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I. Project Introduction 

Superior Solar Project, LLC (“Applicant”), proposes to develop a Solar Energy System, Level 3, 

known as the Superior Solar Project (“Project”), in Sands Township (“Township”) in Marquette 

County, Michigan. A Solar Energy System, Level 3 (“SES”) is defined in the Sands Township 

Zoning Ordinance (“Zoning Ordinance”) as: “A Solar Energy System, Level 3: Solar energy 

systems that are ground-mounted, with a footprint of 5 acres or more, or that do not meet the 

requirements of a Level 1 or Level 2 system”. 

Applicant is a wholly-owned subsidiary of Savion, LLC, a Green Investment Group portfolio 

company operating on a stand-alone basis. Savion, LLC is one of the largest, most technologically 

advanced utility-scale solar and energy storage project development companies in the United 

States. With a growing portfolio of more than 11 gigawatts, Savion’s diverse team provides 

comprehensive services at each phase of renewable energy project development, from conception 

through construction. As part of this full-service model, Savion manages all aspects of 

development for customers, partners, and project host communities. Savion is committed to 

helping decarbonize the energy grid by replacing electric power generation with renewable 

sources and delivering cost-competitive electricity to the marketplace. For further information, 

visit www.savionenergy.com. 

The Project will be located on undeveloped land, zoned OS – Open Space, generally located south 

of County Road 480, west of State Highway M-553, north of the Union Pacific Railroad, and east 

of Goose Lake. The Applicant is seeking a Special Use Permit (“SUP”) from the Township with the 

submission of this request pursuant to Article VII Special Use Permits. The Project will be 

designed to meet all applicable Zoning Ordinance requirements. Attachment 1 – Project Location 

Map shows the outermost “Project Boundary” and delineates the Project area for this SUP 

Application. The site is a predominantly young forest that is managed as Commercial Forest 

Lands with elevations ranging from 1,320 feet to 1,180 feet above mean sea level.  Due to the 

forested vegetation and rolling topography of the site, larger than required setbacks are being 

maintained along the Project Boundary. 

The Project would be a 150-megawatt alternating current (“MW AC”) SES capable of providing 

clean, renewable electricity to more than 35,000 average Michigan homes. The Project 

components will include photovoltaic (“PV”) solar panels (approximately 390,000 - 430,000) that 

will be mounted on a single-axis tracking system with a 60+/- degree tilt, along with the associated 

infrastructure of electric inverters and transformers (approximately 40 inverters and 1 

transformer), underground electrical collection systems (distribution equipment), electrical 

collector substation, point of interconnection switchyard (power control equipment), an 

approximately 200 feet to 400 feet overhead 345 kilovolt (“kV’) transmission line, an operations 

and maintenance building (“O&M”), battery storage, a solar meteorological station, Supervisory 

Control and Data Acquisition System (”SCADA”) hardware, control house for protective relay 

panels and site controllers, associated facilities, private gravel access roads with gated 

ingress/egress points and security fencing.  Temporary facilities associated with construction will 

include a construction laydown yard. Collectively, the components listed in this paragraph 

comprise the “Project Facilities.” 

https://nam10.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.savionenergy.com%2F&data=04%7C01%7Ccmartens%40ectinc.com%7C3da101f9440c40ce2c8208d87760386a%7C911eb1cc54d34d8ca5773bf3ccc8105c%7C0%7C0%7C637390602442246021%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=FDP4xFXpmZ7FI%2BOlfM9i0UQ%2BtyVPLgecAejVKg%2FTA0Y%3D&reserved=0
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The approximately 2,335-acre Project site is designed to comply with all requirements of the 

Zoning Ordinance as shown in this application. The 150 MW AC SES would connect to the 

Midcontinent Independent System Operator, Inc. (“MISO”) transmission system with an onsite 

line tap of the Dead River-Arnold 345 kV line. The Project is proposed to begin construction in 

the fall of 2022 and be operational in late 2023. The site layout has been developed to optimize 

the solar resource while minimizing impacts on natural resources, see Attachment 2 – Preliminary 

Site Plan for all plan details.  

During the Project planning and siting, the Applicant has worked closely with landowners, local 

officials, the community, and other stakeholders. Applicant and Township officials held a pre-

application meeting on October 1, 2020. Applicant invited the community to learn about the 

Project at an in-person community meeting on October 1, 2020, and at a virtual community 

meeting on October 27, 2020, promoted through a number of different means, see Attachment 3 

– Community Outreach Summary. Property owners in the Project area (“Participating 

Properties”) have authorized the Applicant to seek permitting on their behalf. Superior Solar 

Project, LLC is acting as the agent and applicant for each such Participating Property. Information 

on the Project property, including names of the property owners, memoranda of Applicant’s land 

rights agreements, agent authorization forms, and legal descriptions detailing the Project area, is 

provided as Attachment 4 – Participating Properties and Attachment 5 – Solar Energy Land 

Rights Agreements. Participating Properties are the only lands on which any Project Facilities will 

be built or installed as part of the Project; excepting those areas where crossing agreements or 

other legal rights will be obtained prior to construction.   

