Building or buying a 1500 square foot house in Southfield is not just a math problem. It is a mix of land prices,
construction costs, property taxes, your income, and how comfortable you are with long term debt. | work with
buyers and owners in metro Detroit who wrestle with exactly this decision, and the same questions keep coming
up: How much money is required for a 1500 sq ft house? Are Southfield property taxes high? Can | afford this on

my salary? Is it smarter to buy existing or build new?

Let us walk through the real numbers and trade offs, using Southfield as the anchor and 2026 as the planning

horizon.

What a 1500 sq ft house really means in Southfield

In metro Detroit terms, a 1500 square foot house is a practical, middle of the road size. It is big enough for a small

family, but still manageable on utilities and maintenance.
In Southfield, a typical 1500 sq ft layout often looks like:

® 3 pbedrooms and 1.5 or 2 baths, with a basement, on a 0.15 to 0.25 acre lot

® Or a2 bedroom ranch with a more open layout, targeting downsizers or retirees

Compared with a 2000 sq ft house, you give up one extra room or a larger family room, but you save a

meaningful amount on build cost, heating, cooling, and taxes. For many households, 1500 sq ft is a sweet spot.

When people ask how many bedrooms a 2000 sq ft house should have, the common answer is three or four. Scale
that down to 1500 sq ft and you are usually looking at either a tight 3 bedroom plan or a very comfortable 2

bedroom layout with more generous living space.

That bedroom count ties directly to value. Appraisers in Southfield expect three bedrooms in a typical family home.
You can absolutely build a 2 bedroom 1500 sq ft home, but understand you are narrowing your resale market to

couples, singles, or retirees.

Popular Southfield neighborhoods and what they cost
Location within Southfield affects your budget as much as square footage.

Buyers often ask: What are the popular neighborhoods in Southfield? A few that routinely come up in searches

and showings:
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* North and northwest Southfield near 12 Mile, Lahser, and Evergreen, where there is good access to freeways

and neighboring Beverly Hills and Franklin
® The areas near Civic Center and the municipal complex, where you get parks and relatively central access

® Pockets along the border with Oak Park and Lathrup Village, where older housing stock can be more

affordable but still in a convenient location

For a 1500 sq ft existing home in a reasonably maintained neighborhood, you are typically looking at a 2024 price
range of about 220,000 to 280,000 dollars, with some homes above or below that depending on age and
updates. With moderate price growth and inflation, by 2026 it is sensible to plan in the neighborhood of 240,000
to 310,000 dollars for a move in ready 1500 sq ft house in Southfield.

Fixer uppers fall below that range, newly renovated homes or new construction sit above it.

Are Southfield property taxes high?
Property taxes matter because they shape your monthly payment and sometimes surprise new buyers.

Compared with many parts of the country, Southfield property taxes are on the higher side. That is not unique to
the city. Oakland and Wayne counties are both among the Michigan counties with the highest property taxes in

effective rate terms, and Southfield is firmly in that landscape.
In practice, on a 250,000 to 300,000 dollar home in Southfield, you can ballpark:

* Roughly 4,500 to 6,000 dollars per year in total property taxes for an owner occupied home

® That translates to around 375 to 500 dollars a month on top of principal, interest, and homeowners insurance

If you are comparing with other areas and wondering what city in Michigan has the cheapest property taxes, you
will find them in smaller, rural communities, especially in parts of the Upper Peninsula and some northern lower

Michigan townships. The trade off is long commutes and fewer services.

Where Southfield sits is fairly typical for inner ring suburbs in Oakland County: not the absolute highest, but

nowhere near the lowest.

Land, construction, and soft costs for a 1500 sq ft new build

The most common shock people get is that new construction per square foot rarely matches the purchase price

per square foot of an existing house. Land, permitting, and the cost of utility hookups push new builds higher.

For a 1500 sq ft house in Southfield or very close suburbs in 2024, most realistic custom or semi custom builds
land in the range of 200 to 260 dollars per square foot for the structure alone, before land. Entry level production

builders can come in a bit below that, but you give up some choice and often some build quality.

By 2026, assuming modest construction inflation, planning on 220 to 280 dollars per square foot is safer for

budgeting.

