Lenawee County Planning Commission

Staffed by the Region 2 Planning Commission (R2PC)
120 W. Michigan Avenue ¢ Jackson, Ml 49201
Phone (517) 788-4426 ¢ Fax (517) 788-4635

MEETING MINUTES
Thursday, May 20, 2021
Z200M e Meeting ID: 926 7204 9592 e Passcode: 800073

Members Present: Mr. Keith Dersham, LCPC Secretary (remotely from Adrian); Ms. Rebecca

Liedel, LCPC Chair (remotely from Madison Township); Mr. Bruce Nickel (re-
motely from Onsted); Mr. Ralph Tillotson, Lenawee County Commission (re-
motely from Adrian Township); and Mr. Dale Witt (remotely from Raisin Town-
ship)

Members Absent:  Mr. Bob Behnke, Education Representative, and Ms. Karol (KZ) Bolton, Le-

nawee County Commission

Others Present: Mr. Grant Bauman, LCPC Staff/Recording Secretary

Item 1

Item 2

Item 3

Item 4

Item 5

Call to order. Chair Liedel called the meeting to order at 6:31 p.m. Those in attendance
joined in a virtual Pledge of Allegiance.

Public comment. None.

Approval of Agenda. Staff submitted the 05/20/2021 meeting agenda for approval, with
the addition of a PA 116 application in Blissfield Township as item #5b(3).

Comm. Nickel made a motion, seconded by Comm. Witt, to approve the May 20, 2021, meet-
ing agenda as presented as amended. The motion passed unanimously.

Approval of Minutes. Staff submitted the 02/18/2021 meeting minutes for approval.

Comm. Witt made a motion, seconded by Comm. Nickel, to approve the February 18, 2021,
meeting minutes as presented. The motion passed unanimously.

Request(s) for Review, Comment, and Recommendation
a. Consideration of Township Zoning Amendment(s). None.
b. Consideration of PA 116 Farmland Agreement(s).

(1) #21-04 | Adrian Township. Commissioners reviewed an application for a 63.6-acre
parcel (ID #AD0-130-1200-00) located in Section 30 (T6S-R3E) of the Township. Staff
summarized his memo and advised them to recommend approval with comments of
the agreement (see the staff report).

Comm. Dersham made a motion, seconded by Comm. Witt, to concur with the staff
advisement to recommend approval with comments of the PA 116 agreement to the
Adrian Township Board (see the staff report). The motion passed unanimously.
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(2) #21-05 | Macon Township. Commissioners reviewed an application for a 38.8-acre
parcel (ID #MA0-114-4260-00) located in Section 14 (T5S-R5E) of the Township. Staff
summarized his memo and advised them to recommend approval with comments of
the agreement (see the staff report).

Comm. Nickel made a motion, seconded by Comm. Witt, to concur with the staff ad-
visement to recommend approval with comments of the PA 116 agreement to the
Macon Township Board (see the staff report). The motion passed unanimously.

(3) #21-06 | Blissfield Township. Commissioners reviewed an application for a 55.53-
acre parcel (ID #BL0-222-1525-00) located in Section 22 (T7S-R5E) of the Township.
Staff summarized his memo and advised them to recommend approval with com-
ments of the agreement (see the staff report).

Comm. Dersham made a motion, seconded by Comm. Nickel, to concur with the staff
advisement to recommend approval with comments of the PA 116 agreement to the
Blissfield Township Board (see the staff report). The motion passed unanimously.

c. Consideration of Master Plan(s).

(1) #21-01 | Raisin Township. Commissioners reviewed the proposed 2021 edition of
the Raisin Charter Township Master Plan per Section 41(3) of the Michigan Planning
Enabling Act. Staff summarized his memo and advised the Commission to state that,
in its opinion, the future land use map contained in the proposed edition of the Rai-
sin Charter Township Master Plan is (see the staff report):

e generally consistent with the Lenawee County Comprehensive Land Use Plan and
e generally compliments the master plans of adjacent municipalities.

Comm. Tillotson made a motion, seconded by Comm. Dersham, to concur with the
staff advisement that the Raisin Charter Township Master Plan is generally con-
sistent with the Lenawee County Comprehensive Land Use Plan and generally com-
pliments the master plans of adjacent municipalities (see the staff report). The mo-
tion passed by majority vote, with Comm. Witt abstaining.

Item6 Other Business.
a. Old Business. None.
b. New Business. None.
Item7 Public Comment. None.

Item 8 Commissioner Comment. Comm. Tillotson stated that the renovation of the old court-
house is coming along and should be ready in October. Comm. Witt thanked Mr. Bauman for
his assistance with the Raisin Charter Township Master Plan.

ltem9 Adjournment. The meeting adjourned at 6:50 pm.

