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Call to Order

2.

Pledge of Allegiance to the Flag

3.

Roll and Introduction of Guests

4.

Approval of Agenda – November 16, 2022

5.

Approval of Meeting Minutes – October 19, 2022

6.

Call to the Public

7.

Zoning Reviews

8.
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Cohoctah Township, Text Amendment, Article XIII Special
Uses, Section 13.27 Utility Scale Energy Systems

B. Z-38-22

Marion Township, Text Amendment, Article XII Solar Farm
Overlay District, Section 12.01 SFO Solar Farm Overlay
District; Article XVII Standards for Specific Special Uses,
Section 17.34 Utility Solar Energy Facilities; and related
amendments in Articles III, VI and VII.

C. Z-39-22

Handy Township, Text Amendment, Articles 1, 9, 10, and 16
regarding Organized Event Building ordinance language.

Old Business
A.
B.

Department Information
Administration Building
304 E. Grand River Avenue
Suite 206
Howell, MI 48843-2323

A. Z-37-22

9.

Fall 2022 Citizen Planner Educational Series
2023-2027 Parks & Open Space Plan

New Business

10. Reports
11. Commissioners Heard and Call to the Public
12. Adjournment
Via Zoom (on-line meetings):
https://zoom.us/j/3997000062?pwd=SUdLYVFFcmozWnFxbm0vcHRjWkVIZz09
Via the Zoom app
Join a meeting, with meeting number: 399 700 0062
Enter the password: LCBOC (ensure there are no spaces before or after the password)
Meeting ID: 399 700 0062
Password: 886752
Meeting recordings may be made using a personal computer or laptop, after requesting
ability from the meeting host.

LIVINGSTON COUNTY PLANNING
COMMISSION MEETING MINUTES
October 19, 2022
6:30 p.m.
Hybrid In-Person and Virtual Zoom Meeting

PLANNING COMMISSION
COMMISSIONERS
PRESENT:
COMMISSIONERS
ABSENT:

STAFF PRESENT:

BILL ANDERSON
PAUL FUNK
JASON SCHROCK

DENNIS BOWDOIN
MATT IKLE

BRIAN PROKUDA
BILL CALL
KATHLEEN KLINE-HUDSON
ROB STANFORD
SCOTT BARB

OTHERS BRUCE POWELLSON, MARION TOWNSHIP
PRESENT: JOANN HAAS, COHOCTAH TOWNSHIP

1.

CALL TO ORDER: Meeting was called to order by Planning Commissioner Anderson at 6:30 PM.

2. PLEDGE OF ALLEGIANCE TO THE FLAG
3. ROLL AND INTRODUCTION OF GUESTS: None.
4. APPROVAL OF AGENDA
Commissioner Action: IT WAS MOVED BY COMMISSIONER IKLE TO APPROVE THE
AGENDA, DATED OCTOBER 19, 2022, SECONDED BY COMMISSIONER BOWDOIN.
All in favor, motion passed
5. APPROVAL OF PLANNING COMMISSION MEETING MINUTES
Commissioner Action: IT WAS MOVED BY COMMISSIONER FUNK TO APPROVE THE
MINUTES, DATED SEPTEMBER 21, 2022, SECONDED BY COMMISSIONER SCHROCK.
All in favor, motion passed.
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6. CALL TO THE PUBLIC: Joann Haas, Cohoctah Township resident, spoke to the County Planning
Commission with concerns over the potential solar farm developments that are planned for Cohoctah and
Conway Townships. She spoke to the amount of valuable prime farmland and environmental areas that could
be impacted by potential solar farm land use.
7. ZONING REVIEWS:
A. Z-36-22 GENOA TOWNSHIP, REZONING
NSD NEIGHBORHOOD SERVICE DISTRICT/MDR MEDIUM DENSITY RESIDENTIAL
WITH A TC TOWN CENTER OVERLAY TO HDR HIGH DENSITY RESIDENTIAL/RPUD
RESIDENTIAL PLANNED UNIT DEVELOPMENT IN SECTIONS 11 AND 14.
Current Zoning: NSD Neighborhood Service District & MDR Medium Density Residential with a
TC Town Center Overlay
Proposed Zoning: HDR High Density Residential/RPUD Residential Planned Unit Development
Sections 11 and 14
Township Master Plan:
The Future Land Use Plan of the Genoa Township Master Plan (2013) designates the site as Mixed Use
and High Density Residential:
The Mixed-Use Town Center category includes a mixture of uses integrated into a traditional-style
development of high-density single-family homes, attached and detached, along with various commercial
uses including retail and office. The intent is to create a destination in the Township as an alternative to
the consistent strip development that currently exists along Grand River Avenue from Howell to
Brighton.
The High Density Residential designation refers to higher density condominiums, apartments and other
multiple family dwellings and it is found within areas served, or planned to be served, by public water and
sanitary sewer. Development should respond to infrastructure and land capabilities and should not exceed
8 units per acre. High density residential developments will be served by public water and sewer.
Additionally, the Future Land Use Chapter of the Genoa Township Master Plan establishes a growth
boundary that marks the separation between rural and urban areas and defines land that can efficiently
support urban services such as sewer, water, and roads. The subject site is within the Primary Growth area
that is currently served or available to be served by public sewer and water. These areas include single
family and multiple family residential at higher densities with public water and sewer, commercial
centers, industrial parks, and mixed-use centers.
County Comprehensive Plan:
The 2018 Livingston County Master Plan does not direct future land use patterns, or development within
Livingston County. Alternatively, it offers a county-wide land use perspective when reviewing potential
rezoning amendments. The Land Use & Growth Management chapter of the plan includes decisionmaking recommendations regarding potential land use conflicts and promoting good land governance.
Township Planning Commission Recommendation: Approval. There were several public comments
at the September 12, 2022, public hearing expressing concern regarding traffic, the traffic light, the power
grid, retention pond, drainage in Lake Chemung, the view from neighboring residences, and apartment
rentals.
Staff Recommendation: Approval. The proposed rezoning to HDR/RPUD is consistent with the goals
and intent of the Genoa Township master plan, it is supported by existing infrastructure, and it will
preserve and protect natural features that might not be protected under other forms of development.
Commission Discussion: Commissioner Funk asked if the audience at the Township Planning
Commission meeting was well-informed of the project and why there are so many concerns over the site?
Director Kline-Hudson and Commissioner Ikle were present at the Genoa Township Planning
Commission public hearing, and they explained the site plan concerns that they heard from area residents.
Commissioner Ikle explained the history of the site and why a development is now being proposed at this
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location many years later. He noted that the Town Center Overlay district that is currently in place, does
not have any setback requirements and the proposed RPUD has setbacks, however, the Genoa Township
Planning Commissioners are requesting that the setbacks of the PUD be increased. Commissioner Ikle
also noted his concerns about the primary entry to the development and that he did not understand why
the applicant stated that a boulevard entrance is not permitted by the Livingston County Road
Commission.
Public Comment: None.
Commission Action:
Commissioner Action: IT WAS MOVED BY COMMISSIONER SCHROCK TO
RECOMMEND APPROVAL, SECONDED BY COMMISSIONER BOWDOIN.
Motion passed: 5-0
B. PA-01-22: HOWELL TOWNSHIP PA 116 FARMLAND AGREEMENT:
Section 9, 40 ACRES, LUKE AND ANNA BOWMAN.
Commission Discussion: None.
Commission Comment: None.
Public Comment: None.
Commission Action:
Commissioner Action: IT WAS MOVED BY COMMISSIONER BOWDOIN TO
RECOMMEND APPROVAL. SECONDED BY COMMISSIONER IKLE.
Motion passed: 5-0
C. PA-02-22: HOWELL TOWNSHIP PA 116 FARMLAND AGREEMENT:
Section 9, 40 ACRES, LUKE AND ANNA BOWMAN.
Commission Discussion: None.
Commission Comment: None.
Public Comment: None.
Commission Action:
Commissioner Action: IT WAS MOVED BY COMMISSIONER IKLE TO RECOMMEND
APPROVAL. SECONDED BY COMMISSIONER FUNK.
Motion passed: 5-0
8. OLD BUSINESS:
A. Fall 2022 Citizen Planner Educational Series: This series begins October 27th, 2022. Planning
Commissioners Ikle and Schrock will be attending as well as staff.
B. 2023-2027 Parks & Open Space Plan: Public comment period will soon begin for the plan. It is
hoped that a public hearing for the plan will be held at the December 21, 2022 County Planning
Commission meeting.
9. NEW BUSINESS: None.
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10. REPORTS:
A. Planning Commission Annual Meeting: Next month will be the Livingston County Planning
Commission annual meeting to select officers for the next calendar year.
B. State of the County Address: State of the County will be on November 1st, 2022 at the Public Safety
Complex at 5:30 p.m.
C. Howell Master Planning Session: Howell’s master planning session will be open to the public on
October 26 – 28, 2022.
D. MAP Annual Conference: Principal Planner Barb provided the Commissioners with a brief
overview of the topics discussed at the Michigan Association of Planning annual conference.
E. Director Kline-Hudson Retirement: Director Kline-Hudson announced her retirement effective
January 15, 2023.
11. COMMISSIONERS HEARD AND CALL TO THE PUBLIC: Joann Haas, Cohoctah Township resident,
again requested that the County Planning Commission provide aid or assistance regarding the issues that the
townships are experiencing with potential solar projects throughout Cohoctah and Conway Townships.
Director Kline-Hudson stated that the Livingston County Planning Commission will be evaluating the
proposed language when it is received, and only local township officials can make land use changes within
the community or declare a moratorium on such projects. She invited Ms. Haas to visit the Livingston County
Planning Department for further information regarding solar farms.
12. ADJOURNMENT:
Commissioner Action: IT WAS MOVED BY COMMISSIONER SCHROCK TO
ADJOURN THE MEETING AT 7:35 P.M., SECONDED BY COMMISSIONER
BOWDOIN .
Motion passed: 4 – 1 (Ikle: Nay)

Livingston County Department of Planning
MEMORANDUM

Kathleen J. Kline-Hudson
AICP, PEM
Director

Robert A. Stanford
AICP, PEM
Principal Planner

Scott Barb
PEM
Principal Planner

TO:

Livingston County Planning Commissioners and the
Cohoctah Township Board of Trustees

FROM:

Robert Stanford, Principal Planner

DATE:

October 24, 2022

SUBJECT:

Z-37-22 Amendments to Zoning Ordinance Article Article 13: Special Uses
Section 13.27: Utility Scale Solar Energy Systems

The Cohoctah Township Planning Commission proposes a completely new set of
regulations for the Township Zoning Ordinance, as Section 13.27, to regulate utility
scale solar energy systems. Also included as part of this update are amendments to
Sections 2.02, 4.03, 6.03, 7.03, 10.003, 11.03, 13.27, 16.58, and otherwise
necessary to replace reference of solar farms to utility scale solar energy systems
Proposed additions to existing text are noted in red underline, deletions in
strikethrough.
Staff would also acknowledge that, as a professional courtesy and by request of
Livingston County Planning Staff, this set of proposed ordinance amendments have
been thoroughly reviewed by Dr. Sarah Mills, PhD., of the Graham Institute for
Sustainability, University of Michigan, the foremost expert on renewable energy
systems (wind and solar) in the State of Michigan and co-author of the “Solar
Energy Systems Guidebook”, which is referenced in this review. These review
comments will be highlighted in text blocks throughout this review.

