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Master Plan Update

• Required by the Michigan Planning Enabling Act 
(MPEA) (Act 33 of 2008)

• Prepared by the Planning and Zoning Division

• Reviewed every five years to:
o Assess if the community's priorities and goals have 

changed

o Determine progress towards stated goals

• Guides the overall development of Battle Creek

• Defines land use patterns across the City
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Five Year Consolidated Plan
• Required by the Department of Housing and Urban 
Development (HUD) 

• Prepared every five years by the Community 
Development Division

• Establishes priorities for spending federal 
Community Development Block Grant (CDBG) and 
HOME Investment Partnership funds

• Governs how the City allocates grant funds to 
projects and programs

• City develops an Annual Action Plan to budget funds 
each year
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City of Battle Creek

Community Development:  Making a Difference  

Marcie Gillette – Community Services Director
Helen Guzzo – Community Development Manager
Vanessa Hernandez – Community Development Specialist
Sara Espinoza – Intake Specialist
Christopher Douglas – Rehab. Coordinator
Todd Nowicki – Lead Inspector
Michael Earl – Construction Specialist/Minor Home Repair
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Community Development  - Sources of Revenue
Program Per Year

Community Development Block Grant (CDBG) $1.2 million

HOME Investment Program (HOME) $300,000

CHIP Medicaid Lead Safe Program (CHIP LSP) $1.5 million

HUD Lead Hazard Control & Healthy Homes 
Program (HUD LEAD)

$1.1 million

HOME-ARP (ARPA special allocation) $1 million

Battle Creek Public Schools Housing Incentive $750,000
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Consolidated Plan Process
• Needs Assessment

• Community Survey

• Community Conversations/public meetings

• Consultations with community leaders

• Public hearings at City Commission meetings

• Decide on priorities

• Draft due on April 15, submitted to HUD May 15

City of Battle Creek 14



Consolidated Plan Priorities
2015-2019 Priorities 2020-2024 Priorities

1. Encourage vibrant neighborhoods and 
support a well-functioning housing 
market.

1. Ensure housing is affordable, accessible, 
and safe.

2. Promote vibrancy downtown and major 
corridors.

2. Activate underutilized land in low-income 
neighborhoods.

3. Increase resident and community 
engagement.

3. Alleviate poverty.

4. Support efforts to expand employment 
and workforce development, including 
improving transportation for low-income 
people.

4. Community engagement through 
collaboration and empowerment.

5. Affirmatively further fair housing.

6. Restore vitality to low-income 
neighborhoods.
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City of Battle Creek

Minor Home Repair
$1,516,190 - 72%

Code Complaince
$246,009 - 12%

Admin. & Planning
$241,278 - 11%

Legal Services Eviction Diversion
$60,000 - 3%

VOCES Housing Referral
$37,896 - 2%

Community Development Block Grant (CDBG) 2023
$2,101,374 
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City of Battle Creek

HOME Administration
$35,684 - 23%

Tenant-Based Rental Assistance
$42,000 - 28%

Homeowner Rehab

$74,624 - 49%

HOME Investment Partnership 2023
$152,308
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City of Battle Creek
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• 7,867 Enforcements in 2023-2024

•Resources to help homeowners

•Vacant and abandoned building monitoring

•Rental Registration Inspections

• Housing Code Enforcements
o Exterior housing violations

o Rental inspections

o Vacant building registrations

• Non-Housing Code Enforcements
o Inoperable vehicles

o Front yard parking

o Junk and trash accumulation
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City of Battle Creek
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HUD 2024 Income Limits
Household Size 1 2 3 4 5 6 7 8

50% AMI $27,900 $31,850 $35,850 $39,800 $43,000 $46,200 $49,400 $52,550

80% AMI $44,600 $51,000 $57,350 $63,700 $68,800 $73,900 $79,000 $84,100

120% AMI $66,850 $76,400 $85,950 $95,500 $103,150 $110,800 $118,450 $126,100

Income limits | hud user. (n.d.). Retrieved November 22, 2024, from https://www.huduser.gov/portal/datasets/il.html#year2024
HUD Exchange, Neighborhood Stabilization Program Income Limits, from: NSP Income Limits - HUD Exchange

• 50% AMI Housing Choice Voucher income limit

• 80% AMI CDBG and HOME income limit

• 120% AMI Workforce housing, Neighborhood Stabilization Fund income limit

•Median household income: $49,684 (ACS 5-Year Estimates Subject Tables, 2022, Table S1901)

• Median household size: 3.24 (ACS 5-Year Estimates Subject Tables, 2022, Table DP02)

• The median household is considered low- to moderate-income in 2024

City of Battle Creek 22

https://www.huduser.gov/portal/datasets/il.html#year2024
https://www.hudexchange.info/resource/3680/nsp-income-limits/


Working Poor
•

• ALICE – Asset-Limited, Income-Constrained, Employed households
that make below the basic cost of living for their county of residence

