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The Complete Guide to Home Buying in Ann Arbor 
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Determine the value/price of the property by  
looking at comparable properties that have  
sold in the neighborhood, also known as 
“comps.”  This will help us determine the  
value along with other things, like: 

 Condition of the home 
 Taxable value 
 How much is owed on the home 
 

While price may be the most important part  
of the offer, there are many other parts of  
the purchase agreement called “terms.”  
Some  important ones are: 

 Inspections (usually 7 days) 
 Closing date (usually 30-45 days) 
 Concessions (amount seller can contribute to 

your closing costs – this comes from their 
bottom line so be careful not to ask for too 
much – you can ask for 3% on many loans, 
FHA can be 6%) 

 Loan approval or denial (usually 35 days) 

Multiple offer situation: In a sellers market or for 
a very desirable home, you may be  competing 
with other buyers. Here are some ways you can 
make your offer stand out: 

 Use a local lender 
 Escalation clause: offer to pay above the 

highest bid 
 Appraisal deficiency: offer to pay difference 

between appraisal value and purchase price in 
cash 

 
Expect a counter offer. 
Rarely is an offer 
accepted exactly as 
written so be 
prepared for a 
counter offer and 
think about what 
you are willing to 
pay for the home.  

5 Steps to Home Buying 

THE HOME BUYING  

PROCESS 

Step 1: Viewing Homes 
What is important to you? 

 Bedrooms, Bathrooms 

 School district 

 Lot size – neighborhood home or land 

 Style – colonial, ranch, etc. 

New construction – Your Spotlight 
realtor can  register you with the builder and 
tell you about spec homes and special 
discounts. 

Move at your own pace—Some 
people buy the first home they see. Others 
need to view 10-12 to be certain.  

Use the internet as your tool—There 
are so many great websites to help in your home 
search but always rely on me for the most 
accurate information. Often times the taxes, 
schools, or status information is incorrect. 

Client portal—Your agent can set up a 
special search of the MLS custom fitted to your 
home search. You will get  listings before they go 
to mainstream. Plus you can save the ones you 
like and I can see those on my end too.   

Property Tours—This is the fun part! We 
can privately view all of the homes you have 
saved . I will arrange all showings and we can see 
all of your saved homes in just one trip. 

Step 2: Writing an Offer 

Spotlight Tips:  

Your Spotlight agent is 

your best weapon and 

closest ally. We have local 

experience with many types 

of deals and can ensure you 

a safe, timely negotiation. 
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1. You have the right to a private inspector. The 
inspection usually takes place in the first 7 days after 
you sign the purchase agreement. Inspections can 
range in price from $300 to $500 depending on service 
and size of home. Inspectors will give you a report 
listing everything from critical items to minor issues in 
the home. Homes are used so expect there to be quite 
a few issues. After the inspection, you have a few 
options: 

 Renegotiate the price 

 Ask seller to make repairs 

 Terminate the contract 

 Extend the inspection contingency to get further 

estimates or other professional opinions 

2. You may also want to test for things outside the 

normal inspection, such as radon, mold, well &  septic 

systems, and sewer lines.  

3. Remember anything can be repaired and most deals 

do not fall apart after inspection unless there are major 

issues that can’t be resolved.  

Look Over Final Paperwork 

You should see all of you final numbers at least 3  

days before closing. If you have any   questions please 

don’t hesitate to ask your lender or Title Company.  

Your agent can help you to the best of our knowledge 

but they did not prepare these docs – your lender and 

Title Company have.  

Switching Utilities 

Once we have a firm closing date, you will want to have 

the utilities switched into your home. You will also want 

to line up any contractors or TV/Internet providers. 

- Gas                   

- Electric       

-Water (you won’t switch until day of closing) 

It’s almost time. Within 48 hours of closing, we 

will do a final walk through of the  property to make 

sure everything is in the same condition as when you 

viewed the home. This       usually takes 15 minutes or 

less.  

Closing of the property usually takes one hour. Please 

remember to bring: 

• Valid ID 

• Certified check 

At the closing, you will get the keys to the home unless 

the seller is renting back the  property from you. In that 

case, we will have a key exchange form and release 

form to sign when possession is given.  

Continued... 

Step 4: Final Numbers 

Step 3: Inspections 

Step 5: Closing 

Spotlight Tips:  

Inspector reports list 

everything from critical 

items to minor issues in 

the home. Homes are 

used so expect there to 

be quite a few issues. 

THE HOME BUYING  

PROCESS 
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ANN ARBOR is the sixth largest 
city in Michigan with a population of 
nearly 115,000 which nearly 
doubles for University of Michigan 
football  home games! 

The University is the lifeblood of the 
economy ,employing 30,000 
workers of which 12,000 are in the 
health system.   

The city's economy is also centered 
on technology startups, automotive 
suppliers and recent expansions of 
Google and Toyota. 

