Property taxes can turn a comfortable retirement budget into a monthly headache, especially in Oakland County.
Southfield is a convenient, well located suburb with solid city services, but many retirees look at their annual tax bill
and wonder how long they can realistically stay. The good news is that Michigan gives seniors a mix of credits and

exemptions that, when handled properly, can knock thousands of dollars off that bill every year.

The headline number many Southfield homeowners hear is “up to $6,000 in senior tax relief.” That is not a single,
one-line statewide credit. Instead, it is a realistic combined target for a Southfield senior who layers state income
tax credits, property tax programs, and local exemptions correctly. | have seen retired couples in Southfield trim

between $3,000 and $6,000 a year from what they would have paid without planning.

This guide walks through how that works in practice, how to think about staying in your Southfield home through
retirement, and how those choices intersect with questions you may already be asking about mortgages,

neighborhoods, and longer term housing decisions in Michigan.

Why Southfield feels expensive, and why that matters for retirees

Michigan as a whole has moderate property taxes compared with some coastal states, but the picture changes
quickly once you zoom in. Oakland County, where Southfield sits, is regularly among the counties with the highest
property taxes in Michigan, largely because home values are higher and local millage rates support strong school

districts and services.

So, are Southfield property taxes high? Relative to many other Michigan cities, yes. A typical Southfield homeowner
can see an effective tax rate in the range of 2 to 3 percent of market value. On a home with a taxable value of
100,000 dollars, that can mean an annual tax bill hovering around 3,000 dollars or more, depending on millages

and assessments. For someone on Social Security and a modest pension, that is not a small line item.

The core problem many seniors face is this: income slides down, but property taxes do not politely follow. In a
neighborhood like Northland Gardens or the more established subdivisions near Lahser and 12 Mile, prices and
assessments have been strong enough that long time owners are surprised when they see their new taxable value

after a sale next door.

Understanding how the senior alexandriahomesolutions.com Home Improvement Southfield Ml tax breaks

work is often the difference between selling a house you love and comfortably staying put.

The building blocks of Michigan senior tax relief

When people ask, “Who is eligible for the $6,000 senior tax credit?”, they are usually talking about the combined

impact of several separate tools:

1. State income tax credits that refund a portion of your property tax.
2. Property tax exemptions or reductions handled locally, through the city or township.

3. Smart timing and structure of income in retirement so you do not disqualify yourself by accident.
No single statute says "here is your six thousand dollar check.” Instead, you piece together several programs.
At a high level, you should know about three main categories.

First, the Michigan Homestead Property Tax Credit. This is available to many homeowners and renters, not just
seniors, but the rules are more favorable once you hit 65. In simple terms, the state looks at your household

resources and the property taxes (or rent) you paid, then refunds a portion if your taxes are high relative to your
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income. There is a maximum credit that tends to change with legislation and inflation. For a senior with very

modest income, the credit can be substantial relative to their taxes paid.

Second, local hardship and senior exemptions. Southfield, like other Michigan cities, administers property tax
hardship exemptions under state law. Some are income based, others are poverty based. If your income is low
enough and you meet the asset rules, the exemption can cut your current year tax bill dramatically. Every city
council sets guidelines within the legal framework, and those guidelines change, so you always check Southfield’s

current policy rather than rely on a neighbor’s story from five years ago.

Third, targeted exemptions such as those for disabled veterans or surviving spouses of veterans. These are very
powerful and, in some cases, can wipe out property tax completely. For a Southfield senior who qualifies under
veteran rules, "How to not pay property tax in Michigan” has a very literal answer: you may have a full exemption.

For everyone else, “not paying” property tax is not realistic or legal, but sharply reducing it often is.

When seniors in Southfield manage to approach that 6,000 dollar relief mark, it is typically because they qualify for
a sizable Homestead Property Tax Credit, plus a local hardship or senior exemption, and occasionally a veteran

benefit layered on top.