Applicant has provided a preliminary list for public notice to assist the Township, which should 

be reviewed and verified prior to sending public notice according to local and state law, see 

Attachment 6 – Potentially Interested Parties. To develop this list, Applicant obtained publicly 

available information from the Township. The list includes the names and addresses of all 

property owners within the Project area and all property owners and occupants within 300 feet. 

Applicant respectfully requests that the Sands Township Planning Commission (1) approve the 

SUP application for the Project as proposed herein, sited on lands identified in Attachment 4 – 

Participating Properties, (2) approve the Preliminary Site Plan submitted in compliance with 

Article V, Section 504 as Attachment 2 – Preliminary Site Plan and (3) include as part of the SUP 

application approval of specific conditions consistent with this application and request, including 

those set forth in Attachment 7– Requested Conditions of Approval. 

The following narrative is in response to and outlined according to the following: 418 Solar Energy 

Systems; Article VII Special Use Permits; Article V Site Plan Review, and other applicable Zoning 

Ordinance sections. 
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II. Zoning Ordinance Compliance 

a. Solar Energy Systems   

The Project under review as part of this SUP application includes Project Facilities as shown in 

Attachment 2 – Preliminary Site Plan. This SUP application is compliant with the requirements 

as outlined in Section 315, 317, 418, and applicable provisions of the Zoning Ordinance. In 

addition, the Applicant reviewed the Sands Township Master Plan (“Plan”), adopted October 9, 

2018, and determined the Project to be in accordance with the Plan. The Township’s Plan is a land 

use and infrastructure plan that sets forth local goals, objectives, and policies for community 

growth and/or redevelopment over the next 20-30 years.  The Plan outlines the Township’s vision 

for the community in Chapter 8, including items such as forward-thinking, a strong sense of place, 

belonging, and pride.  Within the vision, the Township has set specific goals that can be used to 

guide the Township’s planning and future development.   

  

The Plan sets forth goals in several categories for the future development and vision of the 

Township.  These goals include proactive planning and sustainability for future residences, 

balanced growth, orderly development, encouragement of commercial, business, and non-

polluting light industry development, and provide a stable economic base. The Project is 

consistent with this Plan, the Zoning Ordinance, and all related ordinances.  

 

The Project allows the Township an opportunity to help meet the needs of not only the current 

generation but also future generations in a sustainable way.  The Project will provide a safe, 

emission-free form of renewable electricity, diversify the power supplied to the electric grid while 

having minimal impact on the environment.   The Project will be adequately served by the current 

Township infrastructure and facilities. If infrastructure improvements are required for the 

construction and operation of the Project, all improvements will be borne by the Applicant. The 

Project will assist the Township in managed growth in a planned and guided fashion per the 

guidelines outlined in the Zoning Ordinance, preventing impacts of unmanaged growth. This 

managed growth will not overextend the existing public services or be a detriment to the essential 

character of the community. The Project will be consistent with the community design guidelines 

and will promote public safety through the prevention of traffic hazards and other threats to 

public health, safety, and general welfare. The Project is a non-polluting, silent, light industrial 

use proposed in a location of the Township that will not overburden local roads, utilities, or other 

public or private facilities. The Project will maintain the existing environment and natural 

features of the site to the extent practicable and will not have an adverse impact on the aquifer, 

see Attachment 8 – Groundwater Assessment. The Project is sited so as to be buffered from 

residential areas. The Project will provide a new economic development that will diversify and 

stabilize the economic base of the community, while significantly increasing the tax revenue of 

the Township, without the increased cost associated with providing services for the Project.   
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Section 315 Uses Permitted by District 

P – Permitted Principal Use 

SA – Use Permitted by Special Approval  

SUP – Use Permitted by Special Use Permit  

N – Not Permitted 

CMF – Commercial Marihuana Facility Permit 

 

 R RR C FA I OS PL PUD 

Solar Energy System, Level 3 N N SUP N SUP SUP SUP SUP 

 

The current Official Zoning Map for Sands Township indicates that the proposed Project is sited 

on OS – Open Space zoned land, see Attachment 9 – Land Use Map. In addition, the current 

Master Plan shows that the Project site is planned to remain zoned OS – Open Space. In the OS-

Open Space District, a Solar Energy System Level 3 (like the Project) is a use permitted by a SUP. 

As such, the Applicant respectfully submits this SUP application in accordance with the current 

zoning requirements of Section 315 for the development of an SES. 

 

Section 317 Uses Permitted Under Special Use Permit 

Note: Site Plan Review in accordance with Article V is required. All uses must also 

comply with other ordinance requirements, including Article IV General 

Regulations. The Planning Commission may impose additional conditions as 

necessary in accordance with MCL 125.286d (Section 16d of the Township Rural 

Zoning Act). 

 

USE DISTRICT MINIMUM 
PARCEL 
SIZE 

BUFFERS 
OR 
FENCING 

ADDITIONAL 
SETBACKS 

OTHER 

Solar 
Energy 
System, 
Level 3 

C, OS, I, 
PL 

5 acres Entire 
perimeter 
of the 
project 
shall be 
fenced, 
minimum 
six (6) foot 
high, with 
locking 
gate. Buffer 
per Section 
412 may be 
required. 

