
 
PLANNING COMMISSION 

REGULAR MEETING AGENDA 
4:30 PM, Wednesday, June 11, 2025 

IONIA CITY HALL - COUNCIL CHAMBERS  

I.  Call to Order  

II.  Roll Call  

III.  Approval of Agenda  

IV.  Approval of Minutes  
 1. May 14, 2025 – Regular Meeting 

V.  Public Comments  

VI.  Public Hearings and Associated Action  

VII.  Old Business  

VIII.  New Business  
 1. Preliminary Site Plan Review - 421 and 431 W. Lincoln Avenue 

IX.  Commissioner Comments  

X.  Adjournment  

Next Meeting - July 9, 2025  
 

  

PUBLIC PARTICIPATION POLICY:  The City of Ionia Planning Commission encourages public 
comment on agenda and non-agenda items.  Those desiring to speak should do so under Public 
Comments at the beginning of the meeting.  After that point during the meeting public comments 
are not normally allowed.  The Chairperson may limit the amount of time allowed for each person 
wishing to make comments during the meeting. 
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PLANNING COMMISSION 

REGULAR MEETING MINUTES 
4:30 PM, Wednesday, May 14, 2025 

IONIA CITY HALL - COUNCIL CHAMBERS  
I. CALL TO ORDER 
Chairperson Bailey called the May 14, 2025, regular meeting of the Ionia Planning Commission to 
order at 4:30 PM. 
  
II. ROLL CALL 
Roll call revealed a Quorum with Planning Commissioners Logan Bailey, Michael Donaldson, 
Ryan Gregory, Tim Lee, Jason Perry, and Judy Swartz present. Commissioner Keturah Kelley was 
absent. 
  
III. APPROVAL OF AGENDA 
Chairperson Bailey introduced the agenda and asked if there were any requested changes. Planning 
Commissioner Donaldson made a motion, seconded by Planning Commissioner Lee, to approve 
the agenda as presented.   
MOTION CARRIED BY VOICE VOTE. 
  
IV. APPROVAL OF MINUTES 
  
(IV.1.)  April 2, 2025 – Regular Meeting 
Minutes from the regular meeting of April 2, 2025, were reviewed. Planning Commissioner Perry 
made a motion, seconded by Planning Commissioner Swartz, to approve the April 2, 2025, 
meeting minutes as presented.   
MOTION CARRIED BY VOICE VOTE. 
  
V. PUBLIC COMMENTS 
None. 
  
VI. PUBLIC HEARINGS AND ASSOCIATED ACTION 
  
(VI.1.)  Public Hearing to receive comments on the Site Plan Review request for 317 S. 
Dexter Street submitted by the Ionia Free Fair Association. 
Assistant City Manager Bowman summarized the requested site plan review application submitted 
by the Ionia Free Fair Association for 317 S. Dexter Street. 
 
John Dinehart, Treasurer of the Ionia Free Fair Association, and Mike Clark, Fair Manager, 
answered questions about the submitted application for a new pavilion at the fairgrounds to be 
used as a permanent venue for the E!Park and other similar events. 
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Chairperson Bailey opened the public hearing on the request at 4:41 PM and subsequently closed 
the public hearing at 4:41 PM after no public comments were made. 
 
The following standards were reviewed. 
 
Chapter 1276 – Site Plan Standards of Approval 
 
1. The Planning Commission shall have the authority to limit the number of driveways for a site, to 
require parking lots on contiguous parcels to be connected, that driveways for contiguous parcels 
be shared, and that opposite driveways be directly aligned. 
 
2. Landscaping shall be provided and designed in accordance with the City’s landscape provisions. 
 
3. All elements of the site plan shall be designed to take into account the site’s topography, the size 
and shape of the lot, the character of adjoining property, and the type and size of buildings. The 
site shall be developed not to impede the normal and orderly development or improvement of 
surrounding property for uses permitted in the Zoning Code. 
 
4. The landscape shall be preserved in its natural state, insofar as practical, by removing only those 
areas of vegetation or making those alterations to the topography that are reasonably necessary to 
develop the site according to the requirements of the Zoning Code. 
 
