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PROPERTY TAXES--THE BASICS
● When you own a home or building, you pay property 

taxes. 
● The property tax bills come 2x a year: 

○ “Summer” is the larger one (usually due Aug)
○ “Winter” is smaller (usually due in Feb)
○ If you have a mortgage, bank pays directly

● The size of the bill is based on your property 
assessment, which happens at the beginning of 
each year (January or February). 



PROPERTY TAXES-- THE BASICS
● If the economy is strong or the building improves, 

the assessment should go up, if not, the assessment 
should go down. 

● Most people want their home to have value, but this 
can also mean a high bill

● You have the power to challenge your assessment, if 
you don't you will be stuck with whatever it is later. 



PROPERTY TAXES-- THE BASICS
● YOU CAN CHANGE YOUR BILL: 

○ Challenging the assessed value (this is a 
long-term change)

○ Exemptions (some stick, some have to be applied 
for each year) 

● If you don't pay your taxes to the city on time, the 
city sends the bill to the county for collections. The 
Wayne County Treasurer acts like a collections 
agency for the city and you may risk losing your 
home to foreclosure if you get 3 years behind.

●
● If you need to find out about your assessment, back 

taxes, or exemptions, you can see us one-on-one 
after the presentation."

●



THE AGENDA
BACKGROUND:
● Reading your Assessment
● Legislation
● Tax Bill
● Other Exemptions
TAKING ACTION:
● Appealing
● Process
● Group Q&A
● One-on-one’s 



READING YOUR ASSESSMENT
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Notice of Assessment

This is the notice you 
receive in the mail in 
February each year-- it 
shows the TENTATIVE 
taxable value for the year. 
This taxable value is how 
your taxes are calculated. 
If you disagree with the 
amount, the burden is on 
you to appeal.                      



KEY INFO is halfway down the page            

The first year you own a property, the taxable & assessed 
value should be the same, after that the assessed value 
may fluctuate more dramatically, but the taxable value 
usually climbs only slightly.   



THE TERMS-- “ASSESSED VALUE”
● Assessed value—This is set by each municipality’s 

assessor. 
● This is the determined by a property’s market value. 

This should be ½ of the “True Cash Value” This 
amount should be about half of what you would 
sell your house for. assessed value  x 2= the approx. 
market value

● The assessor is constitutionally required to set the 
assessed value at 50% of the usual selling price or 
true cash value of the property.

● This can be confusing, you may also have other assessments done, for 
example by a mortgage company, and they usually talk about the full 
value not 50% of it.



THE TERMS-- “SEV”
● State Equalized Value (SEV): This is usually 

the same as the assessed value. 
● “Tentative Equalization Factor”-When this is 

1.0000 and Assessed Value and SEV are equal.
● State Equalized Value (SEV)—The assessed value that has been 

adjusted following county and state equalization. The County 
Board of Commissioners and the Michigan State Tax Commission 
must review local assessments and adjust (equalize) them if they 
are above or below the constitutional 50% level of assessment.



● Inflation Rate Multiplier: This rate is set by 
the state. Each year your city assessor receives 
an official letter from the State Tax Commission 
that dictates this rate. 

● For 2018 this was 1.021
● The 1 represent the current value of the property
● The .021 represents the rate of inflation at 2.1% 

THE TERMS-- “INFLATION RATE”

SEE THE 2018 PROCEDURAL LETTER TO ASSESSORS HERE: 
https://www.michigan.gov/documents/treasury/Bulletin_24_of_2017_-_
Procedural_Changes_for_2018_607156_7.pdf

https://www.michigan.gov/documents/treasury/Bulletin_24_of_2017_-_Procedural_Changes_for_2018_607156_7.pdf
https://www.michigan.gov/documents/treasury/Bulletin_24_of_2017_-_Procedural_Changes_for_2018_607156_7.pdf


THE TERMS-- “TAXABLE VALUE”
● Taxable value—The value used for determining 

the property owner’s tax liability (your tax bill).
● Taxable value x local millage rate = your tax 

liability
● Taxable value increases from year to year by the 

rate of inflation or 5%, whichever is lower. 
Transfers of ownership and improvements to the 
property will increase the taxable value more 
than the rate of inflation but never more than the 
assessed value.



... the taxable value of each parcel of property is the lesser 
of the following:

○ (a) The property's taxable value in the 
immediately preceding year minus any losses, 
multiplied by the lesser of 1.05 or the inflation 
rate, plus all additions. For taxes levied in 1995, the 
property's taxable value in the immediately preceding 
year is the property's state equalized valuation in 
1994.

○ (b) The property's current state equalized valuation.

THE TERMS-- “TAXABLE VALUE”



● In MI, taxable value is “capped” and can only 
increase from year to year by the rate of inflation 
or 5%, whichever is lower.  

● The taxable value can become un-capped in 
certain circumstances:
○ Transfers of ownership 
○ Improvements to the property 

THE TERMS-- “CAPPED”



THE TERMS-- “PROPERTY TRANSFERS”
● Following the year of the transfer: The property's 

taxable value for the calendar year following the year of 
the transfer is the property's state equalized 
valuation for the calendar year following the 
transfer.
○ Board of review can correct for the 3 immediately 

preceding calendar years re: transfer of ownership
○ Some transfers, like the transfer to a spouse, do not 

uncap the property tax, see the full legislature for 
explanation. 