Respectfully submitted,

Bt 7Pt __

Grant E. Bauman, LCPC Recording Secretary
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COORDINATED ZONING REPORT | #20-02

To: County Planning Commissioners
From: Grant E. Bauman, Principal Planner
Date: June), 2021

Proposal: Text Amendments to the Palmyra Township Ordinance regarding ‘Solar Energy
Systems (SES)’
The Palmyra Township Planning Commission developed various text amendments to allow and regulate
‘Solar Energy Systems (SES)’, specifically ‘Level 3 SES as a special approval use in specified districts.

Analysis and Advisement
CZC Staff Analysis - The Zoning Ordinance already contains the following:

e Abroad definition for Solar Energy Systems (SES) in Sec. 2.62.

e ‘Level 3 Solar Energy Systems (SES)’ in the listings of ‘special use approvals’ in the ‘Agricultural
(AG)’ district (Sec. 4.1.3T) and the ‘AG Residential (AR)’ district (Sec. 4.2.3M).

e Notes 1-5 pertaining to ‘Solar Energy Systems (SES)’ in Sec. 4.8.1 (Area Height, Bulk and Place-
ment Requirements).

e Regulations pertaining to a ‘performance guarantee’ in Sec. 6.9.

The proposed amendments would do the following:

e Add the proposed regulations for ‘Solar Energy Systems (SES)’ as Sec.8.13 (Art. VIII, General Pro-
visions)

e Add Note 6 pertaining to ‘Solar Energy Systems (SES)’ in Sec. 4.8.1 (Area Height, Bulk and Place-
ment Requirements).

Staff lists his concerns pertaining to the proposed amendments here:

e Definitions. The proposed Sec. 8.13 and the listings of ‘special use approvals’ in the ‘Agricultural
(AG)’ district (Sec. 4.1.3T) and the ‘AG Residential (AR)’ district (Sec. 4.2.3M) refer to specifically
to a ‘Level 3 SES’, which has no specific definition. The broad definition for Solar Energy Systems
(SES) in Sec. 2.62 should be expanded to include a ‘Level 3 SES’ and any other pertinent ‘SES’ lev-
els. For example, where are the regulations for small ‘SES’ facilities intended as an accessory
use?

e Organization. The proposed ‘SES’ regulations are proposed for addition at the end of Art. VIII
(General Provisions). However, given that the Zoning Ordinance already has a listing of ‘Re-
quired Standards and Finding for Making Recommendations’ (Sec. 6.6 of Article VI (Special Ap-
proval Uses)), staff recommends appending the proposed regulations as Sec. 6.6.18.

e Performance Guarantee. Staff could not find any proposed changes to the performance guar-
antees listed in Sec. 6.9. Consequently, the section did not need to be included in the proposed
amendments.

Staff also had the following corrections/suggestions pertaining to the currently proposed Sec. 8.13 (pro-
posed amendments are displayed in this color and Etaff comments are provided in ‘bubbles’ located in
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the right-hand margin of the page\.): [Commented [GB21]: Example.

SECTION 8.13- SOLAR ENERGY SYSTEMS (SES)
A. Purpose:

To promote the use of Solar Energy within Palmyra Township as a clean alternative energy
source and to provide for the land development, installation and construction regulations for
Level 3 Solar Energy Systems (SES) facilities subject to reasonable conditions that will protect the
public health, safety and welfare. These regulations establish minimum requirements and
standards for the placement, construction and modification of Level 3 SES facilities, while pro-
moting a renewable energy source for our community in a safe, effective and efficient manner.

1. The owner of a solar farm (Level 3) SES shall provide the Planning Commission with an oper-
ations agreement, which shall set forth the operations parameters, the name and contact
information of the certified operator, inspection protocol, emergency procedures and gen-
eral safety documentation.

B. Criteria for the use of All Solar Energy Equipment:

1. Solar energy equipment shall be located in the least visibly obtrusive location where panels
would be functional, as determined on the site plan.

2. Each system shall conform to applicable industry standards including those of the American
National Standards Institute (ANSI).

C. Application for Site Plan Review for Level 3 SES:

An applicant who seeks to install a Level 3 SES shall submit an application for Site Plan Review to
the Township Clerk, before being sent to the Planning Commission for their recommendation to
the Township Board. The application shall include the following:

1. Photographs of the property’s existing condition.
2. Renderings of catalogue cuts of the proposed solar energy equipment.

3. Certificate of compliance demonstration that the system has been tested and approved by
Underwriter laboratories (UL) or another approved independent testing agency.

4. Prior to installation of a ground mounted Solar Energy System, the property owner or repre-
sentative shall submit a descriptive site drawing-plan to the Zoning Administrator. This
drawing-plan shall include setbacks, panel size, and the location of the property lines; build-
ings, fences, greenbelts, road rightefwaysrights-of-way and a detailed decommissioning
plan for restoration after the SES ceases operation (See Section 8.13E). This site drawing
plan must be drawn to scale.

