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Historic Record of the Population 
There were 8,233 people in the City of Hillsdale according to the 2000 US Census.  Between 1960 and 2000, 
the City grew by just 7.3%, or an average annual rate of 0.20%.  At the same time, Hillsdale County grew 
by 25.3% or an annual growth rate of 0.85% (please note that the City’s population is included in the 
County population).  The City comprised 22.0% of the County’s total population in 1960.  That percentage 
had dropped to 17.7% in 2000, suggesting a trend of suburbanization away from the City to outlaying ar-
eas. 

Table 1 
Population — 1960-2000 

City of Hillsdale  Hillsdale County 
Year Population % Change Population % Change
1960 7,629 — 34,742 —
1970 7,728 1.3% 37,171 7.0%
1980 7,432 -3.8% 42,071 13.2%
1990 8,170 9.9% 43,431 3.2%
2000 8,233 0.8% 46,527 7.1%

      

Future Population Estimates 
Accurately estimating the future population of a small community can be a difficult task.  Changes in popu-
lation are not limited to a net change in the number of people due to births and deaths.  Such changes are 
also a function of such factors as migration, fertility, the availability of housing, and life expectancy. 

The City of Hillsdale has historically experienced relatively low increases in its population.  The population 
has averaged an increase of just 0.20% per year since 1960.  If the surge of growth that occurred between 
1980 and 1990 had not occurred, the City would have experienced population decline instead of its very low 
growth during that 40 year period. 
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It is probably not surprising then that future population estimates can either be expected to grow at a very 
slow rate or that there will be a decline in population over the next 20 years.  Recent population estimates 
by the US Census suggest that the City’s population has declined by 207 persons between 2000 and 2004.  
This decline is probably more of a function of out-migration due to a sluggish economy than it is a function 
of birth and death rates, a change in life expectancy, and/or fertility. 

The following table represents a population projection for the City of Hillsdale through 2025.  The estimates 
are based on a linear (straight line) projection which in turn is based upon the historic change in population 
between 1960 and 2000.  The annual growth rate of 0.20% represents a 5 year growth rate of 0.99%.  
Even though there has been an estimated decline of population between 2000 and 2004, it is assumed that 
the population will cyclically fall and rise over the 20 year period. 

Table 2 
Population Projections — 2005-2025 

Year City of Hillsdale Hillsdale County
2005 8,315 48,504
2010 8,398 50,565
2015 8,482 52,714
2020 8,567 54,954
2025 8,653 57,290

    

The table also shows a population projection for Hillsdale County (please note that the City’s population is 
included in the County total).  The County’s population projection model is based upon the same linear pro-
jection model utilized for the City.  The County has experienced significant growth during that 40 year time 
period with an annual growth rate of 0.85%.  A number of reasons may account for the disparity between 
the City and the County including the continued suburbanization of townships in general in Michigan. 
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Population by Sex and Age 
The median age for a resident of the City of Hillsdale was 29.7 years in 2000, considerably younger than his 
or her counterpart countywide (36.5 years).  This difference is primarily due to the fact that over half 
(52.1%) of Hillsdale County’s population was at least 35 years old as opposed to less than half (43.9%) of 
the City’s population. 

Race and Ethnicity 
Both the City of Hillsdale and Hillsdale County can be said to have a homogeneous population.  The over-
whelming majority of the population in both the City and County are white.  However, minority groups are 
present.  For example, Hispanics (Latinos) comprised 1.5% of the City’s population.  Native Americans and 
people of Asian descent also comprise at least 1.0% of the City’s population. 

Table 3 
Race — 2000 

City of Hillsdale Hillsdale County 
Characteristic Population % of Total Population % of Total

White 8,031 97.5% 45,836 98.5%
Black or African American 62 0.8% 255 0.5%

American Indian and Alaska Native 80 1.0% 412 0.9%
Asian 88 1.1% 211 0.5%

Native Hawaiian and other Pacific Islander 5 0.1% 14 0.0%
Some other race 59 0.7% 269 0.6%

Hispanic (Latino) 126 1.5% 558 1.2%
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Disabilities 
Disability status increased correspondingly with an increase in the age of residents for both the City of Hills-
dale and Hillsdale County in 2000.  For example, in the 5-20 year age category, 12.2% of City residents had 
some sort of disability.  The percentage of disabled individuals increased to 20.1% in the 21-64 age cate-
gory and to 53.9% in people who were at least 65 years of age.  By comparison, the County average for 
those 65 years of age or older was 44.8% and the State average was 42.3%. The high average numbers 
may suggest a need for certain programs to assist those local residents who are be disabled in some way. 

Table 5 
Disability Status of the Civilian Population — 2000 

 City of Hillsdale  Hillsdale County 
Characteristic Population % of Total  Population % of Total

Population 5-20 years 2,293 100.0%  11,516 100.0%
With a disability 280 12.2%  1,126 9.8%

Population 21-64 years 4,317 100.0%  25,747 100.0%
With a disability 868 20.1%  5,049 19.6%

Percent employed 54.3 —  57.1 —
No disability 3,449 79.9%  20,698 80.4%

Percent employed 77.8 —  79.5 —
Population 65 years and over 1,008 100.0%  5,955 100.0%

With a disability 543 53.9%  2,665 44.8%
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Educational Attainment 
The 2000 US Census recorded the educational attainment of each resident at least 25 years old.  Although 
more Hillsdale County residents (43.0%) had a high school diploma than City of Hillsdale residents (37.7%), 
this difference was reversed in higher education.  Bachelors and/or graduate degrees were possessed by 
16.0% of City residents and 12.0% of County residents. 

Table 5 
Educational Attainment — 2000 

City of Hillsdale  Hillsdale County 
Educational Level Population % of Total  Population % of Total
Less than 9th Grade 280 6.1%  1,601 5.4%

9th -12th Grade, No Diploma 521 11.3%  3,389 11.5%
High School Graduate 1,737 37.7%  12,719 43.0%

Some College, No Degree 1,051 22.8%  6,687 22.6%
Associate's Degree 279 6.1%  1,640 5.5%
Bachelor's Degree 439 9.5%  2,215 7.5%

Graduate or Professional Degree 299 6.5%  1,344 4.5%
Population, 25 Years and Over 4,606 100%  29,595 100%

% High School Graduate or Higher — 82.6%  — 83.1%
% Bachelor’s or Higher — 16.0%  — 12.0%

      

School Enrollment 
A greater percentage of City of Hillsdale residents (31.8%) were enrolled in some type of school in 2000 
than Hillsdale County (26.2%).  This difference may be due to that fact that of the City residents enrolled in 
school, 44.1% attended a college or graduate school. 
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Table 6 
School Enrollment — 2000 

City of Hillsdale  Hillsdale County 
Characteristic Population % of Total  Population % of Total

Population 3 years and over 
enrolled in school 2,619 100.0%  12,176 100.0%

Nursery school, preschool 153 5.8%  680 5.6%
Kindergarten 87 3.3%  686 5.6%

Elementary school (grades 1-8) 827 31.6%  5,702 46.8%
High school (grades 9-12) 397 15.2%  2,847 23.4%
College or graduate school 1,155 44.1%  2,261 18.6%
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Employment Status 
The 2000 US Census provided information on employment status for residents at least 16 years of age.  
Around 65% of City of Hillsdale and Hillsdale County residents were included in the labor force.  No City 
residents and only 3 County residents were in the armed forces.  The City’s unemployment rate was 6.2% 
while the County’s was only 3.5%. 

Table 7 
Employment Status — 2000 

City of Hillsdale  Hillsdale County 
Characteristic Population % of Total  Population % of Total

Population 16 years and over 6,643 100.0%  35,801 100.0
In Labor Force 4,298 64.7%  23,265 65.0%

  Civilian labor force 4,298 64.7%  23,262 65.0%
    Employed 3,889 58.5%  22,023 61.5%

    Unemployed 409 6.2%  1,239 3.5%
  Armed Forces 0 0%  3 0%

Not in labor force 2,345 35.3%  12,536 35.0%
      

Employment 
Statistics on employment were gathered for residents that were employed in 2000.  It is also important to 
point out that people did not necessarily live and work in the same community. 

Employment by Occupation 

Most employed City of Hillsdale residents were engaged in one of the following occupations: 1) production, 
transportation, and material moving operations; 2) management, professional and related occupations; and 
3) sales and office occupations (listed in descending order).  Combined, those occupations account for the 
jobs of 77.2% of the City’s employed residents.  Similarly, those occupations also made up 75.9% of the 



Page 13 

City of Hillsdale Comprehensive Land Use Plan 

jobs held by Hillsdale County’s employed residents.  A significant number of City and County residents were 
also employed in service occupations. 

Table 8 
Employment by Occupation — 2000 

City of Hillsdale Hillsdale County 
Occupation Population % of Total Population % of Total

Employed population 16 years and over 3,889 100.0% 22,023 100.0%
Management, professional and related occupations 952 24.5% 5,100 23.2%

Service occupations 596 15.3% 2,953 13.4%
Sales and office occupations 893 23.0% 4,453 20.2%

Farming, fishing, and forestry occupations 28 0.7% 288 1.3%
Construction, extraction, and maintenance occupations 259 6.7% 2,067 9.4%

Production, transp., and material moving operations 1,161 29.9% 7,162 32.5%
      

Employment by Industry 

The manufacturing sector, which accounted for 32.1% of employed City of Hillsdale residents in 2000, con-
tinued to lead all other forms of employment by industrial classification, followed closely by the educational, 
health, and social services sector, which accounted for 23.9% of employed City residents.  Those industries 
were also the major employers in Hillsdale County.  The retail and wholesale trade sectors, which jointly ac-
counted for 12.1% of employment for City residents, qualified for a distant third place as a major employer 
of City and County residents.  The arts, entertainment, recreation, accommodation, and food services sec-
tor, which accounted for 8.6% of employment, qualified for fourth place as a major employer of City resi-
dents while the construction sector, which accounted for 5.6% of employment, qualified for fourth place as 
a major employer of County residents. 
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Table 9 
Employment by Industry — 2000 

City of Hillsdale Hillsdale County 
Industry Population % of Total Population % of Total

Agriculture, Forestry, Fishing, Hunting, Mining 28.0 0.7% 803.0 3.6%
Construction 202.0 5.2% 1,253.0 5.7%

Manufacturing 1,248.0 32.1% 7,714.0 35.0%
Wholesale 138.0 3.5% 753.0 3.4%

Retail 334.0 8.6% 2,017.0 9.2%
Transportation and Warehousing, and Utilities 

Information 93.0 2.4% 786.0 3.6%
Information 72.0 1.9% 276.0 1.3%

Finance, Insurance, Real Estate, and Rental 
and Leasing 139.0 3.6% 660.0 3.0%

Professional, Scientific, Management, Adminis-
trative, and Waste Management 138.0 3.5% 855.0 3.9%

Educational, Health and Social Services 931.0 23.9% 4,061.0 18.4%
Arts, Entertainment, Recreation, Accommoda-

tion, and Food Services 336.0 8.6% 1,226.0 5.6%
Other Services, Except Public Administration 159.0 4.1% 956.0 4.3%

Public Administration 71.0 1.8% 663.0 3.0%
Employed population 16 years and over 3,889 100.0% 22,023 100.0%
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Household Income 
Although employment and the types of occupations employing City and County residents were very similar 
in terms of percentages of the labor force, median household income was 16.4% lower in the City of Hills-
dale ($34,695) than it was countywide ($40,396).  The City’s higher unemployment rate is a likely factor in 
the disparity.  It is also important to note that median household income includes other sources of income 
which also may have contributed to the disparity, such as pensions and social security.  For example, 19.7% 
of City households had an income of less than $15,000 in 2000 as compared to 14.1% of County house-
holds. 

Table 10 
Household Income — 1999 

City of Hillsdale  Hillsdale County 
Income Population % of Total  Population % of Total

Households 3,058 100.0%  17,287 100.0%
Less than $10,000 359 11.7%  1,383 8.0%
$10,000-$14,999 246 8.0%  1,063 6.1%
$15,000-$24,999 558 18.2%  2,477 14.3%
$25,000-$34,999 371 12.1%  2,393 13.8%
$35,000-$49,999 674 22.0%  3,540 20.5%
$50,000-$74,999 506 16.5%  3,706 21.4%
$75,000-$99,999 242 7.9%  1,551 9.0%

$100,000-$149,999 66 2.2%  889 5.1%
$150,000-$199,999 24 0.8%  160 0.9%

$200,000 0r more 12 0.4%  125 0.7%
Median household income $34,695 —  $40,396 —
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Poverty Status 
City of Hillsdale residents identified as living in poverty equaled 10.3% of the population in 1999.  This was 
lower than the state average of 12.4%.  The poverty status of Hillsdale County was even lower at 8.2% of 
all individuals.  However, 15.7% of City residents aged 65 years old or older lived in poverty.  The poverty 
rate for Hillsdale County families was 5.2%, slightly better than the 5.5% rate for families within the City. 

Table 11 
Poverty Status — 1999 

City of Hillsdale Hillsdale County 
Characteristic Population % of Total Population % of Total

Families 100 5.5% 651 5.2%
Families, no husband present 70 17.9% 234 16.6%

Individuals 743 10.3% 3,709 8.2%
    18 years and over 528 9.9% 2,511 7.6%

        65 years and over 158 15.7% 514 8.6%
    Related children under 18 years 188 10.1% 1,037 8.8%

        Related children 5 to 17 124 9.3% 696 7.9%
    Unrelated individuals 15 years and over 387 22.8% 1,481 22.3%

      

Grandparents as Caregivers 
Another relatively new social issue is the number of “grandparents who have assumed full care of their 
grandchildren on a temporary or permanent live-in basis” (US Census, 2000).  In the City of Hillsdale, 144 
grandparents lived in the same home as their grandchildren.  Of those, 61.8% were involved in direct child-
care.  The county average of 43.6% was significantly lower as was the state average of 42.0%.  Undoubt-
edly, there are other grandparents involved in some facet of the day-to-day care of their grandchildren.  
This often becomes necessary for parents who need to work but are not able to afford daycare as well as 
for various other reasons. 
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Table 12 
Grandparents as Caregivers — 2000 

City of Hillsdale Hillsdale County 

Characteristic Population % of Total Population % of To-
tal

Grandparent living in household with own 
grandchildren under 18 years 144 100.0 793 100.0

    Grandparent responsible for grandchildren 89 61.8% 346 43.6%
      

Commuting To Work 
One advantage of urban living is that sometimes the commuting distance from home to the work place can 
be minimized to a point where walking or bike riding is possible.  Such is the case in the City of Hillsdale 
where 11.4% of people reported that they walk to their place of work while only 3.6% of Hillsdale County’s 
population reported that they were able to walk to work.  The time it took the average City resident to 
travel to work was 16 minutes as compared to 23.6 minutes in the County and 24.1 minutes statewide. 

Table 13 
Commuting to Work — 2000 

City of Hillsdale Hillsdale County 
Characteristic Population % of Total Population % of Total

Workers 16 years and over 3,833 100.0% 21,624 100.0%
Car, truck or van -- drove alone 2,823 73.6% 17,552 81.2%

Car, truck or van -- carpooled 393 10.3% 2,143 9.9%
Public Transportation, including taxicab 16 0.4% 42 0.2%

Walked 437 11.4% 774 3.6%
Other means 37 1.0% 183 1.0%

Worked at home 127 3.3% 930 4.3%
Mean travel time to work (minutes) 16 — 23.6 —
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Housing Occupancy 
The demand for housing within the City of Hillsdale remains strong. In 2000, almost 94% of housing avail-
able in the City was occupied. By comparison, 86% of housing was occupied countywide. However, the 
large number of vacant homes outside of the City used for seasonal, occasional, or recreational uses also 
needs to be taken into account.  That helps to explain why homeowner vacancy rates were about the same 
in both the City (1.5%) and Hillsdale County (1.6%).  Rental vacancy rates were a bit higher, although still 
comparable in the City (5.5%) and the County (5.8%). 

Table 14 
Housing Occupancy — 2000 

City of Hillsdale Hillsdale County 
Characteristic Units % of Total Units % of Total

Total housing units 3,274 100.0% 20,189 100.0%
Occupied housing units 3,067 93.7% 17,335 85.9%

Vacant housing units 207 6.3% 2,854 14.1%
For seasonal, occasional, or recreational use 17 0.5% 1,904 9.4%

Homeowner vacancy rate — 1.5% — 1.6%
Rental vacancy rate — 5.5% — 5.8%

      

Housing Tenure 
The type of occupied housing varies greatly from the City of Hillsdale to Hillsdale County.  Owner occupied 
housing in the City comprised 56.3% of units while countywide the rate was substantially higher at 79.9% 
of units.  Conversely, the occupancy rate for renter occupied units was significantly higher in the City at 
43.7% of units while in the County it was 20.1% of units.  This difference between urban/suburban owner-
ship differences is not uncommon and can be found throughout Michigan and the United States.  There are 
also more people per household countywide than in the City, regardless of the ownership status, and more 
people per household living in owner occupied units than rental units. 
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Types of Residential 
Structures 
Single-family homes generally 
comprise the greatest segment 
of housing units  Well over half 
of the housing units within the 
City of Hillsdale (56.8%) were 
single-family homes as were 
well over three-quarters of 
housing units in Hillsdale 
County (76.8%).  Conversely, 
the City has a much higher per-
centage of units that are at-
tached.  Attached units are 
comprised of 2 or more units 
and can take the form of owner 

Table 15 
Housing Tenure — 2000 

City of Hillsdale Hillsdale County 
Characteristic Units % of Total Units % of Total

Occupied housing units 3,067 100.0% 17,335 100.0%
    Owner occupied housing units 1,726 56.3% 13,850 79.9%
    Renter occupied housing units 1,341 43.7% 3,485 20.1%

Average household size of owner occupied units 2.6 — 2.7 —
Average household size of renter occupied units 2.0 — 2.4 —

      

Table 16 
Units Per Residential Structure — 2000 
 City of Hillsdale Hillsdale County 

Characteristic Structures % of Total Structures % of Total
Total units 3,308 100.0 20,189 100.0

1 unit, detached 1,880 56.8% 15,496 76.8%
1 unit, attached 53 1.6% 135 0.7%

2 units 234 7.1% 407 2.0%
3 or 4 units 294 8.9% 480 2.4%
5 to 9 units 216 6.5% 361 1.8%

10 to 19 units 202 6.1% 342 1.7%
20 or more units 302 9.1% 338 1.7%

Mobile home 127 3.8% 2,613 12.9%
Boat, RV, van etc. 0 0.0% 17 0.1%
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occupied as well as rental 
property. 

Number of Rooms per 
Residential Unit 
The median number of rooms 
per residential structure within 
the City of Hillsdale was 5.3 in 
2000 and 5.8 in Hillsdale 
County.  Almost half (49.1%) 
of residential units within the 
City were comprised of five to 
seven rooms. 

Year the Residential 
Structure Was Built 
The age of a structure is an important planning consideration. In general, the older a structure is, the more 
likely the need for major repairs and improvements to make it marketable.  Because major repairs and im-
provements are often very costly, older housing is at greater risk of decline.  If this issue is ignored, struc-
tures may degrade to the point that they are converted to multiple units or even need to be demolished, 
thereby contributing to the blight of a neighborhood. For this reason, some communities encourage high 
levels of owner occupied housing. 

A greater percentage of the City of Hillsdale’s housing stock is older than that of Hillsdale County.  For ex-
ample, 61.0% of the housing units in the City were built prior to 1960.  Conversely, 43.7% of the housing 
units countywide were built in the same time period.  A number of issues and problems, such as blight and 
home ownership, are associated with an aging housing stock and can be anticipated. 