SEE THE MI TAX ACT HERE: 
http://www.legislature.mi.gov/(S(jk0r4jeogzptpdcw4414siky))/mileg.asp
x?page=GetObject&objectname=mcl-211-27a 

http://www.legislature.mi.gov/(S(jk0r4jeogzptpdcw4414siky))/mileg.aspx?page=GetObject&objectname=mcl-211-27a
http://www.legislature.mi.gov/(S(jk0r4jeogzptpdcw4414siky))/mileg.aspx?page=GetObject&objectname=mcl-211-27a


LEGISLATION THAT KEEPS YOUR 
TAXABLE VALUE FROM JUMPING

The General Property Tax Act
The Headlee Amendment  

Proposal A 
Mathieu Gast Act 



The General Property Tax Act

● Section 211.27a defines assessments, 
taxable value, exceptions and adjustments, 
etc. 

SEE THE MI TAX ACT HERE: 
http://www.legislature.mi.gov/(S(jk0r4jeogzptpdcw4414siky))/mileg.asp
x?page=GetObject&objectname=mcl-211-27a 

http://www.legislature.mi.gov/(S(jk0r4jeogzptpdcw4414siky))/mileg.aspx?page=GetObject&objectname=mcl-211-27a
http://www.legislature.mi.gov/(S(jk0r4jeogzptpdcw4414siky))/mileg.aspx?page=GetObject&objectname=mcl-211-27a


The Headlee Amendment & Proposal A   

● In 1978, Michigan voters approved the 
"Headlee" tax limitation amendments to the 
Michigan Constitution. Part of this amendment 
limited the amount of property tax that could be 
collected. This wasn’t done by parcel.

● Proposal A (passed in 1994) limits (or “caps”) 
the increase in Taxable Value on each parcel of 
property to 5% or the rate of inflation, whichever 
is lower.



Mathieu Gast Act
● The Matthieu Gast Act goes on to further explain 

that uncapping, and increase in Taxable Value, 
can’t occur as a result of normal repairs, it 
defines some of these “non-consideration” items. 

“The assessor shall not consider the increase in true 
cash value that is a result of expenditures for 
normal repairs, replacement, and maintenance in 
determining the true cash value of property for 
assessment purposes until the property is sold…” 



SEE THE BULLETIN TO ASSESSORS HERE: 
https://www.michigan.gov/documents/taxes/Bulletin_7_of_2014_Mathie
u_Gast_458960_7.pdf

Mathieu Gast Act

https://www.michigan.gov/documents/taxes/Bulletin_7_of_2014_Mathieu_Gast_458960_7.pdf
https://www.michigan.gov/documents/taxes/Bulletin_7_of_2014_Mathieu_Gast_458960_7.pdf


HOW DOES YOUR ASSESSMENT 
AFFECT YOUR TAX BILL

Your Taxable Value is how your bill is calculated!  



WHAT IS A MILL?

A mill = $1 for every $1000 of taxable value
● Millage rates are levied by both the state & city. 
● They may vary within a city if there are multiple school 

districts and may include special assessments basis for 
police, fire... 
○ Hamtramck total mills (nonhomestead) 75.2955
○ HP total mills (nonhomestead) 98.0028
○ Detroit total mills (nonhomestead) 86.8675

FULL LIST OF  MI PROPERTY TAX RATES HERE: 
https://www.michigan.gov/documents/taxes/2017_Total_Rates_Report_-
_Web_609678_7.pdf 

https://www.michigan.gov/documents/taxes/2017_Total_Rates_Report_-_Web_609678_7.pdf
https://www.michigan.gov/documents/taxes/2017_Total_Rates_Report_-_Web_609678_7.pdf


OKAY, so how do Mills & Taxable Value work?

● Let’s say the assessed value of your house is $40k. 
(The market value of your house is around $80k) 

● And the taxable value is also 40k. 
● You live in Hamtramck, and have the Primary Residence 

Exemption. 
The taxable value/1,000 x  millage rate                                 = property tax bill 

40000/1000 x 57.2955 mills *$1= $2,291.82 in taxes

FULL LIST OF PROPERTY TAX RATES HEREHERE: 
https://www.michigan.gov/documents/taxes/2017_Total_Rates_Report_-
_Web_609678_7.pdf 

https://www.michigan.gov/documents/taxes/2017_Total_Rates_Report_-_Web_609678_7.pdf
https://www.michigan.gov/documents/taxes/2017_Total_Rates_Report_-_Web_609678_7.pdf


So what if I am overassessed?

