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P L A N  I MP L E M E N TA T I O N   
The key to a well-planned community is the day-to-day use of planning documents, like this Master 

Plan and the zoning ordinance. Because this Plan is to be the basis for future zoning and planning 

decisions, it is imperative that the Plan be available to Bangor Township staff, elected and appointed 

officials, as well as business owners, developers, and stakeholders from Bay County and the region, 

and the general public. 

The implementation of this Master Plan depends on its continual use by the Planning Commission and 

the Township Board. In its best form, implementation of this Plan will result in the achievement of the 

goals and objectives outlined in the plan. Implementation is often the most difficult portion of the 

planning process because, while the intentions of the Township, its residents, and stakeholders are 

clear, the legal ways and available planning tools are often not. The following provides a review of 

additional tools available to the Township and the ways in which they can be used to ensure that the 

goals of this Plan are met. 

 

ACTION PLAN  

The following section identifies actions and tools that are available to implement the goals and 

objectives of this plan. The tables on the following pages present a detailed review of implementation 

actions, including a timeframe, responsible party, funding, and progress on the action item.

KEY  

Timeframe  

A 1 – 5 Years  

B 6 – 10 Years  

C Ongoing  

 

 

Responsible Party  

PC Planning Commission  

Board Township Board 

ZA Zoning Administrator  

TAM 
Township 
Administration/Management  

Road Bay County Road Commission  

BC Bay County  

MDOT 
Michigan Department of 
Transportation  

P Private 
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RESIDENTIAL LAND USE 

Number Action Item Timeframe 
Responsible 

Party 
Funding 
Source 

Progress 

Started Complete 

1A 

Encourage improving neighborhoods 
with design guidelines related to 
lighting, sidewalks, and linkages 
between existing and future 
neighborhoods. 

C 
PC, Board, 

ZA, P 
Public, 
Private 

  

1B 
Maintain and improve the quality of 
existing neighborhoods. 

C 
PC, Board, 

ZA 
Public 

  

1C 

Develop affordable housing for all age 
groups, including young families and 
senior citizens, to provide a diverse 
housing stock to permit residents to 
remain within the Township. 

C PC, Board 
Public, 
Private 

  

1D 

Enforce the housing and ordinance 
code to ensure aesthetic and physical 
character of housing and housing sites 
is preserved. 

C 
PC, Board, 

ZA 
Public 

  

1E 
Provide more information to the public 
on reporting blight or ordinance 
violations. 

A 
PC, Board, 

ZA 
Public 

  

1F 

Provide for a range of residential 
densities on the future land use map 
which will meet the needs of various 
income levels and housing types.  

A PC, ZA 
Public, 
Grants 

  

1G 

Research and consider an online 
reporting system for code compliance 
complaints, and make it available to 
the public via the Township website.  

A 
TAM, Board, 

ZA 
Public 

  

1H 

Consider implementing a new 
residential zoning district that 
specifically addresses the 1/3 interest 
lots along Oak St and their unique 
characteristics.  

A 
PC, Board, 

ZA 
Public, 
Grants 

  

1I 
Encourage new single family 
residential development within the 
Township.  

C PC, Board Public 

  

1J 

Prioritize the development of usable 
open space areas within single family 
residential developments to provide 
environmental protection and 
recreation land.  

C 
PC, Board, 

ZA, P 
Public 
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RESIDENTIAL LAND USE 

Number  Action Item  Timeframe 
Responsible 

Party 
Funding 
Source 

Progress 

Started Complete 

1K 

Consider planned neighborhoods 
in designated areas which would 
promote preservation of the 
Township’s existing natural 
features and provide recreational 
opportunities for residents. 

C 
PC, Board, 

ZA, P 
Public, 
Grants 

  

1L 
Encourage landscaped buffer 
areas between residential and 
non-residential land uses. 

A 
PC, Board, 

ZA, P 
Public   

1M 

Encourage multiple family 
residential uses as a transitional 
use between single family 
residential and non-residential 
uses. 

A 
PC, Board, 

ZA 
Public   

1N 

Incorporate low, medium, and 
high-density multiple family 
residential land uses. Multiple 
family densities should be 
compatible with the surrounding 
area.  

