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Carlisle |[Wortman

ASSOCIATES, INC.

117 NORTH FIRST STREET SUITE 70 ANN ARBOR, MI 48104 734.662.2200 734.662.1935 Fax

TO: Augusta Township Planning Commission

FROM: Laura K. Kreps, AICP, Township Planner

DATE: June 6, 2022

RE: Planning Commission Agenda Packet for June 15, 2022, Regular Meeting

Please find a summary of the business items on this month’s Planning Commission agenda below. Hard
copies of this material will NOT be provided via UPS. IF YOU ARE NOT ABLE TO ATTEND THE MEETING,
please let myself and/or Allan and Kim at the Township know as far in advance as possible. We cannot

conduct the meeting without a quorum (4 members).

***NEW LOCATION — LINCOLN SENIOR CENTER - 8970 WHITTAKER (west

entrance of Brick Elementary)

a. Bellmeade Minor Site Plan Amendment. The Bellmeade HOA has requested to remove various
common area sidewalks that approach the bio-swale area in the community. A letter from the
HOA and a highlighted plan demonstrating the areas to be removed is provided as part of the
packet. Additionally, an email from Ralph Pasola, Zoning Administrator is included outlining the
related Zoning Ordinance provisions which note the authority of the Zoning Administrator and
Planning Commission related to this type of request. A representative from the HOA will also be

present at the meeting to answer any questions.

b. Large Scale Solar Ordinance Text Amendment Discussion. The Township Board has requested
the Planning Commission evaluate Section 6.25, Large-Scale Solar Energy of the Zoning Ordinance
for modifications that would comply more closely with the Master Plan. Modifications are noted
in the provided ordinance draft. Additional modifications were made as noted from the last
Planning Commission meeting. Both marked up and clean copy versions are provided for further

review.

C. Master Plan Update — We are continuing to work on the Master Plan draft and hope to have a

full copy to the steering committee later this month for them to begin their review.

As always, please feel free to contact me directly with any questions prior to the meeting.

Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President

R. Donald Wortman, Principal John L. Enos, Principal David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal

Laura K. Kreps, Senior Associate Paul Montagno, Senior Associate, Megan Masson-Minock, Senior Associate
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AGENDA
Augusta Charter Township
Regular Planning Commission Meeting

NEW LOCATION

***Lincoln Senior Center***
8970 Whittaker Road
(West entrance of Brick Elementary)
Ypsilanti, MI 48197
June 15, 2022

6:30 PM
1. Call to Order
2. Pledge of Allegiance
3. Roll Call and Recognition of Visitors =Yurk, Buxton, Woolf, Hall, Spence, Hurd,
Rawlins
4. Approval of Agenda
5. Approval of Minutes
a. Planning Commission Meeting Minutes from May 18, 2022 Regular
Meeting
6. Public Hearings
a. None.
7. Business Items
a. Bellemeade Minor Site Plan Amendment
b. Large Scale Solar Ordinance Text Amendment Discussion.
C. Master Plan Update
8. Public Comment
9. Communications

10. Adjournment



Draft
Meeting Minutes
Augusta Charter Township
Regular Planning Commission Meeting
Township Hall
Wednesday, May 18 2022
6:30 PM

. Call to Order
The meeting was called to order by Chair Yurk at 6:33 PM.

. Pledge of Allegiance
Chair Yurk led Pledge.

Roll Call and Recognition of Visitors.

In Attendance: Robert Yurk, David Hall, Linda Spence, Dan Woolf, Janet Buxton.
Absent: Shelly Hurd and Paul Rawlins. Also attending were Planner Laura Kreps, and
representatives of Ranger Power and DTE.

. Approval of Agenda
Spence made the motion to approve the Agenda, support by Buxton. Motion carried
unanimously.

. Approval of Minutes
Hall made the motion to approve minutes from March, 16, 2022. Planning Commission
Meeting, support by Spence. Motion carried unanimously.

Public Hearings
a. None

Business Items
a. Large Scale Solar Ordinance Text Amendment Discussion
The commissioners reviewed and discussed some changes that could improve ordinance
6.25 Large Solar Energy Systems. Discussions will continue with further input from
counsel.

b. Master Plan Update
The Subcommittee is scheduled to meet July 14. Once the draft is complete a public
hearing will be scheduled.

Public Comment
None

Communications



Chair Yurk noted communication from Van Buren Township regarding 2022 Sumpter Road
Corridor Plan and Milan Township intent to amend the Township Land Use.

Trustee Hall reported that a committee was being put together to address the possibilities of a
new Township Hall.

10. Adjournment
Hall motioned to adjourn the meeting Buxton supported. Motion carried unanimously.
Meeting was closed at 7:15 PM.



Bellemeade Homeowners Association

Date: 0//21/2022

Brian Shelby

Charter Township of Augusta
8021 Talladay Rd.
Whittaker, Mi 48190

Dear Mr. Shelby

Subject: Request to remove the approaching sidewalks to the bio-swale areas.

With reference to the above subject, this letter is being presented on behalf of the Board of Directors
for Bellemeade HOA. We would like to request the removal of various sidewalks that approach the bio-
swale within the common area of the community. This request is being made for a few major reasons:

1) The original intent for this area was to lead to a tot lot/play areas but those plans were changed
2) These sidewalks lead to a natural area that is not intended to be further developed.
3) These sidewalks are often covered with puddling water which attract, and breads incents.

The concern for the community is that the sidewalks add little to no curb appeal for the association and
we would like to remove them up receiving written authorization from the Augusta Township. Please
review the attached exhibit for the highlighted referenced areas. The intent once the sidewalks are
removed is to add grass through out these common areas that will be maintain on a regular schedule as
the other common areas throughout the community.

We are looking forward to your response at your earliest convenience.