Table 17 
Rooms per Structure — 2000 

City of Hillsdale Hillsdale County 
Rooms Structures % of Total Structures % of Total
1 room 47 1.4% 77 0.4%

2 rooms 153 4.6% 289 1.4%
3 rooms 487 14.7% 1,264 6.3%
4 rooms 480 14.5% 3,025 15.0%
5 rooms 606 18.3% 4,072 20.2%
6 rooms 545 16.5% 4,111 20.4%
7 rooms 474 14.3% 3,256 16.1%
8 rooms 235 7.1% 2,053 10.2%

9 or more rooms 281 8.5% 2,042 10.1%
median (rooms) 5.3 — 5.8 —
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Table 18 
Year Structure Built — 2000 

City of Hillsdale  Hillsdale County 
Year Structures % of Total  Structures % of Total

1999 to March 2000 15 0.5%  356 1.8%
1995 to 1998 65 2.0%  1,412 7.0%
1990 to 1994 129 3.9%  1,300 6.4%
1980 to 1989 254 7.7%  1,982 9.8%
1970 to 1979 502 15.2%  3,396 16.8%
1960 to 1969 324 9.8%  2,132 10.6%
1940 to 1959 768 23.2%  3,138 15.5%

1939 or earlier 1,251 37.8%  6,473 32.1%
      

Building Permit Data 
The City of Hillsdale experienced slow housing growth between 1996 and 2003, particularly single-family 
units.  Only 35 single-family units were built during that time.  During 2000 and 2001, 18 new multiple-
family structures were built for a total of 108 new dwelling units. 

Table 19 
Building Permit Data — 1996-2003 

Building Permits 1996 1997 1998 1999 2000 2001 2002 2003
Single-Family (Buildings/Units) 3/3 4/4 4/4 4/4 2/2 4/4 9/9 5/5

2-Family (Buildings/Units) 0/0 3/6 0/0 2/4 1/2 2/4 1/2 0/0
3 & 4-Family (Buildings/Units) 0/0 0/0 0/0 0/0 0/0 0/0 0/0 1/4

5+ Family (Buildings/Units) 0/0 0/0 0/0 0/0 5/48 4/48 0/0 0/0
Total (Buildings/Units) 3/3 7/10 4/4 6/8 8/52 10/56 10/11 6/9
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Occupants per Room 
The number of occupants per room can be used as a measure of poverty.  Almost all of the occupied hous-
ing units served an average of one person or less per room in both the City of Hillsdale (97.2%) and Hills-
dale County (97.9%).  Because of this, the factor does not reflect any problems associated with overcrowd-
ing. 

Table 20 
Occupants per Room — 2000 

City of Hillsdale  Hillsdale County 
Characteristic Population % of Total  Population % of Total

Occupied housing units 3,095 100.0%  17,335 100.0%
1.00 or less 3,008 97.2%  16,967 97.9%
1.01 to 1.50 50 1.6%  283 1.6%

1.51 or more 37 1.2%  85 0.5%
      

Vehicles Available per Household 
Suburbanites and rural people are generally much more dependant on their vehicles than are city dwellers.  
While 14.2% of City of Hillsdale households had no vehicle in 2000, the percentage of Hillsdale County 
households without a vehicle was only 5.7%.  At the other end of the spectrum, 22.1% of County house-
holds had more than 3 vehicles compared to 10.7% of City households. 
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Table 21 

Vehicles Available — 2000 
City of Hillsdale Hillsdale County 

Characteristic Households % of Total Households % of Total
None 438 14.2% 991 5.7%
One 1,194 38.6% 5,147 29.7%
Two 1,133 36.6% 7,370 42.5%

Three or more 330 10.7% 3,827 22.1%
      

Year Householder Moved Into Unit 
In general, a greater percentage of those living in Hillsdale County have lived in their homes longer than 
those living in the City of Hillsdale. This simply suggests that City residents are more transient than their 
rural counterparts, which is typical of many urban communities. 

Table 22 
Year Householder Moved into Unit — 2000 

City of Hillsdale  Hillsdale County 
Characteristic Units % of Total  Units % of Total

Occupied housing units 3,095 100.0%  17,335 100.0%
1999 to March 2000 767 24.8%  2,646 15.3%

1995 to 1998 1,046 33.8%  4,810 27.7%
1990 to 1994 378 12.2%  2,849 16.4%
1980 to 1989 384 12.4%  2,908 16.8%
1970 to 1979 212 6.8%  2,024 11.7%

1969 or earlier 308 10.05  2,098 12.1%
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Value of Housing 
The median home value in the City of Hillsdale was $71,800 in 2000 while countywide the median value 
was $85,800.  The disparity between housing valuations may be explained in part by an aging housing 
stock in the City, differences in owner occupied housing, and a higher median income in Hillsdale County. 

Table 23 
Value of Housing — 2000 

City of Hillsdale Hillsdale County 
Characteristic Units % of Total Units % of Total

Specified owner occupied units 1,543 100.0 8,845 100.0
Less than $50,000 347 22.5% 1,333 15.1%

$50,000 to $99,999 910 59.0% 4,294 48.5%
$100,000 to $149,999 190 12.3% 1,753 19.8%
$150,000 to $199,999 72 4.7% 876 9.9%
$200,000 to $299,999 16 1.0% 490 5.55
$300,000 to $499,999 8 0.5% 95 1.1%
$500,000 to $999,999 0 0.0% 2 0.0%

$1,000,000 or more 0 0.0% 2 0.0%
Median (dollars) $71,800 — $85,800 —

      

Mortgage Status and Monthly Owner Costs 
Median monthly owner costs for a mortgaged home in the City of Hillsdale were reported as $731 in 2000, 
slightly lower than the $802 monthly owner costs for a mortgaged home in Hillsdale County.  Home owners 
without a mortgage pay have a much lower median cost per month in both the City ($249) and the County 
($240). 
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Table 24 

Mortgage Status & Monthly Owner Costs — 2000 
City of Hillsdale Hillsdale County 

Characteristic Units % of Total Units % of Total
With a mortgage 1,003 65.0% 5,883 66.5%

    Less than $300 8 0.5% 34 0.4%
    $300 to $499 93 6.0% 611 6.9%
    $500 to $699 353 22.9% 1,490 16.8%
    $700 to $999 387 25.1% 2,138 24.2%

    $1000 to $1499 123 8.0% 1,182 13.4%
    $1500 to $1999 32 2.1% 306 3.5%
    $2000 and more 7 0.5% 122 1.4%

    Median $731 — $802 —
Not mortgaged 540 35.0% 2,962 33.5%

    Median $249 — $240 —
      

Gross Rent 
Median gross rent falls between the median amounts contributed to monthly owner costs, mortgaged and 
not mortgaged, in both the City of Hillsdale and Hillsdale County.  In a similar trend to median monthly 
owner costs for mortgaged homes, the median gross rent for a renter in the City was $389 in 2000 and 
$434 in the county. 
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Table 25 
Gross Rent — 2000 

City of Hillsdale Hillsdale County 
Characteristic Units % of Total Units % of Total

Specified renter-occupied units 1,324 100.0% 3,177 100.0%
Less than $200 265 20.0% 383 12.1%

$200-$299 145 11.0% 280 8.8%
$300-$499 526 39.7% 1,279 40.3%
$500-$699 278 21.0% 813 25.6%
$700-$799 35 2.6% 99 3.1%

$1,000-$1,499 14 1.1% 26 0.8%
$1,500 or more 0 0.0% 0 0.0%

No cash rent 61 4.6% 297 9.3%
Median (dollars) $389 — $434 —
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Industrial Facilities 
The City of Hillsdale has a fairly diverse economy not solely dependent upon any one industry.  There are 
approximately 50 industrial facilities located within the City or having a Hillsdale zip code.  While support 
services to the automotive industry are very important to the local economy, other unrelated industries pro-
vide close to half of the available manufacturing jobs.  Of the total manufacturing jobs available in Hillsdale 
County, over 35% are located in or around the City. 

Table 26 
Industrial Facilities — 2005 

Company Product Employed 

Abrasive Materials, Inc. Aluminum oxide, abrasive grain, stainless steel shot, glass 
beads, aluminum, zinc and cast steel shot  7

Advanced Coating Technologies, Inc. 
Custom phosphate treatment of metallic substrates for cor-
rosion protection prior to surface painting operations; and 
testing of coatings 

105

Alsons Corporation National manufacturing of personal showers and accesso-
ries 275

  

Autorack Material handling racks 25

American Copper and Brass, Inc. Warehouse distributors of copper tubing, brass fittings and 
valves 66

Becker and Scrivens Concrete Products, Inc. Ready-mix concrete, septic tanks, pre-cast steps 16

(continued)   
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Company Product Employed

Bob Evans Farms, Inc. Sausage products 125

Cambria Tool and Machine Company, Inc. Tools, jigs and fixtures; design and build special machines 19

Dow Automotive OEM automotive sealant adhesive and  
Primers 168

Eagle-Picher Automotive  
Hillsdale Tool Division 

Automotive parts manufacturing; production machining of 
castings and forgings, vibration dampers, crankshaft, drive-
line and A/C compressors.  Molded rubber production and 
rubber-to-metal bonding. 

75

Fairway Sewing and assembly 65

Foamade Ind. Foam and rubber products 75

Foust Electo-Mold, Inc. Molds for plastic injection machines.  Builders of precision 
molds, and custom E.D.M. work 6

Gateway Manufacturing Screw machine products 20

Jonesville Products Metal tubing fabricators for automotive purpose and pro-
duction of household faucets 135

Key Opportunities, Inc. 
Subcontractors of vibratory finishing, deburring, grinding, 
light assembly, packaging, secondary machining opera-
tions, 100% inspection and sorting, collating and mailings 

153

Kolor Kraft Painting surfaces and fabrication 2

Litex, Inc. Manufacturing and engineering of aluminum and glass 
products, windows 28

(continued)   
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Company Product Employed

Mains Importing Import wicker baskets 10

Metallist, Inc. Short-run metal stampings and assemblies, weldments 20

Micro Plastics Small plastics products 4

Northstarr Hunting Tree stands 

Precision Gage, Inc. 
Tooling, gauging and prototype parts for the automotive 
industry.  Also, CNC lathe and a coordinate measuring ma-
chine 

55

Shane Group Steel fabrication; commercial quality park and playground 
equipment 75

Southern Michigan Tool and Machine  Tools, gauges, fixtures, dies, and special machines, CNC 
Turning and E.D.M. 25

Swiss Industries, Inc. Small precision screw machine parts for government (air-
craft, missiles, Navy) 10

T.I. Group Automotive push rods, fuel rails, transmission and power 
steering components 91

U.S. Foods Food Products 10

Venture Industry Automotive plastic products 100

Watson Trading Company, Inc. Importers of misc. handicraft items, wicker furniture and 
baskets 23

Source:  Industrial Development Commission, Hillsdale County, 2004 
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Unemployment Rates 
The recession in the early 1980's took its toll on employ-
ment in the county. A labor force that had been steadily 
growing up through 1980 suddenly was trimmed by nearly 
10 percent in the next five years.  The 90’s saw unem-
ployment decreasing due to a robust national economy 
and a local economy that was diversified.  The 2000’s saw 
a national shift to offshore manufacturing that had a se-
vere impact on the local economy as Hillsdale lost several 
large manufacturers. 

There are three general classifications of employment 
used by the Michigan Employment Security Commission 

(MESC) for statistical documentation of employment figures. They are manufacturing, non-manufacturing 
and government.  In 1990 manufacturing jobs reached an all time high increasing 15.2 percent from 1986 
to 5,500 jobs.  At the same time manufacturing jobs accounted for over 42 percent of total employment.   
Hillsdale has since succumbed similarly to state trends as 
unemployment raises slowly post 9-11.   The local economy 
is still largely dependent on manufacturing, and is slowly de-
ferring to health and education services. 

Millage 
A millage rate or dollar amount per thousand is applied 
against the taxable value each year by different taxing enti-
ties to determine the amount of tax dollars to be levied for 
each parcel. Each entity is limited by vote, charter or statu-
tory requirements. 

Table 27 
Hillsdale County Unemployment Rates 

Year Rate Year Rate Year Rate
1980 11.9 1989 7.7 1998 3.5
1981 9.6 1990 8.5 1999 3.3
1982 14.4 1991 10.5 2000 3.6
1983 12.1 1992 8.4 2001 6.2
1984 10.3 1993 6.5 2002 5.8
1985 12.1 1994 5.3 2003 7.2
1986 10.7 1995 4.8 2004 7.4
1987 9.2 1996 4.5 2005 7.4
1988 8 1997 3.9   

Source:  Michigan Employment Security Commission 

Table 28 
City of Hillsdale Homestead Millage Rates 

 Millage Rate 
Year Summer Winter Total 

1980 17.00 37.48 54.025 
1985 31.65 21.40 53.05 
1990 34.15 24.90 60.05 
1995* 21.9959 12.1699 34.1658 
2000* 21.9178 24.90 34.474 
2005* 27.4084 8.4612 35.8696 

Source:  City of Hillsdale Assessing Department 
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Table 29 
City of Hillsdale Millage Rates by Taxing Jurisdictions 

2000 Tax Data Homestead Non-Homestead 
Factor 2000 
Residential, 1.000 
Commercial, 1.000 
Industrial, 1.0000 

Summer Millage 21.9178 
 City 14.97 
 Library 0.998 
 Inter. 1.97555 
 Debt 0.97425 
 SET 3.0000 
 Local Schl. ---- 
Winter Millage 12.5562 
 County 5.137 
 Medical 0.7345 
 Amb. 0.2448 
 SET 3.0000 
 Schl. Op. ---- 
 Debt 0.97425 
 ISD 1.97555 
 Senior 0.4901 

Summer Millage 30.3178 
 City 14.97 
 Library 0.998 
 Inter. 1.97555 
 Debt 0.97425 
 SET 3.0000 
 Local Schl. 9.000 
Winter Millage 21.5562 
 County 5.137 
 Medical 0.7345 
 Amb. 0.2448 
 SET 3.0000 
 Schl. Op. 9.000 
 Debt 0.97425 
 ISD 1.97555 
 Senior 0.4901 

2001 Tax Data Homestead Non-Homestead 
Factor 2001 
Residential, 1.000 
Commercial, 1.000 
Industrial, 1.0000 

Summer Millage 21.8733 
 City 14.94 
 Library 0.9966 
 Inter. 1.96925 
 Debt 0.9675 
 SET 3.0000 
 Local Schl. ---- 

Summer Millage 30.8733 
 City 14.94 
 Library 0.9966 
 Inter. 1.96925 
 Debt 0.9675 
 SET 3.0000 
 Local Schl. 9.000 

(continued) 
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2001 Tax Data Homestead Non-Homestead 
 Winter Millage 12.3838 

 County 5.1133 
 Medical 0.5972 
 Amb. 0.2488 
 SET 3.0000 
 Schl. Op. ---- 
 Debt 0.9675 
 ISD 1.96925 
 Senior 0.4878 

Winter Millage 21.3838 
 County 5.1691 
 Medical 0.5972 
 Amb. 0.2488 
 SET 3.0000 
 Schl. Op. 9.000 
 Debt 0.9675 
 ISD 1.96925 
 Senior 0.4878 

2002 Tax Data Homestead Non-Homestead 
Factor 2002 
Residential, 1.000 
Commercial, 1.000 
Industrial, 1.0000 

Summer Millage 21.8615 
 City 14.949 
 Library 0.9966 
 Inter. 1.9546 
 Debt 0.9613 
 SET 3.0000 
 Local Schl. ---- 
Winter Millage 13.2355 
 County 5.0718 
 Medical 0.5923 
 Amb. 0.2467 
 SET 3.0000 
 Schl. Op. ---- 
 Debt 0.9613 
 Bond 0.9250 
 ISD 1.9546 
 Senior 0.4838 

Summer Millage 30.8615 
 City 14.949 
 Library 0.9966 
 Inter. 1.9546 
 Debt 0.9613 
 SET 3.0000 
 Local Schl. 9.000 
Winter Millage 22.2355 
 County 5.0718 
 Medical 0.5923 
 Amb. 0.2467 
 SET 3.0000 
 Schl. Op. 9.000 
 Debt 0.9613 
 Bond 0.9250 
 ISD 1.9546 
 Senior 0.4838 

(continued)   
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2003 Tax Data Homestead Non-Homestead 
Factor 2003 
Residential, 1.000 
Commercial, 1.000 
Industrial, 1.0000 

Summer Millage 24.721 
 City 14.919 
 Library 0.9946 
 Inter. 1.9294 
 Debt 0.9530 
 Bond 0.9250 
 SET 5.0000 
 Local Schl. ---- 
Winter Millage 10.1212 
 County 5.0078 
 Medical 0.5848 
 Amb. 0.2435 
 SET 0.0 
 Schl. Op. ---- 
 Debt 0.9530 
 Bond 0.9250 
 ISD 1.9294 
 Senior 0.4777 

Summer Millage 33.694 
 City 14.919 
 Library 0.9946 
 Inter. 1.9294 
 Debt 0.9530 
 
 SET 5.0000 
 Local Schl. 8.9730 
Winter Millage 19.0942 
 County 5.0078 
 Medical 0.5848 
 Amb. 0.2435 
 SET 0.0 
 Schl. Op. 8.9730 
 Debt 0.9530 
 Bond 0.9250 
 ISD 1.9294 
 Senior 0.4777 

2004 Tax Data Homestead Non-Homestead 
Factor 2004 
Residential, 1.000 
Commercial, 1.000 
Industrial, 1.0000 

Summer Millage 25.7646 
 City 14.9205 
 Library 0.9947 
 Inter. 1.9244 
 Debt 1.00 
 Bond 0.9250 
 SET 6.0000 
 Local Schl. ---- 

Summer Millage 34.7646 
 City 14.9205 
 Library 0.9947 
 Inter. 1.9244 
 Debt 1.000 
 
 SET 6.0000 
 Local Schl. 9.000 

(continued)   
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2004 Tax Data Homestead Non-Homestead 
 Winter Millage 10.1364 

 County 4.9867 
 Medical 0.5823 
 Amb. 0.2424 
 SET 0.0 
 Schl. Op. ---- 
 Debt 1.000 
 Bond 0.9250 
 ISD 1.9244 
 Senior 0.4756 

Winter Millage 19.1364 
 County 4.9867 
 Medical 0.5823 
 Amb. 0.2424 
 SET 0.0 
 Schl. Op. 9.00 
 Debt 1.000 
 Bond 0.9250 
 ISD 1.9244 
 Senior 0.4756 

2005 Tax Data Homestead Non-Homestead 
Factor 2005 
Residential, 1.000 
Commercial, 1.000 
Industrial, 1.0000 

Summer Millage 27.4084 
County 1.6517 
City 14.9205 
 Library 0.9947 
 Inter. 1.9171 
 Debt 0.9994 
 Bond 0.9250 
 SET 6.0000 
 Local Schl. ---- 
Winter Millage 8.4612 
 County 3.3035 
 Medical 0.5786 
 Amb. 0.2408 
 SET 0.0 
 Schl. Op. ---- 
 Debt 0.9994 

Summer Millage 36.4084 
County 1.6517 
City 14.9205 
 Library 0.9947 
 Inter. 1.9171 
 Debt 0.9994 
Bond 0.9250 
SET 6.0000 
 Local Schl. 9.000 
Winter Millage 17.4612 
 County 3.3025 
 Medical 0.5786 
 Amb. 0.2408 
 SET 0.0 
 Schl. Op. 9.000 
 Debt 0.9994 

(continued)   
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2005 Tax Data Homestead Non-Homestead 
 Bond 0.9250 

 ISD 1.9171 
 Senior 0.4968 

Bond 0.9250 
 ISD 1.9171 
 Senior 0.4968 

Source:  City of Hillsdale Assessing Department 

Since 1995 in the State of Michigan levies two different millage rates.  One rate is for a taxpayer’s primary 
homestead, the other rate is for non-homestead property which includes commercial and industrial as well 
as seasonal and rental property.  The average tax bill in the City of Hillsdale for a primary homestead is 
$1,350.00 per year. 

