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Why Plan?
Municipalities have a vested interest in developing master plans. The master planning process provides an
opportunity for townships and villages to develop an overall vision for the next 20 years and to conduct a
comprehensive review of their facilities and services. A successful Plan also contributes to the public’s
understanding of the planning process and describes how its goals are to be achieved.
Section 31 of the Michigan Planning Enabling Act (PA 33 of 2008, MCL 125.3831) requires each planning
commission to prepare and adopt a “master plan as a guide for development within the planning jurisdiction.”
The MPEA authorizes a planning commission to “do all of the following, as applicable:
● Make careful and comprehensive surveys and studies of present conditions and future growth within the
planning jurisdiction with due regard to its relation to neighboring jurisdictions;
● Consult with representatives of adjacent local governments in respect to their planning so that conflicts
in master plans and zoning may be avoided;
● Cooperate with all departments of the state and federal governments and other public agencies
concerned with programs for economic, social, and physical development within the planning
jurisdiction and seek maximum coordination of the local unit of government’s programs within these
agencies.”

What is a Master Plan?
A master plan provides a framework within which Concord Township and the Village of Concord can evaluate
its present condition and develop a vision for the future. The master plan also serves as the guiding document
for land use, development, and zoning decisions. A well-designed and implemented plan which is kept
up-to-date will help the Concord Area to become a highly desirable community in which to live, work, and
visit.
Master Plan Principles
Before using the master plan to guide future development, it is important to understand some of the basic
principles upon which it is based:
● The Plan is flexible — The document is not meant as a monument cast in stone, never to be adjusted or
changed given that it plans for the next 20 years. The plan is a general guide to be used by the
government to give direction for the future of the Concord Area. It should be reviewed periodically and
altered as general conditions in the community change.
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● The Plan allows for orderly development — The land use allocations reflected in the plan are based
upon the best available projections of future population levels for the Concord Area. The plan must
realistically provide sufficient land area to meet the anticipated needs and demands of our residents and
businesses, while at the same time protecting the overall quality of life and the physical environment.
While the document does not require a use which might provide the greatest amount of return on
investment in land, it does require that property owners receive a reasonable return on their investments.
● The Plan must encourage public understanding and participation — The plan should be written in a way
that aids public understanding of the planning process and describes how goals for the Concord Area are
to be achieved.
● The Plan must be the result of a general consensus of the community — Plan elements must be clearly
understood by all and followed consistently to minimize the possibility of arbitrary decision making. A
clear consensus is needed during the planning process to ensure that the Plan will be followed.
● The Plan must balance property rights —The law requires that all property owners be granted a
reasonable use of their property. This includes the rights of adjoining property owners to enjoy their
property.
● The Plan is not a zoning map — The document reflects the planned use of land, taking into
consideration existing development, but does not depict a "new" zoning district map. Since the plan and
zoning map are intended to be in reasonable harmony, it is likely that future zoning districts will take the
shape of the plan as rezoning requests are received and reviewed by each community.
● Zoning is not a substitute for a Master Plan — The plan is a long range guide for community
development. Zoning approvals are specific to a piece of property and are always attached to the land.
They may not be restricted to an individual. Zoning approvals are always permanent, unless the use
itself is temporary in nature.
● Deviation from the Plan puts zoning decisions at risk of invalidation — Zoning decisions that are not
based upon the plan risk invalidation if faced with a legal challenge. Decisions made on the basis of the
document may be afforded additional validity, since the decision was not made in an arbitrary fashion,
but follows a rational plan for the Concord Area.
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Future Land Use and Zoning
The heart of the master plan is its depiction and descriptions for future land use. Determining the future use of
land should be based on several factors, including:
● Community character
● Adaptability of land
● Community needs
● Available services
● Existing development
● Existing zoning
The connection between the master plan and the zoning ordinances of Concord Township and the Village of
Concord is often misunderstood. Accordingly, the relationship between the plan’s future land use map and the
zoning map of each municipality is a critical one. That link is established through the zoning plan element of the
master plan.
Use of the Master Plan
Completion of the Master Plan is not the end of the planning process. Continuous and effective use of a Plan is
necessary to ensure its validity. Failure to follow a Plan may discredit any attempt to use it as a defense for
actions which may be challenged by property owners or developers. Likewise, consistent and vigorous use of a
Plan will lend credibility to the community's implementation of controversial decisions on zoning actions.
While state courts do not normally recognize the absolute authority of a master plan, they do lend more
credibility to actions supported by careful planning than those which appear to be made arbitrarily. The more
common uses of the master plan include:
● Zoning Decisions — Since the master plan determines the future use of land, rezoning decisions should
be consistent with its provisions. This is not to say that all rezonings that are consistent with the future
land use map should automatically be approved. However, if all of the preconditions of the Master Plan
are met, approval of the request may logically be forthcoming. On the other hand, a rezoning request
different from that shown in the plan should not automatically be rejected, particularly if the Plan has
not been reviewed in some time. Instead, each request should be evaluated to see if the conditions
originally considered when the plan was adopted have changed. If so, the plan may deserve
reconsideration (but need not necessarily be changed).
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● Utility Extensions/Capital Improvements — A useful function of the master plan is its designation of
land use intensity when evaluating the need for improved utilities, new roadways, new public buildings,
and other public improvements. This information may be included in a Capital Improvement Plan (CIP).
The CIP is a six-year plan, updated annually, for capital expenditures necessary to implement the plan.
Development of the CIP is the responsibility of the planning commissions, with considerable input from
their municipal staffs and consultants (e.g., engineers, planners, administrators, etc.). Its principal
elements include project names, descriptions, costs, priorities, years to be completed or begun, and
potential or planned funding sources. This information provides property owners with some assurance
that improvements necessary to implement the Plan are forthcoming, and shows a general schedule of
those improvements.
● Environmental Impact — The master plan (as a reflection of the intensity of land use) should reflect
the degree to which the Concord Area desires to protect its environment and natural features. The plan
should establish that value to the community and propose steps to implement the appropriate
regulations.
● Recreation Planning — The master plan (through the provision of future residential lands) will create a
need for recreation/open space land. The master plan can assist in the setting of priorities for park
development. For example, parks and recreation plans pay special attention to the goals and objectives
of the master plan. If additional recreation services are called for in the plan, these services may be noted
in the parks and recreation plan. A review of Future Land Use is also important. If a Master Plan
indicates that substantial new residential development will be forthcoming in a particular area, some
indication should be made for the need to acquire and develop additional park land. However, the Future
Land Use Map cannot indicate specific properties as park land, unless the land is in public ownership, or
steps are already well underway to acquire that property. In order to qualify for recreation grant
programs at the state level, or federal recreation grants administered at the state level, the Michigan
Department of Natural Resources (MDNR) requires municipalities to have a current (no more than 5
years old) parks and recreation plan. The Village’s Concord Community Recreation Plan expires at the
end of 2023. Concord Township does not have a current recreation plan on file with the MDNR.
● Approval of a public way, space, building or structure — An often overlooked provision in state law
is a requirement that the planning commissions of the Township and Village review any new street, park
acquisition, public building, or other similar easement, street, or use, shown in the master plan, prior to
any positive actions taken to implement such improvement. This ensures that the proposed improvement
is in compliance with the provisions of the master plan. Although a denial may be overruled by the
controlling authority, the review is still required.
● Transportation Improvements — There is a clear relationship between transportation improvements
and land use. As development proceeds, the need for new or improved roadways becomes obvious. By
measuring the intensity of future development shown in the Master Plan, transportation planners can
estimate needed rights-of-way widths, number of lanes, and the level of necessary access management.
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Keeping the Plan Current
An outdated Plan that is not frequently reviewed can weaken decisions based upon the document. The planning
commission should conduct an annual review of the Plan to ensure that it is kept current. Township and Village
officials and employees can assist by bringing issues not addressed in the document to the attention of the
planning commission. Any amendments to the Plan can be done at that time to keep it up to date and consistent
with community philosophies. For example, some goals may have been achieved and new ones need to be
established. Where uses have been approved contrary to the plan, the document should be amended to reflect
these changes. By routinely following this procedure, the Master Plan will continue to be an up-to-date and
reliable planning tool. Even though the plan has a 20 year horizon, a comprehensive update should occur at least
every 5 years according to the Michigan Planning Enabling Act (MPEA).

How Did the Plan Develop?
This document is the first edition of the Concord Area Master Plan. Each municipality adopted and maintained
separate master plans prior to 2012. Citizen participation is extremely important to the success of almost any
planning effort. Citizen participation helps guarantee that the vision outlined for the future of the Concord Area
accurately reflects the true goals of its residents. Direct and indirect public input opportunities included:
● Meetings of the planning commission where the Plan was included on the agenda (open to the public);
● A community planning survey (provided to a sample of property owners;
● A public hearing on the Master Plan.

Who Will Implement the Plan?
Three distinct bodies in the Township and Village are charged with planning and zoning: the planning
commission, the zoning board of appeals, and the legislative body. All of their decisions and recommendations
should be based upon the Master Plan. Decisions not based upon the Plan should trigger the review and possible
amendment of the document.
Planning Commission
Development and approval of the Master Plan is an important responsibility of the planning commission. The
commission is charged with the development of zoning and other ordinances (over which the legislative body
has final authority). In this capacity, a subcommittee of the commission met to develop the Master Plan. The
planning commission also recommends approval or rejection of requests to the legislative body for rezonings
and various other zoning proposals.
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Zoning Board of Appeals
The zoning board of appeals (ZBA) decides dimensional variance requests (e.g., setback requirements). The
ZBA also makes official interpretations of the zoning ordinance when the meaning or intent of the legislation is
not clear. ZBA decisions are final. Appeals are made to the circuit court.
Legislative Body
The Township Board and the Village Council, as the legislative bodies for the municipalities, are responsible
for the passage of all ordinances, including the zoning ordinance and other planning-related legislation. They
also appoint members to their planning commission and zoning board of appeals.
Other Planning Efforts
Township and village staff and other municipal committees may also undertake planning efforts on their own or
in conjunction with the planning commission. These planning efforts may include housing, key transportation
corridors, historical districts, and the other plans. Future updates to those plans should complement the goals of
the Master Plan. In turn, those documents should be consulted whenever the Plan is amended or a new plan is
adopted. This consultation should also extend to regional planning efforts.
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Population/Demographics
See Appendix A for detailed population trend information. However, the data contained in that appendix is
summarized below:
● General Population. The population of Concord Township was 2,723 in 2010, according to the U.S.
Census, double (101.3%) that of its 1940 population. However, population growth was rather flat (1.2%)
in the first decade of the 21st Century, following a slightly more robust growth rate (11.8%) during the
1990s. It is estimated that the continuation of this recent modest growth rate will result in a population of
2,904 by 2020 and 3,098 by 2030. The population of the Village of Concord was 1,050 in 2010,
according to the U.S. Census, slightly more than a third (38.6%) of the Township’s population. In
comparison, Villagers accounted for half (49.9%) of the Township’s population in 1960. It is estimated
that Villagers will still account for slightly more than a third of the Township’s population in 2020 and
2030 despite a slight, although constant, decrease.
● Age and Gender (sex) of Population. As is true of the nation in general, the population of Concord
Township continues to increase in age. For example, the median age of township residents increased
from 36.0 years in 2000, to 40.8 years in 2010. This can be attributed, in part, to the aging of the “baby
boom” generation (i.e., those aged 45-64 in 2010). The median age of Villagers in 2010 was slightly
older (40.9) while the median age of the population residing outside of the Village was slightly younger
(40.6). Approximately half of the populations of the Township (50.2%) and Village (51.1%), as well as
Township residents living outside of the Village (49.7%), were female in 2010.
● Race and Ethnicity. The racial and ethnic makeup of Concord Township is very homogeneous. The
majority of the populations of the Township (98.2%) and Village (99.0%) − as well as Township
residents living outside of the Village (97.6%) − were white (Caucasian) in 2010. In contrast, only a
small minority of the populations of the Township (1.6%) and Village (1.8%) − as well as Township
residents living outside of the Village (1.4%) − considered themselves to be Hispanic (Latino/Latina).
● Disabilities of Residents. It is estimated that significant segments of the population of Jackson County
had some type of disability in-2010. More than one-seventh (15.4%) Jackson County residents were
disabled in some way in 2010. In 2000, there were 175 people in Concord, MI listed as disabled.
Villagers with at least one disability comprised 17% of the population in 2000. Older residents were
more apt to have a disability than their younger neighbors. People with ambulatory (mobility)
difficulties also made up a greater percentage of those disabled as age increased.
● Housing. The majority of the population of Concord Township lived in households in 2010 with all but
six (0.2%) of the 2,723 Township residents living in group quarters. Of the 1,035 households located in
the Township, approximately three-quarters (75.1%) were comprised of families (with or without
children). In comparison, slightly less than three quarters (71.1%) of Villagers and slightly more than
three-quarters (77.7%) of Township residents living outside of the Village were comprised of families.
The average household size in 2010 was 2.63 people in the entire Township, 2.55 people in the Village,
and 2.68 people outside of the Village. The average family size was 3.02 people in the Village and 3.01
people in the entire Township and those living outside of the Village.
Chapter 2
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● Estimated Household Income. The estimated median income (2006 through 2010) for all households
was $56,567 throughout the Township while it was $46,107 within the Village. The estimated median
income for all family households was $55,096 within the Village and $62,727 throughout the Township.
The estimated median income for married couple family households was $77,396 throughout the
Township while it was $63,409 within the Village. The estimated median income (2006 through 2010)
for all family households was $62,727 throughout the Township while it was $63,409 within the Village.
The estimated median income for all non-family households was $30,833 within the Village and
$29,514 throughout the Township.

Location
Concord Township is located in the southwestern Jackson County, approximately nine miles southwest of the
City of Jackson (please see the base map). The City of Albion is also situated nearby to the west. The Village of
Concord is located in the south-central portion of the Township along Michigan Highway 60 (M-60). Interstate
94 (I-94) runs along the northern border of the Township, providing access to the dense urban areas of Detroit
and Chicago. The Township is bordered on the north by Parma Township, on the east by Spring Arbor
Township, on the south by Pulaski Township, and on the west by Albion Township. Ann Arbor, Battle Creek,
Kalamazoo and Lansing are all located approximately within an hour’s drive of the Township.

Natural Resources
The Concord Area has a wealth of natural resources, one of the reasons it is a pleasant place to live, work, and
play.
Hydrology
A dominant feature of Concord Township and the Village of Concord are their hydrological resources (please
see the natural features map):
● The Kalamazoo River. The Township, including the Village, is located within the Kalamazoo River
Watershed, which flows into Lake Michigan. The North Branch of the Kalamazoo River flows into the
Township from the southeast, through the Village, and then north and west into Calhoun County.
● County Drains. The Spring Arbor Concord Drain and its branches are located in the northeastern
portion of the Township. The Brodock Hungerford Drain is located southeast of the Village. The Loder
Drain is located near the Township’s western border.
● Lakes and Ponds. The North Branch of the Kalamazoo River is impounded near the Village, creating
the Concord Mill Pond. Paddock Lake is also located within the Village. Smaller ponds are scattered
throughout the Township. Swains Lake is located south of the Village of Concord in Pulaski Township.
● Wetlands. The Wetlands are located along the banks of the North Branch of the Kalamazoo River. The
county drains flowing through the Township and many of the ponds in the Concord Area are also
bordered by wetlands.
Chapter 2
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● Wellhead Protection Areas. A wellhead protection area extends into the south-central portion of
Concord Township, including much of the Village. Another wellhead protection area extends into the
northwestern corner of the Township. Care must be taken to exclude land uses from those areas which
may pollute groundwater.
Topography
Topography is also a dominant feature of the Concord Area, fluctuating a total of 188 feet (please see the
natural features map). The landscape gets as low as 944 feet above sea level along the North Branch of the
Kalamazoo River, the various county drains, and the wetlands which surround them. Various hills extend up to
1,320 feet above sea level, predominantly in the southern half of Concord Township. Topography within the
Village of Concord fluctuates between 972 feet and 1,036 feet above sea level, a total of 64 feet. The low areas
are also located along the various waterways. Highpoints are located predominantly south of the Concord Mill
Pond and the North Branch of the Kalamazoo River.
Rural Character
The character of the Concord Area outside of the boundaries of the Village continues to be rural in nature. Farm
fields and woodlots dominate the landscape (please see the aerial photography map). The Jackson Community
Comprehensive Plan recommends agricultural preservation for almost all of the Concord Area due to the quality
of its soils (please see the countywide future land use map). That plan also calls for the creation of greenways
along the Concord area’s waterways.

Municipal Facilities and Services
Concord Township and the Village of Concord provide a variety of municipal facilities and services to their
residents. Many of those services are shared cooperatively and the facilities associated with them are located
within the Village.
Municipal Offices
The Township and the Village have separate municipal offices and meeting spaces located in the Village (please
see the concord area municipal offices table). The Village office is open Monday through Thursday from 8:00
AM to 6:00 PM at the time this plan was written. The Township office is open Monday through Wednesday
from 8:00 AM to 4:00 PM.

Concord Area Municipal Offices
Village of Concord

Concord Township

110 Hanover Street

121 Grove St. (PO Box 236)

(517) 524-8534

(517) 524-6804

Monday –Thursday, 8AM to 6PM

Monday –Wednesday, 8AM to 4PM

http://villageofconcord.com

www.concordtownshipmi.org
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Police and Fire Protection
Police and fire protection in the Concord Area is provided cooperatively.
● The Jackson County Office of the Sheriff provides both Concord Township and the Village forty hours a
week of contracted police services. The cost for the contracted police services through the Jackson
County Sheriff’s Department is paid 50% by Concord Township and 50% by the Village of Concord.
Per the contract the Jackson County Office of the Sheriff assigns one specific Sheriff’s Deputy to serve
the Concord Community for the year. Having one specific Sheriff’s Deputy assigned to serve the
Concord Area allows the Deputy and the population of the Concord to form a relationship which assists
with community policing. The Jackson County Sheriff’s Department and the specific Sheriff’s Deputy
assigned to Concord Area strives to protect and serve the residents and business owners of the Concord
Area with a high standard of honor and integrity through professional services. It should be noted that
other Jackson County Sheriff Deputies and the Michigan State Police also respond to calls for service
when the specific Sheriff’s Deputy assigned to the Concord Area is not available.