For questions or concerns please contact Rodney Brown with LandArc, registered agent for the
association.

Cell Phone: (248) 841-5379

Email: rorown@landarc.com

Thank you

Bellemeade Board of Directors, on behalf of the Association.
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From: Ralph Pasola

To: Laura Kreps
Subject: Fwd: FW: Bellemeade - Bio-swale sidewalks/preventative maintenance
Date: Wednesday, May 18, 2022 7:54:54 PM
Attachments: BLMD - Request Letter to remove common area sidewalks.pdf
Exhibit B.pdf
Laura:

Bellemeade HOA Board of Directors is asking to remove several sidewalks/walkways that
provide access to common areas. The walkways are between lots 89 and 90; 103 and 104 and
lastly 97 and 98. Because these areas are documented on the site plan the HOA needs
permission from the Township to remove them. The ordinance states the following:

11.5 Amendment of Approved Site Plans.

A. A site plan may be amended upon application and in accordance with provisions and the
procedures provided in Section 11.3(C) for a Final Site Plan. Site plans amended in order to be
brought into compliance with the requirements of governmental agencies of authority, other
than Augusta Charter Township, are subject to the provisions of this ordinance. The
Township Zoning Inspector shall have the authority to determine if a proposed change is
substantive and therefore requires an amendment to the approved site plan.

B. Minor changes of an approved Final Site Plan may be incorporated without
amendment to the approved site plan at the discretion of the Planning Commission.

The HOA Board wants to remove them because of maintenance issues and the fact that at one
time the developer had plans to build a play area in at least one of them. In my opinion I don't
think the changes are substantive, and any reduction of impervious surfaces is beneficial to the
overall project. If we agree, the planning commission can allow the minor changes to move
forward at its discretion, however, I don't know how this gets memorialized.

Ralph

On Wed, May 18, 2022 at 1:04 PM supervisor <supervisor@augustatownship.org> wrote:

From: Rodney Brown <rbrown@landarc.com>

Sent: Tuesday, May 17, 2022 4:23 PM

To: supervisor <supervisor@augustatownship.org>

Subject: FW: Bellemeade - Bio-swale sidewalks/preventative maintenance
Importance: High

Brian,

I hope all is well. T am following up on the previous request to remove common area
sidewalks that led to a protected areas. The sidewalks were originally put in by the


mailto:ralphpasola@gmail.com
mailto:lkreps@cwaplan.com
mailto:supervisor@augustatownship.org
mailto:rbrown@landarc.com
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Bellemeade Homeowners Association

Date: 0//21/2022

Brian Shelby

Charter Township of Augusta
8021 Talladay Rd.
Whittaker, Mi 48190

Dear Mr. Shelby

Subject: Request to remove the approaching sidewalks to the bio-swale areas.

With reference to the above subject, this letter is being presented on behalf of the Board of Directors
for Bellemeade HOA. We would like to request the removal of various sidewalks that approach the bio-
swale within the common area of the community. This request is being made for a few major reasons:

1) The original intent for this area was to lead to a tot lot/play areas but those plans were changed
2) These sidewalks lead to a natural area that is not intended to be further developed.
3) These sidewalks are often covered with puddling water which attract, and breads incents.

The concern for the community is that the sidewalks add little to no curb appeal for the association and
we would like to remove them up receiving written authorization from the Augusta Township. Please
review the attached exhibit for the highlighted referenced areas. The intent once the sidewalks are
removed is to add grass through out these common areas that will be maintain on a regular schedule as
the other common areas throughout the community.

We are looking forward to your response at your earliest convenience.

For questions or concerns please contact Rodney Brown with LandArc, registered agent for the
association.

Cell Phone: (248) 841-5379

Email: rorown@landarc.com

Thank you

Bellemeade Board of Directors, on behalf of the Association.
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SUBDIVISION PLAN NO. JN m o

EXHIBIT 'B' TO THE
MASTER DEED OF

BELLEMEADE

A CONDOMINIUM IN
AUGUSTA TOWNSHIP
WASHTENAW COUNTY, MICHIGAN

DEVELOPER
BELLEMEADE INVESTMENT COMPANY, LLC.
32255 NORTHWESTERN HIGHWAY, BUITE 186
FARMINGTON HILLS, M 48334

. (248) 539-3332 PHONE .
(248) 5337870 FAX

ENGINEER AND SUFVEYOH
ATWELL-HICKS, INC.
500 AVIS DFIVE, SUITE 100
ANN ARROR, MICHIGAN 48108
PHONE (734) 934-4000
FAX (734) 894-1590

ATTENTION: COUNTY REGISTER OF ommom.
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BELLEMEADE INVESTMENT, CO
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ToDD R. PASCOE
UCENSED PROFESSIONAL ENGINEER NO.36125
ATWELL—HICKS. INC.

500 AWIS DRIVE, SUITE 100

ANN ARBOR, MICHIGAN 48108

(734) 0944000
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developer as this was supposed to be a fully developer space for a play area. Now it is just a
swale we would like to remove the sidewalk. Please reference the areas locating on the
attached Exhibit B. The walkways are between lots 89 and 90; 103 and 104 and lastly 97
and 98. Because these areas are documented on our site plan we need written approval to
remove them. If a site visit with me is needed please let me know.

Thank you,

Rodney Brown
Community Manager

Associa(r) - Delivering unsurpassed management and lifestyle services to communities
worldwide.

LandArc, Inc. - An Associa Company
340 E. Big Beaver Rd., Suite 560
Troy, MI 48083

Direct: 248.292.0968

Toll Free: 888.646.9888

Visit us online: www.AssociaOnline.com <http://www.associaonline.com/>

Three ways to connect:

Subscribe to the blog <http://go.associaonline.com/subscribe> * Like us on Facebook
<http://www.facebook.com/Associa> * Tell us about your experience!