In 2005 the City used 14.9205 mills for operations.  The State Education Fund received 6.00 mills, while lo-
cal schools levied 1.9988 mills in debt, 1.85 mills for bonded debt and 18.00 mills to non-homestead prop-
erty for operations.  The County levied 
5.7761 mills, and the Senior Center .4968 
mills.  The Intermediate schools received 
3.8342 mills for the annum, while City li-
brary levied .9947 mills.  The Total Summer 
levy for homestead property was 27.4084 
mills and 36.4084 mills for non-homestead 
property.  The total Winter rate was 8.4612 
mills for homestead, and 17.4612 mills for 
non-homestead property. 

Property Valuation 
The City of Hillsdale utilizes the following method of computing taxes.  In the State of Michigan, taxes are 
determined by the taxable value by the millage rate.  The formula is as follows: 

Table 30 
Millage Distribution by Taxing Jurisdiction — 2005 
Millage (Mills) Millage Recipient (Mills) 

Summer = 27.4084 NHS 

City 14.9205 
Library 4 
ISD 1.9171 
Community Schools 1.9244 

Winter = 8.4612 NHS 
Hillsdale County 5.8114 
ISD 1.9171 
Community Schools 1.9244 

Source:  City of Hillsdale Assessing Department 
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Taxable Value (TV) x tax rate = tax to be paid 

Before 1994, taxes were determined by the state equalized value, which was to be 50% of market value of 
the property.  Taxable value has been used as the base amount to which millage rates are applied since 
then. Taxable value is determined by this formula as follows: 

Previous year’s TV + any new value - any loss x CPI current year = capped value 
TV = > capped value or SEV (State Equalized Value) 

 
Market values of property have steadily in-
creased throughout the City at a rate of 6-
10% per year, while the taxable values 
have been tied to the rate of inflation.  The 
rate of inflation has averaged around the 
2.4% rate since 1995.  The taxable values 
will continue to grow at a steady pace in 
comparison with the Consumers Price In-
dex. 

The taxable valuation (TV) in the County is 
increasing at a faster rate than in the City.  
Some of this can be contributed to the limi-
tation of taxable value increase introduced 
by proposal A in 1994.  Otherwise, it is 
probably attributed to the number of new 
housing starts and new construction out-
side of the City. 

Table 31 
Taxable Valuations 

 Assessment 
Year Real Property Personal Property Total 
1970 
1975 
1980 
1985 
1990 
1995 
1996 
1997 
1998 
1999 
2000 
2001 
2002 
2003 
2004 
2005 

N/A 
28,123,814 
42,336,343 
51,572,250 
65,789,650 
74,473,786 
75,974,725 
80,612,514 
83,662,342 
89,206,236 
96,758,279 
102,454,342 
108,853,488 
113,003,837 
118,234,709 
122,666,039 

N/A 
 13,133,491 
 7,270,335 
 10,312,997 
17,565,462 
23,639,464 
22,785,929 
26,255,091 
26,527,750 
28,524,540 
27.941,943 
27,544,718 
27,149,249 
28,132,334 
27,452,310 
29,150,784 

27,665,182 
41,257,305 
49,606,678 
61,885,247 
83,355,112 
98,113,250 
98,760,654 
106,867,605 
110,190,092 
117.730,776 
124,700,222 
129,999,060 
136,002,737 
141,136,171 
145,687,019 
151,816,823 

Source:  City of Hillsdale Assessing Department 
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Table 32 

State Equalized Valuation Comparison 
Year City % Change County % Change 
1965 
1970 
1975 
1980 
1985 
1990 
1995 
2000 
2005 

22,084,323 
27,665,182 
41,257,305 
49,606,678 
61,885,247 
83,355,112 
97,159,938 
124,700,222 
151,875,333 

- 
25.3 
49.1 
20.2 
24.8 
34.7 
16.6 
21.7 

22.07 

 93,520,903 
115,477,284 
193,031,617 
390,703,093 
436,699,276 
485,384,670 
672,393,537 
891,816,255 

1,204,597,532 

 
23.5 
67.2 

102.4 
11.8 
11.2 
38.5 
32.6 

35.07 

Source:  Region 2 Planning Commission and 
Michigan Department of Treasury 

Valuation per capita is the sum of all TV's divided by the population.  It is most useful in comparing TV's of 
the City to the surrounding county.  As the table displays, the City has been declining in per capita valuation 
compared to the county.  Since City population has not significantly changed proportionately to the county, 
the only other variable to explain the difference between per capita valuations is the assessed valuation. 

Although not shown in Table 34, the City is losing its proportionate share of countywide TV.  In 1970, the 
City held almost 25 percent of all county property values.  By 1980, that number had dropped to 13 per-
cent.  By 2000 the City gained slightly at 14%. During the same time period, City population held onto ap-
proximately the same share of overall county residents. 
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Table 33 
Valuation Per Capita 

Year Municipality $ Assessed + 
Valuation Population = $ Valuation 

Per Capita

1965 City of Hillsdale 
Hillsdale County 

$22,084,323 
$93,520,903 

7,679 (est) 
35,957 (est) 

$2,876 
$2,601 

1970 City of Hillsdale 
Hillsdale County 

$27,665,182 
$115,477,284 

7,728 
37,171 

$3,580 
$3,107 

1975 City of Hillsdale 
Hillsdale County 

$41,257,305 
$193,031,617 

7,580 (est) 
39,621 (est) 

$5,443 
$4,872 

1980 City of Hillsdale 
Hillsdale County 

$49,606,678 
$390,703,093 

7,432 
42,071 

$6,675 
$9,286 

1985 City of Hillsdale 
Hillsdale County 

$61,885,247 
$436,699,276 

7,477 (est) 
41,900 (est) 

$8,276 
$10,422 

1990 City of Hillsdale 
Hillsdale County 

$83,355,112 
$485,384,670 

8,170 
43,431 

$10,203 
$11,175 

2000 City of Hillsdale 
Hillsdale County 

$124,700,222 
$891,816,255 

8,233 
46,527 

$15,146 
$19,168 

2005 City of Hillsdale 
Hillsdale County 

$151,875,333 
$1,204,597,532   

Source:  Region 2 Planning Commission and Michigan Department of Treasury 
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In 1987, a physical existing land use inventory was conducted to determine the total land area used for 
each land use classification.  The land use for 2004 has been estimated based on that inventory along with 
the changes that have occurred since the survey. By comparing these with the survey results, land use 
change is measured. 

Table 34 
Land Use — 1987 & 2004 
 1987  2004 (est.) 

Classification Acres % of Area  Acres % of Area 
% Change 
1987-2004 

Residential 
 Single-Family 

 Mobile Homes 
 Farmsteads 
 Two-Family 

 Multiple-Family 

794.6 
672.6 

1.0 
1.6 

43.3 
76.6 

41.8 
35.4 
0.03 
0.08 
2.3 
4.0 

 885.6 
738.6 

6.0 
1.6 

51.3 
88.6 

37.1 
31 

0.25 
0.05 
2.1 
3.7 

11.4 
 9.81 
6.00 
n/c 

18.4 
 15.6 

Commercial 106.0 5.6  217.0 9.1 104.7 
Industrial 

Light Industry 
Utilities, Transportation. & Communications 

Heavy Industry 

264.8 
75.3 
14.0 

175.5 

13.9 
4.0 
0.7 
9.2 

 284.8 
110.3 
14.0 

175.5 

12 
4.6 

0.05 
7.35 

7.5 
46.4 
n/c 
n/c 

Parks and Recreation 122.5 6.5  345.5 14.5 182.0 
Public & Semi-Public 208.9 11.0  225.9 9.5 8.1 

Railroad 58.0 3.1  58.0 2.4 n/c 
Streets & Highways 345.3 18.2  365.3 15.4 5.7 

Total Developed Area 1,900.1 100.0  2,382.1 100.0 25.3 
Water 206.0 -  206.0 - n/c 

Agricultural, Forest and Vacant 1,019.9 -  1,130.9 - 10.8 
Total Area 3,126.0 -  3,719.0 - 18.9 

Source:  Region 2 Planning Commission, Physical Survey of Existing Land Uses 
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Residential 
Of the developed land in the City, residential uses outnumber other uses of the land in total acres.  In 2004, 
there were 885 acres of land devoted to all types of residential use.  This is 37.1% of all developed land.  
Of the various residential land use classifications, single-family uses outnumber all others in total area used. 
 This classification comprises 83% of the residential uses and slightly over 31% of all developed land.  Mul-
tiple-family land uses utilize the second largest category in the residential classification followed by two-
family uses and so on. 

Residential land uses increased by 11.4% (91 acres) between 1987 and 2004.  In total acres, single-family 
uses increased the most (66 acres).  Multiple-family uses, however, increased 15.6% between 1987 and 
2004 and two-family uses increased 18% during the same period.  This may begin to reflect a trend toward 
stabilization in demand for all types of housing.  Mobile homes and farmsteads represent an insignificant 
proportion of the overall land use picture in the City. 

Commercial 
Commercially, the City has grown significantly, at least in total area, between 1987 and 2004.  111 addi-
tional acres were added to this type of land use translating into a 104% increase in commercial acreage.  
Commercial land uses make up 9.1% of the total developed land in the City.  Increasing commercial activity 
helps strengthen the local economy as well as providing additional employment. 

Industrial 
Industries use fewer community services proportionate to taxes paid when compared to residential and 
commercial uses.  They also provide relatively high paying jobs.  The money from these jobs trickles down 
through the local economy in the form of new housing and increasing demand for commercial activity. 
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Between 1987 and 2004 all industrial uses of land increased over 7.5%.  The increases in land dedicated for 
light industrial and utilities, transportation and communication industries may be attributed to development 
of vacant industrial land within the industrial park.  Heavy industrial uses have shown no change. 

 



 

Community Facilities and Services
Comprehensive Land Use Plan
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Schools 
Existing Facilities and Standards 

The City of Hillsdale is served by the Hillsdale School District.  All of the District's Schools are located within 
the City.  This is advantageous to children living in Hillsdale, since they are near the schools which they at-
tend. 

Community planners are primarily concerned with the physical aspects of the school system.  These include 
the location of schools, structural adequacy and condition, site size, student capacity and service areas.  
Evaluations will be made on the basis of these physical aspects in reviewing the areas educational needs 
(see Table 36). 

In order to evaluate the adequacy of schools, standards must be applied (see Table 37).  These standards 
follow the recommendations of the National Education Association, adjusted to meet local policies.  Present 
Hillsdale School District policy is to accommodate a maximum of 25 students per classroom.  

Carl L. Bailey Elementary School is located on the east side of Manning St., between Barry and East 
South Streets in the South Part of the City.  The school was built in 1935 with an addition in 1971.  The 
school has 406 pupils and is nearing enrollment capacity.  The site size of 1.6 acres, 475 student capacity 
and currently has a staff of 275 students.  Bailey will house the districts 1st and 2nd graders, EI students, 
and Title 1 staff. 

S.J. Gier Elementary School is located on the north side of Spring Street.  It was built in 1952, with addi-
tions in 1972, 1978 and 1992.  Enrollment is 496 and nearing enrollment capacity.  The site size of ap-
proximately 4.4 acres is not adequate according to standards for an elementary school.  The S.J. Gier Ele-
mentary school's present service cover includes all children living in the west portion of the city.  Some of 
the undeveloped portions of the City are within a one-half mile radius of this school. 

Joseph W. Mauck Elementary School is located on the north west corner of East Fayette and Oak 
Street.  It was built in 1939 with an addition built in 1973.  Current enrollment is 220.  The school consists 
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of 16 classrooms.  The site size is 1.75 acres which is less than desirable site size standards.  The Mauck 
Elementary School present service area includes the north and east portions of the City.  Some of the unde-
veloped portions of the City are beyond a one-half mile radius of this school.  This facility services all of the 
1/2 programs including pre-kindergarten, kindergarten, 4-year olds, paving the way, and PPI students. 

Davis Middle School is located near the center of City.  It was built in 1929 as a High School, with addi-
tions in 1966 and 1977.  Current enrollment is 480 students, which presently is approximately two-thirds its 
capacity.  The school consists of 31 classrooms.  Overall site size of 3.9 acres of the school is less the mini-
mum standards.  Service area is adequate for City pupils. 

Hillsdale High School is located on the southwest side of the City, south of the Davis Middle School.  It 
was built in 1959, with an addition completed in l967.  Enrollment is 600 students, which is below the 900 
estimated capacities for the school.  The number of classrooms is 38.  The school appears adequate for its 
service area. 

Bus Service — The Hillsdale Community School District serves a 68 square mile area and portions of seven 
(7) Townships with the City of Hillsdale as its geographic center.  The schools are therefore, well located to 
serve District needs. 

Hillsdale Preparatory is a local Charter school.  It initially opened in August of 1997 and serves grades 
Kindergarten thru 6th grade.  Enrollment has varied from 39 students to 130 students at a time and provides 
a full curriculum. 

Private & Charter Schools — The Will Carleton Academy is also a local Charter school and serves grades 
Kindergarten thru 12th grade.  It is located on W. Hallett St. on the West side of the City. Also available is 
the Hillsdale Academy which is a private school and began with the principles of Hillsdale College.  It serves 
grades K thru 12th grade and provides a full curriculum. 

Colleges — Hillsdale College is a co-educational, private residential college for approximately 1,100 stu-
dents.  Founded in 1844 and chartered in 1855 offers traditional fields of concentration, as well as a num-
ber of interdisciplinary choices.  Hillsdale College offers three baccalaureate degrees. 
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Hillsdale Center  is a branch of Jackson Community College which serves approximately 600 students.  
JCC offers 4 Associate Degrees in Applied Sciences, Arts, Sciences and General Studies. 

Hillsdale Workforce Development & Technology Center is located in the Hillsdale Industrial Park at 
279 Industrial Dr. The facility was originally built as a manufacturing facility and wad purchased in 1997 by 
the Intermediate School District and remodeled for a Career & Technical Education School.  Career and 
Technical Education programs provide 11th & 12th grade students with t5he opportunity to acquire skills nec-
essary for successful career entry, advancement and/ or continuing education.  These skills are transferable 
as well as job specific and basic to students’ general education providing them with the foundation for life-
long learning.   Approved programs being offered for 11th & 12th grade students are:

 Manufacturing & Technology Pro-
gram 

 Allied Health Program 
 Multimedia Marketing Program 

 MS MOS Certification Program 

 Building Trades Program 

 Criminal Justice Program

Renaissance School is located at the Lochaven Center for Community Advancement, 201 Barnard St., is 
an alternative educational setting for middle school students who need help with academic and behavioral 
issues.  Open in 2004, the school is a cooperative venture between the Hillsdale County Intermediate 
Schools and the local K-12 districts in Hillsdale County, and the Will Carleton Academy.  Curriculum is cen-
tered around practical life experiences, and the infusion of services addressing the needs of the whole child, 
and their family is stressed.  

The mission of the school is to enrich the lives of Hillsdale County residents by providing collaboration be-
tween schools, community groups and human service providers for educational excellence in alternative 
programming, the advancement of the arts, and the building of strong community and family ties. 

Bacon St. Administrative Building is located at 310 W. Bacon St.  Originally designed for utilization by a 
social organization, the building has been renovated to house educational services.  The first floor is com-
mitted to administrative office space and conference areas.  The basement area provides space for the 
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Early-on and special education infant/toddler programs. 

Intermediate School District administrative services for General and Vocation Education Programs are within 
the Bacon St. complex.  South Central Michigan Works, partners with the Intermediate School District for 
office space and services.  

The infant/toddler program provides service to children and parents including:

 Evaluation 
 Educational Instructional Services 
 Physical Therapy 

 Occupational Therapy 
 Speech Therapy 
 Parent Educational Sessions

Greenfield School is located at 3710 Beck Rd. and is the County center for special educational students 
with severe disabilities.  Transportation is provided to students throughout the County for educational pro-
grams and services located at the Beck Rd. facility including:

 Preschool (ages 2-6) 
 Moderately Cognitive Impaired 
 Severely Cognitive Impaired 

 Severely Multiply Impaired 
 Autistic Impaired

Support services are also available for:

 Physical Therapy 
 Occupational Therapy 

 Hearing Impaired 
 Visually Impaired

Dean Jennings Administrative facility is located within the same complex as the Greenfield School.  Special 
Education administrative services include the Director of Special Education and monitoring.   Consultant ser-
vices are provided throughout the County and located at this location as well.  These services include:

 Physiological evaluation service 
 Consultant service for students with 

and emotional impairment 
 Speech Therapy Services 

 Visually Impaired Consultant Services 
 Hearing Impaired Consultant Services 
 Transition Services
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Table 35 
Hillsdale County Intermediate School District Special Education Students 

Year Students Year Students Year Students
1996-1997 197.6 1999-2000 169.74 2003-2004 330.32
1997-1998 210.98 2000-2001 179.9 2004-2005 311.31
1998-1999 190.85 2001-2002 171.88 2005-2006 315.51

 

Table 36 
Publicly Owned School Facilities — 2004* 

     Students  

School Grades Year 
Built

Renovations/ 
Additions 

Class-
rooms Total Per Class-

room 
Est. Ca-
pacity 

Site 
(Acres)

Carl L. Bailey Elementary 1-2, E1, Title I 1935 1971 12 275 22.9 475 1.6
Gier Elementary 3-4-5 1952 1972, 1978, 1992 18 465 25.8 575 4.4

Mauck Elementary 4 yr. old 
PK-K, PPI 1939 1973 9 220 24.4 400 1.75

Davis Middle School 6-8 1929 1966, 1977, 2002 31 481 15.52 700 3.9
Hillsdale Sr. High School 9-12 1959 1967, 2002 38 550 14.48 900 17.2

Source:  Hillsdale Community School District, June, 2005.  * Does not include Charter Schools 
 

Table 37 
Desirable School Standards 

School Pupil Enrollment 
Maximum Service Area 

(Radius in Miles) 
Desirable Site Size 

(in Acres) 
Elementary (K-5) 300-500 1/2 20+1/100 students 

Middle (6-8) 400-700 1-1/2 30+1/100 students 
High School (9-12) 600-800 3 50+1/100 students 

Source:  Adopted from standards by the National Education Association 
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Table 38 
Hillsdale Public Schools Student Counts* 

Year General Ed. Special Ed. Total FTE 
1989-90   2,459.3 
1990-91   2,517.1 
1991-92   2,422.8 
1992-93   2,383.9 
1993-94   2,466.0 
1994-95   2,406.1 

Beginning with the Fall of 1995, student counts were 
based on 40% of the previous Spring count and 60% 
of the current Fall count. 