Minimum of 
100 feet from 
non-
participating 
property 
boundaries, 
excluding 
security 
fencing, poles, 
and wires 
necessary to 
connect 
facilities to 
the electrical 
grid. 

Fully 
engineered 
site plan and 
site plan 
review 
required. 

 

The Ordinance provides that all uses permitted under a SUP must submit a site plan in accordance 

with Article V with the application for the special use. The Applicant has complied with this 
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requirement by providing a Preliminary Site Plan. The Project has complied with the additional 

setback requirements of the SES as noted above. Based on coordination with the Township, the 

Applicant understands that existing right of ways are not considered non-participating properties 

and the underlying zoning district setbacks shall apply in accordance with Section 401. Project 

facilities will be fenced, and locked gates will be installed for each fenced area, see Attachment 2 

– Preliminary Site Plan. A final fully engineered site plan will be submitted prior to construction.  

 

SECTION 418 - Solar Energy Systems 

 

(A) Standards for Approval – Solar Energy Systems, Level 1: 

a. Solar panels installed on a sloped roof may not project vertically 

above the peak of the roof. 

b. Solar panels installed on a flat roof may not project vertically more 

than ten (10) feet above the roof. 

c. The system cannot cover more than 50% of wall or roof area. 

 

Because the proposed Project would be a Solar Energy System, Level 3, consisting of utility-scale 

ground-mounted solar panels, the requirements identified in this subsection do not apply. The 

Project does not include the installation of solar panels on a roof or wall. 

 

(B) General Regulations: 

a. Abandonment: Any freestanding solar collection system deemed 

abandoned shall be removed and the site returned to its original 

state. 

 

Under Section 804 of the Zoning Ordinance, a use is non-conforming if it has 

been discontinued for a continuous period of at least eighteen (18) months. 

Using this guidance, the Applicant understands that the Project may be 

considered abandoned if it is not in use for 18 continuous months. The Applicant 

has completed a Decommissioning Plan outlining the process for 

decommissioning of the Project, see Attachment 10 – Decommissioning Plan.  

The Applicant will decommission the Project in accordance with the plan at the 

end of its useful life or upon being deemed abandoned.  

 

b. Reflection/Glare: All solar collection devices are to be designed and 

located to avoid glare or reflection onto adjacent properties and shall 

not interfere with traffic or create a safety hazard. Glare intensity is 

considered to be an issue if it measures more than 20% of the 

incident sun intensity. Plans to reduce glare may be required in the 

initial permit application process. 

 

The Project will use PV technology that is designed to absorb the sun, reducing 

glare.  A glint and glare analysis has been completed for the Project to determine 

if any adjacent properties or roads would be adversely affected by glare.   The 

Project will be surrounded by natural vegetation and is not expected to affect 
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adjacent properties or homes.  The roads in the Project site are rural county 

roads and the MDNR-designated snowmobile trail UP 8, neither of these are 

anticipated to receive any glare from the Project exceeding 20% of the incident 

sun intensity. As such, the Project has been designed to avoid glare or reflection 

onto adjacent properties, and the Project is not anticipated to interfere with 

traffic or create a safety hazard. See Attachment 11 – Glint and Glare Analysis 

for the details of the study. 
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b. Article VII - Special Use Permits 

SECTION 702 – Application Procedure 

(A) Any person having an interest in a property may file an application for a 

Special Use Permit for the zoning district in which the land is situated. 

 

The Applicant has an interest in the property proposed for the Project, see Attachment 

5 - Solar Energy Land Rights Agreements. 

 

(B) Applications shall be submitted through the Zoning Administrator to the 

Planning Commission. Each completed application shall be accompanied 

by the payment of a fee in accordance with the duly adopted "Schedule of 

Fees" to cover costs of processing the application. No part of any fee shall 

be refundable. 

 

The Applicant will complete the Special Use Application and submit it to the Zoning 

Administrator for review by the Planning Commission.  In addition to the application 

form, the Applicant also submits this application text, supporting documents, the SUP 

application fee of $250.00, and the site plan review fee of $200.00. 

 

(C) Data Required in Application: Every application shall be accompanied by 

one copy of the following information and data: 

a) Special Use Permit form supplied by the Zoning Administrator 

and filled out by the applicant. 

b) Site plan drawn to a readable scale and containing that 

information specified in Article V, Section 503 or 504. 

c) A statement, prepared by the applicant, with supporting evidence 

regarding the required findings specified in Section 704 (A) 

through (H). 

 

The Applicant has provided the completed Special Use Permit Application 

form, a site plan as specified in Article V, Section 504 (see Attachment 2 – 

Preliminary Site Plan), and the narrative including responses to Section 704 

below. 

 

(D) Approval of a Special Use Permit shall be valid regardless of change of 

ownership, provided that all terms and conditions of the permit are met by 

all subsequent owners. 

