966,258 3,473,525 0%
4.1 40,088,014,519 550,299,203 74%
4.2 9,786,851,448 140,744,843 19%

5 38,729,523 802,194 0%

8 447,941,643 8,563,431 1%

9 246,826,891 29,619,221 4%
10 216,548,484 123,325 0%
12 142,090,036 4,347,959 1%

13 93,368,215 5,473,568 1%



Class     MV                TV                %TV    

Lake Specifics

3 72,824,390 1,522,748 1%
4.1 7,320,888,765 96,212,908 87%
4.2 1,065,405,419 8,505,447 8%

5 20,163,249 561,909 1%

8 48,813,324 929,036 1%

9 7,445,186 893,421 1%
10 208,098,789 115,583 0%
12 18,727,817 573,073 1%

13 20,067,512 1,191,023 1%



3 233,234,083 4,818,033 21%
4.1 358,252,785 4,650,915 20%
4.2 207,401,222 2,627,817 11%

5 22,700,143 671,470 3%
7 39,036 3,123 0%

8 30,462,155 490,934 2%

9 23,947,213 2,873,665 13%

12 86,990,105 2,661,899 12%

13 3,137,118 188,231 1%

14 132,821,141 3,984,633 17%

Toole County Specific

Class     MV                TV                %TV    



Local Government choices do 
make a difference. Missoula 
experienced a lower rate of 

residential increase than either 
Flathead or the Gallatin, yet 

increased taxes nearly the most. 

Local Government spending 
choices do matter.   The 
Gallatin had a 58% residential 
increase, the Flathead had a 
45% increase in residential 
values, and Missoula 
experienced a 37% increase.

 



  Montana Scenery and Destination: Examples of Vacation and High-End Home Development 

Gallatin County/Madison County:
2. Yellowstone Club - Situated in Big Sky, this exclusive community features high-end homes, ski-in/ski-out access, and a private golf course.
3. Spanish Peaks Mountain Club - Also located in Big Sky, this development offers luxury homes, a private golf course, and access to outdoor 
activities.
4. Moonlight Basin - Found in Big Sky, this development boasts luxury homes, ski-in/ski-out access, and a private golf course.
5. The Club at Spanish Peaks - Located in Big Sky, this community offers high-end homes, a private ski resort, and golf course.

Flathead County:
6. Whitefish Mountain Resort - Situated in Whitefish, this development offers luxury homes, ski-in/ski-out access, and stunning mountain views.
7. Iron Horse - Also located in Whitefish, this community features high-end homes, a private golf course, and access to outdoor activities.

Ravalli County/ Missoula:
8. Stock Farm Club - Found in Hamilton, this development offers luxury homes, a private golf course, and equestrian facilities. 
9. The Ranch Club - Located in Missoula, this development offers luxury homes, a championship golf course, and stunning views of the 
surrounding mountains.
10. Stone Mountain Estates - Situated in Missoula, this exclusive community features high-end homes with panoramic views and access to 
nearby recreational areas.

Lincoln County:
11. Wilderness Club - Situated in Eureka, this development features high-end homes, a championship golf course, and various recreational 
activities.

Granite County:
12. Rock Creek - Located in Philipsburg, this community offers luxury homes and access to outdoor activities such as fishing and hiking.



Growth in houses worth more than 1.5 million dollars.



Montana is increasingly a 
“scenery state” impacted 
by move ins, expensive 
vacation homes, and short-
term rentals. Thus, we see 
some significant changes in 
where the market value 
wealth is held in Montana.



What was done in the past to 
mitigate residential taxes?

• Mitigated residential (target was owner dwelling and long-term rental) by 
transferring obligation to other classes, or the state (effectively to income tax).  The 
final residential rate was a blend of the rate charged and a homestead exemption, 
however the homestead exemption was removed in 2015 and the rate lowered.

