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SPECIAL MEETING 

BENZIE COUNTY BOARD OF COMMISSIONERS 

AGENDA 

October 30, 2023 

5:30 p.m. to 7:30 p.m. 

Frank F. Walterhouse Board Room, Government Center, Beulah, Michigan 

 
Join Meeting 

 

Please click the link below to join the webinar: 

www.youtube.com/@BenzieCounty  

 

5:30 p.m. Call to Order  

 

  Roll call 

 

  Invocation & Pledge of Allegiance 

 

  Approval of Agenda 

 

  Town Hall Style Forum to discuss a Benzie County Headlee Reset Election 

 

  Public Input 

 

          Adjournment 
 

 

 

 

 

 

 

 
Times Subject to Change  

The County of Benzie will provide necessary reasonable auxiliary aids and services for individuals with disabilities at the meeting upon five (5) working 

days’ notice to the County. Individuals with disabilities requiring auxiliary aids or services should contact the County in writing or by calling the 
following: 

BENZIE COUNTY CLERK 

448 COURT PLACE 
BEULAH MI 49617 

(231) 882-9671 

This notice was posted by Tammy Bowers, Benzie County Clerk, on the bulletin board in the main entrance of the Benzie County Governmental Center, 
Beulah, Michigan, at least 18 hours prior to the start of the meeting. This notice is to comply with Sections 4 and 5 of the Michigan Open Meetings Act 

(PA 267 of 1976). 

 
 

 

 

http://www.benzieco.net/
http://www.youtube.com/@BenzieCounty


PUBLIC COMMENT  

 

Purpose: The Benzie County Board of Commissioners is a public policy setting body and subject to 

the Open Meetings Act (PA 267 of 1976). The Board also operates under a set of “Benzie County 

Board Rules (section 7.3)” which provides for public comment during their meetings.   It continually 

strives to receive comment from the residents of the county and reserves two opportunities during the 

monthly scheduled meeting for you the public to voice opinions, concerns and sharing of any other 

items of common interest. There are however, in concert with meeting conduct certain rules to follow. 

 

Speaking Time:  Agenda items may be added or removed by the board but initially at least two 

times are devoted to Public Comment. Generally, however, attendees wishing to speak will be 

informed how long they may speak by the chairman. All speakers are asked to give their name, 

residence and topic they wish to address. This and the statements/comments will be entered into the 

public record (minutes of the meeting). Should there be a number of speakers wishing to voice similar 

opinions, an option for a longer presentation may be more appropriate for the group and one or more 

speakers may talk within that time frame.  The Board will not be accepting public comment via 

zoom/online.   

 

Group Presentations – 15 minutes 

Individual Presentations – 3 minutes 

 

Board Response: Generally, as this is an “Comment” option, the board will not comment or 

respond to presenters. Silence or non-response from the board should not be interpreted as disinterest 

or disagreement by the board. However, should the board individually or collectively wish to address 

the comments of the speaker(s) at the approval of the Chair and within a time frame previously 

established, responses may be made by the board. Additionally, the presenter may be in need of a 

lengthier understanding of an issue or topic and may be referred to a committee appropriate to address 

those issues.   

 

 Public Comment is very important in public policy settings and is only one means for an 

interchange of information or dialogue. Each commissioner represents a district within the county, 

and he/she may be individually contacted should greater depth or understanding of an issue be sought.  

Personal contact is encouraged and helpful to both residents and the board. 

 Commissioner Contacts: 

District      I – Bob Roelofs (Almira East of Reynolds Road)………….231-645-1187 

District     II - Art Jeannot (Almira Twp West of N. Reynolds Road, Platte Twp, Lake 

Twp East of Sutter Rd, and Inland Twp section 1-6, section 7 lying west of  

 Maple City Hwy, north of US-31) ..………………………..231-920-5028 

District    III – Karen Cunningham (Crystal Lake, Frankfort and Lake Twp, at Sutter  

  Road going West) …............................................................231-822-4067 

District    IV – Rhonda Nye (Benzonia Twp, except for sections 31,  

   36 and 35 East of Case Road)…….……………………….231-510-8804 

District     V – Tim Markey  (Homestead and Benzonia Twp sections  

      31, 36 and 35 West of Case Road)…….……………..…231-822-4066 

District    VI - Evan Warsecke (Colfax, Inland except sections 1-6, section 7 lying  

west of Maple City Hwy and North of US-31)..……......231-822-4065 

District   VII - Gary Sauer (Blaine, Gilmore, Joyfield, Weldon) ............231-651-0647 
January 3, 2023 
 

