 

The Applicant acknowledges this provision of the Zoning Ordinance.  The SUP and all 

conditions and restrictions shall run with the land and be transferable to a successor or 

an assign of the Applicant.  Upon such transfer, all obligations of compliance with the 
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terms and conditions of the SUP shall be upon the transferee. See Attachment 7 – 

Requested Conditions of Approval for the Applicant’s proposed conditions of approval.  

 

(E) In instances where development authorized by a Special Use Permit has 

essentially changed in nature, extent, or character, the Planning 

Commission shall review the permit in relation to the applicable standards 

and requirements of the Ordinance. Upon finding that there has been a 

violation in the conditions of the Special Use Permit granted under the 

provisions of this Ordinance, the Planning Commission may declare the 

permit null and void. 

 

The Applicant acknowledges this provision of the Zoning Ordinance.   

 

(F) If development of a Special Use Permit has not commenced within one year 

from the date of issuance, said permit shall expire automatically. The 

Planning Commission can approve an extension for one additional year 

upon request by the applicant. 

 

The Applicant acknowledges this condition of the special use approval for the Project.  

The Applicant requests that as a condition of approval the Planning Commission 

approves this SUP for two (2) years from the date of issuance, due to the length of time 

associated with the MISO interconnection process and subsequent construction 

timeline for the Project.  See Attachment 7 – Requested Conditions of Approval for the 

recommended condition. 

 

SECTION 703 – Review and Findings 

The Planning Commission shall approve, approve with conditions, or reject the 

application within sixty (60) days of the hearing based upon materials received 

and testimony recorded at the public hearing. The Planning Commission shall set 

forth the reasons for approval, denial, or modification of the conditional use 

permit application.  All conditions shall be clearly specified in writing and be 

consistent with Sections 704 and 1102. The petitioner has one year from date of 

hearing to comply with all specified conditions. Compliance shall occur prior to 

issuance of a zoning compliance permit by the Zoning Administrator pursuant to 

Section 1105 and the commencement of the use, unless a specified time is set or 

implied in the motion granting the Special Use Permit. 

 

Although Section 703 sets forth a one-year timeframe, the Applicant requests that as a 

condition of approval the Planning Commission approves this SUP for two (2) years from the 

date of issuance, as allowed by Section 705(C). If the SUP is approved with this condition, the 

Applicant understands that compliance with all specified conditions will be required within the 

same timeframe. See Attachment 7 – Requested Conditions of Approval for the recommended 

condition. 
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SECTION 704 – General Standards 

The Planning Commission shall review the particular facts and circumstances of 

each proposal in terms of the following standards and shall find adequate 

evidence showing that the proposed use: 

 

(A) Will be designed, constructed, operated, and maintained to be harmonious 

and appropriate in appearance with the existing or intended character of 

the general vicinity and that the use will not change the essential character 

of the same area; 

 

The Project is designed, and will be constructed, operated, and maintained to be 

harmonious and appropriate in appearance with the existing and intended character of 

the Project vicinity, and the Project will not change the essential character of the 

surrounding area, see Attachment 12 – Vegetation Management Plan.  Once 

operational, Project facilities are quiet with minimal traffic, and no sound or emissions. 

SES’s are generally compatible with rural landscapes.  The Project will not affect the 

surrounding character of the site by exceeding required setbacks from adjacent 

properties and providing a significant natural buffer around the Project.  The site is 

relatively isolated, but public access will be maintained through the site on the existing 

county roads and the MDNR-designated snowmobile trail UP 8. 

 

(B) Will not be hazardous or disturbing to existing or future neighboring uses; 

Will not diminish the value of land, buildings, or structures in the District; 

 

As discussed previously in this Application, the Project is not anticipated to impact 

adjacent properties and thus will not be hazardous or disturbing to the existing or future 

neighboring uses.  The Project will not diminish the value of the land, buildings, or 

structures in the District.  In examining property values in states across the U.S., recent 

studies show that living in proximity to a solar farm does not deter the sales of property 

or residential land. According to the Solar Energy Industries Association, large-scale 

solar arrays often have no measurable impact on the value of adjacent properties.   

 

(C) Will be served adequately by essential public facilities and services, such as 

highways, streets, police and fire protection, drainage structures, refuse 

disposal, or schools, and that the persons or agencies responsible for the 

establishment of the proposed use shall be able to provide adequately any 

such service; 

 

The Project will be served adequately by the existing essential public facilities and 

services.  During construction activities, additional traffic will be generated, through 

deliveries and workforce personnel.  Once operational Project traffic will be minimal. 

The Project will not place a burden on emergency responders and will work with 

emergency response teams to ensure safety and access during construction and 

operations. The Project will be designed to maintain all stormwater on-site. Little or no 

refuse is anticipated and what will be produced will be managed by on-site staff.  The 
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local school system will directly benefit with the increased tax base and will experience 

no increased demand from the Project.  Once constructed the Project will be maintained 

by a small maintenance crew. The Project will not increase demand on Township 

services. 