Spring ‘95 
Fall ‘95 

2,329 
2,227 

23 
22 

2,290.2 

Spring ‘96 
Fall ‘96 

2,246 
2,215 

32 
34 

2,260.6 

Spring ‘97 
Fall ‘97 

2,171 
2,063 

32 
31 

2,137.6 

Spring ‘98 
Fall ‘98 

2,010 
1,993 

30 
36 

2,035.4 

Spring ‘99 1,973 30  
Source: Hillsdale Public Schools 
* Adult Education Not Included 

Total enrollment for Hillsdale Public Schools remained fairly steady between 1989 and 1995 corresponding 
with the general population that has experienced low/no growth.  Since 1995, the population of enrolled 
students has started a slow, steady decline from a high of 2,517 students in 1990 to a low of 2,035 stu-
dents in 1999.  Charter schools may be absorbing some of the losses experienced by the school district, but 
recession has been the greatest factor in the last three years.(refer to Middle Cities Enrollment Projection). 
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Table 39 
Hillsdale Public Schools Enrollment by Grade 

Grade 1999-00 2000-01 2001-02 2002-03 2003-04 2004-05 
Pre-K + K 148 134.5 164.5 186.5 175.5 184
1st Grade 149 132.5 113.84 113.35 143.33 134.19

2nd Grade 123.5 148.5 136.16 108.75 120.61 133.03
3rd Grade 139.94 113 141 134.65 108.83 105.23
4th Grade 169.5 137 113 132.93 135.52 102.01
5th Grade 143.5 169 150.47 121.44 130.32 134.50
6th Grade 144.37 136.50 170.37 148.88 121.96 119.13 

7th Grade 149.10 135.46 135.14 168.14 138.81 113
8th Grade 166.10 141.37 140.19 132.38 158.94 146.45
9th Grade 159.36 164.99 145.14 132.19 134.61 155.51
10th Grade 149.29 146.87 154.92 140.99 123.92 130.19
11th Grade 146.95 149.10 163.17 163.38 150.62 147.21
12th Grade 135.25 134.75 141.95 158.24 156.82 156.17

Total 1923.86 1843.54 1869.85 1841.82 1799.79 1760.62
Source: Hillsdale Public Schools 

Recreation 
Hillsdale has nine city parks.  They provide approximately 375.13 acres of space.  They include Wildlife 
Sanctuary, Cold Springs, Keekoose, Field of Dreams, Lo Presto Field, Stocks Park, Waterworks, Owens, and 
Sandy Beach.  Also, there is the Baw Beese Trail, Meyer Parkway, and Slayton Arboretum available.  Three 
of these parks have access to Baw Beese Lake, which allows for water related activities.  Other recreational 
facilities include a new pedestrian way; a portion of the system is currently in place.  Asphalt paths are 
available from Fayette Street out to Sandy Beach which is part of the North Country Trail System. There are 
also three nine-hole, and one 18 hole golf courses open for public use.  A more in-depth inventory of exist-
ing recreational facilities is provided below taken from the City’s Recreation Plan. 
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Existing Recreation Facilities 

An inventory of the existing facilities in Hillsdale and its planning area is important in order to determine 
how the community stands in terms of recreation facilities provided.  Furthermore, with existing facilities 
documented, a clearer view of the strengths and weaknesses of the present City of Hillsdale facilities be-
comes apparent, providing a foundation on which proper emphasis for improvements can be made.  The 
following table is an itemized listing of the existing recreation facilities in the City and the planning area. 

In terms of Recreation Land, the National Recreation Association recommends a minimum of 10 acres per 
1,000 persons made up of playground and neighborhood parks, play fields and community parks, county 
parks, and large regional parks and preserves.  The City has unique circumstances, however, which indi-
cates an opportunity and a desire to achieve more than minimum because of low density development char-
acter, large expanses of vacant land with trees, and the uniqueness of water resources. 

Table 40 
Existing Recreation Facilities — 2008 

Name of Facility Owners Acres Facilities 
Mill Race Golf Course Private 60 9-hole course, driving range, putting green, rental clubs, pro 

shop, snack bar, pull carts, riding carts, leagues. 
White Oaks Golf Course Private 80 18-hole course, pro shop snack shop, pull carts, riding carts. 
Hillsdale Golf Course & Country Club Private 60 9-hole course, pro shop, restaurant, push carts, riding carts. 
Clor’s Outpost Private 25 Pro shop, driving range, practice green, 18-hole miniature 

golf course. 
Sam LoPresto Park (Griswold) City 5 Baseball fields with benches, bleachers, parking. 
Stocks Park City 8 Tennis courts, playground equipment, picnic tables, pond 

and stream. 
Waterworks Park City 9 Playground equipment, grills, boat launches, fishing area, 

parking area, outhouses, picnic tables. 
(Continued)    
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Name of Facility Owners Acres Facilities 
Kee Koose Park City 3 Baseball diamonds with benches, bleachers, playground 

equipment, parking area. 
Owens Memorial Park City 25 Playground, grills, pavilions, picnic tables, outhouses, 

benches, fishing area, open area. 
Cold Springs Park City 2 Picnic tables, playground, grills, fishing, open play area. 
Lewis Emery Park County 90 Picnic tables, grills, playground, play fields, shelter, commu-

nity building, and fishing area. 
Orville Meyer Parkway City 1-10 Picnic area, 9 hole disk golf, open area. 
Sugar Bush Park County 5 Picnic area, playground, open area. 
Gateway Park County 5 Picnic area, playground, open area. 
Hillsdale Courts/Inman Park School 4 Tennis courts with lights, shuffle board, outdoor basketball 

courts with lights. 
Hillsdale High School School 10 Football fields with lights, baseball fields, softball fields, and 

gymnasium. 
Davis Middle School School 2 Two gymnasiums, outdoor basketball courts, play area 

(parking lot), auditorium. 
Bailey Elementary School School 1 Gymnasium, playground, ball area, outdoor basketball 

courts. 
Mauck Elementary School School 2 Gymnasium, indoor and outdoor basketball courts, play-

ground with play equipment, bike rack. 
Gier Elementary School School 2 Indoor and outdoor basketball courts, multipurpose room 

(gymnasium/cafeteria), playground with play equipment. 
Hillsdale College Private 20 Football fields, track (indoor and outdoor), bleachers, base-

ball field, softball field, tennis courts, weight room, swim-
ming pool, sauna, whirlpool, arena (basketball, volleyball, 
aerobics, physiology room, karate), arboretum (nature trails, 
pond with fish, shelters, tree identification, scuba). 

(Continued)    
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Name of Facility Owners Acres Facilities 
Hillsdale College Private 20 Football fields, track (indoor and outdoor), bleachers, base-

ball field, softball field, tennis courts, weight room, swim-
ming pool, sauna, whirlpool, arena (basketball, volleyball, 
aerobics, physiology room, karate), arboretum (nature trails, 
pond with fish, shelters, tree identification, scuba). 

Lakeshore Marina Private 1 Boat launch, boat rental, party store, fishing licenses, tackle 
and bait. 

American Legion Private 2 Docks, fishing access, clubhouse (bar and restaurant), play-
ground equipment. 

Boy Scouts Camp Private 5 Camp, nature trails, water access (fishing, swimming), boat-
ing docks. 

Elk’s Lodge Private 1 Bar, restaurant, party hall. 
Moose Lodge Private 1 Bar, restaurant, party hall. 
Hillside Lanes Private 1 Bowling lanes, pro shop, pool tables, arcade games, restau-

rant and snack bar. 
Litchfield/Jonesville Lanes Private 5 Bowling lanes, pro shop, arcade games, pool tables, snack 

bar, bar with TV, softball fields, sand volleyball courts. 
Hillsdale Fair Grounds County 70 Baseball/softball fields, picnic area, fairground, historical mu-

seum, grandstand, camping, horse race track, farmers mar-
ket/auction. 

Stadium Roller Rink Private 3 Roller rink, skate sales, dances, in-line skates, instructions, 
speed skating, snack bar, video games, pool tables, sound 
system with laser lights, stair machine, row machine. 

Salvation Army Public 1 Multipurpose room, playground, playground equipment 
Silos Private 11 Arcade, driving range, bumper boats, snack bar, go karts. 
Hillsdale Community Library Public 11/2 35,000 Vo. book use, videos, books on tape, group tours. 
Hillsdale/Jonesville Bike Trail City 5.5 mi Bike/walking/jogging trail. 
(Continued)    
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Name of Facility Owners Acres Facilities 
Outdoor Education Center Public 10 Nature Paths. 
Camp Michindoh Private 245 Guest group rentals, lake and water slide, boat rentals, full 

size gymnasium, ski trails, baseball fields, inner tube slope, 
outdoor amphitheater, picnic pavilion with electricity and 
grill, RV parking. 

Free Methodist Church Private 1 (Rental) gymnasium, volleyball and basketball courts, shuf-
fleboard. 

Senior Center Public 1 Convention Room, aerobics/fitness, classes, weight room 
Sandy Beach City 25 Beach-water access, parking, playground equipment, grills, 

picnic equipment, sand volleyball court, marina. 
6 Lakes Campground Private 5 Campground, boat launch. 
Hillsdale Gymnastics Center Private 1 Multi-purpose room. 
Hillsdale United Brethren Church Private  Gymnasium, classrooms. 
Field of Dreams City 12 3 baseball fields, 2 soccer fields and a sliding hill. 
Baw Beese Trail City 2 mi. Bike/walking trail. 
Source: City of Hillsdale Recreation Plan. 

Fire Protection 
It is a responsibility of a city to protect its citizens and investments from fire damage.  The degree of pro-
tection offered has direct affect on fire insurance rates in the community.  The City of Hillsdale maintains an 
insurance (ISO) rating of 5 over the past 15 years.  Rates are determined by the National Insurance Service 
Office; the lower the rating on a 1-10 scale, the more effective are the fire fighting defenses. 

Hillsdale's Fire Department is fully equipped with one fire station, built in 1966, located in the center of the 
City on E. Carleton Street across and to the east of City Hall.  The Department has 3 full-time firemen, in-
cluding the chief, and a complement of 25 volunteer firemen.  Equipment includes 5 trucks; 2 pumpers; 1 
combination aerial ladder and pumper; 1 utility truck (3/4 ton).  The fire station is well-situated to meet the 
needs of the high value (commercial, manufacturing, and closely built residential), and scattered residential 
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areas.  Generally, industrial, commercial, and residential property in the City is within the 2-mile recom-
mended (ISO) standards of distance from a fire station.  Future industrial expansion in the northwest of the 
City will be adequately protected.  Commercial property is also well protected. The average response time is 
3-4 minutes and the department is within the top 15% in the state.  

Water is available on a loop system, with hydrants located at the end or middle of each block throughout 
the City and meets (ISO) recommended standards of a 5-hour fire flow water supply. 

The number of actual fire structural fire calls has decreased slightly over the past several years, attributed 
to an expansion of public education and prevention activities.  All industrial and commercial buildings are 
inspected annually for hazardous material use and storage.  Presently, there are no major problems with 
Hillsdale's fire protection system. 

Police Protection 
The Police Department, located in City Hall, provides 24-hour service and manned patrols.  Phone calls are 
answered by the Police Department and Hillsdale County Central Dispatch and dispatched to the fire, public 
utilities, and street department.  The county provides an emergency 911 phone system.  The City Police 
provides primary road and traffic patrol, bike patrol, conducts investigations, responds to criminal com-
plaints, and assists with crowd control, fire calls, and special event activities. 

The City Police Department maintains the highest standards of professional excellence by believing in pro-
active community policing.  The Department provides the community with many community-relations pro-
jects (with one being the Drug Abuse Resistance Education (DARE) program). 

The Department consists of 9 full-time state certified police officers:  1 Director of Public Safety, 1 Deputy 
Police Chief, 3 Sergeants, 1 detective, and 9 patrol officers.  Also, the Department has a support staff of 1 
civilian dispatcher, 1 administrative secretary, 5 school crossing guards, and 5 reserve police officers.  The 4 
patrol cars provide sufficient service with usually three 1-man cars on patrol. 
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Detainment facilities are provided by the Hillsdale County Sheriff's Department which has a jail capacity for 
67 prisoners. 

The Circuit Court of the County and District Court are located within the City.  There is currently not ade-
quate court room space.  Issues have arisen in the recent past with regard to transport, space etc. Video 
arraignment has helped to alleviate some of the problem.  Further plans for additional courtroom space 
need to be addressed.    

Library 
Library service in one form or another, have been offered for nearly 125 years in the City of Hillsdale.  In 
1879 a group of women established a library association formed with the intention to “circulate good litera-
ture among the people of Hillsdale”. The books they collected would eventually become the foundation of 
the Mitchell Public Library, which opened its doors in 1908 on the corner of Manning & McCollum Street.  

The Mitchell Public Library served Hillsdale for 95 years until the construction of the Hillsdale Community 
Library in 2003, a two million dollar state of the art library building located on the corner of Manning and 
Bacon Street in the central business district. Growing from the initial collection of 2,666 volumes, the Hills-
dale Community Library collection currently stands at over 35,000 volumes and continues to grow.  

The new library also includes dedicated space for children’s programming, a young adults area, and ex-
panded technology.  The new facility offers spacious community meeting rooms that not only provides pro-
gramming space for the library, but also for local civic and other organizations to use for presentations and 
meetings.  

In the future, there are plans to connect the Mitchell building with the new library building and to install an 
elevator to provide greater access to the second floor of the Mitchell building where the library maintains a 
historical collection under the direction of the Mitchell Research Center (formerly the Friends of the Mitchell 
Public Library). 
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City Hall 
The Municipal Building (City Hall) is located on a triangle parcel formed by E. Carlton, N. Broad, and N. Hills-
dale Streets.  It contains the offices of City Manager, Building Inspector, Assessor, Police Department, and 
Recreation Department Clerk, Treasurer, Financial Director, Council Chamber, and public rest rooms.  This 
building was constructed in 1911 as the City Hall.  It is a three story, classical revival-style building and it is 
listed in the State Register of Historic Places. 

The building was entirely rehabilitated in 1998.  A total of $1.755 million was expended to update and re-
store the building.  The historic value of the building was preserved throughout the renovation project.  The 
building is the only known five sided governmental building in Michigan. 

The building is isolated in an “island” surrounded on all sides by converging streets, making parking and ac-
cessibility a challenge.  Within the last two years, two adjacent parking areas have been completed to alle-
viate some of the problem.    

In the year 2007 M-99 will be re-routed to the west side of City Hall and the eastern avenue will be changed 
to one way traffic.  This will allow for some additional parking for both the Post office and for City Hall.  

Health Services 
Hillsdale Community Health Center (HCHC) is a eighty-five-bed acute care facility providing inpatient and 
outpatient health care services to residents of Hillsdale County, and has a twenty-one-bed, skilled nursing 
facility along with the center for joint replacement.   

 Mission: Hillsdale Community Health Center is a not-for-profit community hospital dedicated to excel-
lence. 

 Vision: Guided by our mission, each one of us is fully committed to exceed customer expectations by 
providing comfort and continuing improvement in health care in an efficient, courteous manner to all. 
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Hillsdale Community Health Center has experienced massive growth within the past 14 years.  Recent years 
have been exception.  HCHC has experienced a dramatic increase regarding patient care.   In 2005, there 
were over 3,600 admissions, 400,000 outpatient visits through our Laboratory, PT, and Radiology. Our 
Emergency room attended to nearly 30,000 patients during that same time frame, and delivered over 400 
babies.   

Many new services HCHC offers include our new permanent OPEN MRI, Infusion center, Home Oxygen, and 
Wound Care to name a few. In 2006-2007 they will be introducing the new ten-bed Behavior/Psychiatric 
unit. 
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The area's natural features will continue to be a major factor in determining Hillsdale's future, by influencing 
the quality of life as well as by providing opportunity for economic development. 

Geology, Soils and Topography 
As the glaciers of the ice age melted, great steams of water cut across the till plains and moraines forming 
outwash plains and glacial channels.  These surface formations cover most of the City and consist of sorted 
glacial drift deposits including boulders, gravel, sand and clay.  The soils in Hillsdale and surrounding areas 
are consequently mainly Fox Sandy Loam with Plainfield Loamy Sands found in the northwest corner of the 
City and Griffin Sandy Loam found adjacent to the St.  Joseph River.  Both the Fox and Plainfield series soils 
are well-drained and have slight to moderate limitations for building.  Griffin series soils are imperfectly 
drained and impose severe limitations on development due to the excessive moisture present in the soils. 

The present topography is moderately hilly with a downtown elevation of 1,099 feet and a City range of 
1,050 feet to 1,150 feet.  In general, slopes within the City range from 0-6 percent, which do not pose limi-
tations for development. 

Lakes and Rivers 
According to the Michigan Lake Inventory, there are 388 bodies of water covering approximately 4,300 
acres in Hillsdale County.  Several significant lakes are located within or next to the City of Hillsdale.  The 
major body of water is Baw Beese Lake.  It covers more than 400 acres.  King Lake is a 30 acre lake located 
about one mile south of Hillsdale.  Barber Lake, which is a series of shallow lakes, covers about 160 acres 
immediately east of the City.  In addition, a 10 acre body of water, known as the Mill Pond is located in 
Hillsdale next to the fairgrounds.  Thus, there are more than 600 acres of water in very close proximity of 
Hillsdale residents.   

In addition to the lakes, St. Joseph River flows from Baw Beese Lake in a northwesterly direction through 
the City.  A considerable portion of the river abuts industrial land but it remains a potential scenic asset that 
can contribute to the visual character of the community. 
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Flooding that occurs from the St. Joseph River is primarily due to spring runoff or a heavy summer rainfall.  
The greatest daily rainfall occurred on June 26, 1978 (6.07 inches of rain).  Interviews with various land-
owners did not reveal any significant flooding problems.  However, the 1979 National Dam Safety Program 
inspection report indicates overtopping of Bacon Street and other roads in the community. 

The National Flood Insurance Program was created to provide insurance at more reasonable rates than oth-
erwise available.  The City of Hillsdale adopted flood hazard regulations and currently participates in a flood-
plain management program.  This program makes it possible for the residents to qualify for flood insurance. 

Groundwater Quality 
All residences in the City have access to City water.  The City has 6 wells, which are 90 to 100 feet deep.  
The water is taken from a glacial rift which is recharged by surface runoff and springs.  The quality of the 
groundwater is generally good.  The City has recently constructed a water treatment facility which will dis-
pense 4 million gallons of water per day and will have the capacity for 7 million gallons.  The plant will filter 
iron and other minerals from the water supply, insuring quality water for all of the City’s residents. 

Tree City 
The City of Hillsdale has the distinction of being awarded with the Tree City designation for over 28 years.  
Our streets, parks, and pathways have been lined with different native species.  We have a full time for-
ester, who assesses the health of our city trees.   

Our City Library is home to one of the only, and distinctly unusual Ginko varieties and is located near the 
corner of McCollum and North Manning Streets. 

The City Shadetree Commission is a dedicated to replacement and betterment of the City’s trees. 
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Utilities1 
“The Hillsdale Board of Public Utilities (BPU) has been the municipally owned and operated provider of elec-
tric, water and wastewater services to the City of Hillsdale and the outlying areas” since 1892. 

Electricity 

“The Hillsdale BPU is a member of the Michigan South Central Power Agency (MSCPA) which provides 
power to five communities in the regions. . . .  The BPU provides electric power to nearly a third of Hillsdale 
County's residents in the following communities:” 

 “City of Hillsdale “ 
 “Communities of Osseo, Pittsford and Bankers “ 
 “Townships of Adams, Cambria, Jefferson, Hillsdale, Fayette and Pittsford” 
 The “lake areas of” Barber, Baw Beese, Bear, Bel-Air, Cub, King and Wilson 

Water and Wastewater 

“The Hillsdale BPU serves the City with quality drinking water and environmentally safe wastewater treat-
ment.  The City's water comes from deep and abundant aquifers located near the northern city boundary. 
The water system is looped with high capacity mains and two large water towers. The wastewater treat-
ment plant meets the highest standards of environmental quality and safely discharges the treated water 
into the St. Joseph River. A state-of-the-art iron removal and water treatment facility prepares our drinking 
water for potable use. Please feel free to review our annual consumer report on the quality of our tap wa-
ter.  Only residents and businesses located within the City of Hillsdale may be connected to the BPU's 
mains.” 