•52% of Battle Creek households are below the ALICE threshold as 
measured in 2022, earning below the basic cost of living for 
Calhoun County

Source: ALICE Threshold, 2010-2022; American Community Survey, 2010-2022
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Housing Cost-Burden

•Cost-Burden: spending more than 30% of one's 
income to housing costs

• Severe Cost-Burden: more than 50% of one's 
income to housing costs

Source: HUD CHAS 2017-2021
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Owner and Renter-Occupied Housing

• Home ownership and rental rates have 
remained stable in Battle Creek

•Existing significant demand for 
affordable housing for LMI families

• LMI homeowners have the highest 
rates of being cost-burdened 

•Rates of being cost-burdened as a 
renter are higher than owner-occupied 
housing

Source: American Community Survey S2502, B25004, 2010; 
2022; Battle Creek Housing Action Plan; ACS S2503, 2010; 2022
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Source: American Community Survey S2503, 2010; 2022
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Source: American Community Survey S2503, 2010; 2022
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• Percentage of people aged 16 and 
older who are in the labor force

• Influences
o Educational attainment

o Aging workforce

o Job availability

o Job attainability

Labor Force Participation Rate

Hoevelmann, K. (2023, May 5). The Labor Force 
Participation Rate, Explained [Organization]. Federal 
Reserve Bank of St. Louis. 
https://www.stlouisfed.org/open-
vault/2020/august/labor-force-participation-rate-
explained

Source: FRED, Federal Reserve Bank of St. Louis
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Neighborhood Influences
• Property sales
o High turnover of residents is a factor of neighborhood 

decline (Coulton, Theodos and Turner 2009)

• Sales at tax auctions
o Nature of these sales creates a market oriented to 

investor-buyers rather than residents (Thomas 2015)

• Demolitions involve the removal of deteriorated 
properties from the neighborhood
o Had a positive effect on low-value properties in Detroit, 

MI (Odell 2019)

o Increased likelihood that property conditions improved at 
nearby properties in Cleveland, OH (Kuhlmann 2023)

• Housing code enforcements
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Neighborhood Influences

• Post Franklin (NPC 1) has the highest rates of demolitions and property sales

• Central (NPC 3), Northeast (NPC 4), and Urbandale (NPC 5) have similar rates of property sales 
and tax auction sales
o Higher property sales, lower demolitions and tax auction sales than NPCs 1 and 2

Post Franklin
NPC 1

Northcentral 
NPC 2 

Central
NPC 3

Northeast 
NPC 4

Urbandale 
NPC 5

Total Residential 
Properties

1,747 2,372 3,335 3,168 1,696

Demolitions
(2020 - 2024)

112 (6.4%) 135 (5.7%) 125 (3.7%) 98 (3.1%) 26 (1.5%)

Property Sales
(2020-2024)

448 (25.6%) 558 (23.5%) 1,085 (32.5%) 1,015 (32.0%) 529 (31.2%)

Tax Auction 
Sales

32 (1.8%) 60 (2.5%) 43 (1.3%) 29 (0.9%) 13 (0.8%)

Source: Battle Creek BS&A Permits Dataset, Accessed and Compiled with Tolemi
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Source: Battle Creek BS&A Permits Dataset, Accessed 
and Compiled with Tolemi
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Source: Battle Creek BS&A Permits Dataset, 
Accessed and Compiled with Tolemi
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Source: Battle Creek BS&A Permits Dataset, 
Accessed and Compiled with Tolemi

City of Battle Creek 33



State Equalized Value
• The assessor maintains two values on taxable 
properties within the local jurisdiction
o Assessed value (AV)

o Taxable value (TV)

• AV is equal to 50% of the estimated True Cash 
Value of the property

• Once the county and state equalization are 
completed the assessed value typically becomes 
the State Equalized Value (SEV)

Source: Garden City, MI Tax FAQ: FAQs • What are assessed value, State Equalized Value, and t
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Taxable Value
• Taxable value (TV) is used in the calculation of the 
property taxes.

• TV is capped by the Rate of Inflation or 5%, 
whichever is lower.

• TV can increase by more than the Rate of 
Inflationnif something is added to the property 
(addition, patio, deck, etc.).

• According to State law, the TV must increase the 
assessed value the year after a transfer of 
ownership.

• If the property sells in 2024, the TV becomes the 
same as the assessed value in 2025.

Source: Battle Creek Assessors Office

City of Battle Creek

For more information on either the SEV or the TV, please contact the 
Assessor's Office at 269-966-3369 or email 
assessor@battlecreekmi.gov
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Source: Battle Creek BS&A Permits Dataset, Accessed and 
Compiled with Tolemi
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Discussion Questions

Is the Minor Home Repair 
program still highly prioritized?

How to strengthen Code 
Compliance?

What are your housing and 
neighborhood concerns?
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