5. Description of the screening to be provided for the ground or wall mounted solar energy
equipment.

6. ’\Nhen authorizing a Special Land Use for a Solar Energy System (SES) in Level 3 SES's in dis-
tricts where a Special Land Use is required, the Palmyra Township Board "shall" require a
"surety in the form of a bond or irrevocable letter of credit" to ensure compliance with Spe-
cial Land Use requirements for decommissioning the SES after operation ceases. The de-
tailed decommissioning plan for restoration shall be set forth in the Application for Site Plan
Review and the Special Land Use Application which shall be submitted to the Palmyra Town-
ship Planning Commission. The Palmyra Township Board shall fix the amount of the
"surety". In fixing the amount of such "surety", the Palmyra Township Board shall limit the
amount to reasonable improvements necessary for demolition, removal and restoration
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similar to the site's condition before the Special Land Use was granted. The Palmyra Town-
ship Board shall determine which type "surety" is necessary. The "surety" shall be released
upon written certification of the Zoning Administrator that the restoration is complete and

in compliance with the restoration plan. ‘ Commented [GB22]: Are there any conflicts/redundancies

with Sec. 8.13E2j?
D. Level 3 SES Solar Farms:

1. The owner of the solar farm shall provide the Planning Commission with an operations
agreement, which shall set forth the operations parameters, the name and contact infor-
mation of the certified operator, inspection protocol, emergency procedures and general
safety documentation.

2. Minimum lot size: Level 3 SES facilities shall not be constructed on parcels less than one (1)
acre.

3. Height Restrictions: All panels located in a solar farm shall be restricted to a height of four-
teen (14) feet.

>

Setbacks: Must meet the requirements in Section 4.8.1 (See footnotes 3-6)

5. Maximum Lot Coverage: Maximum lot coverage restrictions shall not apply to solar panels.
Any other regulated structures on the parcel are subject to maximum lot coverage re-
strictions. (See Section 4.8.1 footnotes 1 and 2)

6. Safety/Access: A security fence (height and material to be established through the special
use permit process) shall be placed around the perimeter of the Level 3 SES power plant and
electrical equipment shall be locked. Knox boxes and keys shall be provided at locked en-
trances for emergency personnel access.

~

. \Buffering Between Land Uses: Upon any improvement for which a Site plan is required, a
landscape buffer shall be required to create a visual screen at least six (6) feet in height
along all adjoining boundaries whenever a Level 3 SES use abuts a nonparticipating residen-
tial property. A landscape buffer shall consist of plant materials so as to maintain a mini-
mum opacity of at least eighty (80) percent. Opacity shall be measured by observation of
any (2) square yard area of landscape screen between one (1) foot above the established
grade of the area to be concealed and the top or the highest point of the required screen.
Provided the minimum size of the plant material to be at six (6) feet in three (3) years, the
opacity standard shall be met based upon reasonably anticipated growth over a period of
three (3) years. The applicant shall agree in writing to install additional plantings after the
expiration of three (3) years, in the event that the landscaping has not screened the view of

areas as required. ‘ Commented [GB23]: What about the use of other elements for
screening (e.g., fences/walls, berms)?

8. Local, State and Federal permits: Level 3 SES facilities shall be required to obtain all neces-
sary permits from the U.S. Government, State of Michigan, Palmyra Township, and comply
with standards of the State of Michigan adopted codes.

9. Electrical Interconnections: All electrical interconnections or distribution lines shall comply
with all applicable codes and standard commercial large-scale utility requirements and be
underground.

10. Performance Guarantee: See Section 6.9

11. Additional Special Use Land Criteria: The following topics shall be addressed in a Special Use
Land Permit application for Level 3 SESs in addition to the Special Use Land Review Criteria:
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a. Project description and rationale: Identify the type, size, rated power output, perfor-
mance, safety and noise characteristics of the system, including the name and address
of the manufacturer, and model. Identify time frame, project life, development phases,
likely markets for the generated energy, and possible future expansions.

b. Analysis of onsite traffic: Estimated construction jobs, estimated permanent jobs associ-
ated with the development.

c. Visual inspections: Review and demonstrate the visual impact using photos or renditiens

renderings of the project or similar projects with consideration given to tree plantings
and setback requirements.

d. Environmental analysis: Identify impact analysis on the water quality and water supply
in the area, and dust from the project activities.

e. Wildlife: Review potential impact on wildlife on the site.
f. Maste: Identify solid waste or hazardous waste generated by the project.

g. Lighting: Provide lighting plans showing all lighting within the facility. No light may ad-
versely affect adjacent parcels. All lighting must be shielded from adjoining parcels, and
light poles are restricted to eighteen (18) feet in height.

h. Transportation plan: Provide access plan during construction and operation phases.
Show proposed project service road and egress access onto primary and secondary
routes, layout of the plant service road system. Due to infrequent access to such facili-
ties after construction is completed, it is not required to pave or curb solar panel access
drives. It will be necessary to pave and curb any driveway and parking lots used for oc-
cupied offices that are located on site.