 

(D) Will not create excessive additional requirements at public cost for public 

facilities and services and will not be detrimental to the economic welfare 

of the community; 

 

The Project is not expected to increase demand for public services and will not result in 

an excessive additional public cost for public facilities and services.  To the contrary, the 

Project will have a positive economic benefit on the local community during both 

construction and operation.  During construction, the economic benefit will be in the 

form of approximately two hundred (200) temporary construction jobs that will be 

sourced locally to the extent practical; and increased business to hotels, restaurants, gas 

stations, and other local businesses. During operations, the Project will provide 

approximately one (1) to two (2) full-time jobs and increase the local tax base. 

 

(E) Will not involve uses, activities, processes, materials and equipment, and 

conditions of operation that will be detrimental to any person, property, or 

the general welfare by reason of excessive production of noise, traffic, 

smoke, fumes, glare, or odors; 

 

The Project will not involve uses, activities, processes, materials, and equipment, and 

conditions of operation that will be detrimental to any person, property, or the general 

welfare by reason of excess production of noise, traffic, smoke, fumes, glare, or odors. 

 

Temporary construction activities will utilize industry best practices and be scheduled 

to have the least impact on the public, including with respect to noise, traffic, and other 

impacts.  The Applicant will coordinate with the Marquette County Road Department 

to minimize the impact of Project construction traffic.  Construction activities will also 

boost the local economy in the short term with construction workers utilizing nearby 

gas stations, hotels, and restaurants.  Construction activities are generally anticipated 

to occur during daytime hours, to the extent practicable. 

 

Once operational, the Project is a silent neighbor with no audible sound beyond the 

Project boundary. Traffic during operation will be negligible, with one to two full-time 

employees. Operation of the Project will not be a detriment to the attainment of national 

ambient air quality standards, as operations will not produce any air pollutant emissions 

through the combustion of fuels associated with traditional energy generation. 

Operation of the Project will not negatively impact air quality, and conversely will 

reduce air pollutant emissions overtime throughout the MISO Grid. The Project will not 

produce emissions of carbon dioxide (CO2), particulate matter, sulfur dioxide (SO2), 

nitrogen oxides (NOx), carbon monoxide, volatile organic compounds, or any other air 

pollutant emissions, see Attachment 13 – Air Quality Memo.  
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The Project will use PV panels which are designed to absorb sunlight and minimize 

glare, see Attachment 11 – Glint and Glare Analysis. 

 

(F) Will protect the public health, safety, and general welfare of the 

community; and 

 

The Project is designed to be protective of public health, safety, and general welfare of 

the community. No adverse effects on public health, safety, and general welfare of the 

community are anticipated due to the construction of this Project. Health and safety 

impacts have been widely studied and have been determined to be negligible. Further, 

the Project poses substantial potential benefits to the public, including as a result of the 

health benefits of clean renewable energy as a result of reduced emissions.  

 

(G) Will be consistent with the intent and purpose of the specific zoning district 

in which it is located. 

 

The Project is located in the OS – Open Space zoning district. As described in Section 

315, this district intends to “establish and maintain for low intensity use those areas 

which, because of their location, accessibility  . . . and natural characteristics are 

suitable for a wide range of agricultural, forestry, and recreational uses.” The Project is 

a low-intensity use which is not anticipated to permanently impact existing forestry or 

recreational uses. It is expected that after the useful life of the Project, the land can be 

returned to its current use. Further, the Zoning Ordinance recognizes that the Project 

is consistent with the intent and purpose of this zoning district because an SES is an 

allowed Special Use as outlined in Section 315 of the Zoning Ordinance.   

 

SECTION 705 – Conditions and Safeguards 

(A) Prior to granting any Special Use Permit, the Planning Commission may 

impose conditions or limitations upon the establishment, location, 

construction, maintenance, or operation of the use authorized by the 

Special Use Permit as in its judgment may be necessary for the protection 

of the public interest. Conditions imposed shall further be designed to 

protect natural resources, the health, safety, and welfare, as well as the 

social and economic well-being of those who will utilize the land use or 

activity under consideration, residents and landowners immediately 

adjacent to the proposed land use or activity and the community as a whole; 

and be consistent with the general standards listed in Section 704 of this 

Ordinance and therefore be necessary to meet the intent and purpose of the 

regulations contained therein. 

 

As discussed in the prior section, the Project is consistent with the general standards 

listed in Section 704 of the Zoning Ordinance. In addition, the Applicant has proposed 

additional conditions for the Project, see Attachment 7 – Requested Conditions of 
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Approval for additional conditions requested for the Project.  As described in this 

Application, the Project is designed to protect the public interest’s health, safety, and 

welfare while increasing the economic well-being of the Township residents.   

 

(B) Conditions and requirements stated as part of Special Use Permit 

authorization shall be a continuing obligation of land holders. The Zoning 

Administrator shall make periodic investigations of developments 

authorized by Special Use Permit to determine compliance with all 

requirements. 

 

The Applicant acknowledges this condition of the special use approval for the Project. 

The Applicant understands that the Zoning Administrator will provide reasonable 

notice to the Applicant in order to accommodate access for periodic compliance 

investigations.   