Known for its vibrant downtown, 
low crime rates, economic strength 
and festivals including the well-
known AZ Art Fair the city has made 
numerous national lists including: 

• Best Place to Live in America –
  Livability.com 2018 

• 30 Best cities to retire #4 
UsaToday.com 2018 

• Best Public Schools in America 
#5 Niche.com 

• Best College Towns and Cities 

Bob Seger 

Iggy Pop 

James Earl 
Jones 

Ken Burns 

Madonna 

Tom Brady 

History of Ann Arbor  

24.6 SQUARE MILES 

SURROUNDED BY REALTY 

FAMOUS ANN ARBORITES AND U OF M ALUMNI 
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Old West Side:  While the neighborhood includes parks, 
schools, industry and waterways, most of the Old West Side is made 
up of single-family homes. Buildings date from 1850 to 1925.  The 
Old West Side Association hosts an annual homes tour to 
demonstrate the desirability of living in and preserving an older 
neighborhood. . The northeast  side is located walking distance to 
downtown and many local restaurants, as well as University of 
Michigan sports complexes directly to the southeast offer many 
opportunities for fun. 

Wildwood Park: Located just a bike-ride away from downtown, Wildwood Park is the absolute 
quintessential Ann Arbor neighborhood. Mature trees,  and eclectic homes give it a true 
neighborhood feel. Maryfield Wildwood Park provides a perfect space to hike, picnic or sled in the 
winter.  

Allmendinger Heights: This is a one-of-a-kind Old West Side 
Ann Arbor neighborhood,  What truly makes  this community unique 
is the 4-sq-block park. The  mix of open spaces and oak woods, make 
it the perfect to fly kites, run with your dogs, chase your kids around 
the baseball diamonds practice martial arts and picnic. On game day, 
the picnic areas of the park are all claimed, often 3-4 hours before the 
game. See for yourself the beautiful tennis courts, basketball courts 
and baseball diamonds that turn this neighborhood into a community.  

Old West Side 

Wildwood Park 

Water Hill 

Allmendinger 

Heights 

EBERWHITE 

Kerrytown 

Burns Park 

Haisley 

DownTown 

Where to live?  

NEIGHBORHOODS OF  

ANN ARBOR 
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Water Hill: The Huron River winds through the public nature 

preserves to the north and flows over Argo Dam and the Argo 

Cascades at the base of the neighborhood’s eastern bluffs.  A 

true community, the first Sunday in May the neighborhood erupts 

in song during the annual Water Hill Music Fest. The family-

friendly charm in this neighborhood, as well as its distance from 

downtown Ann Arbor make it a truly unique area.  

 

Eberwhite: Named after Eber White, the first settler of the city, the Eberwhite community has 

deep roots in the beginnings of Ann Arbor. The first homes were constructed in the 1880's and 

building has continued through the present day.  Ebewhite is an extremely desirable location, located 

just a  walk from downtown Ann Arbor, all three schools, the University of Michigan football stadium, 

and shopping and restaurant opportunities of Stadium Blvd. 

 

Kerrytown: The Kerrytown District is a unique neighborhood of 

residences & businesses. This historic area of downtown Ann Arbor 

offers a diverse collection of shops, restaurants, The Farmer's Market, 

concert venues, art galleries, the Hands On Museum, offices and 

much more. Come shop, dine, and be entertained. Stroll our tree lined 

streets and feel the Kerrytown difference!  

 

Burns Park: Next to both U-M's campus and downtown, Burn’s Parks’ blocks of tree-canopied 

streets and beautiful old homes make it  one of the city's most desirable and expensive 

neighborhoods.  Older houses occupied by longtime residents mingle with large Greek Life and 

cooperative houses and student apartment buildings. Restaurants, grocery stores, cultural centers and 

green areas make this a well-rounded neighborhood.  

 

Haisley: This close-knit neighborhood of ranches and 1 1/2-story 

Cape Cods comes alive in the evenings with  families. Parents stroll 

the sidewalks with little ones, lively conversations can be overheard in 

front lawns, and the crack of bats from the  baseball teams playing 

resonates here in the summer. Other close attractions include the 

Veteran’s Memorial pool and the 30,000-square-foot, world-class Ann 

Arbor Skatepark.  

Continued... 

NEIGHBORHOODS OF  

ANN ARBOR 
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Loan Programs 

6 LOAN PROGRAMS 

This is a zero percent down loan sponsored by the United States Department of Agriculture. It is designed to assist low to 
moderate income families in designated areas. There are many areas around Ann Arbor and Ypsilanti that qualify for  Rural 
Development (also called RD) loans. 

To qualify, the home must be located in an RD eligible area. The maximum income for RD eligibility in Washtenaw  County 

is $92,000. Call me today for a certified RD lender to help in your home search.  

There are a couple great loan programs offered from the State of Michigan which include: MSHDA Down Payment        
Assistance. This is a one percent down loan with a $7,500 zero interest loan to assist in down payment and closing costs. 
My parents were able to buy their first home in 1980 using this very program. As a Realtor, I am so grateful for this 
program because every year I have sold at least 20 homes to  deserving families that otherwise would not have been able 
to purchase a home. 