Checking your own eligibility

Most of the programs that move you toward that 6,000 dollar figure use some combination of age, income, home

value, and residency. You are more likely to qualify if you meet at least a few of these conditions.
Here is a short checklist you can walk through before you call the city or a tax preparer:

1. You are at least 65 during the tax year, or your spouse is.
2. The Southfield home is your principal residence and has a Principal Residence Exemption on your tax bill.

3. Your total household resources fall in a low to moderate range for Michigan seniors, rather than six figure

retirement income.
4. You personally pay the property taxes or they are included in your mortgage escrow, not a landlord’s bill.

5. You are current, or can become current, on past due taxes with a payment plan if needed.

If you nod “yes” to most of these, you are a strong candidate for the core state credits and should at least have a
conversation about local exemptions. Even if you are not sure where your “household resources” sit for Michigan's
definition, do a rough calculation: Social Security benefits, pensions, IRA withdrawals, wages, and certain other

income all count.

Southfield’s property tax reality, compared with other Michigan cities

Southfield sits in an unusual spot. It is not Birmingham or Bloomfield Hills in terms of prices, but it is not the
cheapest place to buy a house in Michigan either. Cities in rural northern counties, or some smaller urban areas,

carry much lighter tax bills simply because home values are lower and local government is smaller.

If you are hunting purely for low taxes, you look toward Michigan counties with modest millage and lower median
values. Some of the cheapest places to buy a house in Michigan still show up in older industrial towns and rural
townships. This is why people ask, “Where's the cheapest place to buy a house in Michigan?” and “Can | buy a

house in Detroit for $1,000?" after seeing news stories about auctions and land bank sales.

In practice, you can still encounter Detroit houses auctioned for under 5,000 dollars, and occasionally the old

stories of 1,000 dollar sales surface, but they come with heavy caveats: occupancy issues, significant rehab costs,



possible demolition orders, and back taxes. Taxes on a blighted Detroit shell may be technically low, but the overall

risk and carrying cost are not.

By contrast, Southfield's value proposition for seniors is stability. You are paying higher property taxes than in a
struggling township, but you are buying reliable services, well maintained streets, and quick access to healthcare
and shopping. Your job is not to eliminate the taxes, but to trim them back to something that fits your retirement

income through credits and exemptions.

Living well in Southfield: neighborhoods and house size decisions

Within Southfield, popular neighborhoods with seniors include the more established residential pockets such as
the areas around Civic Center, homes near Evergreen and 12 Mile, and quieter subdivisions tucked between
Northwestern Highway and Lahser. These offer ranch homes, split levels, and colonials with manageable yards and

reasonable accessibility.

If you are wondering, “What style is best for a 1500 sq ft house?” in retirement, my bias for seniors is toward a
single story ranch or a first floor primary bedroom with minimal stairs. A 1,500 square foot ranch in Southfield can
carry two or three bedrooms, a modest family room, and an eat-in kitchen. Maintenance stays livable, and

property taxes for that size home are often easier to manage than on a 3,000 square foot two story.

For families thinking ahead, "How many bedrooms should a 2000 sq ft house have?” in Southfield, the sweet spot
is usually three to four bedrooms with two baths. Anything larger often jumps you into a price and tax bracket

that may be uncomfortable when you retire, unless you are confident about long term income.

One of the quiet mistakes | see is building or buying more house than you will want to carry into your late 60s
and 70s. The most expensive part of building a house is typically the structure and systems, not the decorative
finishes: foundation work, framing, mechanicals, and roofing. Skimp on those and you pay later. But overshoot
your square footage by several hundred feet, and your ongoing property taxes, utilities, and maintenance all swell

for decades.

When people ask, “What devalues a house most?” in our area, the answers are not just cosmetic. Poor
maintenance, water issues in basements, and obvious DIY structural work without permits are the big ones. On
new construction, what you do not want to skimp on when building a house is the unseen: proper drainage,
quality roofing, insulation, and HVAC. These are exactly the things buyers (and appraisers) quietly downgrade

when they see problems.