Department Information
Administration Building
304 E. Grand River Avenue
Suite 206
Howell, MI 48843-2323
⚫
(517) 546-7555
Fax (517) 552-2347
⚫
Web Site
co.livingston.mi.us

COUNTY PLANNING STAFF COMMENT: BACKGROUND
It is important to gain some perspective as to the future planned demand for solar
energy systems in the State of Michigan at the outset of examining this proposed
new township solar ordinance.
Michigan’s diverse energy future is set in motion. Utility companies have bold plans
to expand solar options and other forms of renewable energy over the next two
decades and beyond. By 2040, DTE Energy1 expects to have over 10 million solar
panels generating power for its customers. Consumers Energy also announced2
plans to build roughly 8,000MW of solar energy by 2040. Regional electric
cooperatives and municipally owned utilities are following suit, with plans to expand
solar energy production. Through its MIGreenPower program, DTE to add 650
megawatts of new solar energy in Michigan for Ford, increasing the total amount of
installed solar in Michigan by nearly 70% Michigan has 65 utilities across two
peninsulas.3
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The shift in the utility sector from centralized power generation (e.g., a large coal plant) to a higher
number of accessory and principal use solar energy systems (SES4) means Michigan communities
should plan for renewable energy development within their jurisdictions. According to a 2019 study
of solar ordinances in Michigan, fewer than 20% of Michigan communities have zoning regulations
in place to address all scales of SES.5
(Excerpt taken from “Planning & Zoning for Solar Energy Systems: A Guide for Michigan Local
Governments”)
Sources:
1. Our Bold Goal for Michigan’s Clean Energy Future.
DTE. (2020). https://dtecleanenergy.com/
2. Consumers Energy. Consumers Energy Announces
Plan to End Coal Use by 2025; Lead Michigan’s Clean
Energy Transformation.(2021).
https://www.consumersenergy.com/newsreleases/news-release-details/2021/06/23/consumersenergy-announces-plan-toend-coal-use-by-2025-leadmichigans-clean-energy-transformation
3. Ford Motor Company and DTE Energy announce
the largest renewable energy purchase from a utility in
U.S. history. Available at:
https://ir.dteenergy.com/news/press-releasedetails/2022/Ford-Motor-Company-and-DTE-Energyannounce-the-largest-renewable-energy-purchasefrom-a-utility-in-U.S.-history/default.aspx
4. Michigan Office of Climate and Energy. (2019).
Michigan Zoning Database.
Available at
https://www.michigan.gov/climateandenergy/0,4580,7364-85453_85458-519951--,00.html
5. Ibid.
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As of 2022, there are 84 wind/solar/hybrid projects under study in the State of Michigan, which are
planned to generate approximately 13,261 MW of power.
Solar Projects Under
Study (as of 2022):
•
•

84 projects
Planned for 13,261
Mega Watts (MW)

Wind

1,123 MW

Solar

10,414 MW

Hybrid

1,724 MW

(Source: MISO Queue, June 2022, Available at:
https://giqueue.misoenergy.org/PublicGiQueueMap/index.html)
The Shifting Scale of Solar Projects – The scale of utility scale projects are fast becoming
larger.
Both the size (# acres) and scale (# MW) of utility
scale solar projects (as indicated by the chart on
the left) are increasing over time. Thus, the
demand for large tracts of available, contiguous
parcels located near main electrical transmission
lines will increase comparatively as time goes on.
(Source: Graham Institute of Sustainability,
University of Michigan: https://graham.umich.edu/)

(Sources: DTE Energy: https://dtecleanenergy.com/, Consumers Energy:
https://consumersenergy.com, Graham Institute of Sustainability, University of Michigan:
https://graham.umich.edu/).
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State of Michigan Climate Plan
The State of Michigan’s Healthy Climate Plan
highlights the following goals and objectives
directly related to new renewable energy
initiatives:
•
•
•
•

60% of electricity from renewables by 2030
Nearly 8,000 megawatts of solar generation
by 2040.
Supporting voluntary green pricing programs,
distributed generation
Siting: “Assist clean energy developers and
communities in adopting best practices for
siting”.

(Available at: https://www.michigan.gov/egle).

PROPOSED ZONING AMENDMENT:
According to correspondence received from the Cohoctah Township, the Cohoctah Township
Planning Commission proposes a completely new set of regulations for the Township Zoning
Ordinance, as Section 13.27, to regulate utility scale solar energy systems, in the following
manner:
ITEM 1.
•
•
•

A SUMMARY OF AMENDMENTS TO OTHER SECTIONS OF THE ORDINANCE
TO BE CONSISTENT WITH THE PROPOSED CHANGES TO SECTION 13.27

The township proposes to remove the definition of “Solar Farm” from Section 2.02.
The township proposes to replace references to “Solar farms” to “Utility scale solar energy
systems” in Sections 4.03(M), 5.03(L), 6.03(K), 7.03(H), 10.03(G), 11.03(X), and 16.58(C).
The township proposes to delete Section 13.17 regarding Solar Buildings.

ITEM 2.

REPLACE EXISTING SECTION 13.27 IN ITS ENTIRETY

13.27 UTILITY SCALE SOLAR ENERGY SYSTEMS.
The following requirements shall apply to all Utility Scale 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 Utility Scale Solar Energy
Systems, as a permitted Special Use with conditions in the following districts: RD, WRD, AR,
RR, NSC, and LI.
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COUNTY PLANNING STAFF COMMENT
The Township intends to allow Utility Scale Solar Energy Systems (USSES) as a permitted
principal special use with conditions in the following zoning districts:
RD: Resource Development District (20 acres)
WRD: Waterways Resource Development District (20 acres)
AR: Agricultural Residential District (20 acres)
RR: Rural Residential District (non-farm single-family residential 2 acres, no other minimum
lot area standard provided)
NSC: Neighborhood Service Commercial District (1 acre)
LI: Light Industrial District (2 acres).
It is Staff’s opinion that given the minimum required acreage for a USSES is five acres, and
that all required setbacks are properly provided for on a particular parcel, it doesn’t seem
that a potential applicant could develop a viable USSES on a parcel in the RR or NSC
districts, as those districts have the smallest lot size requirements and are typically located
nearby the more urbanized portions of the community. Also, permitting USSES even as
special uses with conditions within these two particular districts seems to be inconsistent
with the intent and goals and objectives for development within these districts.

B. Definitions. For purposes of this Section 13.27, the following terms and words are defined as
follows. Should there be any conflict between the definitions of this Section and any other part
of this Ordinance, the terms of this Section shall govern.
1. Abandonment: Any solar energy system or facility that is no longer producing power.
2. Conceptual Plan: a map and summary of the proposed development or land use, indicating
the lands to be included, a brief description of the proposed project, a timeline for the
proposed project, where and how project will connect to the power grid, and any other
information Applicant deems necessary to provide the Township with a general overview of
the proposed project.
3. Decommission: To remove or retire a solar energy system or facility from active service.
4. Height: The height of a solar energy system, measured vertically from the adjacent grade to
its highest point at maximum tilt.
5. Non-Participating Property: A property that is not subject to a Utility Scale Solar Energy
System lease or easement agreement at the time an application is submitted for a Special
Land Use for the purposes of constructing a Utility Scale Solar Energy System.
6. Participating Property: A property that participates in a lease or easement agreement, or
other contractual agreement, with an entity submitting a Special Land Use Permit
application for the purpose of developing a Utility Scale Solar Energy System.
7. PV Array: see Photovoltaic (PV) Devices.
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8.

Photovoltaic (PV) Devices: A device designed to collect and transform solar energy into
electricity.

9.

Repowering: reconfiguring, renovating, or replacing an SES to maintain or increase the
power rating of the SES within the existing project footprint.

10. Utility Scale Solar Energy System (SES): A Solar Energy System where the principal
design, purpose, or use of such system is to provide energy to offsite uses or the wholesale
or retail sale of generated electricity to any person or entity. A Utility Scale Solar Energy
System includes (but is not limited to) the project substation.
COUNTY PLANNING STAFF COMMENT
Staff would recommend that the township consider adding the following definitions to aid
users in better understanding the standards of this proposed amended zoning ordinance
section:
“Maximum Tilt”: The maximum angle of a solar array (i.e., most vertical position) for
capturing solar radiation as compared to the horizon line”.
“Minimum Tilt”: The minimal angle of a solar array (i.e., most horizontal position) for
capturing solar radiation as compared to the horizon line”.

C. All applications for a Utility Scale Solar Energy Systems use must be accompanied by a
Conceptual Plan, at time of submission of application. The conceptual plan shall be reviewed by
Planning Commission and allow for discussion with and feedback from the Planning
Commission. This plan must be approved by the Planning Commission prior to submission of a
final site plan.
COUNTY PLANNING STAFF COMMENT
Staff would recommend adding a reference to Item (B)(2) here (such as “See also Item
(B)(2)” in order to tie these two similar provisions together.

D. Final site plan submittal must include a detailed site plan including all applicable requirements
found in this ordinance, drawn to scale, 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 XX of the Cohoctah Township
Zoning Ordinance, unless otherwise specified in the information below;
2. Scale of 1 inch = 200 feet;
3. All lot lines and dimensions, including a legal description of each lot or parcel
comprising the Utility Scale Solar Energy System;
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4. Names of owners of each lot or parcel within Cohoctah Township that is on the property and
within one hundred fifty (150) feet of the property lines;
5. Vicinity map showing the location of all surrounding land uses;
6. Location of all above or below ground drainage systems including but not limited to, farm
tiles, county drains, wetlands, and road ditches;
7. Location and height of all existing and proposed PV Array(s), buildings, structures,
electrical tie lines and transmission lines, security fencing, and all above-ground structures
and utilities associated with the Utility Scale Solar Energy System;
8. Horizontal and vertical (elevation) to scale drawings with dimensions that show the location
of the proposed PV Array(s), buildings, structures, electrical tie lines and transmission lines,
security fencing and all above ground structures and utilities on the property;
9. Location of all existing and proposed overhead and underground electrical transmission or
distribution lines within the Utility Scale Solar Energy System and within one hundred (100)
feet of all exterior property lines of the Utility Scale Solar Energy System;
10. Location of any on site battery storage or use and location of any on site PV Array storage.
11. Location of Knox Box or other means of emergency access.
12. Proposed setbacks from the PV Array(s) to all existing and proposed structures within
two hundred (200) feet of the Utility Scale Solar Energy System;
13. Land elevations for the Solar Array(s) location and the relationship to the land elevations
of all existing and proposed structures within two hundred (200) feet of the Utility Scale
Solar Energy System at a minimum of five (5) foot contours;
14. Access driveways within and to the Utility Scale Solar Energy System, together with a
detailed narrative regarding dimensions, composition, and maintenance of each proposed
driveway. All access drives shall be subject to Livingston County Road Commission
approval and shall be planned so as to minimize the use of lands for that purpose;
15. Planned security measures to prevent unauthorized trespass and access during the
construction, operation, removal, maintenance, or repair of the Utility Scale Solar
Energy System;
16. A written description of a maintenance plan to be used for the PV Array and other
components of the Utility Scale Solar Energy System, including landscaping upkeep, regular
checks and maintenance for the equipment, and decommissioning and removal. The
description shall include maintenance schedules, types of maintenance to be performed, and
decommissioning and removal procedures and schedules if the Utility Scale Solar Energy
System is decommissioned;
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COUNTY PLANNING STAFF COMMENT
With regards to Item (D)(16) above, please refer to Staff Comment regarding Item (N)(2),
pertaining to the vegetation/landscaping maintenance plan and suggested components and
specifics.
Additionally, Staff would inquire as to why the applicant would not be required to provide a
lease agreement at the time of the application.

17. Planned lighting measures if any, such as fixed motion lights or if mounted on
equipment;
18. Additional detail(s) and information as required by this Article XII for Special Land
Uses, Article XX for Site Plans, and as required by the Planning Commission.
E. 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 Utility Scale 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 Board,
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 pay 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 the Applicant to 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 until the Applicant makes the required additional escrow deposit. Any applicable zoning
escrow policies 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 or
denial of the Special Land Use Permit shall be returned in a timely manner to the Applicant.
F. Land Enrolled in PA 116 Farmland Development Rights Program. Per the Michigan
Department of Agriculture and Rural Development (MDARD), land enrolled in the PA 116
program may be permitted to participate in solar energy development subject to MDARD policy
and requirements.
COUNTY PLANNING STAFF COMMENT
PUBLIC ACT 116—FARMLAND DEVELOPMENT RIGHTS PROGRAM
The Michigan Department of Agriculture and Rural Development (MDARD) administers the
Michigan Farmland and Open Space Preservation Program, which includes the Farmland
Development Rights Program, commonly referred to as PA 116 (Public Act 116 of 1974). The
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PA 116 program allows a landowner to voluntarily enter into an agreement with the State to
retain their land in agriculture in exchange for certain tax benefits and exemptions from
various special assessments. Prior to 2019, principal-use solar was not permitted on land
enrolled in the PA 116 Farmland Preservation Program. The policy has since changed to
allow landowners to put their PA 116 agreements on hold to pursue solar development if
specified conditions are met.
For example, among the conditions in PA 116 are those that require the developer to
maintain existing field tile, plant a cover crop that includes pollinator habitat, and post a
surety bond or letter of credit with the state to ensure that solar panels will be removed, and
the land will be returned to a condition that enables farming at the end of the project life.
This allows farmers to take advantage of the economic opportunity presented by solar
development while preserving the long-term viability of growing crops or raising livestock
on that land. Under the terms of the Farmland Development Rights Agreement, it is the
landowner’s responsibility to work with the solar energy developer to ensure that all
conditions associated with PA 116 are satisfied. Therefore, a landowner will need to
address such conditions in the solar energy lease, easement, or other agreement with the
developer.
Tax credits are not claimed during the deferment period. The deferment period begins at the
time of solar facility’s construction and extends until all commercial solar panels and
appurtenant structures are removed. The past seven years of tax credits are calculated at
the time the Amended Farmland Development Rights Agreement is recorded and held until
the land is returned to agricultural production at the end of the Commercial Solar
Agreement. If a landowner chooses to leave the Farmland Development Rights Program at
any time during the Commercial Solar Agreement, the calculated seven years tax credits
would be payable.
A bond or irrevocable letter of credit as a surety tool is obtained and maintained in an
amount sufficient to decommission the solar array and return the property to agricultural
purposes. The financial surety must be in place for the entire deferment period. The amount
of the financial surety shall be calculated by a licensed engineer and approved by MDARD.
The surety must be payable to the State of Michigan. MDARD expects this will be the Solar
Project Company’s responsibility under the Commercial Solar Agreement.
(Source: Michigan Department of Agriculture and Rural Development, available at
https://www.michigan.gov//media/Project/Websites/mdard/documents/environment/farmland/mdard_policy_on_solar_
panel_and_pa116_land.pdf?rev=bac9bcabe2a54878a76bfbe9fa8b9b06).