Guide to Property 
Taxes, Proposal A, & 
Headlee 
Amendment 

BENZIE	COUNTY	
448	Court	Place	
Beulah,	MI	49617	

www.benzieco.net	



Overview  

Proposal	A	

Proposal A, also known as the Michigan Tax Amendment, was 
passed in March of 1994, by Michigan voters. The primary goal of 
Proposal A was to reform school finance, but it included two 
provisions that altered local property taxation. The first was a 
limitation on the growth of individual properties to the lesser of 
inflation or 5%. The second was the establishment of “uncapping” 
property values. Uncapping refers to the process of increasing a 
property’s taxable value to the State Equalized Value at the time of a 
change of ownership. Passing Proposal, A, limited the amount that 
property taxes could increase on an annual basis. Proposal A was 
designed to overhaul Michigan’s educational finance system and 
provide property tax. 

Headlee	Amendment	

The Headlee Amendment to the Michigan Constitution was passed in 
1978 requiring that a millage rate be reduced or rolled back 
proportionally for that year.  This amendment requires local 
governments to lower property taxes if their aggregate property tax 
revenue goes up as the result of property values (and tax assessments) 
rising faster than inflation unless voters approve the previous rate in a 
“Headlee rollback” election.   

Since the passing of the Headlee Amendment, units of government 
are required to annually calculate a Headlee rollback factor. Headlee 
suppresses total taxing authority within a jurisdiction. Proposal A 
limits taxable value on individual properties. 

  

  What does this mean for Benzie 
County? 

Proposal	A	

Benzie County set is general fund millage rate for an “indefinite” 
amount of time in 1982 at 5.29 mills. Over the past years through the 
Headlee rollback process, the general fund millage rate has been 
reduced to 3.3378 for the 23/24 fiscal year. While the overall taxable 
value in Benzie County has grown over the years, the general fund 
millage rate has been steadily decreasing to the point that our annual 
expenses are outweighing the annual revenue coming into the County. 
Headlee rollbacks will continue in the future. 

If Benzie County continues to operate at this rate of reduction in the 
General Fund Budget, county services will deteriorate, diminishing 
support for our citizens.  

What	can	fix	this?	

Benzie County Administration and Board of Commissioners have 
been actively discussing this financial crisis and are preparing 
documents for the voters to propose a millage to renew and restore 
the original millage from 1982. The last time it was brought before 
the voters was November 2002. Our neighboring counties ask voters 
to reset their general fund millage every 4-5 years. Benzie County 
doesn’t necessarily need to take this action, but if we adopt a similar 
option, we can alleviate some of the financial crisis that the County 
possibly faces. 
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The	Consequences	

Although it might appear that a community with an annual increase in 
uncapped property values would benefit monetarily, uncapped values 
are treated as growth on existing property and may trigger Headlee 
rollbacks. For local governments levying at their Headlee maximum 
authorized millage, rolling back the maximum authorized millage rate 
reduces the revenue that would have been generated from these 
increased property values. The increase in the taxable value of the 
property not transferred is capped at the lesser of inflation. In essence, 
the Headlee Amendment and Proposal A keep property taxes from 
rising faster than inflation.  Even though the taxable value of a 
particular piece of property increases at the rate of inflation, the millage 
rate for the entire community is “rolled back” because of the increase in 
the total taxable value of the community. The net result is a less than 
inflationary increase in the actual dollars received from property taxes. 
Consequently, the 1994 change to the General Property Tax Act has 
prevented local governments from being able to share the benefits of 
any substantial market growth in existing property values. 

 

 

 

  	

Understanding Terminology 
	
What	determines	my	property	tax?		
 
Before Proposal A, property taxes were based on state equalized value 
(SEV) or assessed value (AV). Proposal A established taxable value 
(TV) as the way to calculate property taxes. Now, taxable value increases 
are limited to the change in the inflation rate or 5%, whichever is less. 
Each parcel of real property in Michigan has three valuations: assessed 
value, state equalized value, and taxable value.  
	
What	is	assessed	value?	
	
The Michigan Constitution requires that property be uniformly assessed 
and not exceed 50% of the true cash value, which is usually the selling 
price that the property would bring on the local market. Each tax year the 
local assessment officer determines the assessed value of each parcel of 
real property based on its condition as of Dec. 31 of the previous year. If 
the property is covered by a conservation easement, the local assessor 
may take the easement into account in determining the assessed value.  

What	is	State	Equalized	Value	(SEV)? 

