Thomas Gallant Attachment

April 12, 2018
Jackson County Planning Commission

In support of rezoning subject property 15620 East Michigan Ave Albion, Michigan 49224, ID#.-06-29-376-002-
00, situated in Section 29 (T2S-R3W) to ‘Agricultural (AG-1)’ from ‘Highway Service (C-2)’

Purpose:
Operation of a Commercial Medical Marihuana Facility Class C Grower operation.

The State of Michigan has determined that Commercial Medical Marihuana is a valid commercial business in the
State and the Township of Parma has elected to ‘Opt-in’ and allow limited numbers of suitable organizations to
engage in this market within the township.

The Parma Township Ordinance Authorizing and Permitting Commercial Medical Marihuana Facilities 2017-9, had
identified that Commercial Medical Marihuana Grow Facilities must be situated on land zoned for Agricultural
purposed, however, the Ordinance outlines the following elements that require property that possesses the
attributes for Commercial operations, such as:

* Security surveillance cameras at all entrances, along with interior & exterior of Permitted
Premises ;

¢ Robbery & burglary alarm systems monitored 24 hours a day, 7 days a week.

e All products in whatever form shall be kept secure and not be visible from outside Permitted
Premises.

e INDOOR OPERATION: All activities must occur indoors and NO odor can be detectable outside the
Permitted Premises.

The combination of INDOOR OPERATION and SECURE/NOT VISABLE products, have significant implications upon
the type of Commercial facility and attributes required to meet these Operational Requirements. The Class C
Grow license, which allows for 1,500 plants, will require no less than an 8,000 square feet facility and as many as
120, 1,000-watt Grow lights, which will require Direct Power connections from the Utility service and will
consume in excess of $15,000 of electricity each month.

Current Land Use:

The subject property is located at the east edge of an area that has been designated for Commercial
purposes. The property is bordered on the south by 194 and on the north by Agricultural land. The east
border is wet land and the northern half of the west border is farmed land adjacent to Caster Concepts.
The property across 194, directly south of the subject property is also agricultural.

The Property is surrounded by an earthen wall as high as twenty feet in some areas as well as a steel
fence. The perimeter of the property is lined with old-growth trees that average 30 feet in height and
limit visibility from nearly every angle. The visibility from 194 is obstructed by very large trees. The

lof4 |
ID#.-06-29-376-002-00  4-16-2018




Thomas Gallant Attachment

Property is restricted to a single entrance due to its limited road frontage. All of these elements are
limiting factors to potential marketability of the property for commercial uses.

The Parma Township Master Plan outlines Rezoning Criteria with the following elements:

Is the proposed rezoning consistent with the policies and uses proposed for that area in the Township’s
Master Plan? The age of the Master Plan is in itself the problem with this element in that the Master
Plan was last reviewed and amended prior to the adoption of the Commercial Medical Marihuana
Ordinance.

Township 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.

We submit that future revisions of the Master Plan will acknowledge the Commercial Medical Marihuana
Grow Operations could exist in Agricultural, Commercial, or Industrial zoned areas in that it requires
horticulture under very stringent and controlled conditions.

As is relates to Future Land Use, the Master plan states the following:

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 Plan is long range in nature (i.e., 20+ years), it should be periodically reviewed and
updated as Parma Township grows and changes. 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 suggested use. 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 mirror the Zoning Map.
Zoning is the tool used to carry out (i.e., implement) 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 accommaodate 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.

As it relates to Zoning Decisions, the Master plan states the following:

— 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
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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).

e Wil all of the use allowed under the proposed rezoning be compatible with other zones and uses in the
surrounding area? In that there is no functional use to the land at the immediate south of the property
and the land just south of 194 is Agricultural; the land to the north is Agricultural; the land to the east is
wet lands; and 50% of the land to the west is used for farming; there is clearly no incompatibility with the
proposed rezoning to the uses in the surrounding area.

e Will any public services and facilities be significantly adversely impacted by a development or used
allowed under the requested rezoning? Clearly ‘Agricultural’ uses will not have an adverse impact on
public services and facilities. We would add that ‘Agricultural’ uses would have the least impact on the
wet lands to the east of the property.