G. Compliance with the County Building Code and the National Electric Safety Code:
Construction of a Utility Scale Solar Energy System shall comply with the National Electric
Safety Code (NESC) 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 the NESC, the NESC shall prevail. Upon completion of the
project, the Township shall be provided by the Applicant a final certification certifying, at a
minimum, that the Applicant has complied with the NESC, the County Building Code, this
Section 13.27, and any other applicable ordinance, laws, and regulations.
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H. Certified PV Array Components: Components of a PV 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.
I. Height: Maximum height of a PV Array, other collection device, components or buildings of the
Utility Scale Solar Energy System, shall not exceed sixteen (16) feet at full tilt (as measured
from the natural grade at the base of improvements). Substation and electrical transmission
equipment shall not exceed one hundred (100) feet in height
Sarah Mills:
Good to be explicit here.
J. Lot Size: A Utility Scale Solar Energy System shall be located on one or more parcels with an
aggregate area of five (5) acres or greater.
K. Setbacks: A minimum setback distance of fifty (50) feet from all exterior property lines of the
Utility Scale Solar Energy System and existing public roads and railroad rights-of-way shall be
required for all buildings and PV Arrays. Additionally, a minimum setback distance of one
hundred (100) feet shall be provided for PV Arrays, equipment, and buildings from all nonparticipating property with a residential use or within a residential district.
COUNTY PLANNING STAFF COMMENT
As proposed, and for consistency’s sake, the 100-foot minimum setback requirement from
all PV Array-associated elements from all non-participating properties seems to be a
reasonable enough buffer set back from these properties. In any case, Planning
Staff would recommend consistency in this regard. Therefore, setting this required distance
to that which is equal to the largest required setback in the zoning ordinance for it’s most
intense zoning district (i.e., most likely industrial, light industrial, etc.) would be a good
starting point. Taking this a step further, requiring anything larger than this, say something
in the range of 150’-200’, the question becomes, what happens within that extra setback?
Decorative (or opaque fence), and vegetation are all trying to get at the same outcome. My
sense is that having them ALL together is likely overkill. The other thing to consider in this
regard is what is likely to happen in a 150’-200' setback. Possibly nothing--it's probably not
worth planting/farming so instead it may just become brush. This could have an ecological
function, but it’s not a definite that aesthetically that is what non-participatory parcels
would want, nor would it be what the township desires as an outcome.

L. Lot Coverage: Total area of arrays shall not be included in the calculation of maximum
permitted lot coverage requirement for any parcel.
M. Dual Use/Groundcover. A Utility Scale Solar Energy System shall include the installation of
perennial ground cover vegetation maintained for the duration of operation until the site is
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decommissioned. The Applicant shall include a ground cover vegetation establishment and
management plan as part of the site plan.
1. Sites bound by PA 116 must follow the Michigan Department of Agriculture and Rural
Development’s Policy for Allowing Commercial Solar Panel Development on PA 116
Lands.
2. All properties not enrolled in the PA 116 program must provide one of the following four
types of Dual Use defined in this ordinance to promote ecological benefits:
a. Pollinator Habitat: Solar sites designed to meet a score of 76 or more on the Michigan
Pollinator Habitat Planning Scorecard for Solar Site (www.pollinators.msu.edu).
b. Conservation Cover: Solar sites designed in consultation with conservation
organizations that focus on restoring native plants, grasses, and prairie with the aim of
protecting specific species (e.g., bird habitat) or providing
specific ecosystem services (e.g., carbon sequestration, soil health).
c. Forage: Solar sites that incorporate rotational livestock grazing and forage production as
part of an overall vegetative maintenance plan.
d. Agrovoltaics: Solar sites that combine raising crops for food, fiber, or fuel, and
generating electricity within the project area to maximize land use.
3. If it is not feasible to provide Dual Use, developer must demonstrate to Planning
Commission why it is not reasonably feasible.
Sarah Mills:
This is good in case there is a brownfield, impervious surface, or some other unforeseen
circumstance.
4. All groundcovers must be native plants with substantial root system to support soil, no
turf grass.
Sarah Mills:
It looks like the MSU pollinator scorecard does allow for non-native species in some
areas (see the * at the bottom of the first column). Also, I’m not sure whether all forage
and grazing mixes are 100% native plants.
If this focus on native plants is important to the township, [the Township] might run this
by a plant person just to make sure it’s do-able.

5 Application must include an invasive species and noxious weeds management control plan.
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N. Screening/Security: A Utility Scale Solar Energy System shall be completely enclosed by
perimeter security fencing to restrict unauthorized access. Such fencing shall be seven (7) feet in
height and be constructed of a woven wire fence, such as deer fencing. The Planning
Commission may consider an alternative fence-type as part of the special use approval. Electric
fencing is prohibited.
Barbed wire is only permitted around the substation, as provided by the NESC. The perimeter of
Utility Scale 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 Utility Scale Solar Energy System from adjacent non-participating residential
structures, subject to the following requirements:
1. No landscaping shall be placed within fifty (50) feet of any road right-of-way.
2. Landscape screening shall be installed to obscure the Utility Scale Solar Energy System
from adjacent non-participating properties and from passersby. Utility Scale Solar
Energy Systems shall be reasonably screened from the view of the surrounding nonparticipating residences, streets, and roads to the maximum extent practicable, except to
the extent that such screening is either impracticable or would result in ineffective solar
access on the site in question. Notwithstanding the foregoing, any non-participating
property that is adjacent to the Utility Scale Solar Energy System may opt out of the
landscape screening requirements so long as the owner’s declaration to opt out of the
landscape screening requirements is in writing in a form acceptable to the Township, signed
by the non-participating property owner, and submitted to the Township as part of the site
plan. The perimeter of Utility Scale 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 Utility Scale Solar Energy System
from adjacent residential structures, subject to the following requirements:
Sarah Mills:
“Passersby” suggests obscuring from the road is also the intent.
a. All Utility Scale Solar Energy Systems that rely on landscaping or a vegetative buffer
for screening shall maintain a minimum opacity of at least sixty percent (60%), and a
mature height of not less than six (6) feet or sixty percent (60%), whichever is greater, of
the height of the Utility Scale Solar Energy System when oriented to maximum tilt.
b. The evergreen or native and shrub vegetative buffer shall either be composed of one (1)
row of evergreen trees and two (2) offset rows of shrubs that at planting shall be a
minimum of six (6) feet in height (evergreen trees) and shrubs two (2) feet in height. Or
two (2) rows of evergreen trees. with one (1) row having a minimum height of four (4)
feet and the other a minimum height of six (6) feet.
c. All plant materials shall be installed between March 15 and November 15. If the
Applicant requests a Land Use Permit from the Township and the Applicant is unable to
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plant during the installation period, the Applicant will provide the Township with a
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.
d. 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.
Sarah Mills:
Good to make sure it’s maintained.
COUNTY PLANNING STAFF COMMENT
Items (M)(5), (N)(1) and (N)(2) and associated subitems within Item (N)(2) provide an
excellent set of specifics with regards to the desired composition of the required perimeter
landscaping buffer.
In coordination and in reference to aforementioned Item (D)(16) and the provisions
addressed above in Item (N), the Township should also require the submission of a
comprehensive Landscape/Vegetation Maintenance Plan (L/VMP) as part of the permit and
final approval process. The purpose of the L/VMP is to describe vegetation management
practices during the construction and operation and maintenance phases of the Project,
including the maintenance of areas both within the solar array as well as those landscape
buffer areas that completely surround the outside perimeter of the solar array. Training
should be required to be provided to contractors and subcontractors to ensure compliance
with the conditions of the L/VMP.
At a minimum, the L/VMP should include the following four related elements of
implementation:
1. Site Clearing – Provides measures for the clearing of woodlands and processing
of wood products required to prepare the Project Site for construction.
2. Invasive Plant Control – Describes requirement to control invasive plant species
present on-Project Site and monitoring and management during the operational
phase of the Project.
3. Revegetation – Describe revegetation methods for both the solar field and the
managed periphery. Revegetation includes replanting all areas disturbed during
construction and after decommissioning. A separate Pollinator Habitat Enhancement
Demonstration Project is part of this plan.
4. Maintenance – Describes mowing and other practices that will be used to maintain
health vegetative cover at the Project Site during operation of the facility.
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O. Signage: Signage is not permitted except as required in this subsection and for purposes of
posting information that may be necessary for electrical operations and the safety and welfare of
the public. An information sign shall be posted and maintained at the entrance(s) which lists the
name and phone number of the operator.
P. Agricultural Preservation and Habitat Impact: Land clearing shall be limited to what is
minimally necessary for installation and operation of the system and to ensure all-season access
to solar resources given the topography of the land. Topsoil distributed during preparation shall
be retained on site. In addition, access drives shall be designed to minimize extent of soil
disturbance, water run-off, and soil compaction.
Q. Noise: No component of any Utility Scale Solar Energy System shall emit noise exceeding
forty-five (45) dBA (Leq (1 hour)) as measured at the exterior property boundary or the existing
ROW line. The site plan shall include modeled sound isolines extending from the sound source
to the property lines to demonstrate compliance with this standard.
Sarah Mills:
[This is good] as when there’s a sound standard, it’s not uncommon to include a sound modeling
study as part of the site plan submission.
R. Lighting: Lighting shall be limited to inverter and/or substation locations only. Lighting shall be
downlit shielding and be placed to keep light on site and glare away from adjacent properties,
bodies of water, and adjacent roadways. Flashing or intermittent lights are prohibited. Motion
lights, for the purpose of security, may be permitted at the discretion of the Planning
Commission.
S. Drain Tiles: Drain tiles on the Utility Scale Solar Energy System site rendered non-functioning
directly as a result of construction or operation on the Utility Scale Solar Energy System will be
replaced or repaired so as to maintain the existing drainage volume of the parcel(s) throughout
the life of the Utility Scale Solar Energy System. A full drainage plan approved by the
Livingston County Drain Commissioner shall be provided to the Township prior to final site
plan review.
T. Distribution, Transmission and Interconnection: All collection lines and interconnections from
the PV Array(s) to any electrical substations shall be located and maintained underground inside
the Utility Scale Solar Energy System, except in areas where technical or physical constraints
make it necessary to install equipment above ground. This requirement excludes transmission
equipment meant to connect the project substation to the local transmission system.
U. Abandonment and Decommissioning: Following the life of the project, the Applicant shall
perform decommissioning and removal of the Utility Scale 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
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percent (100%) of the cost to remove and dispose of all panels, wiring, and restoration of the
land to its original conditions. All work must be done when soil is dry to prevent compaction.
The value of decommissioning shall be determined by a third-party financial consultant, to be
reviewed and approved by the Township’s engineer, and paid for by the developer through
escrow. Once value of decommissioning is determined, it shall be updated on a periodic basis of
not less than every three (3) years. Any Photovoltaic Devices that are not operated for a
continuous period of twelve (12) months shall be considered abandoned and shall prompt and
abandonment hearing. The ground must be restored to its original condition within three
hundred sixty-five (365) days of abandonment or decommissioning. Should the Applicant fail to
meet its obligations to decommission the site, the Township may utilize the security being held
for this purpose to enter the site and decommission in accordance with the last approved plan.
1. Continuing Obligations: Failure to keep any required financial security in full force and
effect at all times while a Utility Scale 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 Utility Scale 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.
V. Complaint Resolution Protocol: Applicant shall provide a Complaint Resolution protocol at
time of submission of final site plan. The operator of the project or its assigns shall initially
respond within ten (10) business days to complaints from neighboring property owners arising
from and related to the operation of the Utility Scale Solar Energy System. Any resolution shall
include lawful and reasonable solutions consistent with the Zoning Ordinance, which shall also
be provided to the Township Zoning Administrator.
a. Applicant will submit annual report to Township Board that details complaints received
regarding the Utility Scale Solar Energy System and status of complaint resolution and
actions taken to mitigate complaints.
COUNTY PLANNING STAFF COMMENT
Minor point of continuity. If following the established organizational format of this
proposed ordinance, this item above should be more correctly identified as subitem “1”
instead of “a”.

W. Indemnity/Insurance: The Township shall be indemnified from all third-party claims for
personal or property damage arising from the developer’s negligent and/or intentional acts
and/or omissions during construction, maintenance and decommissioning of the Utility Scale
Solar Energy System and shall be listed as an additional insured on applicable insurance
policies during the life of the project.
X. General Standards: The Planning Commission shall not approve any Utility Scale Solar Energy
System Special Land Use Permit unless it finds that all the general standards for Special Land
Uses contained in Article XIII of this Ordinance are met.
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Y. 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 be extended for an additional one year period if good faith effort is shown.
Sarah Mills:
So they’d need to break ground / start construction within 2 years, correct? They don’t need
to finish construction in that time, right? If this is standard for other land uses, ok, but
lining up all of the materials and labor for construction can take some time, so it could well
be hard for a large project to meet this if they had to be finished within 2 years.

