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AGENDA 
Planning Commission 

Wednesday, August 19, 2026 - 6:30PM 
Plainwell City Hall Council Chambers 

 
1. Call to Order 
2. Pledge of Allegiance 
3. Roll Call 
4. Approval of Minutes – 07/15/2026 Regular Meeting  
5. Public Comment 
6. Recommendations and Reports: 

 

A.  Public Hearing – Special Use Permit application (SUP 2026-02) submitted by Bex Farms, Inc.  
The Planning Commission will hold a public hearing to receive comment on a Special Use Permit application for a 
Redi-Mix Concrete Operation submitted by Bex Farms, Inc. Parcel # 55-020-056-03, otherwise known as 830 Miller 
Road, Plainwell, MI 49080 is zoned vacant Industrial. This 27.5-acre parcel is located within the City’s Industrial Park.  

 

Motion to open the Public Hearing 
1. Review of SUP 2026-02 and Site Plan 
2. Review of William’s & Works and City Manager Memorandums 
3. Applicant question and answer session 
4. Public Comments 

a. Verbal 
b. Written 

5. Commissioner questions 
Motion to close the public hearing 
 

B. Motion to recommend to City Council (approval / approval with conditions / denial / tabling) of SUP 2026-02 for 
a Redi-Mix Concrete Operation submitted by Bex Farms, Inc. based on the findings outlined in the memorandum for 
the parcel identified as 55-020-056-03, located at 830 Miller Road. 
C. Motion to recommend to City Council (approval / approval with conditions / denial / tabling) of Site Plan for a 
Redi-Mix Concrete Operation submitted by Bex Farms, Inc. based on the findings outlined in the memorandum for 
the parcel identified as 55-020-056-03, located at 830 Miller Road. 
 

7. Communications: City Council meeting minutes from 06/22/2026, 07/13/2026 and 07/27/2026. 
8. Public Comments 
9. Staff Comments 

10. Commissioner Comments 
11. Adjournment 

 

Kevin Hammond, Chair 
Rachel Colingsworth, Vice Chair 
Stephen Bennet, Member 
Jay Lawson, Member 
Elizabeth Raich, Member 
Susan Charkowski, Member 
Lori Steele, Council Representative 
 “The Island City” 

Department of Administration Services 
211 N. Main Street 
Plainwell, Michigan 49080 
Phone: 269-685-6821   Fax: 269-685-7282 
Web Page Address: www.plainwell.org 
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MINUTES 
Plainwell Planning Commission 

July 15, 2026 
 

The City of Plainwell is an equal opportunity employer and provider 

1. Chair Hammond called the regular meeting to order at 6:30pm in City Hall Council Chambers. 
 

2. Pledge of Allegiance was given by all present. 
 

3. Roll Call: Present: Chair Kevin Hammond, Vice Chair Rachel Colingsworth and Commissioners Susan Charkowski, Jay Lawson, 
Elizabeth Raich and Lori Steele.       Support Staff: City Manager Justin Lakamper and Clerk JoAnn Leonard 

         Excused: Commissioner Stephen Bennett   
 

4. Approval of Minutes: 
A motion by Steele, seconded by Lawson, to accept and place on file the Planning Commission Meeting Minutes of the 
05/20/2026 regular meeting.  On a voice vote, all voted in favor.  Motion passed. 

 

5. Public Comment: None. 
 

6. Chairperson’s Report: None. 
 

7. Recommendations and Reports: 
A. A motion by Steele, seconded by Raich, to open a Public Hearing at 6:32pm to hear comments regarding Ordinance 

406, which amends Chapter 53: Zoning of the Code of Ordinances.  On a voice vote, all in favor.  Motion passed. 
 

City Manager Lakamper discussed Ordinance 406, which amends Chapter 53: Zoning of the City of Plainwell Code of 
Ordinances to add definitions for automobile service stations and public garages and specialty vehicle garages. It 
outlines both use by right and special uses permitted in the Central Business District (CBD) as it applies to these 
newly defined businesses.  
 

No public comment. 
 

A motion by Steele, seconded by Lawson, to close the Public Hearing at 6:35pm.  On a voice vote, all in favor.  
Motion passed. 
 

Commissioner & Staff Comment/Discussion: 
a. Lakamper discussed the language of the Ordinance amendment, noting that the amendment lists certain streets 

(Main St. south of Chart, Main St. north of Bannister and Allegan St. west of Island Ave) as reference points. The 
streets designate areas where gas stations are permitted and excludes the area directly downtown.  

b. Matthew Bradley asked if the ordinance amendment would mean that the old Clark Gas Station would be 
considered conforming, or would it continue to be considered non-conforming? Lakamper answered that the 
amendment would allow the old Clark station to be demolished and rebuilt, and it would be a conforming use.  

c. Raich stated - Koestner’s is not included in the amendment? Lakamper replied businesses in the downtown, such as 
Donnie’s Auto and Koestner’s will continue as non-conforming, and can continue as they are with no issue. 

d. Hammond asked if the new owners of the Clark Gas Station planned to have a garage. Lakamper answered no. 
Hammond then asked if it was sold, could a garage be added?  Lakamper answered that could be possible, going on 
to say that a gas station does require a Special Use Permit (SUP) so the site plan and SUP would come to Planning 
Commission for review and recommendation. Only Specialty Vehicle Garages are a use by right, automobile service 
stations and public garages require a SUP. 

e. Charkowski asked for clarity on what a non-conforming use is, and Lakamper replied that anything that was in 
business prior to zoning ordinance changes is allowed to continue as is without issue. The business can’t expand, or 
increase its nonconformance, but if sold, can continue as the legal non-conforming goes with the parcel, not the 
owner.  

f. Bradley asked if the gas station would receive any sort of tax break, and Lakamper said no. Lakamper stated that 
Classic Auto Mill is located on a superfund site, called a Brownfield, and could potentially apply for tax incentive 
based on that, but hasn’t yet. 

