
Property taxes in Metro Detroit do not just nibble at your budget, they shape where people can realistically live,
what kind of house they buy, and how retirement feels once the paychecks stop. I meet plenty of buyers who can
afford the mortgage on paper, but the tax bill knocks the house out of reach. Southfield comes up in that
conversation a lot.

If you are weighing Southfield against other parts of Oakland, Wayne, or Macomb County, it helps to understand
not just the tax rates, but how Michigan’s system actually works, and how that ties into questions like whether
you can afford a 300k house on a 50k salary or what a 900,000 dollar mortgage really looks like when you add
taxes and insurance.

This is a deep dive from a practical angle, grounded in how people really buy, build, and keep homes in Southeast
Michigan.

How Michigan property taxes really work
Before you compare cities, you need the basic mechanics. Michigan does not tax the full market value directly.

For every property, there are three key values:

1. Market value

Roughly what a buyer would pay in today’s market. Appraisals and recent sales guide this.

2. State equalized value (SEV)

The assessor aims for SEV to be about half of market value. If the house would sell for 250,000 dollars, SEV
should be around 125,000 dollars.

3. Taxable value

This is the number that actually gets multiplied by the millage rate. Thanks to Proposal A in the 1990s, taxable
value usually starts near SEV when you buy, then only increases by the rate of inflation or 5 percent per year,
whichever is lower, until the property sells again. When it sells, it “uncaps” and jumps back up near SEV.

The tax bill is then calculated as:

Taxable value ÷ 1,000 × total millage rate = annual property tax

A mill is one dollar per 1,000 dollars of taxable value. So a total rate of 60 mills means 60 dollars in tax per 1,000
dollars of taxable value.

On top of this, Michigan has a homestead exemption that reduces the school operating tax for your primary
residence. Non‑homestead properties, like rentals or second homes, pay more.

This uncapping rule and the way taxable value grows mean two neighbors in nearly identical homes can have very
different tax bills. One has owned since 1998 and pays relatively little, the other bought last year and pays much
more.

Are Southfield property taxes high?
Relative to many Michigan communities, yes, Southfield’s property taxes are on the higher side, especially for new
buyers. They are not the very highest in the state, but they are high enough that you feel them.



Southfield sits in Oakland County. The city’s total millage rate for an owner‑occupied homestead property typically
works out to an effective tax rate around 2.8 to 3.4 percent of market value for a recent purchase. The exact figure
varies depending on smaller line items on your tax bill and how close your assessed value is to market.

Let us walk through an approximate example for a buyer who just purchased a 250,000 dollar home in Southfield:

Estimated SEV: about 125,000 dollars

Taxable value after uncapping: around 125,000 dollars

Assume total homestead millage somewhere in the mid‑60s (around 65 mills)

125,000 ÷ 1,000 × 65 = 8,125 dollars per year, or roughly 677 dollars per month.

Viewed as a percentage of the 250,000 dollar price, that is an effective rate of about 3.25 percent.

For a long‑term owner whose taxable value has grown slowly and now sits well below SEV, the effective rate on
market value may be closer to 1.5 to 2.5 percent. That is why people who have been in the same Southfield house
for 20 years often say their taxes are “not that bad”, while new buyers get sticker shock.

Compared with the rest of Oakland County:

Many inner‑ring suburbs and older communities have effective rates in the high 2s to low 3s.

Some higher value communities with large tax bases, like Novi or certain parts of Bloomfield, can have lower
effective rates around 2 to 2.5 percent, despite high dollar bills, because property values are so strong.

So yes, Southfield property taxes are on the high side, but they are not an outlier within the inner ring of Metro
Detroit.