Police and Fire Protection
Jackson County Office of the Sheriff

Concord Fire Department

212 W. Wesley St. Jackson, MI. 49201

428 Homer Rd. Concord, MI. 49237

(517) 768-7900

(517) 524-7277

Dial 9-1-1-for emergencies

Dial 9-1-1-for emergencies

● Concord Fire Department. The volunteer fire department is provided jointly by the Township and
Village and is administered by a joint fire board. The department, staffed by a full-time fire chief and
twenty two (22) volunteer firefighters, is dedicated to public service, and is on call 24 hours per day, 365
days per year. The fire department provides general response for structure fires, brush fires, vehicle
fires, burning complaints, downed power lines, etc. and also responds to traffic accidents and medical
emergencies. Under a countywide mutual aid agreement, the department provides resources when
requested. In addition, the department responds to all calls for structure fires in several neighboring
communities under automatic aid agreements.
Concord DPW
The department of public works (DPW) maintains Concord’s water and sewer systems and local street network.
The DPW employs three (3) full-time workers.
● Water and sewer service. The DWP maintains the Village’s water and sanitary sewer systems. Those
systems are primarily available in Concord although they extend south to Swains Lake in Pulaski
Township as well as north of the Village for a short distance. Water and sewer services do not extend
outside of Concord to the east or the west.
● Local street network. The DPW also maintains Village streets under the jurisdiction of Concord (please
see the transportation section for more detail).
Chapter 2
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Maple Grove Cemetery
Concord Township owns the Maple Grove Cemetery. The Township employs a sexton to maintain the
graveyard. The cemetery is located in the southern half of the Village of Concord along Main Street (Pulaski
Road).
Transportation
A few modes of transportation traverse the Concord Area.
Highways, Roads, and Streets
The public road network is the primary transportation facility serving the Concord Area (please see the base
map). The Michigan Department of Transportation (MDOT), the Village of Concord, and the Jackson County
Road Commission (JCRC) are responsible for maintaining the 83 mile roadway network (please see the
roadway network table).

Roadway Networks
Miles
State Trunk Line

%
6.5

8%

County Primary Roads

28.8

35%

County Local Roads

36.4

44%

Village Major Streets

3.6

4%

Village Local Streets

7.5

9%

Private Roads/Street

0.2

0%

82.9

100%

Michigan Highway 60 (M-60) is the Concord Area’s main thoroughfare. The state highway, owned and
maintained by the Michigan Department of Transportation (MDOT), runs through the Township and Village
from east to west for a distance of six and a half (6.5) miles. The other public streets located within Concord are
owned by the Village. Concord’s department of public works (DPW) maintains the eleven (11.1) miles of major
and local streets.1 All other public roads and streets in the Concord Area are maintained by the Jackson County
Department of Transportation (JCDOT) with financial assistance from the municipality. The JCDOT maintains
sixty-five (65.2) miles of primary and local roads. Concord Township and the Village of Concord must
collaborate with MDOT and the JCDOT to ensure that the roadway network continues to serve the Concord
Area’s residents and business.
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The JCDOT and DPW receive more funding from MDOT for every mile of primary roads major streets than local roads and streets
because they carry more traffic. Local road and street are principally utilized to provide direct access to dwellings and businesses.
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Railroads
Approximately seven (7) miles of the Norfolk Southern Railway dips into the northern third of Concord
Township (please see the base map). The facility is utilized to transport freight. The railroad is also utilized as
part of AMTRAK’s Wolverine Line, connecting the metropolitan areas of Detroit and Chicago as well as
Jackson and other select communities along the way.
Non-Motorized Pathways and Sidewalks
The Falling Waters Trail currently terminates in the Village at River Street, just west of the bridge on the
Concord Mill Pond (please see the base map). The Falling Waters Trail a non-motorized pathway extending
eastward into the Jackson Area and the Village of Concord’s Trail System running westward through the
Village along the backside of the Village’s Gottschalk Park and to the Village limits at Allman Road are a
major component of Route #1 of the Great Lake-to-Lake Trail, connecting Port Huron on Lake Huron to South
Haven on Lake Michigan and the Iron Belle Trail connecting Belle Isle in the Detroit River to Ironwood in the
Upper Peninsula of Michigan. A wide paved shoulder along Pulaski Road (Main Street) provides a
non-motorized connection between Concord and Swains Lake County Park. The Village is also home to a
short Paddock Lake Nature Trail and are in the process of extending this nature trail network within the
Paddock Lake area. The Village has an existing sidewalk network which parallels many of its streets.

Parks and Recreation
The Concord Area has a variety of recreational resources that enrich our community. This includes a mix of
municipal and county parks, quasi-public and private recreation facilities. For example, the Village of Concord
provides the 21-acre Norman Gottschalk Park, a community center, and public waterway access to the Mill
Pond, Paddock Lake and the Kalamazoo River. Concord Community Schools and the Jackson County Parks
Commission’s Swains Lake Park and The Falling Waters Trail also provide 80 acres of parks and recreational
facilities in and adjacent to the Concord Area. The Concord Community Recreation Plan provides more detail
on the parks and recreation facilities located within the Village and the surrounding Concord area. The
document is also a prerequisite for applying for funding through the Michigan Natural Resources Trust Fund.

Education
The Concord Area is served by three K-12 school districts. The Village and majority of the Township are
served by the Concord Community School District. The Western School District serves the northeastern corner
of the Township. Marshall Public Schools serves portions of the Township along its western border. All of the
school facilities within the Concord Area are provided by the Concord Community School District. The
district’s elementary, middle, and high schools are located on a single campus within the Village. Many higher
education options are available to Concord Area residents. Spring Arbor University, Jackson College and Baker
College has campuses in Jackson County. Numerous other colleges and universities are located within an hour’s
drive, including Adrian College, Albion College, Kalamazoo College, Siena Heights College, Eastern Michigan
University, Western Michigan University, Michigan State University and the University of Michigan.
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Health Care
The Village of Concord is home to a Concord Community Schools and Spring Arbor University’s collaborative
healthcare facility titled the Concord School-Linked Health Care Center which serves as a primary care facility
for individuals age 1 to 26 years old. A Henry Ford Allegiance satellite healthcare facility titled Henry Ford
Allegiance Family Medicine-Spring Arbor is located ten miles away in the neighboring community of Spring
Arbor. Located ten miles away in the neighboring community of Albion is Marshall Medical Associates P.C.
and another Henry Ford Allegiance satellite healthcare facility titled Henry Ford Allegiance Family
Medicine-Albion. The Concord Area is served by three hospitals within a twenty minute drive including
Jackson’s Henry Ford Allegiance Emergency Care Hospital, Hillsdale’s Hillsdale Hospital, and Marshall’s
Oaklawn Hospital. The Jackson area is home to a multitude of other Family Medicine Practices and Healthcare
Services. After hour clinics include MedPlus and MedExpress, which are located in Jackson and Oaklawn
After Hours Express in Marshall. Ambulance Service in the Concord Area is provided Jackson Community
Ambulance Services. World renowned medical services are available forty five minutes away in Ann Arbor at
the University of Michigan Medical Care Facilities and the Bronson/Borgess Medical Care Facilities in
Kalamazoo.

Intergovernmental Relations
Cooperation between governmental units is essential for the efficient use of resources. Therefore, it is the desire
of Concord Township and the Village of Concord to continue cooperating with each other and other
governmental units in pursuits toward the public good. However, the goals of the Village and Township should
only be subordinated to the activities of higher government only when the greater good of the larger population
is clearly articulated and, where necessary, adequately funded by those making conflicting requirements.
Participation by the Township and Village in the Jackson County Community Planning Committee is
encouraged in order to minimize those potential conflicts.

Existing Land Use
An inventory of existing land use is an important factor in the development of a future land use map for the
Concord Area. Assessing data was utilized to determine existing land use in 2011. Assessors assign a numeric
code to each property as part of the assessment process which was then translated into a broad land use
category. Using this process, the Concord Area can be divided into the following land uses (please see the
existing land use map):
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2011 Existing Land Use
Land Use

Square Foot

Acres

Square Miles

%

Agricultural

720,940,818.9

16,550.5

25.9

73.6%

Residential

204,253,567.6

4,689.0

7.3

20.9%

Industrial

18,338,796.6

421.0

0.7

1.9%

Institutional (exempt)

16,096,068.5

369.5

0.6

1.6%

Commercial

13,449,158.1

308.8

0.5

1.4%

Developmental

6,194,726.3

142.2

0.2

0.6%

Total

979,273,136.0

22,481.0

35.2

100.0%

Agricultural
Agriculture continues to be the dominant land use with almost three-quarters (73.6%) of the Concord Area
dedicated to this land use in 2011. Although 25.9 square miles were dedicated to agriculture, those properties
commingled with other land uses distributed unevenly throughout the Area outside of the Village. Further
encroachment upon agricultural properties by other land uses within the Township is likely to continue unless
otherwise abated.

Residential
Residential properties covered almost one-quarter (20.9%) of the Concord Area in 2011. Residential
neighborhoods are distributed throughout the Area and are often located adjacent to agricultural land outside of
the Village. The close proximity of some residences and farmland increases the potential for conflict. Many of
those residences are built on large lots, creating a lot of unformed and non-contiguous open space.

Industrial
Industrial properties occupy less than two (1.9) percent of the Concord Area in 2011. Some of the industrial
properties are located in the vicinity of the Village. However, two large industrial properties where gravel pits
are in operation are located elsewhere in the Township.

Institutional
Institutional properties also occupy less than two (1.6) percent of the Concord Area in 2011. Parcels owned by
the Village and Township (29.2%), churches (19.6%), the railroad (19.1%), and the school district (14.6%)
account for the overwhelming majority of institutional properties. Most of the institutional properties are
located within the Village.
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Commercial
Commercial properties occupy less than two (1.4) percent of the Concord Area in 2011 as well. Most of the
commercial properties are concentrated along M-60 in the Village and the Township. Please note that the
commercial property along the western township line is a golf course, which could also be included in the
institutional category.

Developmental
Developmental properties occupy less than one (0.6) percent of the Concord Area in 2011. All of the
developmental parcels are located just north of the Village.
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Various Inputs into Community Policies and Plans
The community policies and plans advocated in this document were informed by a variety of observations,
opportunities, and concerns, including the following:
● Regional planning efforts
● The community planning survey
● Various other observations, opportunities, and concerns addressed in Chapter 2
Countywide Future Land Use Map
It is important to take into account any regional plans for future land use prior to the development of a future
land use plan. The countywide future land use map included in the 2000-2025 edition of the Jackson
Community Comprehensive Plan recommends residential as well as limited commercial and industrial
development in the vicinity of the Village of Concord. Greenways are recommended along Area waterways.
The vast majority of the Township is recommended for agricultural preservation.
Community Planning Survey 2012 and 2018 Comparison
During the summer of 2012, the Planning Commissions of Concord Township and the Village of Concord
enclosed a community planning survey with the municipal tax bills (see Appendix C). A total of 49 Village and
112 Township surveys were returned. A mix of residents, property owners, and business owners responded to
the survey, but not students (please note that a respondent may fit into more than one category). Property
owners throughout the Township and Village were represented. The primary purpose of the survey was to
obtain input that could be utilized by the Planning Commissions to develop goals and objectives for the Village
and the rest of Concord Township. Some of the conclusions that can be drawn from the survey responses are as
follows:
During the summer of 2018, the Planning Commissions of Concord Township and the Village of Concord
enclosed a more in depth community planning survey with the municipal tax bills (see Appendix D). A total of
37 Village, 81 Township and 15 Undecided surveys were returned. A mix of residents, property owners,
business owners and students responded to the survey (please note that a respondent may fit into more than one
category). Property owners throughout the Township and Village were represented. The primary purpose of the
survey was to obtain input that could be utilized by the Planning Commissions to develop goals and objectives
for the Village and the rest of Concord Township. Some of the conclusions that can be drawn from the survey
responses are as follows:

Chapter 3-Concord Area Master Plan

Community Policies and Plans
26

Quality of Life
● The Area as a Place to Live-2012. Most respondents indicated that the Concord Area was a good
(47.7%) or excellent (30.8%) place to live.
● The Area as a Place to Live-2018. Most respondents indicated that the Concord Area continues to be a
good to excellent place to live with the survey respondent mean average of 1.7 falling between 1 which
equals excellent and 2 which equals good.
● A Healthy and Safe Community-2018. Most respondents indicated that the Concord Area is a good to
excellent, healthy and safe community with the survey respondent mean average of 1.7 falling between
1 which equals excellent and 2 which equals good.
Administration
● The Administration of the Village-2012. Most respondents rated the administration of the Village as
average (33.3%) or good (31.3%). Most Village respondents also indicated that the administration was
average (38.5%) or good (25.0%).
● The Administration of the Village-2018. Most respondents rated the administration of the Village as
good with the survey respondent mean average of 2.2. Most Village respondents also indicated that the
administration was good with the survey respondent mean average of 2.2.
● Making community improvement changes within the Village-2018. Most respondents rated the
Village Administration was good at making changes necessary for community improvement within the
Village with the survey respondent mean average of 2.2. Village respondents indicated that the Village
administration was slightly better at making changes necessary for community improvement within the
Village with the Village survey respondent mean average of 2.0.
● The Administration of the Township-2012. Most respondents rated that the administration of the
Township was average (30.9%) or good (40.3%). Most Township respondents also indicated the
administration was average (32.0%) or good (39.2%).
● The Administration of the Township-2018. Most respondents rated the administration of the
Township as good with the survey respondent mean average of 2.2. Most Township respondents also
indicated that the administration was good with the survey respondent mean average of 2.2.
● Making community improvement changes within the Township-2018. Most respondents rated the
Township Administration was good at making changes necessary for community improvement within
the Township with the survey respondent mean average of 2.2. Most Township respondents also
indicated that the administration was good with the survey respondent mean average of 2.2.
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Concord Public Safety
● Concord Community Police -2012. Most respondents rated the Concord Community Police as good
(46.1%) or excellent (18.8%).
● Concord Community Police Services thru Jackson County Sheriff Department -2018. Most
respondents indicated that the Concord Community Police Services Contracted thru the Jackson County
Sheriff Department was good to excellent with the survey respondent mean average of 1.8 falling
between 1 which equals excellent and 2 which equals good..
● Concord Fire Department-2012. Most respondents indicated that the Concord Fire Department was
good (46.8%) or excellent (32.5%).
● Concord Fire Department-2018. Most respondents indicated that the Concord Fire Department was
good to excellent with the survey respondent mean average of 1.7 falling between 1 which equals
excellent and 2 which equals good.
Recreation
● Norman Gottschalk Park-2012. Most respondents rated Norman Gottschalk Park as good (44.4%) or
excellent (16.3%). Most Village respondents also indicated that the park was good (33.3%) or excellent
(15.7%).
● Park & Recreation Opportunities: i.e., Gottschalk Park, Spring Street Park Canoe/Kayak
Launch, Mill Pond Park, Trailhead, Concord Trail Extension, etc.-2018. Most respondents rated the
park and recreation opportunities being offered as good with the survey respondent mean average of
2.0. Most Village respondents also indicated the park recreation opportunities being offered as good
with the survey respondent mean average of 2.1.
● Non-Motorized Pathways-2012. Most respondents (70.4%) indicated that the Township and Village
should encourage the development and improvement of nonmotorized pathways. Of those who said yes,
the majority indicated support for the extension of the Falling Waters Trail (41.5%). Support was also
evident for the improvement of sidewalks and paved shoulders along Main Street/Pulaski Road (31.3%)
as well as within the Village and other residential and commercial areas (27.2%).
● The Paved Shoulder Along Main Street/ Pulaski Road to Swains Lake Park.-2018. Most
respondents rated the paved shoulder along Main/Street/ Pulaski Road to Swains Lake Park as good with
the survey respondent mean average of 2.3.
● Roads Safe for Walking and Biking-2018. Township respondents rated the safety of Concord Area
roads as good with the survey respondent mean average of 2.4. Village respondents rated the safety of
Concord Area roads slightly better with the survey respondent mean average of 2.0.
● Village’s Sidewalk System-2018. Township respondents rated the Village’s sidewalk system as good
with the survey respondent mean average of 2.5. Village respondents rated the Village’s sidewalk
system as good as well with the survey respondent mean average of 2.3.
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● Recreation Development-2018.  (44.6%) of respondents encouraged recreational facility development,
and (52.9%) of respondents allowed this kind of development. Only (2.5%) of the respondents
discouraged recreation development.
Transportation
● Area Highways, Roads, and Streets-2012. (50%) of respondents rated the local roadway network as
average (27.4%) or good (22.6%). Approximately (50%) of Village respondents indicated that the
network was average (35.3%) or good (17.6%).
● Condition of Township Roads (excluding Village streets and M-60 State Highway)-2018. Township
respondents rated the condition of the Townships roads as good with the survey respondent mean
average of 2.4. Village respondents rated the condition of the Townships roads as good with the survey
respondent mean average of 2.4.
● Condition of Village Street (excluding Township roads and M-60 State Highway)-2018. Township
respondents rated the condition of the Village streets as good with the survey respondent mean average
of 2.4. Village respondents rated the condition of the Village streets as good with the survey respondent
mean average of 2.3.
Future Land Use and Related Planning Issues
● Farmland Preservation-2012. Almost all respondents (89.1%) indicated that the Township should
strive to preserve farmland. Even more Township respondents (91.5%) supported striving to preserve
farmland.
● Farmland Preservation-2018. Concord Area Respondents rated the preservation of farmland favorably
with a mean average of 2.1 which equals good. When asked to rank varying local issues in importance
(33.9%) of 56 respondents ranked the issue loss of farmland with a ranking of 1; (16.1%), a ranking of
2; (16.1%), a ranking of 3. A ranking of 4 and 5 made up (10.7%) and (23.2%), respectively. When the
top important issues were based on mean ratings, loss of farmland was ranked fourth behind schools,
taxes, and adequate services in importance.
● Farmland Uses-2018. (54.6%) of respondents encouraged Family Farms, (42.9%) of respondents
allowed them, and (2.5%) of the respondents discouraged land used for family farms. (43%) of
respondents encouraged Hobby Farms, whereas (51.2%) of respondents would allow but not
encourage. (5.8%) of the respondents discouraged hobby farms development. (52.8%) of respondents
discouraged land development related to Large Corporate Livestock Farms, whereas (35.8%)
respondents would allow large corporate farm development. Only (11.4%) of the respondents
encouraged large corporate farm development.
● Natural Features Preservation-2012. Almost all respondents (94.0%) indicated that the Township and
Village should strive to protect unique natural features, including topography, soils, lakes, and streams.
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● Natural Features Preservation-2018. Concord Area Respondents rated the preservation of unique
natural features, including topography, soils, lakes, and streams very favorably with a mean average of
1.9 which equals good.
● Additional Residential Development 2012. Most of the respondents (65.2%) indicated that additional
residential development should be encouraged within the Township and Village. Of those who said yes,
almost half (43.7%) indicated that the new development should take the form of large lots outside of the
Village. However, the majority (57.5%) of those respondents indicated a desire for lots of “at least 1
acre in area” rather than “at least 5 acres in area” (31.5%), “at least 10 acres in area” (6.8%), or “at least
20 acres in area” (4.1%).
A majority of Township respondents (58.4%) also indicated that additional residential development
should be encouraged. Of those who said yes, the majority (53.6%) also indicated that the new
development should take the form of large lots outside of the Village. However, the majority (59.6%) of
those respondents also indicated a desire for lots “at least 1 acre in area” rather than “at least 5 acres in
area” (28.8%), “at least 10 acres in area” (5.8%), or “at least 20 acres in area” (5.1%).
● Additional Residential Development 2018. Out of 127 respondents, the percentage of the respondents
who wanted housing development to be located in both within the Village and Township’s rural areas
was (44.9%). The second higher percentage (18.1%) of the respondents wanted the housing
development to be located within the Village proper. (9.4%) of respondents chose Other.
● Types of Residential Development 2018. (19.4%) of 124 respondents encouraged Condominiums, and
(50.8%) of them allowed this type of development. (29.8%) of respondents discouraged condominiums.
Some respondents who encouraged it said: “There are many homes w/one person, elderly. Creating an
opportunity for these people to move into smaller manageable condos would open home sales to young
families, which would also increase school enrollment. Win/win!” (16.1%) of 124 respondents
encouraged Duplexes, whereas (31.5%) discouraged them. (52.4%) of them allowed this kind of
development. (70.2%) of 124 respondents discouraged Mobile Home Parks. However, (27.4%) of them
allowed. Only (2.4%) of the respondents encouraged this kind of development. There were some
respondents in regards to mobile home parks who said instead, Tiny Homes and zoning areas where
they could be allowed should be explored. (9.8%) of 122 residents encouraged Multi-Family
Residences. A majority of the respondents allowed this kind of development, (55.7%). 34.4% of the
respondents discouraged multi-family residences. (22.4%) of 125 respondents encouraged
Single-Family Residential in Clustered Subdivisions. (62.4%) allowed them, but (15.2%) of the
respondents discouraged this type of development. Some of the respondents who allowed Single-Family
Residential in Clustered Subdivisions mentioned,“developers should fund roads and utilities/water
sewer.” (35.8%) encouraged Single-Family Residential on Large Scattered Lots. (52.8%) allowed
this kind of development.
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● Additional Commercial Development 2012. Most respondents (91.9%) indicated that additional
commercial development should be encouraged within the Township. Of those who said yes, half
(50.0%) indicated that the additional development should be limited to within a ½ mile of the Village
along M-60. Most Township respondents (90.7%) also indicated that additional commercial
development should be encouraged within the Township. Of those who said yes, the majority (53.7%)
also indicated that the additional development should be limited to within a ½ mile of the Village along
M-60.
● Additional Commercial Development 2018. Most respondents (85.4%) of 123 respondents thought
that the Township/Village should encourage commercial development. Only 13% thought the opposite.
1.6% of the respondents chose other option. A majority of the respondents (37.9%) of 124 people
thought that business development should be located on the Village/Township’s business corridor
(M-60). (25.8%) thought that business development should be located in the Village Downtown
Business District, while the other (24.2%) of the respondents thought it should be dispersed throughout
the Township.
● Types of Commercial Development 2018.  (28%) of 125 respondents encouraged Convenience
Stores development, whereas (51.2%) would allow it, but would not encourage it. However, (20.8%) of
the respondents would discourage it. Most of the respondents (63.6%) of 129 respondents encouraged
having Services (e.g., healthcare, restaurant, mechanical repair, etc.) types of development, (34.9%)
of the respondents (24.8%) of which were Township residents would allow this development. Only
(1.6%) would discourage this development. Most of the respondents (66.4%) of 128 respondents also
encouraged Other Retail (e.g., bakery, coffee shops, produce, sportswear, gardening, etc.) whereas
(31.3%) allowed them. Only (2.3%) of the respondents discouraged this kind of development. Most
respondents (62.8%) of 113 respondents allowed Office Park type of development. Only (26.5%)
encouraged it. (10.6%) of the respondents discouraged this type of development, citing a concern, “What
happens if they go out of business. Who takes care of the buildings?” (30.8%) of 117 respondents
encouraged Other Office-Type businesses. (64.1%) of them allowed it but would not encourage, citing
“We have plenty of open buildings.” Only (5.1%) of the respondents discouraged this type of
development, but they said “minimal.” (46.8%) of 124 respondents encouraged Agriculture-Related
Businesses. However, (3.2%) discouraged this kind of business. (50%) of respondents allowed this kind
of businesses. (34.2%) of 117 respondents encouraged Commercial, Business to Business. (59%) of
respondents allowed this kind of development, whereas (6.8%) discouraged it.
● Additional Light Industrial Development 2012. Most respondents (90.1%) indicated that additional
light industrial development should be encouraged within the Township. Of those who said yes, the
majority (66.7%) indicated that the additional development should be limited to areas that already
contain light industry. Most Township respondents (87.2%) also indicated that additional light industrial
development should be encouraged within the Township. Of those who said yes, the majority (66.3%)
also indicated that the additional development should be limited to areas that already contain light
industry.
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● Additional Light Industrial Development 2018. When respondents were given a “Yes” or “No”
option on should the Township/Village encourage light industrial development (83.2%) of 125
respondents thought that the Township/Village should encourage it. Only (14.4%) thought the opposite.
Finally, (2.4%) of the respondents chose other responses rather than “Yes” or “No”. When asked in
more detail whether light industry and manufacturing should be allowed in the Village and Township,
(38.2%) of 123 respondents encouraged it, and (52%) would not encourage it but allowed it. (9.8%)
discouraged this type of development.
● Mineral Extraction 2018. (45%) of 114 respondents discouraged mineral extraction. Some of them
mentioned that “Nobody wants that in their community,” “Preserve our natural beauty,” and “Should not
be allowed.” However, (42.1%) of respondents allowed mineral extraction, and some of them said,
“Follow the laws.” Only (12.3%) of the respondents encouraged mineral extraction.
● Streetscape Improvements-2012. A majority of respondents (70.0%) indicated that streetscape
improvements should be made to M-60, within the vicinity of the Village, with the aim of tying
development along that highway to Downtown Concord.
● Streetscape Improvements-2018. Township respondents rated the Continued improvements to
Village's Downtown Business District as good with the survey respondent mean average of 2.3. Village
respondents rated the Continued improvements to Village's Downtown Business District slightly better
than Township residents with the survey respondent mean average of 2.0.