 

A motion by Collingsworth, seconded by Steele, recommending Ordinance 406 to City Council for consideration.  On a 
voice vote, all voted in favor.  Motion passed. 
 

B. General Discussion: 
• Lakamper discussed the SUP coming to Planning from gas station, sharing that he expects that to happen soon. 

We are still waiting for the SUP from the concrete redi-mix plant for the 25-acre parcel in Industrial Park which 
should be coming next month. 

• Hammond asked if there was an update from Golf Carts Plus? Lakamper replied that the owner of Golf Carts 
Plus needs to apply to rezone both his current parcels and the parcel he hopes to purchase to C2 and apply for a 
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SUP for outdoor storage. The SPU requires a site plan, and like all SUP, will come before the Planning 
Commission for review.  

• Hammond asked about the residential development of the Mill property by Watts, any updates on the PFAS 
testing? Lakamper stated that there isn’t much to update. He spoke with GHD’s project manager about a 
meeting they had with EGLE concerning PFAS on the property. EGLE, which is Michigan’s version of the EPA, 
does have some concerns about a development near where the lagoons were located along the river. The lagoons 
most likely have residual paper in them still which is more than likely the cause of the higher PFAS levels in 
those areas. Ultimately the EPA will decide whether to allow development or not. Both agencies (EGLE and 
EPA) have appointed new project managers who will need time to familiarize themselves with the paper mill 
site and the proposed development project.  

 

8. Communications:   
A motion by Hammond, seconded by Steele, to accept and place on file the City Council Meeting Minutes from 05/11/2026, 
05/26/2026, 06/08/2026 Budget Workshop and 06/08/2026.  On a voice vote, all voted in favor.  Motion passed. 
 

9. Public Comments: None. 
 

10. Staff Comments: None.   
 

11. Commissioner Comments: None.  
 

12. Adjournment: 
A motion by Steele, seconded by Raich, to adjourn the meeting at 6:54pm.  On a voice vote, all voted in favor.  Motion passed. 
 

Minutes respectfully submitted by:        
JoAnn Leonard, City Clerk                                                                                                  
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“The Island City” 

 

SUGGESTED MOTION:   

 

1.) “I motion to recommend approval of the special land use permit for 830 Miller Rd. to the 

Plainwell City Council with the following conditions: (list any and all conditions)” 

 

2.) “I motion to recommend approval of the site plan for 830 Miller Rd. to the Plainwell City 

Council with the following conditions: (list any and all conditions)” 

 

Purpose and executive summary 

This memorandum summarizes the application, the August 11, 2026 planning consultant review, the 

submitted site and stormwater materials, and the decision process in Section 53-130 of the Plainwell 

Zoning Ordinance.  

The request is to construct a concrete redi-mix plant on the industrially zoned land at 830 Miller Road. 

The consultant found the application generally complete for review and the plan generally compliant 

with dimensional and parking standards. The central unresolved issue is not basic dimensional 

compliance, but whether the proposed intensity and operations can be made compatible with nearby 

residentially zoned and occupied property through enforceable design, operating, and performance 

conditions. 

Application and site summary 

• Applicant - The applicant Bex Farms, Inc. requests a special use permit for a concrete redi-mix 

plant, a heavy manufacturing/processing use allowed in the Industrial District only after special 

approval. 

TO: Chair and Board  

FROM: Justin Lakamper, City Manager 

DATE: August 19th, 2026 

SUBJECT: 830 Miller Road - Proposed Concrete Redi-Mix Special Use Permit and Site Plan 

 

  

http://www.plainwell.org/
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• Property - The approximately 27-acre vacant site is at the southwest corner of Miller Road and 

8th Street. Industrially zoned property lies west and south; agricultural land lies north in Gun 

Plain Township; low-density residential land and homes lie east across the roads. 

• Proposed Project - The plan depicts a plant/office building, truck storage garage, fuel area, wash 

pit, dewatering pad, aggregate storage structures/domes, outdoor storage, internal truck 

circulation, parking, lighting, landscaping/berm areas, and two stormwater retention basins. The 

plan notes a future second phase with additional hoop structures and truck garage. 

• Access and parking -  A single 40-foot driveway is proposed from 8th Street. Fourteen parking 

spaces are shown, including one accessible space; the consultant calculated ten spaces are 

required. 

• Stormwater - The submitted design divides approximately 22.8 acres into north and south sub-

catchments. Design calculations report 100% of required channel-protection volume retained 

onsite and an estimated 89% total suspended-solids removal. This meets the requirements of 

the City. 

Summary of planning findings 

Topic Consultant finding Follow-up before final approval 

Dimensional 

standards 
Setbacks, lot area/width, coverage, and 

principal building height comply. The 65-foot 

tanks may fit the 15-foot exception in Section 

53-96. 

None - Compliant 

Landscaping and 

screening 
The submitted plan does not establish 

compliance with Section 53-124. A 5-foot berm 

is shown where an 8-foot wall or barrier is 

required adjacent to a residential district; the 

corner treatment may also obstruct required 

sight distance. 