5. Areas of natural drainages, such as swales, wetlands, ponds, or swamps, shall be protected and 
preserved insofar as practical in their natural state to provide areas for natural habitat, preserve 
drainage patterns and maintain the natural characteristics of the land. 
 
6. The site plan shall provide all dwelling units with reasonable visual and sound privacy. As 
appropriate, fences, walls, barriers, and landscaping shall be used to accomplish these purposes. 
 
7. All buildings or groups of buildings shall be arranged to permit necessary emergency vehicle 
access as requested by the Fire Department. 
 
8. In recognition that a sidewalk system along City streets would enhance pedestrian safety and 
conserve energy through non-motorized transportation opportunities, sidewalks shall be required 
as determined by the Planning Commission during the site plan review process. Sidewalks, if 
required, shall be constructed in accordance with the City of Ionia sidewalk standards. Additions or 
renovations of buildings existing as of the effective date of this Chapter, which require a site plan 
review, shall be subject to the requirements herein. In determining the need for sidewalks, the 
following shall be considered: 

a. The amount of current and future pedestrian traffic by the site. 
b. Whether a sidewalk would enhance the safety of pedestrians currently walking by the site 

and the safety of future pedestrians. 
c. The existing and future volume of traffic on the street abutting the site. 
d. The existence or probability of sidewalks being constructed on adjacent properties in order 

to create or complete a usable sidewalk system. 
e. The location of the proposed use. 
f. The location of pedestrian attractors such as schools, churches, public buildings, and 

shopping opportunities 
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9. The arrangement of public or common ways for vehicular traffic and pedestrian circulation shall 
be connected to existing or planned streets and pedestrian or bicycle pathways in the area. Roads 
and drives which are part of a current or planned street pattern serving adjacent development shall 
be of a condition appropriate to the traffic volume and the type of traffic they will carry. 
 
10. Appropriate measures shall be taken to ensure that the removal of all surface waters will not 
adversely affect neighboring properties or the public stormwater drainage system. Provisions shall 
be made to accommodate stormwater, prevent erosion, particularly during construction, and 
prevent dust formation. The use of detention/retention ponds may be required. Surface water on 
all paved areas shall be collected at intervals so that it will not obstruct the flow of vehicular or 
pedestrian traffic or create puddles in paved areas. The Planning Commission may, at its discretion, 
require catch basins to contain oil filters or traps to prevent contaminants from being discharged 
into the natural drainage system. 
 
11. Exterior lighting shall be arranged so that illumination is deflected away from adjacent 
properties and so that it does not interfere with the vision of the motorist along adjacent streets. 
Flashing or intermittent lights shall not be permitted. Excessive lighting of buildings or structures 
shall be minimized to reduce light pollution. Street lights that conform to the City of Ionia 
specifications for street lighting shall be installed within the right-of-way along the streets abutting 
the parcel. The Planning Commission may, at its discretion, require these same street lights to be 
installed on the parcel at locations that are close to the street in order to maintain a consistent 
lighting theme along the City streets. 
 
12. Outside storage areas, including areas for trash storage, shall conform to the regulations 
contained in Chapter 1060 of these Codified Ordinances. 
 
13. Maneuvering space for trucks using on-site loading areas shall be provided on-premises and 
shall not necessitate the use of public rights of way. 
 
14. Site Plans shall conform with all applicable requirements of County, State, and Federal statutes, 
and approval may be conditioned on the applicant receiving necessary County, State, and Federal 
permits before final site plan approval or any occupancy permits are granted. 
 
Planning Commissioner Donaldson made a motion, seconded by Planning Commissioner Swartz, 
to approve the site plan for a new pavilion at 317 S. Dexter Street. This decision is based on the 
findings that the proposed use and plan comply with the Site Plan Standards of Chapter 1276 of 
the Code of Ordinances, as detailed and discussed above, subject to the approval by staff and 
resolution of any remaining site plan issues as noted below as staff conditions.  
MOTION CARRIED BY VOICE VOTE. 
 
Staff Listed Conditions 
 
1. Approval is conditional on the applicant complying with local, state, and federal laws, and all 
applicable permits being obtained before the work begins. 
  
