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Department



Michigan 
Assessments

• Assessments Developed Every Year

• Some states every 3 or 5 years

• All Properties within the Community are Identified and 
Assessed, unless Expressly Stated Exempt

• Assessments are to be Based Upon 50% of Market Value

• Example: 

• Market Value of $100,000

• SEV should equal $50,000

• Market Value Definition 

• Probable selling price a property should bring in a 
competitive and open market under all condition's 
requisite to a fair sale, the buyer and seller each acting 
prudently and knowledgeable, and assuming the price 
is not affected by undue stimulus.

• What it is not:

• Foreclosure Sale, Short Sale, Related Party Sale, or 
Distressed Sales 

• Not 50% of the actual sale price



Michigan 
Assessments

Continued

How are property values determined? 

Property values are determined by the assessor using a sales study 
mass appraisal approach. During a sales study period the assessor 
looks at all of the arm’s length transactions over a one-year or two-year 
period. The assessor then compares the sale price to the Assessed 
Value of each transaction, to determine the amount of increase or 
decrease in market value. The assessor must ensure the Assessed 
Value is not greater than 50% of market value.



Opinions on 
Market Value



Markets 
Summary:

Residential

• DOM have 
increased –
typically 
indicating 
supply/demand 
in balance

• Average/Median 
prices continue to 
rise

• LP to SP ratios 
are still strong



Markets Summary:
Residential Cont.



Markets 
Summary:

Multi-Family

• Solid rebound in 
2023-2024 and into 
2025

• 2025 to 2029 
shows solid growth

• Private Investors are 
dominant investors 
in Macomb County 
multi-family market



Markets 
Summary:

Office

• Oversupply

• Supply exceeds 
demand

• Impacts from 
remote work / 
COVID 

• Many offices will 
be repurposed 
for new uses or 
razed



Markets 
Summary:

Retail

• Some impact 
from E-
commerce

• Still, retail 
remains stable

• Large enclosed 
malls, Class C & 
D (based upon 
sales per SF) 
show struggles



Markets 
Summary:

Industrial

• Solid rebound in 
2024 and into 
2025

• 2025 to 2029 
shows solid 
growth



Markets 
Summary:

Industrial 
Cont.

• Trends in 
industrial

• Technology and 
more efficient 
systems reduce 
employees

• Reduce costs 



Markets 
Summary:

Retail & 
Industrial

• A shift in what is 
desirable

• Real estate will 
be developed to 
reflect market 
demands



Markets 
Summary:

Hospitality

• Solid rebound in 
2024 and into 
2025

• 2025 to 2026 
show decline 

• Cap rates 
continue to 
climb, indicating 
increased risk



Proposal A

Tax Reform

• Proposal A, Approved by Voters on March 15, 1994

• Came into Affect in 1995

• What Changed?

• Shift in Funding – moved primary source of school funding 
from local to state

• Increased state control

• Equity in Funding - $$ per pupil are more consistent 
throughout the state

• Property Tax Reform – Aimed at controlling property taxes 
by limiting increases to the Consumer Price Index (CPI)

• Is now called Inflation Rate Multiplier (IRM) – same 
thing

• New assessing terms

• SEV – 50% of Market Value

• Capped Value – Formula designed to limit tax 
increases 

• Taxable Value – the lessor of the SEV and Capped 
Values

• Property Taxes = (Millage Rates/1,000) x Taxable Value 



Proposal A

Tax Reform

Capped Value Formula

(Last Year’s Taxable – losses) 

x CPI or 5% (Whichever is less)

+ Additions (i.e., additions, new decks, new garage, etc)

= Capped Value

• SEV – 50% of Market Value

• Capped Value (CV) - Formula

• Taxable Value (whichever is less between SEV and CV)



Proposal A

“Uncapping”

What Happens to the Taxable Value When a Property Transfers 
Ownership? 