<https://surveys.reputation.com/survey/#/585ae8dfe4b0b9dc7ab50907/c184265ectb/0?
page=0>

Notice: This e-mail message is for the sole use of the intended recipient(s) and may contain
confidential and privileged information. Any unauthorized review, use, disclosure or
distribution is prohibited. If you are not the intended recipient, please contact the sender by
reply e-mail and destroy all copies of the original message. Please virus check all
attachments to prevent widespread contamination and corruption of files and operating
systems. The unauthorized access, use, disclosure, or distribution of this email may
constitute a violation of the Federal Electronic Communications Privacy Act.


http://www.associaonline.com/
http://www.associaonline.com/
http://go.associaonline.com/subscribe
http://www.facebook.com/Associa
https://surveys.reputation.com/survey/#/585ae8dfe4b0b9dc7ab50907/c184265ecfb/0?page=0
https://surveys.reputation.com/survey/#/585ae8dfe4b0b9dc7ab50907/c184265ecfb/0?page=0

From: Rodney Brown
Sent: Tuesday, February 15, 2022 3:09 PM

To: Supervisor@augustatownship.org.

Subject: Bellemeade - Bio-swale sidewalks/preventative maintenance

Good afternoon Brian,

I am the Community Manager for Bellemeade Homeowners Association. We spoke on the
phone a few months ago regarding a couple of items which include:

Remove of common area sidewalk (request letter attached).

Request for preventative maintenance for roads (hot rubber sealer to prevent cracking)

I would like to follow up on these items as soon as possible to discussion next steps. Is there
a time that fits your schedule that we can setup?

Thank you,

Rodney Brown
Community Manager

Associa(r) - Delivering unsurpassed management and lifestyle services to communities
worldwide.

LandArc, Inc. - An Associa Company
340 E. Big Beaver Rd., Suite 560
Troy, MI 48083

Direct: 248.841.5379

Toll Free: 888.646.9888

Visit us online: www.AssociaOnline.com <http://www.associaonline.com/>


mailto:Supervisor@augustatownship.org
http://www.associaonline.com/
http://www.associaonline.com/

Three ways to connect:

Subscribe to the blog <http://go.associaonline.com/subscribe> * Like us on Facebook
<http://www.facebook.com/Associa> * Tell us about your experience!

<https://surveys.reputation.com/survey/#/585ae8dfe4b0b9dc7ab50907/c184265ectb/0?
page=0>

Notice: This e-mail message is for the sole use of the intended recipient(s) and may contain
confidential and privileged information. Any unauthorized review, use, disclosure or
distribution is prohibited. If you are not the intended recipient, please contact the sender by
reply e-mail and destroy all copies of the original message. Please virus check all
attachments to prevent widespread contamination and corruption of files and operating
systems. The unauthorized access, use, disclosure, or distribution of this email may
constitute a violation of the Federal Electronic Communications Privacy Act.


http://go.associaonline.com/subscribe
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6.25 Large Solar Energy Systems. The following requirements shall apply to all Large
Solar Energy Systems.

A.

Purpose and Intent: The purpose and intent of this Section is to establish
standards for the siting, installation, operation, repair, decommissioning and
removal of Large Solar Energy Systems within the Light Industrial and
General Industrial Districts as a Special Land Use.

Site Plan Drawing and Supporting Materials: All applications for a Large
Solar Energy Systems use must be accompanied by detailed site plans,
drawn to scale and dimensioned and certified by a registered engineer
licensed in the State of Michigan, displaying the following information:

1. All requirements for a site plan contained in Article 11 of the Augusta
Charter Township Zoning Ordinance.

2. All lot lines and dimensions, including a legal description of each lot
or parcel comprising the Large Solar Energy System.

3. Names of owners of each lot or parcel within Augusta Charter
Township that is proposed to be within the Large Solar Energy
System.

4, Vicinity map showing the location of all surrounding land uses.

5. Location and height of all proposed Solar Array(s), buildings,
structures, electrical tie lines and transmission lines, security
fencing, and all above-ground structures and utilities associated
with a Large Solar Energy System.

6. Horizontal and vertical (elevation) to scale drawings with
dimensions that show the location of the proposed Solar Array(s),
buildings, structures, electrical tie lines and transmission lines,
security fencing and all above ground structures and utilities on the

property.

7. Location of all existing and proposed overhead and underground
electrical transmission or distribution lines within the Large Solar
Energy System and within 100 feet of all exterior property lines of
the Large Solar Energy System.

8. Proposed setbacks from the Solar Array(s) to all existing and
proposed structures within the Large Solar Energy System.

9. Land elevations for the Solar Array(s) location and the relationship
to the land elevations of all existing and proposed structures within



the Large Solar Energy System at a minimum of 5’ contours.

10.  Access driveways within and to the Large Solar Energy System,
together with a detailed narrative regarding dimensions,
composition, and maintenance of each proposed driveway. All
access drives shall be subject to Washtenaw County Road
Commission approval and shall be planned so as to minimize the
use of lands for that purpose.

11.  Planned security measures to prevent unauthorized trespass and
access during the construction, operation, removal, maintenance or
repair of the Large Solar Energy System.

12. A written description of the maintenance program to be used for the
Solar Array and other components of the Large Solar Energy System,
including decommissioning and removal. The description shall
include maintenance schedules, types of maintenance to be
performed, and decommissioning and removal procedures and
schedules if the Large Solar Energy System is decommissioned.

13.  Planned lightening protection measures.

14. A weed control and mosquito control plan shall be provided. No
chemicals shall be used for weed or mosquito control that might
have a detrimental impact on groundwater.

15.  Additional detail(s) and information as required by the Special Land
Use requirements of the Augusta Charter Township Zoning
Ordinance, or as required by the Planning Commission.