¢ Wil 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? The proposed use of the land will be better suited to the
area than uses allowed under current zoning in that there will be no detrimental impact to the ground
waters or the adjacent wet lands.

s This proposed land use will result in the least noise, vibration, traffic, or dust creation; the land use will
be completely silent and odor free.

Additional considerations to support rezoning:
Employment:
As outlined in the Parma Township Master Plan;

87.7% of residents travel more than 10 minutes to work, and 75% travel more than 15
minutes, which means that current employment opportunities inside the township of
Parma almost nonexistent requiring significant travel expense burdens for Parma
residents to obtain employment.

Furthermore, the annual per capita income is estimated to be $19,565.

Our business operations will employ twelve full-time employees; earning between
$33,000 and $65,000. Our benefit package will include health and life insurance as well
as 401k with 25% employer matching funds.
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In conclusion, the State of Michigan has validated and sanctioned Commercial Medical Marihuana as a valid
Commercial Business and Parma Township has opted to allow for limited participation, under strict guidelines to
assure competent and professional participants have the capacity to succeed. The property in question is unique
in the area in that it borders the Business district and the Agricultural district. The property would require
hundreds of thousands of dollars to make it legitimately viable and marketable as a Highway Commercial
location, however, the property is perfectly suited to support a Commercial Medical Marihuana Growing
operation and other that the zoning adjustment, the property meets all other requirements; we submit this
would constitute the Highest and Best use of the property, allowing the property owner to receive a reasonable
return on their investment as well as reinvest in the property for its long term success. Negotiations are
underway to secure a single, local customer for 100% of the product produced to be sold to the single Parma
Township Commercial Medical Marihuana Processing Facility in support of their operations to assure they run at
100% production and employment capacity. This would also limit the traffic associated with transporters as
there would only be one shipment to one destination, one time per week, further minimizing the impact to the
surrounding community.

Without zoning change, the property will sit vacant for as many years as it takes to sell land that has
questionable, underground history. With the zoning change, operations will begin immediately to support full
time employment for dozens of Parma Township residents.

We request rezoning subject property ID#...-06-29-376-002-00, situated in Section 29 (T2S-R3W) to ‘Agricultural
(AG-1Y from ‘Highway Service {C-2)'.

Thank you,
Thomas Gallant

Gallant International
15620 East Michigan Avenue
Albion, Michigan 49224
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— INGHAM COUNTY FARMLAND AND OPEN SPACE PRESERVATION BOARD
P.O. Box 319, Suite 104, Hilliard Building, Mason, M1 48854 Ph: 517.244.7197 Fax: 517.676.7358

Members

Dr. Kirk Heinze
Wendy Villarreal
Jeanie Igl

Gabriel Biber

Dr. Paul K. Kindel
Laurie Koelling
Randy Maiville
Todd Eldred

Dr. Paul K. Kindel, Chairperson
Gabriel Biber, Vice-Chairperson
A

Dr. Kirk Heinze, Secretary

Laurie Koelling, Treasurer

Date: April 11, 2017

Re: 2017 Farmland and Open Space Preservation (FOSP) Program Applications
To:  Ingham County Landowners

Dear Landowner,

Preserving Ingham County’s rural farming community and natural ecosystems is an important priority
for the residents of the county— that is why they passed a millage in 2008 to fund the preservation of
farmland and natural land. This millage helps interested landowners permanently protect their land for
future generations by allowing the County to purchase their development rights and in this way com-
pensating them for the development value of their land. Applicants are ranked by our scoring systems
which are based on preservation goals of the two programs. Our programs are completely voluntary.
Applications for the 2017 Farmland and Open Space Programs are currently being accepted. The
deadline for returning completed applications for this cycle is Friday, June 30, 2017 at 11:00 a.m. for
both programs to the County Purchasing Department.

For a landowner packet including an application for either or both programs, visit the County website at
http:/fp.ingham.org/Home.aspx or contact

Jessica Huegli at jhuegli@ingham, 517-676-7207, Program Assistant,

Christian Smith at christians@gmail.com, 517-862-1559, Program Coordinator,

Stacy Byers, Director, with the Ingham County Farmland and Open Space Preservation Board at
stacy@sheridanland.com, (e-mail is preferred) or at (517)244-7197, if you have any questions.