Require a revised, quantified landscape plan; an 

8-foot compliant barrier/berm; identified plant 

species; and a clear 25-foot sight triangle. The 

landscaped area would require 20 trees, per the 

zoning ordinance. The current site plan shows 

13 trees. The Planning Commission should add 

the condition to add 7 trees.  

Traffic and 

emergency access 
The 40-foot entrance and internal maneuvering 

appear adequate, but agency confirmation was 

recommended. 

Public Safety Director has approved the site 

plan for the purposes of emergency vehicle 

access. 

Lighting and signs Lighting locations are shown without fixture or 

photometric specifications; no sign details were 

provided. 

Require shielded fixture details/photometrics. 

Signs will be handled by a separate sign permit 

not subject to this process. 

Environmental 

performance 
No project-specific noise, vibration, dust, 

fumes/emissions, or odor analysis was 

submitted. Industrial performance standards 

remain mandatory. 

The planning commission could require studies 

in advance of making a decision, however, our 

current ordinance has standards for all of these 

areas that they will be required to follow, as do 

all businesses in the industrial park. The city has 

a requirement that they can only make noise 

between 7:00am – 9pm. The city can place 

hours of operation requirements if wanted. 



CITY COUNCIL MEMORANDUM  PAGE 3 

Fire/fuel/hazardous 

materials 
Fuel storage is proposed; complete storage and 

containment details were not identified. 
Specific requirements for fuel storage are 

handled through the building code, and State 

regulations, which will be handled during the 

construction phase.  

Master Plan 

compatibility 
The site is designated Industrial and Innovation, 

in the future land use plans. but the plan also 

calls for integration, streetscape, nonmotorized 

connections, maintenance, and compatible 

employment development. 

While this use is not completely conducive to 

the “innovation” future land use, it is entirely 

compliant with the current zoning and future 

land use as industrial. The master plan is a 

guiding document to assist in decision making, 

however the zoning ordinance is what controls. 

Additionally, the corner location and use does 

not require it to be accessible by foot traffic 

making the suggestion of sidewalks superfluous.  

Special approval use process under Section 53-130 

• Application and completeness review - The application is filed with the City Clerk, who confirms 

that the request is the correct zoning action, that required information is supplied, and that the 

use is eligible for special approval. The Clerk may request missing information and circulate the 

site plan for technical review. This was done and passed onto the city planning consultant. 

• Notice and public input - Notice describes the request, property, consideration date, and 

comment process, and is published and mailed/delivered to owners and occupants within 300 

feet between five and 15 days before consideration. The ordinance states that a Planning 

Commission public hearing is optional but must be held if requested by the Commission, 

applicant, or an owner/occupant within 300 feet. We have met this requirement.  

• Planning Commission review and recommendation - The Commission evaluates the site plan, 

the six special-use standards, all additional design/performance requirements, technical 

comments, and public input. It must recommend approval, approval with identified conditions, 

or denial in writing to Council within 45 days after receipt of the application. 

• City Council decision - Council considers the complete record and the Planning Commission's 

recommendation, then approves, approves with conditions, or denies the permit and site plan. 

Section 53-130 states that Council acts within 30 days after receiving the recommendation and 

records its reasons, findings, and any conditions in a written decision. 

• Post-decision administration - Conditions must remain part of the approval unless changed by 

mutual consent of Council and the landowner. The permit is use-specific, lapses after more than 

12 months of discontinued use, and does not replace other required permits. Appeals may be 

made to the Zoning Board of Appeals within 30 days. 

 

ANALYSIS: The purpose of this review is to establish if this use meets the standards in the 

zoning ordinance. If believed that it does not meet the standards you can approve with 

conditions to ensure compliance, or deny the permit as is. Ultimately, the Council can pass the 

special use permit and site plan without the recommendation from the Planning Commission. 

After reviewing the planners analysis and the site plan I recommend approval with conditions 

for an 8’ berm and 7 additional trees.  
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BUDGET IMPACT: The approval of this site plan and special use permit will effectuate the sale 

of the city owned land to the applicant which will result in approximately $700,000 of revenue 

into the cities general fund.   

 

ATTACHMENTS: Application, Site Plan, and Planners review.  

 



 

 

 

MEMORANDUM 
 

To: City of Plainwell Planning Commission 
Date: August 11, 2026 

From: Nathan Mehmed, AICP 
Toby Hayes, AICP 

RE: 830 Miller Road – Balkema Redi-Mix Concrete Plant Special Land 
Use and Site Plan Review 

 

Dan Balkema of Bex Farms, Inc., has 
submitted an application for special land use 
and site plan review for the property located at 
830 Miller Road (PNN 55-160-106-10). The 
applicant intends to construct a Redi-mix 
concrete plant on the site. The purpose of this 
memorandum is to review the request 
pursuant to the City of Plainwell Zoning 
Ordinance.  

Background. The subject property, which is 
presently owned by the City of Plainwell, is 
located at the southwest corner of Miller Road 
and 8th Street and consists of approximately 
27.5 acres of vacant farmland. Adjacent 
property to the west and south is zoned I, 
Industrial. Properties to the north and east are 
located within Gun Plain Township, and are 
zoned Agricultural (north) and Low Density 
Residential (east). The applicant is seeking to 
construct a Redi-mix batch concrete plant on 
the eastern portion of the site. This would include a plant and office building, a truck storage 
building, a fueling station, wash pit, dewatering pad, and outdoor storage areas. Heavy 
manufacturing, processing, and packaging facilities are permitted as a special land use in the 
Industrial District, which includes concrete product manufacturing.  