Application Escrow Account: An escrow account shall be deposited with the
Township by the Applicant when the Applicant applies for a Special Land
Use Permit for a Large Solar Energy System. The monetary amount
deposited by the Applicant in escrow with the Township shall be the amount
estimated by the Township, to cover all reasonable costs and expenses
associated with the Special Land Use Permit review and approval process,
which costs shall include, but are not limited to, reasonable fees of the
Township Attorney, Township Planner and Township Engineer, as well as
costs for any reports or studies that are reasonably related to the zoning
review process for the application. The Applicant shall have thirty (30) days
to refuse or approve of the amount estimated by the Township. Such escrow
amount shall be in addition to any filing or application fees established by
resolution. At any point during the Special Land Use Permit review process,
the Township may require that the Applicant place additional funds into
escrow with the Township if the existing escrow amount deposited by the
Applicant is deemed insufficient by the Township. If the escrow account




needs replenishing and the Applicant refuses to do so within thirty (30) days,
the Special Land Use Permit process shall cease unless and until the
Applicant makes the required additional escrow deposit. Any applicable
zoning escrow Resolutions or other Ordinances adopted by the Township
must also be complied with by the Applicant. The Township shall provide a
summary of all account activity to the Applicant within a timely manner upon
request. Any funds remaining within the escrow after approval of the Special
Land Use Permit shall be returned in a timely manner to the Applicant.

Compliance with the County Building Code and the National Electric Safety
Code: Construction of a Large Solar Energy System shall comply with the
National Electric Safety Code and the County Building Code (as shown by
approval by the County) as a condition of any Special Land Use Permit
under this section. In the event of a conflict between the County Building
Code and National Electric Safety Code (NESC), the NESC shall prevail.

Certified Solar Array Components: Components of a Solar Array shall be
approved by the Institute of Electrical and Electronics Engineers (“IEEE”),
Solar Rating and Certification Corporation (“SRCC”), Electronic Testing
Laboratories (“EIL”), or other similar certification organization if the similar
certification organization is approved by the Township, which approval shall
not be unreasonably withheld.

Height: Maximum height of a Solar Array, other collection device,
components or buildings of the Large Solar Energy System, excluding
substation and electrical transmission equipment, shall not exceed fifteen
(15) feet (at full-tilt) (as measured from the natural grade at the base of
improvements) at any time or location on the property. Substation and
electrical transmission equipment shall not exceed one hundred (100) feet
in height.

Lot Size: A Large Solar Energy System shall be located on one or more
parcels with an aggregate area of ten (10) acres or greater.

Setbacks: A minimum setback distance of one hundred (100) feet from all
exterior property lines of the Large Solar Energy System and existing
public roads and railroad rights-of-way shall be required for all buildings
and Solar Arrays. Additionally, a minimum setback distance of one
hundred fifty (150) feet shall be provided from solar arrays, equipment, and
fencing from all participating residential property lines. A five hundred
(500)-foot setback with landscape screening is required where non-
participating residential property adjoin the proposed solar use.

Lot Coverage: A Large Solar Energy System is exempt from maximum lot
coverage limitations.



Screening/Security: A Large Solar Energy System shall be completely
enclosed by perimeter security fencing to restrict unauthorized access.
Such fencing shall be six (6) feet in height with a one (1) foot extension
arm consisting of a minimum of three strands of barbed-wire placed above
the fencing and slanting outward as measured from the natural grade of
the fencing perimeter. The Planning Commission may consider an
alternative fence-type as part of the special land use approval. Electric
fencing is not permitted. The perimeter of Large Solar Energy Systems
shall also be screened and buffered by installed evergreen or native
vegetative plantings whenever existing natural vegetation does not
otherwise reasonably obscure the Large Solar Energy System from
adjacent residential structures, subject to the following requirements:

1. The Large Solar Energy Systems shall be exempt from the
landscape requirements of Article 5.7.

2. No landscaping shall be placed within fifty (50) feet of any right-of-
way.

3. Landscape screening shall be installed to obscure the Large Solar
Energy System from adjacent uses and from passersby. The
evergreen and shrub vegetative buffer shall be composed of one
() row of evergreen trees and two (2) offset rows of shrubs that at
planting shall be a minimum of four (4) feet to six (6) feet in height
(evergreen trees) and shrubs two (2) feet in height. The vegetative
buffer shall be continuously maintained and the applicant shall
replace all unhealthy (sixty (60) percent dead or greater) and dead
material shall be replaced by the Applicant within one (1) year, or
the next appropriate planting period, whichever occurs first. The
applicant may plant a different species than originally planted upon
approval from the Planning Commission and if the originally planted
species does not thrive in this location.

3. All plant materials shall be installed between March 15 and
November 15. If the Applicant requests a Final Certificate of
Occupancy from the Township and the Applicant is unable to plant
during the installation period, the Applicant will provide the
Township with a letter of credit, surety or corporate guarantee for
an amount equal to one and one-half (1.5) times the cost of any
planting deficiencies that the Township shall hold until the next
planting season. After all plantings have occurred, the Township
shall return the financial guarantee.

4, Failure to install or continuously maintain the required vegetative
buffer shall constitute a violation of this Ordinance and any Special
Use Permit may be subject to revocation.



Signage: No advertising or non-project related graphics shall be on any
part of the Solar Arrays or other components of the Large Solar Energy
System. This exclusion does not apply to entrance gate signage or
notifications containing points of contact or any and all other information
that may be required by authorities having jurisdiction for electrical
operations and the safety and welfare of the public.

Noise: No component of any Large Solar Energy System shall emit noise
exceeding sixty-five (55) dBA as measured at the exterior property
boundary or the existing ROW line.