A 
PC, Board, 

ZA 
Public, 
Private 

  

1O 

Layout new residential 
developments to accommodate 
connections to existing 
neighborhoods and services and 
encourage layouts that maximize 
green space.  

C 
PC, Board, 

ZA, P 
Public, 
Private 

  

1P 
Identify key locations for the 
development of senior housing 
communities.  

A 
PC, Board, 

ZA, P 
Public   
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COMMERCIAL LAND USE 

Number Action Item Timeframe 
Responsible 

Party 
Funding 
Source 

Progress 

Started Complete 

2A 
Concentrate on commercial 
uses along major roads within 
the Township. 

C 
PC, Board, 

ZA 
Public, 
Private 

  

2B 

Encourage high-quality 
commercial developments 
within the “gateway” areas of 
the Township. 

A 
PC, Board, 
ZA, Road, 

MDOT 

Public, 
Grants 

  

2C 

Create linkages between 
commercial uses to existing 
and new residential 
neighborhoods via sidewalks 
and pathways. 

A 
PC, Board, 
ZA, Road, 

MDOT 

Public, 
Grants 

  

2D 

Require and enforce site 
improvement standards such 
as landscaping and screening, 
lighting, design guidelines, 
underground utilities, and 
signage for all commercial 
growth.  

C PC, ZA Public   

2E 

Amend the zoning ordinance to 
discourage the use of large 
pylon signs throughout the 
Township. Require smaller 
“monument” type signs, 
architecturally compatible with 
the commercial building, and 
limit the total amount of sign 
area permitted on a site. 

A 
PC, Board, 

ZA 
Public, 
Private 

  

2F 
Amend the zoning ordinance to 
comply with recent state and 
federal sign regulations. 

A 
PC, Board, 

ZA 
Public   

2G 

Consider a sign amortization 
policy to improve the visual 
appearance and clutter of the 
key corridors in the Township.  

B 
PC, Board, 

ZA 
Public   

2H 
Encourage redevelopment and 
aesthetic improvements of 
existing structures and sites. 

C 
PC, Board, 

ZA 
Public   

2I 

Plan for a greenspace buffer 
and improve 
landscaping/streetscape along 
Euclid Ave.  

C 
PC, Board, 
ZA. Road, 

MDOT 

Public, 
Grants 

  

2J 

Provide flexible land use and 
zoning ordinance categories to 
accommodate the evolving 
retail market. 

A 
PC, Board, 

ZA 
Public, 
Private 

  



 

91 | BANGOR TOWNSHIP MASTER PLAN 
  

 

07 

COMMERCIAL LAND USE 

Number  Action Item Timeframe 
Responsible 

Party 
Funding 
Source 

Progress 

Started Complete 

2K 
Review the zoning ordinance 
and expand commercial land 
uses in transitional areas. 

A 
PC, Board, 

ZA 
Public   

2L 

Evaluate opportunities for 
walkable urban design 
standards in commercial areas, 
including wayfinding solutions. 

B 
PC, Board, 
ZA, Road, 

MDOT 

Public, 
Grants 

  

2M 

Review the existing commercial 
zoning districts and consider 
additional special land uses 
that may be more similar to 
light industrial in certain 
locations of the Township. 

A 
PC, Board, 

ZA 
Public   
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INDUSTRIAL LAND USE 

Number Action Item  Timeframe 
Responsible 

Party 
Funding 
Source 

Progress 

Started Complete 

3A 

Require site design standards 
such as landscaping and 
screening, lighting, design 
guidelines, underground utilities, 
noise control, and signage for all 
industrial growth. 

C PC, ZA, P 
Public, 
Private 

  

3B 
Encourage the concentration of 
industrial uses within the 
Township. 

C 
PC, Board, 

ZA, BC 
Public   

3C 

Require or provide service and 
infrastructure improvements to 
encourage industrial growth 
within designated areas of the 
Township. 

C 
PC, Board, 
TAM, BC 

Public, 
Grants 

  

3D 

Promote strict enforcement of 
codes and regulations applicable 
to industrial uses, particularly for 
industries that create substantial 
sound and visual impacts and 
those that store or utilize 
hazardous chemicals. 

