
Property Assessment Seminar

Monday, May 8th, 5:30pm

Auburn Hills DPW

City of Auburn Hills

Property Appeals Process

Understanding the assessment change

notice and preparing for the March Board

of Review. The Seminar will also include

a question & answer session with Auburn

Hills Assessing Department.

Seminar Location

Auburn Hills DPW

1500 Brown Rd

Auburn Hills, MI 48326
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Property Appeals Process 
March Board of Review

What is the March Board of Review? The March Board of Review is a body with 

members appointed in each municipality to review the assessment roll received from the 

Assessor to ascertain it is complete, accurate, uniform and valid. They then conduct public 

hearings in March to hear appeals from property owners. 

Should I Appeal to the Board of Review?

Each year, prior to the March meetings of the local board of review, assessment change 

notices are mailed. These informational notices include State Equalized Value, Taxable 

Value, the percent of exemption as a Principal Residence or Qualified Agricultural 

Property, and whether or not an a Transfer of Ownership has occurred. If you believe the 

Assessed Value is more than half the value of your property, you may appeal the 

Assessed and /or Taxable Values at the March Board of Review. You can obtain 

information about the specific meeting dates and schedule an appearance with the Board 

of Review by contacting your local assessing office. The Board has no control over 

millage rates or property taxes.  Other reasons to appeal to the Board of Review would 

include:

CLASSIFICATION: Indicates the use of your property. There are six classifications, 

Agricultural, Commercial, Developmental, Industrial, Residential and Timber Cutover.

STATUS: Certain properties are tax-exempt.

EQUITY: All properties within the jurisdiction are to be assessed at the same ratio; 50% of 

TCV.

HARDSHIP: Poverty stricken property owners can request tax relief from the Board of 

Review through a hardship. Household financial documentation will be required.

Am I Required to Attend the March Board of Review for a Commercial/Industrial 

Real Property?

No. As of 2007 Commercial and Industrial Real properties no longer have to petition to the 

March Board of Review. These appeals can be made directly to the Michigan Tax Tribunal 

on or before May 31st. 

Am I Required to Attend the March Board of Review for Personal Property?

No. Personal Property can be appealed directly to the Michigan Tax Tribunal provided a 

Personal Property Statement has been filed before the commencement of the March 

Board of Review. If the statement has not been filed an appearance at the March Board of 

Review is required. Michigan law indicates that Personal Property Statements are due 

February 20th. The appeals to the Michigan Tax Tribunal must be made by May 31st .
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Any property owner or their designated agent may file an appeal regarding the assessment 

of a property within the Board’s jurisdiction. By law, non-resident property owners can 

appeal by letter. The City will allow letter appeals by residents as well. Most commonly the 

property owners appeal in person. You will need to schedule an appointment if you or your 

agent is to appeal in person. The Board of Review meetings are open to the public in 

compliance with the Open Meetings Act.

How to Prepare for the Board of Review?

The taxpayer must provide evidence showing the assessment placed upon the property is 

incorrect. The Board of Review needs good reason to alter an assessment. It is imperative 

to be able to answer the questions. “What do you think the property is worth?” and “What 

are you basing your opinion on?”

All assessments are to be based on the sales of similar properties.  You may hire a 

professional appraiser, or you can look at sales in your neighborhood and compare them to 

your home.  Per state law, the sale price of the property cannot be the sole determining 

factor of the assessment of that property. Neither the assessor nor the Board of Review can 

raise or lower a property assessment based solely on sale price. Mortgage appraisals also 

may not show TCV.

When do I Receive Notification of the Decision of the March Board of Review?

Every person who protests before the Board shall be notified in writing no later than the first 

Monday in June of the Board’s action on the protest.  The decision of the Board is binding 

for the current assessment year only.  This notice must include information concerning the 

right to appeal to the Michigan Tax Tribunal, the limits for appealing, and the tribunal’s 

address.

Can I Appeal the March Board of Review Decision?

Yes.  Assessments reviewed by the Board of Review can be appealed to the Michigan Tax 

Tribunal. The appeal deadline for residential and agricultural properties is July 31st of that 

year.

Hardships
What is a Hardship?

Section 211.7u of the Michigan General Property Tax Act defines the poverty or Hardship 

Exemption as a method to provide relief for those who, in the judgement of the Board of 

Review, are unable to fully contribute to the annual property tax burden of their principal 

residence due to their financial status.

