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700 W. Beale Street
PO Box 7000

Kingman, AZ  86402
Phone:  928-753-0703

Monday-Friday
8:00 a.m. to 5:00 p.m.2001 College Drive

Lake Havasu City, AZ  86403
Phone:  928-453-0702

Monday-Friday
10:30 a.m. to 2:30 p.m.

1130 Hancock Road
Bullhead City, AZ  86442

Phone:  928-758-0701
Monday-Friday

10:30 a.m. to 2:30 p.m.
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To Mohave County Tax Payers:

Tax payers countywide have repeatedly asked me what they can do about their taxes. Many realize that I am mandated by law to assess their 
property based upon its marketable value. My reply is that they must get involved in the budgetary decisions of each of their taxing 
jurisdictions. It is those budgetary decisions that determine their taxes.

In my opinion, this is the way the process is supposed to work:
Taxing jurisdictions each year meet to determine the level of services their constituents are requesting. Budgets are then determined to meet 
the cost of providing those services. The taxing jurisdictions then set rates, that when applied to the net assessed value of their jurisdiction, will 
provide the necessary revenue to attain the desired level of service goals.

Taxpayer frustration is created by the perception that government and taxes are a black box which is beyond the tax payer’s control. There is 
the erroneous perception that it is the Assessor who sets budgets, determines rates and increases taxes.

The ad valorem (by value) tax system is predicated upon the belief that the owner of a $1,000,000 dollar property should be in a better position 
to bear a larger portion of the tax burden than the owner of a $100,000 property. In our system, the value of a property, as recognized by the 
Assessor, distributes the tax burden among the property owners. It is a position I neither oppose nor support. It’s simply the law. The laws 
enacted by legislators, representing their constituents, define the standards of fairness and equity used determining who bears relative portions 
of the tax burden. But it is the taxing jurisdictions, in setting rates to attain budgetary goals that determine the level of taxation. A flat rate and 
increased assessed values translate into increased taxes.

Successful government relies upon an informed constituency communicating its wishes to their representatives. Involvement in the process is 
necessary.  You may go to our website to get information on taxing authority contacts and where their annual budgetary meetings are located 
so tax payers can contact them about attending.

Sincerely, 

Ron Nicholson 
Mohave County Assessor

ASSESSOR OF MOHAVE COUNTY
700 W BEALE STREET, PO BOX 7000, KINGMAN AZ  86402, PHONE (928) 753-0703, FAX (928) 753-0749

RON NICHOLSON                                                   BEVERLY PAYNE
Assessor Chief Deputy

Ron.nicholson@co.mohave.az.us Bev.payne@co.mohave.az.us
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ASSESSOR OF MOHAVE COUNTY
700 W BEALE STREET, PO BOX 7000, KINGMAN AZ  86402, PHONE (928) 753-0703, FAX (928) 753-0749

RON NICHOLSON                                                   BEVERLY PAYNE
Assessor Chief Deputy

Ron.nicholson@co.mohave.az.us Bev.payne@co.mohave.az.us

TAX VALUATION EXPLANATION

Between January and March of each year, the Assessor’s Office is required (by Arizona Statute) to notify property owners of their assessed values for the 
following tax year.  For residential and land parcels, this is accomplished by first collecting sales data in the same sales market area in which a property is 
located.  Elements of comparability such as location, view, size, quality, and condition are factored in, and a mass appraisal mathematical model is used to 

arrive at each parcel’s value.  The market is driven by actual sales that occurred in a timeframe established by the Arizona Department of Revenue.  
Increases and decreases in sale prices impact the final valuation.  Example:  2009 valuations were derived from qualified sales which occurred during the 
whole year of 2006 and the first six months of 2007.  Our actions are mandated by Arizona Statute and the Department of Revenue guidelines.  Because 

we are valuing for tax purposes up to two years into the future (based on sales that have occurred up to two years in the past), any decrease in the market 
values today will be reflected in future valuation years.  We’ve started to see more decreases in value for the 2010 tax year even though 2009 values in 

most areas saw a decrease.