In the year following the purchase of a property, the Taxable Value 
becomes equal to the Assessed Value. This is commonly referred to as 
an “uncapping.” In the second year after a property is purchased, the 
Taxable Value is again capped, and may only increase by the Inflation 
Rate Multiplier (IRM) or 5%, whichever is less, 



We hope you 
didn’t forget 
about the 
“uncapping”



Before buying a 
home in Michigan, 
check this website
to estimate your 
taxes

• Go to your desired search engine and type in 
“Property Tax Estimator”  

• https://www.michigan.gov/taxes/property/estimator

https://www.michigan.gov/taxes/property/estimator
https://www.michigan.gov/taxes/property/estimator


“Uncapping” – Example #1



“Uncapping” – Example #1 Tax Impact

Previous Year

SEV = $140,000

TV = $95,000

Taxes (Using Fitzgerald PRE Millage Rate)

(54.4727/1,000) x 95,000 = $5,174.91

+ 1% Administration Fee = $51.75

Total Taxes = $5,226.66

Following Year

SEV = $150,000 (7.1% increase)

TV = $150,000 (57.89% increase)

Taxes (Using Fitzgerald PRE Millage Rate)

(54.4727/1,000) x 150,000 = $8,170.91

+ 1% Administration Fee = $81.71

Total Taxes = $8,252.62

Tax Increase = 57.89%



“Uncapping” – Example #2



“Uncapping” – Example #2 Tax Impact

Previous Year

SEV = $135,000

TV = $95,000

Taxes (Using Fitzgerald PRE Millage Rate)

(54.4727/1,000) x 95,000 = $5,174.91

+ 1% Administration Fee = $51.75

Total Taxes = $5,226.66

Following Year

SEV = $157,500 (16.7% increase)

TV = $119,305 (25.58% increase)

Taxes (Using Fitzgerald PRE Millage Rate)

(54.4727/1,000) x 119,305 = $6,498.87

+ 1% Administration Fee = $64.99

Total Taxes = $6,563.86

Tax Increase = 25.58%



“Uncapping” – Example #3



“Uncapping” – Example #3 Tax Impact

Previous Year

SEV = $130,000

TV = $95,000

Taxes (Using Fitzgerald PRE Millage Rate)

(54.4727/1,000) x 95,000 = $5,174.91

+ 1% Administration Fee = $51.75

Total Taxes = $5,226.66

Following Year

SEV = $135,000 (3.8% increase)

TV = $96,805 (1.9% increase)

Taxes (Using Fitzgerald PRE Millage Rate)

(54.4727/1,000) x 96,805 = $5,273.23

+ 1% Administration Fee = $52.73

Total Taxes = $5,325.96

Tax Increase = 1.9%



Appealing Your 
Assessment



Appealing Your 
Assessment

Appealing Your Property Assessments

• Residential Class– You must appeal at March Board of 
Review

• If you don’t agree with the Board of Review 
Decision, then can appeal to the Michigan Tax 
Tribunal (MTT)

• Information on how to appeal to the MTT will be 
on the Board of Review’s decision letter

• Non Residential Class– You can either appeal at March 
Board of Review or go directly to the Michigan Tax 
Tribunal

• Call us if you’re not sure and we will walk you through 
the process

• (586) 574-4532



Appealing Your 
Assessment

Deadlines



Appealing Your 
Assessment

Cont. 

Appealing Your Property Assessments

• The appeal will be on your assessment and not on 
taxes. 

• The burden of proof is on you to demonstrate that the 
assessment is excessive

• Bring sales data

• Bring an appraisal

• Hire/retain a tax appeal professional 



Exemptions

Real Property Exemptions

• Principle Residence Exemption (PRE)

• Veterans

• Poverty

• Religious

• Senior Housing

Many others

• Various commercial and industrial tax abatements and 
incentives

• Call us if you’re not sure and we will walk you through 
the process

• (586) 574-4532



You are all 
experts now



Q&A Time

Thank you

F. Scott Miller, MMAO

(586) 574-5432
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