The mortgage question: buying or refinancing as a senior

Property tax planning for Southfield retirees ties directly into mortgage choices. Many people still carrying a loan
into their late 60s wonder whether they will ever be free of housing payments. The reality is mixed. Some studies
show that a significant share of retirees have their home paid off, but it is no longer the majority across all income
levels. In stronger markets like Oakland County, “Do most retirees have their home paid off?” is increasingly
answered with “not necessarily,” especially if they bought later in life or refinanced to help children or cover

emergencies.
There are a few recurring questions here:

Can a 70 year old woman get a 30 year mortgage? Yes, as long as she qualifies under the lender’s income, credit,
and underwriting standards. Federal law does not allow lenders to use age as a reason to deny a mortgage,
whether it is a standard 30 year loan or a shorter term. The lender looks at ability to repay. Income from Social

Security, pensions, annuities, and sometimes retirement accounts can all count.



What credit score is needed for a home loan? In practice, many conventional lenders want to see scores in the mid
600s or higher, ideally above 680 for better rates. FHA and VA programs permit lower scores, sometimes in the
low 600s or high 500s, but the lower the score, the more conditions, costs, and down payment requirements you
often face. For a Southfield senior hoping to refinance into a more manageable payment, keeping your score

above 680 gives you far more flexibility.

Can | buy a house with a 90k salary? On that income, many lenders might approve you for a mortgage large
enough to buy in most Southfield neighborhoods, assuming reasonable debts and a sensible down payment. But
the deeper question is not whether you technically can, but whether the payment still lets you save and plan for

retirement.
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Rules of thumb help frame the numbers. If you make 3,000 dollars a month, “How much should my mortgage
be?” under a conservative 28 percent guideline is around 840 dollars a month for principal and interest, maybe up
to 900 dollars if your other debts are modest. Notice how easily property taxes and insurance can push the total
higher. Add 300 to 400 dollars a month for taxes and insurance in Southfield, and your total housing payment
might climb to 1,200 or 1,300 dollars. At that point, the payment may be more than a third of your income, which

many seniors find tight.

On larger homes, the numbers scale quickly. People fascinated by big real estate sometimes ask, “What is the
monthly payment on a 900000 mortgage?” Using a ballpark 7 percent interest over 30 years with no taxes or
insurance included, principal and interest alone sit near 6,000 dollars a month. On a 1,000,000 dollar house, even
a 20 percent down payment of 200,000 dollars leaves you with an 800,000 dollar loan and substantial monthly
obligations. For that kind of purchase, "How much of a down payment do | need for a $1,000,000 house?" is less

about a lender's minimum and more about what keeps your property taxes, maintenance, and mortgage from



hijacking your long term savings. At 20 percent down, you still face a very high tax bill in a place like Oakland

County.

For middle income buyers, questions like “Can | afford a house on a 40,000 salary?” or “Can | afford a 300k house
on a 50k salary?” need honest math. On 40,000 dollars a year, even with low debt, a traditional lender might be
uncomfortable approving you for a 300,000 dollar home in Southfield once property taxes and insurance are
baked into the monthly payment. The house might technically “fit" in the loan model if interest rates dipped and
your down payment was strong, but your budget in retirement would be brittle. With 50,000 in income, a
300,000 purchase becomes more imaginable, especially if you bring 10 to 20 percent down and keep other debts

minimal, yet your retirement plan still needs to anticipate rising taxes and healthcare.

This is where senior tax planning matters. If you know how much relief you can reasonably expect as a Southfield

homeowner, you can decide whether those long term numbers pencil out.

Making the $6,000 relief realistic rather than theoretical

The gap between “available programs” and “actual savings” usually comes down to execution. Southfield seniors
who routinely receive thousands back or off their tax bills tend to do three things well: they apply every year, they

keep their paperwork clean, and they coordinate with their broader financial planning.
Here is a practical sequence | recommend if you are serious about cutting your property tax burden:

1. Gather your last two years of tax bills and your federal and Michigan income tax returns.
2. Confirm that your Southfield home has a Principal Residence Exemption on record with the city.