You have the right to appeal the valuation of your property.  If you wish to do so, you must do it within the time frame set by Statute.  Notices of Value 
can be sent any time between January 1 and March 1 of each year. The first level Appeal deadline is 60 days from the date the Notice of Value is mailed.  
Example:  If Notices of Value are mailed on February 1, the appeal deadline is April 2.  If you do not agree with the Assessor’s decision of the appeal, you 
may continue your administrative appeal to the State Board of Equalization within 25 days from the Assessor’s decision, and an independent hearing 
officer will hear your appeal (or you can go directly to Arizona Tax Court within 60 days of the Assessor’s decision).  If you miss the time frame of appeal 
or disagree with the hearing officer’s decision, you can still appeal at the Arizona Tax Court by December 15. 

Even when valuation go up based on the market sales, taxing jurisdiction may set budgets that require lower tax rates.  The short answer to the amount of 
taxes you pay is that it is the taxing jurisdictions that determine the amount of your tax bill and make decisions regarding any increases or decreases in 
your tax bill.

The primary taxing authorities (Mohave County, Cities, and Mohave Community College) are governed by Prop 101 (passed by the people), which 
requires them not to increase their budgets more than 2% annually (not including new construction).  If valuations increase, these jurisdictions will most 
likely lower their tax rate to compensate for valuation increases.  If valuations were to decrease, they could increase their tax rate to stay within the 
guideline of a 2% annual budget increase.  In 2006, Mohave County reduced their tax rate from 1.75 to 1.67.  In 2007 they decreased it again to 1.52.  In 
2008 they decreased it again to 1.33.  In 2009 it will go down again to 1.26.  Other taxing authorities such as school districts, fire districts, and other 
secondary taxing authorities (Mohave County Flood Control, Mohave County TV, Mohave County Library District, and bonds) are not under this 
guideline.

The Assessor’s Office does not set tax rates.  If you wish to contact taxing authorities about their budgets or tax rates, go to www.co.mohave.az.us, then 
“Departments”, then “Assessor”, and then “Taxing Jurisdictions”.  There is information about tax rate, budgets and taxing authority contacts there.
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PROPERTY VALUES AND TAXES IN ARIZONA

Since 1980, Arizona has calculated two separate val ues for each parcel of property:

1.  FULL CASH VALUE (FCV) —this is the "market" value.  This is the Assessor’s job.
[applies to SECONDARY TAXES below]

2. LIMITED PROPERTY VALUE (LPV) —this value is calculated according to a 
statutory formula and is designed to reduce the effect of inflationon property taxes. This 
value cannot exceed FCV.

[applies to PRIMARY TAXES below]

Also, Arizona has two types of taxes :

1.  PRIMARY TAXES —are calculated with LPV.  They are used for basic maintenance and 
operations of the county, city or taxing district.

[computed using LIMITED PROPERTY VALUE above]

2.  SECONDARY TAXES—are calculated with FCV.  They are used for voter-approved
bonded debts of a local jurisdiction, voter-approvedoverrides of tax limits, and taxes 
levied by voter-approvedspecial districts.

[computed using FULL CASH VALUE above]
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MORE ABOUT ASSESSOR FUNCTIONS

DISCOVER
� We receive copies of Planning and Zoning Permits.  We wait and then go to see what has really been built.
� We are required to review each improved parcel (not vacant land) every third year.  We call it canvassing.  

IDENTIFY
� Every structure is measured and graded.  We note the quality, type of building and construction materials from the

foundation to the roof.
� Vacant lots are reviewed as to comparable size, shape, topography and external influences as needed.

LOCATE
� Our cartography (mapping) section works full time keeping up with all of the recorded changes in property boundaries

and new subdivisions. Assessment district boundaries and their changes are also mapped.

LIST
� Deeds: Over 200 recorded documents that affect property come through my office each day. Keeping up with                        

ownership is a serious and time-consuming effort.  Our statutory source is the recorded documents, so we are not to be 
considered a final legal authority.

� Requests for mail address changes flow in continually from various sources.  Owners must be aware that if they own 
property and do not receive a tax bill, the Treasurer will still charge interest if payments are late. Find out why if you 
have not received a bill.
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HOW PROPERTY IS VALUED

Full Cash (Market) Value is the Goal

State-mandated appraisal methods use the 3 Approaches to Value that are typical to 
any appraiser.

1. SALES COMPARISON (also known as MARKET)
Compares your property to other similar properties that have recently been sold—used 
mostly for homes and land.