Following the June 30, 2017 deadline, the FOSP Board will score and rank the applications submitted
to both programs according to selection criteria that were approved earlier by the FOSP Board and by
the County Board of Commissioners. If you have submitted an application in the recent past and would
like your application to remain active for the 2017 cycle, please ask for a “Remain Active” form. Appli-
cations may remain active for three cycles.

To clarify, the County Farmland and Open Space Preservation Program is not the State P.A. 116 pro-

gram. If you have questions regarding the P.A. 116 program, please contact the Michigan Department
and of Ag and Rural Development at (517) 284-5663.

We look forward to working with you.

Ingham-County FOSP Board
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3135 Pine Tree Road, Suite 2C, Lansing, Michigan 48911

TRI-COUNTY REGIONAL | TolFree: 1.800.619.6676

Phone: 517.393.0342 Fax: 517.393.4424

P LAN N l N G CO M M ISS l ON Web: www.mitcrpc.org Email: reception@mitcrpc.org

Planning Mid-Michigan’s Future Together Since 1956 Facebook.com/TriCountyPlanning

MEMORANDUM

To: Board of Commissioners

From: Ken Hall (Land Use Planner)

Date: March 28, 2018

Re: Rives Township Proposed Power Plant, Cornerstone Energy Center, LLC

| was contacted by some of Leslie Township residents, with concern about this proposed project and
since then | have been doing research to better understand. | want to bring to your attention that there is
a proposed NATURAL GAS FIRED POWER PLANT, just outside of our respective jurisdiction, in Rives
Township (just south of Leslie). Normally the TCRPC does not review plans outside of the region, but in
this case, we are looking into this because Rives Township is directly adjacent to Leslie Township and
their impact could affect our region.

The proposed project power plant would be located around Base Line Rd and Church Hill Rd. This
location is gives access to the natural gas pipelines, as well as the nearby electrical substation and this
makes this an ideal location for the project. From a planning perspective | am not sure if this ideal project
location will do more benefit or harm overall, but | want to offer my concerns in efforts to protect the
concerns of the residents from the neighboring township.

The project proposes a 200-acre site and will require rezoning of the current Agriculture to Industrial to
support the power plant. This is where my main concern comes to the forefront, because the TCRPC
strides to protect our Agricultural and Forested environment. This would mean that there must be a
sacrifice to something that is already scarce to come by, and that is farmland.

Giving up farmland is concerning because when farmland is disturbed, it can take upward of 20 years or
so to filter out contaminants from a development. This proposed power plant is only scheduled for 30-40
years, then what?

The proposed site will hold 3 units that is expected to produce 600MW of power to supply 600,000 homes.
With an estimated $500 million per unit, 1 don’t know how beneficial this could be with population
projections expected to increase slightly, but overall decline by 2045.

| wanted to bring this to your attention, because this can potentially change the healthiness of the
environment and neighboring communities. | have created and attached some material | complied from
Rives Township website. This includes the Cornerstone Energy Center, LLC information and certain parts
of their DRAFT master plan in relation to this area and impact of development. | know that the TCRPC
may not get directly involved with the project, but | want you to be aware as things start to develop.

Planning Mid-Michigan’s Future Together Since 1956
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CORNERSTONE ENERGY CENTER, LLC

RIVES TOWNSHIP INFORMATION

MARcH 1, 2018

Cornerstone Energy Center proposes to own and operate a clean natural gas fired power plant in
Rives Township. The use of abundant natural gas and a high efficiency power plant design will
provide affordable, safe, and clean power options for Michigan communities. The power plant
site is approximately 200 acres and can accommodate up to three units in the area within the
site, highlighted on the map below. The natural gas pipeline and electric transmission system go
through the site and are currently in operation. Michigan’s electric system needs new power
plants to replace electric supply from coal fired and nuclear power plants that are scheduled for

retirement in the near future.