Route 1 of the Great Lake-to-Lake Trail
The Michigan Trails and Greenways Alliances’ “The Great Lake-To-Lake Trails” project was created in 2009
to accelerate the development of five cross-state trails. Route #1— South Haven to Port Huron— traverses
southern Lower Michigan, linking Greater Jackson with the Battle Creek and Kalamazoo metropolitan areas to
the west and the northern reaches of Metropolitan Detroit to the east.2 Locally, Route #1 will utilize Jackson
County’s Falling Waters Trail as well as the City of Jackson’s Intercity Trail and Grand River ArtsWalk.
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The images concerning the Great Lake-to-Lake Trails were taken from a flyer published by the Michigan Trails and Greenways
Alliance in May 5, 2018.
2
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The Jackson County Map of Great Lake to Lake and Iron Belle Trail Hub

The Iron Belle Trail
The Iron Belle Trail3 is Michigan’s showcase trail and the longest designated state trail in the nation. The Iron
Belle Trail touches hundreds of municipalities including the Concord Area and crosses through 48 different
Michigan counties. Using existing trails, networks and new connections, the trail extends more than 2,000 miles
from the far western tip of the Upper Peninsula to Belle Isle in Detroit, with a route of bicycling, and a route of
hiking. The 1,273-mile hiking route (69 % complete) utilizes sidewalks, trails, and more than 1,000 miles of the
4,600-mile North Country National Scenic Trail, the longest federally designated hiking trail in the nation. It
traverses the west side of the Lower Peninsula and borders Lake Superior in the Upper Peninsula. Locally, the
hiking route of the Iron Belle Trail will utilize the Village’s Falling Waters Trail extension, Jackson County’s
Falling Waters Trail, the City of Jackson’s Intercity Trail and Grand River ArtsWalk.
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The images concerning the Iron Belle Trail were taken from a State of Michigan Department of Natural Resources Draft of the Iron
Belle Trail Map
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The Village through an Iron Belle Trail Grant continued the Falling Waters Trail utilizing the shoulder of River
Street to Main Street. Once at Main Street an asphalt milling covered trail continues down the former railroad
bed crossing Spring Street and runs down the back side of the Village’s Gottschalk Park to the Village limits at
Allman Road. For Route #1 of the Great Lake-To-Lake Trail and the hiking portion of the The Iron Belle Trail
to be completed the Trail ending at the Village limits must continue to be extended westward through the
Township down Allman Road’s shoulder to Van Wert/30 Mile Road.
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Goals and Objectives
Goals are broad fundamental statements informed by the various inputs described earlier in this chapter,
summarized in previous chapters and appendices, and designed to accomplish a desired future. They express
long-term rather than short-term expectations and are often expressed in such general terms that it is difficult to
measure the degree to which they have been attained. However, goals establish the overall framework and basis
for the more specific elements of the Plan and the objectives designed to implement them. The listing order of
the following goals and objectives does not reflect or imply relative importance.
Goal #1
Identify, build upon, and promote the best characteristics of the Village and Township and the
high quality of life they provide — make the Concord Area a Destination!
Objectives
1. Identify, preserve, and promote the natural features and resources as well as increase public
access to these natural features and resources within the Concord Area (see Goal #2).
2. Identify and promote the Concord Area’s cultural and historical features.
3. Plan and promote the Concord Area as safe, healthy, pro-family, and proeducation.
4. Plan, build, and promote the Concord Area as a premier bedroom community within the area
with well maintained basic facilities and services and as a refuge from congested and stressful
towns and cities.
5. Plan, build, and promote the Concord Area as an uncomplicated community with pleasant,
interconnected trails, sidewalks, and bike lanes among the various neighborhoods, parks,
schools, and service/retail areas — a walking and biking community located on the M-60
(Spring Arbor Road), Falling Waters Trail, Great Lake-To Lake Trail, and Iron Belle Trail
corridor (see Goal #3).
6. Continue improvements to the Paddock Lake Park access project within the Village with an
eye on developing it as a simple nature center containing a public paved boat launch, parking,
pathways, and a lighted shelter/information center.
7. Encourage and facilitate the maintenance of the dam and the Concord Mill Pond.
8. Encourage and facilitate the upkeep of the Concord Area’s housing stock through private and
public means.
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Goal #2
Preserve the Rural Character of the Township and Village
The Concord Area’s predominant character is rural. The rural character is created by a significant
amount of land still in agricultural use, an abundance of natural features (i.e., primarily stream corridors,
wetlands and wood lots), and very low density residences (i.e., one to five acres) outside of the Village.
Even part of the urban development within the Village has a low-density character.
The Concord Area wishes to retain a largely rural character outside of the Village and its immediate
surroundings while accommodating a diversity of residential and recreational uses. The overall low
population density associated with this vision would not require costly amenities. Large green belt areas,
either devoted to agriculture or rural residences, will provide habitat for animal and plant life that cannot
survive in an urban setting, even in parks. The continuing presence of a tranquil, rural setting will
improve the quality of life for both Township and Village residents as well as the residents of
neighboring townships.
Objectives
1. Preserve Farmland and Encourage Farming Operations
The preservation of farmland and enhancing farming operations are priorities for several
reasons:
a. Protection of valuable and irreplaceable agricultural land — an important economic
contributor to the Area's economy;
b. Maintenance of the rural character of the Concord Area and the retention of its natural
resources; and
c. Protection of the local tax base and encourage planned growth.
Concord Township has areas that are actively and successfully farmed and believes that farming,
including smaller-scale niche-type farming operations, is feasible and should be supported and
enhanced. Such operations can serve an important market need in the Village and the nearby
Jackson Urban Area and provide a useful balance and contrast to that more intensely developed
community. Farming also provides important economic support for the goal of preserving the
Concord area's rural character and is a facet of the objective concerning the preservation of
natural features.
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2. Protect and Preserve Natural Features
Existing natural features such as woodlots and fence rows, wetlands, stream corridors, and
other open spaces throughout the Village and Township should be protected and preserved.
They should be respected in farming activities; in residential, commercial, and industrial
areas; and in the planning and construction of future development. These features are:
a. Important as visual amenities;
b. Critical in sustaining the rural character of the Concord Area; and
c. Essential in protecting water quality and wildlife habitat and corridors. Most communities,
especially townships, have a variety of natural features whose patterns and relationships
collectively create a unique character. So it is with the Concord Area whose natural
features play a vital part in establishing its character and identity.
Protection and preservation of these features have an even more important purpose as they are
vital elements in the Concord Area’s natural system and perform many interconnected
functions. Disruption of one feature can have adverse effects on others and can subtract from
the quality of life in the Township, Village, and neighboring communities.
Goal #3
Create and Maintain an Integrated Transportation System
Create a transportation network which facilitates the safe and efficient movement of vehicles and
pedestrians while protecting and preserving sensitive environmental areas throughout the Concord Area.
Objectives:
1. Continue to find the means and grant opportunities to maintain and upgrade Village streets
and Township roads by working in collaboration with Region 2 and the Jackson County
Department of Transportation, as well as work with the Michigan Department of
Transportation to maintain and update M-60 (Spring Arbor Road).
2. Continue to replace sidewalks while extending pathways to connect all residential
neighborhoods and commercial and industrial areas.
3. Work toward safe traffic management solutions with a focus on M-60 (Spring Arbor Road)
— improve safety by amending the zoning ordinances of the Township and Village to
require the use of access management techniques to reduce the potential traffic conflicts
along M-60.
4. Create an inventory of potential traffic hazard locations, (e.g., roadway intersections) and
assess their impact on community safety.
5. Mandate that private road extensions planned to service new development be built to
minimum County construction standards and require developer financing.
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6. Coordinate with the Village’s Department of Public Works, the Jackson County
Department
of Transportation, and the Michigan Department of Transportation to assure adequate
provision of rights-of-way to accommodate planned extensions/designs.
7. Accommodate alternative means of transportation by establishing a network of trails,
sidewalks, and bike lanes in appropriate locations throughout the Concord Area (see Goal
#1):
a. Extend the Falling Waters Trail, Great Lake-To Lake Trail, and Iron Belle Trail
westward to the west boundary of the Township, Van Wert/30 Mile Road with the
intent of connecting to the planned trail system in Calhoun County.
b. Explore paving the Village’s portion of the Falling Waters Trail, Great Lake-To Lake
Trail, and Iron Belle Trail from Main Street to the Village limits at Allman Road.
c. Improve and make safer the bike path (e.g., paved shoulder) along Main
Street/Pulaski Road to Swains Lake Park.
Goal #4
Commercial and Industrial Development
Consider suitable locations for new commercial and industrial development in the Village and nearby
properties in the Township along the M-60 corridor that will complement residential neighborhoods and
the Concord Area’s rural character.
Objectives:
1. Encourage new commercial (e.g. office parks) and industrial development (e.g.
manufacturing parks) to locate in close proximity to existing commercial and industrial
areas and with compatible surrounding land uses.
2. Require buffering, landscaping, and visual barriers between commercial and industrial areas
and residential and agricultural areas.
3. Provide adequate safeguards to minimize the negative impact of commercial and industrial
activities on roads and streets and to the environment.
4. Increase the tax and employment bases in the Concord Area.
5. Locate business and industry where sufficient infrastructure can support growing needs.
6. Ensure that commercial and industrial areas have adequate provisions for sewage disposal,
stormwater management, and other critical public health and welfare concerns.
7. Encourage clean light-industry that respects neighboring residential areas and the
environment.
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Goal #5
Focus on Quality of Service for Businesses as Well as Residents.
Objectives:
1. Continue the long-term planned upgrade of the Village of Concord's aging water and sewer
systems.
2. Refer to the impact of new development on existing zoning — be mindful that decisions
having social impacts will have economic impacts over time.
3. In the Village of Concord transition the Downtown Commercial District into a Mixed-Use
Commercial District to accommodate commercial and residential uses that are compatible
with the preservation and reuse of existing historic buildings while creating an area where
people can affordably live, work, socialize, play, and shop.
4. New residential neighborhoods should be planned with green space and access to recreation
areas and sidewalks and/or trails whenever possible (see Goal #3).
5. New residential neighborhoods should only be planned where water and sewage service can
be extended — the existing neighborhoods designated for manufactured (mobile) homes
have sufficient excess capacity and therefore are adequate to the needs of the population for
the period contemplated by this Plan.
6. Encourage residential neighborhoods which reduce the number of driveway and street
access points along major roads (see Goal #3).
7. New residential neighborhoods and commercial and industrial areas must be served by
sidewalks and/or trails (see Goal #3).
8. Prevent commercial contractor uses (i.e., activities beyond those that would be described as
a home occupation) in residential neighborhoods.
9. Attract businesses that provide services and goods to the betterment of Concord Area
residents.
10. Garner support for all Concord enterprises — service and retail business owners are more
easily convinced of potential profit in a friendly and supportive community.
11. A change of focus among community leadership is required in order to implement
successful business attraction — the results of the Community Planning Survey indicate
that residents want responsible growth.
12. Improve the quality of life in Concord Township by facilitating the creation of more jobs
(e.g., help businesses through tax breaks), shopping, (e.g., Dollar General), recreation,
(e.g., trails), and community events (e.g., Concord Classic Weekend and car shows).
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13. Explore options for additional public parking in the Village of Concord’s Downtown
Business District.
Goal #6
Maintain Cooperative Relationships with Neighboring Municipalities Objectives:
1. Achieving each of the preceding goals — and aiding in the creation of a sense of a living
community that supports its own — will require cooperation between the Township and
Village as well as with their neighbors.
2. Maintain up-to-date websites for the Village and Township which link residents, business
owners, and visitors (existing and potential) to the Concord Area:
a. Provide information on local government officials, municipal statistics, information
regarding building, zoning, and other regulations (e.g., ordinances, permit
applications, maps, etc.), and public meeting minutes.
b. Maintain links between the municipal websites (if maintained separately) and with
the websites of the Concord Community Schools, the Concord Branch of the
Jackson District Library, local businesses, and related events.
3. Bridge the gap between Concord Community Schools and the Village and Township
residents who do not have children attending the district’s schools by posting online school
newsletters, school board meeting minutes, PTO meetings, and academic, athletic, and arts
events to the municipal websites and in municipal offices. In the absence of a local
newspaper, Village and Township residents need to know that all are welcome to
participate in the success of Concord Community Schools — the Area’s largest community
investment and resource.
4. Promote the Concord Branch of the Jackson District Library, the Concord Youth Center,
the Village Commons Room, the Concord Community Center and every house of worship
as year-round community anchors where all residents are welcome and needed.
Community organizations and clubs should be encouraged to meet in these facilities.
5. Encourage the development of a Township and/or Village WIFI (local area computer)
networks and/or high speed internet services.
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Future Land Use Plan
The master plan represents a vision of how the Concord Area might look in the future. The horizon is the year
2035 or almost 20 years. The plan does not suggest the municipalities will develop to the limits identified on the
future land use map. Rather, the plan is intended to guide the community through its daily decision making
processes so that future development will be consistent with the goals adopted in this plan.
The master plan consists of policies that address future land use and development of the Concord Area over the
life of the plan. However, the plan itself has no regulatory authority and must rely upon other tools for
implementation, most notably the zoning ordinances. The plan simply suggests where various land uses should
be located. The zoning ordinances carry out the policies of the plan by regulating the type of use that a parcel
may have, the location of the uses, and the bulk and density of development throughout Concord Township and
the Village of Concord.
The future land use plan presented here is not static (please see the Future Land Use Map). It is designed to be a
flexible document that can and should change as the community changes. Even though the document is long
range in nature (20 years ±), it should be periodically reviewed and updated as the Village and Township grow
and change. There will be times when it will be necessary to deviate from the plan. Changing land use patterns
may cause certain areas on the future land use map to become obsolete for a use suggested. When this happens,
the planning commission may be required to interpret the most appropriate type of use for an area.
Interpretation of a specific site should be made with regard to the impact on the surrounding area.
The future land use map was not designed nor was it intended to parallel the zoning map. Zoning is the tool
used to carry out the plan. Therefore, the zoning map will not look exactly like the future land use map. As the
community grows and rezoning requests become necessary to accommodate development, future rezonings
should be consistent with the plan in most cases or the plan should be amended to reflect changing trends. This
is not to suggest that every rezoning needs to be consistent with the plan. However, in areas where several
requests are made for rezoning, it may be necessary to consider amending the plan if changing land use patterns
warrant a change in the plan. The future land use map is comprised of the following categories:
Agricultural Areas
Agriculture continues to be the recommended use for the majority of properties in Concord Township.
However, no property within the Village is recommended for agriculture.
Residential Areas
The Concord Area’s residential areas can be divided into two main categories
●