Southfield vs Oakland, Wayne, and Macomb: a simple comparison
It can help to look at a rough comparison for a recently purchased 250,000 dollar owner‑occupied home,
assuming current‑ish millage patterns and uncapped taxable value close to SEV. These are rounded ballpark
figures, not quotes.

| Area | Approx. Annual tax | Effective rate on 250,000 value | |-----------------------------|--------------------|----
------------------------------| | Southfield (Oakland) | 7,000 – 8,500 | around 2.8 – 3.4% | | Outer Oakland suburb
(e.g. Novi, Wixom) | 5,000 – 6,500 | around 2.0 – 2.6% | | Detroit (Wayne, homestead) | 7,500 – 9,000 | around 3.0
– 3.6% | | Wayne County suburb (e.g. Livonia) | 4,500 – 6,000 | around 1.8 – 2.4% | | Macomb inner suburb (e.g.
Warren, Eastpointe) | 5,500 – 7,000 | around 2.2 – 2.8% | | Macomb outer suburb (e.g. Chesterfield) | 4,500 – 5,800
| around 1.8 – 2.3% |

Southfield sits roughly in the same band as Detroit, Warren, and Eastpointe for new buyers. Many West Wayne
and outer Oakland or Macomb suburbs land lower.

If you ask which counties in Michigan have the highest property taxes, Wayne and Oakland are consistently at or
near the top in effective rate on market value, especially in older cities where values took a hit after the Great
Recession but millage stayed high. Macomb is often a bit lower on average, but individual cities can approach
Oakland‑level rates.

Wayne County comparison: Detroit and nearby suburbs
Detroit often grabs headlines for high property taxes, and the reputation has some basis. Effective rates in Detroit
for owner‑occupants can land north of 3 percent of market value, more for non‑homestead properties. You may



see similar or even higher nominal millage numbers than in Southfield.

However, the typical question is not only “Are taxes high?” but “Can I buy a house in Detroit for 1,000 dollars?”
Technically, you can sometimes acquire a property through the Wayne County tax auction, the Detroit Land Bank,
or private sales at very low prices, including four‑figure deals. That does not mean the house is really a 1,000
dollar house.

You still face:

Delinquent taxes or liens that must be cleared in some cases

Ongoing property tax bills based on assessed value, even if the purchase price was 1,000 dollars

Substantial rehab costs that can easily run 50,000 to 150,000 dollars or more, depending on condition

I have seen buyers focus so intensely on the acquisition price that they ignore the future tax carrying cost. Once
you fix up the house, values and assessments can rise, and so do the taxes. In many pockets of Detroit, a fully
renovated 150,000 to 250,000 dollar home will face effective tax rates similar to Deck installation Southfield MI
Alexandria Home Solutions or higher than a Southfield home at the same value.

In the suburbs of Wayne County, such as Livonia, Westland, Garden City, and parts of Dearborn Heights, effective
rates are often noticeably lower than Southfield’s, sometimes by 0.5 to 1 full percentage point of value. On a
300,000 dollar house, that gap can mean 1,500 to 3,000 dollars per year, money that can instead support your
mortgage payment.

Macomb County comparison
Macomb County tends to offer slightly lower property taxes than Oakland or Wayne for similar values, especially
as you move away from the older, inner ring. Some parts of Warren and Eastpointe still look and feel very much
like inner‑ring Metro Detroit, and their taxes reflect that. But places like Macomb Township, Chesterfield, or parts
of Clinton Township can come in a bit lower.

For a 250,000 dollar owner‑occupied home in an outer Macomb suburb, it is common to see annual property
taxes closer to 4,500 to 5,800 dollars for a new owner, compared to 7,000 to 8,500 in Southfield. That is
meaningful when you are trying to decide if you can afford a house on a 40,000 dollar salary or a 50,000 dollar
salary.

When people ask where is the cheapest place to buy a house in Michigan or which city has the cheapest property
taxes, you are usually talking about small rural communities in the Upper Peninsula or the northern Lower
Peninsula. Those towns can have very low millage and low values, but they are not a realistic replacement for a job
in Metro Detroit for most buyers.

Within the tri‑county area, some of the lower effective tax environments tend to be in parts of western Wayne
County, and pockets of outer Oakland and Macomb, but it varies by city and school district.