 
                                                 
1 Utilities information was obntained from the Hillsdale Board of Public Utilities’ website, http://www.hillsdalebpu.com/. 
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Roads and Streets 
The City of Hillsdale’s street and road system can be broken into three classifications: state trunklines, ma-
jor streets, and local streets.  There is one state trunkline, M-99, which is the primary entrance into Hills-
dale.  M-99 extends north from Bacon Street along Will Carleton Road and into Jackson County, and south 
of Bacon Street along Broad Street, Steamburg Road and into Ohio.  M-99 also meets with M-34 which ex-
tends east into Lenawee County toward the City of Adrian.  The City of Hillsdale maintains three one-way 
streets: Manning which flows south; West which flows north and a portion of North and Union Streets, 
which flow east around the post office. 
The bicycle path which comes south from Jonesville currently ends on the North side of town.  Plans have 
been made to connect this path with other trails throughout the City.  Baw Beese Trail is a non-motorized 
asphalt path leading from the corner of Barnard and Griswold out along the Lake park system.  In the fu-
ture, these two paths will be linked along with other parks in the City to create a continuous linear park sys-
tem. (See parks/path map)  
A bicycle route is currently being extended into the City which follows M-99 over the northern City boundary 
towards the intersection of Arch Avenue and Will Carleton Road.  At this intersection, the path turns east 
and runs parallel to Galloway Drive until it meets with Montgomery Street. 
Major streets facilitate traffic flow in the area and connect local streets to state trunklines.  Some major 
streets in the City include:  Carleton, Broad, Bacon, Hillsdale, Mechanic, Howell, State, Spring, Galloway, 
Wolcott and Reading Avenue.  Mechanic Street is a major route to the industrial park in the northwest sec-
tion of the City.  Most of the other major streets are denoted "major" because they supply an entrance to 
the City for employees who live outside the City.  The third category, local streets, is comprised of all other 
streets with access to residences. The Hillsdale street system is primarily a grid system. 
Major construction of the M-99 corridor is due over the next 3-4 years.  Hillsdale St. was reconstructed dur-
ing 2005, the Fayette St. intersection will be widened and reconfigured during 2006, the downtown area, 
including re-routing to the west side of City Hall will be done in 2007, and from Bacon Street south is sched-
uled for 2009.  
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Rail Transportation 
The Indiana Northeastern Railroad travels through the City of Hillsdale.  This system extends through 
Jonesville, Hillsdale, Reading, Montgomery and into Ray, Indiana.  There is also a connection from Jones-
ville to Litchfield. 
The railroad services one company in Hillsdale.  Administrative and maintenance are housed in Hillsdale.  
The line currently provides shipment of grain and coal.  Primarily freight is shipped on this system, but a 
small passenger service has recently been made available periodically to Angola, Indiana. 

Air Transportation 
The Hillsdale Municipal Airport is a general utility commercial-private airport located at the southern most 
point of Milnes Road.  It has one 4,000 foot paved and lighted runway and is open year round. 
A 5,000 ft. runway expansion is planned for the near future. The expansion project also includes widening 
of the runway from 75 to 100 ft., a full length taxi way, and new terminal.  They estimate 10,000 opera-
tions (take-offs/landings) per year. Usage is split evenly between commercial, and private, corporate and 
charter use.  Commercial use is primarily freight and some small charter service. 

Public Transportation 
Hillsdale Area Dial-A-Ride operated by the City of Hillsdale is the only public bus service in the City.   This 
service runs within the Hillsdale City limits and is a demand response system with door to door service.  
Hours of operation are from 7:30 - 4:30 Monday through Friday.   
There are six buses, all are lift-equipped.  Ridership in the 2005 fiscal year was 57,281, with winter months 
showing highest use, when school children ride the system.  About 70% of the users are children; the re-
maining 30% are adults.  Approximately 69,098 miles were traveled last year.  
Grant monies are currently being sought to fund a new bus garage which would be located near our public 
services building on Waterworks Ave.  The administration office would remain at its current location in the 
Hilltop Housing Complex on North St. 
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The inventory section of this plan has helped identify problems which contribute to difficulty in analyzing 
zoning and land use issues affecting the City of Hillsdale Planning Commission.  Identification of those prob-
lems which most severely impede the Commission's ability to render land use decisions were discussed in 
several planning brainstorming sessions.  The most serious concerns, although not an exclusive list, are 
summarized below: 

 The Land Use Plan needs to be updated every 5 years to reflect new land use trends and to reflect 
growth management policies for certain areas in the city. 

 1. There is a need to update the Plan’s Land Use Plan map to reflect changing land use trends, 
brownfield redevelopment areas, new development, etc. 

 2. Boundaries need to be squared off to include enclaves and proposed growth areas need to be 
established. 

 3. Intergovernmental cooperation needs to be coordinated to improve relationships with surround-
ing townships. 

 4. The City’s recreational facilities need to have improved maintenance and in some cases new rec-
reational facilities need to be added. 

 The Central Business District (CBD) does not have a specific plan to coordinate and encourage rede-
velopment and continued use and occupancy of existing buildings.  The lack of a thorough plan 
threatens the viability of the CBD. 

 1. The striping on the lot behind Gelzer’s needs to be changed.  
 2. Second and third floor usage in the CBD needs to be better utilized. Square footage requirement 

for residential needs to be reviewed.  
 3. The historic rail system and buildings have not been incorporated with the City Center.  A uni-

fied theme has not been established to redevelop around. 
 4. A plan has not been developed to assure that the county offices and post office remains in the 

CBD.  The loss of either facility could erode the viability of the CBD.  
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 5. There needs to be better promotion and organization of events, merchants, and downtown at-
tractions. 

 The City continues to experience traffic flow and infrastructure problems. 

 1. Traffic flow into and around the city needs to be improved. 
 2. Some of the City’s main corridors experience congestion and/or are inadequate.  Some major 

corridors experiencing congestion are state trunklines controlled by the state with little input 
from the city. 

 3. The general condition of some streets and other infrastructure such as stormwater drains are 
deteriorating. 

 The City needs new residential developments of all types. 

 1. There is a need for more senior residential developments in the city. 
 2. The location and types of residential uses that should to be encouraged needs to be looked at 

again on the Land Use Plan map to determine areas that should be encouraged for these types 
of housing developments. 

 3. Certain residential properties and areas of the City continue to lack proper maintenance which 
threatens property values of surrounding properties and neighborhoods. 
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General Community Development Goals 

 Provide for planned, controlled, growth of the City of Hillsdale with awareness of change, while 
maximizing and balancing the optimum and economical use of community resources. 

 Community resources should be used so as to create an environment which will promote the highest 
degree of health, safety, efficiency, and well being for all segments of the community, and which will 
increase opportunities for the people. 

 Establish a sound economic base through a combination of industrial and commercial establishments 
that are well placed and planned so as to minimize conflicts with the surrounding environment in the 
City. 

 Improve intergovernmental relations on issues related to land development so that community ser-
vices and facilities can be shared and utilized most efficiently without duplicating services and costs 
at the taxpayers expense. 

 Encourage a regional development council comprised of the city and surrounding townships and vil-
lages to coordinate and encourage clustered commercial, industrial, and residential development in 
urbanized areas so that the rural country that surrounds the city can be preserved for agriculture and 
open space. 

Residential 

Goal 

Protect and improve existing residential neighborhoods.   
Objectives 

 Require landscaping or physical buffers where residential uses are adjacent to commercial or indus-
trial uses, and review zoning regulations to ensure the effectiveness of existing buffering techniques. 

 Prohibit commercial zoning districts and incompatible land uses from expanding on local residential 
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streets. 
 Encourage a high percentage of home ownership and owner occupied dwellings. 
 Limit conversion of existing single-family residence to two-family and multiple-family uses. 
 Preserve the historic character of neighborhoods. 
 Discourage office use in established residential neighborhoods. 
 Evaluate side street parking in some residential neighborhoods 

Goal 

Encourage a variety of residential development that will assure safe and sanitary housing to 
meet the needs of existing and future residents. 
Objective 

 Encourage new residential development to be clustered in subdivisions and neighborhood areas lo-
cated where appropriate community services and utilities can be feasibly provided. 

 Locate new residential development in areas where potential conflicts with incompatible land uses 
can be avoided. 

 Encourage the preservation of existing neighborhoods for single-family use. 
 Improve the physical condition of the existing housing stock to increase property valuations. 
 Encourage the preservation of historically significant neighborhoods. 
 Provide for multi-use development by creating a flexible zoning document.  Planned Unit develop-

ment or planned rehabilitative development should be encouraged.  
Goal 

Encourage the development of a variety of housing types and subdivision design which will 
promote an efficient use of space and preserve environmentally sensitive areas. 
Objectives 

 New subdivision developments should be encouraged in areas where adequate utilities and services 
exist or can feasibly be extended.   
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 Promote quality housing, regardless of type, in proper densities. 
 Promote curvilinear subdivision design and cluster or planned unit subdivision layouts rather than 

"grid" plots. 
 Encourage residential development which would reduce the number of driveway and street access 

points along major roads. 
 Provide alternatives such as cluster development and senior citizen housing in moderate and medium 

density areas. 
 Provide for mixed use projects by creating ordinances that will support planned unit developments or 

planned rehabilitative development which allows for several densities of residential to be mixed with 
commercial and sometimes light industrial uses. 

 Plan for mobile or modular development in vacant or re-useable areas of the City that supports new 
requirements for this type of development.  

 Plan for additional Senior residential complexes with support services for this kind of community.  

Commercial 

Goal 

Strengthen the commercial function of the Central Business District (CBD). 
Objectives 

 Concentrate on redevelopment and restoration of existing commercial areas rather than promoting 
new commercial development in fringe or strip areas. 

 Preserve the historic character of the CBD centered on a historic theme and architectural style most 
common in the area. 

 Enhance the unique qualities of the CBD by creating more flexibility in zoning and land use. 
 Encourage the redevelopment and use of second and third floor buildings in the CBD for uses other 

than commercial. 
 Provide continued support for the expansion and rehabilitation of the County offices and the Post of-
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fice within the CBD. 
 Plan for and encourage a uniform streetscape program to be developed in tandem with the M-99 re-

routing.   
 Provide for mixed uses on the periphery of the CBD.  Use of  Planned Rehabilitative Development for 

the functionally obsolescent industrial buildings that surround the CBD would greatly encourage other 
commercial uses.   

 Support the CBD property owners with assistance for the review and improvement of the building fa-
çades.  

Goal 

Encourage the development of commercial uses to support the needs of the City of Hillsdale 
and surrounding area that will provide convenient shopping and related services to the area 
residents and assure compatibility of commercial areas with other areas. 
Objectives 

 Encourage clustered commercial development rather than sprawl or strip developments. 
 Locate commercial establishments so that they are accessible to efficient transportation systems. 
 Locate commercial uses so as to avoid incompatible adjacent uses. 
 Promote commercial activities in areas easily accessible to the area's residents. 
 Provide zoning requirements that require greater green space and landscaping. 
 Encourage diversification in the type of commercial and business establishments in order to meet a 

greater range of citizens needs. 
 Promote development of commercial establishments which help retail local dollars rather than force 

residents to spend dollars outside the area. 
 Control and limit advertising signs so as to control the size and type of billboards in all commercial 

districts. 
 Provide adequate safeguards to minimize the negative impacts of commercial activities on roads, ad-

jacent land uses and the environment. 
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 Preserve the architectural integrity of older commercial areas when being redeveloped or restored. 

Office 

Goal 

Encourage future professional office development in transitional areas between commercial 
and residential uses. 
Objectives 

 Discourage office use in a residential district. Encourage more intensive office uses in clustered pre-
determined areas. 

 Encourage office use as mixed development in predetermined areas. 
 Encourage the historic commercial and residential integrity of transitional areas. 
 Encourage conversion and preservation of historic structures in transitional areas to professional of-

fice use. Provide assistance with handicap barrier free requirements.  
Goal 

Encourage redevelopment and conversion of residential structures and vacant property in 
predetermined areas. 
Objectives 

 Encourage physical renovation and rehabilitation of structures that are architecturally compatible with 
existing neighborhoods. 

 Develop Zoning Ordinance language that will provide for and regulate conversion of structures in an 
architecturally compatible way. 

 Encourage shared drives and off-street parking areas for office uses and develop Zoning Ordinance 
language that will provide necessary on-site parking areas or common shared off-street parking lots 
for staff of those facilities. 
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Hillsdale Community Health Center Expansion 

Goal 

Encourage the expansion of the Hillsdale Community Health Center in a predetermined area 
to meet the future needs of the community for hospital related facilities and services. 
Objectives 

 Encourage redevelopment of the area outlined on the Land Use Plan map only for hospital related 
medical facilities and services. 

 Prohibit all other unrelated uses from the predetermined area reserved for hospital related activities. 
 Encourage redevelopment that utilizes architectural design and styling that will blend as well as pos-

sible into the existing residential neighborhood.  Buffering, landscaping, lighting, parking, and build-
ing design should be planned to maximize protection of the surrounding residential properties. 

 Encourage the hospital to prepare a master plan for future development that will help reduce hap-
hazard sprawl and redevelopment that is inconsistent with the master land use plan. 

 Evaluate the need for a street from Bacon to Hallett that would provide for easier accessibility to the 
Hidden Meadows medical complex.  

Hillsdale College Expansion 

Goal 

Encourage the expansion of the Hillsdale College in a predetermined area to meet the future 
needs of the community for senior and educational related facilities and services. 
Objectives 

 Encourage redevelopment of the area outlined on the Land Use Plan map only for senior community 
related facilities and services. 

 Prohibit all other unrelated uses from the predetermined area reserved for the senior community re-



Goals and Objectives 

Page 82 

lated activities. 
 Encourage development that utilizes architectural design and styling that will blend as well as possi-

ble into the existing rural residential neighborhood.  Buffering, landscaping, lighting, parking, and 
building design should be planned to maximize protection of the surrounding residential properties. 

 Encourage the college to prepare a master plan for future development of the area being reserved 
for their expansion.  This will help determine any proposed development that might be inconsistent 
with the master land use plan. 

Industrial 

Goal 

Encourage the development of light, clean industry clustered in industrial parks that will di-
versify the local economy and provide a stable tax base and will protect the local environ-
ment from degradation. 
Objectives 

 Encourage industrial development to locate in well planned locations where these uses can be clus-
tered and assure a high degree of compatibility with surrounding land uses. 

 Industrial uses should have access to major thoroughfares.   
 Encourage industrial development in areas where soils are suitable and potential for groundwater 

contamination is minimized. 
 Encourage location of industrial uses where sufficient infrastructure can support these uses. 
 Buffer industrial uses from residential uses. 
 Favor uses that do not pollute the air, soil, water, or are offensive to neighboring land uses because 

of noise, sight, or odor. 
 Plan additional industrial areas in the City when necessary to assist in providing an employment base 

and tax base for the residents of the City. 
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 Require appropriate landscaping of each new or expanding industrial site. 
 Develop ordinance language for compliance with “certified industrial park” requirements for the light 

industrial zone district.  
 Develop ordinance language that will allow for industrial support services such as electrical, mechani-

cal, within the industrial park. 
 Evaluate the need to allow small amounts of retail operations within an industrial building. 

Goal 

Encourage existing industrial uses outside industrial parks to convert to less intensive types 
of uses which are more compatible with surrounding uses. 
Objectives 
• Encourage redevelopment of existing industrial structures to blend with its surrounding. 
• Encourage redevelopment of the Stocks Mill and other obsolescent industrial buildings into projects that 

will contribute to the overall economy.  

Open Space and Recreation 

Goal 

Provide and protect open space and recreational opportunities for current and future needs. 
Objectives 

 Protect wetlands and floodplains within the City for educational and outdoor recreational uses. 
 Provide public land and recreational opportunities portions of the City. 
 Work with the Parks and Recreation Commission to update the Community Recreation Plan in con-

junction with land use needs for recreational areas identified by the Parks and Recreation Depart-
ment of the City. 

 Encourage development of the rehabilitation of Mrs. Stocks Park for artistic and recreational pur-
poses.  
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 Continue relationship with the Rotary Club & others to extend the bike path through the City from 
Wendy’s to Lake Baw Beese.  Encourage connectivity with other public parks and places.  

 Develop plan to enhance the shoreline of our marina with focus on the environment and appearance.  

Circulation 

Goal 

Provide and maintain a transportation network which facilitates safe, efficient movement of 
vehicles and pedestrians throughout the City. 
Objectives 

 Minimize the impact development of all kinds can have on roads. 
 Modify existing road network to improve circulation patterns and alleviate congestion on major roads. 
 Accommodate alternative means of transportation (public, bicycle, pedestrian). 
 Reduce the number of curb cuts on major roads throughout the City. 
 Provide adequate aesthetically pleasing off-street parking areas within the CBD. 
 Provide interconnection of proposed subdivisions in the City where appropriate. 
 Develop and adopt ordinance language that will hold a property owner harmless from the repercus-

sions of eminent domain. When the City or State exorcises their right of eminent domain and the ex-
isting improvements became non-conforming.  

 Plan an alternative route for traffic during the different stages of the M-99 construction period. Im-
prove alternative routes if necessary. 
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The Land Use Plan map shown in the appendix has been developed by the Planning Commission to help 
carry out the goals and objectives addressed in the previous section of the plan.  The plan is intended to 
provide the community with a set of development objectives and suggests that certain uses be encouraged 
in predetermined areas throughout the corporate limits. 

The plan is also intended to be used in conjunction with the zoning map with zoning functioning as the tool 
to carry out development objectives of this plan.  It is not, however, the purpose of the plan to parallel ex-
act boundaries found on the City's zoning map.  Rather, the plan is designed to be general and flexible with 
the ability to change as economic conditions alter land use patterns.  The plan can and should serve as the 
basis for determining future zoning decisions.  Land developers and redevelopers of parcels already built 
upon should be able to use the plan as a guide for finding suitable sites in appropriate locations for a pro-
posed development. 

The Land Use plan was developed after careful consideration of many factors that collectively interact to 
suggest areas where opportunities and needs must be addressed.  Factors considered in the development 
of this plan are as follows: 

 Existing population and population projections. 
 Educational composition of the community. 
 Occupation and income characteristics. 
 Housing indicators. 
 Economic conditions 
 Existing land use patterns. 
 Community services and facilities. 
 Natural features. 
 Transportation facilities and networks. 

Consideration of these factors has lead to the development of various land use classification that can be 
found on the Land Use Plan map for the City of Hillsdale. 
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 Low-Density Residential 

Low-density residential uses are suggested for existing and proposed areas where single-family 
dwellings will be located on individual parcels or upon individual building envelopes in the case of 
single-family condominiums.  Areas suggested for low density residential development shall be en-
couraged to be used exclusively for single-family dwellings.  Lots will be encouraged to be serviced 
by municipal water and sewer systems and paved roads although it is recognized that in some cases, 
where extension of these municipal services may not be feasible, that individual or a collective septic 
and water system may be employed with certain developments if natural features such as soils and 
topography are capable of supporting this type of development. 

 Moderate-Density Residential 

Moderate-density residential uses are encouraged where single-family and two-family dwellings are 
located currently or may be built in the future.  Development at higher densities will require that all 
new developments be supplied with municipal water and sewer or a central water and sewer system. 

 High-Density Residential 

High-density residential uses are suggested to be developed for multiple-family dwellings in areas 
where municipal water and sewer can be extended to the site and new developments or redevelop-
ment will be required to connect to water and sewer services provided by the City.   

 Mixed Development 

Mixed developments may include residential, office, limited commercial and under some unique cir-
cumstances may include certain types of light industrial uses particularly when the industrial use in-
volves the adaptive reuse of an existing vacant industrial building.  Areas suggested for mixed devel-
opment typically are transitional areas once used for residential purposes.  Changing road networks, 
economic conditions and surrounding land uses have caused the once predominate land use to be 
less desirable, frequently making resale of the properties for a residential use difficult.  Mixed devel-
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opment areas are usually found along major roads and thoroughfares where low impact office and 
commercial uses can be made compatible with surrounding residential uses.  The intent of mixed de-
velopment areas in the City is to subject all new development or redevelopment projects to rigorous 
landscape, buffering, lighting, and parking requirements in the zoning ordinance so as to blend these 
uses with the surrounding environment.  Historic preservation of existing residential structures and 
conversion to another use is highly encouraged. 

 Office Uses 

Office uses are encouraged in areas surrounding the Central Business District.  These uses include 
medical, legal, architectural, insurance, and other office complexes.  Adaptive reuse of existing struc-
tures and residential dwellings are suggested.  Historic preservation of these structures is highly en-
couraged. 