COUNTY PLANNING STAFF COMMENT
Staff would concur with Dr. Mills inquiring statement above regarding Item (Y).

Z. Maintenance and Repair: Each Utility Scale Solar Energy System must always be kept and
maintained in good repair and condition. If the Township Zoning Administrator determines that
a Utility Scale Solar Energy System fails to meet the requirements of this Ordinance, the
Special Land Use Permit, any other applicable violations, or that it poses a safety hazard, the
Zoning Administrator, or his or her designee, shall provide notice to the Applicant. If, after a
reasonable cure period (not to exceed fourteen (14) days), the identified issues are not
addressed, the Applicant is entitled to a hearing before the Township Board. If the Township
Board determines that identified issues require that the Utility Scale Solar Energy System must
be shut down, Applicant shall immediately shut down the Utility Scale Solar Energy System
and not operate, start or restart the Utility Scale Solar Energy System until the issues have been
resolved. Applicant shall keep all sites within the Utility Scale Solar Energy System neat, clean,
and free of refuse, waste or unsightly, hazardous, or unsanitary conditions.
COUNTY PLANNING STAFF COMMENT
Just to clarify the intention of the above provision, Item (Z). For example, if some part
of the system is down for scheduled or unscheduled maintenance, would it automatically
trip this provision? Especially in today’s economy and the recent trend with delays in the
supply chain, it is possible that some components may take more than 14 days to acquire.
While it does make sense to have the situation in a state so as to not pose a safety hazard,
but it also might not be reasonable to expect that broken components are fixed/replaced
within a week.

AA. Roads: Any material damages to a public road located within the Township resulting from the
construction, maintenance, or operation of a Utility Scale Solar Energy System shall be repaired
at the Applicant’s expense. In addition, the Applicant shall submit to the appropriate Livingston
County agency a description of the routes to be used by construction and delivery vehicles; any
road improvements that will be necessary to accommodate construction vehicles, equipment, or
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other deliveries. The Applicant shall abide by all Livingston County requirements regarding the
use and/or repair of Livingston County roads and shall obtain all required permits.
BB. Density; Location. No more than 2.5% (two-and one-half percent) of the land in a ten (10) mile
radius of the project area (radius is determined by central point of project) of any existing
Utility Scale Solar Energy System within the Township shall be approved for use as the project
area for a new Utility Scale Solar Energy
Sarah Mills:
I don’t think I’ve seen this before, and am trying to figure out how it would work.
If there’s no USSES in the township right now, then there’s no limit on size of that first
project?
Once one USSES is approved in the township (call it “Cohoctah 1”), then there’s a limit on
how many acres can be in solar in Cohoctah Township. What I’m not sure about is whether
the circle should be drawn from the center of “Cohoctah 1” [how I think this reads] or from
the center of the “proposed” “Cohoctah 2”. I think this is important since it seems that in
saying 10 miles, you also want to take into account what is happening outside of the township
and also account of any OTHER existing solar farms in the Township. In the case of multiple
existing solar farms, you’d have a bunch of circles, but I don’t think any way to quantify any
new project.
So I think you’d want to draw the circle around the PROPOSED project. And say, you can
build a USSES, but only if building it doesn’t lead to more than 2.5% of the land from the
center point of the proposed project being in a USSES.
I’d really love to talk about this more. I like what I imagine is the intend behind it—not
having too high of a concentration of solar in the area, presumably not to hurt the ag industry.
The wide radius actually leaves lots of flexibility for how big projects might be, and I like that
you are thinking about what’s happening outside your borders. But I actually think that
thinking outside your borders makes this tricky, since how your neighbors measure or define a
USSES might not match your definition and/or you might not know what’s been approved.
Also, I think you need to tighten your definition here. Is the project area calculated by the
whole parcel? Everything inside the fence? Just the panels?
Again, I’ve not seen this, but I’m intrigued.
COUNTY PLANNING STAFF COMMENT
Staff would concur with Dr. Mills observations above. It is an interesting method, but staff
would need to see it already in use in order to lend any qualitative feedback on it any
further. Perhaps as it has been modified in its currently proposed state, and revised from a
previous format since this observation from Dr. Mills observation above, this has been
adequately addressed and is understandable to all that would be involved in the utilization
and implementation of this provision.
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In addition, a minor point. It appears that there is a missing word at the end of the last
sentence (after the highlighted word “Energy” above), perhaps the word: “System”?

CC. Repowering: In addition to repairing or replacing solar energy components to maintain the
system, a Utility Scale Solar Energy System may at any time be repowered by reconfiguring,
renovating, or replacing the system to increase the power rating within the existing project
footprint.
1. A proposal to change the project footprint of an existing Utility Scale Solar Energy System
shall be considered a new application, subject to the ordinance standards at the time of the
request.
DD. Wildlife Corridor: Utility Scale Solar Energy Systems shall have access corridors for wildlife
to navigate through the development. Applicant should demonstrate within their site plan means
for allowing for wildlife corridors throughout the site, which may include natural patterns,
breaks in the fencing, and other means for allowing movement of migratory animals and other
wildlife.
COUNTY PLANNING STAFF COMMENT
Item (DD), excellent required provision to include.

EE. Modifications of Approved Site Plan: Any modifications, revisions, or changes to an approved
site plan shall be considered either a minor or major site plan amendment and must follow the
standards of Section 20.11 Amendment of an approved site plan.
FF. Other Requirements: Each Utility Scale Solar Energy System shall also comply with all
applicable federal, state and county requirements, in addition to other applicable Township
Ordinances.
a. Additional approvals and agency reviews required as part of final site plan review, subject to
Planning Commission:
COUNTY PLANNING STAFF COMMENT
Minor point of continuity. If following the established format of this ordinance, the item
above should be identified as subitem “1” instead of “a”. In like fashion, all items listed that
pertain to that numbered item would be correctly listed as subitems “a”, “b”, “c”, and so
on.

i. Michigan Department of Environment, Great Lakes, and Energy (EGLE);
ii. Livingston County Soil Erosion Permitting Agency – if the project is twenty (20) or
more acres in size or is within five hundred (500) feet of a lake or stream.
iii. Livingston County Drain Commission.
iv. Livingston County Road Commission.
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v. Livingston County Building Department.
vi. All local fire departments with jurisdiction over the participating properties.
COUNTY PLANNING STAFF COMMENT
Minor point of continuity. If following the established format of this ordinance, these items
should be identified as “1” through “6”, instead of “i” through “vi”.

COUNTY PLANNING STAFF COMMENTS
The township may want to consider how compatible a utility scale solar energy system
would be with surrounding landscapes and land uses, specifically in regards to co-location.
The notion of co-location allows for solar energy production to be in parallel
with another use. For example, parking lots may be outfitted with solar carports as
accessory structures. Other examples of co-location of SES include siting solar arrays at
public school sites or other institutional grounds.
In addition, the Township may want to consider requiring one or all of the following
additional studies if reasonably related to this ordinance, as applied to the application site,
including but not limited to:
•

Visual Impact Assessment: A technical analysis by a third party qualified professional of
the visual impacts of the proposed project, including a description of the project, the
existing visual landscape, and important scenic resources, plus visual simulations that
show what the project will look like (including proposed landscape and other screening
measures) a description of potential project impacts, and mitigation measures that
would help to reduce the visual impacts created by the project and documented on the
site plan.

•

Stormwater Study: An analysis by a third-party qualified professional that takes into
account the proposed layout of the SES and how the spacing, row separation, and slope
affects stormwater infiltration, including calculations for a 100-year rain-event (storm).
Percolation tests or site-specific soil information shall be provided to demonstrate
infiltration on-site without the use of engineered solutions.

•

Glare Study: An analysis by a third-party qualified professional to determine if glare
from the SES will be visible from nearby residents and roadways. If required, the
analysis shall consider the changing position of the sun throughout the day and year,
and its influence on the SES.

(Above excerpt taken from “Planning & Zoning for Solar Energy Systems: A Guide for
Michigan Local Governments”, available at:
https://www.canr.msu.edu/planning/uploads/files/SES-Sample-Ordinance-final-20211011single.pdf).
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Other types of analysis that may be of benefit to the township, which have been utilized in
other utility scale solar energy system ordinances, to include as part of the required
application package, consist of the following:

•

Wildlife Impact Analysis:

An applicant shall have a third-party qualified professional conduct an analysis to identify and
assess any potential impacts on wildlife and endangered species. The applicant shall take
appropriate measures to minimize, eliminate, or mitigate adverse impacts identified in the analysis.
The applicant shall identify and evaluate the significance of any net effects or concerns that will
remain after mitigation efforts.
Sites requiring special scrutiny include wildlife refuges, other areas where birds are highly
concentrated, bat hibernacula, wooded ridge tops that attract wildlife, sites that are frequented by
federally or state listed endangered species of birds and bats, significant bird migration pathways,
and areas that have landscape features known to attract large numbers of raptors.
At a minimum, the analysis shall include a thorough review of existing information regarding
species and potential habitats in the vicinity of the project area. Where appropriate, surveys for
bats, raptors, or general avian use should be conducted. The analysis shall include the potential
effects on species listed under the federal Endangered Species Act and Michigan’s Endangered
Species Protection Law. The applicant shall follow all pre-construction and post-construction
recommendations of the United States Fish and Wildlife Service.
The analysis shall indicate whether a post-construction wildlife mortality study will be conducted
and, if not, the reasons why such a study does not need to be conducted. Power lines should be
placed underground, when feasible, to prevent avian collisions and electrocutions. All aboveground lines, transformers, or conductors should follow any Avian Power Line Interaction
Committee (APLIC, http://www.aplic.org/) guidelines to prevent avian mortality.
•

Environmental Impact:

An applicant shall have a third-party qualified professional conduct an analysis to identify and
assess any potential impacts on the natural environment including, but not limited to, wetlands and
other fragile ecosystems, historical and cultural sites, and antiquities. The applicant shall take
appropriate measures to minimize, eliminate, or mitigate adverse impacts identified in the analysis.
An applicant shall identify and evaluate the significance of any net effects or concerns that will
remain after mitigation efforts. The applicant shall comply with applicable parts of the following:
o Michigan Natural Resources and Environmental Protection Act (Act 451 of 1994, MCL
324.101 et seq.) including but not limited to Part 31 Water Resources Protection (MCL
324.3101 et seq.).
o Part 91 Soil Erosion and Sedimentation Control (MCL 324.9101 et seq.), Part 301 Inland
Lakes and Streams (MCL 324.30101 et seq.).
o Part 303 Wetlands (MCL 324.30301 et seq.).
o Part 323 Shoreland Protection and Management (MCL 324.32301 et seq.).
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o Part 325 Great Lakes Submerged Lands (MCL 324.32501 et seq.).
o Part 353 Sand Dunes Protection and Management (MCL 324.35301 et seq.).
•

Manufacturers’ Safety Data Sheet(s):

Documentation shall include the type and quantity of all materials used in the operation of all
equipment.
•

Fire Suppression Plan:

A plan describing the fire suppression process and procedure, as well as training for emergency
personnel.
•

Anticipated Construction Schedule

•

Permits from the Livingston County Road Commission and/or Michigan Department of
Transportation (MDOT) for permission to connect access roads to existing County roads and
from the Livingston County Drain Commission for any culverts or other drainage facilities.

•

A complete set of photos and video of the entire development area prior to construction. This
would be helpful historical documentation for the township to secure and to refer to once the
time comes for decommissioning and redevelopment as agricultural or other prior land use
activities takes place.