Most national lenders and brick and mortar banks do not offer this loan so it is one of the best kept  secrets in the Ann 

Arbor area. There are other variations of this program called MI Next Home DPA and MI First Home DPA. Credit  

requirements above 640 and income limits do apply, so contact me today for a great lender recommendation. 

BONUS!! Most lenders and agents do not know you can actually combine the Rural Development and MSHDA Programs 

for a zero percent down loan with $7,500 down payment assistance.  

USDA Loan– 0% Down 

MSHDA- $7500 from MI 

Even with interest rates at historic lows, it seems to be getting harder and harder for first time homebuyers 
or people with credit blemishes to get a home loan. Higher student loan payments, rents and overall cost of 
living are keeping people in Ann Arbor, Ypsilanti and all over the country from buying their first home.  

When I get a call from a first-time home buyer, sometimes they have a pre-approval and other times they do 
not. Even though I am not a lender myself, I have a network of lenders that provide an assortment of 
products. Often times I will tell them about a program and their response is, “Why didn’t my lender tell me 
about that?”  

There is a good chance that their lender did not go through the training necessary to implement the program 

or that their company simply does not offer that product. Your Spotlight realtor is more than a pretty face! 
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Portfo-

lio - 

Are you a Resident coming to the University of Michigan or Ann Arbor area in need of a great Doctor Loan or home      

buying option. There are a variety of loans especially for Doctors, Dentists and Residents that offer zero percent down, no 

PMI and options for those saddled with student loan debt. Call or email me for some great lenders looking forward to 

assisting you.  

This is a great way to buy a foreclosed home or a home that most lenders wouldn’t touch because it is in need of some 

TLC. This loan will allow you to borrow the money to fix up the home and make repairs or improvements. Some lenders 

even allow you to choose your own contractors! The loan covers a lot of great things including roofs, flooring, windows, 

lead paint removal, furnace, plumbing, structural, etc. 

When you have a nice down payment, but your credit is borderline or you have non-traditional work and have heard 

“No” from every lender, it’s time to look at a portfolio loan. These loans are offered by some banks at the same interest 

rates and underwriting requirements, but with private funds. This means the banks can overlook the short sale or                  

bankruptcy you had a few years ago and make their own  determination on your ability to repay. If you have saved some 

money and every bank has told you “No” it’s time to give me a call and I will get you set up with the right people.  

Doctor Loan– 0% Down 

203K- Perfect for Foreclosures & Fixer Uppers 

Portfolio Loan– seasonal workers, business 
owners or blemished credit 

This is a cool program for Employees of Eastern Michigan University and the Eastern Michigan University Foundation. 

This program is designed to keep employees of EMU in Ypsilanti and areas of Ypsilanti Township. It is a $7,500 loan 

that is 20% forgiven each year you live in the home and pay the taxes. Stay in the home for 5 years and it’s like getting a 

FREE $7,500 toward your purchase.  

EMU- $7500 forgivable loan 

Loan Programs 

6 LOAN PROGRAMS 
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Why work with an agent?  

YOU DON’T HAVE  

TO BE ALONE 

In most real estate transactions there are typically two Realtors, one representing each 

party. The “Listing Agent” represents the seller and their interests and the “Buyers Agent” 

represents you as the buyer.  

“A good Buyers Agent is like a well-trained Sherpa 
that will guide you through the rocky terrain and to 

the peak of home ownership.” 

1. Help you find the right lender and 

introduce you to loans and programs you 

may never had heard of otherwise. 

2. Protect ALL of your interests as a buyer. 

From your financial interests to your 

family interests and future resale.  

3. Negotiating the best price and terms. We 

will run comparable sales in the 

neighborhood and make sure you are not 

over paying or getting yourself into a 

sticky situation. 

4. A great buyer’s agent will help you win 

multiple offer situations. 

5. Research, research, research. We have 

access to tax records, permit applications 

and data that is not available to the public. 

6. Home inspections. We have access to the 

best home inspectors and contractors 

that will identify major issues on your 

home and local issues such as flooding, 

radon & much, much more. 

7. We will set up private viewings and use 

our expertise to help you choose the right 

home and area. 

8. We have access to the local MLS and 

homes that may be coming on the market 

or not yet listed. 

9. We are here to answer all your questions 

or help you find the right answers. 

10.  We will be your guide through the entire 

climb from looking for homes to writing 

offers.  

