





CHARTER TOWNSHIP OF FLUSHING

6524 N. Seymour Road, Flushing, MI 48433
P (810) 659-0800 F (810) 659-4212
www.flushingtownship.com

PLANNING COMMISSION DRAFT MINUTES

June 10th, 2024 TIME: 7:00 P.M.
MEMBERS OF PLANNING COMMISSION
Chair — Vicki Peivandi Kyle Raup
Vice Chair — William Mills Timothy Lloyd
Secretary — Amy Bolin Michael Moon

Board of Trustees Representative — Terry A. Peck
Jeanette Sizemore, Recording Secretary

L MEETING CALLED TO ORDER at 7:00 P.M. by Planning Commission Chairperson
Peivandi with Roll Call and Pledge of Allegiance to the American Flag.

ROLL CALL

PRESENT: Peivandi, Moon, Mills, Bolin and Peck
ABSENT: Lloyd and Raup

OTHERS PRESENT: Three (3) others were present.

II. APPROVAL OF AGENDA

TREASURER PECK MOVED, supported by Commissioner Mills to approve amended (next
meeting is needed to be changed from June 10, 2024 to July 8", 2024) agenda.

THE MOTION CARRIED.
III. APPROVAL OF PREVIOUS MINUTES

COMMISSIONER BOLIN MOVED, supported by Treasurer Peck to approve the minutes of
the May 13th, 2024 meeting as presented.

After no discussion the following motion was made:

ACTION ON THE MOTION

ROLL CALL VOTE

AYES: Mills, Bolin, Peivandi, Moon and Peck
NAYS: 0

ABSENT: Raup and Lloyd

THE MOTION CARRIED.



1V.  PUBLIC COMMENTS FOR AGENDA ITEMS ONLY
OPEN FOR PUBLIC COMMENTS 7:03 P.M.
No comments made.

CLOSED FOR PUBLIC COMMENTS 7:04 P.M.

V. UNFINISHED BUSINESS
None

V1. NEW BUSINESS

1. Discussion and possible motion on CHAPTER 36 ZONING ORDINANCE SEC 36-419
FARM ANIMALS AND HORSE ORDINANCE.

e Requires a minimum of 2 acres to have one hooved animal on your lot. And the
housing ordinance for animals would be in conjunction with as well.
e Residents can have 20 chickens (No roosters on less than 2 acres) on 2 acres, 10 on

one acre and 5 on a half-acre. Wording was discussed to make this more specific.

After much discussion on the following items in the proposed CHAPTER 36 ZONING
ORDINANCE SEC 36-419 FARM ANIMALS AND HORSE ORDINANCE. The following

motion was made,

TREASURER PECK MOVED, supported by Commissioner Moon to approve CHAPTER 36
ZONING ORDINANCE SEC 36-419 FARM ANIMALS AND HORSE ORDINANCE to be
sent to the Board of Trustees for approval with addition of the following sentence:

For non-hooved animals, the total number of allowed animals shall be proportional to the first
whole two (2) acres of land based on animal units. For example: 2 acres = 20 fowl, 1 acre =10

fowl, 0.5 acre = 5 fowl. No roosters will be allowed on properties under 2 acres.

ACTION ON THE MOTION



ROLL CALL VOTE

AYES: Peivandi, Moon, Mills, Peck and Bolin
NAYS: 0

ABSENT: Raup and Lloyd

THE MOTION CARRIED.

. Discussion and possible motion on New Commercial Wind Energy Ordinance for Charter

Township of Flushing.

A request was made to make sure Genesee County Road Commission was spelled out on
the 3™ and 12™ pages of the proposed Ordinance.

Soil on property must stay on property.

Consider addition of a diagram on the 2" page indicating the components of a Wind
Park.

Specify on 10" page that any replacement trees must be replanted on the same parcel as
the removed trees.

How the clean up after land is no longer being used and the turbines are decommissioned.
For example, concrete disposal and reconstruction of property to its original state using
material approved by the Township.

Is there any restrictions for wildlife areas or any other regulations?

After Much discussion it was decided to continue working on the New Commercial Wind

Energy Ordinance for Charter Township of Flushing, and present revisions at next Planning

Commission Meeting on July 8", 2024,

PUBLIC COMMENTS

OPEN FOR COMMENTS: 7:54 P.M.

No public comments.

CLOSED FOR COMMENTS: 7:55P.M.