Here is a simplified cost breakdown you can use as a planning tool for a 1500 sq ft house in or near Southfield,

geared toward 2026 dollars:

| Cost component | Typical range (2026 planning) | Notes | |--------------=--=----------- === m e
—————————————— |-------] | Land purchase | 40,000 - 75,000 | Varies by location, utilities, lot size | | Site work & utilities
| 20,000 - 40,000 | Excavation, grading, water, sewer, driveway | | House construction (hard) | 330,000 - 420,000 |
220 - 280 dollars per sq ft x 1500 sq ft | | Soft costs & fees | 20,000 - 40,000 | Permits, plans, engineering,



inspections, contingency | | Total project range | ~410,000 - 575,000 | Does not include furnishings, landscaping

beyond basics |

These numbers assume a standard 3 bed, 2 bath house with midgrade finishes, a basement, and a garage. A very
basic build with simpler finishes can shave some of that, and a high end custom design with premium materials

can push the total well past 600,000 dollars.

When clients ask what is the most expensive part of building a house, the answer is usually the combination of
structural shell and mechanical systems. Framing lumber, roofing, windows, HVAC, electrical, and plumbing eat the
largest portion of the budget. Kitchens and baths are expensive per square foot, but they cover less area than the

structure itself.

Styles that work well for a 1500 sq ft Michigan home

What style is best for a 1500 sq ft house in Southfield? It depends on who will live there, but a few patterns fit this

size especially well:

A single story ranch with an open concept great room, two or three bedrooms, and attached garage works nicely
for aging in place and for buyers who do not want stairs. It usually costs a bit more per square foot due to a larger

foundation and roof footprint, but it is popular with retirees coming from older two story homes.

A compact two story or 1.5 story design places bedrooms upstairs and living areas down. The foundation and roof
are smaller relative to living area, which can lower cost per square foot, but stairs can be a drawback for long term

mobility.

A split level, which is common in metro Detroit, can fit 1500 sq ft efficiently but tends to appeal to a narrower slice

of buyers.

If resale value is a priority, stick with a style that is common in surrounding neighborhoods. A house that fits the

local vernacular will hold value better than an outlier.

Buy existing vs build: what does it really cost?

This is where the math surprises most people. If a 1500 sq ft existing house in Southfield costs about 260,000
dollars in 2026, and your new build budget is closer to 450,000 dollars, why would anyone build?

The answer is that existing and new serve different needs:
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Existing homes are usually cheaper per square foot. You may need to budget for updates, but you avoid the long

construction timeline and design decisions.

New builds give you exactly what you want today, up to current codes, with new mechanical systems and better
energy efficiency. Over 20 or 30 years, that can offset some of the upfront premium in operating costs and fewer

major repairs.

What you should not assume is that new construction is a shortcut to instant equity. If you build a 1500 sq ft
house for 450,000 dollars in a neighborhood where similar homes sell for 320,000 dollars, you are paying for

lifestyle and customization, not immediate resale value.

Can you really buy a house in Detroit for 1,000 dollars?

Every now and then someone says: Can | buy a house in Detroit for 1,000 dollars and put the savings into

renovations?

Technically, at tax foreclosure auctions or through side lot and land bank programs, you will see properties listed
for a few thousand dollars. Occasionally, it might even be close to 1,000. The catch is that what you are buying at
that price is usually a severely distressed property or even just the shell of a house on land that needs tens of

thousands of dollars in repairs, plus back taxes, plus the risk that the structure is past saving.

If your real question is how much money is required for a 1500 sq ft house you can comfortably live in, that 1,000
dollar dream is not your answer. In practical terms, a habitable, mortgageable 1500 sq ft house around metro

Detroit, including Detroit neighborhoods that lenders are comfortable with, will be at least in the low six figures.

Affordability: matching price to salary



Once we have a price range, the next set of questions is always about income.
People ask versions of the same thing:

® Can | buy a house with a 90k salary in Southfield?
* Can | afford a house on a 40,000 dollar salary?
® (Can | afford a 300k house on a 50k salary?

* How much should my mortgage be if | make 3,000 dollars a month?
There is no single rule that fits every household, but lenders and planners use a few guidelines.