The State Equalized Value (SEV) is the assessed value as adjusted 
following county and state equalization. The County Board of 
Commissioners and State Tax Commission review local assessment 
jurisdictions and adjust them, so they do not exceed 50% of true cash 
value. True cash value is the usual selling price that the property would 
bring on the local market. The Board of Commissioners in each county 
equalizes or applies an adjustment factor, to ensure that property owners 
in all cities, townships, villages, or school districts in the county pay their 
fair share of that unit’s taxes.  
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Continued Terminology 
	
Taxable	Value	
 
Taxable value is the lesser of state equalized value or capped value 
unless the property was sold the prior year, except for new 
construction. Taxable value the value on which property taxes are 
calculated in the State of Michigan. 

What	does	Capped	Value	mean?	

Capped value represents any inflation change from the previous year. 
CV is established when the taxable value of the prior year is 
multiplied by the inflation rate multiplier (IRM). The multiplier 
cannot be greater than 1.05 (1+5%). CV doesn’t apply if you 
purchased your home last year.	

CV= (Prior taxable value-losses) x (IRM) + Additions 

True	Cash	Value	
	
True cash value is the usual selling price of a property. The 
Legislature and Courts have very clearly stated that the actual selling 
price of a property is not a controlling factor in the True Cash Value 
or SEV as calculated by the local Assessor. For this reason, when 
analyzing sales for the purpose of determining assessment changes, 
the Assessing Office will review all sales, but exclude non 
representative sales from the assessment analysis. 

 

 

  

Millage	Renewal	and	Restoration	

The millage rate was approved but the actual rate levied fluctuates 
due to the State of Michigan’s Proposal A that limits property tax 
increases to the rate of inflation rate. Benzie County voters 
approved a 5.29 millage in 1982, the amount the county collects 
have been reduced over the years because of restrictions based on 
Proposal A. If voters approve to restore the millage to the original 
millage, it will gradually decrease again as the Proposal A restrictions 
are applied.  

Headlee	Rollback	

The term became part of the Headlee Amendment to Michigan’s 
Constitution in 1978. Headlee requires local units of government to 
reduce its millage when annual growth on existing property is greater 
than the rate of inflation. The local unit’s millage rate gets “rolled 
back” so that the resulting growth in property tax revenue, 
communitywide, is no more than the rate of inflation. A “Headlee 
override” is a vote by the electors to return the millage to the amount 
originally authorized via charter, state statute, or a vote of the people, 
and is necessary to counteract the effects of the “Headlee Rollback.” 

When a Headlee Rollback occurs, the only way to increase millage 
rates is through a vote of the people, typically referred to as a Headlee 
Override. Proposal A exempted new construction from the rollback, 
but it did not for uncapped taxable value. When a property gets 
uncapped, the property owner must pay higher taxes on the property, 
however, that new value becomes part of the Headlee Rollback 
calculation and municipalities many do not recognize revenue from 
uncapping.  
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March	Board	of	Review		

Every taxpayer has the right to appeal their assessment. If you believe 
the assessed value is more than half the value of your property you may 
appeal the assessed or taxable values at the Board of Review in March. 
The Board of Review is comprised of three members and one alternate, 
which are knowledgeable residents of the community. The applicants 
who bring forth the appeal must show proof by including information 
such as photographs, appraisals, and listings of comparable sales. You 
can obtain information about the specific meeting dates and schedule an 
appearance with the board by contacting your local assessment office. 

MCL 211.7u: Provides for a property tax exemption, in whole or part, 
for the principal residence of persons who, by reason of poverty, are 
unable to contribute to the public charges. In order to receive a poverty 
exemption, a taxpayer must annually file a completed application form, 
and all required additional documentation, with the supervisor, 
assessor, or the Board of Review where the property is located. 

The	Michigan	Tax	Tribunal	

To make an appeal at the state level, a taxpayer must first locally appeal 
an assessment of residential or agricultural property. If not satisfied 
with the judgment of the board of review, a taxpayer may appeal the 
decision of the Michigan Tax Tribunal, an independent body of which 
has the power to hear appeals of judgements of the local boards of 
review. (Assessment classifications are appealed to the State Tax 
Commission.) The tribunal has seven members appointed by the 
Governor and confirmed by the Michigan Senate. To appeal a 2023 
assessment to the Michigan Tax Tribunal, an appeal must be filed 
before July 31, 2023, for residential or agricultural property and before 
June 1, 2023, for other property.  

 

 

  How	Are	Property	Taxes	Calculated?	

Property tax= taxable value/ 1,000 x each millage rate 

How	are	Property	Values	Determined? 

The sale of real property is used by Michigan assessors to compare 
assessed values with the actual sale prices or market values for those 
properties. Market value is the most probable price where both buyer 
and seller are knowledgeable, and neither is under duress. The average 
ratio between assessed value and the sale price should be 50%. Since 
real estate prices change constantly, the average ratio is usually not 
exactly 50%. Local assessors are required to reestablish the ratio 
annually.  