Lighting: All lighting for parking lots, driveways, external illumination of
buildings, the illumination of signs, and any additional lighting used during
construction and decommissioning of the solar use shall be directed away
from and be shielded from adjacent properties and shall be so arranged
as to not adversely affect driver visibility on adjacent public roads in
accordance with Section 9.13.

Wetlands: No additional wetlands shall be created or developed by the
project.

Drain Tiles: Drain tiles on the Large Solar Energy System site shall be
surveyed and protected during the life of the project, and are subject to
professional review If non-functioning drain tiles are discovered during the
survey, they must be repaired and made functional. Any drain tiles
rendered non-functioning directly as a result of construction, operation,
maintenance or decommissioning of the Large Solar Energy System will
be replaced or repaired so as not to create any drainage issues on the
Large Solar Energy System site or on adjacent and surrounding
properties.

Distribution, Transmission and Interconnection: All collection lines and
interconnections from the Solar Array(s) to any electrical substations shall
be located and maintained underground inside the Large Solar Energy
System, except in areas where technical or physical constraints make it
preferable to install equipment above ground. This requirement excludes
transmission equipment meant to connect the project substation to the
local transmission system.

Abandonment and Decommissioning: Following the operational life
of the project, the Applicant shall perform decommissioning and removal
of the Large Solar Energy System and all its components. The Applicant
shall prepare a Decommissioning Plan and submit it to the Planning
Commission for review and approval prior to issuance of the Special Land
User Permit. The decommissioning plan shall be written to provide security
to the Township for one hundred percent (100%) of the cost to remove and




dispose of all panels, wiring, and restoration of the land to its original
conditions. The value of decommissioning shall be determined by a third-
party financial consultant or engineer selected by the Township and paid
for by the developer. Once value of decommissioning is determined, it
shall be updated on a periodic basis of not more than every three (3) years.
Any Solar Array or combination of Photovoltaic Devices that is not
operated for a continuous period of twelve (12) months shall be considered
abandoned and shall be removed under the Decommissioning Plan. The
ground must be restored to its original topography within three hundred
sixty-five (365) days of abandonment or decommissioning.

Complaints: The operator of the project shall respond to complaints from
neighboring property owners arising from and related to the operation of
the Large Solar Energy System within (10) business days and shall
attempt to resolve complaints consistent with Township ordinances and
law. Complaints and any resolution reached must be reported to the
Township Zoning Administrator.

Indemnity/Insurance: Public liability and property damage insurance
must be continuously maintained during the life of the project and the
Township shall be listed as an additional insured and indemnified from all
claims arising from the construction, use, maintenance and
decommissioning of the Large Solar Energy System.

A development agreement and/or a special land use permit agreement as
provided for in Section 4.3(E) must be entered into with the Township
Board before construction commences on a Large Solar Energy System.

General Standards: The Planning Commission shall not approve any
Large Solar Energy System Special Land Use Permit unless it finds that
all of the general standards for Special Land Uses contained in Article 4 of
this Ordinance are met.

Approval Time Limit and Extension: Special Use and Site Plan approvals
or permits under this Section shall be valid for one year but, if requested
by the Applicant prior to that expiration date, shall automatically be
extended for an additional one-year period.

Conditions and Modifications: Any conditions and modifications approved
by the Planning Commission shall be recorded in the Planning
Commissions’ meeting minutes. The Planning Commission may, in
addition to other reasonable conditions, require landscaping, walls, fences
and other improvements that are reasonable in relation to and consistent
with the nature of the applicable or adjacent zoning districts.

After approval, at least two (2) copies of the final approved Site Plan shall
be signed and dated by the Chairman of the Planning Commission and
authorized representative of the Applicant. One copy shall be kept on file
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by the Township Clerk, and one copy shall be returned to the Applicant’s
authorized representative.

Inspection: The Township shall have the right at any reasonable time, to
provide same-day notice to the Applicant to inspect the premises on which
any Large Solar Energy System is located. The Township may hire one or
more consultants, with approval from the Applicant (which shall not be
unreasonably withheld), to assist with inspections at the Applicant’s or
project owner’s expense. Inspections must be coordinated with, and
escorted by, the Applicant’s operations staff at the Large Solar Energy
Facility to ensure compliance with the Occupational Safety and Health
Administration (OSHA), NESC and all other applicable safely guidelines.

Maintenance and Repair: Each Large Solar Energy System must be kept
and maintained in good repair and condition at all times. If the Township
Zoning Administrator determines that a Large Solar Energy System fails to
meet the requirements of this Ordinance and the Special Land Use Permit,
or that it poses a safety hazard, the Zoning Administrator, or his or her
designee, shall provide notice to the Applicant of the violation or safety
hazard. If, after a reasonable cure period (not to exceed 7 days), the
violations or safety hazards are not corrected, the Applicant is entitled to
a hearing before the Township Board. If the Township Board determines
that the violation or safety hazard requires that the Large Solar Energy
System must be shut down, Applicant shall immediately shut down the
Large Solar Energy System and not operate, start or restart the Large
Solar Energy System until the issues have been resolved. Applicant shall
keep a maintenance log on the Solar Array(s), which shall be available for
the Township’s review within 48 hours of such request. Applicant shall
keep all sites within the Large Solar Energy System neat, clean and free
of refuse, waste or unsightly, hazardous or unsanitary conditions.

Roads: Any material damages to a public road located within the Township
resulting from the construction, maintenance or operation of a Large Solar
Energy System shall be repaired at the Applicant’s expense. In addition,
the Applicant shall submit to the appropriate County agency a description
of the routes to be used by construction and delivery vehicles and shall
make road improvements determined to be necessary or appropriate by
the County Road Commission to accommodate construction vehicles,
equipment or other deliveries. The Applicant shall abide by all County and
Township requirements regarding the use and/or repair of roads in the
Township.