C 
PC, Board, 

ZA 
Public   

3E 

Require submission of 
environmental impact 
statements for new industrial 
developments, and work to 
eliminate any negative 
environmental impacts. 

A PC, ZA Public   

3F 

Review the zoning ordinance 
and expand flexibility of light 
industrial uses in transitional 
areas.  

A 
PC, Board, 

ZA 
Public   

3G 

Ensuring compatibility with 
surrounding land use and design 
standards to shield negative 
effects from neighboring land 
uses.  

C PC, ZA 
Public, 
Private 

  

3H 

Encourage increased 
development of lighter industrial 
uses while maintaining a strong 
relationship with existing heavy 
industrial manufacturers. 

A 
PC, Board, 

ZA 
Public   

3I 

Consider amending the zoning 
ordinance to address the 
emerging pattern for large-
scale/industrial solar energy 
development in the region.  

A 
PC, Board, 

ZA 
Public   
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ENVIRONMENTAL 

Number  Action Item  Timeframe 
Responsible 

Party 
Funding 
Source 

Progress 

Started Complete 

4A 

Improve the quality of development 
adjacent to watercourses and 
wetlands within the Township by 
requiring buffer areas, suitable 
landscaping, and restoration to 
natural conditions. 

C 
PC, Board, 

ZA 

Public, 
Grants, 
Private 

  

4B 

Develop stormwater management 
design guidelines to ensure a more 
natural appearance of the required 
basins. 

B 
PC, Board, 

TAM 
Public   

4C 
Encourage the preservation of 
woodland areas within the Township. 

A PC, Board 
Public, 
Grants 

  

4D 

Review the lighting standards in the 
zoning ordinance to minimize light 
pollution caused by the unnecessary 
illumination of parking lots, buildings, 
and similar areas. 

C 
PC, Board, 
ZA, ROAD, 

MDOT 
Public   

4E 
Eliminate open ditches and improve 
engineering design standards relative 
to storm water detention. 

B 
PC, Board, 

TAM 
Public, 
Grants 

  

4F 
Continue to communicate and 
coordinate with EGLE on activities 
affecting lakes, rivers, and wetlands.  

C 
PC, Board, 

TAM 
Public, 
Grants 
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OPEN SPACE AND PRESERVATION 

Number  Action Item  Timeframe 
Responsible 

Party 
Funding 
Source 

Progress 

Started Complete 

5A 
Support the policies and action 
items as defined in the County-
wide Recreation Plan.  

C 
PC, Board, 

BC, P 
Public, 
Grants 

  

5B 
Maintain and improve existing 
recreation options. 

B PC, Board, P 
Public, 
Grants 

  

5C 
Explore trail linkage 
opportunities between 
greenspaces in the Township.  

A 
Board, TAM, 
Road, MDOT 

Public, 
Grants, 
Private 

  

5D 

Prioritize acquisition of 
properties that will provide 
access to high-quality natural 
resources (lakefront and rivers).  

A Board, TAM 
Public, 
Grants, 
Private 

  

5E 

Create additional public access 
opportunities to the waterfront 
for the residents of Bangor 
Township. 

C 
Board, Road, 

TAM 

Public, 
Grants, 
Private 

  

5F 
Encourage Township support of 
the Bay City State Recreation 
Area and associated programs. 

C 
PC, Board, 

TAM 
Public   

5G 

Provide incentives for 
developers to preserve usable 
open space in new 
developments and install play 
areas, walkways, and buffers. 

C 
PC, Board, 

ZA 
Public   

5H 

Develop a wayfinding program 
to support parks and trail 
connectivity and improve 
usability.  

B 
PC, Board, 

TAM 

Public, 
Grants, 
Private 

  

5I 
Support Rail Trail wayfinding 
projects and Committee. 

A Board, TAM 
Public, 
Grants 
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TRANSPORTATION 

Number  Action Item  Timeframe 
Responsible 

Party 
Funding 
Source 

Progress 

Started Complete 

6A 

Create well-designed gateways along 
the main roads entering the Township. 
Identify specific areas and research 
entrance and wayfinding signage 
options.   