i. Public Safety: Identify emergency and normal shutdown procedures. Identify potential
hazards to adjacent properties, public roadways, and to community in general that may
be created.

j. f‘l’elecommunications interference: Identify electromagnetic fields and communications
interference generated by the project. ]

E. Abandonment and Decommissioning Plan:

1. Abandonment: A SES that ceases to produce energy on a continuous basis for a 12-month
period will be considered abandoned unless the current responsible party (or parties) with
ownership interest in the SES provides substantial evidence (updated every 6 months after a
12-month period of no energy production) to the Zoning Administrator of the intent to
maintain and reinstate the operation of that facility. It is the responsibility of the responsi-
ble party (or parties) to remove all equipment and facilities and restore the Parcel to its con-
dition prior to development of the SES.

a. Upon determination of abandonment, the Zoning Administrator shall notify the party
(or parties) responsible that they must remove the SES and restore the site to its condi-
tion prior to development of the SES within one hundred and eighty (180) days of notice
by the Zoning Administrator.

b. If the responsible party (or parties) fail to comply, the Zoning Administrator may remove
the SES, sell any removed materials, and initiate judicial proceedings or take any other
steps legally authorized against the responsible parties to recover the costs required to
remove the SES and restore the site to a non-hazardous pre-development condition.

Commented [GB24]: What about describing how the waste
will be disposed?

Commented [GB25]: What about describing how the interfer-
ence will be addressed?
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2. Decommissioning: A decommissioning plan signed by the party responsible for decommis-
sioning and the landowner (if different) addressing the following shall be submitted prior to
the issuance of the permit.

a.

@ ™o o o

CZC Staff Advisement - The preliminary analysis provide in this
report reveals too many issues that need to be addressed. Conse-

Defined conditions upon which decommissioning will be initiated (i.e., end of land lease,
no power production for a 12-month period, abandonment etc.)

Removal of all non-utility owned equipment, conduit, structures, fencing, roads, solar
panels and foundations.

Restoration of property to condition prior to development of the SES.

The timeframe for completion of decommissioning activities.

Description of any agreement (i.e., lease) with landowner regarding decommissioning.
The party currently responsible for decommissioning.

Plans for updating the decommissioning plan.

Anticipated life of the project.

The estimated decommissioning cost net of salvage value in current dollars.

I bond or irrevocable letter of credit as a surety tool is obtained and maintained in an
amount sufficient enough to decommission the solar array and to return the property to
agricultural purposes. The financial surety must be in place for the entire deferment pe-
riod and reviewed and updated every four (4) years. The cost is passed on to the Solar
Company. The amount of the financial surety shall be calculated by two (2) licensed en-
gineers; one (1) chosen by the Solar Company and one (1) chosen by the Palmyra Town-
ship Board. The Palmyra Township Board shall choose which decommissioning and rec-
lamation estimate to use. The surety shall be payable to Palmyra Township. Palmyra
Township expects that this will be the Solar Project Company’s responsibility under the
commercial Solar Agreement|

The site will require a Knox box to be located at the main entrance and auxiliary en-
trances to the site.

Commented [GB26]: Are there any conflicts/redundancies
with Sec. 8.13.C6?

Recommended Actions:

quently, based upon that preliminary analysis, staff advises the g% Eecomme“g g‘;;’;‘;“’;‘g‘vﬂ
. .. ecommen
County Planning Commission to recommend DISAPPROVAL of the (3) Recommend APPROVAL WITH
proposed text amendment to the Palmyra Township Board. Please COMMENTS
note that a more thorough analysis may reveal other issues that (4) Take NOACTION

should also be addressed.

Attachment(s):

e Background information provided by the Township.



LCPC Case #: 21 . 02
(For LCPC Use Only)

- ZONING AMENDMENT FORM

LENAWEE COUNTY PLANNING COMMISSION
(COORDINATING ZONING)

Return to: Lenawee County Planning Commission ® c/o Region 2 Planning Commission ® 120 W. Michigan Avenue ¢ Jackson, Michigan 49201

Please submit the Planning Commission meeting minutes and any reports/exhibits the Commission used to makes its recommendation with this form. Use
a separate form for each proposed zoning change. Please include a legal description/ survey with rezoning requests in addition to the Parcel ID Number.

A copy of this form with the LCPC recommendation will be mailed back to the Clerk, who will return a copy to the LCPC with the Township Board Action.

THE Pa,Im uri~ TOWNSHIP PLANNING COMMISSION submits the following proposed zoning change to the
Lenawee Count{{ Planning Commission for its review, comment, and recommendation:
(ANSWER EITHER A or B)

A. DISTRICT BOUNDARY CHANGE (REZONING):

(Provide the legal and popular property descriptions, the Parcel ID Number(s}, the number of acres, and the section(s) in which the
property is located. Attach additional sheets if more space is needed. Attach a map showing all changes and additions.)