How do I Apply for a Hardship?

The hardship waiver must be filed and approved by your local Board of Review on a yearly 

basis. Contact your local assessing office to receive an application. 



Definitions
Assessed Value (AV) – Generally the same as state equalized value unless an equalization factor other than 50% has been applied by 
either the county in which the property is located or the State. Your property’s assessment change notice will indicate your property’s 
state equalized and assessed values and the amounts those values have increased over the previous tax year’s state equalization and 
assessed values.

Entire Tribunal – The formal division of the Tribunal. Hearings are held in Lansing before a Tribunal Member.

Principal Residence Exemption (PRE) – Given to the property that is the primary residence of the property owner upon the filing of a 
principal residence exemption affidavit.

Small Claims – The informal division of the Tribunal. Hearings are held telephonically or in-person in the county where the property is 
located or an adjoining county but within 100 miles of the property.

State Equalized Value (SEV) – One-half ½) of your property’s true cash value.

State Equalized Value in Contention – The difference between what the petitioner and the respondent believe to be the property’s 
state equalized value for each tax year at issue.

Taxable Value (TV) – Is not the same as the property’s true cash value. It is the value used to calculate your property taxes. A 
property’s taxable value can only increase annually by the rate of inflation or 5%, whichever is less, unless there is an addition to the 
property (i.e. physical improvement or omitted property) or the property’s ownership transferred during a previous tax year. See MCL 
211.34d. Your property’s assessment change notice will indicate your property’s taxable and the amount the taxable value has 
increased over the previous tax year’s taxable value. A property's taxable value can also decrease if there is a physical loss to the 
property. See MCL 211.34d.

Taxable Value Contention – The value that the petitioner believes it should have been for each tax year at issue.

Taxable Value in Contention – The difference between what the petitioner and the respondent believe to be the property’s taxable 
value for each tax year at issue. 

True Cash Value – The fair market value or the usual selling price of property. For a more detailed definition see MCL 211.27.

Uncapping of the Taxable Value – When a transfer of property ownership occurred during a previous tax year, the taxable value of that 
property is uncapped and becomes the same as the state equalized value of the property.

…More Property Assessment Terminology:
http://www.michigan.gov/taxtrib
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THE GENERAL PROPERTY TAX ACT (EXCERPT)

Act 206 of 1893

211.27 “True cash value” defined; considerations in determining value; indicating 

exclusions from true cash value on assessment roll; subsection (2) applicable only to 

residential property; repairs considered normal maintenance; exclusions from real 

estate sales data; “present economic income” defined; applicability of subsection (4); 

“nonprofit cooperate housing corporation” defined; value of transferred property; 

“purchase price” defined; additional definitions; “standard too” defined.

Sec. 27.

(1) As used in this act, “true cash value” means the usual selling price at the 

place where the property to which the term is applied is at the time of assessment, 

being the price that could be obtained for the property at private sale, and not at 

auction sale except as otherwise provided in this section, or at forced sale. The usual 

selling price may include sales at public auction held by a nongovernmental agency 

or person if those sales have become a common method of acquisition in the 

jurisdiction for the class of property being valued. The usual selling price does not 

include sales at public action if the sale is part of a liquidation of the seller’s assets in 

a bankruptcy proceeding or if the seller is unable to use common marketing 

techniques to obtain the usual selling price for the property.
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ASSESSING CONTACTS
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Assessing Office – (248) 370-9436

Fax – (248) 475-0127

Email – Assessor@aburnhills.org

Bill Griffin – MMAO

City Assessor 

Wgriffin@auburnhills.org

Marie Collias – MAAO, ASA

Deputy Assessor

Mcollias@auburnhills.org

Coreen Wilson – Oakland County

Personal Property Auditor

Wilsonco@oakgove.com

(248) 858-0776

Darren Darge – MAAO

Commercial/Industrial Appraiser

Ddarge@auburnhills.org

Paul Ciraulo – MCAO

Residential Appraiser

Pciraulo@auburnhills.org

Dawn Schultz – MCAO

Assessing Clerk

Delston@auburnhills.org

mailto:Assessor@aburnhills.org
mailto:Wgriffin@auburnhills.org
mailto:Mcollias@auburnhills.org
mailto:Wilsonco@oakgove.com
mailto:Ddarge@auburnhills.org
mailto:Pciraulo@auburnhills.org
mailto:Delston@auburnhills.org