(VI.2.)  Public hearing to receive comments on Ordinance No. 594 to amend Chapter 1276: 
Site Plan Review 
Assistant City Manager Bowman reviewed the proposed changes to Chapter 1276 with the 
Planning Commissioners. 
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Chairperson Bailey opened the public hearing on the request at 4:46 PM and subsequently closed 
the public hearing at 4:46 PM after no public comments were made. 
 
Planning Commissioner Lee made a motion, seconded by Planning Commissioner Perry, to 
recommend recommend that City Council approve Ordinance No. 594, an ordinance to amend 
Part Twelve (Planning and Zoning Code), Title Six (Zoning), Chapter 1276 (Site Plan Review); 
Chapter 1289, Section 1289.08 (Medical Marihuana Facilitiies; Application and Processing 
Procedures); and Chapter 1290, Section 1290.09 (Adult Use Marihuana Establishments; 
Application and Processing Prcedures); and Section 1289.08 and 1289.09 of the Codified 
Ordinances of the City of Ionia. 
MOTION CARRIED BY VOICE VOTE. 
  
VII. OLD BUSINESS 
None. 
  
VIII. NEW BUSINESS 
  
(VIII.1.)  Schedule Public Hearing - Preliminary Site Condominium and Site Plan Review 
for 520 E. Washington Street 
Planning Consultant Kotrba provided a detailed report on the preliminary site condominium and 
site plan review for 520 E. Washington Street.  
 
The applicant, Mr. Patrick Kapenga, introduced himself and informed the Commission about his 
plans for the site. Kapenga responded to several questions from the Commission on the project. 
Assistant City Manager Bowman noted that a Master Deed would need to be prepared for the 
project. 
 
Planning Commissioner Lee made a motion, seconded by Planning Commissioner Donaldson, to 
schedule a public hearing for a future Planning Commission meeting to solicit comments on the 
preliminary site condominium and site plan review. The motion left the exact date of the public 
hearing at the discretion of City staff due to the need for additional items from the applicant. 
MOTION CARRIED BY VOICE VOTE. 
  
IX. COMMISSIONER COMMENTS 
Judy Swartz: Mentioned the positive progress on the Hale Park improvements. 
Logan Bailey: (1) Thanked staff for their efforts to review and simplify ordinances; (2) 
Commented on the large number of people using the new dog park. 
  
X. ADJOURNMENT 
Planning Commissioner Donaldson made a motion, seconded by Planning Commissioner Perry, to 
adjourn. 
MOTION CARRIED BY VOICE VOTE. 
 
The meeting was adjourned at 5:20 PM. 
 
Respectfully Submitted, 
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Jonathan T. Bowman, Recording Secretary 
for Judy Swartz, Secretary  
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STAFF REPORT FOR PLANNING COMMISSION AGENDA ITEM  

Agenda Item: VIII.1  

TO: Planning Commissioners 

FROM: Jonathan Bowman, Assistant City Manager 

DATE: June 11, 2025 

RE: Preliminary Site Plan Review - 421 and 431 W. Lincoln Avenue  

Background: 
In May, City staff met with representatives from Bazco Holdings to discuss a redevelopment 
opportunity on the corner of Dexter Street (M-66) and Lincoln Avenue (M-21). Subsequently, an 
application package was submitted to renovate the former Rite Aid building into a convenience store 
and coffee shop concept with the rest of the property being used for a gas station and car wash. 
 
The documentation provided is sufficient to conduct a preliminary review. However, additional 
information will be needed from the applicant, and the Planning Commission should ask for 
clarification on several items. The proposed site plan was provided to the City's Public Safety, Public 
Works, and Public Utilities departments for review. Comments from these departments are included 
for consideration. Following this communication are the concept renderings, site plan, application, 
and a staff report from the City's Planning Consultant.  

Requested Action / Motion: 
It is requested that the Planning Commission conduct a Preliminary Site Plan Review for the 
proposed redevelopment of 421 and 431 W. Lincoln Avenue by Bazco Holdings, LLC. It is also 
requested that the Planning Commission schedule a public hearing for 4:30 PM, Wednesday, July 9, 
2025, at City Hall to hear comments on the Site Plan Review Application prior to conducting a final 
review of the application.   