Continuing Security: If any Large Solar Energy System is approved for
construction under this Section, Applicant shall post decommissioning
security prior to the start of construction (in a mutually agreed upon form)
for an amount necessary to accomplish the work specified in the




BB.

decommissioning plan as agreed upon by the Township and Applicant.
The amount shall be reasonably sufficient to fully decommission the
project and restore the property to its previous condition prior to
construction and operation of the Large Solar Energy System. Such
financial security shall be kept in full force and effect during the entire time
that the Large Solar Energy System exists or is in place, and such financial
security shall be irrevocable and non-cancelable.

1. Continuing Obligations: Failure to keep any required financial
security in full force and effect at all times while a Large Solar
Energy System exists or is in place shall constitute a material and
significant violation of the Special Land Use Permit and this
Ordinance, and will subject the Large Solar Energy System
Applicant, owner and operator to all remedies available to the
Township, including any enforcement action, civil action, request for
injunctive relief, and revocation of the Special Land Use Permit.

Other Requirements: Each Large Solar Energy System shall also comply
with all applicable federal, state and county requirements, in addition to
other applicable Township Ordinances.




6.25 Large Solar Energy Systems. The following requirements shall apply to all Large
Solar Energy Systems.

A.

Purpose and Intent: The purpose and intent of this Section is to establish
standards for the siting, installation, operation, repair, decommissioning and

removal of Large Solar Energy Systems within the Agricultural-Residential;
Light Industrial and General Industrial Districts as a Special Land Use.

Site Plan Drawing and Supporting Materials: All applications for a Large
Solar Energy Systems use must be accompanied by detailed site plans,
drawn to scale and dimensioned and certified by a registered engineer
licensed in the State of Michigan, displaying the following information:

1. All requirements for a site plan contained in Article 11 of the Augusta
Charter Township Zoning Ordinance.

2. All lot lines and dimensions, including a legal description of each lot
or parcel comprising the Large Solar Energy System.

3. Names of owners of each lot or parcel within Augusta Charter
Township that is proposed to be within the Large Solar Energy
System.

4, Vicinity map showing the location of all surrounding land uses.

5. Location and height of all proposed Solar Array(s), buildings,
structures, electrical tie lines and transmission lines, security
fencing, and all above-ground structures and utilities associated
with a Large Solar Energy System.

6. Horizontal and vertical (elevation) to scale drawings with
dimensions that show the location of the proposed Solar Array(s),
buildings, structures, electrical tie lines and transmission lines,
security fencing and all above ground structures and utilities on the

property.

7. Location of all existing and proposed overhead and underground
electrical transmission or distribution lines within the Large Solar
Energy System and within 100 feet of all exterior property lines of
the Large Solar Energy System.

8. Proposed setbacks from the Solar Array(s) to all existing and
proposed structures within the Large Solar Energy System.

9. Land elevations for the Solar Array(s) location and the relationship
to the land elevations of all existing and proposed structures within



the Large Solar Energy System at a minimum of 5’ contours.

10.  Access driveways within and to the Large Solar Energy System,
together with a detailed narrative regarding dimensions,
composition, and maintenance of each proposed driveway. All
access drives shall be subject to Washtenaw County Road
Commission approval; and shall be planned so as to minimize the
use of lands for that purpose.

11.  Planned security measures to prevent unauthorized trespass and
access during the construction, operation, removal, maintenance or
repair of the Large Solar Energy System.

12. A written description of the maintenance program to be used for the
Solar Array and other components of the Large Solar Energy System,
including decommissioning and removal. The description shall
include maintenance schedules, types of maintenance to be
performed, and decommissioning and removal procedures and
schedules if the Large Solar Energy System is decommissioned.

13. Planned lightening protection measures.
13.14. A weed control and mosquito control plan shall be provided. No

chemicals shall be used for weed or mosquito control that might
have a detrimental impact on groundwater.

14.15. Additional detail(s) and information as required by the Special Land
Use requirements of the Augusta Charter Township Zoning
Ordinance, or as required by the Planning Commission.

Application Escrow Account: An escrow account shall be deposited with the
Township by the Applicant when the Applicant applies for a Special Land
Use Permit for a Large Solar Energy System. The monetary amount
deposited by the Applicant in escrow with the Township shall be the amount
estimated by the Township, to cover all reasonable costs and expenses
associated with the Special Land Use Permit review and approval process,
which costs shall include, but are not limited to, reasonable fees of the
Township Attorney, Township Planner and Township Engineer, as well as
costs for any reports or studies that are reasonably related to the zoning
review process for the application. The Applicant shall have thirty (30) days
to refuse or approve of the amount estimated by the Township. Such escrow
amount shall be in addition to any filing or application fees established by
resolution. At any point during the Special Land Use Permit review process,
the Township may require that the Applicant place additional funds into
escrow with the Township if the existing escrow amount deposited by the
Applicant is deemed insufficient by the Township. If the escrow account




needs replenishing and the Applicant refuses to do so within thirty (30) days,
the Special Land Use Permit process shall cease unless and until the
Applicant makes the required additional escrow deposit. Any applicable
zoning escrow Resolutions or other Ordinances adopted by the Township
must also be complied with by the Applicant. The Township shall provide a
summary of all account activity to the Applicant within a timely manner upon
request. Any funds remaining within the escrow after approval of the Special
Land Use Permit shall be returned in a timely manner to the Applicant.

Compliance with the County Building Code and the National Electric Safety
Code: Construction of a Large Solar Energy System shall comply with the
National Electric Safety Code and the County Building Code (as shown by
approval by the County) as a condition of any Special Land Use Permit
under this section. In the event of a conflict between the County Building
Code and National Electric Safety Code (NESC), the NESC shall prevail.