 ow-Density Residential Areas — Low density residential areas are concentrated within and around
L
the periphery of the Village as well as in concentrated pockets along various Township roads. The areas
are set aside primarily for single-family homes, although several other types of housing are allowed if
special permission is granted.
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● Medium-Density Residential Areas — Medium-density residential areas are concentrated within and
around the periphery of the Village. A mix of two-family and multiple-family dwellings and
manufactured housing parks are generally permitted.
Commercial Areas
Several types of commercial areas are primarily concentrated along Spring Arbor Road (M-60) within the
Village although several small nodes of commercial development are recognized throughout the Township.
● Mixed-Use Areas — Undeveloped land around the Concord Mill Pond in the Village is set aside for a
mix of commercial and residential uses. The area extends eastward from Main Street between Spring
Arbor Road (M-60) and River Street. Undeveloped land along the Spring Arbor Road (M-60) corridor in
the Township is set aside for a mix of commercial and residential uses.
● General Commercial Areas — The largest general commercial area is the Downtown Concord
Business District, although the Village also contains two other general commercial nodes. A few small
commercial nodes are located within the Township. General commercial areas are intended to serve the
residents of the Concord Area.
● Highway Commercial Areas — Highway commercial areas are proposed along Spring Arbor Road
(M-60) within the Village. These commercial areas are intended to serve travelers and commuters as
well as Area residents. Undeveloped land along the Spring Arbor Road (M-60) corridor in the Township
is set aside for highway commercial areas.
Light Industrial Areas
Light industrial areas are located within and around the Village. The larger of the two areas is located along
Spring Arbor Road (M-60) at the western edge of the Village. A smaller area recognizes existing industrial
development along Michigan Street in the southeast portion of the Village.
Public Areas and Transportation Facilities
Finally public areas and transportation facilities are also significant components of the Concord Area.
● Institutions — The Township and Village offices, the Concord Branch of the Jackson District Library,
and some Area churches are located in or near Downtown Concord (please see Chapter 2). The Concord
Community Schools campus and the Township’s Maple Grove Cemetery are also located in the southern
half of the Village. Finally, the Village’s wastewater lagoons are located in the northwest portion of the
municipality.
● Parks and Recreation — The Village contains several areas where parks and recreation facilities exist
or are planned for the future (please see Chapter 2). For example, Norman Gottschalk Park is located
along the extension of the Falling Waters Trail, The Great Lake-To-Lake Trail, and The Iron Belle Trail.
Spring Street Park offers canoe and kayak access to the Kalamazoo River. Paddock Lake Park offers
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Pond and the Kalamazoo River.
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● Transportation Facilities — The Falling Waters Trail, The Great Lake-To-Lake Trail, and The Iron
Belle Trail which currently ends at the western Village limits, is planned to extend through the entire
Concord Area. Roadside trails are also proposed within the Village. For example, an existing trail
extending to Swains Lake County Park (to the south of the Township) is proposed for extension to the
Falling Waters Trail. Finally, service drives off of Spring Arbor Road (M-60) are proposed in order to
facilitate the mix of commercial and residential development planned for that portion of the Village.
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Source: US Census Bureau 2013-2017 American Community Survey
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Concord Area 2017 Estimated Age of Population
Village
Estimate

Township
Estimate

Total

Under 5 years

122

82

204

5 to 9 year

131

119

250

10 to 14 years

98

164

262

15 to 19 years

80

91

171

20 to 24 years

76

86

162

24 to 34 years

114

144

258

35 to 44 years

112

167

279

Age

49

45 to 54 years

212

330

542

55 to 59 years

126

174

300

60 to 64 years

31

15

182

65 to 74 years

90

64

254

75 to 84 years

44

65

109

85 years and over

21

9

30

1257

1746

3003

Total:

Source: US Census Bureau 2013-2017 American Community Survey
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Concord Area 2017 Estimated Median Age
Village

Township

Combined

Male

37.8

38.5

40.8

Female

34.2

42.7

43.8

Total

35.3

39.4

42.9

Source: US Census Bureau 2013-2017 American Community Survey
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Concord Area 2017 Estimated Household Income
Village
Estimate

Township
Estimate

Total

Less than $10,000

11

11

22

$10,000 to $14,499

21

35

56

$15,000 to $24,999

63

89

152

$25,000 to $34,999

43

91

134

$35,000 to $49,999

81

156

237

$50,000 to $74,999

121

257

378

$75,000 to $99,999

60

110

170

$100,000 to $149,999

58

169

227

$150,000 to $199,999

2

52

54

$200,000 or more

2

18

20

462

988

1450

Income Level

Total:

Source: US Census Bureau 2013-2017 American Community Survey

Concord Area 2017 Estimated Median Income
Village

$52,500

Township

$67,500

Total

$60,000

Source: US Census Bureau 2013-2017 American Community Survey
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Concord Area Joint Master Plan Survey
We value the opinion of our community, please fill out this survey so your voice can be heard.
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Concord Township and the Village of Concord is updating the Concord Area Joint Master Plan and Land Use Plan. An up to date
Master Plan is mandated by the State of Michigan. Your survey answers will be used by both Planning Committees to update our
Master Plan and Land Use Plan for the community which guides future development and responds to our residents’ needs!
Please fill out this survey and return it to the Concord Township Office at 121 Grove St. Concord, MI. 49237; by MAIL at P.O. Box
236, Concord, MI. 49237; by FAX to 517-524-6805 or by email to: Supervisor@concordtownshipmi.org Or to Village of Concord
Office at 110 Hanover St. Concord, MI. 49237; by MAIL at P.O. Box 306, Concord, MI. 49237; by FAX to 517-524-7194 or by
email to:jbush@villageofconcord.com by September 30th 2018

Please indicate your relationship to the Township and/or
Village (circle all that apply).
a.) resident
__________
b.) property owner
__________
c.) business owner
__________
d.) student
__________
Using the adjacent map, please indicate the area of the
Township where your property is located.
(circle only one).
a.) Northwest ¼ of the Township (NW) _______
b.) Northeast ¼ of the Township (NE) _______
c.) Southwest ¼ of the Township (SW) _______
d.) Southeast ¼ of the Township (SE) _______
e.) The Village (V)
_______
How long have you been a resident of Concord Area? ________________________________________________________________
Do you own or rent in the Concord Area? (Own)

(Rent) / If you own how many acres do you own? ___ ___________________

To help us communicate with the public in the best manner during the Land Use Plan/Master Plan update process,
please tell us where you learn about local Concord Area News. (Please rank the sources listed below according to the
amount you rely on each beginning with 1 as the most relied upon source. If you do not use a source please write NA,
beside it.)
______ Social media: Facebook; Twitter; Snapchat; etc.
______ Local newspaper The Salesman; Albion Recorder
______ Regional newspapers: Jackson Citizen Patriot
______ TV Regional television: WILX NBC 10; WLNS CBS 6; WSYM FOX 47; WLAJ ABC 53.
______ Radio: Q106.1; K105.3; etc.
______Word-of-mouth (ie, friends, neighbors, etc)
______Township/Village meetings
______ Township/Village website
______ Other online sources (email, websites, etc.)
______ Other, please specify: _____________________________________________________


Please check all of the following that apply:
__________
__________
__________
__________
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I use a laptop, tablet, computer, and/or smartphone in my home
I use a laptop, tablet, computer, and/or smartphone in my workplace
I have access to email/internet in my home
I have access to email/internet in my workplace

Concord Area Community Planning Survey

Please rank the statements below on a scale of 1 to 5 regarding the importance of the subject to you.
(1 = Excellent; 2 Good; 3 = Average; 4 = Poor ; 5 = No Opinion)
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COMMUNITY:
Strong sense of individuality and community pride

QUALITY OF LIFE:
Concord Area as a place to live

Public participation / community cohesiveness

A healthy and safe community

Diversity among residents and neighborhoods

Quality housing and services for residents of varying
ages and income levels

MOBILITY AND TRANSPORTATION:
Roads safe for walking and biking

GOVERNMENT:
Administration of the Village

Condition of Township roads (excluding Village
streets and M-60 State Highway)

The Village Administration making changes
necessary for community improvement within the
Village

Condition of Village streets (excluding Township
roads and M-60 State Highway)

The Township Administration making changes
necessary for community improvement in the
Township

Villages sidewalk system

Administration of the Township

ECONOMY:
Diversity of commercial businesses

PUBLIC SAFETY:
Concord Fire Department

Incentives for business development

Jackson County Sheriff contracted police services

Incorporating commercial development into
appropriate community design

ENVIRONMENT:
Preservation of farmland

Encourage expansion of access to high speed
internet and improved cellular services

Preservation of distinct topography, soils, lakes,
streams, rivers, and wetlands

Continued improvements to Village’s Downtown
Business District

Exploring alternative forms of energy production and
reduction of waste

Make improvements to the M-60 Business
Corridor

Energy conservation

Downtown business district parking

Clean air

RECREATION:
Village’s Paddock Park area i.e. boat launch,
nature trail, etc.

RECREATION:
The paved shoulder along Main Street/ Pulaski Road
to Swains Lake Park

OTHER:
Is there something we missed you would like to
rank? Write your idea in empty spaces and rank.

Park & Recreation Opportunities: i.e Gottschalk Park,
Spring Street Park Canoe/Kayak Launch, Mill Pond
Park, Trailhead, Concord Trail Extension, etc.
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Do you believe Concord should encourage, allow but not encourage, or discourage the following types of development?
Check one box per item and please provide comments as desired
Encourage

Allow

Discourage

Comment

Convenience stores
Services (eg, healthcare, restaurant,
mechanical repair)
Other Retail (eg, bakery, coffee shops,
produce, sportswear, gardening )
Office parks
Other office-type businesses
Agriculture-related businesses
Recreational Facilities
Family Farms
Hobby Farms
Large corporate livestock farms
Light industry and manufacturing
Commercial, business to business
Mineral extraction
Condominiums
Duplexes
Mobile-home parks
Multi-family residences
Single-family residential in clustered
subdivisions
Single-family residential on large
scattered lots
Traditional village development with
small commercial uses
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From the list below, rank the FIVE most important issues and / or concerns that you feel currently face Concord
Township/ Village. (Please rank the top FIVE issues in order of importance using the number 1 to 5 with 1 being most
important and 5 being the least important. Use each number only once.)
1)_______2)_______3)_______4)_______5)_______ Amount of development in the Township/Village as a whole
1)_______2)_______3)_______4)_______5)_______ Loss of farmland
1)_______2)_______3)_______4)_______5)_______Environmental degradation in the Twp/Village
1)_______2)_______3)_______4)_______5)_______Adequate services in the Township/Village
1)_______2)_______3)_______4)_______5)_______Township / Village taxes
1)_______2)_______3)_______4)_______5)_______Recreational opportunities
1)_______2)_______3)_______4)_______5)_______Schools
1)_______2)_______3)_______4)_______5)_______ Crime
_______ Other (please specify):_____________________________________________________________
RESIDENTIAL, COMMERCIAL, & INDUSTRIAL LAND: WHAT SHOULD BE ALLOWED AND WHERE?
Where should new housing development be located in the Concord Area? (Check one)
_______
_______
_______
_______
_______

Within the Village proper
Both within the Village and Township’s rural areas
New housing styled in a traditional Village / neighborhood design
New mixed-use town center design (commercial, office, residential)
Other (please specify):_____________________________________________________________

Should business development be concentrated in a few areas or dispersed throughout the Concord Area? (Check one)
_______
_______
_______
_______

Located on the Villages /Township’s business corridor (M-60)
Located on the Villages Downtown Business District
Dispersed throughout the Township
Other (please specify):_____________________________________________________________

Should the Township/Village encourage commercial development?

(Yes) _______

(No) _______

Should the Township/Village encourage light industrial development?

(Yes) _______

(No) _______

Please provide any comments you have about this survey or planning in the Concord Area in the space below.

Thank you very much for providing your opinions on this survey form. We will use this information for the sole and
exclusive purpose of helping us plan for our communities’ future. If you would like us to keep you informed of
developments in the Township/Village, please provide us with your email below:
Email Address:
________________________________________________@___________________________________
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A Report of a Concord Area Survey 2018
Survey Respondents
Relationship to Township and/or Village
Most respondents reported their relationships to the Township and/or Village. Out of 133 respondents, 65.4%
reported that they were residents, and 74.4% indicated that they were property owners. Business owners made
up only 9.8%. Student made up 0.8%. See Figure 1.
Figure 1: Respondent’s Relationship to Township/Village (Multi-Response Coding)

When grouping 133 respondents (Missing = 12) by the relationships into single-response categories,
respondents who are in the category Resident and Property Owner accounted for the highest percentage, 42.1%.
The second highest, 22.6%, was Property Owners Only. Residents Only made up 15.8%. The category of
Resident, Property Owner, and Business Owner made up 6%, while the category of Property Owner and
Business Owner made up just 3%. The category of Resident, Property Owner, and Student made up 0.8%,
which is equal to the category of Resident and Business Owner. See Figure 2 and Table 1 for details.
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Table 1: Respondents’ Multiple Relationship to Township/Village (Single Response Coding)
Description

Frequency

Percent

Property owner only

30.0

22.6%

Property owner and business owner

4.0

3.0%

Resident only

21.0

15.8%

Resident and business owner

1.0

0.8%

Resident and property owner

56

42.1%

Resident, property owner, and student

1.0

0.8%

Resident, property owner, and business
owner

8.0

6.0%

Total without Missing

121.0

91.0%

Missing

12.0

9.0%

Total

133

100%
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Property Location
The total number of survey respondents was 133. They were grouped into three categories based on their
responses to the question asking about where their property was located. Of all the respondents, the residents
whose property was located in the Township comprised of 60.9% (81 respondents), and the residents whose
property was located in the Village made up 27.8% (37 respondents). The respondents who did not mention
their property location were grouped in “Undecided,” and there were 15 respondents or 11.3%. See Figure 3.

The respondents, whose properties were located in the Township, were grouped into four different geographical
locations. The respondents with properties located in the Northwest ¼ of the Township (NW) made up 17.3% of
133 respondents. The respondents with properties located in the Northeast ¼ of the Township (NE) made up
10.5%. The respondents with properties located in Southwest and Southeast ¼ of the Township accounted for
12.8% and 20.3%, respectively.
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How long have you been a resident in Concord Area?
Table 2 displays counts and percentages of the ranges of years the respondents had been residents in Concord
Area. The figures were calculated out of 116 respondents (Missing = 17) and divided into four groups:
Undecided, Township, Village, and Total. For Total, 14.7% or 17 respondents had been a resident in Concord
area from 16 to 20 years. This percentage was the highest. The second highest was 12.9% for the length in
Concord area from 6-10 years. The other lengths were 0-5 years (12.1%), 36-40 years (11.2%), 11-15 years
(10.3%), and 21-25 years (9.5%). For other figures and residence types, see Table 2.
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Table 2: Length of Residence in Concord Area Broken by Residence Type: Undecided, Township, Village, and Total
Range of
Years

Count and Percentage

0-5 years

Count

Undecided

14

7.1%

50.0%

42.9%

100.0%

.9%

6.0%

5.2%

12.1%

1

10

4

15

6.7%

66.7%

26.7%

100.0%

.9%

8.6%

3.4%

12.9%

0

10

2

12

Percent

0.0%

83.3%

16.7%

100.0%

Percent of Total

0.0%

8.6%

1.7%

10.3%

2

11

4

17

11.8%

64.7%

23.5%

100.0%

1.7%

9.5%

3.4%

14.7%

2

6

3

11

18.2%

54.5%

27.3%

100.0%

1.7%

5.2%

2.6%

9.5%

0

4

2

6

Percent

0.0%

66.7%

33.3%

100.0%

Percent of Total

0.0%

3.4%

1.7%

5.2%

1

2

1

4

25.0%

50.0%

25.0%

100.0%

.9%

1.7%

.9%

3.4%

Count

Percent of Total
Count

Count
Percent
Percent of Total

21-25 years

Count
Percent
Percent of Total

26-30 years

31-35 years

Village
6

Percent

16-20 years

Township
7

Percent of Total

11-15 years

Total

1

Percent

6-10 years

Residence type

Count

Count
Percent
Percent of Total
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36-40 years

40-45 years

46-50 years

Count

0

9

4

13

Percent

0.0%

69.2%

30.8%

100.0%

Percent of Total

0.0%

7.8%

3.4%

11.2%

0

3

1

4

Percent

0.0%

75.0%

25.0%

100.0%

Percent of Total

0.0%

2.6%

.9%

3.4%

1

7

1

9

11.1%

77.8%

11.1%

100.0%

.9%

6.0%

.9%

7.8%

0

0

1

1

Percent

0.0%

0.0%

100.0%

100.0%

Percent of Total

0.0%

0.0%

.9%

.9%

0

4

1

5

Percent

0.0%

80.0%

20.0%

100.0%

Percent of Total

0.0%

3.4%

.9%

4.3%

1

2

2

5

20.0%

40.0%

40.0%

100.0%

.9%

1.7%

1.7%

4.3%

9

75

32

116

Percent

7.8%

64.7%

27.6%

100.0%

Percent of Total

7.8%

64.7%

27.6%

100.0%

Count

Count
Percent
Percent of Total

51-55 years

56-60 years

Over 60 years

Count

Count

Count
Percent
Percent of Total

Total

Count
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Do you own or rent in the Concord Area?
Out of 123 respondents (Missing = 10), 99.2% of the respondents (122 respondents) owned a property in
Concord Area. This percentage was comprised of 7.3% of 123 respondents who were Undecided, 62.6% of the
respondents who lived in Township, and 29.3% who lived in the Village. The total percentage of the residents
who rented a property was .8%, which was from the residents who lived in Concord Township only.