Notice	of	Assessment 

Taxpayers are notified each year before local boards of review meet in 
March. The “Notice of Assessment, Taxable Valuation and Property 
Classification” includes state equalized value; percent of exemption as a 
principal residence, Michigan Business Tax, or qualified agricultural 
property; and if the property was sold. 
 
Calculating	inflation	rate 

The 2023 inflation rate multiplier (IRM) is 1.079. The Calculation for 
2023 from the United States Department of Labor can be found on the 
Department of Treasury’s website under the State Tax Commission.  

What	sales	information	is	used	in	determining	
assessments?	

 A 23-month sales study is performed to determine property assessment. 
The time frame is determined by the State Tax Commission. 
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Can	a	Board	of	Review	set	the	SEV	or	Assessed	Value	at	
the	sales	price	of	the	property?	

No, this is illegal in Michigan. An individual sales price IS NOT the 
same as true cash value of the property for many reasons including: 

 An uninformed buyer 
 Insufficient marketing time 
 Related parties 

 
The price paid in a property transfer is not the presumptive true cash 
value of the property transferred.  

What	happens	when	you	purchase/transfer	a	property?	

When a property or interest in a property is transferred, the following 
year’s state equalized value becomes that year’s taxable value. If you 
purchase property, your taxable value for the following year will be the 
same as the state equalized value. The taxable value will then be capped 
for the second year following the sale. When a property is transferred, 
the cycle starts anew, and the following year’s SEV becomes the 
property’s taxable value, eliminating the cap of the rate of inflation or 
5%. This often triggers a “pop-up” in taxes due. Transfers of property 
from one spouse to the other or from a decedent to a surviving spouse 
are not considered a transfer of ownership. There are quite a few other 
exceptions of transfers that would be considered exempt transfers of 
property and also be exempt for the “pop-up” in taxes due.   

MCL Section 211.27a(7)(u): Beginning Dec 31, 2014, it is not a 
transfer of residential real property if the transferee is the transferor’s 
or the transferor’s spouses’ mother, father, brother, sister, son, 
daughter, adopted son, adopted daughter, grandson, or granddaughter 
and the residential real property is not used for any commercial 
purpose following the conveyance. 

 

  What	is	a	Principal	Residence	Exemption	(PRE)?	

If you own and occupy your home as your principal residence, it may be 
exempt from a portion, or all local school operating taxes. On your 
Notice of Assessment, review your percentage of principal residence 
exemption to claim an exemption for the current year, you must own and 
occupy your home and file a pre-affidavit with your city or township by 
June 1 for the immediately succeeding summer tax levy and all 
subsequent tax levies or by Nov 1 for the immediately succeeding winter 
tax levy and all subsequent tax levies. Homeowners with a principal 
residence exemption currently residing in a nursing home, assisted living 
facility, or other location while convalescing and members of the armed 
services absent on active duty may maintain the exemption so long as 
they continue to own and maintain the property, they do not establish a 
new primary residence, and the property is not used for most commercial 
and business purposes. A homeowner who vacates their home because of 
damage or destruction may maintain the exemption for up to three years 
if they demonstrate an intent to move back in.    

What	is	Farmland	Development	Rights	Agreement	or	
Easement	Exemption?	

Property owners who own farmland covered by a development 
rights agreement or easement with the state are exempt from special 
assessments for sanitary sewers, water, lights, and nonfarm drainage 
on land covered by the agreement or easement. The exemption does 
not apply to assessments in place prior to entering into an 
agreement or easement. The property owner cannot take advantage 
of the services financed through the assessment on the exempted 
land and may be required to pay the assessment if the agreement or 
easement is ended.  
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Continued Exemptions  

Farmland	Exemption	

Farmland must be determined to be qualified agricultural property. The 
state has defined qualified agricultural property s “unoccupied property 
and related buildings classified as agricultural, or other unoccupied 
property and related buildings located on that property devoted 
primarily to agricultural use.” The local assessor may request the 
property owner to show the exemption when needed. Otherwise, a 
property owner must claim an exemption by filing an affidavit with the 
local tax collecting unit on or before May 1. An exemption remains in 
place unless withdrawn or until rescinded. A denial of an exemption 
may be appealed to the local board of review.  

Poverty	Exemption	

A person may be eligible to request a poverty exemption from property 
taxes if they, at a minimum, own and occupy the property as their 
homestead, demonstrate evidence of ownership and identification, and 
meet poverty income standards. The local board of review makes the 
determination if the exemption should be granted or denied based on the 
guidelines for both income and asset levels adopted by the local unit of 
government. To be eligible for an exemption, a homeowner must apply 
to the local assessing unit after January 1 but before the day prior to the 
last day of the board of review.  