B 
PC, Board, 
TAM, Road, 

MDOT 

Public, 
Grants 

  

6B Maintain local roads. C 
Board, TAM, 
Road, MDOT 

Public   

6C 

Request updated ADT counts from 
Road Commission prior to and after 
bridge privatization to better 
understand shifting traffic patterns.  

B Board Public   

6D 
Work with agencies to consider 
burying utility lines along corridors.  

B PC, Board, P 
Public, 
Private 

  

6E 

Work with the Road Commission and 
MDOT to begin discussions on future 
improvements to the Wilder Road and 
Euclid Avenue corridors, including 
access drive locations.   

A Board, TAM 
Public, 
Grants 

  

6F 

Consider zoning and other design 
strategies such as Complete Streets 
for safe and efficient travel for all 
modes of transportation.  

A 
PC, Board, 

TAM 
Public, 
Grants 

  

6G 
Consider traffic calming measures 
along corridors.  

B 
Board, TAM, 
Road, MDOT 

Public, 
Grants 

  

6H 
Investigate funding opportunities to 
improve landscaping and sidewalks 
along major thoroughfares.  

B 
PC, Board, 
TAM, Road, 

MDOT 

Public, 
Grants 

  

6I 
When reviewing site plans, require 
sidewalks with future development.  

A 
PC, Board, 

ZA 
Private   

6J 
Encourage electric car charging 
stations in new or redeveloped parking 
lots and public gathering spaces. 

A 
PC, Board, 

ZA 

Public, 
Private, 
Grants 

  

6K 
Continue to implement MDOT access 
management standards in site plan 
review.  

C 
PC, Board, 
TAM, Road, 

MDOT 
Public   
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PUBLIC SERVICES 

Number  Action Item  Timeframe 
Responsible 

Party 
Funding 
Source 

Progress 

Started Complete 

7A 
Maintain and improve 
Township services to match 
growth. 

C 
PC, Board, 

BC 
Public, 
Grants 

  

7B 

Assess the demands on the 
utility systems from 
developments to determine 
available capacity.  

B 
PC, Board, 

BC 
Public   

7C 
Inventory water, sewer, and 
other utility system capacity.  

C 
PC, Board, 

BC 
Public   

7D 
Maintain and upgrade 
infrastructure through capital 
improvements programming.  

C Board, TAM 
Public, 
Private 

  

7E 
Maintain police, fire, and 
ambulance service to all 
areas of the community. 

C 
Board, TAM, 

BC 
Public   
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PLANNING AND ADMINISTRATION 

Number Action Item  Timeframe 
Responsible 

Party 
Funding 
Source 

Progress 

Started Complete 

8A 

Draft a development guidebook that 
includes flowcharts of the development 
process, including timelines and fee 
schedules, as well as explanations of 
Township policies, procedures, and 
steps for obtaining approvals. 

A 
PC, Board, 
ZA, TAM 

Public, 
Grants 

  

8B 
Develop Township procedures to 
establish internal development review 
roles, responsibilities, and timelines.  

A 
PC, Board, 
ZA, TAM 

Public, 
Grants 

  

8C 

Review the zoning ordinance to 
determine ways to simplify and 
streamline the permitting process and 
make it more user-friendly.  

A 
PC, Board, 
ZA, TAM 

Public, 
Grants 

  

8D 
Provide for regular training of 
Township staff and appointed officials 
to foster knowledge and expertise.  

C Board Public   

8E 

Assign roles and outline expectations 
for all committee or commission 
members at the beginning of their 
tenure.  

A 
PC, Board, 
ZA, TAM 

Public, 
Grants 

  

8F 
Follow Michigan statutes for meetings, 
e.g., Open Meetings Act. 

C PC, Board Public   

8G 
Upload all public documents to the 
Township website.  

C Board, TAM Public   

8H 

Maintain a database of approvals for 
all development in the Township and 
review uses every 2 – 3 years to 
ensure compliance with permit 
requirements.  

A PC, ZA, TAM Public   

8I  

Review the zoning ordinance for 
updates regarding accessory uses and 
non-conforming uses and lots to meet 
the current needs of the Township.  