First, most lenders want your total house payment (principal, interest, taxes, and insurance) to stay below roughly
28 to 31 percent of gross monthly income, and your total debt payments below about 43 to 45 percent. Second,

you need enough left after all bills to save and live without stress.
As rough, real world examples:

If you make about 3,000 dollars a month (36,000 per year), keeping your total mortgage payment below 900 to
1,000 dollars a month Home Improvement Southfield Ml is healthier, even if a lender might qualify you for more.
In Southfield, where taxes alone can be 375 to 500 dollars monthly, that income level makes ownership hardest
unless you have a very large down payment or you buy a much cheaper property in a lower tax area. So can you
afford a house on a 40,000 dollar salary? Yes, under the right conditions: low non housing debt, solid credit,

maybe a starter home well under 200,000 dollars, or a condo, and possibly a partner’s income.

If your household income is around 50,000 dollars, can you afford a 300k house? It is borderline in a higher tax
city like Southfield, especially if you carry student loans, car payments, or childcare costs. Many local lenders will
prefer to see combined incomes closer to the 70,000 to 80,000 dollar range for a 300,000 dollar home in

Southfield, depending on your total debt picture.

At a 90,000 dollar salary, Home Improvement Southfield Ml buying a 1500 sq ft home in Southfield is much
more realistic. With good credit and manageable other debts, you can often qualify for a home price in the high

200s to low 300s while keeping monthly payments at a comfortable share of income.

Mortgages, down payments, and credit scores
Several related questions tend to come up when people talk about stretching their budget:

What credit score is needed for a home loan? Conventional lenders like to see at least a 620 score, and the better
rates usually start around 740 and up. FHA loans can go lower, sometimes to 580, in exchange for higher
mortgage insurance and stricter rules. If you are sitting around 600 to 640, your priority should be improving

your score before worrying about granite counters.

How much of a down payment do | need for a 1,000,000 dollar house? Typical conventional loans look for 20
percent down to avoid private mortgage insurance. That is 200,000 dollars. Some programs will let you go as low
as 10 percent down on a million dollar home, but your monthly payment and required reserves will be significant,

and underwriting will be stricter.

What is the monthly payment on a 900,000 dollar mortgage? At a 6.5 percent interest rate over 30 years,
principal and interest alone are roughly 5,700 dollars per month. Add property taxes and insurance and you could
easily be in the 6,500 to 7,500 dollar range, depending on location. Numbers like that help explain why most

metro Detroit buyers focus well below those levels.
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Even for Southfield's more typical price points, it pays to run your own numbers with a local lender. A quick
exercise: ask what your payment would be at 200,000, 250,000, and 300,000 dollars with estimated Southfield

taxes, then compare each to your actual monthly take home pay.

Age, retirement, and long term planning

Older buyers often worry: Can a 70 year old woman get a 30 year mortgage? The short answer is yes, if she
qualifies on income, assets, and credit. Under federal fair lending rules, a lender cannot refuse a 30 year term just
because of age. They can, however, closely evaluate retirement income and the likelihood that you can sustain

payments.

Do most retirees have their home paid off? Not anymore. While many older households in Michigan own free and
clear, a significant share of retirees now carry some form of mortgage or home equity line into retirement. That is

not automatically a problem, but it raises the stakes for predictable property taxes and stable housing costs.

That leads to another question that comes up with fixed income households: How to not pay property tax in

Michigan, and who is eligible for the 6,000 dollar senior tax credit?
Michigan does not let homeowners simply avoid property tax. There are, however, several relief programs:

The Principal Residence Exemption lowers the school operating portion of property tax for your primary home.

Many people already benefit from this without realizing it.

The Homestead Property Tax Credit can refund part of your property tax bill if your income is below certain
thresholds, with different rules for seniors. The talk of a 6,000 dollar senior tax credit usually refers to theoretical
maximum benefits or combined credits mentioned in political proposals, not a simple, automatic 6,000 dollar

check. Actual credits are often much lower.

Some counties and cities offer hardship deferments or partial exemptions for very low income seniors or disabled

homeowners. These can reduce or defer taxes, but you need to apply and qualify.

If you are stretching your budget to get into a 1500 sq ft house in Southfield at 65 or 70 years old, part of your
planning should involve understanding which tax credits or deferment options you qualify for, and how property

taxes may change over time.

What devalues a house most, and what not to skimp on

When building or heavily renovating, it is tempting to focus on finishes and blow the budget on things that

photograph well. But the biggest hits to value later usually come from fundamentals, not cosmetic choices.