 

 

  Exemptions 

Disabled	Veteran	Exemption	

MCL Section 211.7b: MCL Section 211.7b: 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 is 
exempt from the collection of taxes under this act. In order to receive an 
exemption, the veteran must file an Affidavit, Form 5107 with their local 
municipality or with the Assessor Officer. 

 Below are the eligible requirements that the applicant must meet: 

 The disabled veteran has been determined by the United States 
Department of Veterans Affairs to be permanently and totally 
disabled as a result of military service and entitled to veteran’s 
benefits at the 100% rate. 

 The disabled veteran is receiving or has received financial 
assistance due to disability for specially adapted housing. 

 The veteran has been rated by the United States Department of 
Veterans Affairs as individually unemployable. 
 

If a disabled veteran who is otherwise eligible for the exemption under 
this section dies, either before or after the exemption is granted, the 
exemption shall remain available to or shall continue for his or her 
unmarried surviving spouse. The surviving spouse shall comply with the 
requirements listed above and shall indicate on the affidavit that he or 
she is the surviving spouse of a disabled veteran entitled to the 
exemption. The exemption shall continue if the surviving spouse remains 
unmarried.  

 

 

 

 



You	Purchased	a	New	Home	

Example	A	

Last year, you purchased a new home valued at $200,000 with Assessed 
Value and State Equalized Value both at $100,000, and a Taxable Value of 
$80,000. 

Sales in the neighborhood show the true cash value of the property has 
increased to $210,000 for the year. 

Current Year: 

Assessed Value is (1/2 of $210,000……… $105,000 

SEV (tentative) …………………………………… $105,000 

Value is uncapped the year following ownership transfer of a property. The 
Taxable Value will be the same as the State Equalized Value. 

Example	B‐Added	a	Family	Room	to	Your	Home	

Last year, your home valued at $200,000 had a $100,000 SEV and a Taxable 
Value of $80,000. You added a family room addition valued at $40,000. 

Sales in the neighborhood show the true cash value of your property with the 
addition has increased to $240,000. 

Current Year: 

Assessed Value (1/2 of $240,000) ………………$120,000 

SEV (tentative) ………………………………………… $120,000 

Capped Value: 

 (($80,000 x 1.033) +50% of 40,000) …………$102,640 

Taxable Value, the lesser of SEV or CV……… $102,640 

  

You	Made	No	Changes	to	Your	Property		
Example	C‐Increased	SEV/TV	Increase	

Last year, your home was valued at $200,000 had a $100,000 State 
Equalized Value, and a Taxable Value of $80,000. 

Sales in the neighborhood show the true cash value of the property has 
increased to $220,000 for the current year. 

Current Year: 

Assessed Value is (1/2 of $220,000…………… $110,000 

SEV (tentative) ………………………………………… $110,000 

Capped Value ($80,000x1.033) ………………… $82,640 

Taxable Value, the lesser of SEV or CV………… $82,640 

Example	D‐Decreased	SEV/TV	Increase	

Last year, your home valued at $200,000 had a $100,000 SEV and a Taxable 
Value of $80,000.  

Sales in the neighborhood show the true cash value of your property has 
decreased to $180,000 for the current yar. 

Current Year: 

Assessed Value (1/2 of $180,000) …………… $90,000 

SEV (tentative) ………………………………………. $90,000 

Capped Value: ($80,000 x 1.033) …………… $82,640 

Taxable Value, the lesser of SEV or CV……… $82,640 
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Examples 
The following scenarios may reflect your situation. A 1.033 multiplier has been used for the examples. 
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Continued Exemptions  

Farmland	Exemption	

Farmland must be determined to be qualified agricultural property. The 
state has defined qualified agricultural property s “unoccupied property 
and related buildings classified as agricultural, or other unoccupied 
property and related buildings located on that property devoted 
primarily to agricultural use.” The local assessor may request the 
property owner to show the exemption when needed. Otherwise, a 
property owner must claim an exemption by filing an affidavit with the 
local tax collecting unit on or before May 1. An exemption remains in 
place unless withdrawn or until rescinded. A denial of an exemption 
may be appealed to the local board of review.  

Poverty	Exemption	

A person may be eligible to request a poverty exemption from property 
taxes if they, at a minimum, own and occupy the property as their 
homestead, demonstrate evidence of ownership and identification, and 
meet poverty income standards. The local board of review makes the 
determination if the exemption should be granted or denied based on the 
guidelines for both income and asset levels adopted by the local unit of 
government. To be eligible for an exemption, a homeowner must apply 
to the local assessing unit after January 1 but before the day prior to the 
last day of the board of review.  