VIII. ZONING ADMINISTRATOR COMMENTS
MR. CZYZI0 - Updated the Commissioners on all ongoing and possible upcoming projects in
the Township.
IX. COMMISSION COMMENTS
CHAIRPERSON PEIVANDI — Informed Commissioners that she has signed up for a class on
Hot Topics in Planning and Zoning. This is something they can sign up for as well if they would
like.
X. NEXT REGULAR SCHEDULED MEETING

MONDAY, JULY 8TH, 2024 AT 7:00 P.M.

XI. ADJOURNMENT

With no further business, the meeting adjourned at 8:07 P.M.

VICKI PEIVANDI, Chairperson

AMY BOLIN, Secretary

Date of Approval

Jeanette Sizemore, Recording Secretary



New Comumercial Wind Energy Ordinance for Flushing Township Planning Commission
consideration/edits

Original obtained and revised with permission from Ingham Township Michigan

Flushing Township Code of Ordinances
Chapter 36 Zoning Ordinance

Article 18 Special Use Permits

1804

PP

PP Wind Parks

Purpose: The purpose of this Section is to establish standards for the siting, installation,

operation, and removal or repair of Wind Energy Conversion Systems (WECS) within Wind
Parks as a special use.

Ambient: Ambient is defined as the sound pressure level exceeded 90% of the time over a
96- hour measurement period with daytime / nighttime division.

ANSI: the American National Standards Institute

Decibel (dB): The practical unit of measurement for sound pressure level; the number of
decibels of a measured sound is equal to 20 times the logarithm to the base 10 of the ratio of the

sound pressure of the measured sound to the sound pressure of a standard sound (20 micro
Pascals)

dB(4): The A-weighted sound level

dB(C): the C-weighted sound level.
Equivalent Sound Level (or Leq): The sound level measured in decibels with an integrating
sound level meter and averaged on an energy basis of a specific duration.

Occupied Building: A residence, school, office, business, hospital, church, public
library, or any other building habitually occupied by human presence.

Participating Property; With respect to a Wind Park or Wind Energy Conversion
System, a parcel of property whicl is owned by a person(s) and/or entity(ies) which
have authorized the use of their property for a Wind Energy Conversion System
or as part of a Wind Park and which right has been recorded with the Genesee
County Register of Deeds. Any other property shall be referred to as a “Non-
Participating Propertfy.” Unless otherwise demonstrated to the Township Board by
an applicant, owner, or operator, all properties outside of township boundaries
shall be considered Non-Participating for the purposes of applying ordinances.



Shadow Flicker: Alternating changes in light intensity caused by the moving blades
ofa Wind Energy Conversion System casting shadows on the ground and stationary
objects, such as bul not limited to a window of an occupied building,

Wind Inergy Conversion System (WECS): A wind-powered device for the
generation of energy, commonly referred to as a wind generating tower, wind
turbine, windmill, or wind- powered generator, consisting of a combination of:
(a) The surface area (typically a blade, rotor, or similar device), either variable or
fixed, for utilizing the wind for electrical generating powers; and (b) A shaft,
gearing, belt, or coupling utilized to convert the rotation of the surface area into a
form suitable for driving a generator, alternator, or other electricity-producing
device; and (c¢) The generator, alternator, or other device to convert the mechanical
energy of the surface area info electrical energy; and (d) The tower, pylon or other
structure upon which any, all, or some combination of the above are mounted. A
WECS can also include other components not listed above but associated
with the normal construction, operation, and maintenance of a wind energy
conversion system producing more than 10k'W,

WECS Height: The distance between the ground (at a normal grade) and the
highest point of the WECS, as measured from the ground (at a normal grade),
plus the length by which the rotor blade on a horizontal mounted WECS exceeds
the structure which supports the rotor and blades (normally, the tower). Or put
another way, the distance between the ground (at a normal grade) and highest
point of the WECS (being the tip of the blade, when the blade in the full
vertical position).

Wind Park: One or more WECS placed upon one or more contiguous lots or parcels with the
intent to sell or provide electricity to a utility or for resale at retail or wholesale on the
electric transmission grid. Although the WECS within a Wind Park may or may not be
owned by the owner of the property ov propetties within the Wind Park, the Wind Park
shall consist of all the lots and parcels located within the Township that are in whole or in
part within a radivs of 2,000 feet from the bases of any and all WECS within the Wind
Patk, unless the Township expressly provides in the special use permit that the applicant,
owner, or operator may use smaller radius or that any properties may be excluded from the
Wind Park. If the Township Board permits any properties within the approved radius to be
excluded from the Wind Park, then such properties shall be treated for all purposes as
outside the Wind Park under this Ordinance.