2. REPLACEMENT COST   (Less Depreciation)
How much would it take at today's material and labor costto replace your property with a 
similar structure—used mostly for homes that are not typical or are remote and commercial 
buildings.

3. INCOME
What income could your property earn? How much return can you expect on your 
investment? [This method requires operating information from the owner.]
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LIMITED VALUE (Primary Taxes)
Limited Value: The Arizona Constitution, Article 9 Section 18 and the Arizona Revised Statutes: (A.R.S.) 42-13301, have created 
“Limited Value” to soften the impact of large increases in market value on your actual taxes.It is a mathematical process that is 
dictated by law.  In Arizona every property has two values:

1.  Full Cash Value (FCV):This is the Assessor’s job and is based upon what is happening in the market.

2.  Limited Property Value (LPV): It may be equal to, but never exceeds Full Cash Value (it is statutorily calculated).

The rules to determine Limited Property Value are the greater of:
1.  Last year’s Limited Value plus 10%
2. Add 25% of the difference between this year’s Full Cash and last year’s Limited Value to last year’s Limited Value.
3. If there is a new improvement, use the statistical average of the Limited Value of other improved properties in the area.
4. Limited Value can never exceed Full Cash Value.

The tax rates which are set by taxing authorities are separated into two types:
Primary Rates are the basic expenses of the government and schools. Together they end up being the greater burden.  They are 
applied to the Limited Valueto determine taxes due.

Secondary Rates are for fire districts, special districts and bond issues.  Usually taxpayers vote for these, so those rates are applied 
to the Full Cash Valueto determine taxes due.

The largest share of your tax bill is normally based upon the Limited Value. The process is difficult to explain, but it 
works. The chart below illustrates Limited Property Value over a 4 year period, taking in to consideration increases and 
decreases in Full Cash Value.
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MANUFACTURED   HOMES
In Arizona, manufactured homes are valuedby taking the original factory list price minus a 

depreciation factor based on age.
* * * * * * * * * * * * *

When a manufactured home is acquired, title is issued by the Arizona Department of 
Transportation;

OR
The owner can record an Affidavit of Affixture, which will add the value of your 

manufactured home to your parcel of land.
* * * * * * * * * * * * *

In Arizona, manufactured homes can be taxed in 3 different ways.
Affixed to Real Property
•Surrender title to ADOT and record       
Affidavit of Affixture”
•Land owner and manufactured home owner 
must be the same
•Manufactured home valued using 
anufacturer’s list price less depreciation
Notice of Value for manufactured home and 
land sent once per year—tax bill includes 
both land and manufactured home
•Value shown under “Land, Bldgs, etc.” on 
real estate tax bill
•Pay property taxes in two installments 
(October and March) if tax bill is over $100
•Based on current tax rate

Attached Personal Property
•Title from ADOT

•Land owner and manufactured home owner    
must be the same
•Manufactured home valued using 
manufacturer’s list price less depreciation
Notice of Value for manufactured home and 
sent once per year—tax bill includes both 
land and manufactured home
•Value shown under “Personal Property” on 
real estate tax bill
•Pay property taxes in two installments 
(October and March) if tax bill is over $100
•Based on current tax rate

Personal Property
•Title from ADOT

•Land owner and manufactured home owner 
can be different
•Manufactured home valued using 
manufacturer’s list price less depreciation
•Notice of Value for manufactured home sent 
each year—real property tax bill sent 
separately
•Value shown on Notice of Value and 
personal property tax bill
•Pay property taxes in two installments 
(October and March) if tax bill is over $100
•Based on current tax rate
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WHY DO I CARE ABOUT LEGAL CLASS & ASSESSMENT RATIO?
EFFECT of CHANGE in ASSESSMENT RATIO

Based on USE of a $50,000 property in Golden Valley (Tax Area 0430)

[1] The difference is tax rate is due to the “State Aid to Education” rate which is a reduction for class 3  (owner-occupied residential) properties only.

[2] Mixed ratios are different based on the portion of each class combination of properties.  The example above uses the lowest combination to the highest 
combination.  An example of mixed use is a property with both residential and commercial property or a residence on 41 or more acres (a home with 40 
acres or less can be fully assessed as legal class 3).