A  few ways a Buyer’s Agent can have your back: 

 

Spotlight Tips:  

Even after their home has 

closed we are always there 

for our clients from helping 

them find great contractors 

to assisting their friends and 

family members and beyond. 
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PREFERRED LENDERS 

Tom McCarthy 

President 

Resource Mortgages 

Office: 888-877-5305   

Cell: 248-561-2819 

tom@resourcemortgages.loans  

www.resourcemortgages.loans  

Amy S. Maier 

Senior Loan Officer 

NMLS#942085 

Ruoff Home Mortgage 

Cell: 734-476-6734 

Efax-734-786-0714 

Amy.maier@Ruoff.com 

 

Jason Robinson 

Senior Mortgage Loan Officer 

NMLS#533276 

Lake Michigan Credit Union 

Cell: 734-707-3337 

Fax: 734-887-2793 

jason.robinson@lmcu.org 

https://www.lmcu.org/jasonrobinson 

Katie Lawrence 

Branch Manager 

NMLS#153808 

AmeriFirst Home Mortgage 

Cell: 810-269-9922 

Fax: 810-222-7510 

katiel@AmeriFirst.com 

 

http://www.resourcemortgages.loans/
http://www.resourcemortgages.loans/
http://www.resourcemortgages.loans/
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THREE ENVIRONMENTAL ISSUES TO 

CONSIDER BEFORE BUYING IN ANN ARBOR 

Any area you consider purchasing in will come with 

its own set of environmental issues.  It’s important 

to address these issues in your inspection prior to 

finalizing the purchase.  Your knowledgeable real 

estate professional will assist you in finding the 

right inspectors. Here are some that are unique to 

Ann Arbor. 

1. RADON GAS - Radon is a naturally occurring 

radioactive gas and comes from the natural decay 

of uranium. It is usually found in soil, but in some 

cases, well water may also be a source.  It makes 

its way into your home from cracks and holes in 

the foundation. An estimated 12% of homes in the 

entire state have higher than recommended radon 

readings with some counties reaching 40-45%. 

Prolonged exposure can lead to significant health 

issues including lung cancer.   Because Ann Arbor 

sits along what’s known as a radon belt there is no 

way to tell if a home will have high levels of radon. 

Good news.  Radon gas can easily be remediated 

by putting a simple system in your home with a 

cost ranging from $800 - $1200.  A radon test is 

highly recommended during your inspection period 

with a cost of around $150. You can also purchase 

an at home kit for as little as $10 but it’s important 

to get your results prior to the end of your 

inspection period if you want the seller to address 

this issue. 

2. MOLD – We truly enjoy all four seasons in 

Ann Arbor.  Unfortunately, the constant change in 

temperature and moisture leads to issues with 

mold especially in attics and crawl spaces.  The 

root cause of much the attic mold can be traced 

back to Roof issues/leaks, Improper ventilation, and 

Improper venting from pipes and/or vents.    

Many homeowners may not even realize they have 

a mold issue until the home inspection.  Mold 

should always be professionally remediated 

typically at a cost of $1500 - $5000. It’s important 

to identify the cause of the mold and have that 

issue addressed prior to closing. 

For more information on mold and its health affects 

visit: https://www.cdc.gov/mold/

dampness_facts.html 

3. CONTAMINATED GROUND WATER 
Gelman Sciences, located in Scio Township, used 

dioxane in its manufacturing facility from 1966-

1986 and discharged the toxic waste on its 

site.   This waste is spreading (known as the 

Gelman Plume) and has found its way into the 

ground water supply, slowly making its way toward 

the Huron River.  Being highly soluble in water, 

dioxane posses a high risk to people that rely on 

wells for their drinking water.  Exposure may cause 

damage to the central nervous system, liver and 

kidneys. 

 

 

 

Unique to Ann Arbor 

ENVIRONMENTAL ISSUES 
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Buying a Condo 

7 THINGS NO ONE TELLS YOU 

BEFORE BUYING A CONDO 

1. Understand the associations financial situation and how it is governed.  
When you buy a condo you become a “co-owner.” This means you share an ownership interest with 
everyone else in the condominium complex. As a group you are responsible for the financial operations, 
governing and even the maintenance of the entire property. No this doesn’t mean you will have to mow 
the lawn or trim the hedges a few times a year. The condo association will typically hire a management 
company to oversee items like that. It is important that before you buy a condo that you verify the condo 
associations yearly budget and latest financial statement. Make sure that the reserves are at least 20% of 
the total operating budget and that they are not operating with a loss. If they are operating at a loss 
guess who has to make that up? You will in the form of an assessment. Sometimes this information is 
not easily acquired so make sure that any offer you make to purchase a condo allows you to review and 
approve this information. 

2. Read the bylaws.  
How boring right? Don’t be intimidated by that huge book of legal jargon there are really only a handful of 
pages that actually would affect your day to day living. These are the most important part of the bylaws 
to understand: 
a. Know what the association covers and what you are responsible for. Beyond the basics of grounds 
maintenance and snow removal you should know what you are responsible for. Do they replace 
windows, stain decks, etc.? 
b. What utilities are you paying? Many associations cover water and some cover gas as well. Know 
what’s covered. 
c. What are the rules regarding pets? Do you have large dogs over 25 pounds? Know the weight limits 
and rules. 
d. Know the rules regarding renting and subletting 

3. Is the condo FHA approved? 
If you are an FHA buyer this is one of the most misunderstood and frustrating issues in purchasing a 
condo. This is really where you need to lean on the experience of your Realtor so you do not end up in a 
heap of trouble. If you want to view a list of condos in your area that are FHA approved the link is 
here: https://entp.hud.gov/idapp/html/condlook.cfm . If you really love a condo and you are an FHA buyer 
I would explore some other loan options such as a 3% or 5% down conventional. Just make sure the 
property is warrantable before you go down that road. Because a complex is not FHA approved doesn’t 
mean that it’s a bad buy. There is a lot of paperwork that the condo association has to complete to get 
approved and many do not have the resources to keep up with this which is required every 2 years. 