How property taxes affect what you can afford
Most buyers focus on the purchase price and the mortgage rate. The lender focuses on your total monthly
payment, including property taxes and homeowner’s insurance. That is where Southfield’s higher rates can pinch.

To keep the math simple, think in ranges. For a 30‑year fixed mortgage at a mid‑single‑digit interest rate, principal
and interest on:
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300,000 dollars might run roughly 1,900 to 2,100 dollars per month

900,000 dollars might run in the 5,700 to 6,300 dollar range

1,000,000 dollars might run around 6,300 to 7,000 dollars

These are rough, pre‑tax and pre‑insurance numbers. Taxes in Southfield on a 300,000 dollar home could add 600
to 800 dollars a month for a new buyer. In a lower‑tax suburb, that same value might cost 400 to 550 dollars a
month in taxes.

Now layer in your income questions.

Can I buy a house with a 90k salary?

A commonly used guideline is that your total housing payment should stay under about 28 to 33 percent of gross
income, and total debt payments under about 40 to 45 percent. On 90,000 dollars a year (7,500 dollars a month
before taxes), a lender might feel comfortable with a total housing payment around 2,100 to 2,500 dollars,
depending on your other debts and credit score. In a higher tax city like Southfield, that might support a purchase
closer to 260,000 to 320,000 dollars. In a lower tax suburb, you might stretch that a bit higher.

Can I afford a house on a 40,000 dollar salary?

At about 3,333 dollars gross per month, you are probably looking at a total housing payment closer to 1,000 to
1,200 dollars if you want breathing room. In Southfield, property taxes on even a modest starter home can easily
run 350 to 450 dollars a month for a new buyer, which leaves relatively little room for the mortgage and
insurance. You may need to look in a lower tax community, buy a condo with lower value, or consider a larger
down payment.

Can I afford a 300k house on a 50k salary?



At around 4,167 dollars gross per month, the 28 to 33 percent rule would suggest a housing payment around
1,200 to 1,400 dollars. Realistically, with today’s interest rates and Southfield’s taxes, a 300,000 dollar home will
often push your total payment above that range unless you have very little other debt and a strong down
payment. Some buyers in this income range make it work, but they are usually in lower tax parts of the region or
they are very conservative with cars and other loans.

How much should my mortgage be if I make 3,000 dollars a month?

If 3,000 dollars is your gross income, a safe housing payment target might be 800 to 1,000 dollars, depending on
your comfort. In most of Metro Detroit, that will keep you in the smaller condo or very modest house category,
and taxes will strongly influence where you can buy. In a place like Southfield, higher taxes cut into what is left for
principal and interest, so you likely need a lower priced property or more down payment.

What is the monthly payment on a 900,000 dollar mortgage?

As noted earlier, you are likely in the 5,700 to 6,300 dollar per month range for principal and interest at common
30‑year rates, before taxes and insurance. At that price point, property taxes can easily add 1,800 to 2,500 dollars
monthly in many parts of Oakland County. It is a lesson in how, at the high end, taxes can feel like a second
mortgage.

How much of a down payment do I need for a 1,000,000 dollar house?

Plenty of lenders will let you put 10 percent down, some even less with special programs, but at that level, 20
percent or more is usually healthier. That is 200,000 dollars down. You not only lower your payment, you also
avoid jumbo loan headaches in some cases and improve your debt‑to‑income ratios. In high‑tax cities, a big down
payment can be the difference between qualifying or not.

What credit score is needed for a home loan?

FHA loans technically allow scores in the 500s with large down payments, but most mainstream lenders want at
least the mid‑600s for smoother approvals, and 700 plus for the best pricing. Higher scores give you more
flexibility to handle cities with steeper tax burdens, because the lender sees you as lower risk.

Quick rules of thumb for affordability in Southfield and similar cities
Here is a compact way to think about taxes when you run numbers:

1. Take the expected purchase price and multiply by 0.03 if you are a new buyer in a high‑tax city like Southfield
or Detroit. That gives a rough annual tax estimate.