[Preliminaty lgyuﬁi for
1rees added by Cornerstone ¢

.
S

/¢ Area planued for usgv,'-
. by;theplant ’

Each unit of the Cornerstone Energy Center plant will produce approximately 600 MW of power
and could supply power to about 600,000 homes. The estimated investment for each unit is
about $500 million. The power plant is expected to operate for 30 to 40 years and will provide
significant economic and other benefits to Rives Township and the surrounding area during that
time. Based on the current tax rates, the estimated first-year tax payment for one unit and three
units and the expected distribution is as follows:

1 ‘ CORNERSTONE
Ensrcy CenTER
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2017 Millage Rate | One Unit Estimated First | Three Units Estimated
Year Taxes ($) First Year Taxes ($)
Rives Township 0.7596 110,000 330,000
County 6.1038 910,000 2,730,000
Library 1.7593 260,000 780,000
Jackson College 1.1446 170,000 510,000
County ISD 5.9881 900,000 2,700,000
School Debt 8.8122 1,300,000 3,900,000
State Ed Tax 6.0000 900,000 2,700,000
School Operating 17.9782 2,700,000 8,100,000
Total 48.5458 7,250,000 21,750,000

Also, for the first unit during operations, there will be about 25 full time employees. Additional
employees will be required for more units.

There is an established process of applying for and obtaining the needed State and Fedéral
permits before we begin construction; all of the necessary permits and approvals will be obtained
before construction is started.

Cornerstone Energy Center intends to be an exceptional neighbor and a valued community
member. We are making the following commitments to the community that demonstrate this:

1. The plant will be an air-cooled facility, which will minifnize water use requirements. The
average water requirements for one unit is estimated to be approximately 65 gpm.

2. Cornerstone Energy Center will minimize noise impactsfrom operations and will commit
to a noise limit of 55 dBA at the closest property boundary to the plant.

3. Lighting at our plant will be designed using International Dark Sky Association standards,
while complying with OSHA and worker safety programs.

4. To minimize visual impacts of the plant, Cornerstone Energy Center will build land berms
and plant trees on Baseline Road, as shown on the map above. We will also work with our
direct neighbors near the property boundary to minimize their potential view of the
power plant from their homes and other impacts.

5. Rives Township will have no requirement or obligation to pave Baseline Road.
6. Along with the significant amount of property taxes that will be paid, Cornerstone Energy

Center will provide the following additional benefits to Rives Township and its citizens
during plant operations:

’

5 CORNERSTONE
ENERGY CENTER



Vercilla Hart Attachment 2

a. Cornerstone Energy Center will pay Rives Township an additional $50,000 per year
to benefit the Fire and Emergency Service Departments. The plant will be
equipped with necessary firefighting equipment and our power plant operators
will be trained to use such equipment.

b. Cornerstone Energy Center will provide two $5,000 scholarships for Rives
Township residents graduating high school seniors each year to use for college
education or vocational training.

¢. Cornerstone Energy Center will provide two summer internships each year for
qualified Rives Township resident high school seniors, college students or
vocational school students to gain valuable experience and learn about working
at electric power plants.

Any unused benefit offered to residents of Rives Township will be made available to
qualified residents of neighboring communities.

7. Cornerstone Energy Center will seek to hire fulltime employees from qualified Rives
Township residents to increase employment opportunities in the community.

3 CORNERSTONE
ENERGY CENTER
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Nicola Snowden-Johnson Attachment

Grant E. Bauman, AICP, Principal Planner
Jackson County Planning Commission

My family moved out to Tompkins Township because of the quality of life, because of
the lower densities, we are led to believe by our townships and rural towns, that they
will preserve the areas rural character. Unfortunately Developers have earmarked our
small towns and rural communities as they have found such rural areas to be the “path
of least resistance” and they have generally discovered they are able to quickly obtain
approvals through our county or rural towns as a less complicated entitlement
procedure to our detriment. This does not fit the rural content of Rives Junction and the
surrounding areas. We cannot allow our farmland to become fragmented, and once this
is developed it will open a flood gate to more unbridled coercion by our elected
officials. (We currently have a conflict of interest problem with the Rives city clerk)

Most municipalities that have "agricultural zones" permit residential, light commercial,
and light industrial, not heavy industrial development, usually on one to five acre tracts,
as it is; these agricultural districts actually impact commercial farming greatly by
allowing these lots to consume more farm land than necessary. The land, once divided,
cannot easily be converted back into productive farmland. Instead, the one to five acre
tracts sit as large yards for a residential, commercial and light industry development.