Exemptions 

Disabled	Veteran	Exemption	

MCL Section 211.7b: MCL Section 211.7b: 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 is
exempt from the collection of taxes under this act. In order to receive an 
exemption, the veteran must file an Affidavit, Form 5107 with their local 
municipality or with the Assessor Officer. 

 Below are the eligible requirements that the applicant must meet: 

 The disabled veteran has been determined by the United States 
Department of Veterans Affairs to be permanently and totally 
disabled as a result of military service and entitled to veteran’s 
benefits at the 100% rate. 

 The disabled veteran is receiving or has received financial 
assistance due to disability for specially adapted housing. 

 The veteran has been rated by the United States Department of 
Veterans Affairs as individually unemployable. 

If a disabled veteran who is otherwise eligible for the exemption under 
this section dies, either before or after the exemption is granted, the 
exemption shall remain available to or shall continue for his or her 
unmarried surviving spouse. The surviving spouse shall comply with the 
requirements listed above and shall indicate on the affidavit that he or 
she is the surviving spouse of a disabled veteran entitled to the 
exemption. The exemption shall continue if the surviving spouse remains 
unmarried.  
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Can	a	Board	of	Review	set	the	SEV	or	Assessed	Value	at	
the	sales	price	of	the	property?	

No, this is illegal in Michigan. An individual sales price IS NOT the 
same as true cash value of the property for many reasons including: 

 An uninformed buyer 
 Insufficient marketing time 
 Related parties 

The price paid in a property transfer is not the presumptive true cash 
value of the property transferred.  

What	happens	when	you	purchase/transfer a	property?	

When a property or interest in a property is transferred, the following 
year’s state equalized value becomes that year’s taxable value. If you 
purchase property, your taxable value for the following year will be the 
same as the state equalized value. The taxable value will then be capped 
for the second year following the sale. When a property is transferred, 
the cycle starts anew, and the following year’s SEV becomes the 
property’s taxable value, eliminating the cap of the rate of inflation or 
5%. This often triggers a “pop-up” in taxes due. Transfers of property 
from one spouse to the other or from a decedent to a surviving spouse 
are not considered a transfer of ownership. There are quite a few other 
exceptions of transfers that would be considered exempt transfers of 
property and also be exempt for the “pop-up” in taxes due.  

MCL Section 211.27a(7)(u): Beginning Dec 31, 2014, it is not a 
transfer of residential real property if the transferee is the transferor’s 
or the transferor’s spouses’ mother, father, brother, sister, son, 
daughter, adopted son, adopted daughter, grandson, or granddaughter 
and the residential real property is not used for any commercial 
purpose following the conveyance. 

What	is	a	Principal	Residence	Exemption	(PRE)?	

If you own and occupy your home as your principal residence, it may be 
exempt from a portion, or all local school operating taxes. On your 
Notice of Assessment, review your percentage of principal residence 
exemption to claim an exemption for the current year, you must own and 
occupy your home and file a pre-affidavit with your city or township by 
June 1 for the immediately succeeding summer tax levy and all 
subsequent tax levies or by Nov 1 for the immediately succeeding winter 
tax levy and all subsequent tax levies. Homeowners with a principal 
residence exemption currently residing in a nursing home, assisted living 
facility, or other location while convalescing and members of the armed 
services absent on active duty may maintain the exemption so long as 
they continue to own and maintain the property, they do not establish a 
new primary residence, and the property is not used for most commercial 
and business purposes. A homeowner who vacates their home because of 
damage or destruction may maintain the exemption for up to three years 
if they demonstrate an intent to move back in.    

What	is	Farmland	Development	Rights	Agreement	or	
Easement	Exemption?	

Property owners who own farmland covered by a development 
rights agreement or easement with the state are exempt from special 
assessments for sanitary sewers, water, lights, and nonfarm drainage 
on land covered by the agreement or easement. The exemption does 
not apply to assessments in place prior to entering into an 
agreement or easement. The property owner cannot take advantage 
of the services financed through the assessment on the exempted 
land and may be required to pay the assessment if the agreement or 
easement is ended.  



 

March	Board	of	Review		

Every taxpayer has the right to appeal their assessment. If you believe 
the assessed value is more than half the value of your property you may 
appeal the assessed or taxable values at the Board of Review in March. 
The Board of Review is comprised of three members and one alternate, 
which are knowledgeable residents of the community. The applicants 
who bring forth the appeal must show proof by including information 
such as photographs, appraisals, and listings of comparable sales. You 
can obtain information about the specific meeting dates and schedule an 
appearance with the board by contacting your local assessment office. 