A. Application Materials:

1. Application; Signatures: The application for special use for a Wind Park shall be
submitted on a form prepared for that purpose by the Township. The application shall
include individual, notarized contracts with all property owners within the Wind Park for
all Participating Properties within the Wind Park. Any properties not so identified shall
be presumed to be non-participating properties and shall not be part of the Wind Park.




Submission Requirements: The applicant, owner, or operator shall submit one
electronic and seven (7) physical copies of the application and all supporting materials to
the Township Zoning Administrator. The Zoning Administrator will cause the
application to be placed on the Planning Commission’s next regular meeting agenda.

Site Plan Drawing and Supporting Materials: All applications for a Wind Park special
use must be accompanied by a detailed Site Plan, drawn to scale and dimensioned, and
signed and sealed by a registered professional engineer licensed in the State of
Michigan, displaying the following information.

i. All requirements for a site plan contained in this Ordinance.
ii. All requirements of the design standards contained in this Section.

iii. All lot lines and dimensions, including a legal description of each lot or parcel
within the Wind Park,

iv. Names of owners of each participating property, lot, or parcel within the
Township that is proposed to be within the Wind Park including any document
recorded in connection with the Wind Park. Recorded documents include but
are not limited to standard utility easement agreements and memorandums of
lease.

v. Location and height of all proposed buildings, structures, electrical lines,
towers, guy wires, guy wire anchors, security fencing, and all above ground
structures associated with each WECS.

vi, The designed energy capacity of each WECS in the Wind Park and total
designed capacity for the Wind Park.

vii. Location and height of all buildings, structures, and above ground utilities
Jocated or proposed within 1,000 feet of a WECS in the Wind Park.

vili.  Specific distances to all onsite buildings, structures, and utilities shall
be provided.

ix. Location of all existing and proposed overhead and underground electrical
transmission or distribution lines within the Wind Park. All collection lines
must be on a patticipating property.

x. Proposed setbacks between each WECS and from each WECS to all existing
and proposed structures within the Wind Park.

xi. Land elevations at each proposed WECS location and its relationship to the land
elevations of all existing and proposed structures within the Wind Park.

xii. Access driveways to each WECS, together with a detailed narrative regarding
dimensions, composition, and maintenance of each proposed driveway. All
access driveways shall be subject to Genesee Road Commission approval, and
the use of the drives shall be planned so as to minimize the use of lands for that
purpose.

xiii,  Existing drainage ways and proposed changes to drainage ways,
including calculations of current and future stormwater runoff or drainage



from any proposed WECS, impervious surface, access road, temporary or
permanent construction sites, or temporary or permanent roadway
improvements,

xiv.  The location of all farmland within the Wind Park that is designated
for preservation, a written description of the plan for preservation of
farmland within the Wind Park, and copies of all easements, restrictive
covenants and other documents proposed to be used to achieve that plan,

xv.Planned security measures to prevent unauthorized trespass and access and to
warn of potential dangers, during the construction, operation, removal,
remodeling or repair of the WECS,

xvi. A written description of the maintenance program to be used to maintain
each WECS, including removal when determined to be obsolete or abandoned,
The description shall include maintenance schedules, the types of maintenance
to be performed, and removal procedures and schedules should the WECS
become obsolete or abandoned.

xvii. A copy of the manufacturer’s safety measures to prevent uncontrolled
rotation
or over speeding.

xviii, Planned lighting protection measures.

xix.  Additional detail(s) and information as required by the special use
requirements of the Zoning Ordinance, or as requested by the Planning
Commission.

4. Sound Modeling & Pre-Project Sound Study.
i. As part of the application and prior to installation, the applicant, owner,
or operator shall provide modeling and analysis that will confitm that the
WECS will not exceed the maximum permitted sound pressure levels.

Modeling and analysis shall conform to IEC 61400 and ISO 9613

ii. Any applicant must conduct a pre-project sound study to measure
ambient sound pressure levels for both daytime and evening (after 8:00
p.m.) with measurements in the spring, summer, fall, and winter. For the
purposes of this subsection, the measurements shall be conducted between
the 1st and 15th of the following months: April, July, and October, and
January. The seasonal pre- project sound study must be submitted to the
Planning Commission along with the initial application.