 Central Business District (CBD) 

The CBD includes the downtown area with a high density of buildings per acre and stores dependent 
upon municipal parking for commercial and office patrons.  Commercial uses are preferred for first 
floor uses while office and residential uses are allowed under certain circumstances and subject to 
zoning regulations as upper floor uses in the CBD. 

 Commercial 

Commercial areas are designated throughout the City to provide areas for retail trade outside the 
CBD and offer on-site parking.  Most of the commercial area is along M-99 where access to a primary 
arterial can be provided so as to minimize congestion of traffic. 

 Industrial 

Industrial areas are reserved for existing and future industrial development of the City.  Both light 
and heavy industry is encouraged in designated areas throughout the City.  New industrial develop-
ment is proposed in the City's industrial park.  Vacant industrial structures that become available out-
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side the industrial park will be encouraged to be reused for an industrial purpose whenever feasible.  
When it is not feasible for these structures to be reused for an industrial purpose, adaptive reuse to 
another use or multiple uses will be considered for review as a mixed development.  Reuse of a va-
cant industrial structure or land must be made compatible in design and character with the surround-
ing land uses. 

 Public/Quasi-Public 

Public/quasi-public areas include publicly owned buildings or land including City parks and recrea-
tional lands, libraries, schools, churches, municipally owned buildings and services, fraternal organi-
zations, and Hillsdale College with all of its buildings and land even though it is a private institution. 

 Limited Use 

Limited use areas have been designated throughout the City because natural or environmental con-
straints limit development.  Constraints to development might include floodplains, wetlands, slope, 
utility or railroad right-of-ways to name a few.  The designation of Limited Use does not necessarily 
mean that development will be prohibited.  It may be necessary, however, for the City to more care-
fully review proposed developments and impose additional regulations in the site plan review process 
to ensure that the environment, as well as surrounding land users, is protected and measures of 
mitigation employed when necessary. 

 Medical Care Expansion Area 

The medical care expansion area is located to the south and west of the hospital.  Under the policies 
set forth in this Plan, the existing single-family residential uses found in the Medical Care Expansion 
Area are encouraged to continue indefinitely.  However, it is recognized that the needs of the com-
munity may be so great for additional medical care services at some time in the future that additional 
land may be necessary to accommodate hospital growth.  The most appropriate areas for hospital 
expansion facilities and services are the areas adjacent to the existing hospital facility.  The Plan sug-
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gests this area be developed (if it ever does), for hospital expansion projects only.  Uses other than 
those directly associated with hospital operations will not be allowed in these areas.  Uses such as 
doctor’s offices, private clinics, and other professional office and business uses including commercial 
uses will be prohibited under the policies of this plan. 

If at some time in the future the hospital proposes some type of redevelopment project for this area. 
The policies of the Plan strongly encourage the hospital to prepare and submit a future master plan 
for redeployment of the area being reserved here.  It is not the goal of this Plan to allow haphazard, 
spotty hospital redevelopment with no vision for future reuse of the area identified.  Redevelopment 
is encouraged to take place around a well thought out, unified theme that can allow redevelopment 
as consistent and compatible as it can with the existing surrounding residential neighborhoods.  Ar-
chitectural design, lighting, signage, and landscaping etc. should take into consideration the sur-
rounding residential neighborhoods to the maximum extent possible. 

 College Area 

The college area encompasses the occupied areas of the college campus.  The Plan recognizes that 
some college events such as football games, music concerts, or dramatic events do not fit within the 
residential parameters as previously assumed. The area is unique in the allowed areas for parking 
and lighting, while utilizing architectural design, lighting, signage, and landscaping to buffer and 
shield the surrounding residential areas from college activity. 
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Residential Development Plan 
Residential land users by far comprise the largest acreage of developed area in the City of Hillsdale.  Resi-
dential properties are found throughout the City not being predominate in any particular sector of the com-
munity.  Of the nearly 37 percent land cover in some type of residential use, single-family dwellings com-
prise most of the developed land area at 31 percent of the total.  Existing single-family neighborhoods are 
scattered throughout the City with highest concentrations found closest to the downtown and on primary 
arterial road networks.  The City is a mature concentration of residential, consisting of large older structures 
and mixed with newer residential subdivisions farther from the central core. The farther you travel away 
from the downtown area the less dense are residential developments.  At the periphery of the corporate 
boundaries, adequate vacant land is available for some type of residential development. 

Existing vacant land near the outskirts of the City often times lack municipal services such as water, sewer, 
and paved roads which would reduce development costs for a prospective developer.  In addition some land 
is marginal for development being located in floodplains, in a wetland area, near railroad tracks or having 
limited access.  However, if the community is to grow, the vacant tracts of land near the outskirts are the 
obvious lands that should be encouraged for development residentially. 

The Land Use Plan suggests low density residential uses for a majority of the vacant land at the periphery 
of the City's corporate boundaries.  Low density residential use of these parcels is consistent with existing 
uses that surround the parcels.  The exceptions to proposed single-family use near the outskirts of the City 
is high density residential use of several tracts of land on the east and west edges.  High density is pro-
posed in the area around State and Wolcott on the east side of the City and on Fayette on the west side 
near existing multiple-family developments.  New moderate-density use is proposed in the Barber/Mauck 
area and south of Bacon on the west side of the City. 

Most of the parcels have been targeted for low density residential development by this Plan.  The criteria 
used in targeting these parcels was availability of municipal water and sewer; paved roads; availability of 
utilities like gas and electric, and the lack of environmentally sensitive physical features such as wetlands 
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and floodplains.  These parcels all have access to a road.  Any landlocked parcel would automatically be ex-
cluded from this map showing areas desirable for potential development.  It is anticipated that the map 
showing favorable areas for development, in conjunction with the Land Use Plan, can be used by potential 
land developers in selecting sites for residential developments. 

The demand for housing in the City can be expected to increase slightly over the life of this plan. A number 
of factors are contributing to this increased demand.  As the population of the City grows, there will be a 
need for more housing of all types.  Additionally, as the population is growing there is a trend toward a de-
crease in the size of the average household.  Decreasing densities will put an additional strain on the exist-
ing housing stock.  It was estimated (CHAT report 1998) in the inventory that increasing demand will cause 
a need for approximately 350 new dwellings of various types by the year 2008.  There is adequate room for 
the community to grow within the demand for new housing.  The availability of vacant land, however, does 
not necessarily mean that these parcels will ever be developed. Development cost per acre or parcel will be 
assessed by developers who will compare the pros and cons for various sites within the City with vacant 
land in surrounding townships and villages. 

Housing Plan 
The City of Hillsdale has many historic homes that in itself provide unique character not found in some other 
communities in Michigan.  It is in part because of the character of the historic neighborhoods that Hillsdale 
has become known for its quaint neighborhoods and quality living environment.  At the same time the over-
all age of the housing stock brings with it general problems associated with the occasional lack of mainte-
nance and rehabilitation which can lead to blighted neighborhoods if not corrected. 

A significant portion (65 percent) of the community's housing stock was built prior to 1940.  From a plan-
ning perspective this becomes an important consideration because it is generally assumed that housing 
stock built before 1940 will be at an age where major renovations may be necessary.  In many cases, occu-
pants of this housing stock are the original owners who are now elderly and often on fixed incomes and are 
financially incapable of making necessary repairs.  In other cases, the housing stock has been converted to 
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a multiple-family use while still others have been sold to first time buyers who are usually young and lack 
financial resources to make major structural repairs.  For whatever reason, there continues to be a percep-
tion that the existing housing stock is in a state of decline. 

New residential starts slowly gain over the late 90’s early 2000’s. This trend suggests that there had been 
an inadequate supply of housing which has now stabilized.  Average growth (3%) in housing needs is ex-
pected over the next 5 years.    

Several other factors will contribute to increasing demand for all types of housing.  First, the average num-
ber of persons per household in the City has been declining from approximately three (3) per household in 
1980 to 2.46 at present.  Consequently, an increasing population has an even greater need for additional 
housing units than it did a decade ago.  Finally, the population of the City is expected to continue to ex-
pand.  Many factors will combine with the increasing population to place additional demands for all types of 
housing including innovative forms of alternative and affordable types of housing. 

In consideration of all of these problems combined with opportunities to meet the goals and objectives of 
this plan, the City of Hillsdale must continue successful existing programs aimed at increasing the quality 
and safety of existing housing and focus on new programs that will provide a measure of stability of resi-
dential neighborhoods.  The City must also encourage new housing starts if it is to grow to meet the de-
mands of a new and changing population.  The following programs and/or policies are recommended: 

 The City should continue with its rental housing inspection program to assure that existing rental 
units are safe and decent for tenants occupying those dwellings. 

 The City should continue the existing paint program that encourages the exterior appearance of ex-
isting homes be maintained to avoid the appearance of a declining neighborhood.   The City should 
consider expansion of the program by either grant or other.  

 A historic preservation program including historic preservation districts should be researched and im-
plemented if feasible in predetermined areas in the City. 

 The City should continue its efforts in enforcement of the property maintenance code which prohibits 
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or greatly restricts storage of material, equipment, and abandoned vehicles. 
 The City should consider participating in a Community Development Block Grant (CDBG) program to 

assist low to moderate income households.  A program such as the Michigan State Housing Devel-
opment Authority (MSHDA) should be considered to help those households in need of maintenance 
or renovation but are unable financially to contract for those services.  Grant programs and low 
interest loans are available to those who qualify. 

 The City should encourage and promote the development of the Three Meadows project. By utilizing 
flexible design and zoning in this area with regard to different types of residential development. 

 The City should use all resources such as zoning regulations and site plan review to protect existing 
residential neighborhoods from encroachment of other land uses. 

 The City should utilize its recently adopted Planned Unit Development (PUD) and Planned Redevel-
opment Districts (PRD) which will allow for residential development along with mixed uses.  

Industrial and Commercial Development Plan 
Commercial and industrial land users pay a higher proportionate share of the community's taxes because 
they are taxed at a higher rate and land values per acre are typically higher.  In addition, they generally re-
quire less back in the form of community services than do residential users.  Finally, jobs created by com-
mercial and industrial land users make possible the survival of a community as dollars generated from em-
ployment filter down through the local economy.  It is not surprising that the continued viability of commer-
cial and industrial sectors of the community is a major asset to Hillsdale. 

While few people would say that commercial and industrial development are bad for the community, most 
would probably say that the physical relationship of these uses to residential land users needs careful con-
sideration to avoid or lessen undesirable nuisances.  To this end, the City should employ the following 
strategies when encouraging new commercial and industrial development: 

 Encourage commercial development along M-99 where existing commercial establishments are 
found. 
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 Encourage new land uses which will help keep residents within the community for services and goods 
instead of shopping elsewhere. 

 Improve the visual quality of M-99 entering the corporate limits from the north.  Improve landscap-
ing, signage and pedestrian access so that visitors to the community are aware they are entering the 
City of Hillsdale. 

 Encourage new industrial development in the City's industrial park. 
 Work with industrial developers to expand existing industries when possible.  Continue financial in-

centives such as tax abatements to local industries. 
 Encourage reuse of vacant industrial structures when not in conflict with other land users or support 

efforts of redevelopment of a vacant structure into another use or mixed use by utilizing recently 
adopted Planned Unit Development (PUD) and Planned Redevelopment Districts (PRD) which will al-
low for mixed development. 

 Plan for the use Local Development Finance Authority (LDFA) funding to assist in construction of in-
frastructure for new industrial developments. 

Hillsdale Community Health Center Expansion Plan 
The Hillsdale Community Health Center is a full-service medical hospital providing a wide range of inpa-
tient/outpatient services.  It is the only hospital servicing the Hillsdale area and its service area extends well 
beyond the corporate limits of the City of Hillsdale.  There was a period during the 1980's when the hospital 
was struggling.  Those days are behind and today, the hospital is thriving and keeping pace with the medi-
cal field that is changing in its way of providing medical services to the community.  As the field of medicine 
continues to change, the need to keep pace will continue to place a demand for new services or expanding 
services already provided because the community is growing. 

Regardless of the mechanism driving the demand for hospital related services and facilities, there will be a 
continuing need for additional facilities and services.  Providing these services and facilities will most likely 
require additional space, and space for these facilities and services will most likely require new land.  Rec-
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ognizing this, the City has become pro-active by studying the situation and identifying an area that seems 
most appropriate to accommodate future expansion of the hospital campus.  That area is south of the exist-
ing facility in an area that has a relatively low density of housing stock; is close to the main entrance; and, 
is in close proximity to the existing facility. 

Under the policies that have been set forth in this document, only activities that are directly associated with 
the Hillsdale Community Health Center will be considered for this area.  Private clinics, doctors’ offices, 
other professional office uses and commercial uses will all be prohibited from locating in this area if it is 
ever redeveloped at all.  

The hospital administration will be asked to prepare a master plan addressing future expansion into the pre-
determined area.  This is to help avoid spotty, piecemeal development of the area and to assure that there 
is sufficient room in the pre-determined area to accommodate the needs of the hospital for decades to 
come. 

Since its inception the area has been used to date for additional parking.  The Hallett St. Professional offices 
have also been constructed west of the main campus, which houses many of the area physicians.   This has 
helped to alleviate the strained parking conditions around the main campus.  

Downtown Development Plan 
Central Business Districts (CBD) across the country have experienced serious difficulties remaining viable.  A 
number of reasons have contributed to the decline of the CBD including the lure of larger vacant parcels on 
the outskirts of town for new commercial development; the ability to construct large stores and pedestrian 
malls on these large parcels, convenient parking, etc. 

The CBD of Hillsdale has struggled but remains a viable commercial presence in the community in spite of 
competitive forces which have drawn shoppers to the commercial strip along M-99.  A variety of commercial 
establishments and services are available to the community including banks, stores, restaurants, and spe-
cialty shops.  In some areas of the CBD, businesses are economically marginal.  Many businesses are not 
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capable of providing the consumer one-stop-shopping which is available from competitors along the M-99 
commercial strip.  In most cases the CBD has remained viable because of the diversity of specialty shops 
which offer retail goods not found in other commercial areas outside the downtown area. 

The structures in the CBD are of varying structural quality and many may have some historic significance.  
However, the older age of the structures along with the capital required to renovate these properties make 
it difficult for the land owner to rehabilitate a structure inside and out.  Consequently, some buildings will 
decline until a profitable venture comes along in the future with a plan to efficiently utilize available space 
or the structure continues to decline until it becomes unsafe and is torn down. 

Planners must become aware of the problems and prepare for opportunities which will enhance the ability 
of the CBD to compete with business outside the downtown area.  This plan is intended to identify those 
issues which impede the ability of the downtown to thrive as the commercial core, to recommend physical 
improvements, and to determine a course of action that will assist in strategy implementation. 

Existing Downtown Conditions 

Land and Building Use — Land use in the CBD varies with commercial uses predominate.  Other uses in-
clude public buildings, office, industrial (printing), and residential.  There are vacant buildings or portions of 
buildings.  Many of the current land users have occupied space in the downtown for a considerable period.  
Other businesses tend to fluctuate.  In some cases, location may play a role in those transient enterprises 
that may have been marginal to begin with.  This seems especially the case around the periphery of the 
downtown where parking and access are less abundant or available.  Even though there are vacancies and 
marginal businesses, the CBD by all accounts gives the appearance of a viable commercial area.   

Probably the most critical issue facing the CBD is the lack of a use of second and third floors.  Upper floors 
should be viewed as a potential resource that has yet to be tapped to any great extent.  They are prime ar-
eas that, when renovated, provide space for additional retail and office thereby bringing additional employ-
ees and patrons to the downtown which in turn encourages spending.  Upper floors are also areas becom-
ing more attractive for residential purposes. 
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The required area (1,200 sq. ft.) for second & third floor residential uses has been prohibitive to the devel-
opment of some buildings.  The plan should investigate the initial necessity of this amount and determine if 
the need still exists.  

Transportation — Vehicular circulation through the CBD does not seem to present a major problem to 
most motorists although the area around City Hall has been the target of study in the past.  The concern 
around City Hall is that a curb has been installed to prohibit through traffic on North Street.  This effectively 
prohibits traffic into the CBD from the North Street route and also creates a bridge between City Hall and 
the North Broad/North Howell area.  The existing sidewalk median probably does not prohibit or reduce the 
amount of traffic in the downtown; however, it does make it safer for those who work at City Hall and those 
who visit the municipal building to access the building. 

The rerouting of M-99 through the downtown is scheduled for the 2007 construction season.  Issues still 
exist with the proposed plan, being one-way traffic on North St. and the first block of Howell St., angle 
parking, and overall accessibility.  Alternative methods are currently being studied in more detail by trans-
portation planners to determine if traffic should be or could be otherwise rerouted safely and efficiently 
through the downtown. 

Signage — Signs convey information to people.  They help visitors of the CBD find businesses, they adver-
tise a message and they help people find roads and parking areas.  They are a vital source of information 
without which businesses would struggle for visibility.  Often times visibility translates into increased profits. 
 Signs compete with one another to gain attention.  This is particularly evident along commercial strips 
where neon lights and large signs try to attract motorists driving by.  To a lesser extend a similar situation 
is occurring in many CBD's when signage becomes too large, too frequent and out of character with the his-
toric buildings that businesses are occupying. 

The City's ordinance is a tool which could be effectively used to coordinate signage in the CBD.  Improved 
signage will not only help balance the visual order of the urban environment, but will also improve the his-
toric character and make it easier for visitors who use the CBD for retail shopping.   
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For example, entry markers could be used welcoming visitors to the downtown. These markers could be 
constructed of a material that would be in character with a theme developed for the downtown (i.e. brick, 
wrought iron, etc).  Informational signage, such as those which might direct traffic to public parking areas 
could also be designed in character with a theme developed for the downtown.  Street names could be at-
tached to building corners for convenience and again in character with a theme. 

Tax Incremental Finance Authority 

Hillsdale’s Tax Incremental Finance Authority (TIFA) has done many things to improve and increase the 
downtown area’s viability.  By law (PA 450 of 1980), TIFA’s must undertake the following tasks: 

 Prepare and analyze economic change in the downtown district. 
 Study and analyze the impact of urban growth on the downtown district. 
 Plan and propose the construction, restoration or preservation of a public facility, a building, etc. 

which will promote economic growth. 
 Implement any plan of development in the district necessary to achieve the objectives of the Act. 
 Acquire or dispose of property. 
 Improve land and buildings. 
 Charge and collect fees for use of any building or property under its control. 
 Lease any building under its control. 
 Accept grants, etc. from public or private sources. 

The purpose of the Act is to halt property value deterioration; increase property tax valuation; to eliminate 
deterioration, and; promote economic growth.  Communities have been successfully using incremental fi-
nancing to improve the business climate of their downtowns since 1975.  A variety of programs have been 
initiated by finance authorities.  Many of which use tax increment financing (TIF) to help fund public im-
provements.  The use of TIF funds are permitted for public improvement projects the City is presently using 
under the Tax Increment Finance Authority Act 450 (TIFA). 

The basic premise behind tax increment financing under Act 450 is that public investment in public im-
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provement projects will improve the overall economic condition in a downtown district and result in private 
investment which would otherwise not have occurred without public investments.  The Act requires that a 
development plan and tax increment finance plan first be developed before capturing TIF revenue.  Once 
these plans are adopted, the City may capture tax increments that result from an increase in property tax 
valuation above and beyond a base year when valuations are frozen at that base and use the TIF revenue 
for public projects identified in the development plan. 

*Capture history available in the appendix 

Objectives for Downtown Revitalization 

The Central Business District is a unique area in the City of Hillsdale with its own problems and needs.  
Therefore, it is necessary to address problems and needs separately from other commercial areas so as to 
achieve a downtown that remains viable and a place where the community continues to shop for its retail 
needs.  In order to achieve economic revitalization of the CBD, goals have been formulated to provide the 
community with a mechanism for addressing needs and thereby establish a sound and viable business dis-
trict.  They are as follows: 

 Economic 

 Encourage a mix of retail business as the primary use of first floor buildings.  Secondarily, en-
courage office use of first floors in areas where the demand for retail space is lower, such as on 
secondary roads and at the periphery of the CBD. 