COUNTY PLANNING STAFF COMMENT
First and foremost, it is very important that a local community, including both government
leadership and residents alike, collectively decide whether utility-scale alternative energy
sources are a desired land use for the community. This can often be a contentious and very
laborious exercise. In regards to this particular land use type, there are many obvious
outside factors which can and do influence the decision-making process.
As highlighted by county planning staff at the beginning of this review, the trend appears to
be in the State of Michigan that alternative energy/power generation is here to stay and that
the means for supporting it through the ramping up of improvements to the energy grid
infrastructure are now occurring at a rapid pace. Support for long-term alternative
energy/power generation is found through policy measures at the highest levels of State
government to include the Governor and the recent MI Clean Energy Plan, as well as the
enormous amount of expenditures being undertaken by the large utility entities in the State
to support their own alternative energy plans and policies.
To the extent that a consensus can be arrived during this process and that the community
recognizes that the trend for increases in solar and wind energy systems infrastructure and
development are here to stay, the next item of importance is generating a solid set of local
zoning ordinance rules and guidelines by which to effectively and efficiently regulate this
land use. In this regard, it is readily apparent to County Planning Staff that the township has
gone to great lengths to utilize the current “gold-standard” guidebook for the planning and
development of solar energy systems for the State of Michigan entitled: “Planning & Zoning
for Solar Energy Systems: A Guide for Michigan Local Governments” as its main guide in
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the formation of this set of regulations. Many of the regulations and standards found
throughout this proposed zoning amendment are drawn directly from this document.
There is no doubt that dealing with this land use activity is a sensitive and often
contentious process for local decision-makers and residents alike. There are many
unknowns. The township for its part, in basing the majority of the development of this
proposed zoning ordinance amendment on the current industry-standard solar energy
systems guidebook, is a good initial step in the process be utilizing a great foundational
planning tool, which includes a comprehensive, well-researched and vetted set of planning
and zoning standards most relevant for the State of Michigan.
Township Recommendation: Approval. The Cohoctah Township Planning Commission
recommended Approval of this zoning amendment at its October 6, 2022. There were several
public comments regarding this amendment.
Staff Recommendation: Approval. The proposed amendments appear to be reasonable and
appropriate. The township has done a very admirable job of attempting to address all facets of this
land use activity to ensure the desired form of development takes place and to preserve the
community’s rural character to the best extent possible in the process. To County Planning Staff’s
knowledge, Cohoctah Township leadership utilized an educated and reasoned approach to the
best of its abilities throughout this process The proposed ordinance should serve Cohoctah
Township and its residents well as the demand for utility scale solar energy systems begins in the
very near-future.
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Staff would also acknowledge that, as a professional courtesy and by request of
Livingston County Planning Staff, this set of proposed ordinance amendments have
been thoroughly reviewed by Dr. Sarah Mills, PhD., of the Graham Institute for
Sustainability, University of Michigan, the foremost recognized expert on renewable
energy systems (wind and solar) in the State of Michigan and co-author of the
“Solar Energy Systems Guidebook”, which is referenced in this review. These
review comments will be highlighted in text blocks throughout this review.
COUNTY PLANNING STAFF COMMENT
To begin, it is important to gain some perspective as to the future planned demand
for solar energy systems in the State of Michigan at the outset of examining this
proposed new township solar ordinance.
Michigan’s diverse energy future is set in motion. Utility companies have bold plans
to expand solar options and other forms of renewable energy over the next two
decades and beyond. By 2040, DTE Energy1 expects to have over 10 million solar
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panels generating power for its customers. Consumers Energy also announced2 plans to build
roughly 8,000MW of solar energy by 2040. Regional electric cooperatives and municipally owned
utilities are following suit, with plans to expand solar energy production. Through its MIGreenPower
program, DTE to add 650 megawatts of new solar energy in Michigan for Ford, increasing the total
amount of installed solar in Michigan by nearly 70% Michigan has 65 utilities across two
peninsulas.3
The shift in the utility sector from centralized
power generation (e.g., a large coal plant) to a
higher number of accessory and principal use
solar energy systems (SES4) means Michigan
communities should plan for renewable energy
development within their jurisdictions. According
to a 2019 study of solar ordinances in Michigan,
fewer than 20% of Michigan communities have
zoning regulations in place to address all scales
of SES.5
(Excerpt taken from “Planning & Zoning for Solar
Energy Systems: A Guide for Michigan Local
Governments”)

1. Our Bold Goal for Michigan’s Clean Energy Future. DTE. (2020). https://dtecleanenergy.com/
2. Consumers Energy. Consumers Energy Announces Plan to End Coal Use by 2025; Lead Michigan’s
Clean Energy Transformation.(2021). https://www.consumersenergy.com/news-releases/news-releasedetails/2021/06/23/consumers-energy-announces-plan-toend-coal-use-by-2025-lead-michigans-cleanenergy-transformation
3. Ford Motor Company and DTE Energy announce the largest renewable energy purchase from a utility in
U.S. history. Available at: https://ir.dteenergy.com/news/press-release-details/2022/Ford-Motor-Companyand-DTE-Energy-announce-the-largest-renewable-energy-purchase-from-a-utility-in-U.S.history/default.aspx
4. Michigan Office of Climate and Energy. (2019). Michigan Zoning Database.
Available at https://www.michigan.gov/climateandenergy/0,4580,7-364-85453_85458-519951--,00.html
5. Ibid.
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As of 2022, there are 84 wind/solar/hybrid projects under study in the State of Michigan, which are
planned to generate approximately 13,261 MW of power.
Solar Projects Under
Study (as of 2022):
•
•

84 projects
Planned for 13,261
Mega Watts (MW)

Wind

1,123 MW

Solar

10,414 MW

Hybrid

1,724 MW

(Source: MISO Queue, June 2022, Available at:
https://giqueue.misoenergy.org/PublicGiQueueMap/index.html
The Shifting Scale of Solar Projects – The scale of utility scale projects are fast becoming
larger.
Both the size (# acres) and scale (# MW) of utility
scale solar projects (as indicated by the chart on
the left) are increasing over time. Thus, the
demand for large tracts of available, contiguous
parcels located near main electrical transmission
lines will increase comparatively as time goes on.
(Source: Graham Institute of Sustainability,
University of Michigan: https://graham.umich.edu/)

(Sources: DTE Energy: https://dtecleanenergy.com/, Consumers Energy:
https://consumersenergy.com, Graham Institute of Sustainability, University of Michigan:
https://graham.umich.edu/)
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State of Michigan Climate Plan
The State of Michigan’s Healthy Climate Plan
highlights the following goals and objectives
directly related to new renewable energy
initiatives:
•
•
•
•

60% of electricity from renewables by 2030
Nearly 8,000 megawatts of solar generation
by 2040.
Supporting voluntary green pricing programs,
distributed generation
Siting: “Assist clean energy developers and
communities in adopting best practices for
siting”.

(Available at: https://www.michigan.gov/egle).

PROPOSED ZONING AMENDMENT:
According to correspondence receive from the Marion Township, the Marion Township Planning
Commission proposes a completely new set of standards and regulations along with several
associated minor amendments to the Township Zoning Ordinance to regulate both utility scale
solar energy systems and private solar energy systems, in the following manner:

ITEM 1. AMENDMENT OF ARTICLE III: DEFINITIONS
ARTICLE III: DEFINITIONS, Section 3.02 “Definitions” of the Township Zoning Ordinance is
proposed to be amended by adding the following solar energy-related definitions as follows:

Article III: DEFINITIONS
Section 3.02 Definitions
Solar Energy: The following definitions shall apply in the application of this Ordinance.
1. Abandonment: Any solar energy system or facility that is no longer producing power.
2. Building Integrated Photovoltaics (BIPVs): A private or utility solar energy system that is
integrated into the structure of a building, such as solar roof tiles or solar shingles.
3. Decommission: To remove or retire a solar energy system or facility from active service.
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4. Ground-Mounted Solar Energy System: A private or utility solar energy system that is not
attached to or mounted on any roof or exterior wall of any principal or accessory building.
5. Height: The height of a solar energy system, measured vertically from the adjacent grade to its
highest point at maximum tilt.
6. Inhabited Structure: Any existing structure usable for living or non-agricultural commercial
purposes, including, but not limited to: working, sleeping, eating, cooking, recreation, office, office
storage, or any combination thereof. An area used only for storage incidental to a residential use,
including agricultural barns, is not included in this definition. If it is not clear by this definition, the
Zoning Administrator shall make a determination of any structure regarding whether or not if it is
inhabited.
7. Non-Participating Property: A property that is not subject to a Utility Solar Energy Facility
lease or easement agreement at the time an application is submitted for a Special Land Use for the
purposes of constructing a Utility Solar Energy Facility.
Sarah Mills:
[The Township] might want "or other contractual agreement" but since [they] have that in
#8 and every property is either #7 or #8 I think [they] are covered.

8. Participating Property: A property that participates in a lease or easement agreement, or other
contractual agreement, with or that is owned by an entity submitting a Special Land Use Permit
application for the purpose of developing a Utility Solar Energy Facility.
9. Private Solar Energy System: A Solar Energy System used exclusively for private purposes and
not used for commercial resale of energy, except for the sale of surplus electrical energy back to the
electrical grid.
10. Roof or Building-Mounted Solar Energy System: A private or utility solar energy system that
is attached to or mounted on any roof or exterior wall of any principal or accessory building but
excluding BIPVs.
11. Solar Energy System: A device designed to collect and transform solar energy into electricity.
Sarah Mills:
[The Township] doesn’t necessarily mention the components, but I assume this includes the
racking, wiring, and inverter/transformers. As they might know, a bunch of solar developers
are also looking at utility-scale batteries. I'm coming up to speed on them myself, but I think
they might want to be explicit about whether those are or are not part of the system.
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12. Solar Farm: See Utility Solar Energy Facility.
13. Utility Solar Energy System or Facility: A Solar Energy System where the principal design,
purpose, or use of such system is to provide energy to off-site uses or the wholesale or retail sale of
generated electricity to any person or entity.
ITEM 2. AMENDMENT OF ARTICLE VII: ZONING DISTRICTS AND MAPS
ARTICLE VII: ZONING DISTRICTS AND MAPS, Section 7.0 “Establishment of Districts” of the
Township Zoning Ordinance is proposed to be amended to add the new district: “SFO Solar Farm
Overlay District” as follows:

ARTICLE VII: ZONING DISTRICTS AND MAPS
Section 7.01 Establishment of Districts
For the purpose of this Ordinance, the Township is hereby divided into the following zoning
districts, which shall be known by the following respective symbols and names.
RR: Rural Residential District
SR: Suburban Residential District
UR: Urban Residential District
ERS-1: Existing Residential Subdivision District
ERS-2: Existing Residential Subdivision District
MHP: Mobile Home Park
HS: Highway Service District
LI: Light Industrial District
PL: Public Lands District
Other Areas
PUD: Planned Unit Development Overlay District
SFO: Solar Farm Overlay District
WPA: Wellhead Protection Area
ITEM 3. ADDITION OF ARTICLE XII: “SOLAR FARM OVERLAY DISTRICT”
An entirely new Article XII entitled “SOLAR FARM OVERLAY DISTRICT” is proposed to be added
to the Zoning Ordinance, as follows:

ARTICLE XII: (Reserved for Future Use)
ARTICLE XII: SOLAR FARM OVERLAY DISTRICT
Section 12.01 SFO: Solar Farm Overlay District
A. Intent: It is the intent of the Solar Farm Overlay District (SFO) to provide for the location and
siting of Utility Solar Energy Facilities to promote economic development while protecting the

Z-38-22: Marion Township
Amendments to Zoning Ordinance Regarding Utility Scale and Private Solar Energy Systems
Page 7

public health, safety, and welfare; mitigating adverse impacts to agricultural lands, natural and
environmentally-sensitive areas, and developed residential areas; and preserving scenic views and
cultural resources. The Solar Farm Overlay District is intended to include areas with large tracts of
land in proximity to electrical transmission lines to limit potential impact on other areas and uses
within the Township.
Sarah Mills:
I appreciate this intent I'm not sure from it, though, if in mentioning Ag,
natural/environmentally-sensitive areas and residential areas the intent it suggests is that these
would not be lands/districts where [the Township would] apply the overlay? I could imagine
that the "large tracts" near t-lines may well be ag-used (or ag-zoned; but from [the Township’s]
list of districts, maybe there is no AG or AR zone?). If [their] intention is to not allow it on
these types of properties, [they] should be explicit about that. If [their] intention is to not want
it to dominate ag uses in the township, then it might be better to say something to that effect.
Maybe "To balance the promotion of economic development to supplement, rather than
supplant, agricultural activity in the township, it maybe be appropriate to overlay on land
currently in agricultural use within the proximity of the t-line ."
Also, would hope/strongly encourage that the planning commission is planning on proactively
applying it.
B. Permitted Accessory Uses:
1. Accessory uses or structures clearly incidental to the operation of an approved Utility Solar
Energy Facility.
C. Uses Permitted By Special Use Permit: (See specific Provisions in Article XVII)
1. Utility Solar Energy Facilities.
ITEM 4. AMENDMENT OF ARTICLE XVII: “STANDARDS FOR SPECIFIC SPECIAL USES”
Article XVII: STANDARDS FOR SPECIFIC SPECIAL LAND USES of the Township Zoning
Ordinance is proposed to be amended to add a new section, entitled: Section 17.34 “Utility Solar
Energy Facilities”, which reads as follows:

Article XVII: STANDARDS FOR SPECIFIC SPECIAL LAND USES
Section 17.34 Utility Solar Energy Facilities
A. Intent and Purpose: The intent and purpose of this Section is to establish standards for the
siting, installation, operation, repair, decommissioning, and removal of Utility Solar Energy
Facilities; establish the process for the reviewing and permitting of such facilities; protect the
health, welfare, safety, and quality of life of the general public; and ensure compatibility with land
uses in the vicinity of the areas affected by such facilities.
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COUNTY PLANNING STAFF COMMENT
Staff would recommend that the Township identify the “Solar Farm Overlay District Map”
(Draft supplied to Staff included at the end of this review) to make sure that the exact
intended location of Utility Solar Facilities is clearly identified. As proposed , there is no
mention of the Map in this Article.