Certified Solar Array Components: Components of a Solar Array shall be
approved by the Institute of Electrical and Electronics Engineers (“IEEE”),
Solar Rating and Certification Corporation (“SRCC”), Electronic Testing
Laboratories (“EIL”), or other similar certification organization if the similar
certification organization is approved by the Township, which approval shall
not be unreasonably withheld.

Height: Maximum height of a Solar Array, other collection device,
components or buildings of the Large Solar Energy System, excluding
substation and electrical transmission equipment, shall not exceed fifteen
(15) feet _(at full-tilt) (as measured from the natural grade at the base of
improvements) at any time or location on the property. Substation and
electrical transmission equipment shall not exceed one hundred (100) feet

in_height.

Lot Size: A Large Solar Energy System shall be located on one or more
parcels with an aggregate area of ten (10) acres or greater.

Setbacks: A minimum setback distance of fifty{56one hundred (100) feet
from all exterior property lines of the Large Solar Energy System and
existing public roads and railroad rights-of-way shall be required for all

buildings and Solar Arrays;—provided-that-a-setback-of seventy-five (75}
footshallbboroguirodadipechnttisamyrosidoptialstrtiettvee.

minimum setback distance of one hundred fifty (150) feet shall be provided
from solar arrays, equipment, and fencing from all participating residential
property lines. A five hundred (500)-foot setback with landscape screening
is a required where non-participating residential property adjoins the
proposed solar use.

Lot Coverage: A Large Solar Energy System is exempt from maximum lot



coverage limitations.

Screening/Security: A Large Solar Energy System shall be completely
enclosed by perimeter security fencing to restrict unauthorized access.
Such fencing shall be six (6) feet in height with a one (1) foot extension
arm consisting of a minimum  of three strands of barbed-wire placed above
the fencing and slanting outward as measured from the natural grade of
the fencing perimeter.  The Planning Commission may consider an
alternative fence-type as part of the special land use approval. Electric
fencing is not permitted. The perimeter of Large Solar Energy Systems
shall also be screened and buffered by installed evergreen or native
vegetative plantings whenever existing natural vegetation does not
otherwise reasonably obscure the Large Solar Energy System from
adjacent residential structures, subject to the following requirements:

1. The Large Solar Energy Systems shall be exempt from the
landscape requirements of Article 5.7.

1.2. No landscaping shall be placed within fifty (50) feet of any right-of-
way.

2-3. Landscape screening shall be installed to obscure the Large Solar
Energy System from adjacent uses and from passersby. The
evergreen ernativeand shrub vegetative buffer shall be composed
of native-erone (1) row of evergreen trees_and two (2) offset rows
of shrubs that at planting shall be a minimum of four (4) feet to six
(6) feet in height (evergreen trees) and shrubs two (2) feet in height.

Frooseopareon brpes cbhall pocpenel o pneee e e (e [red
apart-on-center-{from-the central-trunk-of one plant to-the central
ol o the qeedelanl pepen feone e Lo pimen pe e o
thirty (30} feet apart on-center-and shrubs shall be spaced no-more
than-seven-{#-feetaparton-center—The vegetative buffer shall be
continuously maintained and the applicant shall replace all Al
unhealthy (sixty (60) percent dead or greater) and dead material
shall be replaced by the Applicant within one (1) year, or the next
appropriate planting period, whichever occurs first. _The applicant
may plant a different species than originally planted upon approval
from the Planning Commission and if the originally planted species
does not thrive in this location.

3. All plant materials shall be installed between March 15 and
November 15. If the Applicant requests a Final Certificate of
Occupancy from the Township and the Applicant is unable to plant
during the installation period, the Applicant will provide the
Township with a letter of credit, surety or corporate guarantee for
an amount equal to one and one-half (1.5) times the cost of any
planting deficiencies that the Township shall hold until the next



planting season. After all plantings have occurred, the Township
shall return the financial guarantee.

4. Failure to install or continuously maintain the required vegetative
buffer shall constitute a violation of this Ordinance and any Special
Use Permit may be subject to revocation.

Signage: No advertising or non-project related graphics shall be on any
part of the Solar Arrays or other components of the Large Solar Energy
System. This exclusion does not apply to entrance gate signage or
notifications containing points of contact or any and all other information
that may be required by authorities having jurisdiction for electrical
operations and the safety and welfare of the public.

Noise: No component of any Large Solar Energy System shall emit noise
exceeding sixtyfifty-five (6555) dBA as measured at the exterior
property boundary or the existing ROW line.

Lighting: All lighting for parking lots, driveways, external illumination of

buildings, er-the illumination of signs, and any additional lighting used
during construction and decommissioning of the solar use shall be
directed away from and be shielded from adjacent properties and shall
be so arranged as to not adversely affect driver visibility on adjacent
public roads in accordance with Section 9.13.

Wetlands: No additional wetlands shall be created or developed by the

M-:O.

project.

Drain Tiles: Drain tiles on the Large Solar Energy System site shall be

N:P.

protected during the life of the project and are subject to professional
review. If non-functioning drain tiles are discovered during the survey,
they must be repaired and made functional. Any drain tiles rendered non-
functioning directly as a result of construction, operation, maintenance or
decommissioning of the Large Solar Energy System will be replaced or
repaired so as not to create any drainage issues on the Large Solar
Energy System site or on adjacent and surrounding properties.

Distribution, Transmission and Interconnection: All collection lines and

interconnections from the Solar Array(s) to any electrical substations shall
be located and maintained underground inside the Large Solar Energy
System, except in areas where technical or physical constraints make it
preferable to install equipment above ground. This requirement excludes
transmission equipment meant to connect the project substation to the
local transmission system.