City Average Residential Change
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PROPOSAL “A”  

On March 15, 1994, Michigan voters approved the 

constitutional amendment known as Proposal “A”.  Prior 

to Proposal “A” property tax calculations were based on 

State Equalized Value (SEV). Proposal “A” established 

“Taxable Value” (TV) as the basis for the calculation of 

property taxes. Increases in Taxable Value (TV) are 

limited to the percent of change in the rate of inflation or 

5%, whichever is less, as long as there were no losses 

or additions to the property. The limit on TV does not 

apply to a property in the year following a transfer of 

ownership (sale).
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IRM – 2017 Inflation Rate Multiplier
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IRM – Inflation Rate Multiplier
1995 2.6%

1996 2.8%

1997 2.8%

1998 2.7%

1999 1.6%

2000 1.9%

2001 3.2%

2002 3.2%

2003 1.5%

2004 2.3%

2005 2.3%

2006 3.3%

2007 3.7%

2008 2.3%

2009 4.4%

2010 -0.3%

2011 1.7%

2012 2.7%

2013 2.4% 

2014 1.6%

2015 1.6%

2016 0.3%

2017 0.9%

Taxable Value Calculations are derived by using

IRM/CPI percentages. This has been mandated since the 

introduction of proposal “A” in 1994. IRM/CPI is calculated 

by the US Department of Labor. http://www.bls.gov/cpi
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ASSESSMENT 

CHANGE 

NOTICE



?
What are my options after 

receiving the  change of 

Assessment Notice?

1.Review Property Record Card

2.Contact the Assessor

3.Make Appointment for MBOR
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Residential Record Cards
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Important Items to Review on the 

Property Record Card

 Land Size

 Square Footage of Building (exterior Measurements)

 Class of Building (A,B,C,D)

 Garage

 Bathrooms

 Basement Finish

 Year Built

 Fireplaces

 Out-Buildings, Pools, Patios, Etc.

• This is just a sample of facts to verify and review with your Assessor
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How Assessments are Formulated

Step 1 

Cost Approach
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How Assessments are Formulated

Look for Sales within this Timeframe.

Look for properties like your own (subject) neighborhood

• Establishes 2017 Taxable Value for 2017 July and December levies.

• Sales Study Timeframes are determined by the State Tax Commission

2 Year Study – (used in increasing markets)

10-1-2014                                    9-30-2016
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Methods of Adjusting Assessments

Land Value

X

Land Adjustment

____________________

2017 Land 

Value

Building Replacement 
Value

X

*ECF

___________________

2017 Building 

Value =    2017 True Cash

Value

+

*E.C.F. = Economic Conditions Factor by Neighborhood
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2017 Sales Study Against 2016 Values
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3384 Oxford W *

* 3359 Oxford W

3131 Paramount Ln *

3346 Oxford W *

3151 Oxford W *

* 3358 Paramount Ln

* 3130 Paramount Ln
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CF4

ECF Neighborhood – CF4 Paramount Colonial



2017 Sales Study Against 2016 Values
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$167,040 48.70%

$1,163,210 48.32%

3.48% for 2017

Target Ratio 49.0% to 50.0%/48.32 = +3.48



Sales Study Creating 2017 Values
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How Assessments Are NOT FORMULATED
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Boards of Review
---------------------------------------------------------------------------------------------------------

• Meets 3 times a year.  March, July & December.

• Valuation Appeals can only be heard in March.

• July and December Boards are for Clerical corrections and 

Administrative changes.

• Many communities address poverty appeals in July and 

December. Reasons: 1) Tax returns are filed in April.  2) 

Less hectic schedule allows more time for boards to review 

poverty applications.
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Boards of Review

Who can be a member of a Board of Review?
Section 8.4 (Auburn Hills City Charter), The Board of Review shall be 

composed of five (5) qualified electors of the city, but not officers or 

employees of the city nor candidates for office.  One (1) member of the 

board shall be appointed by the council annually in January for a term of 

five (5) years.  The board shall constitute a Board of Review for all tax 

assessments.  The assessor shall be clerk of the board, shall keep a record 

of its proceedings and may be heard at its meetings, but shall have no vote.  