A 
PC, Board, 

ZA 
Public, 
Grants 
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POLICY AND ADMINISTRATIVE ACTIONS 
PUBLIC INFORMATION AND EDUCATION  

To effectively implement the Master Plan, the Planning Commission and the Township Board 

must educate the citizens of the community on the goals and action items. The spirit of the 

Master Plan must be communicated, especially in regard to how and why development/projects 

will occur and are necessary. A well-informed and involved citizenry can then offer support and 

assistance in working towards the community they desire to have in the future. The following 

information outlines examples of programs that can be undertaken to help inform the public 

about important land use goals and implementation techniques: 

• A condensed version of the future land use plan, highlighting the goals of the Plan. 

• Informational brochures on various topics important to the Township. 

• Joint meetings with the Township Board and Planning Commission to discuss how to 

implement the plan and outline priorities for the short-term and long-term.  

PLAN MAINTENANCE  

In order to ensure this master planning effort stays relevant and the plan continues to be a 

document that is utilized for improving life in Bangor Township, it is imperative that the Planning 

Commission and Township Board work to implement the strategies. The planning process and 

action items outlined in the Plan can only be realized if the appointed and elected officials and 

Township staff place a priority on implementing the objectives. Good planning practice and 

State law require the Township to review its Plan every five years and update it if necessary. 

One way to help this process would be to host an annual joint meeting between the Planning 

Commission and Township Board, where both bodies review progress over the past year. This 

provides an opportunity to consider the goals and intent of the Plan against pending capital 

improvements, budget requests, and other developments that may impact the community. Then, 

when it is time to decide what type of update will be required after five years, both bodies will 

have a clear understanding of the progress. When change confronts the community, it will be 

necessary to review the time and effort expended to address development proposals. 

Adjustments in fees and changes in the application processes may be necessary in order to 

cover the costs associated with new or expanding development. 

ZONING CHANGES AND ORDINANCE UPDATES  

Zoning is integral to implementing the goals and actions of this Master Plan. Zoning provides 

the legal and spatial framework which promotes the orderly development of a community. With 

a new Master Plan in place, the Township has an opportunity to update its current zoning 

ordinance to reflect the goals adopted in this Plan. Many of the changes may be minor but 

provide a substantial benefit. For example, the Planning Commission may redefine permitted 

land uses in the commercial zoning district to allow a larger variety of uses in the township. 

Another change to the zoning ordinance may be larger in scope, taking a look at how the zoning 

ordinance is used and finding ways to make it a more user-friendly document through the use of 

graphics and images. Another step may be to review any cases that have come before the 

Planning Commission and determine if there are trends that may need to be addressed in the 
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zoning ordinance itself. This Plan has identified several zoning ordinance changes that the 

Planning Commission should consider over the short-term.  

CODE ENFORCEMENT 

The administration and enforcement of the zoning ordinance by Township officials are integral 

to its effectiveness. Enforcement must be thorough, consistent, and fair. Procedures such as 

site plan reviews and other ordinance administration should be described in the zoning 

ordinance with enough detail to be consistent with the Michigan Zoning Enabling Act and to 

meet Township requirements. All zoning ordinance enforcement activities should be resourced 

with appropriate personnel to fulfill zoning ordinance requirements. 

REGIONAL COOPERATION  

Development, growth, and changes within Bay County will affect the quality of life and growth 

within Bangor Township. The Township and its neighboring communities are interrelated in that 

trends in overall population loss and declining housing value affect the entire area. The 

Township has the opportunity to pursue cooperative and mutually beneficial relationships with 

all the surrounding communities and Bay County. Cooperative relationships between and 

among Bangor Township and neighboring communities can provide an opportunity for the full 

impact of new or expanding developments to be considered, as well as provide an opportunity 

for communities to pool resources and skills to tackle similar challenges. At the least, Bangor 

Township should actively participate in reviewing and evaluating their neighboring communities’ 

Master Plans. Further, the Township should invite comments and suggestions from neighboring 

communities on major developments within the Township. 

REDEVELOPMENT READY COMMUNITIES  

The Michigan Economic Development Corporation (MEDC) has a program called 

Redevelopment Ready Communities (RRC), which is a voluntary technical assistance program 

that empowers communities to shape their future by building a set of policies and practices for 

planning, zoning, and economic development that are transparent, efficient, and effective. With 

the goal of creating a development process that is predicable and clear for possible investors. 