Motion By:  Seconded By:  
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CODE INFORMATION - APPLIED ON SITE 
ONE STORY COMMERCIAL BUILDING

     AREAS                               OCCUPANT LOAD

NUMBER OF REQUIRED EXITS:                            (2) REQUIRED MIN. (4) PROVIDED7.

OCCUPANCY/ USE CLASSIFICATION:

ELECTRICAL:

ACCESSIBILITY:
BUILDING:

PLUMBING:

MECHANICAL:

GROSS AREA SUMMARY:5.

CONSTRUCTION TYPE:

APPLICABLE CODE:

BUILDING DESCRIPTION: 

4.
3.

2.

1.

TYPE  III-B 

ENERGY:
FIRE:

ALLOWABLE BLDG. HEIGHT (504.3):6. ALLOWED                        PROPOSED    

80.0' 20.5'

8. 1 H.C. TOILET ROOM REQUIRED OCCUPANT LOAD LESS THAN 50  2 PROVIDED.

TABLE OF CONTENTS

SITE PLAN APPROVAL

COVER

BUILDING DETAILS

431 West Lincoln Avenue, Ionia, MI

PROPOSED GAS STATION / CAR WASH
431 West Lincoln Avenue,                                                                          Ionia, MI  
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SITE OVERVIEWZONE INFO

ZONE B-3
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MAXIMUM BLDG. COVERAGE

MAXIMUM IMPERVIOUS COVERAGE
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5'-0" 
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N/A

ZONE: GENERAL BUSINESS DISTRICT (B-3) 

COUNTY : IONIA COUNTY
CITY : IONIA

LEGAL DESCRIPTION

PARCEL NUMBER

STATE : MICHIGAN

SERVICE GROUP

ARCHITECTURE 

ARCHITECT/ GC : NASSER CHOUCAIR
PHONE: (313)-986-8381

EMAIL: NCDESIGNERS@YAHOO.COM

3241 S.TELEGRAPH RD, DEARBORN, MI 48124

N/A
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SIDE YARD SET BACK 5'-0" 
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Corland J McDiarmid 
Director 

239 East Adams Street, Ionia Michigan, 48846 
616-527-4431 

Kevin C Heinlein 
Deputy Director 

 

 

 

 

 

 

 

 

 

PLAN REVIEW – 421 & 431 W Lincoln Ave 
 

 

 

On 05/22/2025, I reviewed the site plan for the property of 421 & 431 W Lincoln Ave, City of Ionia. 

 

According to the site plans provided (Existing buildings), they meet the International Fire Code of 

2012.  

 

 

 

 

 

 

 

 

 

 
 

Brian Vos 
 

PSO1/Inspector Brian Vos 49-26 

Ionia Department of Public Safety 

239 E Adams St  

Ionia, MI 48846 

616.523.0157 

bvos@ci.ionia.mi.us 
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MEMORANDUM

To: City of Ionia Planning Commission
Date: June 5, 2025

From: Bradley S. Kotrba, AICP 
Toby Hayes, AICP Candidate

 RE: 431 W Lincoln Avenue Site Plan Review

Bazco Holdings, LLC, the applicant, has 
applied to renovate an existing structure 
into a convenience store and gas 
station, as well as to remove an existing 
structure on site for the construction of a 
new car wash facility. 

Background. This application concerns 
two parcels (34-201-060-000-030-10 
and 34-201-060-000-035-10), which are 
zoned B-3, General Business District. 
The applicant intends to renovate the 
11,146 square foot former Rite Aid 
Pharmacy building into a convenience 
store and Tim Horton’s Coffee or Dunkin 
Donuts Coffee drive-through restaurant. 
The proposed gasoline station will contain a large canopy area covering 24 pumps on 12 pump 
islands. The existing vacant commercial structure on the east side of the site would be 
demolished and replaced with a 4,600 square foot tunnel car wash. Changes to circulation and 
parking are proposed, while the two access driveway locations are proposed to remain.