B. Locational Requirements: Utility Solar Energy Facilities are permitted by special land use in
the SFO Solar Farm Overlay District.
Sarah Mills:
SLU is appropriate if [the Township] is proactively applying the overlay (which is my
recommendation). If [they] aren't proactively applying the overlay and require people to
apply for a rezoning to apply it, [they] should consider permitting it by-right.
C. Site Requirements:
1. The site shall be at least twenty (20) acres.
Sarah Mills:
Typically, I ask why this requirement, but [the Township] clearly states it in the intent of
[the] district so I think that's ok. Would lot combinations be ok to achieve 20 acres? [I'm
thinking about someone who might have subdivided but never developed.]
2. The site shall have direct access from a public road or shall have an access easement with a
maximum length of one thousand two hundred fifty (1,250) feet and a width of at least
thirty-three (33) feet and shall be paved or graveled in a manner sufficient to provide access
at all times of the year.
Sarah Mills:
Do you really want it paved?

D. Buffering Requirements:
1. There shall be a landscape buffer at least twenty (20) feet wide along the exterior of the
fenced compound, as described below.
Sarah Mills:
Around the entire perimeter?
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a. The buffer shall contain evergreen trees or bushes planted not less than eight (8) feet
apart linearly.
Sarah Mills:
Can they be staggered? This seems pretty close together. If they are staggered (e.g., every
other one is 5 feet closer to the property line) then at least there's some additional room for
roots (but it might impact how solid of a vegetated wall it creates). Also, curious how this
compares to the landscaping in other districts.

b. Plantings shall be least four (4) feet tall at time of planting and shall reach a height of ten
(10) feet within three (3) growing seasons.
c. The trees may be trimmed but must maintain a height of at least ten (10) feet.
2. Good husbandry techniques shall be followed with respect to vegetation, including but not
limited to, proper pruning, proper fertilizing, and proper mulching, so that the vegetation
will reach maturity as soon as practical and will have maximum density in foliage. Dead or
diseased vegetation shall be removed and must be replanted at the next appropriate planting
time.
3. All fences and improved areas shall comply with the applicable setback for the underlying
zoning district in which it is located.
4. All structures and improved areas located within the fenced compound shall be at least thirty
(30) feet from the fence line.
5. Solar energy systems and related accessory structures, such as transformers, shall be at least
one hundred (100) feet from non-participating properties and road rights-of-way.
6. Solar energy systems and related accessory structures, such as transformers, shall be at least
one hundred (100) feet from residential dwellings, churches or religious institutions,
schools, family or group child day-care homes, bed and breakfast establishments, residential
facilities, and any other residence or inhabited structure.
Sarah Mills:
Does the township want this to apply to all residential dwellings or only residential dwellings
on non-participating properties?

Z-38-22: Marion Township
Amendments to Zoning Ordinance Regarding Utility Scale and Private Solar Energy Systems
Page 10

COUNTY PLANNING STAFF COMMENT
County Planning Staff would recommend that the township also require the submission of a
comprehensive Landscape/Vegetation Maintenance Plan (L/VMP) as part of the permit and
final approval process. The purpose of the L/VMP is to describe vegetation management
practices during the construction and operation and maintenance phases of the Project,
including the maintenance of areas both within the solar array as well as those landscape
buffer areas that completely surround the outside perimeter of the solar array. Training
should be required to be provided to contractors and subcontractors to ensure compliance
with the conditions of the L/VMP.
At a minimum, the L/VMP should include the following four related elements of
implementation:
1. Site Clearing – Provides measures for the clearing of woodlands and processing
of wood products required to prepare the Project Site for construction.
2. Invasive Plant Control – Describes requirement to control invasive plant species
present on-Project Site and monitoring and management during the operational
phase of the Project.
3. Revegetation – Describe revegetation methods for both the solar field and the
managed periphery. Revegetation includes replanting all areas disturbed during
construction and after decommissioning. A separate Pollinator Habitat Enhancement
Demonstration Project is part of this plan.
4. Maintenance – Describes mowing and other practices that will be used to maintain
health vegetative cover at the Project Site during operation of the facility.

E. Performance Standards:
1. Utility Solar Energy Facilities shall be designed, constructed, operated, and maintained in
compliance with all applicable provisions of local, state, and federal laws and regulations.
2. Fencing: Utility Solar Energy Facility compounds shall be surrounded by a fence designed
to prevent unauthorized access and screen the facility.
a. The fence shall be at least seven (7) feet tall with a thirty-six (36) inch deep concrete
foundation for posts.

Sarah Mills:
I wasn't aware that ag-style fences had concrete foundations.
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b. The fence shall be an agricultural-style fence, woven with a green opaque material.
Sarah Mills:
If [the Township requires] opaque material woven in, [would the applicant] also need so
much vegetation? I'm not sure I've seen a product like what you are calling for (I've seen
green opaque for chain link).
Also, ag fence is often used because it allows for small critters to move. I'm not sure how
durable the opaque material will be to critters getting through or if it will block entirely.

c. Gates shall be the same height and constructed of the same material as the fencing.
Access, such as Knox box, shall be provided for emergency responders.
d. The Township may require or allow a fence design to allow for the passage of wildlife
upon a finding that adequate access control and visual screening will be preserved.
e. Alternate fencing may be approved by the Township upon a finding that the alternative
provides adequate access control and visual screening.
3. Safety:
a. All collection system wiring shall comply with all applicable safety and stray voltage
standards.
b. All electrical connection systems and lines from the Utility Solar Energy Facility to the
electrical grid connection shall be located and maintained a minimum of six (6) feet
underground within and adjacent to the site.
c. All access gates and doors to Utility Solar Energy Facility compounds and electrical
equipment shall be lockable and kept secured at all times when service personnel are not
present.
d. The applicant shall be responsible for maintenance of the access roads. At the
landowner’s discretion, the entrance of each access road from the public right of way
shall install a swinging gate, as appropriate, to discourage trespassers.
Sarah Mills:
Since it's at the landowner's discretion, should this be "may" rather than "shall"?
e. The manufacturers or installer’s identification and appropriate warning signs shall be
posted on or near solar panels in a clearly visible manner.
f. Fire suppression plans and Safety Data Sheets shall be kept on-site and accessible for
emergency responders.
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4. Advertising or non-project related graphics shall be prohibited. This exclusion does not
apply to signs required by this Ordinance.
5. Signs shall be posted at entrances to Utility Solar Energy Facility compounds containing
emergency contact information, operator contact information, and complaint resolution
information. The Township may require additional signs with this information on the fence
surrounding the compound.
6. The Utility Solar Energy Facility owner, operator, and property owner shall be responsible,
jointly and severally, for mitigating erosion or flooding resulting from the Utility Solar
Energy Facility.
7. The Utility Solar Energy Facility owner, operator, and property owner shall be responsible,
jointly and severally, for making repairs to any public roads, drains, and infrastructure
damaged by the construction of a Utility Solar Energy Facility.
8. Utility Solar Energy Facilities shall not have any on-site battery storage.
Sarah Mills:
Good to address batteries here as noted above. Tracking solar systems often include small
batteries to power the motors to rotate to follow the sun. Do you want to allow those?
maybe you add an exception here?
9. Plants or grasses not part of the buffer area shall be maintained not to exceed a height of
twelve (12) inches. The Township may approve a taller height upon a finding that it will not
result in a nuisance.
Sarah Mills:
It seems there aren't requirements on what sort of groundcover is provided in the buffer
area or under the panels. Some of the more environmentally friendly options (conservation
cover; pollinator habitat) tend to grow taller.
Does the township have any standards about the height of vegetation in the buffer area?
10. Wildlife Impact:
a. The applicant shall have a third-party qualified professional conduct an analysis to
identify and assess any potential impacts on wildlife and endangered species. The
applicant shall take appropriate measures to minimize, eliminate, or mitigate adverse
impacts identified in the analysis. The applicant shall identify and evaluate the
significance of any net effects or concerns that will remain after mitigation efforts.
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b. Sites requiring special scrutiny include wildlife refuges, other areas where birds are
highly concentrated, bat hibernacula, wooded ridge tops that attract wildlife, sites that
are frequented by federally or state listed endangered species of birds and bats,
significant bird migration pathways, and areas that have landscape features known to
attract large numbers of raptors.
c. At a minimum, the analysis shall include a thorough review of existing information
regarding species and potential habitats in the vicinity of the project area. Where
appropriate, surveys for bats, raptors, or general avian use should be conducted. The
analysis shall include the potential effects on species listed under the federal Endangered
Species Act and Michigan’s Endangered Species Protection Law. The applicant shall
follow all pre-construction and post-construction recommendations of the United States
Fish and Wildlife Service.
d. The analysis shall indicate whether a post-construction wildlife mortality study will be
conducted and, if not, the reasons why such a study does not need to be conducted.
Power lines should be placed underground, when feasible, to prevent avian collisions
and electrocutions. All above-ground lines, transformers, or conductors should follow
any Avian Power Line Interaction Committee (APLIC, http://www.aplic.org/) guidelines
to prevent avian mortality.
11. Environmental Impact:
a. The applicant shall have a third-party qualified professional conduct an analysis to
identify and assess any potential impacts on the natural environment including, but not
limited to, wetlands and other fragile ecosystems, historical and cultural sites, and
antiquities. The applicant shall take appropriate measures to minimize, eliminate, or
mitigate adverse impacts identified in the analysis.
b. The applicant shall identify and evaluate the significance of any net effects or concerns
that will remain after mitigation efforts. The applicant shall comply with applicable parts
of the Michigan Natural Resources and Environmental Protection Act (Act 451 of 1994,
MCL 324.101 et seq.) including but not limited to Part 31 Water Resources Protection
(MCL 324.3101 et seq.), Part 91 Soil Erosion and Sedimentation Control (MCL
324.9101 et seq.), Part 301 Inland Lakes and Streams (MCL 324.30101 et seq.), Part 303
Wetlands (MCL 324.30301 et seq.), Part 323 Shoreland Protection and Management
(MCL 324.32301 et seq.), Part 325 Great Lakes Submerged Lands (MCL 324.32501 et
seq.), and Part 353 Sand Dunes Protection and Management (MCL 324.35301 et seq.).
12. Spacing. Utility Solar Energy Facilities shall be at least two thousand five hundred (2,500)
feet from any adjacent, existing Utility Solar Energy Facility.
Sarah Mills:
It's unclear if a single Utility solar energy facility is allowed to include multiple "fenced
compound" areas.
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13. Sound. The intensity level of sounds created by Utility Solar Energy Facilities shall be fiftyfive (55) DBA or less along the exterior boundary of the fenced compound.
F. Application Requirements:
An applicant proposing a Utility Solar Energy Facility must submit the following additional
materials with the Special Land Use Application:
1. Applicant Identification: Applicant’s name and address in full, a statement that the applicant
is the owner involved or is acting on the owner's behalf, the address of the property involved
in the application (substitution may include a legal description or parcel identifications
number(s)), and any additional contact information. Each application for a Utility Solar
Energy Facility shall also be dated to indicate the date the application is submitted to Marion
Township.
2. Project Description: A general description of the proposed project including a legal
description of the property or properties on which the project would be located and an
anticipated construction schedule.
3. Insurance: Proof of the applicant’s public liability insurance for at least Ten Million dollars
($10,000,000) to cover the Utility Solar Energy Facility, the Township, and the Landowner.

Sarah Mills:
Is this standard for other land uses? If so, no problem. I'm not sure about the cost of
carrying this insurance, but I wonder if it should be scaled based on the size of the solar
project. If the insurance is expensive, this might be prohibitive especially for smaller solar
projects.