• The simplistic soundbite solution set forth today: Cut the residential rate from 1.35% 
to .94%



In 2015, the overall residential rate 
was lowered to 1.35% from 2.47%, 
and the 47% homestead exemption 
removed.  All classes were slated to 
go to a 2 yr or shorter appraisal,  The 
tax mitigation shift has not occurred 

since.

No mitigation of residential rates



Consider the transfer to 
Commercial if the 
residential rate drops as 
suggested by some? 

Much different impact 
today than in the past when 
residential was a much 
smaller portion of the 
state’s total market value.  
Today residential is 76% of 
the market value share in 
the state. 

If we were to mitigate 
commercial as well, then 
the transfer goes to the 
remaining 15% of the 
pie…huge shift. 



What happens to other 
counties that had 
already seen a 
commercial increase, 
some with little to no 
residential?



What about the float the 95 
mills argument? 

• While the court will weigh in on the legal argument the math and 
an understanding is in order.

• Note: The Counties are technically correct in that schools will 
remain whole initially (short term) as the transfer is to the state 
(income taxpayer)

• Note: The schools filling in the Supreme Court indicates that 
they recognize the long-term concern for adequate and 
equitable funding cutting the 95 mills is likely to have. 



•The 95 mills provide funding for 
the Guaranteed Tax Base (GTB) 
which ensures students have   
opportunity  irrespective of the 
School District they live in.  Below 
is an example showing the GTB in 
action between a very high 
wealth property district and a 
lower property wealth district.   
Without the GTB, taxpayers in 
Superior would struggle to pay 
for a school.



State School funding of the AA schools is significant.  Missoula receives 92.5 million in 2024, with 23.2 million 
directly buying down permissive school mills. 



Winner: Here are some of the estimated tax savings for the top 10 
centrally assessed companies from dropping the 95 school equity mils to 
78  as per the concept set forth by the counties.  I wonder if NEW will 
drop our utility rates or BNSF railroad our freight rates?



Winner: Here are the tax savings for the top 10 industrial properties of 
cutting the 95 school equity mills to 78.  I wonder if the fuel prices will 
drop?



•Winner
•I found some properties in 
Madison County (The huge 
vacation and resort 
development of the 
Yellowstone Club, Moonlight 
Basin, etc.),, and based on 
these properties, a property 
with approximately $20 million 
in value would see a reduction 
of $5,300 reduction in taxes if 
the 95 mills were lowered to 
77.89.



Short-term win: The tax savings of the median homes in each county based on the values reported on DOR 
website of cutting the state school equity mills that will happen in year one.  The loss to residential school district 
taxpayers begins in year 2.   So, yes there is an initial tax saving on homes of cutting the 95. 



The 2023 legislature took several steps to help owner dwellings in Montana. These steps included:

•A two-year rebate large enough to cover the median home tax increase in every county (except Gallatin, where it was 
not quite large enough). This would buy some time to model what would work as the older tools were not as effective in 
equitably transferring burdens.

•Encouraging governments (state and local) to control their growth rate. Spending does matter, as can be seen by 
comparing the tax increases in the Flathead to other larger communities.

•Segregating the 95 mills into a state special revenue account and directing that the larger portion of the money 
following the GTB formula to buy down local taxes.

•Increasing the PTAP program for low-income homeowners from covering the first $200,000 value of a home to now the 
first $350,000 value. A low-income homeowner can get up to 70% tax reduction.

•Targeting keeping our small business viable given the ecommerce pressure by making the first 1 million in business 
equipment tax exempt.

•Implemented a system that allows property taxes to be paid with 7 payments versus 2.  The long term goal is to get to 
12 monthly payments.

•Drastically focusing the interim work on looking at solutions that will reduce taxes for owner dwellings and long-term 
rentals. MARA and the tax committees are building models to see what works while limiting unintended consequences.

These steps are designed to help Montanans who own their own homes.



• Did the $675.00 owner dwelling 
rebate cover the median home in 
every county?    Yes, except the 
Gallatin.   



The Solution Conversation:

• Should short-term rentals like Air BnB be subject to the same tax rate as residential and long-term rentals? 
Removing the homestead exemption and utilizing a fixed low rate has resulted in some unintended consequences. 