Our legislature changes classification and assessme nt ratios often. 
Those changes can have a dramatic impact on taxes d ue.
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RESIDENTIAL 
NOTICE OF VALUE
THESE ARE SENT 

ANNUALLY NO 
LATER THAN 

MARCH 1.
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NOTICE OF VALUE FOR VACANT 
LAND, COMMERCIAL, OR OTHER 
THESE ARE SENT ANNUALLY NO 

LATER THAN MARCH 1

NOTICE OF VALUE FOR 
AGRICULTURAL PROPERTY

THESE ARE SENT THE ANNUALLY 
NO LATER THAN MARCH 1

PERSONAL PROPERTY 
NOTICE OF VALUE

THESE ARE SENT ANNUALLY
NO LATER THAN AUGUST 31

(USUALLY SENT IN JUNE OR JULY)
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EXEMPTION ELIGIBILITY

GENERAL Qualifications for WIDOWS, WIDOWERS, DISABL ED:
� Applicant must be a currentresidentof Arizona.

� Value of all propertyowned in Arizona cannot exceed $22,997 AssessedValue.  The Assessed Value is derived by multiplying Full Cash Value 
(market value) times the Assessment Ratio (assigned statutorily based on use of property).  

For example, this means the full cash value of a home can be no more than ($229,970 X 10% = $22,997).  
The full cash value of vacant land can be no more than $143,688
($143,688 X 16% = $22,997).  

If Applicant has more than one parcel, the exemption can be applied to both parcels, but only up to $22,997 of AssessedValue.  If the total 
Assessed Value of both parcels is $35,000, then only $22,997 of the assessed value will be eligible for the exemption.  The remaining amount in 
this example, $12,003, will be fully taxable.

� Incomecannot exceed $28,202 or $33,842 with children.

� Any exempt amount for which you qualify will be applied first to your real property. A portion of any excess amount can be applied to your tags 
for your vehicle, travel trailer, etc. 

� The allowed amount of the exemption, $3,384, is subtracted from the final AssessedValuesof the qualified person’s property.  This will result in 
an estimated annual tax saving of $200 to $400.  

ADDITIONAL Qualifications for WIDOW(ER) EXEMPTION:
Applicant must  have been an Arizona resident with last spouse at the time of spouse’s death;

OR
Applicant must have established Arizona residency prior to January 1, 1969.

ADDITIONAL Qualifications for DISABILITY  EXEMPTION :
Applicant must be over age 17.  Certification of 100% permanent disability by licensed physician or psychiatrist resulting in the person’s inability to 

work for wages must be provided.
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SENIOR PROPERTY VALUATION PROTECTION OPTION

An Arizona Constitution amendment provides for the “freezing” of the valuation of homes owned and 
occupied by seniors beginning in 2001.  The require ments follow:
• Every owner must fill out an application to apply.  At least one of the owners must be 65 years of

age at the time the application is filed.  A copy o f proof of age must be submitted.
• The property must be the primary residence of the t axpayer. For purposes of this application

“Primary Residence” is defined as the residence whic h is occupied by the taxpayer for an
aggregate of nine (9) months of the calendar year. 

• The owner must have resided in the primary residenc e for at least 2 years prior to applying for the
option.

• All owners’ combined total income from all sources, including non-taxable income, cannot exceed
the specified amount in the amendment. This is $32, 352 for a single owner and $40,440 for 2 or
more owners.

• If exterior alterations/additions are made to your property after the valuation lock has been
approved, the value of the new alteration/addition will be added to the locked value.

If the owners meet all of these requirements and th e application is approved, the full cash value of th e 
primary residence will remain fixed for a 3-year pe riod.  To remain eligible, the owner is required  t o 
renew the option during the last 6 months of the 3- year period upon receipt of a notice of reapplicati on 
from the County Assessor.  The freeze terminates an d the property reverts to its current full cash 
value if the owner sells the home or otherwise beco mes ineligible.

It is important to know that the VALUATION for the primary residence will be frozen as long as the 
owner remains eligible. TAXES will not be frozen and will continue to be levied at the same rate as all 
other properties in the taxing district.
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PROPERTY TAX DEFERRAL
Legislation provides tax relief for residences of t he elderly who qualify beginning in 1997.  Filing c an 

be done with the Assessor’s Office for deferral of taxes between January 1-March 31. 