How many acres do you own?
Figure 6 shows a cross-tabulation of land size by the four groups of residents in the Township/Village. The
respondents with a plot of land from 0 to 10 acres made up 70.3% of the 101 respondents (Missing = 32). This
percentage was contributed by 21.8% of the respondents, whose properties were located in the Village, 44.6%
of the respondents with properties in the Township, and 4% from undecided respondents. For the land size from
11-20 acres the percentage, 7.9%, was from the respondents with properties in the Township. About 6% of the
respondents had properties from 21-30 acres: 1% from the Village respondents and 5% from the Township
respondents. Two per cent of the residents in the Township and 1% of undecided respondents had properties
from 31-40 acres. None of the respondents living in the Village had properties over 50 acres, but the undecided
and Township residents did, 2% and 10.9%, respectively.
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Note: The total number of respondents for this item was 101; thus, 0.99% is equivalent to 1 respondent.
See Table 3 for further details.
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Table 3: A Cross Tabulation of Land Size by Resident Groups
Land size owned in
Concord Area
Less than 10 acres

11-20 acres

21-30 acres

31-40 acres

Count and Percent
Undecided
Count

Village

Total

45

22

71

% within Land size
owned in Concord Area

5.6%

63.4%

31.0%

100.0%

% of Total

4.0%

44.6%

21.8%

70.3%

0

8

0

8

% within Land size
owned in Concord Area

0.0%

100.0%

0.0%

100.0%

% of Total

0.0%

7.9%

0.0%

7.9%

0

5

1

6

% within Land size
owned in Concord Area

0.0%

83.3%

16.7%

100.0%

% of Total

0.0%

5.0%

1.0%

5.9%

1

2

0

3

33.3%

66.7%

0.0%

100.0%

1.0%

2.0%

0.0%

3.0%

2

11

0

13

15.4%

84.6%

0.0%

100.0%

2.0%

10.9%

0.0%

12.9%

7

71

23

101

% within Land size
owned in Concord Area

6.9%

70.3%

22.8%

100.0%

% of Total

6.9%

70.3%

22.8%

100.0%

Count

Count

Count

% of Total
Count
% within Land size
owned in Concord area
% of Total
Total

Township
4

% within Land size
owned in Concord Area

Over 50 acres

Residence type

Count
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Where do you learn about local Concord Area?
Figure 7 indicates that the respondents in Concord Township/Village and undecided ones received news from a
variety of sources. Top five sources from which respondents received the news was word of mouth (67.7% of
133 respondents), local newspapers (58.6%), TV regional television (48.1%), regional newspapers (42.1%), and
social media (37.6%). Other made up 6.8%. The residents referred to Albion-news, Lions Club, mail, meeting
minutes publications from village meetings, MLive, monthly Village Voice Paper, Village mailer, and Village
News sheet.

Most Relied-Upon News Sources Ranked by Concord Residents?
The respondents were asked to rank news sources with 1 as the most relied-upon news source. As shown in
Table 4, the highest rank for local newspapers as the most relied-upon news source was at 36.8%, the second
highest rank was at 10.5%, and third highest was at 6.8%. Regarding “word of mouth,” the percentages of the
highest, second highest, and third highest ranks were 33.1%, 11.3%, and 11.3%, respectively. Regarding social
media, such as Facebook, Twitter, Snapchat, etc., the highest rank made up 23.3%, which is a little higher than
the highest rank for regional televisions, 22.6%. For these two sources the second and third highest rank for as
the most relied-upon news sources were equal; for social media the ranks were 5.3%, which is lower than the
ranks for regional televisions, 9%. Regional newspapers were ranked 20.3% as the most relied upon news
source, a little lower than regional television. The second and third highest ranks were at 12.8% and 3.8%,
respectively. Please see Appendix A for cross-tabulations of all new sources with all rankings provided by the
respondents.
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Table 4: Most Relied-Upon News Sources Ranked by Concord Residents
Most Relied Upon Source

Ranking of 1
News Source

Count

Percent

Ranking of 2
Count Percent

Ranking of 3

Total

Count

Percent

Percent

Social Media: Facebook,
Twitter, Snapchat, etc.

31

23.3%

7

5.3%

7

5.3%

33.8%

Local Newspaper: The
Salesman; Albion Recorder

49

36.8%

14

10.5%

9

6.8%

54.1%

Regional Newspapers:
Jackson Citizen Patriot

27

20.3%

17

12.8%

5

3.8%

36.8%

TV Regional Television:
WILX NBC 10; WLNS CBS
6; WSYM FOX 47; WLAJ
ABC 53

30

22.6%

12

9.0%

12

9.0%

40.6%

Radio: Q106.1; K105.3; etc.

5

3.8%

2

1.5%

1

0.8%

6.0%

44

33.1%

15

11.3%

15

11.3%

55.6%

Township/Village meetings

9

6.8%

4

3.0%

2

1.5%

11.3%

Township/Village websites

10

7.5%

3

2.3%

5

3.8%

13.5%

Other online sources (email,
websites, etc).

12

9.0%

3

2.3%

4

3.0%

14.3%

6

4.5%

2

1.5%

1

0.8%

6.8%

Word of mouth

Other

Note: For a set of responses that endorsed the news sources but did not indicate any ranking were treated as a ranking of 1.
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Access to Email/Internet and Computer Devices at Home and Work

The residents who used a laptop, tablet, computer, and/or smartphone in the homes accounted for 80.5% (107
respondents), which is higher than the percentage of the residents who used these computer devices at their
workplaces, 39.1% (52). However, more residents had access to email/internet in their workplaces, 76.7% (102)
than the residents who had access to the internet at home, 39.8% (53). See Figure 8.
Figure 9 shows access to email/internet and the uses of computer devices broken by three groups residents. In
this case, the total shows 100% for each item. The residents in Concord Township had the highest percentages
for having access to email/internet in the home (52.8%), in the workplace (62.7%); using a laptop, tablet,
computer, and/or smartphone in the home (61.7%), and in the workplace (50.0%). The residents in Concord
Village had the second highest percentages for having access to email/internet in the home (41.5%), in the
workplace (30.4%); using a laptop, tablet, computer, and/or smartphone in the home (42.3%), and in the
workplace (30.8). See Appendix B for more details.
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Please rank the statements on a scale of 1 to 5 regarding the importance of the subject to you.
The respondents were asked to rank the presented statements on a five-point scales of importance (1 = Excellent; 2 =
Good; 3 = Average; 4 = Poor; 5 = No Opinion). To minimize measurement error, the statements were treated as a
four-point scale from 1 to 4 because “No Opinion” does not belong to the continuum of the scale. This then four-point
scale was used to calculate the mean (M) and standard deviation (SD) for each statement. When the respondents

did not rate a statement, that statement was given a 5 for No Opinion (NP). Doing this was to give an idea
where each statement was on the continuum of the four-point scale.
Table 5 shows the mean ratings for the statements in numbers and gradient red colors. A light red color
represents a rating closer to 1 (Excellent), whereas a dark red color represents a rating closer to 4 (Poor).
Undecided residents had a minimum mean rating of 1.7 and maximum mean rating of 3.3. Township residents
had a minimum and maximum mean ratings of 1.7 and 2.8, respectively. The Village residents had the
minimum and maximum mean ratings of 1.0 and 2.7, respectively. The minimum and maximum mean ratings
for all residents were 1.6 and 2.7 respectively.
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Based on the mean ratings from 1.6 to 1.9, the Township and Village residents thought that the following issues
were more important than other issues:
●

Public Safety: Concord Fire Department

●

Public Safety: Jackson County Sheriff contracted policy services

●

Quality of life: Concord Area as a place to live

●

Quality of life: A healthy and safe community

●

Environment: Preservation of distinct topography, soils, lakes, streams, rivers, and wetlands

●

Environment: Clean air

On slightly less important issues, the Village residents placed the importance on some issues more than other
resident groups did. With a mean rating of 2.0 by the Village residents, which is lower than the mean ratings by
Undecided and Township residents, the following issues were viewed as more important compared to the other
groups of residents.
●

Mobility and transportation: Roads safe for walking and biking

●

Economy: Continued improvements to Village's Downtown Business District

●

Quality of life: Quality housing and services for residents of varying ages and income levels

●

Government: The Village Administration making changes necessary for community improvement
within the Village

For Township residents (with a rating of 2.0), one issue that seemed to be more important to them than to other
resident groups was:
● Recreation: Park & Recreation Opportunities: i.e., Gottschalk Park, Spring Street Park Canoe/Kayak
Launch, Mill Pond Park, Trailhead, Concord Trail Extension, etc.
For mean ratings for all residents that fell at or below 2.0, which suggested higher levels of importance were:
●

Quality of life: Concord Area as a place to live (1.7)

●

Quality of life: A healthy and safe community (1.7)

●

Public Safety: Concord Fire Department (1.7)

●

Public Safety: Jackson County Sheriff contracted policy services (1.8)

●

Environment: Preservation of distinct topography, soils, lakes, streams, rivers, and wetlands (1.9)

●

Environment: Clean air (1.9)

●

Recreation: Park & Recreation Opportunities: i.e., Gottschalk Park, Spring Street Park Canoe/Kayak
Launch, Mill Pond Park, Trailhead, Concord Trail Extension, etc. (2.0)
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For other issues and mean ratings, please see Table 5. For detail cross tabulations for all ratings for each
statement, please see Appendix C.
Table 5: Mean, Standard Deviation, and No Opinions for Statements by Resident Group
Statements

Undecided

Township

Village

Total

M

SD NP

M

SD NP

M

SD NP

M

SD

NP

Community: Strong
sense of individuality
and community pride

2.1

1.2

5

2.2

1.0

19

2.1

1.0

6

2.1

1.0

30

Community: Public
participation/community
cohesiveness

2.5

1.1

4

2.6

1.0

22

2.3

0.9

5

2.5

1.0

31

Community: Diversity
among residents and
neighborhoods

2.7

0.7

6

2.7

0.8

24

2.5

1.1

9

2.6

0.9

39

Mobility and
transportation: Roads
safe for walking and
biking

2.5

1.2

2

2.4

1.1

8

2.0

1.1

3

2.3

1.1

13

Mobility and
transportation:
Condition of Township
roads (excluding Village
streets and M-60 State
Highway)

2.8

1.0

3

2.4

1.2

5

2.4

1.1

1

2.4

1.1

9

Mobility and
transportation:
Condition of Village
streets (excluding
Township roads and
M-60 State Highway)

2.4

0.8

2

2.4

1.0

10

2.3

1.1

1

2.4

1.0

13

Mobility and
transportation: Villages
sidewalk system

2.5

0.8

5

2.5

1.0

16

2.3

1.0

1

2.4

1.0

22
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Economy: Diversity of
commercial business

2.7

1.0

6

2.8

1.1

17

2.6

1.1

5

2.7

1.1

28

Economy: Incentives for
business development

3.3

0.8

8

2.5

1.0

26

2.7

1.1

8

2.6

1.1

42

Economy: Incorporating
commercial
development into
appropriate community
design

3.1

0.7

8

2.7

1.1

22

2.4

1.1

11

2.6

1.0

41

Economy: Encourage
expansion of access to
high speed internet and
improved cellular
services

3.0

1.1

6

2.2

1.2

16

2.2

1.2

9

2.3

1.2

31

Economy: Continued
improvements to
Village's Downtown
Business District?

2.3

1.0

4

2.3

1.0

14

2.0

0.7

2

2.2

0.9

20

Economy: Make
improvements to
Village's Downtown
Business District?

2.9

0.6

6

2.3

0.9

12

2.2

0.9

4

2.3

0.9

22

Economy: Downtown
business district parking

2.6

1.3

7

2.6

0.9

14

2.3

1.0

5

2.5

1.0

26

Recreation: Village's
Paddock Park area i.e.
boat launch, nature trail,
etc.

2.4

1.1

6

2.4

0.9

21

2.6

0.9

5

2.4

0.9

32

.

.

15

1.8

1.2

71

1.0

0.0

34

1.6

1.1

120

1.7

0.8

3

1.7

0.7

4

1.7

0.7

5

1.7

0.7

12

Is there something we
missed you would like
to rank?
Quality of life: Concord
Area as a place to live
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Quality of life: A
healthy and safe
community

2.1

1.2

3

1.7

0.7

5

1.6

0.8

3

1.7

0.8

11

Quality of life: Quality
2.7
housing and services for
residents of varying ages
and income levels

0.9

6

2.3

0.8

12

2.0

1.0

4

2.2

0.9

22

Government:
Administration of the
Village

2.0

1.1

7

2.3

0.9

16

2.2

1.0

2

2.2

0.9

25

Government: The
Village Administration
making changes
necessary for
community
improvement within the
Village

2.1

1.0

7

2.3

0.8

20

2.0

1.0

4

2.2

0.9

31

Government: The
Township
Administration making
changes necessary for
community
improvement within the
Township

3.0

1.1

6

2.2

0.8

15

2.1

0.9

5

2.2

0.9

26

Government:
Administration of the
Township

2.7

1.0

6

2.2

0.8

17

2.3

1.0

5

2.3

0.9

28

Public Safety: Concord
Fire Department

2.0

1.0

4

1.7

0.8

4

1.6

0.7

2

1.7

0.8

10

Public Safety: Jackson
County Sheriff
contracted policy
services

2.2

1.1

2

1.8

0.8

5

1.7

0.8

1

1.8

0.9

8

Environment:
3.0
Preservation of farmland

1.1

5

2.0

1.0

10

2.1

1.0

5

2.1

1.0

20
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Environment:
Preservation of distinct
topography, soils, lakes,
streams, rivers, and
wetlands

2.7

1.0

6

1.9

0.9

6

1.9

0.9

5

1.9

0.9

17

Environment: Exploring
alternative forms of
energy production and
reduction of waste

2.7

1.4

8

2.3

1.0

15

2.2

1.1

9

2.3

1.1

32

Environment: Energy
conservation

2.3

1.2

9

2.3

1.0

16

2.2

1.1

8

2.3

1.0

33

Environment: Clean air

2.0

1.1

5

1.9

0.9

10

1.8

0.9

7

1.9

0.9

22

Recreation: The paved
shoulder along Main
Street/ Pulaski Road to
Swains Lake Park

2.1

0.8

7

2.3

1.0

15

2.2

1.0

4

2.3

1.0

26

Recreation: Park &
1.9
Recreation
Opportunities: i.e.,
Gottschalk Park, Spring
Street Park
Canoe/Kayak Launch,
Mill Pond Park,
Trailhead, Concord Trail
Extension, etc.

0.7

5

2.0

0.9

10

2.1

0.9

1

2.0

0.9

16

Min

1.7

1.7

1.0

1.6

Max

3.3

2.8

2.7

2.7

Note: M = Mean; SD = Standard Deviation; NP = No Opinion

Other issues that were not listed, the respondents wrote and ranked the issues. The issues are presented with
their ratings in parentheses.
● Needing more grocery store (1)
● Consolidating/merging Village/Township Boards (1)
● Exerting social pressure to get qualified for grants (1)
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● Conducting a survey is very important. (1)
● Farm vehicles, cars, trucks speed on Hanover street. (1)
● Road repair: King Road is a disaster. Patching is not helping and in fact is making it worse. (1)
● Mail boxes are too close to the road for wide farm equipment. (1)
● Need a Menards so we don't need to run to Jackson East side. (1)
● Recycling to expand to more items in Village. (1)
● Village of Concord needs a Facebook page in addition to the website. (1)
● High speed internet (1)
● Township-Village Cohesiveness (1)
● Chinese food restaurant (2);
● Flower shop (2);
● Natural gas lines would be nice--Propane is expensive. (4)
● Homicide and suicide reported to public (4)
What is the best way to accommodate future growth?
The respondents were asked to select “Encourage,” “Allow but not encourage,” or “Discourage” for twenty
types of development presented to them. This section will present the development types with figures and
comments.
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Convenience Stores
For Table 6, for convenient stores, 28% of 125 respondents encouraged this kind of development, whereas
51.2% would allow it, but would not encourage it. However, 20.8% of the respondents would discourage it.
One respondent who encouraged convenience stores mentioned building a “grocery store”. Some respondents
who allowed it but would not encourage cited the following reasons:
● “These undercut abilities of grocery store to survive.”
● “We need so many more out in the Township please.”
Some respondents discourage convenience stores, citing the following reasons:
● “Concord has enough” with “Dollar General and two gas stations”
● “Not big enough for more”
●

“Till we get more business.
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Services (i.e. healthcare, restaurant, mechanical repair)
Table 7 shows that most of the respondents (63.6% of 129 respondents) encouraged having service types of
development, such as health care, restaurant, mechanical repair, etc. 34.9% of the respondents (24.8% were
Township residents) would allow this development. Only 1.6% would discourage this development.

Some of the respondents who encouraged this type of development commented “A buffet you can afford to take
3 or 4 kids” and “Need comparative prices to high”. Some that allowed this development but did not encourage
said, “If the area supports it, go for it.”
Table 7: A Cross Tabulation of Service by Resident Group
Accommodate Future Growth: Services (i.e. healthcare, restaurant, mechanical repair) * Resident Group Cross Tabulation
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Other Retail (i.e. bakery, coffee shops, produce, sportswear, gardening)
Most of the respondents (66.4% of 128 respondents) also encouraged retail stores, whereas 31.3% allowed
them. Only 2.3% of the respondents discouraged this kind of development. See Table 8.
Some of respondents who encouraged this development mentioned the following:
“Flower shop would be nice again.”

●


●


●

One respondent did not want to have “marijuana stores.”

“No good coffee in Concord! No garden supplies.”