 

(C) Special Use Permits may be issued for time periods as determined by the 

Planning Commission. Special Use Permits may be renewed in the same 

manner as originally applied for. 

 

The Applicant requests that the Planning Commission approve this SUP for a period 

equivalent to the useful life of the Project, see Attachment 7– Requested Conditions of 

Approval. 

 

(D) In authorizing a Special Use Permit, the Planning Commission may require 

that a cash deposit, certified check, bond, or other financial guarantee 

acceptable to the Township, of ample sum be furnished by the developer to 

insure compliance with such requirements as drives, walks, utilities, 

parking, landscaping, and the like. The financial guarantee shall be 

deposited with the Township Treasurer at the time of issuance of the permit 

authorizing the use or activity. As work progresses, the Planning 

Commission may authorize a proportional rebate of the financial guarantee 

upon completion of significant phases or improvements. 

 

The Applicant acknowledges this provision of the Zoning Ordinance.    

 

(E) Revocation of a Special Use Permit by the Planning Commission shall be 

made at a public hearing following the same procedures as original 

approval to the effect that: 

1) Such conditions as may have been prescribed in conjunction with the 

issuance of the original permit included the requirement that the use 

be discontinued after a specified time period; or 

2) Violations of conditions pertaining to the granting of the permit 

continue to exist more than thirty (30) days after an order to correct 

has been issued. Violations of any conditions set by the Planning 

Commission are violations of this zoning ordinance. 
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The Applicant acknowledges this provision of the Zoning Ordinance.   

 

(F) All plans, specifications, and statements submitted with the application for 

a Special Use Permit shall become, along with any changes ordered by the 

Planning Commission, a part of the conditions of any Special Use Permit 

issued thereto. 

 

The Applicant acknowledges this provision of the Zoning Ordinance.  The Applicant has 

submitted a Preliminary Site Plan with this Application and will submit a final Site Plan 

prior to commencement of construction. 

 

(G) Any person aggrieved by the Planning Commission's granting or failure to 

grant a Special Use Permit may appeal to the circuit court. 

Upon appeal, the circuit court shall review the record and decision, and 

rule in accordance with Section 606 of Act 110 of 2006, The Zoning 

Enabling Act. 

 

The Applicant acknowledges this provision of the Zoning Ordinance.   

 

(H) The standards in Section 704 are basic to all special uses. The specific 

requirements accompanying Sections 308-315, and 317, relating to 

particular uses, are in addition to the standards in Section 704 and shall be 

required in all applicable situations. 

 

As described in this Application, the Project complies with the standards in Section 704, 

315, and 317 and applicable provisions of the Zoning Ordinance. 
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c. Article V - Site Plan Review  

SECTION 502 – Site Plan Required 

A site plan is required for and shall accompany the applications for: 

 

A) Zoning Compliance Permits for: 

a) Any proposed construction 

b) Any commencement of a new use 

c) Any proposed change in use 

(B) Special Approval Permit 

(C) Special Use Permit 

(D) Variances 

(E) Non-Conforming use designations 

(F) Any other request for zoning status where the Zoning Administrator 

determines a site plan is necessary for accurate review or 

documentation of the existing development. 

 

The site plan may be drawn on the application form or on a separate sheet of paper 

as appropriate to the scale and amount of information shown. 

 

As required under Section 502, the Applicant is submitting a preliminary site plan with this 

Application. See Attachment 2 – Preliminary Site Plan. 

 

SECTION 504 - Site Plans for Commercial, Industrial, and Multiple Family 

Development (all other development) 

Site plans meeting the following standards shall be required for any use or 

construction not covered in Section 503. This information shall be provided on 

eight (8) identical copies on one or more sheets. 

 

The Project is located on an approximately 2,335-acre Project site that is zoned as OS – Open 
Space.  The site is a predominantly young forest that is managed as Commercial Forest Lands 
with elevations ranging from 1,320 feet to 1,180 feet above mean sea level.  Due to the forested 
vegetation and rolling topography of the site, larger than required setbacks are being 
maintained along the Project site.  The site is also located over the Sands Plains Aquifer, see 
Attachment 8 – Ground Water Aquifer Memo for more details regarding the potential impact 
of the Project on the aquifer.  See Attachment 2 – Preliminary Site Plan for the location of all 
Project Facilities.  Attachment 5 – Solar Energy Land Rights Agreements contain the legal 
descriptions for the Project site.   
 
At the direction of the Township during the pre-application meeting the information is being 
submitted to the Township in three (3) full-sized completed sets of the site plan, six (6) 
complete submission binders that include a reduced size site plan set, and six (6) flash drives 
containing the complete submission package for electronic review. 
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The Applicant shall submit to the Township a final site plan indicating the location of all Project 
Facilities prior to construction. All applicable permits, including sedimentation and erosion 
control permit, will be obtained prior to the start of construction. The precise location of Project 
Facilities may be adjusted due to conditions discovered during construction so long as all such 
Project Facilities remain on Project property, are approved by the relevant property owner, 
comply with all Zoning Ordinance requirements, including setbacks and are reflected in their 
final locations on an as-built site plan provided to the Township at the conclusion of 
construction, see Attachment 7 – Requested Conditions of Approval. 