1. The above described property has a proposed zoning change FROM
ZONETO ZONE,
2. PURPOSE OF PROPOSED CHANGE:

B. ZONING ORDINANCE TEXT AMENDMENT:

The following Article(s) and Section(s) is amended or altered: ~ ARTICLE SECTION 6’ 13 Selar E”&"Jj
The NEW SECTION reads as follows: (Attach additional sheets if more space is needed.) Sent swwu”f'j Systems
. PUBLIC HEARING on the above amendment was held on: month m“‘_ﬁ‘ ) day i8 year 2ozl
D. NOTICE OF PUBLIC HEARING was published/mailed on the following date: month ﬁ'Eﬂ'{ day 2§ year 20 2 {

(Notice must be provided at least fifteen days prior to the public hearing.)
E. THE NEWSPAPER (having general circulation in Township) carrying the NOTICE: __The  Bitssfield  Advance
The PROPOSED ZONING AMENDMENT described herein was duly considered by the Township Planning Commission and will be
forwarded to the Township Board with a recommendation to [X] APPROVE or [_] DISAPPROVE.
s g - Laurte I /CU/ Chair or [_] Secretary 6 j 2 jwezl (enter date)
LENAWEE COUI&TTY PLANNING COMMI;SION (LCPC) ACTION:
1. Date of Meeting: month day year

2. The LCPC herewith certifies receipt of the proposed amendment on the above date and:
D Recommends APPROVAL of the zoning change
D Recommends DISAPPROVAL of the zoning change for the reasons stated in the attached letter.
D Recommends APPROVAL of the zoning change with comments, as stated in the attached letter.

[ ] Takes NO ACTION.
, Recording Secretary / / (enter date)
TOWNSHIP BOARD ACTION:
1. Date of Meeting: month day year
2. The Township Board herewith certifies that a legally constituted meeting held on the above date and that

the proposed amendment [_| PASSED, [_] DID NOT PASS, or was || REFERRED ANEW to the Township Planning Commission.

Township Clerk

Revised: 11/15/18
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SECTION 8.13- SOLAR ENERGY SYSTEMS (SES)

A. Purpose:

To promote the use of Solar Energy within Palmyra Township as a clean alternative energy
source to provide for the land development, installation and construction regulations for Level
3 Solar Energy Systems (SES) facilities subject to reasonable conditions that will protect the
public health, safety and welfare. These regulations establish minimum requirements and
standards for the placement, construction and modification of Level 3 SES facilities, while
promoting a renewable energy source for our community in a safe, effective and efficient
manner.

1. The owner of a solar farm (Level3) SES shall provide the Planning Commission with
an operations agreement, which shall set forth the operations parameters, the name and
contact information of the certified operator, inspection protocol, emergency
procedures and general safety documentation.

B. Ciriteria for the use of All Solar Energy Equipment:

1. Solar energy equipment shall be located in the least visibly obtrusive location where
panels would be functional, as determined on the site plan.

2. Each system shall conform to applicable industry standards including those of the
American National Standards Institute (ANSI).

C. Application for Site Plan Review for Level 3 SES:

An applicant who seeks to.install a Level 3 SES shall submit an application for Site Plan
Review to the Township Clerk, before being sent to the Planning Commission for their
recommendation to the Township Board. The application shall include the following:

1. Photographs of the property’s existing condition.
2. Renderings of catalogue cuts of the proposed solar energy equipment.

3. Certificate of compliance demonstration that the system has been tested and approved
by Underwriter laboratories (UL) or another approved independent testing agency.

4. Prior to installation of a ground mounted Solar Energy System, the property owner or
representative shall submit a descriptive site drawing to the Zoning Administrator. This
drawing shall include setbacks, panel size, and the location of the property lines;
buildings, fences, greenbelts, road right of ways and a detailed decommissioning plan



for restoration after the SES ceases operation (See Section 8.13E). This site drawing
must be drawn to scale.

Description of the screening to be provided for the ground or wall mounted solar
energy equipment.

6. When authorizing a Special Land Use for a Solar Energy System (SES) in Level 3

SES's in districts where a Special Land Use is required, the Palmyra Township Board
"shall” require a "surety in the form of a bond or irrevocable letter of credit" to ensure
compliance with Special Land Use requirements for decommissioning the SES after
operation ceases. The detailed decommissioning plan for restoration shall be set forth
in the Application for Site Plan Review and the Special Land Use Application which
shall be submitted to the Palmyra Township Planning Commission. The Palmyra
Township Board shall fix the amount of the "surety™. In fixing the.amount of such
"surety", the Palmyra Township Board shall limit the amount to reasonable
improvements necessary for demolition, removal and restoration similar to the site's
condition before the Special Land Use was.granted. The Palmyra Township Board
shall determine which type "surety" is necessary. The "surety" shall be released upon
written certification of the Zoning Administrator that the restoration is complete and in
compliance with the restoration plan.