Completeness of Submittal. Section 1276.05 lists items that must be included in all site plans 
unless expressly modified or waived by the Planning Commission or Zoning Administrator. We 
find that the site plan is generally complete for review. 

Setbacks and Dimensional Requirements. The applicant has not submitted a site plan 
containing setbacks or other dimensions that would typically be found on a site plan. The plan 
set was submitted in an original scale format, allowing us to measure the distances via a scaled 
rule. 
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B-3 District Standard Proposed Compliant
Lot Area (min.) n/a 3.14 acres YES
Lot Width (min.) n/a 283 ft. (Dexter St.)

383 ft. (Lincoln Ave.) 
YES

18 ft. (convenience store)
24 ft. (carwash)

Height n/a

Unknown (canopy)

YES

Setbacks Store Canopy Car wash
64 ft. 
(Dexter)

55 ft. 
(Dexter)

n/a YESFront Yard 30 ft. 

160 ft. 
(Lincoln)

66 ft. 
(Lincoln)

82 ft. 
(Lincoln)

YES

Side Yard Setback 10 ft. 37 ft. n/a 40 ft. 
(east prop. 
Line)

YES

Rear Yard n/a (corner lot) n/a n/a n/a YES
Lot Coverage (max.) n/a 16.78% YES

Access/Circulation. The site plan indicates two existing access points to the site. A 37-foot-wide 
driveway enters the property 144 ft. from the Lincoln Avenue intersection, and a 40-foot-wide 
driveway enters 203 ft. from the Dexter Street intersection. Clear access to the building by 
emergency vehicles, as indicated by Section 1276.07(h) of the Zoning Ordinance, is not 
indicated; however, it is highly likely that the layout of the parking area with the proposed 
canopy is adequate for emergency response vehicles. Sheet SP-5 proposes the truck routes 
through the property, including the proposed turning pattern, all scenarios of circulation in front 
of and behind the convenience store and around all sides of the porposed canopy location 
adequately meet circulation standards for semi-trucks and therefore, are likely to meet the 
turning requirement for fire trucks and passenger vehicles. 

Vehicle circulation on site appears adequate, though the driveway in front of the proposed 
convenience store is only proposed to be 20 feet in width, where 25 feet is required for two-way 
traffic maneuvering aisles. Additionally, the driveway behind the existing structure is proposed to 
be a one-way drive that would serve as vehicle stacking for the drive-thru restaurant. During 
peak traffic, there is the possibility that vehicles navigating around the building may be slowed 
because of more than nine cars queued in the stacking lane. We note that this is unlikely to be 
an issue during low traffic volumes and only poses a chance during busy times. 

Parking. The parking requirements for the site are calculated using the three major uses on site: 
a car wash, a drive-thru restaurant, and a convince store. Parking for the gas pumps is not 
included in this count; however, it is worth mentioning that 24 pumps are proposed.

• Car washes are required to have one space per employee, 15 stacking spaces per 
wash-bay, and two drying spaces. It is unclear how many employees will staff the car 
wash at any given time, however, at least 15 spaces must be provided for the car wash 
for stacking. Drying areas may not be necessary. This is something the Planning 
Commission should discuss with the applicant. 
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• Drive-thru restaurants are required to provide 10 spaces per 1,000 square feet of floor 
area plus three stacking spaces. This calculates to 18 required spaces.

• Convenience stores are required to have four spaces per 1,000 square feet of floor area. 
This calculates to 38 required spaces.

A total of 56 non-stacking spaces are required, not including spaces for car wash employees. It 
is worth noting that the Planning Commission may waive required parking spaces when 
appropriate, per Section 1282.04 of the Ordinance.

The applicant proposes 62 non-gas pump spaces on site, with nine stacking spaces for the 
drive-thru restaurant, and six for the car wash; this is nine short of the minimum stacking area 
requirement for an automatic car wash. This means the car wash portion of the proposed site is 
under-parked, and something the Planning Commission should discuss.  

Parking spaces are proposed to be 20 feet deep and 10 feet wide. Additionally, three spaces in 
the lot are required to be barrier-free, ADA accessible. It appears the applicant is proposing five 
barrier-free spaces. The space requirements meet ordinance standards. 