The council shall fix the compensation of the members of the board.  The 

board shall annually in February select its own chairman for ensuring year 

and determine its rules of procedure.  A majority of the members of the 

board shall constitute a quorum.
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How to Prepare for the Board of Review? 

www.auburnhills.org The taxpayer must provide evidence showing the 

assessment placed upon the property is incorrect.  The Board of Review 

needs good reason to alter an assessment. It is imperative to be able to 

answer the questions, “What do you think the property is worth?” and 

“What are you basing your opinion on?”

All assessments are to be based on the sales of similar properties. You 

may hire a professional appraiser, or you can look at sales in your 

neighborhood and compare them to your home. Per state law, the sale 

price of a property cannot be the sole determining factor of the 

assessment of that property.  Neither the Assessor nor the Board of 

Review can raise or lower a property assessment based solely on 

its sale price. Mortgage appraisals also may not show True Cash 

Value.

State Equalized Value = True Cash Value X 50% 
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Where to find sales data?

• Auburn Hills Website

• Auburn Hills Assessor’s Office

• Realtors

• MLS

• Access Oakland

• Register of Deeds

• Websites (Sales must be verified)
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Example of Residential Sales Report

Total No. of Sales - 7

$2,407,500 18,648 sf $129.10 $1,200,980

Avg. Sale Price - $343,929 Avg. Ratio – 49.88%



Auburn Hills Website
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Access Assessing Information at…

www.auburnhills.org

1. Select “Assessing Department” from the Header section titled “Departments”

2. Select “Property Data Search” from the left most column.

3. Use search bar to find specific property.

Search by name, property address or parcel number.

Click parcel number and the general property information screen will 

display assessing information.

Click on additional screens to view building and images/sketches.

http://www.auburnhills.org/


29

Example – Sales Comparison Approach



Final Preparation for MBOR

•Validate all data.

•Make the presentation concise.

•Time with BOR may be limited, get 

straight to the point.

•More Data isn’t always better.
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Poverty

What is a Poverty?

Section 211.7u of the Michigan General 
Property Tax Act defines the poverty or 
Poverty Exemption as a method to provide 
relief for those who, in the judgment of the 
Board of Review, are unable to fully 
contribute to the annual property tax burden 
of their principal residence due to their 
financial status.
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Poverty

How do I apply for a Poverty?

The poverty waiver must be filed and approved by 

your local Board of Review on a yearly basis. 

Contact the assessing office for an application. 

(July Boards for some communities)

Poverty Guidelines are established by the City. 

The guidelines include an asset test and income 

test.
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Hardship/Poverty Exemption
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Hardship/Poverty Exemption
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Hardship/Poverty Application
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Disabled Veterans Exemption

Real Property used and owned as a homestead by a disabled 

veteran who was discharged from the armed forces of the 

United States under honorable conditions or his or her 

unremarried surviving spouse.

• Permanently or totally disabled as a result of military service and 

entitled to veterans’ benefits at the 100% rate.

• Receives pecuniary assistance due to disability for specially 

adapted housing.

• Rated as individually unemployable.

• Veteran must file annually the affidavit of Disabled Veterans 

Exemption and summary of benefits letter from the Department of 

Veterans Affairs.



The Outcomes of the MBOR

• Letters will be mailed to property owners after the closing 

of March Board of Review.

• Statutory Law:  These letters are to be delivered to 

the property owners no later than June 3rd. (first Monday in 

June)

- No Change

- Lowering of Assessment

- Lowering of Taxable Value

- Raising of Assessment

• The letter mailed to property will contain instructions on 

appealing to the Michigan Tax Tribunal.
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MTT for Home Owners
-Small Claims-

What is the Michigan Tax Tribunal?

Quasi-Judicial agency to preside over valuation disputes.

How does the Tribunal Work?

Informal hearing with administrative law judge. You must appeal to the MBR to appeal to the Tax Tribunal.

Where do I file my appeal?

Michigan Tax Tribunal

P.O. Box 30232

Lansing, MI 48909

Ph:  (517) 373-4400

Fax: (517) 373-4493

Website: www.michigan.gov/taxtrib

Email general questions: taxtrib@michigan.gov

When do I File?

Appeals must be filed to the Tribunal by July 31st (residential properties).

How do I file?

By writing a letter to the Tribunal.

What are the Fees?

None for primary residences.
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