4. Certifications: Certification that applicant will comply with all applicable state and federal
laws and regulations. Note: Land enrolled in the Michigan Farmland Preservation Program
through Part 361 of the Natural Resources and Environmental Protection Act, 1994 Act 451
as amended, more commonly known as PA 116, must receive approval from the Michigan
Department of Agriculture to locate a Utility Solar Energy Facility on the property prior to
construction.
5. Compliance with the County Building Code and the National Electric Safety Code:
Construction of a Utility Solar Energy Facility 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.
6. Environmental Impact: Copy of the Environmental Impact Analysis.
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7. Wildlife Impact: Copy of the Wildlife Impact Analysis.
8. Manufacturers’ Safety Data Sheet(s): Documentation shall include the type and quantity of
all materials used in the operation of all equipment.
9. Decommissioning Plan: Copy of the decommissioning plans and a description of how any
surety bond, if required, is applied to the decommissioning process.
10. Complaint Resolution Protocol: Copy of Complaint Resolution Protocol.
11. Fire Suppression Plan: A plan describing the fire suppression process and procedure, as well
as training for emergency personnel.
12. Site Plan: The site plan prepared in accordance with Article XVIII Site Plan Requirements
shall be submitted, showing the location, size, and screening of all buildings and structures.
The site plan shall also include the following:
a. Survey of the property showing existing features such as contours, large trees, buildings,
structures, roads (rights-of-way), utility easements, land use, zoning district, ownership
of property, and vehicular access;
b. Water bodies, waterways, wetlands, and drainage channels;
c. Lighting plan;
d. Plan(s) showing the location of proposed Utility Solar Energy Facility, underground and
overhead wiring (including the depth of underground wiring), new drainage facilities (if
any), access drives (including width), substations and accessory structures;
e. A description of the routes to be used by construction and delivery vehicles and of any
road improvements that will be necessary in the Township to accommodate construction
vehicles, equipment or other deliveries, and an agreement or bond that guarantees the
repair of damage to public roads and other areas caused by construction;
f. Anticipated construction schedule;
g. Description of operations, including anticipated regular and unscheduled maintenance;
h. The applicant must also obtain a permit from the Livingston County Road Commission
and/or Michigan Department of Transportation (MDOT) for permission to connect
access roads to existing County roads and from the Livingston County Drain
Commission for any culverts or other drainage facilities;
i. Proof of approval by Livingston County, Road Commission, and Drain Commission.
j. Any other relevant studies, reports, certificates, or approvals as may be reasonably
required by the Planning Commission;
k. A copy of the agreement between the applicant and the utility company that will be
purchasing electricity from the proposed Utility Solar Energy Facility;
l. An affidavit or evidence of an agreement between the lot owner or operator confirming
the owner or operator has the permission of the property owner to apply for the
necessary permits for construction and operation of Utility Solar Energy Facility;
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m. A complete description of the proposed technology to include type of solar panel and
system, maximum height, fixed mounted versus tracking, number of panels and angles
of orientation;
n. An escrow deposit shall be provided to the Township in an amount included in the
Township’s Annual Fee Schedule; and
o. A complete set of photos and video of the entire development area prior to construction.
13. Application Fee. Review fees shall be submitted for a Land Use Permit application, Special
Use Permit application, site plan review, and required escrow fee to the Township in the
amount specified in the fee schedule adopted by the Board of Trustees. This shall include
but not be limited to independent review by experts, as deemed necessary by the Planning
Commission.
G. Abandonment and Decommissioning:
1. 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.
[The decommissioning security shall not include scrap value. LANGUAGE NOT REVIEWED
BY THE PLANNING COMMISSION; TO BE DISCUSSED FOLLOWING COUNTY
REVIEW.]
Once value of decommissioning is determined, it shall be updated on a periodic basis of not
less than every three (3) years.
2. All abandonment and decommissioning work must be done when soil is dry or frozen to
prevent compaction.
3. Solar energy systems that are not operated for a continuous period of twelve (12) months
shall be considered abandoned and shall be removed whether or not other solar arrays or
photovoltaic devices are operating.
Sarah Mills:
It is not clear what is meant by the second half of this sentence. If it's not operated for 12
months, how would "other solar arrays" be operating?

4. Solar energy systems that are damaged shall be replaced or removed within seven (7) days.

COUNTY PLANNING STAFF COMMENT
Just to further clarify the intention of the above provision. For example, if some part of the
system is down for scheduled or unscheduled maintenance, would it automatically trip this
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provision? Especially in today’s economy and the recent trend with delays in the supply
chain, it is possible that some components may take more than 7 days to acquire. It does
make sense to have the situation in a state so as to not pose a safety hazard, but it also
might not be reasonable to expect that broken components are fixed/replaced within a
week.

5. The ground must be restored to its original topography within three hundred sixty-five (365)
days of abandonment or decommissioning. An extension may be granted if a good faith
effort has been demonstrated and any delay is not the result of actions or inaction of the
operator. An alternative topography can be approved by the Township as part of the original
site plan review or later as part of decommissioning.
6. An annual report shall be provided to the Zoning Administrator showing continuity of
operation and shall notify the Zoning Administrator if use is to cease, prior to
decommissioning, or abandonment.
7. Continuing Obligations: Failure to keep any required financial security in full force and
effect at all times while a Utility Solar Energy Facility exists or is in place shall constitute a
material and significant violation of the Special Land Use, Special Use Permit, and this
Ordinance, and will subject the Utility Solar Energy Facility Applicant, owner, and operator,
jointly and severally, 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.
Following the operational life of the project, the Applicant shall perform decommissioning
and removal of the Utility Solar Energy Facility and all its components and restore the site
to its original conditions.
H. Complaint Resolution:
Utility Solar Energy Facilities shall provide a complaint resolution process, as described below.
1. The site shall have signs posted with contact information to collect complaints related to the
Utility Solar Energy Facility.
2. A log shall be kept by the owner or operator of all complaints received and shall be
available to Township officials for review, per Township request.
3. The operator or its agent shall respond to complainants within ten (10) business days and
shall provide notification to the Zoning Administrator.
4. Any resolution shall include lawful and reasonable solutions consistent with the Zoning
Ordinance, which shall also be provided to the Zoning Administrator.
5. The operator or its assigns reserve the right to adjudicate any claims, including residential
claims, in a court of competent jurisdiction.

Z-38-22: Marion Township
Amendments to Zoning Ordinance Regarding Utility Scale and Private Solar Energy Systems
Page 18

6. An annual report shall be submitted to the Zoning Administrator and the Township Board
that details all complaints received, the status of complaint resolution, and actions taken to
mitigate complaints.
COUNTY PLANNING STAFF COMMENT

Throughout this section, the terms “utility solar energy systems” and “solar
PROPOSED AMENDMENTS REGARDING PRIVATE SOLAR ENERGY SYSTEMS
ITEM 1. AMENDMENT TO ARTICLE VI GENERAL PROVISIONS
The Township proposes to amend Article VI GENERAL PROVISIONS of the Township Zoning
Ordinance by adding a new Section 6.31 entitled “Private Solar Energy Systems”, which reads as
follows:

SECTION VI GENERAL PROVISIONS
Section 6.31 Private Solar Energy Systems
Private Solar Energy Systems shall be permitted as an accessory use in all zoning districts, subject
to the following:
A. A land use permit and applicable building permits shall be required for the installation of any
Private Solar Energy System. The application shall include a scaled plot plan shown the
property lines, setbacks, existing and proposed buildings and structures, road rights-of-way,
wiring location, and panel information.
B. Ground-mounted Private Solar Energy System shall be located in the rear yard or side yard and
shall meet the rear and side yard setbacks for the zoning district in which it is located.
Sarah Mills:
If there are different setbacks for accessory and principal structures, does [the Township] want
to be explicit here? That it shall meet the setbacks for accessory structures?

C. Roof-mounted Private Solar Energy Systems erected on a roof shall not extend beyond the peak
of the roof. If the Private Solar Energy System is mounted on a building in an area other than
the roof, it shall not extend vertically beyond the wall on which it is mounted and shall not
extend more than twelve (12) inches beyond the wall on which it is mounted.
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D. Ground-mounted Private Solar Energy Systems shall have a maximum height of twenty-five
(25) feet above the ground when oriented to maximum tilt.
Sarah Mills:
This should be more than enough for all sorts of permutations, including solar carports.
E. All power transmission lines, wires, or conduits from a ground-mounted Private Solar Energy
System to any building or other structure shall be located underground.
F. Batteries associated with Private Solar Energy Systems must be located within a secured
container or enclosure.
G. Solar energy systems that are damaged shall be replaced or removed in a timely manner.
H. Signage shall be provided in a visible location with disconnection procedures for emergency
first responders.
I. All Private Solar Energy Systems, including BIPVs, ground-mounted, and structure mounted,
shall conform to applicable County, State, and Federal laws and regulations and safety
requirements including Michigan Building codes.
J. Private Solar Energy Systems that have been abandoned for a period of one (1) year shall be
removed by the property owner within six (6) months of the date of abandonment.
COUNTY PLANNING STAFF COMMENT

The online Township Zoning Ordinance lists the current Section 6.31 as, “Section 6.31
Outdoor Wood Stoves and Outdoor Furnaces”. There is no indication from the
materials supplied by the township for this proposed amendment that indicates
whether the current Section 6.31 is being replaced or was completely removed at some
point in the past, allowing “Section 6.31” to be available. (found at:
https://www.mariontownship.com/Zoning/Zoning%20Ordinancecombined%20January%202021.pdf),
This situation creates some confusion as this newly proposed section is also entitled
“Section 6.31…”. Perhaps this is simply a typographical error or simple oversight,
however, the township should definitely confirm the intended section number for this
set of amendments. Perhaps it should simply be retitled: “Section 6.32 Private Solar
Energy Systems”. Confirmation and any necessary adjustments to the title should be
done prior to Township Board approval.
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FINAL COUNTY PLANNING STAFF COMMENTS
First and foremost, it is very important that a local community, including both government
leadership and residents alike, collectively decide whether utility-scale alternative energy
sources are a desired land use for the community. This can often be a contentious and very
laborious exercise. In regards to this particular land use type, there are many obvious
outside factors which can and do influence the decision-making process.
As highlighted by county planning staff at the beginning of this review, the trend appears to
be in the State of Michigan that alternative energy/power generation is here to stay and that
the means for supporting it through the ramping up of improvements to the energy grid
infrastructure are now occurring at a rapid pace. Support for long-term alternative
energy/power generation is found through policy measures at the highest levels of State
government to include the Governor and the recent MI Clean Energy Plan, as well as the
enormous amount of expenditures being undertaken by the large utility entities in the State
to support their own alternative energy plans and policies.
To the extent that a consensus can be arrived during this process and that the community
recognizes that the trend for increases in solar and wind energy systems infrastructure and
development are here to stay, the next item of importance is generating a solid set of local
zoning ordinance rules and guidelines by which to effectively and efficiently regulate this
land use. In this regard, it is readily apparent to County Planning Staff that the township has
gone to great lengths to utilize the current “gold-standard” guidebook for the planning and
development of solar energy systems for the State of Michigan entitled: “Planning & Zoning
for Solar Energy Systems: A Guide for Michigan Local Governments” as its main guide in
the formation of this set of regulations. Many of the regulations and standards found
throughout this proposed zoning amendment are drawn directly from this document.
There is no doubt that dealing with this land use activity is a sensitive and often
contentious process for local decision-makers and residents alike. There are many
unknowns. The township for its part, in basing the majority of the development of this
proposed zoning ordinance amendment on the current industry-standard solar energy
systems guidebook, is a good initial step in the process be utilizing a great foundational
planning tool, which includes a comprehensive, well-researched and vetted set of planning
and zoning standards most relevant for the State of Michigan.
County Planning Staff acknowledges that the township leadership, as part of its due
diligence, voluntarily visited the Assembly Solar Facility near Lennon, Michigan in
September of 2022, prior to the completion of the final draft of the proposed amendment.
This tour was coordinated in cooperation with County Planning Staff and the County
Planning Commission in order to provide local community decision-makers with a unique
“hands-on” experience of observing a utility-scale solar energy system in full operation.
Many important questions were asked and situations discussed during this tour by all
participants, which resulted in a very rewarding and educational experience.
This proposed ordinance amendment has also been thoroughly reviewed and vetted by
request of the Livingston County Planning Department by Dr. Sarah Mills, PhD., of the
Graham Institute for Sustainability, University of Michigan, the foremost recognized expert
on renewable energy systems (wind and solar) in the State of Michigan and co-author of the
Solar Energy Systems Guidebook, which is referenced in this review.
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Township Recommendation: Approval. The Marion Township Planning Commission
recommended Approval of this zoning amendment at its October 25, 2022. There were few public
comments regarding this amendment.
Staff Recommendation: Approval. The proposed amendments appear to be reasonable and
appropriate. The township has done a very admirable job of attempting to address all facets of this
land use activity to ensure the desired form of development tasks place and to preserve the
community’s rural character to the best extent possible in the process. To County Planning Staff’s
knowledge, Marion Township leadership utilized an educated and reasoned approach to the best
of its abilities throughout this process The proposed ordinance should serve Marion Township and
its residents well as the demand for utility scale solar energy systems begins in the very nearfuture.
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Livingston County Department of Planning
MEMORANDUM

Kathleen J. Kline-Hudson
AICP, PEM
Director
Robert A. Stanford
AICP, PEM
Principal Planner
Scott Barb
AICP, PEM
Principal Planner

TO:

Livingston County Planning Commission and the Handy
Township Board of Trustees

FROM:

Scott Barb, Principal Planner

DATE:

November 9, 2022

SUBJECT:

Z-39-22. Amendments to the Zoning Ordinance: Chapter 1
Definitions; Chapter 9 Neighborhood Service Commercial
Districts; Chapter 10 Ancillary Commercial Districts; Chapter
16.6 Special Use Specific Design Standards.

The Handy Township Planning Commission is proposing to amend the Township
Ordinance by amending several sections of the Township Ordinance to allow
organized event buildings as a special use in the NSC and AC Districts. Staff has
reviewed the proposed amendments for accuracy and compatibility with the existing
ordinance language and offers the following summary for your review. Staff
comments are written in italic and underlined with additions and changes to the
Ordinance written in red.
Chapter 1, Section 1.16 Definitions – O
This section will be amended to include the following definition:
Organized Event Building: A room or structure for the purpose of holding public and
private events and gatherings including but not limited to banquets, weddings,
receptions, small scale entertainment, and other special events.