The problems that most reliably devalue a house in Southfield include chronic water intrusion and foundation
issues, outdated or unsafe electrical and plumbing, poorly executed additions that look tacked on, shoddy
workmanship that shows up during inspection, and being obviously out of step with the neighborhood in size,

style, or condition.

So what not to skimp on when building a house? Put your money into structure, building envelope, and
mechanicals first. A well framed house with proper insulation, quality windows, a good roof, and a correctly sized,
efficient furnace and air conditioner will save you headaches and operating costs for decades. You can upgrade

counters and light fixtures over time, but you do not want to “upgrade” a sagging beam.

If you want a simple guideline: opt for solid midgrade finishes that wear well, then channel any extra budget into

making the structure, drainage, and mechanicals robust. That holds true whether your goal is to enjoy the house



for 30 years or to keep resale options open.

Working with builders: what you should not say

Most problems | see between owners and builders start with unclear expectations. There is one recurring mistake
that costs people both money and relationships: casually saying “Do it the cheapest way” or “We can always fix

that later” without specifying what that actually means in writing.

What should you not say to a builder? Avoid open ended, vague approvals such as “Do whatever you think is
best” on significant items, unless you are completely comfortable with both the cost and the quality the builder
typically delivers on similar projects. Avoid promising future work or referrals in place of clear, written change
orders and payments today. And do not tell a builder you are on a very tight budget yet continually request
features that obviously drive the price up, then express shock at the updated total. That dynamic breeds mistrust

on both sides.

Instead, insist on detailed specifications, allowances for items like flooring and cabinets, and clear unit prices for
upgrades before work starts. If your budget is limited, share the number early and ask what level of finish that

buys realistically.

Are Michigan home prices likely to drop by 2026?

Many buyers in 2024 ask: Are there any signs of house prices dropping in 2026 in Michigan? They hope to time

the market instead of buying into what has felt like an expensive stretch.

Forecasting exact price movements is a fool's game. What we can say is that higher mortgage rates and a gradual
return of inventory have already cooled the frantic bidding wars in many parts of metro Detroit. In some

neighborhoods, prices have flattened or pulled back slightly from peak levels.

However, metros with solid employment bases and limited new construction, such as the Detroit suburbs close to
job centers, rarely see deep, lasting price drops without a broader economic shock. For someone saving for a 1500
sq ft house in Southfield, it is risky to plan your entire strategy around the hope that prices will be meaningfully
lower in 2026. A more practical approach is to focus on getting your credit, savings, and debt in shape so you can

act when the right house appears, whether that is slightly cheaper or a bit more expensive than today.

Pulling it together: what you should budget for a 1500 sq ft
Southfield home

Putting all of this into concrete numbers, here is a reasonable planning range for 2026:

If you buy an existing 1500 sq ft house in Southfield, expect a price somewhere around 240,000 to 310,000
dollars for a typical, mortgageable home, plus about 5,000 dollars a year in property taxes and a few thousand in

closing costs.

If you build a new 1500 sq ft house in or near Southfield, you should be mentally prepared for a total all in cost in
the 410,000 to 575,000 dollar range, depending on land, design, and finish level, with similar ongoing property tax
obligations once it is assessed.

Affordability then circles back to your income, existing debts, and risk tolerance. A household making 90,000
dollars a year with low debt and good credit is in a strong position to buy an existing 1500 sq ft Southfield home.
A household at 40,000 to 50,000 dollars can still achieve ownership, but likely in a lower price band, perhaps in a

neighboring area with lower taxes or with help from down payment assistance, and with stricter budgeting.



As for the more exotic questions that float around: no, a 1,000 dollar Detroit house is not a realistic substitute for
a livable 1500 sq ft home in Southfield. A 900,000 dollar mortgage carries a payment more suited to very high
incomes. And while rumors fly about who owns the biggest mansion in Michigan, there is no single, official

"biggest” home and no direct bearing on what you should spend on your own place.

The useful comparison is much closer to home: your current rent, your actual monthly take home pay, and what it
will cost to comfortably own and maintain a solid, well built 1500 sq ft house in the neighborhoods you like. If you

base your decisions on those numbers instead of headlines, you will be far ahead of most buyers.
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