Signage. The applicant has not stated whether any new signage is proposed for the site. Two 
wall signs are proposed on the car wash, but no specs were provided. Any signage would need 
to comply with Section 1234 of the Ordinance and be approved with a sign permit.

Lighting. The applicant submitted a photometric plan that provides evidence that all light leaving 
the site at the property lines will be less than one lumen. It should be noted that due to the 
positioning of the pole slights at the Dexter Street driveway, lighting is calculated to be around 
4.4 lumens. While the City doesn’t have a specific standard for illumination bleeding into 
surrounding properties, the City does require that all lighting be directed down and shielded or 
perpendicular to the ground. Lighting specs were included that indicate wall-pack lighting is 
proposed for the buildings, while pole lights are proposed for the parking lots. The wall packs do 
not appear shielded, however, they are shown to be dimmable. The Planning Commission may 
wish to recommend to the applicant that the wall packs facing the southern, and especially the 
eastern residential property, be shielded to prevent possible glare. 

Landscaping. Section 1286.02 of the Ordinance sets the standards for landscaping. A landscaped 
buffer may be required along a portion of the southeast corner of the site where the subject 
properties abut the MDR district or a residential use. There is approximately 198 linear feet of 
total buffer length required between the residential use to the east that would require eight canopy 
trees, 16 evergreen trees, and eight ornamental trees. A total of seven canopy trees, two 
evergreens, and three ornamental trees are provided. There are 224 linear feet of buffering along 
the south property line where the property abuts an MDR district. This buffer space would require 
nine canopy trees, 18 evergreen, and nine ornamental trees. The applicant proposed no plantings 
along this space. Though a substantial natural buffer exists currently. The Planning Commission 
may waive some of the landscaping requirements where fit.
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Front-yard landscaping is required by Section 1286.02(n) of the Ordinance. One canopy tree, 
one ornamental tree, and one evergreen are required for every 75 feet of road frontage. 
Additionally, one shrub is required for each tree. There is approximately 666 linear feet of 
combined frontage along Dexter Street and Lincoln Avenue. Therefore, the applicant is required 
to provide nine trees of each type or 27 total, along with 27 shrubs along the road frontages. 
The applicant is proposing eight canopy trees, eight evergreens, and nine ornamental trees. In 
addition to the trees, the applicant proposes installing 31 shrubs. 

Parking landscaping is required by Section 1286.03 (o) of the Ordinance. One canopy tree is 
required for every 20 parking spaces, to be planted near the parking area. Given the 62 proposed 
spaces, 4 trees are required. There are no internal parking lot islands, however, there are 
extended driveway peninsulas that do have plantings. However, these trees and shrubs were 
calculated in frontage requirements. 

Overall, two trees are deficient along the road frontage, whilst the parking lot contains no islands 
or planting, which requires four trees. The buffer areas contain 12 trees and require 32, a 
deficiency of 20 trees. Overall, the plan would require 26 more trees to be planted to meet all 
landscaping requirements. The Planning Commission does have the authority to alter or waive 
any of the required landscaping requirements if it feels it is reasonably warranted. 

Site Plan Review. The Planning Commission must also consider the standards found in Section 
1276.07 of the Zoning Ordinance. Below are those standards, along with our comments. 

(b) The Planning Commission shall have the authority to limit the number of driveways for a 
site, to require that parking lots on contiguous parcels be connected, that driveways for 
contiguous parcels be shared, and that opposite driveways be directly aligned.

Remarks: The site plan indicates that the two existing curb-cuts located on Lincoln and 
Dexter Streets will remain. These appear adequate in design to handle vehicle traffic 
and ingress/egress for the site. No new curb cuts are proposed. The Planning 
Commission may consider this standard satisfied. 

(c) Landscaping shall be provided and designed in accordance with the City’s landscape 
provisions.

Remarks: As discussed above, the Planning Commission may need to clarify 
landscaping details with the applicant. Though landscaping requirements can also be 
altered or waived by the Commission. The Planning Commission should discuss more 
with the applicant. 