Site Plan Review. Section 53-128 of the Plainwell Code of Ordinances establishes the process 
for site plan review. We find that the application is generally complete for review by the Planning 
Commission. However, the applicant only submitted one engineered drawing as a part of the 
site plan application. This sheet contains information such as existing property lines, contours, 
and rights-of-way, as well as proposed parking areas, buildings, contours, stormwater 
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management, landscaping, parking, lighting, and traffic movements. While the submittal does 
meet the requirements of the Ordinance, the site plan is somewhat difficult to interpret. 
Throughout the discussion below, the Planning Commission may consider requiring other 
engineered drawings from the applicant that isolate specific site plan features, if desired. 
Further, studies regarding noise, vibration, dust, and emissions may be required by the Planning 
Commission, if determined necessary. Below are our comments on the applicant’s site plan. 

Dimensions. Section 53-88 of the Zoning Ordinance establishes the dimensional requirements 
for developments in the I, Industrial Zoning District. Because the site is a corner lot, it contains 
two front yards and two rear yards per the Ordinance. Further, it appears that the site plan 
indicates a future right-of-way to the west of the proposed development. Assuming a right-of-
way is established where it is denoted on the site plan, an additional front yard would be 
established along the current western boundary of the development area, which is 30 feet from 
the proposed ROW, meeting the front yard setback requirement. The total developed area of 
the site, which appears to be planned for an eventual lot split, is approximately 13 acres. 

The table below lists the dimensional requirements and the dimensions found on the site plan. 
The site plan as presented meets the dimensional requirements of the Ordinance, with the 
exception of maximum height. The definition of “building” in the Ordinance includes all 
structures “designed to stand more or less permanently and covering a space of land.” It is our 
opinion that these tanks qualify as buildings; however, Sec. 53-96 allows for a 15 foot height 
exception for water tanks and similar structures, which the proposed tanks would comply with.  

Industrial District Standards Required Proposed 
Minimum Lot Width 100 feet 627 feet 
Minimum Lot Area 20,000 sq ft 27 acres (13 acres of 

developed area) 
Maximum Lot Coverage 65% 2.7% 
Maximum Building Height 3 stories/50 feet, with 15 

foot additional exception 
for water tanks and similar 

structures 

48 feet on principal building, 
65 feet for storage tanks 

Front Yard Setback (8th Street) 30 feet 78 feet (truck garage) 
Front Yard Setback (Miller Road) 20 feet 230 feet (truck garage) 
Rear Yard Setback (south) 20 feet 130 feet (fuel canopy) 
Rear Yard Setback (west) 30 feet N/A (exceeds 30 feet. 

Future lot split would result 
in 30-foot setback from new 

road ROW) 
 

Parking/Access. Access is proposed from 8th Street via a 40-foot-wide driveway. This driveway 
appears adequate in design and capacity. No other access points are proposed for the site; 
though the site plan indicates a future right-of-way to the west of the proposed facility that may 
provide future access to the site and other developments nearby. Comments on access and 
circulation may be sought from the City Engineer and Road Commission.   



City of Plainwell Planning Commission 
August 11, 2026 
Page 3 

 

 

The Ordinance requires 1 space for every 650 square feet of gross floor area, plus 1 space for 
every 350 square feet of office space for manufacturing facilities. Given the 600 square feet of 
proposed office space and 4,800 square feet of space within the plant, 10 total parking spaces 
are required. The applicant is proposing 14 9’x 18’ parking spaces in a lot just south of the plant 
building, including 1 ADA parking space. Parking standards are met.  

Landscaping/Screening. Section 53-124 establishes landscaping regulations and standards. 
Specifically, the Ordinance states, “For nonresidential uses in nonresidential districts, a 
minimum of 15% of the total lot area in landscaping, one tree or shrub for every 1,000 square 
feet or portion thereof, plus one tree for every 1,500 square feet of landscaped area or portion 
thereof shall be required.”  Since the applicant did not include dimensions of landscaped areas 
or an individual landscaping plan, the total area of landscaping is difficult to ascertain, though 
we believe the amount of landscaping on the plan likely does not meet the minimum 
requirements. 

A 5-foot-high berm is proposed where the site abuts residentially zoned land across Miller Road 
and 8th Street. On which, the applicant is proposing 10 trees. The species of trees has not been 
identified on the site plan. The Industrial Performance Standards, discussed at the end of this 
memorandum, require 8-foot-high berms where industrial uses abut residentially zoned land. 
This change to the site plan will be addressed as a condition of approval. Further, it does not 
appear that the berm meets the sight distance requirements for landscaping near the 
intersection of two streets, which requires an unobstructed view in a triangle defined by 
measuring 25 feet in length along each curb or edge of roadway from their point of intersection, 
the third side being a diagonal line connecting the first two. 

No other screening or fencing has been indicated on the site plan. 

Lighting. LED lights are shown in multiple places across the site plan, but no specifications for 
the lights have been provided. The Planning Commission may wish to inquire with the applicant 
regarding lighting specs for the site. Section 53-177 (G) requires that parking lot lighting be 
arranged to reflect away from residential areas. Further, the Industrial Performance Standards, 
addressed below, require site lighting be installed in a manner so as to protect abutting streets 
and adjacent properties from unreasonable glare or hazardous interference of any kind. 
Submittal of lighting specifications to the Zoning Administrator/Planner may be addressed as a 
condition of approval. 