Level 3 SES Solar Farms:

1.

The owner of the solar farm shall provide the Planning Commission with an
operations agreement, which shall set forth the operations parameters, the name and
contact information of the certified operator, inspection protocol, emergency
procedures and general safety documentation.

Minimum lot size: Level 3 SES facilities shall not be constructed on parcels less
than one (1) acre.

Height Restrictions: All panels located in a solar farm shall be restricted to a height
of fourteen (14) feet.

Setbacks: Must meet the requirements in Section 4.8.1 (See footnotes 3-6)
Maximum Lot Coverage: Maximum lot coverage restrictions shall not apply to solar
panels. Any other regulated structures on the parcel are subject to maximum lot

coverage restrictions. (See Section 4.8.1 footnotes 1 and 2)

Safety/Access: A security fence (height and material to be established through the
special use permit process) shall be placed around the perimeter of the Level 3 SES



10.

11.

power plant and electrical equipment shall be locked. Knox boxes and keys shall be
provided at locked entrances for emergency personnel access.

Buffering Between Land Uses: Upon any improvement for which a Site plan is
required, a landscape buffer shall be required to create a visual screen at least six (6)
feet in height along all adjoining boundaries whenever a Level 3 SES use abuts-a
nonparticipating residential property. A landscape buffer shall consist of plant
materials so as to maintain a minimum opacity of at least eighty (80) percent.
Opacity shall be measured by observation of any (2) square yard area of landscape
screen between one (1) foot above the established grade of the area to be concealed
and the top or the highest point of the required screen. Provided the minimum size of
the plant material to be at six (6) feet in three (3) years, the opacity standard shall be
met based upon reasonably anticipated growth over a period of three (3) years. The
applicant shall agree in writing to install additional plantings after the expiration of
three (3) years, in the event that the landscaping has not screened the view of areas as
required.

Local, State and Federal permits: Level 3 SES facilities shall be required to obtain
all necessary permits from the U.S. Government, State of Michigan, Palmyra
Township, and comply with standards of the State of Michigan adopted codes.

Electrical Interconnections: All'electrical interconnections or distribution lines shall
comply with all applicable codes and standard commercial large-scale utility
requirements and be underground.

Performance Guarantee: See Section 6.9

Additional Special Use Land Criteria: The following topics shall be addressed in a
Special Use Land Permit application for Level 3 SESs in addition to the Special Use
Land Review Criteria:

a. Project description and rationale: Identify the type, size, rated power output,
performance, safety and noise characteristics of the system, including the name
and address of the manufacturer, and model. ldentify time frame, project life,
development phases, likely markets for the generated energy, and possible future
expansions.

b. Analysis of onsite traffic: Estimated construction jobs, estimated permanent jobs
associated with the development.



c. Visual inspections: Review and demonstrate the visual impact using photos or
renditions of the project or similar projects with consideration given to tree
plantings and setback requirements.

d. Environmental analysis: Identify impact analysis on the water quality and water
supply in the area, and dust from the project activities.
e. Wildlife: Review potential impact on wildlife on the site.

f.  Waste: Identify solid waste or hazardous waste generated by the project.

g. Lighting: Provide lighting plans showing all lighting within the facility. No light
may adversely affect adjacent parcels. All lighting must be shielded from
adjoining parcels, and light poles are restricted to eighteen (18) feet in height.

h. Transportation plan: Provide access plan during construction and operation
phases. Show proposed project service road and egress access onto primary and
secondary routes, layout of the plant service road system. Due to infrequent
access to such facilities after construction is completed, it is not required to pave
or curb solar panel access drives. It will be necessary to pave and curb any
driveway and parking lots.used for occupied offices that are located on site.

i. Public Safety: Identify emergency and normal shutdown procedures. Identify
potential hazards to adjacent properties, public roadways, and to community in
general that may be created.

j.  Telecommunications interference: Identify electromagnetic fields and
communications interference generated by the project.

E. Abandonment and Decommissioning Plan:

1. Abandonment: A SES that ceases to produce energy on a continuous basis for a 12-
month period will be considered abandoned unless the current responsible party (or
parties) with ownership interest in the SES provides substantial evidence (updated
every 6 months after a 12-month period of no energy production) to the Zoning
Administrator of the intent to maintain and reinstate the operation of that facility. It is
the responsibility of the responsible party (or parties) to remove all equipment and
facilities and restore the Parcel to its condition prior to development of the SES.

a. Upon determination of abandonment, the Zoning Administrator shall notify the
party (or parties) responsible that they must remove the SES and restore the site to



its condition prior to development of the SES within one hundred and eighty (180)
days of notice by the Zoning Administrator.