5. Envirommental Impact Assessment:

i. The applicant, owner, or operator shall fund an environmental assessment
or impact study and other relevant report(s) or studies requested by the
Township which shall be conducted by an independent third-patty,



qualified professional who is approved by the Township as parl of the
application.

ii. The assessment, studies, and reports shall assess the existing
ecosystem, habitats, wildlife, and wetlands of the Wind Park and
surrounding areas and shall assess the potential impacts of the Wind
Park as proposed on the ecosystem, habitats, wildlife, and wetlands of the
Wind Park. They shall include a thorough review of existing species,
habitats, and potential habitats. They shall include potential effects on
species listed under the federal endangered species act and Michigan’s
endangered species protection law.

iii. The Township may request any additional environmental assessments,
studies, and reports. They may consider (but not be limited to)
assessments of birds, eagles, raptors, bats, plants, woodlands, wooded
ridge tops, bird migration pathways, areas that have landscape features
known to attract large numbers of eagles or raptors, bat hibernacula, sites
that are or may be frequented by federally or state listed endangered
species of birds or bats, and general avian use. A tree or woodland survey
signed and sealed by a forester registered in the State of Michigan may
be required to identify frees for transplant orreplacement as required
by this subsection.

iv. Each assessment, study, report and any additional or supplementary
assessment, study, or repoit shall be provided to the Planning
Commission or Township

Board prior to their recommendation or final decision regarding the special
use permit,

v. To provide for the preservation, replacement, and maintenance of the
existing ecosystem, habitats, wildlife, and wetlands in the Wind Paik,
including avian habitat, the applicant, owner, or operator shall prepare
environmental mitigation plans to offset impacts from the Wind Park
which shall be provided to the Township along with the Application.
The Township may approve alternate environmental preservation and
mitigation plans for a specific site on good cause shown by the applicant,
owner, or operator.

vi. Applicant shall evaluate the proposed site of each proposed WECS
in coordination with and in accordance with the Land-Based Wild
Energy Guidelines, Tiered Approach from the U.S. Fish and Wildlife
Service. Bach question must be analyzed, answered, and submitted to
the U.S. Fish and Wildlife Service and the Township with appropriate
supporting data before and during project construction.

6. Application Escrow Account: An escrow account shall be funded by the
applicant, owner, or operator when the applicant applies for a special use permit for



a Wind Park. The monetary amount placed by the applicant in escrow with the
Township shall be estimated by the Township to cover all reasonable costs and
expenses associated with the special use permit review and approval process,
which costs can include, but are not limited to, reasonable fees of the Township
Attorney, Township Planner and Township Engineer, as well as costs for any
assessiments, reports, or studies which the Township anticipates it may have done
that are reasonably related to the zoning review process for the particular
application, Such escrow amount shall be in addition to any filing or application
fees established by resolution. At any point during the special use permit review
process, the Township may require that the applicant, owner, or operator place
additional monies into escrow with the Township should the existing escrow
amount filed by the applicant prove insufficient. If the escrow account
needs replenishing and the applicant refuses to do so promptly, the special use
permit review and approval process shall cease until and unless the applicant
makes the required escrow deposit. Any applicable zoning escrow resolutions or
other ordinances adopted by the Township shall also be applicable.

B. Consfruction Codes, Towers & Interconnection Standards: Each WECS shall comply
with all applicable state construction codes, as well as Federal Aviation Administration
(FAA) requirements, the Michigan Airport Zoning Act, the Michigan Tall
Structwres Act, and local jurisdiction airport overlay zone regulations. The tower shaft
shall not be illuminated unless required by the FAA. Each WECS shall comply with the
applicable utility, Michigan Public Service Commission and Federal Energy
Regulatory Commission interconnection standards.

C. Preservation: Property located within the Wind Park that is not designated as an
immediate location of any WECS and WECS accessory structures is encouraged to be
preserved forits existing uses and purposes through the execution and
recording of appropriate easements, restrictive covenants, or other documents
approved by the Township Board. Although such preservation measures are not
required, they will be favorably considered by the Township Board in the review of a
special use application under this Section,

D. Design Standards and Operation;

L. Height: The permitted maximum WECS Height (i.e., total height of each WECS)
shall be 400 feet including the blade in the vertical position.
i. State and federal regulations may require a lesser height,
it. Asa condition of approval, the Township may require a lesser height for
WECS if it is determined that it is reasonably necessaty.
iii. Each WECS shall be constructed with a tubular tower, not a lattice tower,

2. Setbacks: No part of a WECS (including guy wire anchors) shall be located closer
than 250% of the WECS height to any occupied building, propetty line, or other
WECS and no closer than 200% of the WECS height to any road or utility.