One of the respondents who allowed this type of development stated that “We need things downtown.”
Table 8: A Cross Tabulation of Other Retail Stores by Resident Group
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Office Parks
Most respondents (62.8% of 113 respondents) only allowed this type of development, but they wondered
“where” these office parks should be. Only 26.5% encouraged it. 10.6% of the respondents discouraged this
type of development, citing a concern, “What happens if they go out of business. Who takes care of the
buildings?”
Table 9: A Cross Tabulation of Office Parks by Resident Group
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Other Office-Type Businesses
Table 10 shows that 30.8% of 117 respondents encouraged Other Office-Type businesses. 64.1% of them
allowed it but would not encourage, citing “We have plenty of open buildings.” Only 5.1% of the respondents
discouraged this type of development, but they said “minimal.”
Table 10: A Cross Tabulation of Other Office-Type Businesses by Resident Group
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Agriculture-Related Businesses
According to Table 11, 46.8% of 124 respondents encouraged agriculture-related businesses. However, 3.2%
discouraged this kind of business. 50% of respondents allowed this kind of businesses, and they had some
following concerns:
● “Do not allow marijuana.”
● “Look at Albion all the business [ran] out [of] business, then what about the buildings?”
● “No corporate livestock
Table 11: A Cross Tabulation of Agriculture-Related Business by Resident Group
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Recreational Facilities
Table 12 shows that 44.6% of 121 respondents encouraged recreational facilities, and 52.9% of them allowed
this kind of development. Only 2.5% of the respondents discouraged this kind of development.
Some of the respondents who allowed it commented the following:
● “Keep going strong, just don’t get too fancy, [because] upkeep is expensive”
● “We have a good sports park and appreciates the improvements.”
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Family Farms
Table 13 indicates that 54.6% of 119 residents encouraged family farms, 42.9% of them allowed them, and
2.5% of the residents discouraged them. Some of the respondents who encouraged family farms mentioned that
“[they would] encourage selling what they produce” and “Need more small farms instead of big ones.” Some of
the respondents who allowed family farms also made some comments: “grain,” and “This is concerned.”
Table 13: A Cross Tabulation of Family Farms by Resident Group
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Hobby Farms
From Table 14, 43% of 121 respondents encouraged hobby farms, whereas 51.2% of them allowed them but
would not encourage. 5.8% of the respondents discouraged this kind of development. Some respondents who
endorsed “Allow” said:
● “Inside the Village? Didn’t we just have a BBC problem?”
●

Tax the living hell out of them; Put some of that money towards village expenses schools, roads …”


● Some respondents who discouraged hobby farms mentioned “No pig farms.”
Table 14: A Cross Tabulation of Hobby Farms by Resident Group
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Large Corporate Livestock Farms
For a development related to large corporate livestock farms, 52.8% of 123 respondents discouraged it, whereas
35.8% allowed this type of development. Only 11.4% of the respondents encouraged it.
Some respondents who discouraged large corporate livestock farms made the following comments:
● “Absolutely discourage”
● “Little revenue for Township, large damage to quality of life”
● “No CAFO’s” (Confined Animal Feeding Operations)
● “No pig farm”
● “Not environmentally friendly”
● “Not good for environment”
●

“Pollution”


Some respondents who allowed it said,
● “Follow the laws, who cares.”
Table 15: A Cross Tabulation of Large Corporate Livestock Farms by Resident Group
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Light Industry and Manufacturing
For light industry and manufacturing, 38.2% of 123 respondents encouraged it, and 52% would not encourage it
but allowed it. 9.8% discouraged this type of development. See Table 16.
Some of the respondents who allowed it commented:
● “Don’t subsidize them but try to help them.”
● In existing vacant facilities, repurpose not rezone.”
● “Only if it doesn’t pollute.”
Some of the respondents who discouraged it said:
● “Keep Concord pure.”
● “Skilled tradesmen instead?”
Table 16: A Cross Tabulation of Light Industry and Manufacturing by Resident Group
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Commercial, Business to Business
According to Table 17, 34.2% of 117 respondents encouraged commercial, business to business. 59% of them
allowed this kind of development, whereas 6.8% discouraged it. Some of the respondents who allowed it
mentioned, “Don’t subsidize them, but try to help them” and “some [are] ok.”
Table 17: A Cross Tabulation of Commercial, Business to Business by Resident Group
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Mineral Extraction
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A majority of the respondents (45% of 114 people) discouraged mineral extraction. Some of them mentioned
that “Nobody wants that in their community,” “Preserve our natural beauty,” and “Should not be allowed.”
However, 42.1% of them allowed mineral extraction, and some of them said, “Follow the laws.” Only 12.3% of
the respondents encouraged mineral extraction.
Table 18: A Cross Tabulation of Mineral Extraction by Resident Group
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Condominiums
According to Table 19, 19.4% of 124 respondents encourage condominiums, and 50.8% of them allowed this
type of development. 29.8% of them discouraged condominiums. Some respondents who encouraged it said:
“There are many homes w/one person, elderly. Creating an opportunity for these people to move into smaller
manageable condos would open home sales to young families, which would also increase school enrollment.
Win/win!”

Table 19: A Cross Tabulation of Condominiums by Resident Group
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Duplexes
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From Table 20, 16.1% of 124 respondents encouraged Duplexes, whereas 31.5% discouraged them. 52.4% of
them allowed this kind of development. Some respondent who allowed it commented: “Keep them up to code
and don’t rent to fools.” Some respondents who discouraged it mentioned that they “usually became renter
nightmare.”
Table 20: A Cross Tabulation of Duplexes by Resident Group
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Mobile-Home Parks
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For this type of development, 70.2% of 124 respondents discouraged it. However, 27.4% of them allowed. Only
2.4% of the respondents encouraged this kind of development. Some respondents who discouraged
mobile-home parks commented the following:
● “Don’t encourage our farm community destruction.”
● “More burden than benefit.”
● “Usually became renter nightmare”
Some of the respondents who allowed mobile-home parks gave the following comments:
● “If needed for lower income families”
● “Not my preference, but not my business”
● “Tiny home, encourage”
Table 21: A Cross Tabulation of Mobile-Home Parks by Resident Group
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Multi-Family Residences
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According to Table 22, 9.8% of 122 residents encouraged multi-family residence. A majority of the respondents
allowed this kind of development, 55.7%. 34.4% of the respondents discouraged multi-family residences. Some
of the respondents who allowed this kind of development commented, “skyscrapers for everyone!”. Some of
those who discouraged said, they “usually become renter nightmare.”
Table 22: A Cross Tabulation of Multi-Family Residence by Resident Group
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Single-Family Residential in Clustered Subdivisions
108

According to Table 23, 22.4% of 125 respondents encouraged single-family residential in clustered
subdivisions. 62.4% allowed them, but 15.2% of the respondents discouraged this type of development.
Some of the respondents who allowed single-family residential in clustered subdivisions mentioned that
“developer funds roads and utilities/water sewer” and “whatever floats your boat.”
Table 23: A Cross Tabulation of Single-Family Residential in Clustered Subdivisions by Resident Group
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Single-Family Residential on Large Scattered Lots
As seen from Table 4, 35.8% encouraged single-family residential on large scattered lots. 52.8% allowed this
kind of development, and some of them commented that “whatever floats your boat.” However, 11.4%
discouraged it, saying “Takes farmland mediocre/selfish appearance.”
Table 24: A Cross Tabulation of Single-Family Residential on Large Scattered Lots by Resident Group
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Traditional Village Development with Small Commercial Uses
According to Table 25, 36.7% of 120 respondents encouraged traditional Village development with small
commercial uses. 57.5% of them allowed this type of development, and some of them commented, “Isn’t this
what we’re doing now?” 5.8% of the respondents discouraged it.
Table 25: A Cross Tabulation of Traditional Village Development with Small Commercial Uses by Resident Group
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Rank the Five Most Important Issues and/or Concerns That You Feel Currently Face Concord
Township/Village.
Eight issues or concerns were presented to the survey respondents. The respondents were asked to rank the
issues or concerns from 1 to 5, where 1 was the most important and 5 was the least important. If the respondents
give a number that was out of range (i.e., 6, 7, or 8), the numbers were discarded and treated as no ranking. For
other issues that were not presented, the respondents were asked to rank it and specify the issue in the space
provided.
From Table 26, the most popular issues that were selected to be ranked by the respondents were schools
(82.0%), adequate services in the Township/Village (80.5%), amount of development in the Township/Village
as a whole (75.2%), township/Village taxes (72.9%), crime (50.4%). However, the top important issues that
were based on mean ratings less than 3.0 were:
● Schools (2.3)
● Township/Village taxes (2.6)
● Adequate services in the Township/Village (2.6)
● Loss of farmland (2.7)
For other issues or concerns, see Table 26.
Table 26: Counts and Percentages of Respondents Who Ranked the Presented Issues or Concerns
Issues or Concerns

N

Percent

Mean

SD

Schools

109

82.00%

2.3

1.3

Township/Village taxes

97

72.90%

2.6

1.3

Other

10

7.50%

2.6

1.8

Adequate services in the Township/Village

107

80.50%

2.6

1.3

Loss of farmland

56

42.10%

2.7

1.6

Crime

67

50.40%

3.2

1.4

Amount of development in the Township/Village as a
whole

100

75.20%

3.2

1.4

Environmental degradation in the Township/Village

50

37.60%

3.3

1.2

Recreational opportunities

49

36.80%

3.7

1.4

Note: N = Count; SD = Standard Deviation; a scale from 1 to 5 for ranking means that the average is 3. Thus, top important issues
were selected when mean ranking was less than 3.0; Other was not selected because the mean had some bias.
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Schools
The percentages of the rankings started with 34.9% of 109 respondents (or 38 respondents) for a ranking of 1,
26.6% for a ranking of 2, and 16.5% for a ranking of 3. The lower the ranking (that is more important the issue
is), the higher the percentage of the respondents. See Table 27.
Table 27: A Cross Tabulation of Schools by Resident Group
Schools * Resident Group Cross Tabulation
Resident Group
Undecided Township Village
Schools

1.00 Count

6

21

11

38

15.8%

55.3%

28.9%

100.0%

5.5%

19.3%

10.1%

34.9%

2

17

10

29

% within Schools

6.9%

58.6%

34.5%

100.0%

% of Total

1.8%

15.6%

9.2%

26.6%

2

11

5

18

11.1%

61.1%

27.8%

100.0%

1.8%

10.1%

4.6%

16.5%

1

11

4

16

6.3%

68.8%

25.0%

100.0%

.9%

10.1%

3.7%

14.7%

0

7

1

8

% within Schools

0.0%

87.5%

12.5%

100.0%

% of Total

0.0%

6.4%

.9%

7.3%

11

67

31

109

% within Schools

10.1%

61.5%

28.4%

100.0%

% of Total

10.1%

61.5%

28.4%

100.0%

% within Schools
% of Total
2.00 Count

3.00 Count
% within Schools
% of Total
4.00 Count
% within Schools
% of Total
5.00 Count

Total

Total

Count
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Township/Village Taxes
Ninety-seven respondents ranked the issue Township/Village taxes with a ranking of 1 (24.7%), 2 (27.8%), and
3 (21.6%). A ranking of 4 and 5 made up 15.5% and 10.3%, respectively. See Table 28.
Table 28: A Cross Tabulation of Township/Village Taxes by Resident Group
Township/Village Taxes * Resident Group Cross Tabulation
Resident Group

Undecided
Township/Villag
e Taxes

1.00 Count

Village

Total

2

12

10

24

% within Township/Village taxes

8.3%

50.0%

41.7%

100.0%

% of Total

2.1%

12.4%

10.3%

24.7%

3

13

11

27

11.1%

48.1%

40.7%

100.0%

3.1%

13.4%

11.3%

27.8%

2

15

4

21

% within Township/Village taxes

9.5%

71.4%

19.0%

100.0%

% of Total

2.1%

15.5%

4.1%

21.6%

2

7

6

15

13.3%

46.7%

40.0%

100.0%

2.1%

7.2%

6.2%

15.5%

1

7

2

10

10.0%

70.0%

20.0%

100.0%

1.0%

7.2%

2.1%

10.3%

10

54

33

97

% within Township/Village taxes

10.3%

55.7%

34.0%

100.0%

% of Total

10.3%

55.7%

34.0%

100.0%

2.00 Count
% within Township/Village taxes
% of Total
3.00 Count

4.00 Count
% within Township/Village taxes
% of Total
5.00 Count
% within Township/Village taxes
% of Total
Total

Townshi
p

Count

114
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Adequate Services in the Township/Village
A hundred and seven respondents ranked the issue Adequate Services in the Township/Village with a ranking of
1 (27.1%), 2 (21.5%), and 3 (29%). A ranking of 4 and 5 made up 12.1% and 10.3%, respectively. See Table
29.
Table 29: A Cross Tabulation of Adequate Services in the Township/Village by Resident Group
Adequate Services in the Township/Village * Resident Group Cross Tabulation
Resident Group
Undecided
Adequate Services in the
Township/Village

1.00

Count

9

29

3.4%

65.5%

31.0%

100.0%

.9%

17.8%

8.4%

27.1%

5

12

6

23

21.7%

52.2%

26.1%

100.0%

4.7%

11.2%

5.6%

21.5%

2

22

7

31

% within Adequate services in the
Township/Village

6.5%

71.0%

22.6%

100.0%

% of Total

1.9%

20.6%

6.5%

29.0%

2

8

3

13

15.4%

61.5%

23.1%

100.0%

1.9%

7.5%

2.8%

12.1%

1

5

5

11

9.1%

45.5%

45.5%

100.0%

.9%

4.7%

4.7%

10.3%

11

66

30

107

10.3%

61.7%

28.0%

100.0%

Count
% within Adequate services in the
Township/Village
% of Total

4.00

Count

Count
% within Adequate services in the
Township/Village
% of Total

5.00

Count
% within Adequate services in the
Township/Village
% of Total

Total

Total

19

% of Total

3.00

Village

1

% within Adequate services in the
Township/Village

2.00

Township

Count
% within Adequate services in the
Township/Village

115

% of Total

10.3%
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Loss of Farmland
According to Table 30, 33.9% of 56 respondents ranked the issue loss of farmland with a ranking of 1; 16.1%, a
ranking of 2; 16.1%, a raking of 3. A ranking of 4 and 5 made up 10.7% and 23.2%, respectively.
Table 30: A Cross Tabulation of Loss of Farmland by Resident Group
Loss of Farmland * Resident Group Cross Tabulation
Resident Group

Loss of
Farmland

1.00

Undecided

Township

2

15

2

19

10.5%

78.9%

10.5%

100.0%

3.6%

26.8%

3.6%

33.9%

1

5

3

9

11.1%

55.6%

33.3%

100.0%

1.8%

8.9%

5.4%

16.1%

1

7

1

9

11.1%

77.8%

11.1%

100.0%

1.8%

12.5%

1.8%

16.1%

2

2

2

6

33.3%

33.3%

33.3%

100.0%

3.6%

3.6%

3.6%

10.7%

2

8

3

13

15.4%

61.5%

23.1%

100.0%

3.6%

14.3%

5.4%

23.2%

8

37

11

56

% within Loss of farmland

14.3%

66.1%

19.6%

100.0%

% of Total

14.3%

66.1%

19.6%

100.0%

Count
% within Loss of farmland
% of Total

2.00

Count
% within Loss of farmland
% of Total

3.00

Count
% within Loss of farmland
% of Total

4.00

Count
% within Loss of farmland
% of Total

5.00

Count
% within Loss of farmland
% of Total

Total

Count

116

Village

Total
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What Should Be Allowed and Where?
Where Should New Housing Development be Located in the Concord Area?
From Table 31, out of 127 respondents, the percentage of the respondents who wanted housing development to
be located in both within the Village and Township’s rural areas was 44.9%. The second higher percentage
(18.1%) of the respondents wanted the housing development to be located within the Village proper. 9.4% of
respondents chose Other.
Table 31: Cross Tabulation of Housing Development Location by Resident Group


Resident Group
Undecided
Where should
new housing
development be
located in the
Concord Area?

Within the Village proper (1)

Count

3

23

13.0%

73.9%

13.0%

100.0%

2.4%

13.4%

2.4%

18.1%

5

33

19

57

% within

8.8%

57.9%

33.3%

100.0%

% of Total

3.9%

26.0%

15.0%

44.9%

2

8

7

17

11.8%

47.1%

41.2%

100.0%

1.6%

6.3%

5.5%

13.4%

1

12

5

18

5.6%

66.7%

27.8%

100.0%

.8%

9.4%

3.9%

14.2%

3

7

2

12

25.0%

58.3%

16.7%

100.0%

2.4%

5.5%

1.6%

9.4%

14

77

36

127

11.0%

60.6%

28.3%

100.0%

Count

Count
% within
% of Total

New mixed-use town center
design (commercial, office,
residential) (4)

Count
% within
% of Total

Other (please specify)

Count
% within
% of Total

Total

Total

17

% of Total

New housing styled in a
traditional Village /
neighborhood design (3)

Village

3

% within

Both within the Village and
Township's rural areas (2)

Township

Count
% within

117

% of Total

11.0%

60.6%

28.3%

100.0%

Note: (1), (2), (3), and (4) are response options referred to for option “Other (please specify)”.
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For option “Other (please specify)”, the respondents mentioned the following:
●
●
●
●
●
●
●
●
●
●

“Any of the above”
“Anywhere the market allows”
“None-keep what we have”
“Not on farm land”
“Option 3 and lofts in existing building, upper level”
“Options 2, and 3”
“Options 2 and 4”
“Should be minimized”
“Somewhere away from Agricultural areas”
“Who cares as long as it's not run down and disgusting and up to code.”

118
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Should Business Development be Concentrated in a Few Areas of Dispersed Throughout the
Concord Area?
According to Table 32, a majority of the respondents (37.9% of 124 people) thought that business
development should be located on the Village/Township’s business corridor (M-60). 25.8% thought that
business development should be located on the Village Downtown Business District, while the other 24.2% of
the respondents thought it should be dispersed throughout the Township. 12.1% of them provided other
responses.
Table 32: A Cross Tabulation of Business Development Location by Resident Group
Should Business Development be Concentrated in a Few Areas of Dispersed Throughout the Concord Area?* Resident Group
Cross Tabulation

Resident Group

Should
business
development
be
concentrated
in a few areas
or dispersed
throughout
the Concord
Area?

Located on the
Village/Township's business
corridor (M-60) (1)

Located on the Village
Downtown Business District (2)

Undecided

Township

Village

2

31

14

% within

4.3%

66.0%

29.8% 100.0%

% of Total

1.6%

25.0%

11.3%

37.9%

6

16

10

32

18.8%

50.0%

4.8%

12.9%

8.1%

25.8%

2

21

7

30

% within

6.7%

70.0%

% of Total

1.6%

16.9%

5.6%

24.2%

4

7

4

15

26.7%

46.7%

3.2%

5.6%

3.2%

12.1%

14

75

35

124

11.3%

60.5%

Count

Count
% within
% of Total

Dispersed throughout the
Township (3)

Other (please specify)

Count

Count
% within
% of Total

Total

Count
% within

119

Total
47

31.3% 100.0%

23.3% 100.0%

26.7% 100.0%

28.2% 100.0%

% of Total

11.3%

60.5%

28.2%

\

Note: (1), (2), and (3) are response options.
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The respondents who chose the option “Other (please specify),” mentioned the following:
●
●
●
●
●
●
●

All of the above
Anywhere the market allows
Doesn't matter.
Option 3 and free market, capitalism and opportunity for growth.
Options 1 and 2
Options 1, 2, and 3
Options 2 and 3

Should the Township/Village Encourage Commercial Development?
According to Table 33, 85.4% of 123 respondents thought that the Township/Village should encourage
commercial development. Only 13% thought the opposite. 1.6% of the respondents chose other option. The
responses for Other included, “depends on what it is, and “some, not much”.
Table 33: A Cross Tabulation of Commercial Development Responses by Resident Group
Should the Township/Village Encourage Commercial Development? * Resident Group Cross Tabulation
Resident Group
Undecided
Should the Township/Village encourage
commercial development?

No

Count

12

2

16

12.5%

75.0%

12.5%

100.0%

1.6%

9.8%

1.6%

13.0%

11

62

32

105

10.5%

59.0%

30.5%

100.0%

8.9%

50.4%

26.0%

85.4%

0

1

1

2

% within

0.0%

50.0%

50.0%

100.0%

% of Total

0.0%

.8%

.8%

1.6%

13

75

35

123

% of Total
Count
% within
% of Total
Other

Total

Village

2

% within

Yes

Township

Total

Count

Count

120

% within

10.6%

61.0%

28.5%

100.0%

% of Total

10.6%

61.0%

28.5%

100.0%
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Should the Township/Village Encourage Light Industrial Development?
According to Table 34, similar to the above question, 83.2% of 125 respondents thought that the
Township/Village should encourage light industrial development. Only 14.4% thought the opposite. Finally,
2.4% of the respondents chose other responses rather than “No” or “Yes”. The responses included “Depends
[on] what it is,” “Should be allowed, but not encouraged,” and “Within reasons.”
Table 34: A Crosstabulation of Light Industrial Development Responses by Resident Group
Should the Township/Village Encourage Light Industrial Development? * Resident Group Crosstabulation

Resident Group

Should the Township/Village
encourage light industrial
development?