• Should out-of-state vacation homes worth millions, such as a 20 million condo in Yellowstone Club, be taxed 
at the same rate as owner-occupied dwellings, especially if the owner does not declare residency and pay 
Montana income tax?  Removing the homestead exemption and utilizing a fixed low rate has resulted in some unintended 
consequences. 

• Should second homes be taxed at the same rate as primary residences?

• Should out-of-state non-owner recreational holdings or high-value hobby farms with homes be eligible for 
the same favorable tax rates as agricultural and timber properties?

• Should a larger portion of the revenue generated from the 95 mills be allocated towards reducing local mills 
through the GTB formula? Currently, it's at 55%, but perhaps it should be increased to 75%.

• In my opinion, we should focus on working within the tax classes to more accurately determine who the 
rates are intended for. Once this is accomplished, we can strive for a fairer balance between the classes.

• This is not an easy task, as each county has its own unique circumstances.

• If the decline in natural resource businesses continues without intervention, this problem will only worsen.















Due to move in demand, Air BnB, and Large Vacation Homes, Residential experienced the largest 
market value increase of all classes.  However, it is still a discounted class. 



•Given the large residential home 
value increase in Montana, who 
wins and who loses if the 95 
Statewide School Equity Mils are 
reduced?



• Is there need to cut the 95 school equity mills now?  Not from my 
perspective. 

• The $675.00 rebate that is available to owner dwellings will offset any tax 
increase associated with the Statewide 95 school equity mills on 
average 6.4 times and will more than double offset the median owner 
home property tax increase in Montana. This rebate allows time for a 
more thoughtful long-term solution to be applied.

•  • In simpler terms, the rebate is more than enough to cover the increase in 
property taxes for most homeowners. This means that homeowners will 
not see a significant increase in their tax bill, and the state can still 
provide funding to local schools to long term reduce property tax and 
support our Constitutional Obligation:  Article X  section 1) It is the goal 
of the people to establish a system of education which will develop the 
full educational potential of each person. Equality of educational 
opportunity is guaranteed to each person of the state.

• Reducing the 95 equity mills is an ill-thought-out  short-term solution that 
would impact the long-term funding needs of schools and reduce student 
opportunity.  In the long run, this would lead to higher property taxes for 
homeowners in districts with lots of students and/or low tax value.

• Soundbites might be good for election fodder, but real solutions take 
time and commitment.



Class     MV                TV                %TV    

Hill Specifics

3 384,221,884 7,624,863 16%
4.1 1,111,814,092 14,569,856 31%
4.2 410,253,854 4,869,345 10%

5 58,079,954 1,742,394 4%

8 48,627,057 814,564 2%

9 94,736,765 11,368,421 24%
10 5,964,879 9,802 0%
12 176,615,516 5,404,437 11%

13 10,071,622 603,055 1%



Powell County Specific

Class     MV                TV                %TV    
3 54,837,553 1,169,344 5%

4.1 968,441,871 12,808,628 53%
4.2 135,916,673 1,460,805 6%

5 14,407,681 432,193 2%

8 33,354,231 813,040 3%

9 46,816,100 5,617,930 23%
10 380,153,603 239,491 1%
12 38,104,885 1,166,012 5%

13 6,893,568 413,293 2%



Jefferson County Specific

Class     MV                TV                %TV    
1 358,560 358,560 1%
2 321,678 9,650 0%
3 39,321,685 1,022,701 2%

4.1 2,422,492,649 31,870,133 70%
4.2 192,621,563 2,888,546 6%

5 12,143,369 332,640 1%

8 100,957,622 2,528,072 6%

9 43,299,311 5,195,920 11%
10 153,387,254 55,290 0%
12 19,866,207 607,907 1%

13 10,140,745 606,009 1%



3 208,895,389 3,967,233 19%
4.1 502,036,962 6,558,973 32%
4.2 163,599,598 1,954,194 9%