If the responsible party (or parties) fail to comply, the Zoning Administrator may
remove the SES, sell any removed materials, and initiate judicial proceedings or
take any other steps legally authorized against the responsible parties to recover the
costs required to remove the SES and restore the site to a non-hazardous pre-
development condition.

2. Decommissioning: A decommissioning plan signed by the party responsible for
decommissioning and the landowner (if different) addressing the following shall be
submitted prior to the issuance of the permit.

a.

Defined conditions upon which decommissioning will be initiated (i.e., end of land
lease, no power production for a 12-month-period, abandonment etc.)

Removal of all non-utility owned equipment, conduit, structures, fencing, roads,
solar panels and foundations.

Restoration of property to condition prior to development of the SES.
The timeframe for completion of decommissioning activities.

Description of any agreement (i.e., lease) with landowner regarding
decommissioning.

The party currently responsible for decommissioning.

Plans for updating the decommissioning plan.

Anticipated life of the project.

The estimated decommissioning cost net of salvage value in current dollars.

A bond or irrevocable letter of credit as a surety tool is obtained and maintained in
an amount sufficient enough to decommission the solar array and to return the
property to agricultural purposes. The financial surety must be in place for the
entire deferment period and reviewed and updated every four (4) years. The cost is
passed on to the Solar Company. The amount of the financial surety shall be
calculated by two (2) licensed engineers; one (1) chosen by the Solar Company and
one (1) chosen by the Palmyra Township Board. The Palmyra Township Board



shall choose which decommissioning and reclamation estimate to use. The surety
shall be payable to Palmyra Township. Palmyra Township expects that this will be
the Solar Project Company’s responsibility under the commercial Solar Agreement.

k. The site will require a Knox box to be located at the main entrance and auxiliary
entrances to the site.



SECTION 4.8.1 - AREA; HEIGHT, BULK, AND PLACEMENT REQUIREMENTS

Zoning Lot Requirements Minimum Yard Maximum Building
Districts N Minimum | Minimam Requirements (C) Height (B) . .
Minimum Lot Lot ype o
LotArea | \vigth | Coverage | Front | Side | Rear | Principal | Accessory | USE
Single
Agricultural 2 Acres 2.1/2 fa[rz\llly
[AG] see 400" 30% 70 50 50' | -Storyor | 100’
note 1 35 All
5 Acres other
uses
Single
Agricultural L Acre 2 2.1/2 fa[rz\l]ly
Residential 200" 0% | 35 25" | storyor | 100'
[AR] see 35 All
note 2,3,4,5 '
5 Acres 35™* other
uses
In accordance with the Mobile
Mobile 10 Acers Michigan Mobil Home Home
Home Park | 4000 Sq. Commission Act, PA 96 Park Sit
[MH] Ft of 1987, as amended Within a
MH Park
10'-25' 2-1/2 All
Office [O] | 0.5 Acre 100 50% 35 Total 25' Story or 35' other
35 35' uses
Commercial 2102 Al
c] A1 1 Acre 100" 50% 35' 20 25' | Storyor 35' other
35' uses
Light 2-1/2 All
Industrial | 3 Acres 300 50% 50' 20' 25' Story or 35' other
[LI] 35' uses




General 2-1/2 All
Industrial | 3 Acres 300 50% 50' 20' 25' Story or 35' other
[G1] 35' uses

*Corner Lot

Footnote 1. In the AG District the Maximum Lot Coverage restriction shall not apply to Level 3 SES Solar Farms.

Footnote 2. In the AG Residential District, the Maximum Lot Coverage restriction shall'not apply to Level 3 SES Solar Farms.
Footnote 3. A fifty (50) foot setback is required for the rear yard for Level 3 SESs in the AG Residential District.

Footnote 4. A fifty (50) foot setback is required for the side yard for Level 3 SESs in the AG Residential District.

Footnote 5. A seventy (70) foot setback is required for the front yard for Level 3 SESs in the AG Residential District.

Footnote 6. The setbacks to adjoining properties in the same project do not:apply.



SECTION 6.9 - PERFORMANCE GUARANTEE

In authorizing a conditional use permit, the Palmyra Township Board may require that a cash
deposit, certified check, irrevocable bank letter of credit, or surety bond be furnished by the
developer to insure compliance with an approved site plan and special approval use permit
requirements. Such guarantee shall be deposited with the Palmyra Township Clerk at the time of
the issuance of the conditional use permit. In fixing the amount of such performance guarantee,
the Palmyra Township Board shall limit the amount to reasonable improvements required to
meet the standards of this Ordinance and to protect the natural resources or the health, safety, and
welfare of the residents of the township and future users or inhabitants of the propesed project or
project area. These improvements may include, but are not limited to roadways, lighting,
utilities, sewer, water, sidewalks, screening and drainage. The Palmyra Township Board and the
project developer shall establish an agreeable procedure for the rebate of any cash deposits
required under this section, in reasonable proportion to the ratio of the work completed on the
required improvements as work progresses. Said agreement shall be written as an element of the
conditions contained in the special approval use permit.
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Lenawee County Planning Commissi