 Encourage an adaptive reuse of vacant second and third floor space for office or residential pur-
poses. 

 Encourage the creation of a Downtown Business Association and coordinate activities with the 
Chamber of Commerce. 

 Pursue tenants for vacant and under utilized structures. 
 Conduct a market study to determine the demand for various types of retail businesses not found 

in the CBD. 
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 Aesthetics 

 Develop a unified theme to provide an image for development and redevelopment efforts. 
 Research the feasibility and community interest in creating an historic preservation district in the 

CBD. 
 Improve signage in the CBD centered around a unified theme. 
 Explore zoning regulations that would prohibit the covering or alteration of historic facades. 

 Circulation and Parking 

 Continue to provide safe efficient flow of automobile traffic while discouraging truck through traf-
fic in the downtown area. 

 Provide sidewalks that are well maintained and convenient for downtown shoppers. 
 Continue to provide free municipal parking for specified periods. 
 Conduct a parking survey and study to determine if the needs of downtown shoppers are being 

met. 
 Facilitate the re-routing of M-99 along with new prospective parking, streetscape and traffic flow.  

Urban Design Plan 

Theme/Image — Critical to the identity of the community is the designation of a unified theme or image 
that the downtown can project to its residents and visitors frequenting the CBD.  Identification of such a 
theme can only be achieved when a reasonable effort is made to determine what currently exists and how 
the urban environment can be improved within the existing architectural character of the downtown area. 

The single-most important consideration in developing a plan for the CBD is to initiate activities that would 
give the downtown its own unique identity.  The downtown was the area first built to serve the community's 
retail needs.  Other commercial areas in the City have their own problems, needs, and opportunities.  In 
developing a theme or image for the downtown certain elements must come together to collectively create 
the desired urban environment.  These elements are visual and serve to distinguish the downtown from 
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other areas.  Visual elements might include some combination of the following: 

 Clustered Buildings - The CBD is already clustered with major and secondary structures. 
 Enhancement of Natural Resources - Open space and parks within the CBD provides a place for 

shoppers and residents of the community can relax or engage in other forms of passive recreation 
such as walking and picnicking. 

 Landscaping - Trees, shrubs, garden areas, right-of-way plantings, and specially designed entry 
markers all serve to enhance the visual quality of the CBD.  Municipal parking lots might be targeted 
for additional landscaping. 

 Urban Design - Special lighting, facade renovations to a historic theme, new building design, street 
furniture and improved intersections tend to provide the added touch necessary when blending old 
with new and can initiate community pride. 

Streetscape Improvements — Most people traveling to and from shopping in the CBD will arrive in their 
vehicle.  They will enter the downtown from any number of routes.  Whether they are long-time residents 
of the community or visitors only in the area for a short time, everyone will develop their own perception of 
the downtown and more often than not that perception is formed within a matter of a few minutes of arriv-
ing in the downtown area.  The first impression will most likely begin to be developed from street level.   

North Howell and North Broad are the most prominent roads in the central business district with many busi-
nesses having frontage along these roads.  Secondary roads include side streets such as North, McCollum, 
East Bacon, and Waldron.  In addition, alleys running parallel between North Howell and South Manning 
provide access to municipal parking lots. 

Primary streetscape improvements should continue along North Howell and include street furniture such as 
benches and trash receptacles that are compatible with the downtown theme.  Other improvements might 
include brick pavers at intersection crossings, "knuckles" at side street intersections, additional trees and 
tree guards.  Similar improvements are being planned for North Broad St.    

The alleyways that run parallel to North Howell and South Manning are important considerations for any 
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streetscape plan.  These alleys are highly visible to vehicular and pedestrian traffic since municipal parking 
is so readily available in this area and many of the North Howell businesses have rear entrances.  Therefore, 
pedestrian lighting, brick pavers, and greenery in this area will considerably improve the appearance of the 
area.  Additional landscaping, including green islands in the municipal parking lots, would benefit the overall 
image of the rear entrance areas. 

Entry Markers — Entry markers are widely used by communities to let the people traveling into an area 
know that they have entered a municipality's jurisdiction.  They give the community identity and mark terri-
torial boundaries.  They are also sometimes used to express a slogan or the community's pride such as with 
a state championship athletic team. 

Entry markers are used along M-99 into the corporate limits.  The plan calls for additional entry markers 
into the CBD at varying points.  This will become increasingly important if an historic preservation district is 
established in the downtown area.  The entry markers could convey to the public that they are not only en-
tering the downtown, but that they are also entering a historic area. 

Signage — Signs, including business and advertising signs, need to complement the character or unified 
image that the CBD is trying to project.  Signs that are too large, too bright, too modern or do not contrib-
ute to a harmonious theme.    

If a historic preservation district is to be established in the CBD, the appropriate mechanism of control and 
review should lie with a historic preservation commission.  Business signage should be regulated so that it 
contributes to the overall theme such as hand painted or stenciled lettering on glass, above doors, or on 
awnings. 

Building Facades — Streetscapes, entry markers and signage all combine to add finishing touches to a 
unified theme or image.  Probably the most valuable resource the City of Hillsdale central business district 
possesses is its vast number of structures whose facades are relatively true to character with the original 
architecture.  This unfortunately is not universally true because some facades in the CBD have been altered 
and have been reconstructed so that they do not appear to blend with the surrounding urban environment. 
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Sometimes it is necessary to reconstruct a store front due to fire, vandalism, or energy conservation needs. 
 In other cases, it may be necessary to demolish an entire structure because it is either economically unfea-
sible or impossible to make necessary repairs.  In most cases, it is possible to restore or redesign either a 
facade or an entire building in character with the surrounding CBD. 

Accomplishing this unified architectural appearance in downtown building facades will require an aggressive 
approach by City officials in setting public policy and subsequently zoning regulations that will spell out spe-
cifically what an individual may do or not do with their building facade.  Such regulations can simply be in-
cluded in an ordinance, however, such an ordinance requires a site plan review specific and fairly detailed to 
any proposed facade changes.  In this case, where an ordinance was enacted regulating facade improve-
ments, the governing body most likely charged with the review process would be the Planning Commission. 
 Such a review could become extensive and extremely time consuming when done in tandem with other 
planning functions. 

Another approach might be to create a governing body that would deal specifically with historic preservation 
efforts of the City.  In many communities this preservation commission is comprised of architects, histori-
ans, surveyors, planners, city officials, and residents in some combination.  These historic preservation 
commissions are permitted and have authority by statute under Act 169, Public Acts of Michigan, 1970 and 
is commonly referred to as the Historic Districts, Sites, and Structures Act.  The purpose of the Act is stated 
below and discussion in more detail in the following section: 

 Safeguard the heritage of the local unit by preserving a district in the local unit which reflects ele-
ments of the unit's cultural, social, economic, political, or architectural history. 

 Stabilize and improve property values in that district. 
 Foster civic beauty. 
 Strengthen the local economy. 
 Promote the use of historic districts for the education, pleasure, and welfare of the citizens of the lo-

cal unit and of the state. 
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Historic Preservation Plan 
The City of Hillsdale has several residential and commercial areas that have retained the historic character 
of the original architectural style as when constructed in the late 1800's and early 1900's.  Protecting this 
historic resource preserves the architectural and cultural history of the community.  To protect and preserve 
the stock of housing and commercial buildings, several areas are proposed for historic preservation designa-
tion. 

The value of historic preservation has been recognized by the state legislature with the enactment of Act 
169, Public Acts of Michigan, 1970 (the Historic Districts, Sites, and Structures Act).  The Act provides for 
the establishment of historic districts to provide for the protection of historic and non-historic sites and 
structures within the district and also provides the mechanism for the creation of an historic preservation 
commission to oversee such a program.  Historic preservation districts are created by ordinance.  

The City of Hillsdale downtown has been accepted as a National Historic Landmark District.  The area in-
cludes the downtown and government structures in the central core.  The City has yet to adopt an ordi-
nance that would create actual guidelines and district boundaries.  

The benefits of preservation to a community are many.  The purpose of creating a preservation ordinance, 
according to the Act, are as follows: 

 Protect the heritage of the community by preserving the community's cultural, social, economic, po-
litical, or architectural history. 

 Stabilize and improve property values. 
 Foster civic beauty 
 Strengthen the local economy. 
 Promote the use of historic preservation districts for education, pleasure, and welfare of the commu-

nity. 
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This plan calls for the Planning Commission to conduct initial research into the feasibility of establishing his-
toric preservation districts.  In doing so, the Planning Commission shall form a study committee in accor-
dance with the Act to make recommendations as to precise areas to be included into historic preservation 
districts.  Copies of the study committee's recommendations shall be made available to the Planning Com-
mission, the Michigan Historical Commission, and the State Historical Advisory Council, and the Hillsdale 
community residents and business owners for review and comments. 

If the study committee's recommendation, with consideration for comments from public and private sectors 
taken into account, is favorable, then this plan calls for the creation of an historic preservation commission 
whose functions shall be to administer an ordinance intended to regulate all construction, alteration, repair, 
moving or demolition affecting historic or non-historic structures within the historic preservation districts. 

Mixed Development Plan 
Mixed developments are land uses that may include a variety of land use types on an individual parcel or 
within a particular development area such as single-family, multiple-family, office, and low-impact commer-
cial uses.  They are intended to preserve the historic character of the community particularly, although not 
exclusively, around the CBD.  In most cases, mixed developments will be encouraged in "transition" areas 
where residential uses which were once predominate are now less desirable for that purpose, but are useful 
structures for other types of use.  In some cases economic conditions and surrounding land uses have 
changed in an area making reuse of a structure less desirable for residential purposes.  In other cases road 
networks or transportation patterns change making existing dwellings very attractive for office or low im-
pact commercial purposes.  In still other cases, the existing land uses are already mixed and it's the City's 
intention to encourage a further mix in land use types. 

The Zoning Ordinance has been amended to include mixed use developments as either a Planned Unit De-
velopment (PUD) or a Planned Redevelopment District (PRD) to allow them mixed uses in certain areas with 
certain regulations identified.  Mixed developments might also be considered as an overlay zone to an exist-
ing zoning district in predetermined areas. 
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Limited Development Area Plan 
Within the City of Hillsdale are lands which, because of natural and man-made constraints are difficult to 
develop.  Physical constraints to development are generally present on those lands that are environmentally 
sensitive to encroachment by man. 

Wetlands are identified by the presence of water-loving vegetation; hydric soils, and saturated or seasona-
bly flooded substrata.  They function as natural water filters that improve water quality before surface water 
is recharged back into aquifers below.  They also function as a mechanism for erosion control and provide 
habitat for fish and wildlife.  Finally, they have recreation potential for bird watching, nature study, and 
other educational opportunities.  Protecting these resources by encouraging development away from wet-
lands is a goal of this plan.  It may be necessary to provide zoning that is flexible enough for a potential de-
veloper to build around these environmentally sensitive areas by increasing densities in other areas more 
conducive to development at a trade off for preserving existing wetlands.  This could be accomplished 
through new zoning regulations. 

Floodplains are another type of environmentally sensitive land.  They are nearly level alluvial plains that 
border a stream or wetland and are subject to flooding unless artificially protected.  A "50 year floodplain" is 
one which could be expected to flood on an average of once in 50 years.  Some floodplains flood annually 
while others only periodically.  Development in floodplain areas magnify the flooding potential because a 
house for example displaces space which would otherwise accommodate flood water.  The presence of sea-
sonal water threatens both property and lives.  The community has an obligation to limit the amount and 
type of development that takes place in a floodway area.  This plan recognizes the need to limit develop-
ment in the floodplain areas and suggests a limited use for these areas.  Once again, floodplain regulations 
should be considered as a zoning amendment. 

Soils also play a role in the ability of a parcel to handle a particular type of development.  Some soils have 
severe and moderate limitations such as excessive slopes, high water tables, shrink/swell, instability and 
ponding to name a few.  Sometimes engineering techniques can overcome limitations other times it cannot. 
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 Development on soils with severe limitations can result in basements that flood or foundations that crack.  
These become community problems when property owners request the City to provide drainage on ponding 
soil or municipal sewer to the site when septic systems fail.  Discouraging intensive development on soils 
with severe limitations before it occurs is in accordance with the development goals of this plan.   
A soil survey has been completed for the City by the U.S. Soil Conservation Service.   The Planning Commis-
sion should use the publication extensively when reviewing development requests. 
Zoning is the tool most frequently used in regulating land uses in environmentally sensitive areas.  The 
Planning Commission has created a Parks & Recreational Facilities (PRF) district which will protect natural 
resources from unnecessary encroachment when encroachment will result in social, biological or economic 
harm to the community or the land surrounding a proposed development project. 
Other areas in the City have limited development potential but unlike the environmental constraints that 
have been present for centuries, man made barriers have resulted in areas that have marginal potential for 
development.  These areas are designated on the Land Use plan map for limited use because of access 
problems caused by being landlocked, or they may be railroad right-of-way areas that are abandoned, or 
landfills that are no longer used, or abandoned mining operations that would be difficult to reclaim for some 
development purpose.  These man-made obstacles do not necessarily mean that an intensive development 
will not be allowed; rather the designation of limited use simply acknowledges that the Planning Commis-
sion recognizes it will be difficult for a use other than the current use to be expected at these sites.  When a 
change in use does occur, this plan suggests that it be a use compatible with surrounding uses and under 
no circumstances a more intensive use than surround area. 

Recreation Action Plan 
The inventory has reviewed existing recreational facilities available to the community and has noted defi-
ciencies that vary from minimum standards suggested by the National Recreation and Parks Association 
(NRPA).  The City has a wide variety of public and private recreational facilities and programs.  They range 
from passive forms of recreation such as picnic, nature, and fishing areas to baseball, basketball, and tennis 
facilities. 
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Public facilities are operated by the City of Hillsdale's Parks and Recreation Commission.  Periodically the 
Commission updates the Community Recreation Plan to identify recreational opportunities and potentials; 
identify problems; develop a course of action to alleviate identified problems, and; assure that adequate 
recreational services and facilities for the community in the present and on into the future.  An updated rec-
reation plan also makes the City eligible for state recreation grants. 

The Comprehensive Plan has identified a deficiency in the City's existing inventory of parks and recreation 
facilities.  Neighborhood parks are in short supply in residential neighborhoods.  These parks are small, be-
tween one and two lots in size and usually have some form of recreation equipment such as sandboxes, 
swing sets, etc.  They are sometimes called "tot lots" since they are designed for young children. 

The Plan recognizes the need for Neighborhood Parks and encourages the development of new Neighbor-
hood Parks scattered throughout the City.  Suggested parcels are those that become available after demoli-
tions as a form of infill that will benefit the neighborhoods aesthetically as well as providing needed recrea-
tion space for younger residents of the community. 

The Plan also recognizes the continued efforts to restore Mrs. Stocks Park.  Plans have been forthcoming to 
dredge the pond and restore the bridge to the island.   Further visioning discusses construction of a band-
shell and other continued improvements.  The park is adjacent to the CBD and will become a focal point for 
cultural and recreational activities. 

The Comprehensive Plan encourages the use of the shoreline at Owens Park for a marina.  Continued im-
provements on the rental spaces are in motion including construction of a pier system which will make most 
of the spaces handicapped accessible and provide for additional spaces.  

The Bike/pedestrian path has become an integral part of the City’s transportation system.  Whether for 
pleasure or for transport the path is easily the most used recreational facility in the system. Its continued 
expansion and improvement are supported by the Plan.  

(See parks/path map) 



Page 111 

City of Hillsdale Comprehensive Land Use Plan 

Transportation and Circulation Plan 
Street and Traffic Analysis 

The road network throughout the City was inventoried and analyzed for problems or deficiencies.  Three 
types of streets were identified based upon the purpose they serve in the transportation network.  They are 
as follows: 

 State Trunklines 
 Major Streets 
 Local Streets 

State Trunkline 

The state trunkline in the City is M-99, as classified by the Michigan Department of Transportation.  It car-
ries large volumes of traffic to various points within Hillsdale Country and beyond.  M-99 is a vital link with 
other state trunklines and freeways to the north and Lenawee County and points in Ohio to the south. 

City Major Streets 

Major streets in the City are those collector streets which move traffic between major arterials such as M-99 
and local streets which provide access to residential neighborhoods.  Major streets are identified in Map IV. 

City Local Streets 

Each neighborhood has a series of minor streets which provide direct access to residential properties.  
These streets are primarily used for accessing properties.  Local streets are also shown on Map IV. 

Circulation Plan 

The circulation plan has been developed by the Planning Commission in recognition of the need to coordi-
nate community planning with City, County, regional and state agencies that have an interest in circulation 
of vehicular traffic in the City of Hillsdale.  This plan is expressed in the form of a map and is shown in Map 
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IV.  It is intended to serve as a guide for all governmental agencies affected by the transportation networks 
functional classifications by developing a hierarchy that can be used for road prioritization projects and 
helps local planners assess the impact of growth in a particular area on the local road network so that con-
gestion can be minimized and safety to the community maximized. 

Circulation Recommendations 

An analysis of traffic movement throughout the City has revealed no major circulation problems that need 
addressing.  The Planning Commission has identified the need to create East-West route on the North side 
of town (to help alleviate congestion on M-99 at the Fayette intersection).  Improvements should be made 
to Mauck Road East to Milnes Road. 

(See circulation map in the appendix) 
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The Comprehensive Plan developed by the Planning Commission will be of value only if put into use by local 
officials and City residents.  How the plan is used on a day-to-day basis will determine how effective this 
plan will be.  In order for this plan to be effective, it has to be implemented.  Implementation can take the 
form of additional study or planning, adoption of a zoning ordinance or amendments, creation of new gen-
eral ordinances and capital improvements planning. 
The zoning ordinance is the most common tool used for plan implementation.  The zoning ordinance puts 
into law the policies set forth in the Land Use Plan.  The plan has identified a number of problems and defi-
ciencies in the current zoning ordinance and calls for revisions or amendments to a number of areas. 

The plan has also identified areas that may need further study and planning such as the creation of historic 
preservation districts and a commission to oversee activities.  Community planning involves much more than 
reviewing proposed development plans and zoning related matters.  It also involves grasping abstract con-
cepts and developing visions of how a community should look in the future.  The future extends beyond the 
life of any one individual of the community.  Community planning requires that we consider the impact of all 
decisions on future generations.  Therefore, this plan is only the beginning and will require additional study 
to implement all programs and policies which are recommended. 

Some projects or policies identified in the plan can be implemented with little capital expenditure.  Other 
programs may require substantial capital outlay.  There is also a need to consider the priority that each pro-
ject should receive so that a systematic approach can be employed to help resolve issues identified in the 
plan. 

Capital improvements programming is the orderly process of developing a comprehensive financial plan to 
accomplish needed public improvement projects in a community.  The program is designed to be a balanced 
and coordinated approach that aligns the public improvement needs of the City with the financial capabili-
ties necessary to implement the desired projects. 

Capital improvements programming provides several advantages to the community.  Through it, public im-
provement projects can be determined and priorities assessed in a coordinated long-range plan.  In the 
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same manner, the financial resources which are necessary can be anticipated and planned for when the 
need for them arises.   

A capital improvements program also allows the City adequate time for the planning and engineering of 
projects because the assigned time of implementing the project is known in advance.  In the same manner, 
the capital improvements program helps the City anticipate the timing for application for Federal and State 
grants necessary for the financing of projects.   

Finally, capital improvements programming allows local citizens the opportunity to participate and provide 
input into the community's public improvement needs. 