Isolation from Non-Participating Properties:

i. No WECS shall be located closer than 2,640 feet to the property line of
any non-participating property, unless the Township Board otherwise
expressly provides in the special use permit.

ji. Ifthe applicant, owner, or operator seeks a reduction to the 2,640 foot
isolation distance, the applicant, owner, or operator shall demonstrate
with clear and convincing evidence that:

1. The property cannot reasonably be used in a manner consistent with

" the isolation distance; and

2. The reduction is needed due to the unique circumstances of the
specific property and not because of general conditions in the wind
park; and

3. The reduction of the isolation distance will not alter the
essential character of the local area; and

4. The reduction is not the result of the applicant, owner, or operator’s
own actions; and

5. The proposed WECS will have no material adverse effects on any
non- participating properties within the requested isolation distance
from the WECS, as determined by a licensed qualified professional
evidenced by state-of the-art modeling, monitoring and
measutement techniques. Such evidence shall include, at a
minimum, demonstration of data, modeling and analysis of noise
emissions conforming to this Section.

iii. Ifany reduction in the isolation distance is requested under this subsection,
then the Township will mail notice of the request to all properties within one
mile of the property on which the WECS is located.

iv. Any reduction in the isolation distance under this subsection shall not be
greater than 10% of the isolation distance.

Rotor or Blade Clearance: Blade arcs created by a WECS shall have a minimum
of seventy-five (75) feet of clearance over and from any structure, adjoining

property or tree. The minimum blade or rotor clearance above ground level shall be
at least seventy- five (75) feet.

Rotor or Blade Safety: Each WECS shall be equipped with both a manual
and automatic braking device capable of stopping the WECS operation in high
winds. Tutbines shall have multiple systems for detecting ice buildup and shall

have heated turbine blades or other anti-icing system to prevent icing on the
WECS.

Tower Access: To prevent unauthorized climbing, WECS shall be enclosed by a
locked protective fence at least ten (10) feet high topped with barbed or razor wire
fence and must comply with at least one of the following provisions:
i. External tower climbing apparatus shall not be located within twelve (12) feet
of the ground.
ii. A locked anti-climb device shall be installed and maintained.



7. Signs: lach WECS shall have one sign of an appropriate size approved by the
Planning Commission posted at the base of the tower on the protective fence.
The sign shall contain at least the following;:

i, Warning: High Voltage.

iil. Warning: Falling Ice,

iii, Manufactuter’s name,

iv. Emergency numbers (list more than one number).

v. TAA regulated sign with precise description with latitude and longitude
and shall also contain both the applicant, owner, or operator’s current
telephone number and the.current telephone number for the FAA’s regional
office having jurisdiction over the Township.

8. Lighting: A lighting plan for each WECS shall be approved by the Township
Board. The lighting plan must utilize and include detailed plans for an Aircraft
Detection Lighting System (ADLS) that manages the WECS? aircraft detection
lighting to reduce their illumination when unnecessary. Such plans must describe
all lighting that will be utilized, including any lighting that may be required by
the FAA. Such a plan shall include but is not limited to the planned number and
location of lights, light color and whether any lights will be flashing, All
tower lighting will comply with FAA regulations and guidance and shall be
consistent with USFWS/MDNR guidelines, if any.

9. Signal Interference: Each WECS shall be designed, constructed, and operated to
not cause radio, television, and other wireless or electromagnetic signal
interference, The Township may require a report by an independent third-party,
qualified professional of existing radio, television, wireless, or other
electromagnetic signals in the Township and project area prior to construction. If
radio; television, or other signal interference or quality deterioration compared to
the conditions prior to the installation of the Wind

Park is experienced by properties outside the Wind Park, the WECS owner
shall provide alternate service meeting or exceeding prior performance to each
individual resident or property owner affected. The WECS owner may
submit the signal interference complaint to the complaint resolution procedures of
this Section and may utilize an expert and relevant facts, data, and reliable
scientific principles and methods to provide alternate setrvice or show the WECS
is not the cause of the complained interference or service deterioration, A
property owner may utilize their own expert and relevant facts, data, and reliable
scientific principles and methods and if a property owner or resident is successful in
demonstrating degradation of their radio, television, or other wireless signal
reception caused by a WECS, then the WECS owner shall also reimburse the
property owner or resident for their reasonable costs and fees incurred to prove the
existence and cause of the interference or degradation,

10. Noise Emissions: Any WECS shall comply with all of the following:
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