3. Meet with a tax preparer or advisor who has explicit experience with Michigan Homestead credits and local

hardship exemptions.

4. File the state Homestead Property Tax Credit with your Michigan income tax return, even if your income is low

enough that you otherwise would not file.

5. Submit any local exemption or hardship application to Southfield's assessor’s office by the required deadline

each year, with every requested document included.

People often miss that last piece. Local exemptions are not one and done. You typically reapply annually, and city
boards expect current documents: bank statements, Social Security award letters, pension stubs, and sometimes
explanations for unusual deposits. A sloppily completed form or missing attachment is a very common reason

seniors miss out.

Once you have a rhythm, the combined effect can be striking. For example, | have seen a widowed homeowner in
Southfield with modest Social Security and a small pension receive a state Homestead credit refund of around
1,500 dollars, plus a major reduction in current year property taxes through a local exemption worth over 3,000
dollars. Add a smaller utility or special assessment reduction, and she was effectively 5,000 dollars better off than
without those tools. In years where certain millages dropped or her income dipped, that combined benefit nudged
near 6,000 dollars.

You do not chase the number for its own sake. You use it as a rough yardstick that tells you whether your tax

strategy is working.

Balancing tax relief with housing strategy in Michigan

Every few months, someone worried about the future asks whether there are any signs of house prices dropping

in 2026 in Michigan. Predicting specific years is speculative, but you can look at trends. Southeast Michigan,



including Oakland County and Southfield, has had a strong market for several years driven by tight inventory.
Prices may flatten if interest rates remain higher and inventory loosens, but betting on a dramatic crash as your

main retirement plan is risky.

The better approach for Southfield seniors is usually to make the home you already own more affordable rather
than trying to time the market elsewhere. You do that by locking in a reasonable mortgage payment or
eliminating the mortgage where possible, exploiting every senior tax break available, and keeping maintenance

current so you do not face large unexpected repairs.

If you are building instead of buying, especially elsewhere in Michigan, pay close attention to the relationship
between square footage and taxes. A 1,500 square foot home can be very comfortable and much cheaper to carry
over 20 or 30 years than a 2,500 square foot design. Ask your builder detailed questions about insulation, roofing,
drainage, and HVAC. And remember there are things you should not say to a builder if you want a smooth
process: telling them you have “no budget,” pushing for shortcuts on structural items, or bragging that you “know

someone at the city who can take care of permits” sets the wrong tone and invites future headaches.

At the opposite extreme, curiosity about luxury properties pops up. "Who owns the biggest mansion in Michigan?”
changes from time to time as new estates are built and sold, but you will find contenders along the lakes in
Oakland County and in Grosse Pointe, with square footage and tax bills that make most people’s eyes water. They
are interesting to read about, but far removed from the financial reality of a Southfield retiree balancing Social

Security against property taxes.

A realistic path for Southfield seniors

The broad themes come down to this. Southfield is not the cheapest housing market in Michigan, and Oakland
County sits on the higher side of property tax burdens, but that does not mean you must leave when you retire.
With careful use of state income tax credits, local exemptions, and sensible financing, many seniors can pull their
combined property tax hit down by several thousand dollars each year. For a sizable minority, the total benefit

edges into that 6,000 dollar range.

If you pair those tax tools with a house that fits your stage of life, the numbers begin to work. A 1,500 to 2,000
square foot home, in a stable Southfield neighborhood you already know and like, with a manageable mortgage or
no mortgage, becomes a realistic long term base. You reduce the strain from property taxes without sacrificing

access to doctors, parks, and family.

That is the real goal. Not chasing headlines about 1,000 dollar Detroit houses or guessing which Michigan city has
the absolute cheapest property taxes, but reshaping the costs on the home you already have so that you can age

in place with confidence, rather than anxiety, about the next tax bill.
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