Because capital improvements usually involve large capital expenditures, they can rarely be paid for solely 
out of the local annual budget alone.  A number of financing methods have been developed to assist locali-
ties in financing costly, multi-year projects.  Financing methods include generation of current revenue (e.g. 
user fees, general taxation), reserve funds, bonds, special district authorities, special assessments, state 
and federal grants, tax increment financing, and impact fees.   

The Comprehensive Plan has identified a number of projects worthy of being funded.  The following tables 
identify these projects and list possible funding sources for the projects at all levels of government.  The 
table also lists the parties which are responsible for carrying out the implementation of the projects. 
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Table 41 
Proposed Projects for Capital Improvements Programming 

Residential Development 

Project Possible Funding Sources Implementation 
Responsibilities 

Planning Com-
mission Priority 

Continue Rental Housing Inspection 
Program General fund, permit fees City of Hillsdale Medium 

Assist Low- to Moderate-Income Resi-
dents to Maintain Homes 

CDBG, MSHDA, FHA low-
interest loans 

City of Hillsdale, 
Homeowners Medium 

Help Senior Citizens Improve the Con-
dition of Their Homes 

MSHDA, HUD 202 (Elderly 
Housing), private funding 
sources 

City of Hillsdale, 
Homeowners Medium 

Protect and Improve Existing Single-
Family Housing Stock 

MSHDA, private funding 
sources, City paint program 

City of Hillsdale, 
Homeowners High 

Assist in the planning and development 
of Three Meadows residential 
neighborhood 

General fund, low interest 
loans, private funding 
sources 

City of Hillsdale, 
Homeowners High 

Assist in the planning and development 
of a retirement community and senior 
housing 

General fund, private funding 
sources, County millage 

City of Hillsdale, 
Hillsdale College, 
Senior Center, 
Homeowners 

Medium 

Evaluate side street parking in certain 
residential areas General fund City of Hillsdale High 

(continued)    
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Central Business District 

Project Possible Funding Sources Implementation 
Responsibilities 

Planning Com-
mission Priority 

Encourage the Development of a 
Downtown Business Association TIF, general fund  

Merchants, City of 
Hillsdale, Chamber 
of Commerce 

High 

Pursue Tenants for Underutilized Build-
ings 

Special assessments, TIF,  
private funding sources City of Hillsdale High 

Conduct Market Survey to Determine 
Need for Various Uses in CBD General fund City of Hillsdale High 

Support façade improvements  in CBD General fund, MSHDA, low 
interest loans, other 

City of Hillsdale, 
MSHDA Medium 

Create a Detailed Development Plan for 
the CBD General fund, TIF City of Hillsdale Medium 

Assist re-development of the Keefer 
House 

General fund, TIF 
SHPO 

City of Hillsdale, 
SHPO Medium 

Streetscape Improvements and M-99 
re-route assistance in the CBD 

General fund, MDOT, TIF,  
private funding sources  

City of Hillsdale, 
MDOT, TIF Medium 

Commercial Development 

Project Possible Funding Sources Implementation 
Responsibilities 

Planning Com-
mission Priority 

Encourage Commercial Development 
along M-99 where there are Existing 
Commercial Establishments 

Special assessments, TIF City of Hillsdale Medium 

Encourage Commercial Location within 
the City Special assessments, TIF City of Hillsdale High 

(continued)    
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Industrial Development 

Project Possible Funding 
Sources 

Implementation Re-
sponsibilities 

Planning Com-
mission Priority 

Encourage New Industrial Devel-
opment within the City's Industrial 
Park 

Michigan Dept. of Com-
merce, private funding 
sources, special assess-
ments, TIF 

City of Hillsdale High 

Work with Industrial Developers 
to Expand Existing Industries 
when Possible. 

Michigan Dept. of Com-
merce, special assess-
ments, TIF 

City of Hillsdale High 

Continue Financial Incentives such 
as Tax Abatements Special assessments, TIF City of Hillsdale Medium 

Develop plan for the LDFA General fund, TIF City of Hillsdale, LDFA High 

Evaluate need for a certified park 
rating General fund, TIF City of Hillsdale, LDFA Medium 

Historic Preservation 

Project Possible Funding Sources Implementation Re-
sponsibilities 

Planning Com-
mission Priority 

Encourage Adaptive Reuse 
Buildings Private funding sources City of Hillsdale, private 

interests Medium 

Research Feasibility of His-
toric District General fund City of Hillsdale High 
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A number of state and federal legislative acts impact local planning efforts in the City of Hillsdale.  Some 
legislation is intended to have a regulatory effect on municipalities while others provide a mechanism to ini-
tiate planning programs.  Those pieces of legislation having the greatest impact on a community are out-
lined below: 

Michigan Statutes 
 Intermunicipality Committees (PA 200 of 1957, MCL 123.631-123.637) — An act “to pro-

vide for the creation by 2 or more municipalities of an intermunicipality committee for the purpose of 
studying area problems; and to provide authority for the committee to receive gifts and grants.” 

 Intergovernmental Contracts Between Municipal Corporations (PA 35 of 1951, MCL 
124.1-124.131) — an act “to authorize intergovernmental contracts between municipal corpora-
tions; to authorize any municipal corporation to contract with any person or any municipal corpora-
tion to furnish any lawful municipal service to property outside the corporate limits of the first mu-
nicipal corporation for a consideration; to prescribe certain penalties; to authorize contracts between 
municipal corporations and with certain nonprofit public transportation corporations to form group 
self-insurance pools; and to prescribe conditions for the performance of those contracts.” 

 Land Transfer Act (PA 425 of 1984, MCL 124.21-124.30) — An act “to permit the conditional 
transfer of property by contract between certain local units of government; to provide for permissive 
and mandatory provisions in the contract; to provide for certain conditions upon termination, expira-
tion, or nonrenewal of the contract; and to prescribe penalties and provide remedies.” 

 Michigan Planning Enabling Act (PA 33 of 2008, MCL 125.3810-125.3885) — An act “to 
codify the laws regarding and to provide for county, township, city, and village planning; to provide 
for the creation, organization, powers, and duties of local planning commissions; to provide for the 
powers and duties of certain state and local governmental officers and agencies; to provide for the 
regulation and subdivision of land; and to repeal acts and parts of acts.”  An act “to provide for city, 
village and municipal planning; the creation, organization, powers and duties of planning commis-
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sions; the regulation and subdivision of land; and to provide penalties for violation of the provisions 
of this act.”  Please note that the Michigan Planning Enabling Act replaces the Municipal Planning Act 
(PA 285 of 1931, MCL 125.31-125.45), effective September 1, 2008. 

 Michigan Zoning Enabling Act (PA 110 of 2006, MCL 125.3101-125.3702) — An act “to cod-
ify the laws regarding local units of government regulating the development and use of land; to pro-
vide for the adoption of zoning ordinances; to provide for the establishment in counties, townships, 
cities, and villages of zoning districts; to prescribe the powers and duties of certain officials; to pro-
vide for the assessment and collection of fees; to authorize the issuance of bonds and notes; to pre-
scribe penalties and provide remedies; and to repeal acts and parts of acts.”  Please note that the 
Michigan Zoning Enabling Act replaces the City and Village Zoning Act (PA 207 of 1921, MCL 
125.581-125.600), effective July 1, 2006. 

 The Mobile Home Commission Act (PA 96 of 1987, MCL 125.2301-125.2350) — An act “to 
create a mobile home commission; to prescribe its powers and duties and those of local govern-
ments; to provide for a mobile home code and the licensure, regulation, construction, operation, and 
management of mobile home parks, the licensure and regulation of retail sales dealers, warranties of 
mobile homes, and service practices of dealers; to provide for the titling of mobile homes; to pre-
scribe the powers and duties of certain agencies and departments; to provide remedies and penal-
ties; to declare the act to be remedial; to repeal this act on a specific date; and to repeal certain acts 
and parts of acts”. 

 Control of Junkyards Adjacent to Highways Act (PA 219 of 1966, MCL 252.201-252.211) 
— An act “to regulate junkyards and to provide penalties.” 

 Highway Advertising Act (PA 106 of 1972, MCL 252.301-252.325) — An act “to provide for 
the licensing, regulation, control, and prohibition of outdoor advertising adjacent to certain roads and 
highways; to prescribe powers and duties of certain state agencies and officials; to promulgate rules; 
to provide remedies and prescribe penalties for violations; and to repeal acts and parts of acts.” 
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 Natural Resources and Environmental Protection Act (PA 451 of 1994, MCL 324.101-
324.90106) — An act “to protect the environment and natural resources of the state; to codify, re-
vise, consolidate, and classify laws relating to the environment and natural resources of the state; to 
regulate the discharge of certain substances into the environment; to regulate the use of certain 
lands, waters, and other natural resources of the state; to prescribe the powers and duties of certain 
state and local agencies and officials; to provide for certain charges, fees, assessments, and dona-
tions; to provide certain appropriations; to prescribe penalties and provide remedies; and to repeal 
acts and parts of acts.” 

 Local Historic Districts Act (PA 169 of 1970, MCL 399.201-399.215) — An act “to provide for 
the establishment of historic districts; to provide for the acquisition of certain resources for historic 
preservation purposes; to provide for preservation of historic and nonhistoric resources within historic 
districts; to provide for the establishment of historic district commissions; to provide for the mainte-
nance of publicly owned resources by local units; to provide for certain assessments under certain 
circumstances; to provide for procedures; and to provide for remedies and penalties.” 

 Condominium Act (PA 59 of 1978, MCL 559.101-559.276) — An Act “relative to condomini-
ums and condominium projects; to prescribe powers and duties of the administrator; to provide cer-
tain protections for certain tenants, senior citizens, and persons with disabilities relating to conver-
sion condominium projects; to provide for escrow arrangements; to provide an exemption from cer-
tain property tax increases; to impose duties on certain state departments; to prescribe remedies and 
penalties; and to repeal acts and parts of acts.” 

 Land Division Act (PA 288 of 1967, MCL 560.101-560.293) — An act “to regulate the division 
of land; to promote the public health, safety, and general welfare; to further the orderly layout and 
use of land; to require that the land be suitable for building sites and public improvements and that 
there be adequate drainage of the land; to provide for proper ingress and egress to lots and parcels; 
to promote proper surveying and monumenting of land subdivided and conveyed by accurate legal 
descriptions; to provide for the approvals to be obtained prior to the recording and filing of plats and 
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other land divisions; to provide for the establishment of special assessment districts and for the im-
position of special assessments to defray the cost of the operation and maintenance of retention ba-
sins for land within a final plat; to establish the procedure for vacating, correcting, and revising plats; 
to control residential building development within floodplain areas; to provide for reserving ease-
ments for utilities in vacated streets and alleys; to provide for the filing of amended plats; to provide 
for the making of assessors plats; to provide penalties for the violation of the provisions of this act; 
to repeal certain parts of this act on specific dates; and to repeal acts and parts of acts.” 

 Downtown Development Authority (PA 197 of 1975, MCL 125.1651-125.1618) — An act 
“to provide for the establishment of a downtown development authority; to prescribe its powers and 
duties; to correct and prevent deterioration in business districts; to encourage historic preservation; 
to authorize the acquisition and disposal of interests in real and personal property; to authorize the 
creation and implementation of development plans in the districts; to promote the economic growth 
of the districts; to create a board; to prescribe its powers and duties; to authorize the levy and col-
lection of taxes; to authorize the issuance of bonds and other evidences of indebtedness; to author-
ize the use of tax increment financing; to reimburse downtown development authorities for certain 
losses of tax increment revenues; and to prescribe the powers and duties of certain state officials.” 

 Local Development Finance Authorities (PA 281 of 1986, MCL 125.2151-125.2174) — An 
act “to encourage local development to prevent conditions of unemployment and promote economic 
growth; to provide for the establishment of local development finance authorities and to prescribe 
their powers and duties; to provide for the creation of a board to govern an authority and to pre-
scribe its powers and duties; to provide for the creation and implementation of development plans; 
to authorize the acquisition and disposal of interests in real and personal property; to permit the is-
suance of bonds and other evidences of indebtedness by an authority; to prescribe powers and 
duties of certain public entities and state officers and agencies; to reimburse authorities for certain 
losses of tax increment revenues; and to authorize and permit the use of tax increment financing.” 
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Federal Statutes 

 National Environmental Policy Act of 1969 (Title 42, Chapter 55, Sec. 4321) — “The pur-
poses of this chapter are: to declare a national policy which will encourage productive and enjoyable 
harmony between man and his environment; to promote efforts which will prevent or eliminate dam-
age to the environment and biosphere and stimulate the health and welfare of man; to enrich the 
understanding of the ecological systems and natural resources important to the Nation; and to estab-
lish a Council on Environmental Quality” (Sec. 4321). 

 National Historic Preservation Act (Title 16, Chapter 1A, Subchapter II, Sec. 470) — It 
shall be the policy of the Federal Government, in cooperation with other nations and in partnership 
with the States, local governments, Indian tribes, and private organizations and individuals to— (1) 
use measures, including financial and technical assistance, to foster conditions under which our mod-
ern society and our prehistoric and historic resources can exist in productive harmony and fulfill the 
social, economic, and other requirements of present and future generations; (2) provide leadership 
in the preservation of the prehistoric and historic resources of the United States and of the interna-
tional community of nations and in the administration of the national preservation program in part-
nership with States, Indian tribes, Native Hawaiians, and local governments; (3) administer federally 
owned, administered, or controlled prehistoric and historic resources in a spirit of stewardship for the 
inspiration and benefit of present and future generations; (4) contribute to the preservation of non-
federally owned prehistoric and historic resources and give maximum encouragement to organiza-
tions and individuals undertaking preservation by private means; (5) encourage the public and pri-
vate preservation and utilization of all usable elements of the Nation’s historic built environment; and 
(6) assist State and local governments, Indian tribes and Native Hawaiian organizations and the Na-
tional Trust for Historic Preservation in the United States to expand and accelerate their historic pres-
ervation programs and activities” (Sec. 470-1). 
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 National Flood Insurance Act of 1968 (Title 42, Chapter 50, Sec. 4001) — It is the purpose 
of this chapter to “(1) authorize a flood insurance program by means of which flood insurance, over 
a period of time, can be made available on a nationwide basis through the cooperative efforts of the 
Federal Government and the private insurance industry, and (2) provide flexibility in the program so 
that such flood insurance may be based on workable methods of pooling risks, minimizing costs, and 
distributing burdens equitably among those who will be protected by flood insurance and the general 
public” (Sec. 4001(d)). 

 Clean Air Act (Title 42, Chapter 85, Subchapter I, Part A, Sec. 7401) — “The purposes of this 
subchapter are— (1) to protect and enhance the quality of the Nation’s air resources so as to pro-
mote the public health and welfare and the productive capacity of its population; (2) to initiate and 
accelerate a national research and development program to achieve the prevention and control of air 
pollution; (3) to provide technical and financial assistance to State and local governments in connec-
tion with the development and execution of their air pollution prevention and control programs; and 
(4) to encourage and assist the development and operation of regional air pollution prevention and 
control programs” (Sec. 7401(b)). 

 Federal Water Pollution Control Act (Title 33, Chapter 26, Subchapter I, Sec. 1251) — 
“The objective of this chapter is to restore and maintain the chemical, physical, and biological integ-
rity of the Nation’s waters.  In order to achieve this objective it is hereby declared that, consistent 
with the provisions of this chapter— (1) it is the national goal that the discharge of pollutants into 
the navigable waters be eliminated by 1985; (2) it is the national goal that wherever attainable, an 
interim goal of water quality which provides for the protection and propagation of fish, shellfish, and 
wildlife and provides for recreation in and on the water be achieved by July 1, 1983; (3) it is the na-
tional policy that the discharge of toxic pollutants in toxic amounts be prohibited; (4) it is the national 
policy that Federal financial assistance be provided to construct publicly owned waste treatment 
works; (5) it is the national policy that area wide waste treatment management planning processes 
be developed and implemented to assure adequate control of sources of pollutants in each State; (6) 
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it is the national policy that a major research and demonstration effort be made to develop technol-
ogy necessary to eliminate the discharge of pollutants into the navigable waters, waters of the con-
tiguous zone, and the oceans; and (7) it is the national policy that programs for the control of non-
point sources of pollution be developed and implemented in an expeditious manner so as to enable 
the goals of this chapter to be met through the control of both point and nonpoint sources of pollu-
tion” (Sec. 1251(a)). 

 Safe Drinking Water Act (Title 42, Chapter 6A, Subchapter XII, Part A, Sec. 300f) — “The 
term ‘public water system’ means a system for the provision to the public of water for human con-
sumption through pipes or other constructed conveyances, if such system has at least fifteen service 
connections or regularly serves at least twenty-five individuals. Such term includes (i) any collection, 
treatment, storage, and distribution facilities under control of the operator of such system and used 
primarily in connection with such system, and (ii) any collection or pretreatment storage facilities not 
under such control which are used primarily in connection with such system” (Sec. 300f(4)(A)). 

 Noise Control Act of 1972 (Title 42, Chapter 65, Sec. 4901) — “The Congress declares that it 
is the policy of the United States to promote an environment for all Americans free from noise that 
jeopardizes their health or welfare. To that end, it is the purpose of this chapter to establish a means 
for effective coordination of Federal research and activities in noise control, to authorize the estab-
lishment of Federal noise emission standards for products distributed in commerce, and to provide in-
formation to the public respecting the noise emission and noise reduction characteristics of such 
products” (Sec. 4901(b)). 

 Resource Conservation and Recovery Act of 1976 (Title 42, Chapter 82, Subchapter I, 
Sec. 6901) — “The Congress hereby declares it to be the national policy of the United States that, 
wherever feasible, the generation of hazardous waste is to be reduced or eliminated as expeditiously 
as possible. Waste that is nevertheless generated should be treated, stored, or disposed of so as to 
minimize the present and future threat to human health and the environment” (Sec. 6902(b)).  
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 Endangered Species Act of 1973 (Title 16, Chapter 35, Sec. 1531) — “The purposes of this 
chapter are to provide a means whereby the ecosystems upon which endangered species and threat-
ened species depend may be conserved, to provide a program for the conservation of such endan-
gered species and threatened species, and to take such steps as may be appropriate to achieve the 
purposes of the treaties and conventions set forth in subsection (a) of this section” (Sec. 1531(b)). 

 North American Wetlands Conservation Act (Title 16, Chapter 64, Sec. 4401) — “The pur-
poses of this chapter are to encourage partnership among public agencies and other interests— (1) 
to protect, enhance, restore, and manage an appropriate distribution and diversity of wetland eco-
systems and habitats associated with wetland ecosystems and other fish and wildlife in North Amer-
ica; (2) to maintain current or improved distributions of wetland associated migratory bird popula-
tions; and (3) to sustain an abundance of waterfowl and other wetland associated migratory birds 
consistent with the goals of the North American Waterfowl Management Plan, the United States 
Shorebird Conservation Plan, the North American Waterbird Conservation Plan, the Partners In Flight 
Conservation Plans, and the international obligations contained in the migratory bird treaties and 
conventions and other agreements with Canada, Mexico, and other countries” (Sec. 4401(b)). 

 National Flood Insurance Act of 1968 (Title 42, Chapter 50, Sec. 4001) — The purpose of 
this Act “is to— (1) substantially increase the limits of coverage authorized under the national flood 
insurance program; (2) provide for the expeditious identification of, and the dissemination of infor-
mation concerning, flood-prone areas; (3) require States or local communities, as a condition of fu-
ture Federal financial assistance, to participate in the flood insurance program and to adopt adequate 
flood plan ordinances with effective enforcement provisions consistent with Federal standards to re-
duce or avoid future flood losses; and (4) require the purchase of flood insurance by property owners 
who are being assisted by Federal programs or by federally supervised, regulated, or insured agen-
cies or institutions in the acquisition or improvement of land or facilities located or to be located in 
identified areas having special flood hazards” (Sec. 4002(b)).  
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Future Land Use Plan 
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