Abandonment and Decommissioning: Following the operational life

of the project, the Applicant shall perform decommissioning and removal



of the Large Solar Energy System and all its components. The Applicant
shall prepare a Decommissioning Plan and submit it to the Planning
Commission for review and approval prior to issuance of the Special Land

User Permlt Uﬂdeths—plan—aH—sm&u#es—eeﬂeFete—mpmg—faemﬂes—and

decommissioning plan shall be written to provide security to the Townshlp

for one hundred percent (100%) of the cost to remove and dispose of all
panels, wiring, and restoration of the land to its original conditions. The
value of decommissioning shall be determined by a third-party financial
consultant or_engineer_selected by the Township and paid for by the
developer. Once value of decommissioning is determined, it shall be
updated on a periodic basis of not less than every three (3) years. Any
Solar Array or combination of Photovoltaic Devices that is not operated for
a continuous period of twelve (12) months shall be considered abandoned
and shall be removed under the Decommissioning Plan. The ground must
be restored to its original topography within three hundred sixty-five (365)
days of abandonment or decommissioning.

Complaints: The operator of the project shall respond to complaints from

neighboring property owners arising from and related to the operation of
the Large Solar Energy System within ten (1) business days and shall
attempt to resolve complaints consistent with Township Ordinances and
the law. Complaints and any resolution must be reported to Zoning
Administrator.

Indemnity/Insurance: Public liability and property damage insurance

o-T.

must be continuously maintained during the life of the project and the
Townshjp shall be listed as an additional insured and indemnified from all
claims arising from the construction, use, maintenance and
decommissioning of the Large Solar Energy System.

A development agreement and/or special land use permit agreement as

P-U.

provided for in Section 4.3(E) must be entered into the Township Board
before construction commences on a Large Solar Energy System.

General Standards: The Planning Commission shall not approve any

Q.V.

Large Solar Energy System Special Land Use Permit unless it finds that
all of the general standards for Special Land Uses contained in Article 4 of
this Ordinance are— met.

Approval Time Limit and Extension: Special Use and Site Plan approvals
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or permits under this Section shall be valid for one year but, if requested
by the Applicant prior  to that expiration date, shall automatically be
extended for an additional one--year period.

Conditions and Modifications: Any conditions and modifications approved

by the Planning Commission shall be recorded in the Planning
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Commissions’ meeting minutes. The Planning Commission may, in
addition to other reasonable conditions, require landscaping, walls, fences
and other improvements that are reasonable in relation to and consistent
with the nature of the applicable or adjacent zoning -districts.

After approval, at least two (2) copies of the final approved Site Plan shall
be signed and dated by the Chairman of the Planning Commission and
authorized representative of the Applicant. One copy shall be kept on file
by the Township Clerk, and one copy shall be returned to the Applicant’s
authorized representative.

Inspection: The Township shall have the right at any reasonable time, to

Y.

provide same-day notice to the Applicant to inspect the premises on which
any Large Solar Energy System is located. The Township may hire one or
more consultants, with approval from the Applicant (which shall not be
unreasonably withheld), to assist with inspections at the Applicant’s or
project owner’s expense. Inspections must be coordinated with, and
escorted by, the Applicant’s operations staff at the Large Solar Energy
Facility to ensure compliance with the Occupational Safety and Health
Administration (OSHA), NESC and all other applicable safely guidelines.

Maintenance and Repair: Each Large Solar Energy System must be kept

Uz

and maintained in good repair and condition at all times. If the Township
Zoning Administrator determines that a Large Solar Energy System fails to
meet the requirements of this Ordinance and the Special Land Use Permit,
or that it poses a safety hazard, the Zoning Administrator, or his or her
designee, shall provide notice to the Applicant of the violation or safety
hazard. If, after a reasonable cure period (not to exceed 7 days), the
violations or safety hazards are not corrected, the Applicant is entitled to
a hearing before the Township Board. If the Township Board determines
that the violation or safety hazard requires that the Large Solar Energy
System must be shut down, Applicant shall immediately shut down the
Large Solar Energy System and not operate, start or restart the Large
Solar Energy System until the issues have been resolved. Applicant shall
keep a maintenance log on the Solar Array(s), which shall be available for
the Township’s review within 48 hours of such request. Applicant shall
keep all sites within the Large Solar Energy System neat, clean and free
of refuse, waste or unsightly, hazardous or unsanitary conditions.

. Roads: Any material damages to a public road located within the Township

resulting from the construction, maintenance or operation of a Large Solar
Energy System shall be repaired at the Applicant’s expense. In addition,
the Applicant shall submit to the appropriate County agency a description
of the routes to be used by construction and delivery vehicles;-_and shall

makeany road improvements that—will—be —necessary—1to
accommodatedetermined to be necessary or appropriate by the County
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Road Commission to accommodate construction vehicles, equipment or
other deliveries. The Applicant shall abide by all County and Township
requirements regarding the use and/or repair of Ceunty—roads_in the

Township.

Continuing Security: If any Large Solar Energy System is approved for

WLBB.

construction under this Section, Applicant shall post decommissioning
security prior to the start of construction (in a mutually agreed upon form)
for an amount necessary to accomplish the work specified in the
decommissioning plan as agreed upon by the Township and Applicant.
The amount shall be reasonably sufficient to restore the property to its
previous condition prior to construction and operation of the Large Solar
Energy System. Such financial security shall be kept in full force and effect
during the entire time that the Large Solar Energy System exists or is in
place, and such financial security shall be irrevocable and non-
cancelable.

1. Continuing Obligations: Failure to keep any required financial
security in full force and effect at all times while a Large Solar
Energy System exists or is in place shall constitute a material and
significant violation of the Special Land Use Permit and this
Ordinance, and will subject the Large Solar Energy System
Applicant, owner and operator to all remedies available to the
Township, including any enforcement action, civil action, request for
injunctive relief, and revocation of the Special Land Use Permit.

Other Requirements: Each Large Solar Energy System shall also comply

with all applicable federal, state and county requirements, in addition to
other applicable Township Ordinances.





