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PURPOSE

This guide is a reference regarding taxing situations where we cannot use the 
value reflected on the tax cert.  Whether the property is a new construction, 
Purchase with current owner’s exemptions, CA property under the 
HERO/PACE program, this guide may help determine the property taxes to be 
used.  
As a reminder, any document generated or completed by the Broker or 
Title/Closing Agent for taxes must be verified with the county. 
(i.e. tax bill, Data Trace report, etc.) 

Terms: 
Millage Rate: This term is inter changeable with tax rate, property rate, etc., 
as each state uses different terminology.  If a tax cert. is provided with these 
terms, it is acceptable.  
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PURCHASE TRANSACTIONS

We must pay attention and review all tax certs especially on purchases.  
If the current owner has exemptions, we must remove those 
exemptions and recalculate the property taxes.  CSC does not include 
exemptions as most states require the property owner to apply after 
taking ownership (Post Funding).  In addition, all exemptions are not 
guaranteed.  
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California Purchase
In California, CSC uses 1.25% x Purchase Price to calculate Property Taxes, unless the tax cert shows a higher annual amount.

For example, the Purchase Price is 220,000.00

Formula:  $220,000.00 x 1.25% = $2,750.00 annually
The current Tax Cert. for the property reflects a higher tax amount of $2,961.18.

➢ UW should use the higher $2,961.18 to qualify.
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Florida Purchase without Non-Ad Valorem Taxes 
The sample below shows the current owner has a $50,000.00 Exemption.  To remove this, we would take the Assessed Value / 1000 x Total 
Millage Rate.

Formula:  ($151,929.00 /1,000) x 19.66770 = $2,988.09 annually 
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Florida Purchase with Non-Ad Valorem Taxes 
The sample below shows the current owner has a $75,500.00 Exemption.  To remove this, we would take the assessed value x total millage 
rate, plus any non-ad valorem taxes.

Formula:  ($134,721.00/1,000) x 25.2126 + $444.92 = $3,841.59 annually
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New Jersey Purchase
New Jersey is another state where we require a 3rd party 
tax cert.  In addition to the Property Address and 
Municipality, the below reflects a county board appeal 
adjusting the taxes.  CSC would request additional 
information from the County verifying the actual property 
tax amount.  

7



New Jersey continued…
When calculating taxes, the most recent four (4) quarters should 
be used.  In the below example, because the 3rd and 4th are not 
out yet, CSC would use $843.10 x 4 = 3,372.40. 

However, the current owner has exemptions for Senior Discount 
and Homestead that need to be removed.   

Formula:  $3,372.40 + $250.00 + $237.87 = 3860.27

NOTE:  This property is in a tax sale with the taxes were 
purchased by US Bank.  CSC would need to ensure that this is 
still within the redemption period and a redemption letter 
would be required.  The past due Water / Sewer balances must 
be paid prior to or through the closing.
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Texas Purchase 
Texas files are notoriously confusing when it comes to property 
taxes.  The first thing to remember is that we require a 3rd party 
tax cert.  The most common 3rd party tax cert. is from Data Trace.  
The reason CSC requires a 3rd party cert., is because this state 
includes multiple taxing entities (City, County, MUD, School, etc.).  
The 3rd party cert. also includes the Property Address and CAD 
Number for confirmation.

Highlighted are the Address, CAD Number, as well as the Without 
(W/O) Exemption Amount.  
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NEW CONSTRUCTION
New Constructions are straight forward, but here are some items to remember. 

➢ Florida – There are two HOA Developments in Florida where additional property assessments must be included. See examples for Solterra
and Grove Resort on the following page. 

• Georgia – Purchase Price x 40% x Tax Rate (Reminder, they do have City if they are incorporated) 

• Utah – Purchase Price x 55% x Tax Rate

• Nevada – Purchase Price x 35% x Tax Rate

• Texas – Add all Tax Rates x the Purchase Price

Example:  The total combined Tax Rate highlighted below and on the next page is 3.01.  The Purchase Price is $375,258.00. 

Formula:  $375,258.00 x 3.01% = $11,295.26 annually
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Florida HOA Developments
Solterra Resort: 

The taxes for this PUD Development should include a $2,929.11 yearly CDD Assessment.  

The Calculation for the property taxes should be as follows.

Purchase Price x Tax Rate / 1,000.00 + CDD Assessment of $2929.11 = Annual Taxes

Grove Resort:

The taxes for this PUD Development should include a $1,200.00 Bond.  

The Calculation for the property taxes should be as follows.

Purchase Price x Millage Rate / 1,000 plus $1,200.00 Bond = Annual Taxes
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REFINANCE TRANSACTIONS
Most of the time, taxes can be pulled directly from the Tax Certificate  
However, the following are some examples of when they cannot. 
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California 
1. A recent purchase (within the last 6 months) where property taxes have not yet been reassessed, CSC would use the 

1.25%.

2. Any transfer of the property other than a direct family (Spouse to Spouse, Parent to Child or Child to Parent Only), would 
require the use of 1.25%.

NOTE: For Entities / Trusts/ Corps., it must be determined who the responsible parties are for the entities.  

For example:  Amber R. Higashimura Revocable Trust, Amber R. Higashimura, Trustee, but deed shows:  Amber R. 
Higashimura and Veronica Tillis.  Since we are not related, this will cause the 1.25% re-assessment to apply. 

3. HERO/PACE Programs.  When a loan with a PACE or HOPE or Energy Efficiency loan that is currently being collected 
and/or paid off, Annual Property Taxes will be calculated and impounded using the full amount (Including the Program).

CSC exception to “Qualifying” versus “Impounds” 

13



ADDITIONAL REMINDERS/ISSUES: 

Discount Amounts – Cannot be credited on a Purchase.  However, they 
are allowed on refinances. 

Delinquent Amounts – Any Delinquent tax amounts must be paid prior 
to or through the closing, but should NOT be included in the tax 
property calculation. 
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California
Supplemental Property Taxes (California) – If the Supplemental Tax Bill is for the current taxing year, that amount must be included in the Total 
Annual Tax amount.  In the below example the Supp. Taxes are for 2018 so they would not be included, but would need to be paid. Had they 
had been for 2019, they would have been added.
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Florida
TRIM Notices are property value notices that are 
mailed out to property owners, every year in 
August / September and are available via the 
County Appraiser Website.  The below shows 
the current taxable value has increased from 
$166,100.00 (2018) to $182,710.00 (2019) as 
well as proposing a higher Tax Rate.  

CSC would use the higher taxes reflected, 
$2,791.00. 

*see Non-Ad Valorem Taxes below

Formula:  $2,791.00 + $230.75* = $3,021.75

Review the complete tax cert to identify if 
there are any *Non-Ad Valorem Taxes that 
will need to be included in the tax 
calculation.
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Michigan
FUNDING REMINDER: 

Summer and Winter Property taxes.   Summer and winter taxes are 
calculated at much different tax rates, because of this, we must 
separate them into two (2) annual installments. 
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