 

 

 
 

SO YOU’VE DECIDED THAT CONDO LIVING IS RIGHT FOR YOU. BEFORE 
YOU TAKE THE PLUNGE AND SIGN THAT CONTRACT HERE ARE A FEW 
THINGS YOU SHOULD CHECK OUT. 

https://entp.hud.gov/idapp/html/condlook.cfm


 

 13 

 

Buying a Condo 

 

 
4. Do they allow rentals and is there a maximum number? 
The majority of condo complexes have strict rules on renting out the units because as co-owners they do 
not want the complex to become apartment complexes or short stay hotels. The most common rules you 
will find regarding renting out the condo are: Leases must be at least one year in length and approved by 
the association (there also may be a fee that applies for this), the condo must be approved for rental by the 
local government (Township, City, etc.), all tenants must follow the same rules and bylaws as co-owners, a 
cap on rentals in the complex or building of 25% or 50%. The last one is the most important if you are an 
investor. If you purchase a unit with a 25% cap and that cap has been met than you will have to go on a 
waiting list to rent out the unit. I have seen waiting lists as long as 5 years. One last note on this: The rental 
rules can change at any  time! If you buy a condo to live in for a few years and then plan on renting it out 
understand the bylaws can be amended at any time and this may significantly alter your plans. This is a very 
common practice in the Ann Arbor area. Many medical residents or graduate students come to the 
University of Michigan or Eastern Michigan University to live for a few years. Once they see how high the 
rental rates are, a condo purchase is a no-brainer. For many it turns out to be a great investment . 

5. What’s the noise factor 
Many buyers spend only a few hours between showings and 
inspections in a home or condo before spending tens of 
thousands of dollars. Don’t be afraid to ask the other residents 
and neighbors what they like or dislike about the condo 
complex. If you are living on a lower unit and your upstairs 
neighbor loves tap dancing or has a barking dog this could be 
an issue. If there’s an attached garage that your unit sits over 
maybe open and close them to see how loud it is.  

6. Are there any pending assessments? 
Condos require just as much work as a home such as new 
roofs, driveways, roadways, pool repair, etc. Part of your 
association dues go to cover these improvements but 
sometimes there is poor budgeting or an unforeseen repair that 
needs to be made. If there is a budget shortfall and an improvement 
that needs to be made this will be divided up between all the 
owners in the form of an assessment. Make sure that as part of any 
offer you are made aware of any pending assessments to the 
property. 

7. Warrantable vs. Non-Warrantable 
A Warrantable condo is a development that can be financed by 
Fannie Mae or Freddie Mac. What does this mean to you? If a condo 
is non-warrantable then most lenders will not finance the property 
and it could be very difficult to sell in the future. There are several 
reasons why a condo may be non-warrantable including: Over 50% 
of units are rentals, one owner owns more than 10% of the units, 
more than 15% of owners are delinquent on their association dues 
etc. As an investor, a non-warrantable condo is not necessarily a 
bad purchase if you plan on holding it long term. If you only plan on 
living in the condo for a few years than you should probably stay 
away from non-warrantable condos. 

Dan’s Tips:  

Condo living can be easy and fun 

but you must educate yourself 

before you buy. The association 

rules can be amended at any 

time, so stay informed.  

Buying a Condo 

7 THINGS NO ONE TELLS YOU 

BEFORE BUYING A CONDO 
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Further Information 

HISTORIC AREAS OF  

ANN ARBOR 

 
Ann Arbor has 14 different historic Districts.  If you decide to purchase in  

one of these them it’s important to know the rules and regulations 
 regarding  changes to the exterior of your home. 

For more information on historic preservation visit:  https://www.a2gov.org/
departments/planning/historic-preservation/Pages/default.aspx 



 

 15 

1. Deteriorating Sewer Lines – We love 

our charming, older neighborhoods in Ann 

Arbor but there is a cost to buying 

older homes.  Modern day sewer 

lines are typically constructed from 

PVC. Older sewer lines can be 

constructed from anything from 

clay tiles  to the highly problematic 

bituminous fiber also known as 

Orangeburg.   Mature trees, improper 

installation from the 1940’s to 1960s and age have 

taken quite a toll on the sewer lines. As you drive 

down many local streets you will see cutaways in 

the roads that lead to the main sewer line.  You 

may see dozens of homes on each street with this 

repair. The sewer line is the homeowners 

responsibility and a cost to replace typically will 

run $7,000-$10,000. During your home inspection 

or prior to selling your home you should have a 

camera scope that runs around $200. This will 

save you a huge headache going forward.  