(d) All elements of the site plan shall be designed to take into account the site’s topography, 
the size and type of lot, the character of adjoining property, and the type and size of 
buildings. The site shall be developed so as not to impede the normal and orderly 
development or improvement of surrounding property for uses permitted in this Zoning 
Code.
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Remarks: The site in question is ready developed with retail businesses. The applicant 
intends to redevelop the site, including the renovation of the former Rite Aid and the 
demolition of the existing commercial building for the placement of a new car wash 
facility. The current nature of the site, along with surrounding properties and land uses, 
is conducive to the uses proposed by the applicant. The Planning Commission may find 
that this standard is satisfactorily met. 

(e) The landscape shall be preserved in its natural state, insofar as practical, by removing 
only those areas of vegetation or by making those alterations to the topography which 
are reasonably necessary to develop the site in accordance with the requirements of this 
Zoning Code. A development shall respect the natural resources of the City.

Remarks: The site is already developed and does not contain any natural features. The 
Planning Commission may find that this standard does not apply. 

(f) Areas of natural drainage, such as swales, wetlands, ponds, or swamps, shall be 
protected and preserved insofar as practical in their natural state to provide areas for 
natural habitat, preserve drainage patterns, and maintain the natural characteristics of 
the land.

Remarks: The site in question is already developed. No natural areas will be disturbed 
during the process of this renovation. Natural drainage would be handled by onsite 
infiltration or runoff that will be discharged into the existing City storm sewer network. 
The Planning Commission may find that this standard is satisfactorily met. 

(g) The site plan shall provide reasonable visual and sound privacy for all dwelling units 
located therein. Fences, walls, barriers, and landscaping shall be used, as appropriate, 
to accomplish these purposes.

Remarks: The site is largely naturally buffered along the east and south property lines. 
Landscaping details are discussed above. The Planning Commission may find that this 
standard is satisfactorily met. 

(h) All buildings or groups of buildings shall be arranged so as to permit necessary 
emergency vehicle access as requested by the City Fire Department.

Remarks: The site plan contains fire truck maneuvering specs that indicate there is 
ample room between buildings for emergency vehicle access. The Planning Commission 
may wish to seek input from the Director of Public Safety to ensure this is the case. 

(i) In recognition that a sidewalk system along City streets would enhance pedestrian safety 
and conserve energy through non-motorized transportation opportunities, sidewalks 
shall be required as determined by the Planning Commission during the site plan review 
process. Sidewalks, if required, shall be constructed in accordance with the City of Ionia 
sidewalk standards. Additions to or renovations of buildings, existing as of the effective 
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date of this chapter, that require site plan review shall be subject to the requirements 
herein. In determining the need for a sidewalk, the following criteria shall be considered:

1) The amount of current and future pedestrian traffic passing by the site.
2) Whether a sidewalk would enhance the safety of pedestrians currently walking by 

the site, as well as the safety of future pedestrians.
3) The existing and future volume of traffic on the street abutting the site.
4) The existence or probability of sidewalks being constructed on adjacent 

properties in order to create or complete a usable sidewalk system.
5) The location of the proposed use.
6) The location of pedestrian attractors such as schools, churches, public buildings, 

and shopping opportunities.

Remarks: The existing sidewalks along the northern and western property lines are 
proposed to remain and appear to be in good condition. The Planning Commission may 
find that this standard is satisfactorily met. 

(j) The arrangement of public or common ways for vehicular and pedestrian circulation shall 
be connected to existing or planned streets and pedestrian or bicycle pathways in the 
area. Streets and drives that are part of an existing or planned street pattern serving 
adjacent development shall be of a condition appropriate to the traffic volume and type 
of traffic they will carry.

Remarks: The arrangement of common ways for vehicular and pedestrian circulation is 
unlikely to change or be significantly impacted. The Planning Commission may find that 
this standard is satisfactorily met. However, the applicant will have to converse with 
MDOT regarding the driveway points because both frontages lie along state highways 
under State jurisdiction. 