The program identifies six best practices which are:  

• Community Plans and Public Outreach 

• Zoning Regulations 

• Development Review Process 

• Recruitment and Education  

• Redevelopment Ready Sites 

• Community Prosperity 

The intention of the RRC program is to make communities more attractive for developers and 

encourage new growth. In addition to this, the program offers grant opportunities to update 

developments such as zoning ordinances to help communities achieve the goals outlined by the 

MEDC.  
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ECONOMIC DEVELOPMENT TOOLS  

The following is a summary of bodies that can use tax increment financing and other funding 

resources to generate funds for economic development activities. 

CAPITAL IMPROVEMENT PLANNING  

Given the reality of limited funding at any given time, the Township should prioritize specific 

projects and create schedules for their initiation and completion. A Capital Improvements 

Program, which serves as a schedule for implementing public capital improvements, 

acknowledges current and anticipated demands and recognizes present and potential financial 

resources available to the community, should be regularly implemented by the Township. Long-

range programming of public improvements should prioritize projects on the basis of community 

need, be developed within the Township’s financial constraints, be based upon a sound 

financial plan, and allow for program flexibility. In order to guide the Planning Commission in this 

process, they should evaluate community conditions and development factors and should 

continually review proposed improvements and related expenditures. The Planning Commission 

should ultimately review project proposals to assure conformity with the Master Plan and make 

recommendations regarding prioritizing projects and methods of financing. 

LOCAL FINANCING AND CO-DEVELOPMENT  

Bangor Township has access to a number of possible local financing tools. The Township 

should prioritize and schedule its improvements through a capital improvements program. The 

Township may be able to use its general fund for some of the most important improvements. 

Revenue bonds and general obligation bonds may also be employed by the Township. A 

special assessment can also be used for infrastructure projects. The Township should seek 

ways to encourage joint public and private investments for a common purpose. This includes 

mechanisms where the Township can involve itself in the process of private development such 

as site location selection, service agreements, and local tax incentives and abatements. The 

Township may also reach out to local foundations and area individuals for support for various 

civic projects. Additionally, the Township may seek to access a variety of government loan and 

grant programs available to local governments, as described below. 

GRANT OPPORTUNITIES TO SUPPORT PROPOSED CAPITAL 

IMPROVEMENTS  

This Master Plan can be used to identify potential funding sources to support proposed capital 

improvement projects, such as grant and loan programs to help fund priorities. The following 

State and Federal grant programs may be useful for implementing the recommendations of this 

Plan. 

Community Development Block Grant (CDBG) 

The Community Development Block Grant program is an annual allocation of the U.S. 

Department of Housing and Urban Development to local governments for a wide range of 

community development activities. These activities include housing rehabilitation, public and 
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neighborhood improvements, and economic development activities that primarily benefit low 

and moderate-income individuals. 

Safe Routes to Schools (SRTS) 

Safe Routes to School is a Federal program administered by the Michigan Department of 

Transportation. Funding is available for sidewalk construction and other pedestrian 

improvements. 

Transportation Alternatives Program (TAP)  

TAP is a competitive grant program that funds projects such as non-motorized paths, 

streetscapes, and historic preservation of transportation facilities that enhance a community’s 

intermodal transportation system and provides safe alternative transportation options. These 

investments support place-based economic development by offering transportation choices, 

promoting walkability, and improving the quality of life. The program is available through the 

Michigan Department of Transportation (MDOT) and uses Federal Transportation Funds 

designated by Congress for these types of activities. 

Michigan Department of Natural Resources (MDNR) 

The Michigan Department of Natural Resources administers three grant programs for parks and 

recreation improvements. The programs are the Michigan Natural Resources Trust Fund, the 

Land and Water Conservation Fund, and the Recreation Passport. This money is available on 

an annual basis for parks and recreation improvements. To be eligible for the three programs, a 

community must have an approved Parks and Recreation Plan. The recently approved Parks 

and Recreation Master Plan fulfills that requirement.  