2. Galvanized plumbing – If you’re buying an 

old house, beware of galvanized steel pipes.  They 

can build up with sediment on the interior, to the 

point where water flow is unusable.  These pipes 

can also corrode at the joints which can lead to 

leaks and eventual failure.  They were also 

installed directly at the water intake for the home 

so can be a costly repair. 

3. Wet Basements – We love the beautiful 

rolling hills and rivers the glaciers carved out 

centuries ago, but they can sometimes come at an 

expense to homeowners.  The neighborhoods of 

the City are at different elevations and some are 

prone to flooding more than others. Newer homes 

are built with sump pumps that pump excess 

water away from your home, but many older 

homes do not have pumps. The good news is 

there are numerous systems and options available 

for wet basements that can arrange anywhere 

from a few hundred to thousands of dollars.  Look 

for signs of moisture like staining on walls. 

Beware of fully finished basements where the 

walls are not visible.  Your inspector can use a 

moisture meter and inspect the homes 

exterior for signs of water infiltration. Your 

inspector should also inspect the grading 

around the home and gutter systems as water 

should be directed away from the 

foundation.  Sometimes the problem is as 

simple as adding gutter extensions. 

4. Foundation failure – Over the 

past 200 years Ann Arbor has seen a lot of 

different construction methods.  From the old 

mortar and stone Michigan basements to the 

more modern poured concrete and everything in 

between.   As one inspector once said to me, 

“your basement is a giant hole in the ground and 

no matter how much you try water will find its way 

in.”  Knowledgeable inspectors will be able to 

educate you on the type of foundation, its 

maintenance, and if you need a further evaluation 

from a structural engineer.   Poured foundations 

are solid concrete which may have settlement 

cracking that is considered typical. If wider gaps 

and separation appears there is probably a larger 

issue.  Cinder block foundations are known to 

move over time as ground water penetrates the 

soil and push them inward causing horizontal 

cracking. It’s not uncommon to see support 

beams and French drain type systems installed on 

these basements. Don’t panic though until you 

have consulted the experts.  I have seen people 

walk away from homes with minor foundation 

issues that could be easily repaired.   

5. Environmental issues- including mold, 

radon and contaminated ground water – See 

Environmental Issues Unique to Ann Arbor 

Buying  in Ann Arbor 

INSPECTION ISSUES UNIQUE TO  

ANN ARBOR 
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New construction in most of Southeast Michigan remained dormant  
for years, but the soaring prices of resale homes and decreased 
inventory have led to a surge in new construction.   

Over the years we have assisted numerous clients with building 
homes  from $150,000 to $1.4 million. If you ever have any 
questions or would like honest, unbiased advice We are ALWAYS 
happy to help! Request our Home Building Guide for FREE for more 
information.  

Do you plan on being in the home at least 45 years? – There is typically a 15-20% premium on 

new construction vs. resale homes.  These added warranties that the builder and their suppli-

ers provide should assure that you will not have any costly repairs for the first 5 years.   

You know EXACTLY what you want and you can’t find it on the market -  If you consider 

yourself a very “picky” buyer with certain needs, new construction is probably a wonderful 

option.  You can spend money on places in the home that you will enjoy instead of having to 

pay for a costly remodel.  

Your timeline is flexible -  If you need a home in the next month, new construction is 

probably not a great option unless the builder has a spec home (something they started to 

build without a buyer attached to it) or a home where the transaction fell through.  Otherwise, 

most new builds are going to take 4-12 months to complete.  

You want a newer home on a lot of land – If you don’t want to be surrounded by neighbors 

this may be a good option for you but land can be expensive and you may be limited to a 

custom build or modular home.  Your dream home can be done but you will need a great 

mortgage lender, realtor and builder team to help you navigate this complicated process.  

Will stay for 5 Years 

Can’t find your dream home 

Flexible Timeline is Okay 

You want more land  

Can we build it?  

NEW CONSTRUCTION  



 

 17 

Grade Name Affiliation/Specialty  

4-13 Ann Arbor Academy Divergent Learning Styles, Dyslexia, Learning Disabilities... 

1-8 Ann Arbor Adventist Elementary  Bible-based Christian education 

PreK-8 Ann Arbor Christian School  Interdenominational Christian Faith Integration 

Toddlers-2  AA  Hills Child Devel. Center  Emphasis at elem. level on literacy, math, and core sub-

1-3 Christian Montessori School of  Montessori education in a Christian environment 