2. Divide that by 12 to find a ballpark monthly tax cost.

3. Add 80 to 150 dollars per month per 100,000 dollars of value for homeowners insurance, depending on
coverage and area.

4. Check whether that total, plus your estimated mortgage principal and interest, stays under roughly 30
percent of your gross income.

5. If it does not, look at either a less expensive house, a larger down payment, or a lower tax community.

You do not need to be exact on day one, but if you skip this step, you can easily fall in love with a house and then
discover the tax bill is the deal breaker.

Seniors, retirees, and property tax relief



Many Southfield owners are long‑time residents who bought when prices were lower and are now nearing or
living in retirement. For them, the key questions are not only “What are my taxes?” but “Can I reduce them?” and
“Can I still get a mortgage if I downsize?”

How to not pay property tax in Michigan

There is no legal, general way to own property and simply not pay property tax. However, Michigan has a few
relief mechanisms:

The homestead property tax credit on your state income tax return can refund a portion of your property
taxes if your household resources are below certain thresholds.

Local poverty exemptions, sometimes called hardship exemptions, can reduce or waive property taxes for
low‑income homeowners who meet strict guidelines.

Disabled veterans and in some cases their surviving spouses may qualify for a full property tax exemption.

Requirements vary by city and county, and you apply through your local assessor or treasurer’s office.

Who is eligible for the 6,000 dollar senior tax credit?

There is no standard Michigan property tax program that simply grants a 6,000 dollar credit to all seniors. What
people often refer to loosely as a “senior tax credit” is a mix of the state homestead credit, federal credits for the
elderly or disabled, and various local exemptions that can add up to meaningful relief. The actual benefit depends
on income, age, disability status, and tax paid, and the amounts differ from one household to another.

Can a 70 year old woman get a 30‑year mortgage?

Yes, if she qualifies on income, credit, and other standard underwriting criteria. Lenders are not allowed to
discriminate based on age. I have seen 70‑plus borrowers take out 30‑year loans, usually with Social Security,
pension, or investment income. The lender only cares whether you can make the payment, not how old you are.

Do most retirees have their home paid off?

Nationally, a growing share of retirees still carry a mortgage, but a majority of older homeowners either own free
and clear or have relatively small remaining balances. In Southfield and similar suburbs, many long‑time owners
bought in the 1970s or 1980s, refinanced a few times, and ultimately paid off the house. For them, the property
tax and insurance bill often exceeds what their old mortgage payment used to be.

Neighborhoods and home styles in Southfield: how they affect taxes
Within Southfield, values and therefore taxes vary by neighborhood. Some of the popular neighborhoods in
Southfield include areas near Evergreen and 10 Mile, the Northland and Lahser corridor, and established
subdivisions east and west of Southfield Road with brick ranches and colonials from the mid‑20th century. Prices
can vary from modest mid‑200s houses to 400,000 plus in certain pockets.

A 1,500 square foot house is a sweet spot for many buyers in the area. How much money is required for a 1,500
sq ft house in Southfield depends on age, condition, and location, but a reasonable expectation in recent markets
might be somewhere from the high 100s to the mid‑200s, with renovated homes pushing higher. Taxes will scale
with that value.

What style is best for a 1,500 sq ft house?

There is no single answer, but in Southfield and nearby suburbs, you often see:

Brick ranches with three bedrooms and one and a half or two baths.



Smaller colonials with living and dining rooms on the main level and bedrooms upstairs.

Ranches can feel more accessible for aging in place and often appeal to retirees. Colonials sometimes offer slightly
better bedroom separation and resale appeal for families. For taxes, what matters most is overall value and lot size,
not so much whether it is a ranch or colonial.

How many bedrooms should a 2,000 sq ft house have?

In this market, a 2,000 square foot home with fewer than three bedrooms is unusual and can hurt resale. Three to
four bedrooms is more typical. Four bedrooms often makes the home feel “family sized” and attractive to a
broader range of buyers, which can support a higher value and therefore a higher tax bill. From a tax perspective,
you want to balance practicality with not overbuilding for the neighborhood.