MCL 211.7u: Provides for a property tax exemption, in whole or part, 
for the principal residence of persons who, by reason of poverty, are 
unable to contribute to the public charges. In order to receive a poverty 
exemption, a taxpayer must annually file a completed application form, 
and all required additional documentation, with the supervisor, 
assessor, or the Board of Review where the property is located. 

The	Michigan	Tax	Tribunal	

To make an appeal at the state level, a taxpayer must first locally appeal 
an assessment of residential or agricultural property. If not satisfied 
with the judgment of the board of review, a taxpayer may appeal the 
decision of the Michigan Tax Tribunal, an independent body of which 
has the power to hear appeals of judgements of the local boards of 
review. (Assessment classifications are appealed to the State Tax 
Commission.) The tribunal has seven members appointed by the 
Governor and confirmed by the Michigan Senate. To appeal a 2023 
assessment to the Michigan Tax Tribunal, an appeal must be filed 
before July 31, 2023, for residential or agricultural property and before 
June 1, 2023, for other property.  

 

 

  How	Are	Property	Taxes	Calculated?	

Property tax= taxable value/ 1,000 x each millage rate 

How	are	Property	Values	Determined? 

The sale of real property is used by Michigan assessors to compare 
assessed values with the actual sale prices or market values for those 
properties. Market value is the most probable price where both buyer 
and seller are knowledgeable, and neither is under duress. The average 
ratio between assessed value and the sale price should be 50%. Since 
real estate prices change constantly, the average ratio is usually not 
exactly 50%. Local assessors are required to reestablish the ratio 
annually.  

Notice	of	Assessment 

Taxpayers are notified each year before local boards of review meet in 
March. The “Notice of Assessment, Taxable Valuation and Property 
Classification” includes state equalized value; percent of exemption as a 
principal residence, Michigan Business Tax, or qualified agricultural 
property; and if the property was sold. 
 
Calculating	inflation	rate 

The 2023 inflation rate multiplier (IRM) is 1.079. The Calculation for 
2023 from the United States Department of Labor can be found on the 
Department of Treasury’s website under the State Tax Commission.  

What	sales	information	is	used	in	determining	
assessments?	

 A 23-month sales study is performed to determine property assessment. 
The time frame is determined by the State Tax Commission. 
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Continued Terminology 

Taxable	Value	

Taxable value is the lesser of state equalized value or capped value 
unless the property was sold the prior year, except for new 
construction. Taxable value the value on which property taxes are 
calculated in the State of Michigan. 

What	does	Capped	Value	mean?	

Capped value represents any inflation change from the previous year. 
CV is established when the taxable value of the prior year is 
multiplied by the inflation rate multiplier (IRM). The multiplier 
cannot be greater than 1.05 (1+5%). CV doesn’t apply if you
purchased your home last year.	

CV= (Prior taxable value-losses) x (IRM) + Additions 

True	Cash	Value	

True cash value is the usual selling price of a property. The 
Legislature and Courts have very clearly stated that the actual selling 
price of a property is not a controlling factor in the True Cash Value 
or SEV as calculated by the local Assessor. For this reason, when 
analyzing sales for the purpose of determining assessment changes, 
the Assessing Office will review all sales, but exclude non 
representative sales from the assessment analysis. 

Millage	Renewal	and	Restoration	

The millage rate was approved but the actual rate levied fluctuates 
due to the State of Michigan’s Proposal A that limits property tax 
increases to the rate of inflation rate. Benzie County voters 
approved a 5.29 millage in 1982, the amount the county collects 
have been reduced over the years because of restrictions based on 
Proposal A. If voters approve to restore the millage to the original 
millage, it will gradually decrease again as the Proposal A restrictions 
are applied.  

Headlee	Rollback	

The term became part of the Headlee Amendment to Michigan’s 
Constitution in 1978. Headlee requires local units of government to 
reduce its millage when annual growth on existing property is greater 
than the rate of inflation. The local unit’s millage rate gets “rolled 
back” so that the resulting growth in property tax revenue, 
communitywide, is no more than the rate of inflation. A “Headlee 
override” is a vote by the electors to return the millage to the amount 
originally authorized via charter, state statute, or a vote of the people, 
and is necessary to counteract the effects of the “Headlee Rollback.” 