Department Information
Administration Building
304 E. Grand River Avenue
Suite 206
Howell, MI 48843-2323
⚫
(517) 546-7555
Fax (517) 552-2347
⚫
Web Site
www.livgov.com

Chapter 9, Section 9.04 NSC District Special Uses
This section is being amended to include the following special land use:
Q. Organized Event Building
Chapter 10, Section 10.04 AC District Special Uses
This section will be amended by including the following special use:
N. Organized Event Building
Chapter 16, Section 16.6 Special Use Specific Design Standards
This section will be amended with the creation of a new Section 16.6 AAA Organized
Event Buildings and will read as follows:
Section 16.6 AAA Organized Event Building
A. An Organized Event Building shall be permitted as a Special Use in the NSC
and AC Districts, subject to the standards and conditions outlined in this
Chapter, specifically here:

B. Supplemental regulations:
1. A traffic study may be required, contingent on location.
2. Structure shall be fully enclosed, including at least four (4) walls and a roof.
3. Buffer plantings shall be provided along the property line where there is an
abutting residence. Greenbelt plantings are intended to screen views of the
proposed operation from the adjacent home or property. Buffer plantings shall
meet the satisfaction of the Planning Commission.
4. Organized Event Building adjacent to a residential property shall be setback a
minimum of three hundred (300) feet from a residential structure.
5. Must provide off-street parking to accommodate use.
a.

One (1) off-street parking space shall be provided per three (3)
people, based on occupancy load of building.
b.
All parking areas shall be in such a manner to avoid traffic hazards
associated with entering and exiting the public roadway.
c.
Paved or unpaved parking areas shall not be in required setback or
buffer areas. Paved parking areas must meet all design and landscape
screening requirements as set forth in this Ordinance.
6. Shall not have adverse impact on surrounding natural environment.
7. Overnight accommodation and parking are prohibited.
8. Alcoholic beverages may be served on-premises for consumption during
scheduled events, subject to property owner or vendor obtaining the required
license(s) from the Michigan Liquor Control Commission. The person
responsible for serving the alcoholic beverages shall be identified, and a copy
of the LLC license(s) shall be submitted to the Township prior to any event in
which alcohol will be served.
9. The following additional operational information must also be provided as
applicable:
a.
b.
c.
d.
e.
f.
g.
h.

Months (season) of operation.
Hours of operation.
Maximum capacity of building
Maintenance plan for disposal, etc.
Any proposed signs.
Any proposed lighting.
Maximum number of employees at any one time.
Restroom facilities.

10. All areas of the property to be used including all structures on site must be
clearly identified.
11. All amplified music and entertainment related sounds shall be conducted
inside a fully enclosed structure. At no time shall sound levels exceed 65

decibels at any property line. No subwoofers permitted. Sound readings
may be required at the expense of owner as needed.
12. Events shall not start before 8:00 a.m. or extend beyond 12:00 p.m.
13. Fireworks and sky lanterns of any kind are prohibited.
14. No person shall start or maintain a fire except within provided devices or
locations. Fires shall not be left unattended and must be fully extinguished.
Only clean, dry wood may be burned.
15. Provisions for trash disposal must be provided. Trash must be contained in
properly sealed receptacles. There must be no overflow that will attract
vermin.
Staff comments: The special land use requirements for organized event buildings appear to satisfy
the general criteria for event buildings. The Township has removed references to agricultural
tourism businesses so as to avoid confusion that the special land use is only allowed in the NSC
and AC Districts.
TOWNSHIP PLANNING COMMISSION RECOMMENDATION: APPROVAL. The proposed
amendments were approved at the October 27, 2022 public hearing with no public comments noted
in the minutes.
RECOMMENDATION: APPROVAL. The proposed amendments are a reasonable addition to the
Township Ordinance.

Livingston County Department of Planning
LIVINGSTON COUNTY PLANNING COMMISSION MEETING
Wednesday, November 16, 2022 – 6:30 p.m.
Administration Building, Board of Commissioners Chambers
304 East Grand River, Howell, MI 48843

Kathleen J. Kline-Hudson
AICP, PEM
Director
Robert A. Stanford
AICP, PEM
Principal Planner
Scott Barb
AICP, PEM
Principal Planner

Please note that this is a hybrid meeting with County Planning Commissioners
and staff meeting in-person. Audience participants are welcome to attend inperson or via Zoom by using the meeting link at the bottom of the agenda
Agenda

1.

Call to Order

2.

Approval of Annual Meeting Agenda – November 16, 2022

3.

Reading and Approval of 2021 Annual Meeting Minutes

4.

Election of Officers
i. Chair
ii. Vice-Chair
iii. Planning Commission Secretary

Department Information
Administration Building
304 E. Grand River Avenue
Suite 206
Howell, MI 48843-2323
⚫
(517) 546-7555
Fax (517) 552-2347
⚫
Web Site
co.livingston.mi.us

5.

Set Annual Calendar of Meetings

6.

Commissioners Heard and Call to the Public

7.

Adjournment

Via Zoom (on-line meetings):
https://zoom.us/j/3997000062?pwd=SUdLYVFFcmozWnFxbm0vcHRjWkVIZz09
Via the Zoom app
Join a meeting, with meeting number: 399 700 0062
Enter the password: LCBOC (ensure there are no spaces before or after the password)
Meeting ID: 399 700 0062
Password: 886752
Meeting recordings may be made using a personal computer or laptop, after requesting
ability from the meeting host.

LIVINGSTON COUNTY PLANNING COMMISSION
ANNUAL MEETING MINUTES
November 17, 2021
Immediately Following the Planning Commission Regular Meeting
304 E. Grand River Ave., Howell, Michigan
- Virtual Meeting Held in Accordance with Public Act 228 of 2020 –
Zoom Virtual Meeting Room Meeting ID: 399-700-0062 / Password: LCBOC
https://zoom.us/j/3997000062?pwd=SUdLYVFFcmozWnFxbm0vcHRjWkVIZz09

PLANNING COMMISSION
COMMISSIONERS PRESENT:
COMMISSIONERS ABSENT:
STAFF PRESENT:
OTHERS PRESENT:
1.

BRIAN PROKUDA
MATT IKLE
BILL CALL

PAUL FUNK
BILL ANDERSON
DENNIS BOWDOIN

NONE
KATHLEEN KLINE-HUDSON
ROB STANFORD
SCOTT BARB
BRUCE POWELLSON

CALL TO ORDER AND ROLL CALL: Meeting was called to order by Commissioner Chair Prokuda at
8:00 PM.
Roll call by Principal Planner Stanford indicated the presence of a quorum. There were no members of the
public acknowledged in the audience.
Present:
Prokuda
Ikle
Anderson
Bowdoin
Call
Funk
Absent: None.

[X] – Location: Board Chambers
[X] – Location: Genoa Township
[X] – Location: Board Chambers
[X] – Location: Board Chambers
[X] – Location: Board Chambers
[X] – Location: Board Chambers

LIVINGSTON COUNTY PLANNING COMMISSION
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APPROVAL OF ANNUAL MEETING AGENDA
Commissioner Action: IT WAS MOVED BY COMMISSIONER CALL TO APPROVE THE
ANNUAL MEETING AGENDA DATED NOVEMBER 17, 2021. SECONDED BY
COMMISSIONER ANDERSON.
All in favor, motion passed.
Yea: Prokuda [X] Ikle [X] Anderson [X] Bowdoin [X] Funk [X] Call [X]
Nay: None.

3.

READING AND APPROVAL OF ANNUAL MEETING MINUTES – 2020 VERSION

Reading of 2020 Annual Meeting Minutes
Commissioner Action: IT WAS MOVED BY COMMISSIONER FUNK TO WAIVE THE
FORMAL READING OF THE MINUTES OF THE 2020 ANNUAL MEETING, SECONDED BY
COMMISSIONER ANDERSON.
All in favor, motion passed.
Yea: Prokuda [X] Ikle [X] Anderson [X] Bowdoin [X] Funk [X] Call [X]
Nay: None.

Approval of 2020 Annual Meeting Minutes
Commissioner Action: IT WAS MOVED BY COMMISSIONER ANDERSON TO APPROVE THE
MINUTES OF THE 2020 ANNUAL MEETING, SECONDED BY COMMISSIONER BOWDOIN.
All in favor, motion passed.
Yea: Prokuda [X] Ikle [X] Anderson [X] Bowdoin [X] Funk [X] Call [X]
Nay: None.

4. ELECTIONS OF OFFICERS
Commissioner Prokuda opened the floor for nominations for the following Planning Commission positions:
1. Planning Commission Chair
2. Planning Commission Vice-Chair
3. Planning Commission Secretary
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PLANNING COMMISSION CHAIR:
COMMISSIONER ANDERSON NOMINATED COMMISSIONER PROKUDA. SECONDED
BY COMMISSIONER BOWDOIN.
COMMISSIONER PROKUDA ACCEPTED THE NOMINATION. HEARING NO OTHER
NOMINATIONS, NOMINATIONS WERE CLOSED BY COMMISSIONER FUNK.
All in Favor. Motion passed. 6-0. Commissioner PROKUDA elected Chair.
Yea: Prokuda [X] Ikle [X] Anderson [X] Bowdoin [X] Funk [X] Call [X]
Nay: None.

PLANNING COMMISSION VICE CHAIR:
COMMISSIONER CALL NOMINATED COMMISSIONER ANDERSON. SECONDED BY
COMMISSIONER BOWDOIN.
COMMISSIONER ANDERSON ACCEPTED THE NOMINATION. HEARING NO OTHER
NOMINATIONS, NOMINATIONS WERE CLOSED BY COMMISSIONER PROKUDA.
All in Favor. Motion passed. 6-0. Commissioner ANDERSON elected Vice Chair.
Yea: Prokuda [X] Ikle [X] Anderson [X] Bowdoin [X] Funk [X] Call [X]
Nay: None.

PLANNING COMMISSION SECRETARY:
COMMISSIONER ANDERSON NOMINATED COMMISSIONER IKLE. SECONDED BY
COMMISSIONER BOWDOIN.
COMMISSIONER IKLE ACCEPTED THE NOMINATION. HEARING NO OTHER
NOMINATIONS, NOMINATIONS WERE CLOSED BY COMMISSIONER PROKUDA.
All in Favor. Motion passed. 6-0. Commissioner IKLE elected Planning Commission Secretary.
Yea: Prokuda [X] Ikle [X] Anderson [X] Bowdoin [X] Funk [X] Call [X]
Nay: None.
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5. REPORTS:
A. Annual Calendar - Meeting Dates and Time Discussion: Commissioners reviewed the calendar of
Planning Commission meeting dates for 2022.
Commissioner Action: IT WAS MOVED BY COMMISSIONER CALL TO RECOMMEND
APPROVAL OF THE 2022 LIVINGSTON COUNTY PLANNING COMMISSION MEETING
SCHEDULE, SECONDED BY COMMISSIONER ANDERSON.
All in Favor. Motion passed. 6-0.
Yea: Prokuda [X] Ikle [X] Anderson [X] Bowdoin [X] Funk [X] Call [X]
Nay: None.
B. Staff Reports:


Staff will publish the 2022 meeting dates.

6. COMMISSIONERS HEARD AND CALL TO THE PUBLIC: None.
7. ADJOURNMENT:
Commissioner Action: IT WAS MOVED BY COMMISSIONER ANDERSON TO
ADJOURN THE MEETING AT 8:10 P.M., SECONDED BY COMMISSIONER CALL.
Motion passed: 5-2
Yea: Anderson [X] Bowdoin [X] Funk [X] Call [X]
Nay: Prokuda [X] Ikle [X] (in honor of the late Planning Commissioner Jim Sparks)
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2022 MEETING SCHEDULE
LIVINGTON COUNTY PLANNING COMMISSION
Livingston County Planning Commission meetings are held at 6:30 p.m. on the third Wednesday
of every month. The meeting location is:
Livingston County Administration Building
304 E. Grand River Avenue, Howell, Michigan
Board of Commissioner’s Chambers (Upper Floor)
Livingston County will provide necessary and reasonable auxiliary aids and services, such as signers for
the hearing impaired and audio tapes of printed material being considered at the meeting, to individuals
with disabilities at the meeting/hearing upon a ten day notice to the Department of Planning. Any
questions or concerns should be directed to the Department of Planning office: Telephone (517) 5467555.

Due to the Coronavirus Pandemic all Livingston County Planning Commission meetings
will be held virtually in accordance with PA 228 of 2020 until further notice.

Zoom Virtual Meeting Room Meeting ID: 399-700-0062 / Password: LCBOC
https://zoom.us/j/3997000062?pwd=SUdLYVFFcmozWnFxbm0vcHRjWkVIZz09

JANUARY 19, 2022
FEBRUARY 16, 2022
MARCH 16, 2022
APRIL 20, 2022
MAY 18, 2022
JUNE 15, 2022
JULY 20, 2022
AUGUST 17, 2022
SEPTEMBER 21, 2022
OCTOBER 19, 2022
NOVEMBER 16, 2022
DECEMBER 21, 2022