To qualify for tax deferral the residence shall meet all the following requirements:
1. It must be the taxpayer’s primary residence.
2. It must not be income-producing.
3. It must not have a full cash value which exceeds $150,000.
4. It must not be subject to a mortgage less than 5 years old.
5. All property taxes for preceding years must be pa id.

To qualify for tax deferral the individual must:
1. Be at least 70 years of age.
2. Own or be purchasing the residence under a record ed sale.
3. Have lived there for 6 years or lived in Arizona for the preceding 10 years.
4. Not own or have beneficial interest in any other real property.
5. Meet all requirements (in case of a married coupl e, both spouses).

Property taxes deferred are not “forgiven.” The total amount of deferred tax, plus interest, an d 
accrued cost is due and payable when:

1. The person who claimed the deferral dies without a surviving spouse who qualifies.
2. The property is transferred or conveyed.
3. The residence is no longer the residence of the i ndividual or their qualified spouse unless

absence is due to illness.

In addition to the above requirements, the total taxable income of all persons living in t he residence 
may not exceed ten thousand dollars ($10,000).
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POST AND CERTIFY THE FINAL VALUES

WHY?

Arizona Property Taxes are “Ad Valorem” taxes—which means “based on value”.  Value is 
Arizona’s chosen means to fairly distribute our tax burden between property owners.

The Assessor’s job is to determine the value and use of each property.  We must then also 
determine exactly which budget responsibility each owner shares. Depending upon the 
property location, the owner may share lighting district bills with a few hundred neighbors, fire 
district bills with a few hundred (or thousand) more, city bills with several thousand; grade 
school districts are larger yet, then high schools—and finally, we all share County bills equally.  
Our maps show the multiple layers of districts.

With the help of the computer, the assessed value is totaled within each district and that total is 
submitted to that “taxing authority.”

THE ASSESSOR’S JOB IS DONE

THEN WHAT?

The jurisdiction uses that total (it’s called a tax base now) to determine its tax rate.



21

T A X    R A T E

To set the TAX RATE, a taxing jurisdiction (county, city, school or fire district) must determine:

1. Its operating BUDGET for the fiscal year. This is usually the amount needed for operations and 
maintenance and new facility construction.

2. The TOTAL ASSESSED VALUE of all property within the jurisdiction, which is also known as the TAX 
BASE. (Your property is included here; the location determines which jurisdictions you support.)

3. OTHER REVENUE sources such as fees for services, other taxes and payments from state and federal 
governments.

Then,

BUDGET less OTHER REVENUE =  LEVY (income needed)

LEVY (income needed) =         TAX RATE
TOTAL ASSESSED VALUE (per $100 of value)

(the “Tax Base”)

Your Property  x   Assessment  x   Tax   = YOUR
Value Ratio             Rate TAXES

(Your share of the Budget based on your value.)
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6.4275Total Owner Occupied Tax Rate 

1.0673Less State Aid to Education (owner occupied only) 

7.49481.76505.4504Total Tax Rates

***100.74LAKE HAVASU IRRIG & DRAIN

0.4768X **SD#1 CLASS A BONDS67001

0.3642X **LAKE HAVASU UNIF OVERRIDE57001

0.0500WESTERN AZ 30020

0.0867X **MOHAVE CTY TV CID28000

0.5000X **MOHAVE CTY FLOOD CTRL DIST15000

0.3236X **MOHAVE CTY LIBRARY DIST14900

0.1000X **FIRE DISTRICT ASST FUND11900

0.6791XMOHAVE COMMUNITY COLLEGE8150

2.7367XLAKE HAVASU UNIF SCH DIST #17001

0.5834XLAKE HAVASU GEN FUND4152

0.3306STATE SCHOOL TAX EQUALIZATION2001

1.2637XMOHAVE COUNTY2000

Tax Rate
(per $100)

Tax Type
Primary      SecondaryTax Jurisdiction Name

Fund 
No.