K-12 Clonlara School On-campus, off-campus, online and international locations 

K-8 Daycroft Montessori School  Montessori education, low student/teacher ratio 

K-8 Emerson School Gifted and academically talented students  

9-12 Fr. Gabriel Richard Regional Catholic principles and traditions 

6-12 Green Hills School  
Dedicated to creating a learning experience around needs 

and passions of each student 

K-5 Hebrew Day School  Multi-age classrooms .General studies and Hebrew immer-

K-8 Huron Valley Catholic School Strong Catholic Principals taught 

AA Alt. Schools 

Clague Middle  

Forsythe Middle 

Scarlett Middle 

Slauson Middle 

Tappan Middle 

Ann Arbor Private Schools 

Abbot Elementary 

Allen Elementary 

Angell Elementary 

Bach Elementary 

Bryant Elementary 

Burns Elementary 

Carpenter Elementary  

Dicken Elementary 

Eberwhite Elementary 

Haisley Elementary 

King Elementary  

Lakewood Elementary  

Lewton Elementary 

Logan Elementary 

Mitchell Elementary 

Pattengill Elementary 

Pittsfield Elementary 

Thurston Elementary 

Wines Elementary  

Ann Arbor Public Elementary 

AA Middle Schools Ann Arbor High Schools 
Huron High  

Pioneer High  

Skyline High 

Ann Arbor K-8 
A2 STEAM at Northside  

Ann Arbor Open 

Community High 

Pathways to Success 

Adult Education  

A2 Virtual Academy  

Ann Arbor was ranked #5 in 
the list of Best Public Schools 
in America @ Niche.com 

Let’s get educated 

SCHOOLS OF ANN ARBOR 
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Grade Name Affiliation/Specialty  

PreK-12 Michigan Islamic Academy  Montessori pre-education. Full-time Islamic school 

K-12 The Rudolf Steiner School of AA Waldorf education 

Pre- St. Francis Assisi Catholic School Catholic principles and traditions 

PreK-8 Spiritus Sanctus Academy Roman Catholic teachings; full academic program 

K-8 Summers-Knoll School 
Small class size, multi-age classrooms for bright, gifted, and crea-

tive children 

7-12 Veritas Christi Catholic High School Roman Catholic high school for students with special needs 

Ann Arbor Private Schools 

Ann Arbor Charter Schools 

K-8 Ann Arbor Learning Community 
Small multi-age classes. Core curriculum with art, music & 

physical education for all students 

PrK-12 Central Academy 
Standard public school curriculum plus character education. 

Arabic taught as a second language. 

Y5-8 East Arbor Charter Academy 
Built on the pillars of moral focus, academic excellence, personal 

responsibility and parental partnerships 

K-8 Fortis Academy 
Provides free and reduced lunch, before- and after- school care, 

band, drama and art club, basketball & volleyball and soccer. 

K-8 Honey Creek Community School 
Rigorous curriculum integrates thought and experience; centers 

on themes, complex projects, and service learning in a multi-age 

PreK-8 Multicultural Academy Focus on Common Core, language studies, including Arabic 

9-12 Washtenaw Technical Middle College 
High school diploma and an associate's degree or a 

technical certificate in a career area 

K-8 South Arbor Charter Academy 
After-school activities include Girls on the Run, orchestra, 

Science Olympiad, National Junior Honor Society, scouts, 

K-8 South Pointe Scholars Charter Academy Before- and after-school care 

The Spotlight  Team  is a huge supporter of education in our community. 

Visit our website to learn more about these schools and our commitment 

to learning.  

Let’s get educated 

Schools of Ann Arbor 

Let’s get educated 

SCHOOLS OF ANN ARBOR 

http://www.southpointescholars.org/
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• The Creature Conservancy 

This is a wonderful up-

close and personal wild 

animal conservancy 

with over 70 species of 

mostly exotic animals, 

many of whom are 

rescued former pets. 

Open to the public weekend afternoons 1-5pm . 

• UMMA: University of Michigan 

Museum of Art 
Among the best university art museums in the U.S., 

this on-campus museum has a particularly fine 

collection of Asian art through the ages. Admission 

is FREE and open Tuesday-Saturday from 11-5, and 

12-5 on Sunday. 

• Matthaei Botanical Garden and 

Nichols Arboretum 
Known as “the Arb” to 

locals and home to one 

of the richest 

landscapes of the 

region. The Arb hosts 

a beautiful variety of 

native and exotic trees 

crafted into a stunning landscape alongside its 

garden of peonies and collection of centennial 

shrubs. The Arb is the perfect place to get lost on a 

jog, walk around on a brisk autumn day or sunbathe 

and read under the warm summer sun. 

• The Ark 

Considered one of the top music clubs in the world, 

The Ark is renowned for the quality and breadth of 

its programming. The Ark is an intimate 400-seat 

club presenting performers who fall into the wide-

ranging genres of folk and roots music. The Ark is 

located at 316 S. Main in historic downtown Ann 

Arbor. Doors open at 7:30 for 8 pm shows (7 for 

7:30 pm shows on Sunday). 

 

 

 

• Visit the Big 

House 

It wouldn’t truly be a 

visit to Ann Arbor without a visit to the University of 

Michigan Football Stadium. Also known as ‘The Big 

House,’ this is the second largest stadium in the 

world and the 34th largest sports venue, which 

houses beyond 100,000 fans almost every game. 