No

Undecided

Township

3

12

3

18

16.7%

66.7%

16.7%

100.0%

2.4%

9.6%

2.4%

14.4%

10

61

33

104

% within

9.6%

58.7%

31.7%

100.0%

% of Total

8.0%

48.8%

26.4%

83.2%

0

2

1

3

% within

0.0%

66.7%

33.3%

100.0%

% of Total

0.0%

1.6%

.8%

2.4%

13

75

37

125

% within

10.4%

60.0%

29.6%

100.0%

% of Total

10.4%

60.0%

29.6%

100.0%

Count
% within
% of Total

Yes

Count

Other Count

Total

Total

Count

121

Village
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Please Provide Any Comments about This Survey or Planning in the Concord Area in the
Space Below.
The following unique comments were from respondents in three groups: Undecided, Township, and Village.

Comments from Undecided Residents
● “Keep Concord Township, small agricultural community.”
●

“The Village needs to separate itself from the township.”

● “Minutes of the planning commission should be posted on the Township website.”
● “Any new ordinances should be sent to property owners.”

Comments from Township Residents
“All of these [sources of news] are useless. You put out news??? When? Who? I never hear anything."

●


●

“All things should be discussed separately. It is a shame that a huge hog farm can be voted in and
disrupt quality of life for homeowners."

●

“Better/more options for phone/internet. It has not improved where we live."

●

“High speed internet [is an issue that should be focused]. Service outside village is
horrible/nonexistent)"

●

“Consolidate village/township governments (save money)"

●


“Do something about the Coyotes--I can't even go outside at night. Also, the constant fireworks and
shooting fun, after dark. many laws being broken. Also using Action city streets and destroys personal
property. Constant littering on dirt roads and throwing couches, refrigerators on public property."

●

“Do something to lower tax"

●

“Encourage current bldg [building] owners to develop and allow others to develop their bldgs
[buildings] and revive the town."

●

“From my real experience on Village, Twp, and County operations, I would like to be informed as to the
income (taxes, etc) and expenses (labor, roads, fine dept., Emergency Services, etc). To me, it seems as
though the amt. of R/E taxes paid to Concord Twp, we residents see virtually No Road work
accomplished. Thank you."
122

●

“I love our little town would hate to see the quaint style completely I would favor a historic district to
present that"

●

“It would be nice if we could get high speed internet /cable out where we live."

●

“Light industrial development "should be allowed, but not encouraged."
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“Need a "Welcome to Concord" sign along M-60 (2-sided) big and pretty; I really like the flowers
planted along the Mill Pond. More along the M-60 corridor in some sort of way"

●

“Need something to draw old resident back "home" and keep Young Families here. A great school
district with Plenty of housing, jobs and recreational/entertainment opportunities.”

●

“Notify all residence of any potential change to property zoning prior to any meetings to discuss."

●

“Support to medical marijuana facilities and related research facilities as a source of tax and job growth
for the local economy."

●

“We have most of what you are asking about. What you don't have is a Seniors friendly area; no
discount water rates for instance. Housing is almost non-existent., almost everything has steps
(sometimes many) to get into homes."

●

“Would like to see a splash pad at the Park for kids updated playground equipment added to park;
restrooms and another concession stand, dugouts and bleachers needed new businesses encouraged in
downtown area more community events during the year; water bills increase Seniors cannot afford it.”

Comments from Village Residents
●

“All growth and development is good! It brings in more tax dollars and it takes the burden of the rest of

us."
●

“Clean the drinking water in the Village. We buy bottled water. In the kitchen and bathrooms, it leaves a
residue."

●

“The Township should not double tax."

●

“Too long of a survey; way too many questions were beyond the scope of the purpose of the survey. It's
nice the Boards are encouraging public participation. You guys are doing a good job, it's nice to see the
Township & Village working together more and that the boards are forward thinking about problems
and opportunities…The quality/ workmanship as well as the artwork were not on par w/ previous years.
Same as the silent auction. Unpleasant surprises.

●

“Township and village should work together"
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●

“Residential and commercial growth within the Village of Concord will never happen until the Village
Property Taxes are reduced. Concord is too small to have 2 Governments. If we combine both
Governments into one, we could reduce the village property taxes, which would encourage growth.”
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“…[I] would like to see Concord become more ‘farm’ friendly with their ordinances. Perhaps not just
that, but also concerned with the impact commercial or industrial farming has on our beautiful planet!
Not many years ago, even the townspeople had a horse, cow or chickens in their yard. This allowed
families to provide food for their tables from selling what the animals produced and eating it themselves.
Today, our green lawns are only useful to sit on and mow. What a waste of such good land!
Understandably, there are limits to this in the present day, Animals make noise and smells (if not
managed properly) that most people in town may want to avoid. Just know there are residents who
would have to have more freedom on their property to raise animals that they know what they ate and
how they lived. These would be animals that didn’t live on inhumane factory farms and contributed to
the degradation of the soil, runoff into waterways and pollution of our air. Instead, they would improve
the solid and the lives of the owners.”

●

“No mowing or weed whipping on Sundays (Village). No residential fire works after 10.00 PM
(Village). Landlords in the village “MUST BE REQUIRED” to keep there rental houses and or rental
buildings in decent shape. Mainly painted and roofs kept up. Residents in the village must be
encouraged to keep there [their] houses in decent repair (mainly scraped and painted). Residents and
landlord’s in the village must be required to keep there [their] limbs high enough and back off the
sidewalks far enough as to allow people to walk freely. There are just a few things that both the
township and village should stand together on. Yes, that’s right, if the village and the township stand
together on some of these issues then no one can take sides.
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Concord Township Zoning Plan
The master plan provides the legal basis for zoning in Concord Township. Accordingly, the plan is required to
contain a special plan element, commonly known as the zoning plan, by Michigan’s planning and zoning
enabling acts. As noted in the Michigan Planning Guidebook (May 2008),”special plan elements are often
prepared to establish a legal basis for a local regulation, such as a zoning plan to serve as the basis for zoning
regulations.”
The MPEA —the Michigan Planning Enabling Act (PA 33 of 2008), as amended — requires “a zoning plan for
the various zoning districts controlling area, bulk, location, and use of buildings and premises” because Concord
Township has an adopted zoning ordinance (Sec. 33 (2) (d)). The MZEA — the Michigan Zoning Enabling Act
(PA 110 of 2006), as amended — requires the planning commission to adopt and file with the township board
“a zoning plan for the areas subject to zoning” in Concord Township (Sec. 305 (a)). Finally, the MPEA also
requires the zoning plan to “include an explanation of how the land use categories on the future land use map
relate to the districts on the zoning map” (Sec. 33 (2) (d)).
Zoning Districts
Article 3 of the zoning ordinance establishes and provides the statements of purpose for the following zoning
districts (please see the Zoning Map):
Agricultural District (AG-1) — “The purpose of this district is to preserve, for agricultural activity, to the
greatest extent possible those areas in the township which have been designated as essential agricultural lands in
the township's land use plan, while allowing a limited amount of non-farm housing. To this end the number of
non-farm dwellings allowed on a parcel of land, which is a parcel of record at the time [the zoning] ordinance is
adopted, shall be based on a schedule of density contained in Section 3.10. However, it should be noted that the
primary intended use of this district is agricultural activities and that there may be odors, dust and noise
associated with these activities which are not compatible with residences.”
“It is recognized that the public health and welfare of the citizens of Concord Township, Jackson County, the
State of Michigan, and the United States are greatly dependent upon the sustenance and economic benefits
provided by a viable agricultural industry. This district is intended to insure that land areas within Concord
Township which are well suited for production of food and fiber are retained for such production, unimpeded by
the establishment of incompatible uses which would hinder agricultural practices and irretrievably deplete
agricultural lands.”
“The Essential Agricultural District has the following specific purposes and objectives.”
1. “Protect prime farmland from speculative increases in land values.”
2. “Prevent fragmentation of farmlands by division into small parcels.”
3. “Prevent loss of prime farmland.”
4. “Prevent conflicts between agricultural activities and residences.”
5. “Prevent encroachment of urban and suburban services into agricultural areas.”
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6. “Minimize cost of providing services to rural areas.”
7. “Encourage long-term investment in improvements needed to maintain and expand agricultural
production by creating a stable environment for such production.”
8. “Reduce the amount of land consumed in rural areas for non-agricultural use.”
9. “Prevent intrusion of uses into farm areas which are incompatible with general farming activities.”
10. “Permit services which are necessary to support farming activities.”
“The Agricultural District is intended to be used in those parts of Concord Township which are designated for
permanent agricultural use in the township's land use plan” (Sec. 3.3.1).
Single Family Residential District (R-1) — “The Single Family Residential District is established as a district
in which the principal use of land is for single-family dwellings. For the single-family residential district, in
promoting the general purpose of this Ordinance, the specific intent is:”
1. “To encourage the construction of, and the continued use of the land for single family dwellings.”
2. “To prohibit business, commercial or industrial use of the land, and to prohibit any other use which
would substantially interfere with development or continuation of single-family dwellings in the
district.”
3. “To encourage the discontinuance of existing uses that would not be permitted as new uses under the
provisions of this Ordinance.”
4. “To discourage any land use which would generate traffic on minor or local streets other than normal
traffic to serve the residences on those streets.”
5. “To discourage any use which, because of its character or size, would create requirements and costs
for public services, such as fire and police protection, water supply, and sewage, substantially in
excess of such requirements and costs if the district were developed solely for single-family
dwellings.”
6. “To encourage single-family development in those areas which have suitable soils” (Sec. 3.4.1).
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Mobile Home Park District (RMH) — “The purposes of the Mobile Home Park District is to encourage a
suitable environment for persons and families that by preference choose to live in a mobile home rather than a
conventional single-family structure. In keeping with the occupancy characteristics of contemporary mobile
homes, this Article establishes low density standards and permitted uses that reflect the needs of residents in the
District. Development is limited to mobile homes when located in a subdivision designed for that purpose or a
mobile home park with recreation facilities, churches, schools and necessary public utility buildings” (Sec.
3.5.1).
Multiple Family Residential District (RM) — “The RM, Multiple Family Residential District is designed to
permit a more intensive residential use of land with various types of attached single family houses, townhouses,
and garden apartments. For the multiple family residential district, in promoting the general purpose of this
ordinance, the specific intent is”
1. “To encourage multiple family development in locations where”
a. “Sewage disposal can be safely accommodated.”
b. “In areas with immediate access to county primary roads.”
c. “In areas where multiple family development can be compatible with adjacent development.”
2. “To prohibit business, commercial, or industrial uses of land; and to prohibit any other use of land
which would substantially interfere with multiple family development.”
3. “To encourage the discontinuance of existing uses that would not be permitted as new uses under the
provisions of this ordinance” (Sec. 3.6.1).
Commercial District (C) — “The C, Commercial District, is intended to permit retail business and service uses
which are needed to serve the nearby residential area. In order to promote such business developments so far as
is possible and appropriate in each area, uses are prohibited which would create hazards, offensive and loud
noises, vibration, smoke, glare, or heavy truck traffic. The intent of this District is also to encourage the
concentration of local business areas to the mutual advantage of both the consumers and merchants and thereby
to promote the best use of land at certain strategic locations and to avoid the continuance of encouraging
marginal strip, business development along heavily traveled roads” (Sec. 3.7.1).
Industrial District (I) — “The intent of this Article is to permit industrial uses to locate in desirable areas of
the Township, which uses are primarily of a manufacturing, assembling and fabricating character, including
large scale or specialized industrial operations requiring good access by road and/or railroad, and needing
special sites or public and utility services. Reasonable regulations apply to users in this district so as to permit
the location of industries which will not cause adverse [effects] on residential and commercial areas in the
Township” (Sec. 3.8.1).
Dimensional Standards
The following bulk, height, and setback restrictions for each district are included in the zoning ordinance (Sec.
3.10).
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Bulk, Height, and Setback Restrictions
Zoning District

Minimum Lot Size

Max.Building Height

Minimum Yard Setback

Lot Area
Coverage*

Area

Width

Stories

Height

Front

Side

Rear

Agricultural
(AC)

1.0 Acre

150 Feet

2.5

35 Feet

60 Feet

10 Feet

50 Feet

20%

Single Family
(R-1)

0.5 Acre

100 Feet

2.5

35 Feet

35 Feet

15 Feet

25 Feet

20%

Mobile Home
Park (MHP)

See Sec.
3.5.2

See Sec.
3.5.2

2.5

35 Feet

See Sec. See Sec. See Sec.
3.5.2
3.5.2
3.5.2

25%

Multiple Family
(RM)

See Sec.
3.6.4

See Sec.
3.6.4

2.5

35 Feet

See Sec. See Sec. See Sec.
3.6.4
3.6.4
3.6.4

25%

General
Commercial (GC)

1.0 Acre

150 Feet

2.5

30 Feet

50 Feet

20 Feet

20 Feet

25%

Limited Industrial
(LI)

1.0 Acre

150 Feet

2.5

30 Feet

50 Feet

20 Feet

20 Feet

30%

*Max Percent for All Buildings
Rezoning Criteria
The most common zoning application of the master plan is during the rezoning process. Accordingly, a
rezoning should be required to meet set criteria in order to be considered consistent with the master plan. Sec.
150.381 (c) of the township’s zoning code contains standards which satisfy this requirement:
● Is the proposed rezoning consistent with the policies and uses proposed for that area in the Township’s
master plan?
● Will all of the uses allowed under the proposed rezoning be compatible with other zones and uses in the
surrounding area?
● Will any public services and facilities be significantly adversely impacted by a development or use
allowed under the requested rezoning?
● Will the uses allowed under the proposed rezoning be equally or better suited to the area than uses
allowed under the current zoning of the land?
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Relationship to the Future Land Use Map
The remainder of this appendix equates the various zoning districts included on the zoning map with the various
categories included on the future land use map.
Open Area — The following open area is area included on the future land use map:
● Agricultural Areas — Agricultural areas are addressed generally on the future land use map. The
following zoning district equates to those areas:
❏ AG — Agricultural District
Residential Areas — The following residential areas are included on the future land use map:
● Low-Density Residential Areas — Low-density residential areas are addressed generally on the future
land use map. The following zoning districts equate to those areas:
❏ AG — Agricultural District
❏ R-1 — Single-Family Residential
● Medium-Density Residential Areas — High-density residential areas are addressed generally on the
future land use map. The following zoning districts equate to those areas:
❏ RM — Multiple-Family Residential
❏ MHP — Mobile Home Park
Commercial Areas — The following commercial areas are included on the future land use map:
● Mixed-Use Areas — Mixed-use areas are addressed generally on the future land use map, but do not
affect the Township.
● General Commercial Areas — General commercial areas are addressed generally on the future land
use map. The following zoning district within the Township equates to those areas:
❏ GC — General Commercial District
● Highway Commercial Areas — Highway commercial areas are addressed generally on the future land
use map, but do not affect the Township.
Industrial Area — The following industrial area is included on the future land use map:
● Light Industrial Area — Light industrial areas are addressed generally on the future land use map. The
following zoning districts equate to those areas:
❏ LI — Limited Industrial District
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Mixed Use, Residential and Commercial (MU)– The Mixed Use Residential & Commercial District is
established as a district in which the use of land is intended to encourage development in Residential (R-1),
Multiple Family Residential (RM), and Commercial (C) uses in a coordinated mutually complementary manner.
For the Mixed Use, Residential & Commercial district, in promoting the general purpose of this Ordinance, the
specific intent is to permit the following uses:
Single Family Residential District (R 1) — The Single Family Residential District is established as a district in
which the principal use of land is for single-family dwellings. For the single-family residential district, in
promoting the general purpose of this Ordinance, the specific intent is:
1.
To encourage the construction of, and the continued use of the land for single-family dwellings.
2.
To prohibit certain, business, commercial or industrial use of the land, and to prohibit any other
use which would substantially interfere with development or continuation of single-family
dwellings in the district.
3.
To encourage the discontinuance of existing uses that would not be permitted as new uses under
the provisions of this Ordinance.
4.
To discourage any land use which would generate traffic on minor or local streets other than
normal traffic to serve the residences on those streets.
5.
To discourage any use which, because of its character or size, would create requirements and
costs for public services, such as fire and police protection, water supply, and sewage,
substantially in excess of such requirements and costs if the district were developed solely for
single-family dwellings.
6.
To encourage single-family development in those areas which have suitable soils (Sec. 3.4.1).
Multiple Family Residential District (RM) — The RM, Multiple Family Residential District is designed to
permit a more intensive residential use of land with various types of attached single family houses, townhouses,
and garden apartments. For the multiple family residential district, in promoting the general purpose of this
ordinance, the specific intent is
1.
To encourage multiple family development in locations where
a.
Sewage disposal can be safely accommodated.
b.
In areas with immediate access to county primary roads.
c.
In areas where multiple family development can be compatible with adjacent
development.
2.
To prohibit certain business, commercial, or industrial uses of land; and to prohibit any other use of land
which would substantially interfere with multiple family development.
3.
To encourage the discontinuance of existing uses that would not be permitted as new uses under the
provisions of this ordinance (Sec. 3.6.1).
Commercial District (C) — The C, Commercial District, is intended to permit retail business and service uses
which are needed to serve the nearby residential area. In order to promote such business developments so far as
is possible and appropriate in each area, uses are prohibited which would create hazards, offensive and loud
noises, vibration, smoke, glare, or heavy truck traffic. The intent of this District is also to encourage the
concentration of local business areas to the mutual advantage of both the consumers and merchants and thereby
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to promote the best use of land at certain strategic locations and to avoid the continuance of encouraging
marginal strip business development along heavily traveled roads (Sec. 3.7.1).
Residential areas — The following residential areas are included on the future land use map:
·

Low-density residential areas — Low-density residential areas are addressed generally on the
future land use map. The following zoning districts equate to those areas:
o A
 G — Agricultural District
o R
 -1 — Single-Family Residential

·

Medium-density residential areas — High-density residential areas are addressed generally on
the future land use map. The following zoning districts equate to those areas:
o R
 M — Multiple-Family Residential
o M

HP — Mobile Home Park

Commercial areas — The following commercial areas are included on the future land use map:
·

General commercial areas — General commercial areas are addressed generally on the future
land use map. The following zoning district within the Township equates to those areas:
o G
 C — General Commercial District

·

Highway commercial areas — Highway commercial areas are addressed generally on the future
land use map. The following zoning district within the Township equates to those areas:
o H
 C – Highway Commercial District

Mixed-use areas — Mixed-use areas are addressed generally on the future land use map and equate to those
areas:
·

Low-density residential areas — Low-density residential areas are addressed generally on the


future land use map. The following zoning districts equate to those areas:
o A
 G — Agricultural District
o R
 -1 — Single-Family Residential
·

Medium-density residential areas — High-density residential areas are addressed generally on
the future land use map. The following zoning districts equate to those areas:
o R
 M — Multiple-Family Residential

Commercial areas — The following commercial areas are included on the future land use map:
·

General commercial areas — General commercial areas are addressed generally on the future
land use map. The following zoning district within the Township equates to those areas:
o G
 C — General Commercial District
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·

Highway commercial areas — Highway commercial areas are addressed generally on the future
land use map. The following zoning district within the Township equates to those areas:
o H
 C – Highway Commercial District

Institutional Areas
The following institutional areas are included on the future land use map:
● Institutional — Does not directly affect the Township.
● Parks and Recreation — Does not directly affect the Township.
Although they are identified on the future land use map, they don’t equate to any district on the zoning map.
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Village of Concord Zoning Plan
The master plan provides the legal basis for zoning the Village of Concord. Accordingly, the plan is required to
contain a special plan element, commonly known as the zoning plan, by Michigan’s planning and zoning
enabling acts. As noted in the Michigan Planning Guidebook (May 2008), “special plan elements are often
prepared to establish a legal basis for local regulation, such as a zoning plan to serve as the basis for zoning
regulations.”
The MPEA--the Michigan Planning Enabling Act (PA 33 of 2008), as amended--requires “a zoning plan for the
various zoning districts controlling area, bulk, location, and use of buildings and premises” because the Village
of Concord has an adopted zoning ordinance (Sec. 33 (2) (d)). The MZEA--the Michigan Zoning Enabling Act
(PA 110 of 2006), as amended --requires the planning commission to adopt and file with the Village Council “a
zoning plan for the areas subject to zoning” in the Village of Concord (Sec. 305(a)). Finally, the MPEA also
requires the zoning plan to “include an explanation of how the land use categories on the future land use map
relate to the districts on the zoning map” (Sec. 33 (2) (d)).