5 20,279,297 608,379 3%

8 26,366,928 437,584 2%

9 47,105,888 5,652,706 27%
10 35,839,264 779 0%
12 35,868,326 1,097,572 5%

13 3,427,073 205,624 1%

14 7,101,617 106,524 1%

Class     MV                TV                %TV    

Pondera County Specific



Class     MV                TV                %TV    

Teton County Specific

3 241,376,036 4,958,788 19%
4.1 789,629,563 10,373,611 40%

4.2 167,066,773 2,268,065 9%

5 37,994,314 1,139,836 4%

8 28,204,119 499,196 2%

9 30,275,929 3,633,111 14%
10 57,917,086 5,311 0%
12 49,177,105 1,504,820 6%

13 3,346,812 200,806 1%

14 51,327,074 1,163,599 5%



These two columns show the Total 
Market Share of each tax class and the 
total tax share.  Residential is 76% of 

the Market, 58% of the tax. 



• Did the $675.00 owner dwelling rebate 
cover the median home in every county?    
Yes, except the Gallatin.   

• In Missoula, the $675.00 two-year rebate 
more than covered the median home 
increase of $620.00.

• This Chart also applied the 1.35% to .94% 
mitigation so that the very divergent 
impact on residential in each county would 
be visible.  One County would have cut 
(transferred to someone) residential taxes 
by 36%.



The Legislature created the statewide 95 
mills in 1993 in response to losing a 
Constitutional  lawsuit in 1989 on adequacy 
and equity requirement 







Growth rates of cities, counties, and state 
resources over last decade.

• State growth is shown with and without 
covid aide as federal covid dollars are 
considered one time only.

• I (Llew) take some ownership of the state 
growth from 2013 to present as I 
chaired/vice chaired Finance and Claims 
& Apportions for this decade.  It is 
interesting that I get accused of not being 
“conservative enough” while keeping 
growth at 4.1%, which is between the 
CPI/population line of 3.1% and the GSP 
line of 5.1%.  



Class     MV                TV                %TV    

Butte/Silver bow Specifics

2 336,922,858 10,107,686 10%
3 12,431,082 425,781 0%

4.1 3,776,919,499 48,685,022 46%
4.2 1,316,074,834 16,754,403 16%

5 10,289,436 308,690 0%

8 430,684,472 10,983,964 10%

9 129,836,089 15,580,333 15%
10 56,767,977 28,281 0%
12 23,722,472 725,908 1%

13 33,439,234 1,999,697 2%

17 87,197,455 784,777 1%



Local 
Government 
sets Budget  
within Legal 

limits



• The following chart displays 
the compounded annual 
growth rates in property tax 
collections for counties, cites, 
schools, and the state for the 
past 20-year period.   While 
much ado has been made 
about a cap at ½ the rate of 
inflation, between voted mills, 
new mills, and the mill areas 
that are not subject to 
capping, growth has in many 
areas been significant. 
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THE SHIFT TO RESIDENTIAL PROPERTY

• Legislatively and legally established policies and practices regarding what 
property is taxable.

• Legislative setting of tax rates.
• Structural change in the economy reducing the relative (and sometimes 

absolute) non-residential share of the tax base.
• Vagaries of market value trends, especially in the case of residential property, 

and especially now.
• Even if the Legislature had neutralized the impact of soaring market prices on 

taxable values, as it did in 2009, we would still be left with the status quo ante 
and a property tax that is poorly related to ability to pay, regressive and 
riddled with horizontal inequities. People would still be being “taxed out of 
their homes.”



THE SOLUTION: FIND REVENUE FROM SOME 
OTHER SOURCE (WHICH YOU MAY HAVE TO 
CREATE) AND USE IT TO REDUCE RELIANCE 

ON PROPERTY TAXES.

• Yeah, but…
• What ”other source?” Local option taxes? An 

unexpected surplus?

• How do you provide relief? A rebate? Across the 
board reductions in mills? Means tested 
assistance?