Stormwater. Two stormwater detention basins are proposed for the site: one along the southern 
property line and another along the north property line. These basins appear adequate, though 
the Planning Commission may wish to defer comments to the City Engineer to ensure adequate 
capacity and design.  

Signage. No signage specifications or locations have been indicated on the site plan. Any 
signage on site would be required to comply with Chapter 52 of the Ordinance and may be 
reviewed and approved by the Zoning Administrator at a later time. 
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Site Plan Review Standards. Section 53-128 of the Zoning Ordinance establishes the site plan 
review standards for consideration by the Planning Commission. These standards, along with 
our remarks, are as follows: 

1. The vehicular transportation system shall provide for circulation throughout the site and 
for efficient ingress and egress to all parts of the site by fire and safety equipment; 

Remarks: The site plan indicates that a 40-foot-wide driveway is proposed from 8th 
Street, with ample maneuvering room and drive aisle width in the interior of the site 
surrounding the facility. While emergency vehicle access is likely more than adequate, 
the Planning Commission should request feedback from the Public Safety Director. 

2. Pedestrian walkways shall be provided as deemed necessary by 
the Planning Commission for separating pedestrian and vehicular traffic; 

Remarks: Pedestrian walkways were not included on the site plan. Given the auto-
oriented use of the site, and the relatively low-density development surrounding the 
subject property, pedestrian facilities may be unnecessary. However, the Master Plan 
does encourage the installation of sidewalks, trails, and streetscape improvements in the 
Industrial and Innovation Future Land Use designation. This will be discussed further, 
below. 

3. Recreation and open space areas shall be provided in all multiple-family residential 
developments; 

Remarks: The Planning Commission may find that this standard does not apply. 

4. The site plan shall comply with the district requirements for minimum floor space, height 
of building, lot size, yard space, density and all other requirements as set forth in the 
Zoning Chapter, unless otherwise provided; 

Remarks: As noted in the site plan review section above, the applicant’s proposed 
development meets all of the dimensional standards of the Ordinance. 

5. The requirements for fencing, walks and other protective barriers shall be complied with 
as provided in this chapter and as deemed appropriate by the Planning Commission; 

Remarks: This is addressed in greater detail in the site plan review section above. 
Compliance with landscaping requirements needs to be confirmed.  

6. The site plan shall provide for adequate on-site storage space for the proposed uses; 

Remarks: A 5,200 square-foot truck garage, along with 2 aggregate storage hoop 
structures and 3 domes are noted on the site plan as providing for storage of equipment 
and material on site. Detailed specifications on each of these structures were not 
provided. As such, while on-site storage is likely sufficient, the Planning Commission 
may require further details.  

7. Security measures shall be provided as deemed necessary by the Police Chief for 
resident protection in all multiple-family residential developments; 
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Remarks: The Planning Commission may find that this standard does not apply. 

8. Fire protection measures shall be provided as deemed necessary by the Fire Chief in 
conformance with all applicable laws of the state for the protection of residents and/or 
occupants of the structures; and 

Remarks: Feedback from the Director of Public Safety may once again be sought here. 
As stated in this standard, the site and its structures will be required to comply with all 
applicable fire codes, regardless.  

9. The site plan shall comply with all requirements of the applicable zoning district, unless 
otherwise provided. 

Remarks: As noted above, the site plan is in compliance with all of the Industrial District 
standards.  

Special Land Use Standards. Section 53-130 of the Zoning Ordinance establishes the general 
special land use review standards for consideration by the Planning Commission. These 
standards, along with our remarks, are as follows: 

1. The general safety, health and welfare of the community-at-large; this shall include. 

a. Accessibility of the property in question to fire and police protection; 

b. Traffic conditions, creating or adding to a hazardous situation; 

c. Transportation design requirements, if any, which will be needed to 
accommodate any traffic impact for the use intended; and 

d. Appropriateness of the location, nature and height of the proposed use to the 
size, type and kind of buildings, uses and structures in the vicinity and adjacent 
properties, including the safety and convenience of people therefrom. 

Remarks: As noted above, the access to and circulation within the site is likely more 
than adequate to accommodate emergency vehicles and any other anticipated vehicles 
associated with the operation of the plant. However, the Planning Commission will need 
to determine whether point d, above, can be met. This will be a particularly important 
discussion given the nearby residential uses across 8th Street.  

2. Any potential decrease in the market value of adjacent buildings, uses and structures 
which are permitted by right under current zoning, if the proposed use is granted; 

Remarks: The effects on adjacent properties may be difficult to ascertain. On one hand, 
industrial uses adjacent to residential uses may cause a decrease in the value of these 
residential properties. However, the applicant intends to screen the site with a berm and 
landscaping, and the subject property has been zoned Industrial for a long time. The 
Planning Commission should deliberate on the potential market impacts to neighboring 
residential properties, and determine whether the applicant should submit additional 
information in this regard. 
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3. Harmony with the Land Use Planning Program of the city. This considers whether the 
location and size of the proposed use, the nature and intensity of the activities involved, 
the size of the site with respect to existing and future streets (giving access to it), parks 
and drainage systems will be in harmony with the Land Use Plan of the city and the 
character of land use which is intended by the Land Use Plan for the area or district in 
question; 

Remarks: The Future Land Use Map within the 2023 Plainwell Master Plan places this 
site as Industrial and Innovation FLU designation. The narrative for this designation 
states, “Because of the changing nature of employment-based land uses, future growth 
should accommodate a wide variety of potential activities such as office, research and 
development, laboratories, light industrial and manufacturing, and service commercial to 
offer well-paying jobs. 