 

(A) A scale adequate to illustrate the proposed activity. 

 

See Attachment 2 – Preliminary Site Plan. 

 

(B) A legal description of the lot; the name, address, and telephone 

number of the owner, developer, and designer. 

 

See Attachment 2 – Preliminary Site Plan and Attachment 5 – Solar Energy Land 

Rights Agreements. 

 

(C) Date, north point, and scale. 

 

See Attachment 2 – Preliminary Site Plan. 

 

(D) The actual dimensions of the proposed developed area (as shown by 

a licensed surveyor, engineer, architect, or registered landscape 

architect, with the survey stakes visible) showing the relationship of 

the subject property to abutting properties. 

 

See Attachment 2 – Preliminary Site Plan, survey stakes if required will be 

completed with the final site plan prior to construction. 

 

(E) The location of all existing and proposed structures, including signs, 

on the subject property and all existing structures on land 

immediately adjacent to the site within 100 feet of the sites parcel 

lines. 

 

See Attachment 2 – Preliminary Site Plan. 

 

(F) The location of all existing and proposed drives and parking areas. 

 

See Attachment 2 – Preliminary Site Plan. 

 

(G) The location and right-of-way widths of all abutting streets, alleys, 

and private easements. 

 

See Attachment 2 – Preliminary Site Plan. 
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(H) The location of proposed planting and screening, fencing, signs, and 

advertising features. 

 

See Attachment 2 – Preliminary Site Plan. 

 

(I) The height and floor area of all proposed structures. 

 

See Attachment 2 – Preliminary Site Plan, further details regarding the O&M 

building will be provided with the final site plan prior to construction. 

 

(J) The size and location of all existing and proposed public and private 

utilities and required landscaping. 

 

See Attachment 2 – Preliminary Site Plan, the only private utilities needed for 

the development of this project will be water and septic for the O&M building.  

Further Details regarding the O&M building will be provided with the final site 

plan prior to construction. 

 

(K) Any other information necessary to establish compliance with this 

Ordinance or any other applicable ordinances. 

 

See Attachment 2 – Preliminary Site Plan. 

 

(L) Location of all existing and proposed surface water impoundments 

and surface water drainage pattern. 

 

See Attachment 2 – Preliminary Site Plan. 

 

(M) The location and extent of all earth movement which is planned. 

Indicate if a sedimentation and erosion control permit has been 

applied for. 

 

See Attachment 2 – Preliminary Site Plan, a detailed grading plan will be 

provided with the final site plan prior to construction.  A sedimentation and 

erosion control permit will be sought with the final site plan prior to construction. 

 

SECTION 506 – Standards for Site Plan Approval 

1. All elements of the site plan shall be harmoniously and efficiently 

organized in relation to topography, the size and type of lot, the 

character of adjoining property, and the type and size of buildings. The 

site will be so developed as not to impede the normal and orderly 

development or improvement of surrounding property for uses 

permitted in this Ordinance. 
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The Project is designed to be harmonious with and efficiently organized in relation 

to topography, the lot, and the character of adjoining property.  The Project has 

provided a greater setback than required to maintain the existing vegetation, 

resources, and topography that exists along the perimeter of the Project boundary, 

creating a greater buffer to the surrounding properties. See Attachment 2 – 

Preliminary Site Plan. 

 

2. The landscaping shall be preserved in its natural state, insofar as 

practicable, by minimizing tree and soil removal, and by topographic 

modifications which result in maximum harmony with adjacent areas. 

 

The natural landscape will be preserved, insofar as practicable, by minimizing tree 

clearing and site grading.  Project Facilities will be sited away from neighboring 

properties to provide a greater than required buffer to maximize harmony with 

adjacent areas.  In areas where the Project will disturb the natural state of the site, 

best management practices will be utilized to minimize site disturbance. See 

Attachment 2 – Preliminary Site Plan and Attachment 12 – Vegetation 

Management Plan. 

 

3. Special attention shall be given to proper site surface drainage so that 

removal of storm waters will not adversely affect neighboring 

properties. 

 

Applicant plans to utilize stormwater ponds as needed to hold and treat 

stormwater for the purpose of controlling site runoff rates prior to entering a 

surface water body.  Additionally, the Applicant plans to plant and manage ground 

cover vegetation to enhance infiltration and reduce runoff.  

During construction, soils may be disturbed which could leave them vulnerable to 

erosion.  The Applicant understands the requirement to obtain a Sedimentation 

and Erosion Control Permit.  Best management practices (“BMPs”) will be 

implemented during construction. 

The final stormwater management plan will be submitted with the final site plan 

and site grading plan, and all required permits will be sought prior to commencing 

construction.  See Attachment 2 – Preliminary Site Plan. 

 

4. The site plan shall provide reasonable visual and auditory privacy for 

all dwelling units located therein. Fences, walks, barriers, and 

landscaping shall be used, as appropriate, for the protection and 

enhancement of property and for the privacy of its occupants. 