Make sure to come experience the excitement and 

rowdiness that is a University of Michigan game 

day;                     

• University of Michigan Museum of 

Natural History 

The University of Michigan Museum of Natural 

History has the biggest collection of dinosaur fossils 

and prehistoric life in Michigan. The best part: 

admission to the larger-than-life dinosaur exhibit is 

totally free. There’s also a planetarium, which hosts 

talks about the stars, sun, and 

the Milky Way. 

• Detroit Observatory 

Open Houses 

The UM Astronomy Department 

collaborates with Bentley to 

host public viewing 

nights. Viewing 

Nights are weather 

permitting only. 

Check their 

Facebook page for 

events. 

• Kerrytown Markets and Shops 

The Ann Arbor Farmers Market is proud to bring 

farm-fresh produce to the community every week of 

the year. The gathering place for more than 100 

local businesses, the producer-only market offers 

On the Town 

8 THINGS TO DO IN  

ANN ARBOR 
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5 Things you MUST understand about property taxes before you buy a home in 
Ann Arbor 

1. Don’t rely on Zillow and all the other websites for accurate tax information.  Property taxes can be very 

complex and fluctuate from owner to owner. Do not avoid a property because its taxes may appear out of 

whack compared to the neighbors.   

2. What you see online may be much HIGHER than what you will pay.  If the current owner is using the 

property as an investment, second home or it is bank owned the taxes may decrease when you purchase it. 

3. What you see online may be much LOWER than what you will pay.  Most properties will be reassessed after 

the property has closed, and if the seller has owned the property for a long time their rates have been 

capped.  Your taxes will most likely increase to the current market value, and if the seller has lived there for 

50 years this could be quite a shock. 

4. One school district, 8 different tax rates.   If you are moving to Ann Arbor for the public school system it’s 

important to know that there are 8 different municipalities within AAPS boundaries, and the taxes vary 

greatly.  From the City to the Townships you need to understand what services are provided and what your 

tax dollars cover. 

5. Lower taxes don’t necessarily mean lower cost of living.   From garbage pickup to road maintenance and 

Tax terms explained 

• Assessed Value - By State Statute, this is 50% of market 

value. 

• Principal residence exemption (PRE) - Michigan statute 

allows owners of homes to exempt up to 18 mills of tax 

levied for school operating expenditures 

• Non-Homestead (non-Principal Residence) Status -  If 

your property does not qualify for the Principal Residence 

Exemption (it’s a 2nd home or rental), you will be required 

to pay the full 18 mills of tax levied for school operating 

expenditures. Non-principal residence status applies to 

businesses, people owning vacant land that is not adjacent 

to their homestead, owners of second homes and other 

non-owner occupied properties. 

• Market Value - The typical open market selling price of 

similar houses in a neighborhood. 

• Mill - A mill is equal to $1 per $1,000 of taxable value 

• The basic formula to arrive at your tax bill is as follows: 

(Taxable Value) x (Millage Rate) = (Tax Bill) 

• For example, if your total tax rate is 20 mills and your 

taxable value is $50,000, your taxes owed would be $1,000 

annually 

• Millage Rate - The millage rate is the total of all mills 

requested by various governmental entities, as well as any 

voter-approved special mileages. 

• State Equalized Value (SEV) - The SEV is the Assessed 

Value that has been adjusted or “equalized” by the County 

and State through a process that assures that 

assessments, for every class of property, are uniformly 

assessed at 50% of true cash value. 

• Taxable Value (TV) - The value used to calculate property 

taxes. By Michigan statute, the taxable value is to be 

calculated based on the prior year’s taxable value.  A 

property's taxable value for a given year is last year’s 

taxable value times the Consumer Price Index, or 5%, 

whichever is less. 

...nothing can be said to be certain, except death and taxes.  

TAXES EXPLAINED 
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HISTORICAL TRENDS 

HOUSING DATA 
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why spotlight? 

THE SPOTLIGHT TEAM 

DAN DECAPUA 
Team Leader 
Dan's goal has always been to get a standing ovation 

from his clients. Before his successful career in Real 

Estate, he toured as a standup comedian performing 

on cruise ships, in colleges and comedy clubs all over 

the country.  He understands the importance of 

frequent, honest communication with his clients as you 

see mentioned in almost all of his 197 plus reviews on 

Zillow and Trulia like this: "Dan was amazing to work 

with. Incredibly friendly, very responsive, and always 

kept us updated."  

 

Dan graduated with a journalism degree from 

Michigan State University in 2001 and moved to 

Ypsilanti. Dan currently resides in Ann Arbor and is 

the proud Father of two young boys, Jack and Max. He  

is heavily involved in local charities like the Peace 

Neighborhood Center and schools. His dedication to 

client satisfaction, communication and honesty have 

led him to be the number one Re/Max Agent in 

Washtenaw County and a member of the prestigious 

Platinum Club. 

email: dan@spotlighthouses.com 

cell: #734-730-7061  

 

mailto:Chris@SpotlightHouses.com