A growing trend in business park design is to better integrate employment areas with 
the rest of the community. To do that, certain enhancements should be explored, such 
as making sure property maintenance is addressed in a timely way; providing inter-
connecting sidewalks and trails that link nearby places to eat and businesses; improving 
streetscapes; inter-connecting key roads; and exploring changes to development 
regulations to provide a certain degree of flexibility for such things as lot sizes and 
uses.” 

The Planning Commission should discuss whether the proposed concrete plant aligns 
with the FLU designation for this area of the City. Further, discussion may be necessary 
to ensure the site aligns with the Master Plan’s recommendations regarding non-
motorized and streetscape enhancements.  

4. Impact from the applicant’s proposed use, its location and intensity and the height of its 
buildings, walls, fences and other structures upon the appropriate character of 
development intended for the area as deemed desirable by the city’s Land Use Plan; 

Remarks: This standard has been addressed in standard 3, above. The Planning 
Commission will need to make this determination. 

5. Any hazards arising from storage and use of inflammable fluids; and/or 

Remarks: The applicant has indicated that fuel will be stored on site, which must 
comply with applicable regulations, but no other storage of inflammable fluids has been 
identified. The Planning Commission may wish to inquire about hazardous material 
storage on site, and if storage is proposed, what safety measures the applicant intends 
to take to ensure potential leaks or spills are contained.  

6. The operations in connection with any special approval use shall not be environmentally 
objectionable to nearby properties by reason of noise, fumes, pollution, vibration or 
lights to an extent which is more than would be the operations of any use permitted by 
right for that district wherein the special use is proposed. 
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Remarks: Whether or not the plant would have significant environmental effects on 
neighboring properties such as noise, fumes, and air pollution should be discussed. We 
note that the Department of Environment, Great Lakes, and Energy (EGLE) would 
regulate emissions from the site in accordance with State and Federal regulations. 
However, the Planning Commission may require a noise study, additional landscaping 
and screening, and any additional studies or site improvements that would ensure the 
surrounding residential properties would be protected from any significant impacts as a 
result of the proposed concrete plant. Otherwise, this may be added as a condition of 
approval.  

Industrial District Performance Standards. Section 53-55 of the Zoning Ordinance 
establishes performance standards for uses permitted in the Industrial District. These standards, 
along with our overall remarks, are as follows: 

A. Application. After the effective date of this chapter: 

1. Any use established or changed to and any building, structure or tract of land developed, 
constructed or used for, any permitted or permissible principal or accessory use shall 
comply with all of the performance standards herein set forth for the district involved; 

2. If any existing use or building or other structure is extended, enlarged, moved, 
structurally altered or reconstructed or any existing use of land is enlarged or moved, the 
performance standards for the district involved shall apply with respect to the extended, 
enlarged, moved, structurally altered or reconstructed building or other structure or 
portion thereof and with respect to land use which is enlarged or moved; 

3. No main or accessory building shall be situated less than 50 feet from any residential 
property line; 

4. No parking, access and/or service area may be located less than 25 feet from any 
residential property line; 

5. All lot areas not used for buildings or parking, loading and storage areas shall be 
landscaped. It shall be done attractively with lawn, trees, shrubs, and the like and be 
properly maintained thereafter in a well-kept condition; 

6. A wall or barrier of suitable material not less than eight feet high shall be constructed 
along those property lines which abut a residential district; 

7. Lighting facilities shall be required where deemed necessary for the safety and 
convenience of employees and visitors. These facilities will be arranged in a manner as 
to protect abutting streets and adjacent properties from unreasonable glare or hazardous 
interference of any kind; 

8. No operation or activity shall be carried out in the I District which causes or creates 
measurable noise levels exceeding the maximum sound levels prescribed below 
in Table 12A., as measured on or beyond the boundary lines of the lot on which the 
operation or activity is located. A sound level meter and an octave band analyzer shall 

https://codelibrary.amlegal.com/codes/plainwellmi/latest/plainwell_mi/0-0-0-7356#JD_Table12A
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be used to measure the intensity and frequency of the sound or noise levels 
encountered. Sounds of very short duration, which cannot be measured accurately with 
the sound level meter, shall be measured by an impact noise analyzer; and the 
measurements so obtained may be permitted to exceed the maximum levels as set forth 
in Table 12A. by no more than six decibels in each octave band. For purposes of this 
chapter, impact noises shall be considered to be those noises whose peak values are 
more than six decibels higher than the values indicated on the sound level meter. In 
addition, sounds of an intermittent nature or characterized by high frequencies, which 
the Building Inspector deems to be objectionable in adjacent districts, shall be controlled 
so as not to generate a nuisance in adjacent districts, even if the decibel measurement 
does not exceed that specified in the table. 

Table 12A 
Maximum Permitted Sound Intensity Levels in Decibels 

(Post-1960 Preferred Frequencies) 
Center Frequency 

(Cycles per Second) I District 

Table 12A 
Maximum Permitted Sound Intensity Levels in Decibels 

(Post-1960 Preferred Frequencies) 
Center Frequency 

(Cycles per Second)1 I District 

34.5 76 
63.0 74 
125.0 68 
250.0 63 

500.0 57 
1,000.0 52 
2,000.0 45 
4,000.0 38 
8,000.0 32 

 

 

9. The following uses and activities shall be exempt from the noise level regulations: 

 
1 *Center Frequency refers to Hertz, or the pitch of the noise. The lower the number of cycles, the lower the pitch. 
The higher the number of cycles, the higher the pitch. Higher pitched noises correspond to stricter decibel limits. 
 

https://codelibrary.amlegal.com/codes/plainwellmi/latest/plainwell_mi/0-0-0-7356#JD_Table12A
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a. Noises not directly under the control of the property user; 

b. Noises emanating from construction and maintenance activities between 7:00 
a.m. and 9:00 p.m.; 

c. The noises of safety signals, warning devices and emergency pressure relief 
valves; and 

d. Transient noises of moving sources such as automobiles, trucks, airplanes and 
railroads. 