Building new vs buying existing: where costs and taxes jump
For some buyers, especially those asking what is the most expensive part of building a house or what not to skimp
on when building a house, the property tax angle can be easy to overlook.

When you build new, your future tax bill will be based on the completed value of the home and land. In many
parts of Metro Detroit, the land might be relatively affordable, but a brand‑new 2,000 to 3,000 square foot home
can push your market value high enough that taxes become a serious line item.

Often, the most expensive part of building a house is not a single component, but the combination of:

Land acquisition

Site work, utilities, and foundation

High‑quality mechanicals (HVAC, electrical, plumbing) and structural elements

Finishes like countertops and flooring can feel expensive, but you have more control over their cost. From a
practical and tax perspective, you want to be careful about “overimproving” in a city where the neighborhood does
not support the value you are building.

What devalues a house most in this region is usually a mix of poor location relative to the neighborhood norm,
obvious deferred maintenance, and awkward or cheaply done renovations. Chasing every trend, cutting corners on
structure or waterproofing, or ignoring curb appeal can hurt your resale value more than almost anything.

Things you really should not skimp on when building or renovating
Even if your main focus is taxes and affordability, certain areas are not worth cheaping out on:

1. Structure and foundation work. Fix cracks, water intrusion, and framing issues properly. Hidden defects scare
buyers and inspectors, and they will haunt you later.

2. Roof and waterproofing. Roof leaks and wet basements are value killers and can lead to mold and insurance
headaches.

3. Electrical and plumbing. Outdated or unsafe systems can limit financing options and trigger expensive
surprises.

4. Energy efficiency in insulation and windows. Operating costs matter to you now and to buyers later.

5. Layout and flow. You can live with older finishes, but bad layout is hard to fix and drags down value.

Every dollar you put into a house will interact with property taxes for years. If you are going to pay taxes on a
higher value, it should be for improvements that really protect or enhance livability.



Market direction and 2026: will prices drop?
People ask whether there are any signs of house prices dropping in 2026 in Michigan. Forecasting precise timing is
guesswork, but you can watch a few fundamentals:

Inventory. If the number of homes for sale rises meaningfully relative to buyers, price growth will slow or
flatten. For years, Metro Detroit has been underbuilt, which supports prices.

Interest rates. Higher rates usually squeeze affordability, which can cool prices. If rates fall, demand often
jumps again.

Employment. Southeast Michigan’s job base in autos, health care, tech, and logistics influences housing
demand.

Right now, there are areas of the state and segments of the market where prices are flattening, and others where
they still creep up. Whether 2026 brings a drop or just slower growth, the piece you can control is buying with a
payment, including taxes, that you can comfortably handle.

What city in Michigan has the cheapest property taxes will not matter if there are no jobs or services there for you.
For most people considering Southfield, the choice is between higher‑tax inner suburbs with established
infrastructure and somewhat lower‑tax outer ring or different‑county options that come with longer commutes
and different amenities.

Working with builders, lenders, and local officials
Two last practical points.

What should you not say to a builder?

Avoid telling a builder your absolute top budget early on, especially if you have not nailed down site costs and
taxes. Instead, talk about the payment you are comfortable with and the priorities you cannot compromise on. Do
not say “I do not care about resale, I am never moving” unless you truly mean it. Life changes, and
overpersonalizing a home can hurt value and increase your tax burden without giving you useful flexibility.

When you talk with lenders and local officials, bring all the pieces together:

Ask the lender for a full payment estimate, including principal, interest, taxes, and insurance.

Request an estimated property tax amount for the specific address, not just a generic percentage.

Check with the city assessor about the current taxable value and what might happen when the property
uncaps.

Finally, remember that who owns the biggest mansion in Michigan is trivia. What matters for you is whether the
house you choose, in Southfield or elsewhere, fits your income, your stage of life, and your tolerance for that
annual tax bill that shows up whether the market is up or down.

Handled thoughtfully, property taxes become just another line item in a well‑planned budget, not the unpleasant
surprise that derails your plans.
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