Staffed by the Region 2 Planning Commission (R2
ifh tX D] Z]P v A vp { : le}v
Phone (517) 7883010 { & A& ~-A63b

CoordinatediZoningzReport| #+121-03

To: County Planning Commissioners
From: Grant E. Bauman
Date: June9, 221

Proposal: The rezoningobpropestin Raisin Township

Request

The subjectproperty is proposed for rezoning ta general service commercial-&[district, from a
esidential(R1) [ J*SE] $

Purpoese

TheRezoning WorkshedtormstatesSZ § §Z %o UE %} }( $Z % ®EdeMelpp[the]lotvP e S} A
for outside storage.! The subject property is associated with an adjoining pdocgitedto the west
(see Figure 1).

Locatiom andi Size of tihe Properity:

Thesubjectproperty (RA0-104-1370-00) is locatedin Secton 4 (T6SRIE) ofRaisinTowrship, south of
the City of Tecumsefsee Figure 1RussdlRoad is located to the north and Green Highway is located to
the east of the landlocked parcdlhesubjectparcelhas an area ofapproximately0.63 acres

Land Use and Zoning

x CurrentillandiWse - The vacant parcel is currentgsessd for esidentiallusesaccording to
property records (see Figure.Properties to the north, east, andestareassessed } & Z }ur
U E ] o[ Ue *X WE}% ES] » 8} §Z }u3Z VZEHFZUWSESO[E oo oo (}(
X Future Land!Wse - RollinTownship draft Future LandUseMap (E  }uu vcemmercial
uses for the subject propgrtand parcels located to the north, east, and wésee Figure 3).
X CurrentiZoning: - The subject parceliscurrentlyzoned #esidential(R1s[U * & %o &} % ES] * ¢
the east,south,and southwest(see Figurd). Parcels located to the north and west are zoned
ZP v E o « EA] Juph E ] o ~
Public: Facilitiessand/Envirenmental :C onstraints

x Public-Road/Streett Access - The subject property is landlockethe associated parcel lo-
cated to the west has access to Russell Road, a city major street.

x Public: Watenand!Sewen - Municipal sewerand waterservice are notavailable according
to the Township (see the backgnad information).

1Please note that the proposed use is listed for informational purposes only. It should not be utilizeking the rezoning
decision. Circumstances may changeking the proposed use impractical. All of the ussbwed underthe proposed zoning
are pertinent.
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x Envinanmental Constraints: < - The Township is unaware of any environmental constraints
(see the background information)

Analysis; andl Recommendation

Township)Rlanning Commission:Recommendation n - TheRaisinTownship Planning Commis-

sion recommendapproval of the rezoniny ~ }v ]18]}v }v FEeinddcotEbined with neighbor-
ing parcel RAQ04-129000 (see the background information)

Staff Analysis - RaisinTownshiphas adraft ZoningPlanthat includes the followingriteria upon
whicha rezoning requesthouldbe considered:
1. Is the proposed rezoning consistent with the policies and uses proposed for that area in the
Master Plan?
YesThedraft &uSUE > v he Wo v c@nmgwialv Lef@d the subject property and
the general aredsee Figure 3)
2. Will all of the uses allowed under the proposed rezoning be compatible with other zones and
uses in the surrounding area?
Yes ZP v E o » EA] -Jeu S| § o @ theChortEgnd west of the sub-
ject property(seeFigure 3.
3. Will public services and facilities be significantly adversely impacted by a development or use
allowed under the requested rezoning?
No.Water and sewer servicare not available

4. Will the uses allowed under the proposed rezoning be equally or better suited to the area
than uses allowed under the current zonirdistrict?

Yes Theproposed combination of the subject property with the associated parcel to the west
will eliminate a leglly nonconforming lat

Staff Advisementi: - Saff advises the Lenawee County Plannin
Commission taecommendAPPROVAIWITH COMMENT{See
the staff report) d the proposed rezoning t@eneral service com- . JAPPROVAL

. .. . . ecommen
mermal((}? fo the RaisinTownship Boarc(;omments pertain to (2) RecommendDISAPPROVAL
the condition placed on the recommendation for approval by th¢ (3) RecommendaPPROVAL WITH
Township Planning Commission. Conditions cannot be placed §n a COMMENTSMODIFICATIONS
rezoning. Rather, site plan approval can be conditioned upon the(4) TakeNO ACTION
combination of the two properties.

Attachment(s):
x  Background information provided ollinTownship

Recommended Actions :
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Figure 1
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Figure 2
Property Assessment
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Figure 3

Municipal Future Land Use
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Figure 4
Municipal Zoning
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