Remarks: The applicant is currently proposing a 5-foot-tall berm along the perimeter of the 
site where the property abuts the residential zoning district. The applicant will be required to 
increase this berm to 8 feet in height per the standards above. Once again, the Planning 
Commission should discuss whether additional landscaping and screening is needed for the 
site. The applicant will be required to comply with the noise standards noted above, but no 
details regarding compliance with the above standards have been provided. The Planning 
Commission may wish to require a noise study from the applicant to ensure in advance that 
compliance with these noise standards is possible. 

B. Smoke and particulate matter. The emission of smoke, dust, dirt, fly ash or other particulate 
matter shall, in no manner, be unclean, destructive, unhealthful, hazardous or deleterious to 
the general welfare. The emission shall be in strict conformance with all applicable state and 
county health laws pertaining to air pollution and smoke abatement. In addition, the following 
requirements shall apply. 

1. In the I District, the emission of smoke from any chimney, stack, vent, opening or 
combustion process shall not exceed a density or equivalent opacity of No.1 on the 
Ringelmann Chart as published by the United States Bureau of Mines. 

2. In the I District, the rate of emission of particulate matter, such as dust, soot and fly ash, 
from all sources within the boundaries of any lot shall not exceed a net figure of one 
pound per acre of lot area during any one-hour period, after deducting from the gross 
hourly emission per acre. 
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Table 12B. 
ALLOWANCE FOR HEIGHT OF EMISSION 
Height of Emission Above Grade (Feet) Correction Pounds Per Hour 

Per Acre 

Table 12B. 
ALLOWANCE FOR HEIGHT OF EMISSION 
Height of Emission Above Grade (Feet) Correction Pounds Per Hour 

Per Acre 
50 0.01 
100 0.06 
150 0.10 
200 0.16 

300 0.30 
400 0.50 
NOTES TO TABLE: 
*Interpolate for intermediate values not shown in table. 

 

3. Determination of the total net rate of emission of particulate matter within the 
boundaries of any lot shall be made as follows: 

a. Determine the maximum emission in pounds per hour from each source of 
emission and divide this figure by the number of acres of lot area, thereby 
obtaining the gross hourly rate of emission in pounds per acre. 

b. From each gross hourly rate of emission derived in division 13.3 .a. above, 
deduct the correction factor (interpolating as required) for height of emission set 
forth in the table, thereby obtaining the net rate of emission in pounds per acre 
per hour from each source of emission. 

c. Add together the individual net rates of emission derived in division 13.3.b. 
above, to obtain the total net rate of emission from all sources of emission within 
the boundaries of the lot. The total shall not exceed one pound per acre of lot 
area during any one-hour period. 

Remarks: The applicant does not appear to be creating emissions outside of vehicle 
combustion that would require compliance with Table 12B. Further, the applicant will be 
required to comply with State and Federal regulations for emissions and air quality, which 
fall under the purview of EGLE. Regulation of dust and debris from the site can be 
addressed as a condition of approval.  

C. Vibration. 
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1. In the I District, no activity or operation shall cause or create earth borne vibrations in 
excess of the displacement values set forth in Table 12C. Vibration displacements shall 
be measured with a seismograph or accelerometer, preferably the former. For purposes 
of this chapter, steady state vibrations are vibrations which are continuous or vibrations 
in discrete impulses more frequent than 60 per minute. Discrete impulses which do not 
exceed 60 per minute shall be considered impact vibrations. 

Table 12C. 
MAXIMUM PERMITTED VIBRATION, I DISTRICT 
Frequency 
(Cycles per Second) 

Maximum Displacementa (inches) Maximum 
Displacementb (inches) 

Table 12C. 
MAXIMUM PERMITTED VIBRATION, I DISTRICT 
Frequency 
(Cycles per 
Second) 

Maximum Displacementa (inches) Maximum 
Displacementb (inches) 

0 to 9 .0008 .0004 

10 to 19 .0005 .0002 
20 to 29 .0002 .0001 
30 to 39 .0002 .0001 
40 to 49 .0001 .0001 
50 and over .0001 .0001 

NOTES TO TABLE: 
a As measured along the nearest adjacent lot line. 
b As measured on or beyond a Residential District boundary line.    

  

2. Between the hours of 7:00 p.m. and 7:00 a.m., all of the above maximum vibration 
levels, as measured on or beyond a residential district boundary line, shall be reduced to 
one-half of the indicated values. 

Remarks: The applicant will be required to comply with these regulations for vibration. No 
information on vibrations has been submitted. The Planning Commission may require 
additional details to ensure compliance.  

D. Noxious and odorous matter. In the I District, no activity or operation shall cause, at any 
time, the discharge of matter across the lot lines in concentrations as to be noxious. The 
emission of odorous matter in quantities as to be readily detectable without the use of 
instruments at any point along lot lines is prohibited. 