Zoning Districts
Article IV of the zoning ordinance established and defined the following zoning districts (please see the Zoning
Map):
Residential Districts -- “The Suburban Residential District, Urban Residential District, Multiple - Family
Residential District and Rural Non - Farm Districts are designated principally for residential use and are limited
to dwellings and uses normally associated with residential neighborhoods in order to encourage a suitable and
healthy environment for family life. The residential districts are designed to regulate the location of residential
uses and dwellings according to a well considered plan which reflects the different types of residential of
residential uses and dwellings, the different densities of population and the intensity of land use desired,
potential nuisances, and hazards which may cause unhealthy conditions, and the relationship of residential uses
and dwellings to other areas devoted to commercial or industrial use and to streets. The purpose of each
residential district is further stated below.”
● Suburban Residential District (RS-1) -- “This district is designed to provide principally for moderate
suburban densities where necessary services and facilities including central sewage and supply systems
can feasibly be provided.”
● Urban Residential (RU-1) -- “This district is designed to provide areas principally for high-density
single - family residential dwellings where necessary urban services and facilities can be feasibly
provided, including central sanitary sewage and central water systems.”
● Multiple - Family Residential District (RM-1) -- “This district is designed to permit a high density of
population and high intensity of land use in those areas which are served by central water supply system
and a central sanitary sewage system, support, complement or serve such density and intensity.”
● Rural Non - Farm District (RNF-1) -- “This district is designed to provide residential areas principally
for low suburban densities with limited animal, crop, and recreational uses where necessary urban
services and facilities, including central sewage and water supply systems can be feasibly provided.”
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Commercial Districts -- “The General Commercial District and Highway Commercial/Light Industrial District
are designed to limit compatible commercial enterprise at appropriate locations to encourage efficient traffic
movement, parking, utility services, advance public safety, and protect surrounding property. The commercial
districts are designed to regulate the locations of these business uses according to a well-considered plan which
determines the types of such uses and the intensity of land, street and highway use in such district, potential
nuisances and hazards which may cause unsafe conditions, and the relationship of commercial uses to each
other and to other areas devoted to-residential or industrial uses and to streets and highways. The purpose of
each commercial district is further stated below.”
● General Commercial District (C-1) -- “This district is intended to encourage planned and integrated
groups of retail services and administrative establishments, which will provide retail convenience and
comparison goods and provide personal and professional services for the entire area.”
● Highway Service Commercial / Light Industrial District (HCL-2) -- “This district is intended to
provide for various commercial and light industrial establishments offering accommodations, supplies,
and services to local as well as through automobiles and truck traffic. This district should be along
major thoroughfares or adjacent to interchange ramps of limited access highway facilities and should
encourage groupings and to discourage dispersion of these activities.”
Industrial District -- “It is recognized by this ordinance that the value to the public of designating certain areas
for certain types of industrial uses is represented in the employment opportunities afforded to citizens and the
resultant economic benefits conferred upon the Village of Concord. In order that this value may be maintained
and this use encouraged, this ordinance has established zoning districts designed to regulate the location of
industrial uses according to a well considered plan which reflects the types of such uses and intensity of land,
street and highway use in such district, potential nuisances and hazards which may cause unsafe and unhealthy
conditions, and the relationship of industrial uses to each other and to other areas devoted to agricultural,
residential, or commercial use and to streets, highways, and other means of transportation. To these ends,
certain uses, which would function more effectively in other districts and would interfere with operation
industrial activities and the purpose of these districts have been excluded. The purpose of each industrial district
is further stated below.”
● Light Industrial District (L-1) -- “This district is designed to provide suitable space for industrial
operations of all types that can comply with all provisions of this ordinance and can assure the
protection of the public interest and surrounding property and persons.”
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Dimensional Standards
The following bulk, height, and setback restrictions for each are included in the zoning ordinance (Art. IV).

Suburban Residential District (RS-1) -- Dimensional Standards
Minimum Lot Size

10,000 Square Feet

Ten Thousand (10,000) Square Feet

Minimum Lot Width

80 Feet

Eighty (80) Feet

Front Yard Setback

35 Feet

Thirty Five (35) Feet

Side Yard Setback

10 Feet

Ten (10) Feet

Rear Yard Setback

25 Feet

Twenty Five (25) Feet

Corner Lot Setback (Abutting Streets)

35 Feet

Thirty Five (35) Feet

Lot Coverage

> 30%

Not to Exceed Thirty (30) Percent

Principle Building Stories

> 2½ Stories

Not to Exceed Two and a Half (2½) Stories

Principle Building Height

> 35 Feet

Not to Exceed Thirty Five (35) Feet

Accessory Structure Height

> 25 Feet

Not to Exceed Twenty Five (25) Feet

Urban Residential (RU-1) -- Dimensional Standards
Minimum Lot Size

7,500 Square Feet

Seventy Five Hundred (7,500) Square Feet

Minimum Lot Width

60 Feet

Sixty (60) Feet

Front Yard Setback

25 Feet

Twenty Five (25) Feet

Side Yard Setback

5 Feet

Five (5) Feet

Rear Yard Setback

20 Feet

Twenty (20) Feet

Corner Lot Setback (Abutting Streets)

25 Feet

Twenty Five (25) Feet

Lot Coverage

> 30%

Not to Exceed Thirty (30) Percent

Principle Building Stories

> 2½ Stories

Not to Exceed Two and a Half (2½) Stories

Principle Building Height

> 35 Feet

Not to Exceed Thirty Five (35) Feet

Accessory Structure Height

> 25 Feet

Not to Exceed Twenty Five (25) Feet
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Multiple - Family Residential District (RM-1) -- Dimensional Standards
Minimum Lot Size

15,000 Square Feet

Fifteen Thousand (15,000) Square Feet

Minimum Lot Width

120 Feet

One Hundred Twenty (120) Feet

Front Yard Setback

25 Feet

Twenty Five (25) Feet

Side Yard Setback

10 Feet

Ten (10) Feet

Rear Yard Setback

25 Feet

Twenty Five (25) Feet

Corner Lot Setback (Abutting Streets)

25 Feet

Twenty Five (25) Feet

Lot Coverage

> 25%

Not to Exceed Twenty Five (25) Percent

Principle Building Stories

> 2½ Stories

Not to Exceed Two and a Half (2½) Stories

Principle Building Height

> 35 Feet

Not to Exceed Thirty Five (35) Feet

Accessory Structure Height

> 25 Feet

Not to Exceed Twenty Five (25) Feet

Rural Non - Farm District (RNF-1) -- Dimensional Standards
Minimum Lot Size

1 Acres
44,000 Square Feet

One (1) Acre
Forty Four Thousand (44,000) Square Feet

Minimum Lot Width

200 Feet

Two Hundred (200) Feet

Front Yard Setback

35 Feet

Thirty Five (35) Feet

Side Yard Setback

35 Feet

Thirty Five (35) Feet

Rear Yard Setback

60 Feet

Sixty (60) Feet

Lot Coverage

> 10%

Not to Exceed Ten (10) Percent

Principle Building Stories

> 2½ Stories

Not to Exceed Two and a Half (2½) Stories

Principle Building Height

> 35 Feet

Not to Exceed Thirty Five (35) Feet

Accessory Structure Height

> 25 Feet

Not to Exceed Twenty Five (25) Feet
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General Commercial District (C-1) -- Dimensional Standards
Minimum Lot Size

10,000 Square Feet

Ten Thousand (10,000) Square Feet

Minimum Lot Width

75 Feet

Seventy Five (75) Feet

Front Yard Setback

35 Feet

Thirty Five (35) Feet

Side Yard Setback

20 Feet

Twenty (20) Feet

Rear Yard Setback

35 Feet

Thirty Five (35) Feet

Lot Coverage

> 25%

Not to Exceed Twenty Five (25) Percent

General Commercial District (C-1) Central Business District -- Dimensional Standards
No yard requirements or transition strips are required, only side yard and rear yard setbacks when abutting
residential districts.
Side Yard Setback

20 Feet

Twenty (20) Feet

Rear Yard Setback

35 Feet

Thirty Five (35) Feet

Highway Service Commercial / Light Industrial District (HCL-2) -- Dimensional Standards
Minimum Lot Size

15,000 Square Feet

Fifteen Thousand (15,000) Square Feet

Minimum Lot Width

100 Feet

One Hundred (100) Feet

Front Yard Setback

35 Feet

Thirty Five (35) Feet

Side Yard Setback

20 Feet

Twenty (20) Feet

Rear Yard Setback

20 Feet

Twenty (20) Feet

Corner Lot Setback (Abutting Streets)

35 Feet

Thirty Five (35) Feet

Lot Coverage

> 25%

Not to Exceed Twenty Five (25) Percent

Building Height

> 35 Feet

Not to Exceed Thirty Five (35) Feet
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Light Industrial District (L-1) -- Dimensional Standards
Minimum Lot Size

20,000 Square Feet

Twenty Thousand (20,000) Square Feet

Minimum Lot Width

80 Feet

Eighty (80) Feet

Front Yard Setback

35 Feet

Thirty Five (35) Feet

Side Yard Setback

20 Feet

Twenty (20) Feet

Rear Yard Setback

20 Feet

Twenty (20) Feet

Corner Lot Setback (Abutting Streets)

35 Feet

Thirty Five (35) Feet

Lot Coverage

> 25%

Not to Exceed Twenty Five (25) Percent

Building Height

> 35 Feet

Not to Exceed Thirty Five (35) Feet

Rezoning Criteria
The most common zoning application of the master plan is during the rezoning process. Accordingly, a
rezoning should be required to meet set criteria in order to be considered consistent with the master plan. Sec.
150.381 (c) of the Village’s zoning code contains standards which satisfy this requirement:
● Is the proposed rezoning consistent with the policies and uses proposed for that area in the Village’s
Master Plan?
● Will all of the uses allowed under the proposed rezoning be compatible with other zones and uses in the
surrounding area?
● Will any public services and facilities be significantly adversely impacted by development or use
allowed under the requested rezoning?
● Will the uses allowed under the proposed rezoning be equally or better suited to the area than uses
allowed under the current zoning of the land?

Relationship to the Future Land Use Map
The remainder of this appendix equates the various zoning districts included on the zoning map with the various
categories included on the future land use map.
Open Area -- The following areas are included on the future land use map:
● Agricultural Area -- Agricultural areas are addressed generally on the future land use map, but only
slightly affect the Village.

Appendix E

Village of Concord Zoning Plan
153

Residential Areas -- The following residential areas are included on the future land use map:
● Low - Density Residential Areas -- Low - density residential areas are addressed generally on the
future land use map. The following zoning districts currently equate to those areas:
○ RNF-1 -- Rural Non - Farm District
○ RS-1 -- S
 uburban Residential District
○ RU-1 -- U
 rban Residential District
● High - Density Residential Areas -- High - density residential areas are addressed generally on the
future land use map. The following zoning districts currently equate to those areas:
○ RU-1 -- Urban Residential District
○ RM-1 -- Multiple - Family Residential District
Commercial Areas -- the following commercial areas are included on the future land use map:
● Mixed - Use Areas -- Mixed use areas are addressed generally on the future land use map. Currently,
no zoning districts currently equate with these areas.
● General Commercial Areas -- Local commercial areas are addressed generally on the future land use
map. The following zoning districts currently equate to those areas:
○ C-1 -- General Commercial District
● Highway Service Commercial Areas -- Highway service commercial areas are addressed generally on
the future land use map. The following zoning districts currently equate to those areas:
○ HSC/I-2 -- Highway Service Commercial District/Light Industrial District
Industrial Area -- The following industrial area are addressed generally on the future land use map. The
following zoning districts currently equate to those areas:
● Light Industries Areas -- Light industrial area are addressed generally on the future land use map. The
following zoning districts currently equate to those areas:
○ I-1 -- Industrial District
Institutional Areas -- The following industrial area are addressed generally on the future land use map:
● Institutional -- A mix of public and quasi-public facilities.
● Parks and Recreation -- Public parks and recreation facilities.
Although they are identified on the future land use map, they don’t equate to any district on the zoning map.
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What is a Capital Improvements Program?
”Capital improvements are those physical facilities which involve a substantial investment and last a long time .
. . as opposed to the operating expenses that occur during the same year they are budgeted.” Examples of capital
improvements include: municipal buildings (e.g., Township Halls, fire stations, etc.), parks and recreation
facilities, streets and alleys, and utilities (e.g., water and sewer lines). A capital improvements program (CIP) is
a six-year prioritized listing of those projects along with the following information: location, date of
construction, cost, means of financing, sponsor, and relationship to other facilities (if pertinent). The CIP, “is
updated annually with the first year being the current year capital budget” according to the Michigan Planning
Guidebook (May 2008).

Why Prepare a Capital Improvements Program?
Section 65 of the MPEA —the Michigan Planning Enabling Act (PA 33 of 2008, MCL 125.3865), as
amended— requires that Concord Township and the Village of Concord “annually prepare a capital
improvements program of public structures and improvements,” upon the adoption of this Master Plan. The CIP
shows “those public structures and improvements, in the general order of their priority, that in the commission’s
judgment will be needed or desirable and can be undertaken within the ensuing 6-year period . . . [and] shall be
based upon the requirements of the [Township and Village] for all types of public structures and improvements.
Consequently, each agency or department of the [municipalities] with authority for public structures or
improvements shall upon request furnish the Planning Commission[s] with lists, plans, and estimates of time
and cost of those public structures and improvements.”
Of course, there are also benefits to developing and maintaining a CIP. Chief among those benefits is the
coordination of seemingly disparate projects. For example, water and sewer projects can be coordinated with
street paving projects eliminating the potential for streets to be repaved, only to be torn up to for a water or
sewer project, two or three years later. It is also important to note that “plans for new public works that are
identified in the [Master Plan can] actually come to fruition through the CIP” and to ensure that “new public
facilities are built in locations and consistent with the public policy for development in particular areas or
neighborhoods as spelled out in the” document, according to the Michigan Planning Guidebook.

Developing a Capital Improvements Program
The following information should be used to develop the capital improvements program (CIP) upon the
completion of the comprehensive plan:
Establishing Objective Criteria
“Without objective criteria, the [capital improvement process (CIP)] can quickly break down into a strictly
political process where those agencies or neighborhoods with more political or fiscal resources (or both) will
run roughshod over smaller agencies or weaker neighborhoods,” according to the Michigan Planning
Guidebook, and simply ranking proposed projects as ‘urgent,’ important,’ or ‘desirable’ “leave room for
disagreement in determining priority. More robust criteria are often used first to examine each project:”
Appendix F

Capital Improvement Programming
157

● Does the proposed facility address a risk to public safety or health?
● Is the current facility deteriorated or unsafe?
● Is the proposed facility part of a systematic replacement program?
● Will the proposed facility result in improvement of operating efficiency?
● Is the proposed facility necessary to:
❏ Ensure the success of another capital improvement?
❏ Meet a state or federal statutory or administrative requirement?
❏ A court order?
❏ A major public goal of the legislative body?
● Will the proposed facility result in the equitable provision of services or facilities to a part of the
population with special needs?
● Will the proposed facility protect or conserve sensitive natural features or natural resources or the air or
water quality of the Concord Area?
● Will the proposed facility protect the investment in existing infrastructure from becoming over capacity?
● Will the proposed facility result in a new or substantially expanded facility to provide a new service or
new level of service in Concord Area?
Those answers can then be used to place proposed facilities into groups based upon the following criteria: • The
proposed facility is urgent and fills a high priority need that should be met.
● The proposed facility is a high priority that should be done as funding becomes available.
● The proposed facility is worthwhile if funding is available (but may be deferred).
● The proposed facility is a low priority that is desirable but not essential.

The criteria listed above are recommended for larger governments with the potential for many projects. The
criteria used for “small communities with few projects may not be much more than ‘urgent,’ ‘important,’ or
‘desirable.’”
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Establishing a Process
The Michigan Planning Guidebook recommends that a medium or large-sized community create a special
committee to advise its planning commission on the capital improvements program (CIP). The committee
should be comprised of the chief elected or appointed official and representatives from the planning
commission, the legislative body, and pertinent departments (e.g., engineering; finance; fire; parks, recreation
and grounds; public works; purchasing; and water). A total of eight steps are recommended for the development
of a CIP:
● Prepare an inventory of all capital facilities.
● Rate the existing level of service for each infrastructure element.
● Identify the structure needs.
● Identify options to meet the needs and cost estimates to all projects over the next six years.
Prepare a draft CIP that includes a review of each project against the master plan and CIP prioritization criteria:
❏ Establish financial capacity for financing public works proposals over the next six years.
❏ Develop a project schedule for the next six years based on the ranking of selected projects and
the availability of funding.
❏ Select projects to be undertaken during the coming year which become the capital budget. The
remaining projects become part of the capital improvements program for the subsequent five
years.
❏ Develop a project schedule for the next six years based on the ranking of selected projects and
the availability of funding.
● After public review and hearing, the CIP is adopted by the legislative body with any agreed upon
amendments.
● Implement current year of the CIP.
● Monitor projects and update the CIP annually.

The Michigan Planning Guidebook notes that “in smaller communities with few capital improvements,” such
as Concord Township or the Village of Concord, the process can be simplified. “Each office, agency, or
department responsible for public works is asked to submit proposed public works and the planning
commission as a whole reviews and prioritizes them all —ensuring they are consistent with the master plan.”
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Village of Concord Planning Committee Master Plan Approval Minutes
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Village of Concord Council Master Plan Approval Minutes
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Village of Concord Council Master Plan Approval Minutes (Continued)
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Concord Township Planning Committee Master Plan Approval Minutes
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Concord Township Board Master Plan Approval Minutes
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Concord Township Board Master Plan Approval Minutes (Continued)
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Letter of Intent To Prepare a Master Plan
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