LAKE HAVASU CITY TAXING JURISDICTIONS
(Sampe of One Jurisdiction Only)

Tax Area 2571 - 2009 Tax Year

** Secondary Taxes are directly approved by voters or are special districts  established by statute
*** This special district doesn’t tax based on valu e.  It taxes per acre  with 1/2 acre minimum.
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1

TRACT:  2999 FAIRHAVEN  RANCHES BLOCK 77 LOT 
14 AS SHOWN ON PARCEL PLAT 9999/99 97-123456
CONT 26,562 SQ FT OR .61 ACRES

JOHN JONES
1234 MAIN STREET
ANYCITY, AZ  86401

120-00-999 1234 MAIN STREET

120-00-999 1234 MAIN STREET

1234 MAIN STREET 120-00-999

2

6

10

4

5

5
3

7

9 11

12
13

14

15

16

8

SAMPLE 2009 REAL 
PROPERTY TAX BILL

The numbered sections (1-16) 
on this tax bill are explained 

on the following pages.
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UNDERSTANDING YOUR TAX BILL

[  1  ] PARCEL IDENTIFICATION
This is the identifying number for your property. The number relates to our maps, which show your parcel. Refer to 
this number in any communication with the Assessor or Treasurer.

[  2  ] LIMITED VALUE
The value on which PRIMARY TAXES are based.  See page 9 for explanation of Limited Value.

[  3  ] ASSESSMENT RATIO
All taxable property in Arizona is classified according to its currentuse. Each class has a different assessment ratio. 
For example:

Property Use Class Ratio
Commercial 1 22%
Vacant Land 2 16%
Residential 3 10%

[ 4 ] ASSESSED VALUE (Limited)
Value on which Primary Taxes are calculated, which is derived by multiplying the Limited Value [2] times the 
Assessment Ratio % [3]. 

[ 5 ] EXEMPTION
Amount of any exemption for which you qualify (widows/widowers or disabled).

[ 6 ] TAX RATE
The PRIMARY TAX RATE is applied to the Limited Assessed Value to determine the amount of PRIMARY TAX. 

[ 7 ] AD VALOREM TAX
PRIMARY TAX based on value—the amount of tax derived by multiplying Assessed Value [4] times  Tax Rate % [6]
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UNDERSTANDING YOUR TAX BILL (continued)

[8 ]  STATE AID TO EDUCATION
This is a reduction for owner-occupied residential properties only.

[9 ] FULL CASH VALUE
The "market value" of your property and the value on which SECONDARY TAXES are based.

[10 ] ASSESSMENT RATIO
Same as [3] above 

[ 11 ] ASSESSED VALUE (Full Cash)
Value on which Secondary Taxes are calculated, which is derived by multiplying Full Cash Value [8] times 
Assessment Ratio %[9]

[ 12 ] TAX RATE
The SECONDARY TAX RATE is applied to the Full Cash Assessed Value to determine the amount of 
SECONDARY TAX.

[ 13 ]  AD VALOREM TAX
SECONDARY TAX based on value—the amount of tax derived by multiplying Assessed Value [10] times  Tax 
Rate % [11]

[ 14 ]  TOTAL TAX DUE
Total amount of taxes due

[ 15 ]  TAX DISTRIBUTION
This shows each jurisdiction for which you pay tax, along with the amount of tax paid and the tax rate for each.

[ 16 ]  Taxes are collectedby the County Treasurer.
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REGISTERING RESIDENTIAL RENTALS

If you have residential rental property in Arizona used for residential rental purposes, as 
defined in Arizona Revised Statute (A.R.S.) 42-12004, you must register property as a 
rental (Legal Class 4) with the County Assessor pursuant to A.R.S. 33-1902 of the Rental 
Residential Property law.  Failure to do so may subject you to a penalty.

Residential Rental Properties are required to comply with the Landlord Tenant Act pursuant 
to Title 33, Chapters 10 and 11.

If you rent your property to immediate family, then you are not required to register it as 
rental property.  Immediate family is:
The owner’s natural or adopted child or descendant of the owner’s child;
The owner’s parent or an ancestor of the owner’s parent;
The owner’s stepchild or stepparent.
The owner’s child-in-law or parent-in-law;
The owner’s natural or adopted sibling.

You are not required to register the property as rental if the rental period was three (3) 
months or less in the preceding twelve (12) months and not for more than three (3) months 
in the next twelve (12) months.
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SAMPLE 
RESIDENTIAL 

RENTAL FORM
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