● NOW, Let’s say the assessed value of your house is 
$80k. (This would mean the market value of your house is around $160k) 

● And the taxable value is also 80k. 
● Let’s also say, this is an over assessment!
● You live in Hamtramck, and have the Primary Residence 

Exemption. 
The taxable value/1,000 x  millage rate                                 = property tax bill 

80000/1000 x 57.2955 mills *$1= $4,583.64 in taxes



“PRE”
(PRINCIPAL RESIDENCE 

EXEMPTION)
Michele Oberholtzer 
Director of Tax Foreclosure Prevention, UCHC
Founder, Tricycle Collective 
Hamtramckan



PRE
If the property you own is also your home, you can qualify for a tax 
discount known as the Principal Residence Exemption (PRE) also 
known as Homestead. Once you apply for this, it stays in place 
every year unless you move or sell. In most cases, PRE is 100%



PRE INSTRUCTIONS
● Before you get any tax breaks, the taxes 

must be in your name. File a PTA with 
your City Assessor to put the taxes if 
your name if you haven’t already.

● The PRE should have the name(s) of all 
owners who live in the home.

● You must show your ID that matches the 
address of the property
 

● If you have a PRE on another property, 
you have to “rescind” it first!



POVERTY TAX EXEMPTION



Poverty Tax Exemption

● According to State law, if you are a low income 
homeowner, you can apply to have your taxes 
lowered with a “Poverty Tax Exemption”

● Every city applies this rule differently, but it can 
help reduce taxes to as low as $0 for the year

● Residents meeting income limit and asset level tests may be eligible 
for a full or partial exemption of property taxes. The specific annual 
income limits vary by size of household and are published each year 
by the State of Michigan.



To Apply
Request a Poverty Exemption App. from the City Assessor

To fill out, you may need:
● Proof of ownership
● Proof of income (including tax returns if you file)
● Other stuff 

○ Proof of expenses
○ ID/Signatures for other adults in the home
○ Report cards for kids

● Apply every year!
● You can file income taxes, but IF you aren’t required to 

file the city can’t make you!



LET’S TALK ABOUT APPEALING

Sonja k. Bonnett
Director of Dignity Restoration Housing Program
Community Legal Worker for the Detroit Justice Center





REASON FOR PROTEST
“State reason(s) for protest of assessed value 

and/or the tentative taxable value and/or classification 
and/or qualified agricultural property exemption”



● Maybe your assessment is only based on exterior 
factors-- could be bad interior damage

● Area Comps may be based on houses on nearby 
but different streets-- what if your house is the 
only one on the street, or there is a lot of fire 
damage next door?

● Have property values went down drastically in 
the area, but the properties have not been 
lowered? 

CONTEXT--CASH VALUE MIGHT BE TOO HIGH



● “Comps”: comparable properties — 
● You may be able to make the case by looking up 

similar properties nearby that have sold recently 
● If you did challenge the decision in Tax Tribunal, 

you would likely hire someone to make a case 
and it would likely involve 3-5 comps.  

“COMPS”



● Did you just purchase the property? 
○ If 2x the “assessed value” is way higher than 

your purchase price, the “true cash value” 
may differ from the assessor’s estimate. 

● Do you have a mortgage? They probably did a 
home assessment-- does that assessment match 
up with the “true cash value” the assessor is 
estimating?   

NEW PURCHASE--CASH VALUE MIGHT BE TOO HIGH



● Have you had your home for many years? 
● Did you suddenly see an increase that is higher 

than the “Inflation Rate Multiplier”
● If there was no transfer of ownership, or no 

SUBSTANTIAL construction improvements, then 
this is called an illegal uncapping. 

ILLEGAL UNCAPPING



Does anyone in the room have viable examples 
that they were able to appeal the assessments?

OTHER REASONS FOR APPEAL



OKAY, WHAT’S THE PROCESS
Which forms do I need? When do they need to be in by? 

Where do I turn them in?























IF YOU’RE DISSATISFIED WITH THE 
THE BOARD OF REVIEW RESULTS? 

It is your right to appeal the Board of Review 
Decision, you can submit a petition to the MI Tax 

Tribunal. The filing fee is around $250-$600 
depending on the value & number of parcels. 



TAX TRIBUNAL
While this seems complicated, it is generally a 

hearing in front of one magistrate. You can 
represent yourself, or hire an agent or attorney.

Because of the protections of proposal A, the 
changes you make can be for a lifetime, if you 

don’t sell or make major changes to your home, 
so they may be worth it.  



BACK TAXES
What if the property is already behind??



● If you don’t pay property taxes to the city by 
February of the next year, the city sends them to 
Wayne County Treasurer for collections

● Wayne County adds interest and fees, making it 
even harder to catch up

● After 3 years, the home can be foreclosed
● Seek help! There are reduced-interest payment 

plans, programs to pay taxes and reduce taxes.
● If you don’t stop the foreclosure you lose all equity 

and your house will likley be sold in online auction

BACK TAXES



Visit United Community Housing Coalition to get help 
with back taxes, deed issues, Poverty Exemptions, etc.

No appointments necessary: 
2727 2nd Ave. Suite 313 
Detroit, MI 48201
Mondays, Wednesdays, and Fridays 9am - Noon

We help thousands of owners STOP foreclosure and we 
can also help if you live in a home with back taxes that 
you don’t own.

HELP with BACK TAXES
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