(k) Appropriate measures shall be taken to ensure that the removal of surface waters will 
not adversely affect neighboring properties or the public stormwater drainage system. 
Provisions shall be made to accommodate stormwater, prevent erosion, particularly 
during construction, and prevent the formation of dust. The use of detention/retention 
ponds may be required. Surface water on all paved areas shall be collected at intervals 
so that it will not obstruct the flow of vehicular or pedestrian traffic or create puddles in 
paved areas. The Planning Commission may, at its discretion, require catch basins to 
contain oil filters or traps to prevent contaminants from being discharged into the natural 
drainage system.

Remarks: No surface water is present on site. The applicant has not indicated how 
stormwater would be managed on site. Catch basins already exist on site, though it is 
unclear if these basins are sufficient for the improvements to the site, or if they will need 
to be moved or altered in any way. The applicant has also not indicated the necessary 
provisions to accommodate stormwater and soil erosion during construction. The 
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Planning Commission may also require catch basins to contain oil filters or traps to 
prevent contaminants from being discharged into the natural drainage systems, as noted 
above. Soil Erosion and Sedimentation Control permits will have to be obtained before 
any construction. The Planning Commission may consider this standard met. 

(l) Exterior lighting shall be arranged so that illumination is deflected away from adjacent 
properties and so that it does not interfere with the vision of the motorist along adjacent 
streets. Flashing or intermittent lights shall not be permitted. Excessive lighting of 
buildings or structures shall be minimized to reduce light pollution. Street lights that 
conform to the City of Ionia specifications for street lighting shall be installed within the 
right-of-way along all streets abutting the parcel. The Planning Commission may, at its 
discretion, require these same street lights to be installed on the parcel at locations that 
are close to the street to maintain a consistent lighting theme along City streets.

Remarks: Exterior lighting is proposed as wall-mounted lights on the exterior of the 
buildings and light poles in the parking areas. The lighting specs appear to indicate that 
all pole lighting would be downward-facing. However, the Planning Commission should 
discuss the possible shielding of the wall pack lighting facing residential property.

(m)Outside storage areas, including areas for the storage of trash, shall conform to the 
regulations contained in Chapter 1060 of these Codified Ordinances.

Remarks: No outdoor storage areas are proposed. The existing dumpster will remain 
located in the southeast corner of the site is situated on a concrete pad with a six-foot 
enclosure screening as per the city requirements. The Planning Commission may find 
that this standard is satisfactorily met. 

(n) Maneuvering space for trucks using on-site loading areas shall be provided on-premises 
and shall not necessitate the use of the public right-of-way.

Remarks: Truck maneuvering specs were provided on the site plan and appear 
adequate for any deliveries on site, as well as for fire truck circulation. The Planning 
Commission may wish to discuss truck maneuvering with the Public Safety Director, 
otherwise, this standard may be satisfactorily met.  

(o) Site plans shall conform to all applicable requirements of County, State, and Federal 
statutes, and approval may be conditioned on the applicant receiving necessary County, 
State, and Federal permits before final site plan approval or any occupancy permits are 
granted.

Remarks: This may be addressed as a condition of approval. 
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Recommendation. At the June 11th meeting, the Planning Commission should carefully 
consider any public comments as well as comments from the applicant. The Planning 
Commission must discuss the car wash parking stacking space issue, shielding wall pack light 
facing residential uses, and the deficiencies in the landscaping requirements. If the Planning 
Commission is satisfied, they may tentatively schedule the public hearing and final review for a 
future meeting.  

1. The applicant shall install two more trees along the road frontages, 20 more trees along 
the east property line shared with the residential use, and install four parking lot trees 
where feasible, unless the Planning Commission chooses to alter or waive these 
particular requirements. 

2. Two wall pack lights facing the residential home along the eastern property line shall be 
shielded. 

3. The applicant reconfigures the queue line for stacking the car wash lane by adding nine 
more spaces, unless altered or waived by the Planning Commission. 

4. Receive any other permits or approvals necessary by any local, state, or federal 
permitting authority. 

5. The Public Safety Department reviews the plans and comments. 

6. Any other reasonable condition that the Planning Commission may feel is appropriate for 
protecting the health, safety, and welfare of the community. 
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