Michigan Department of Environment, Great Lakes and Energy (EGLE) State 

Revolving Loan Fund 

EGLE revolving loan funds are low-interest loans to communities for projects to improve 

drinking water quality, water quality, and protect public health. The three programs are the 

following: The Drinking Water Revolving Loan Fund (DWRF) which assists water suppliers in 

satisfying the requirements of the Safe Drinking Water Act. The State Revolving Fund (SRF) 

which can be used for the design and construction of sewage treatment facilities, collection 

systems, non-point source pollution, and stormwater treatment. And finally, the Strategic Water 

Quality Initiatives Fund (SWQIF) which can be used to remove excess infiltration from private 

sources and replace failing septic systems that are affecting public health.  

Michigan State Housing Development Authority (MSHDA) Housing Programs 

The Michigan State Housing Development Authority has a wide range of programs designed to 

assist households in finding and affording quality housing. By partnering with MSHDA, Bangor 

can use these programs to incentivize the development of new housing. 
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OTHER FINANCING TOOLS 

Besides the general fund and the aforementioned economic development financing programs 

and mechanisms, the following sources of revenue are available to the Township: 

SPECIAL ASSESSMENTS  

Special assessments are compulsory contributions collected from the owners of property 

benefited by specific public improvements, such as paving and drainage improvements, to 

defray the costs of such improvements. Special assessments are apportioned according to the 

benefits afforded to the property affected.  

SHARED CREDIT RATING PROGRAM - MICHIGAN MUNICIPAL BOND AUTHORITY 

(MMBA) 

This program, created under Act 227 of 1985, offers municipalities the opportunity to take 

advantage of the State’s improved credit rating. Because the MMBA is authorized to issue 

bonds to make loans to Michigan municipalities through the purchase of municipal obligations, 

the Authority allows municipalities to borrow funds for their capital and operating needs without 

going to the expense or trouble of entering the bond market on their own. Many small 

communities are at a disadvantage when issuing debt in the bond market because they 

frequently have no bond ratings and potential investors know little about their finances or 

economy. In addition, some communities tend to borrow infrequently, in small amounts. 

Because such debt issues are not particularly attractive to the financial markets, borrowing 

costs for such communities can be high.  

The Authority sells tax-exempt bonds in the national municipal bond market. Proceeds from the 

sale are used to make loans to eligible Michigan communities by purchasing their bonds. In 

essence, the MMBA “bundles” smaller local debt issues into a larger, more attractive bond issue 

and then offers it to the national market. By consolidating numerous local bond issues, local 

units will save on printing costs, rating agency fees, and credit enhancements. As participating 

communities make principal and interest payments to the Authority to repay their debt, the 

Authority uses these payments to repay the Authority’s bond. 

DEDICATED MILLAGE 

Special millages can be used to generate revenue for a specific purpose. 

HUD SECTION 202/8 

This is a Federally sponsored program which provides mortgage financing and rent subsidies 

for the construction and maintenance of elderly housing. Only non-profit, private organizations 

(such as churches, unions, fraternal, and other non-profit organizations) are eligible sponsors. 

However, local governments usually cooperate in the assembly of land, applications, public 

improvements, and supportive actions. Such projects are tax-exempt, but the State rebates an 

equivalent amount to local tax jurisdictions. 
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ADDITIONAL IMPLEMENTATION TASKS   

Many of the steps necessary to ensure the successful implementation of this Master Plan might 

not be apparent or are not part of an established Township fund. The implementation efforts that 

have been described in this section focus on the residents, landowners, and other stakeholders 

in Bangor Township. To date, the Township has taken steps to keep residents and others 

involved and informed regarding Township issues. The successful implementation of this Plan 

depends greatly on Township officials using the Plan and residents being aware of the Plan, 

knowing its purpose, and understanding how they might be able to use it. This can be 

accomplished by consistently referring to the document when making zoning decisions and 

even referencing the Plan, when appropriate, during site plan reviews and variance decisions. 

Further, the Township should keep a copy of the Future Land Use map on display and provide a 

copy of the Plan for review at the Township Hall at all times. Citizen participation should be 

strongly encouraged in a continuing planning process. The successful implementation of 

planning proposals will require citizen understanding and support. 
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