When a Headlee Rollback occurs, the only way to increase millage 
rates is through a vote of the people, typically referred to as a Headlee 
Override. Proposal A exempted new construction from the rollback, 
but it did not for uncapped taxable value. When a property gets 
uncapped, the property owner must pay higher taxes on the property, 
however, that new value becomes part of the Headlee Rollback 
calculation and municipalities many do not recognize revenue from 
uncapping.  
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The	Consequences	

Although it might appear that a community with an annual increase in 
uncapped property values would benefit monetarily, uncapped values 
are treated as growth on existing property and may trigger Headlee 
rollbacks. For local governments levying at their Headlee maximum 
authorized millage, rolling back the maximum authorized millage rate 
reduces the revenue that would have been generated from these 
increased property values. The increase in the taxable value of the 
property not transferred is capped at the lesser of inflation. In essence, 
the Headlee Amendment and Proposal A keep property taxes from 
rising faster than inflation.  Even though the taxable value of a 
particular piece of property increases at the rate of inflation, the millage 
rate for the entire community is “rolled back” because of the increase in 
the total taxable value of the community. The net result is a less than 
inflationary increase in the actual dollars received from property taxes. 
Consequently, the 1994 change to the General Property Tax Act has 
prevented local governments from being able to share the benefits of 
any substantial market growth in existing property values. 

 

 

 

  	

Understanding Terminology 
	
What	determines	my	property	tax?		
 
Before Proposal A, property taxes were based on state equalized value 
(SEV) or assessed value (AV). Proposal A established taxable value 
(TV) as the way to calculate property taxes. Now, taxable value increases 
are limited to the change in the inflation rate or 5%, whichever is less. 
Each parcel of real property in Michigan has three valuations: assessed 
value, state equalized value, and taxable value.  
	
What	is	assessed	value?	
	
The Michigan Constitution requires that property be uniformly assessed 
and not exceed 50% of the true cash value, which is usually the selling 
price that the property would bring on the local market. Each tax year the 
local assessment officer determines the assessed value of each parcel of 
real property based on its condition as of Dec. 31 of the previous year. If 
the property is covered by a conservation easement, the local assessor 
may take the easement into account in determining the assessed value.  

What	is	State	Equalized	Value	(SEV)? 

The State Equalized Value (SEV) is the assessed value as adjusted 
following county and state equalization. The County Board of 
Commissioners and State Tax Commission review local assessment 
jurisdictions and adjust them, so they do not exceed 50% of true cash 
value. True cash value is the usual selling price that the property would 
bring on the local market. The Board of Commissioners in each county 
equalizes or applies an adjustment factor, to ensure that property owners 
in all cities, townships, villages, or school districts in the county pay their 
fair share of that unit’s taxes.  
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Overview  

Proposal	A	

Proposal A, also known as the Michigan Tax Amendment, was 
passed in March of 1994, by Michigan voters. The primary goal of 
Proposal A was to reform school finance, but it included two 
provisions that altered local property taxation. The first was a 
limitation on the growth of individual properties to the lesser of 
inflation or 5%. The second was the establishment of “uncapping” 
property values. Uncapping refers to the process of increasing a 
property’s taxable value to the State Equalized Value at the time of a 
change of ownership. Passing Proposal, A, limited the amount that 
property taxes could increase on an annual basis. Proposal A was 
designed to overhaul Michigan’s educational finance system and 
provide property tax. 

Headlee	Amendment	

The Headlee Amendment to the Michigan Constitution was passed in 
1978 requiring that a millage rate be reduced or rolled back 
proportionally for that year.  This amendment requires local 
governments to lower property taxes if their aggregate property tax
revenue goes up as the result of property values (and tax assessments) 
rising faster than inflation unless voters approve the previous rate in a 
“Headlee rollback” election.   

Since the passing of the Headlee Amendment, units of government 
are required to annually calculate a Headlee rollback factor. Headlee 
suppresses total taxing authority within a jurisdiction. Proposal A 
limits taxable value on individual properties. 

What does this mean for Benzie 
County? 

Proposal	A	

Benzie County set is general fund millage rate for an “indefinite” 
amount of time in 1982 at 5.29 mills. Over the past years through the 
Headlee rollback process, the general fund millage rate has been 
reduced to 3.3378 for the 23/24 fiscal year. While the overall taxable 
value in Benzie County has grown over the years, the general fund 
millage rate has been steadily decreasing to the point that our annual 
expenses are outweighing the annual revenue coming into the County. 
Headlee rollbacks will continue in the future. 

If Benzie County continues to operate at this rate of reduction in the 
General Fund Budget, county services will deteriorate, diminishing 
support for our citizens.  

What	can	fix	this?	

Benzie County Administration and Board of Commissioners have 
been actively discussing this financial crisis and are preparing 
documents for the voters to propose a millage to renew and restore 
the original millage from 1982. Our neighboring counties ask voters 
to reset their general fund millage every 4-5 years. Benzie County 
doesn’t necessarily need to take this action, but if we adopt a similar 
option, we can alleviate some of the financial crisis that the County 
possibly faces. 
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