Per the Jackson Community Comprehensive Plan land use in Rives is stated as an
Agriculture Preservation Zone. So why are the planners trying to accommodate a
venture capitalist on a zone designated Agricultural Preservation? A 188.81 acre tract
with an unsightly power plant will be a nightmare in 30 years when its active life is
over, just ask the neighbor’s in the vicinity of: The Three Sisters, MSU in Lansing, St »
Clair, Monroe Powerhouse, River Rouge, Detroit Edison Trenton to our east, to name a
few. The far-sighted thing to do would be to tear down and rebuild these plants as the
infrastructure is already in place, rather than they sit idle on the landscape. To this
point we already have on record back in 2014, Gerard Anderson CEO of DTE Energy
stating “with the retirement of half or more of coal fired plants, Michigan power plants
likely to see rebuilding boom”.

Which brings me to my next point: who, what, why.

1). who orchestrated the sudden reversal from Agricultural Preservation, was it the
Jackson County Planning Commission?

2). what is the Jackson County Planning Commissions interpretation of the term
Agricultural Preservation?

3).why was the masterplan altered to accommodate 200 acres of land zoned agricultural
preservation to Industrial, who did the piper pay?
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Agricultural Preservation is intended to support and protect farming by stabilizing the
agricultural land base. This is done by designating areas where agriculture is the
desired land use and discouraging other types. It places strict limits on the amount of
development that is allowed to occur and attempts to retain the farmland as a whole
tract. Land Uses Agricultural Preservation Zoning prevents land uses that are
incompatible with farming such as uses that would create excessive traffic, pollution, or
consume large areas of farmland. Examples of such uses include landfills, airports,

power plants, golf courses etc.

Rives Junction and its surrounding area is agriculture, a 188.81 acre patch of a heavy
industrial plant, does not prioritize the environment and the compatibility with the
existing pattern of development.

Uses that are typically allowed in Agricultural Preservation zoning districts are:

1. Agriculture

2. Horticulture

3. Forestry

4. Farm Dwellings

5, Single Family Detached Dwellings

6. Public Uses - parks, municipal facilities, greenways
7. Home Occupations

8. Wildlife refuges, fish hatcheries

9. Temporary Housing for farm employees

The premise of great planning is developing masterplans that support smart growth
development. Good zoning is the foundation upon which great communities are built, this
is the framework that regulate where and what type of development can occur, a
perspicacious plan is never hurried, but is open for months for community input, thus
establishing not only trust but working together in developing a sustainable community
and not harried by some venture capitalist, touting that he is a local family owned
business, he is a transplant like me, and I do not call my farm a local family owned
business, that is misleading and dishonest. I question what other spin they have
orchestrated. This deception reflects their callous disregard to our community, and for
the planning commissions, board members to even entertain this notion, with lack of any
environmental impact report, such as air quality, noise levels, traffic patterns, fire
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danger, wildlife, the wetlands, how this plant will significantly affect the quality of the ’
human environment on Rives and the surrounding areas, is abuse of power and ,
privilege. This draft Masterplan scheme is a total abortion on what good planning means ‘[
and with the surprise comment Tuesday 10" April by a Rives Junction Township Board f
to return the Draft masterplan back to the Rives Planning commission for i
reconsideration of the proposed rezoned Industrial land use area, although promising,

clearly validates my vote of No Confidence in them. They have failed miserably in their

duties as our elected officials. This latest draft of the masterplan demonstrates total
disregard to the existing standards, it does not line up with the community’s vision.
What ever happened to modest adjustments? This is a major modification, hurriedly put

community is distinct, with different landscapes, natural resources, demographics,
history and political culture, it appears that this fly by night outfit honed in on Rives
Junction because they believe we are low on the socio economic totem pole.

This is not smart growth, we need to maintain its natural infrastructure by respecting

our watersheds, woodlands and other natural features, growth strategies should
encourage infill redevelopment, which also should be contiguous with our existing rural
small town areas and follow a pattern of what is already set in place.

Land uses should be organized, not a patchwork which is currently proposed under the
masterplan. The masterplan should be calibrated to fit our local context of Rives Junction
and its rural environment, not appease a fly by night venture capitalist.

They did not anticipate that we will be proactive about determining where and to what

extent to how we grow. This proposal is not in the community’s best interest and is

inconsistent with the agricultural preservation zone in place currently; therefore the
nning commission and our elected officials need to say “NO”
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