Remarks: The Planning Commission may address ongoing compliance as a condition of 
approval. 
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E. Glare and heat. In the I District, any operation or activity producing intense glare or heat 
shall be performed within a completely enclosed building in a manner as to not create a 
public nuisance or hazard along the lot lines of the lot upon which the source of the glare or 
heat is located. Exposed sources of light shall be shielded so as not to create a nuisance 
beyond the lot lines of the lot upon which the source of the light is located. Direct or indirect 
illumination from the source of light shall not cause illumination in excess of 0.5 foot-candles 
in any residential district, as measured with a foot-candle meter or sensitive photometer on 
or beyond a residential district boundary line. 

Remarks: The applicant does not appear to be proposing operations that would create 
intense glare or heat, or associated light. The Planning Commission may find that this 
standard is not applicable.   

F. Fire and explosive hazards. 

1. In an I District, the storage, utilization or manufacture of solid materials ranging from 
incombustible to moderate burning is permitted. 

2. Storage, utilization or manufacture of solid materials or products ranging from free or 
active burning to intense burning is permitted; provided that, the materials or products 
shall be stored, utilized or manufactured within completely enclosed buildings having 
incombustible exterior walls and protected through-out by an automatic fire extinguishing 
system. 

3. The storage or utilization of flammable liquids or materials which produce flammable or 
explosive vapors or gases shall be permitted provided the storage and handling of the 
flammable liquids or materials shall comply with all state rules and regulations as 
established by the Fire Prevention Act, Public Act 207 of 1941, as amended and with all 
other applicable city codes and regulations. 

Remarks: The Planning Commission may wish to discuss hazardous material storage, if 
any, with the applicant. Comments may be requested from the Director of Public Safety in 
this regard as well. 

G. Gases. The escape or emission of any gas which is injurious, destructive or explosive shall 
be unlawful and shall be summarily caused to be abated. Sulphur dioxide gas, as measured 
at the property line at ground elevation, shall not exceed an average of 0.3 p.p.m.; hydrogen 
sulfide likewise shall not exceed 1 p.p.m.; fluorine shall not exceed 0.1 p.p.m.; nitrous fumes 
shall not exceed 5 p.p.m.; and carbon monoxide shall not exceed 15 p.p.m.; all measured as 
the average during any 24-hour sampling period. 

Remarks: Emissions and air quality are regulated by EGLE. Outside of vehicle emissions, it 
does not appear that the operation will be creating gasses that would be regulated by this 
standard. Further information from the applicant may be requested.  

H. Electromagnetic radiation. Applicable rules and regulations of the Federal Communications 
Commission in regard to propagation of electromagnetic radiation are made a part of this 
chapter. 
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Remarks: Generation of electromagnetic radiation is not anticipated in the operation of the 
proposed facility. 

 

I. Drifting and airborne matter, general. The drifting or airborne transmission beyond the lot 
line of dust, particles or debris from any open stockpile shall be unlawful and shall be 
summarily caused to be abated. 
 
Remarks: While an EGLE oversees air quality and emissions permitting, the Planning 
Commission may address general ongoing compliance as a condition of approval.  
 

Recommendation. At the August 19th meeting, the Planning Commission should carefully listen 
to comments from the public as well as the applicant. We have noted several items in our 
review above that the Planning Commission should discuss with the applicant and amongst 
themselves. These items include: 

• Outdoor lighting specs 
• Proposed signage 
• Minimum landscaping and screening 
• Sidewalks along the right-of-way 
• Further details regarding ongoing compliance noise pollution, vibrations, emissions, and 

dust control measures. 

Subject to those discussions, the Planning Commission may recommend approval or denial of 
the application for rezoning depending on the Planning Commission’s findings on each 
consideration above. This memo may be referenced or used as justification in making a 
decision. If the Planning Commission is inclined to recommend approval of the application to 
Council, we recommend the following conditions, along with any others the Planning 
Commission desires: 

1. Prior to the issuance of any permits, the applicant shall have paid all application, permit, 
and other fees related to this request. 

2. The applicant shall meet the requirements of all other applicable ordinances, codes, and 
requirements of the City of Plainwell. 

3. The applicant shall comply with all conditions and requirements of the City's Department 
of Public Works, Engineer, Public Safety, and any other local, state, or federal agency 
having jurisdiction. 

4. Signage shall meet the requirements of the Plainwell Zoning Ordinance. 

5. Outdoor lighting shall meet the requirements of the Plainwell Zoning Ordinance. 
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6. Plant materials and lawn areas shall be maintained in a healthy condition and be neat 
and orderly in appearance. If any plant material required by this Ordinance dies or 
becomes diseased, it shall be replaced. 

7. The applicant shall increase the height of the berm on the site from 5 feet to 8 feet in 
height, and comply with the sightline requirements for the corner of Miller Road and 8th 
Street. 

8. A revised landscape plan in accordance with the minimum requirements of Section 53-
124 of the Ordinance shall be submitted to the Zoning Administrator/Planner for review 
and approval. 

9. Fire protection and hazardous material storage measures shall be provided as deemed 
necessary by the Director of Public Safety in conformance with all applicable laws of the 
state and NFPA Codes and Standards. 

10. The operations in connection with the use shall not be environmentally objectionable to 
nearby properties by reason of noise, fumes, pollution, dust, vibration, or lights. 

11. Compliance with the Industrial District Performance Standards and any stipulations or 
regulations of ELGE is required. 

 

As always, don't hesitate to contact us if you have any questions.  
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