 

No dwelling units are within the Project area. The Project is located in a remote, 

rural area of the Township.  Along the roads that bisect the Project, the Project 

Facilities will be visible, but at adjacent properties, the Project should not impact 

visual views. From a distance, the Project will be unobtrusive due to its low profile, 
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with the solar panel array up to a maximum of twenty (20) ft in height. The Project 

will be set back from adjacent properties to minimize any visual impacts, with the 

natural vegetation to remain. Construction activities will be scheduled to minimize 

auditory impacts on neighboring properties. Once operational, the Project is a 

silent neighbor with no audible sound beyond the Project boundary.  See 

Attachment 2 – Preliminary Site Plan. 

 

5. All buildings or group of buildings shall be so arranged as to permit 

emergency vehicle access to all sides. 

 

The Project will comply with this requirement.  All Project Facilities will be 

designed so that emergency vehicles can access the site from any temporary or 

permanent driveway access during construction and operations. Public roads 

within the Project will be improved according to Marquette County standards, see 

Attachment 2 – Preliminary Site Plan. 

 

6. Every structure or dwelling shall have access to a public street, 

walkway, or other area dedicated to common use. 

 

The Project complies with this requirement by providing every structure has access 

to a public street through a private 16-foot gravel access road with gated 

ingress/egress points, see Attachment 2 – Preliminary Site Plan. There are no 

dwellings proposed within the Project. 

 

7. All loading or unloading and outside storage areas, including areas for 

storage of trash, which face or are visible from residential properties, 

abut a residential zone or public thoroughfares, shall be screened by a 

vertical fence consisting of structural (fence) or plant materials no less 

than six (6) feet in height. 

 

The Project will comply with this requirement by providing a final detailed site 

plan prior to construction.  The loading or unloading and outside storage areas will 

be located near the center of the site along County Road NC and relocated County 

Road NX.  The laydown yard will be temporary in nature and is located so as not 

to impact any residential properties.  Due to its temporary nature, the laydown 

yard will not be landscaped during construction.  

 

All Project Facilities will be secured with a seven (7) foot high-security fence as 

shown in the details provided in Attachment 2 – Preliminary Site Plan.  Any 

landscaping deemed necessary to interfere with the view of loading or unloading 

and outdoor storage facilities would be from County Road NC and relocated 

County Road NX, as no residential dwellings are nearby. Required landscaping will 

be shown in the final site plan submitted prior to construction.   
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8. Exterior lighting shall be so arranged that it is deflected away from 

adjacent properties and so that it does not impede the vision of traffic 

along adjacent streets. Flashing or intermittent lights shall not be 

permitted. 

 

The Project will comply with this requirement.  Exterior lighting will be required 

for safety reasons near all entrances, the O&M building, the substation, and the 

POI.  All Project access points will be secured with a gate and posted with No 

Trespassing signs. Security lighting will be located near the secure entrances to the 

Project site. To the extent exterior lighting is necessary for Project Facilities, such 

lighting will include only minimal, non-intrusive motion-sensor, security lighting 

designed to face down and away from any neighboring properties and public roads 

so as to not adversely affect driver visibility. 
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d. Article IV – General Regulations   

Except as otherwise specifically provided in this Ordinance, no lot or parcel shall be 

created and no structure shall be erected or maintained except in compliance with 

the Schedule of Regulations specified below. Any sale of land in violation of this 

section shall be voidable at the option of the purchaser and shall subject the seller 

thereof to the forfeiture of any and all consideration received or pledged for the 

land. The purchaser may take additional action to recover any damages sustained. 

These remedies shall not preclude enforcement by the Zoning Administrator. 

 

Schedule of Regulations 

 

 

District 

Minimum Lot 

Size 

(Sq. Ft.) (A) 

Minimum 

Lot Width 

(Feet) 

Setback (in feet) (A), (B) Maximum 

Building 

Height 

(Feet) 

Front Each Side Rear 

OS 20 Acres None 40 40 40 30 

 

(A)  See Article III, Sections 316 and 317, for additional lot size and setback 

requirements for specific uses. 

 

The Applicant acknowledges this requirement in the Zoning Ordinance.  The lot size 

and non-participating property setback requirements for an SES are outlined in 

Section 317. Based on the Applicant’s coordination with the Township, the Applicant 

understands that right of ways are not considered non-participating properties; 

therefore the underlying front yard setbacks apply, excluding security fencing, poles, 

and wires necessary to connect facilities to the electrical grid. 

 

SECTION 412 – Required Planting Screens 

A) In the Industrial District wherever any parking lot, trash collection, 

outdoor storage, merchandising, or service area lies within 50 feet of any 

residential district, or adjoins a residential dwelling within the FA District, 

a planting screen of sufficient length to interfere with the view thereof from 

the adjoining property shall be required except where the view is blocked 

by a change in grade or other natural or man-made features. Where, 

because of intense shade or soil conditions, the planting screen cannot be 

expected to thrive, a six (6) foot high fence whether it be an opaque wooden 

fence, a chain link fence with interwoven slats, or a masonry wall may be 

substituted. 

 

Screening in accordance with this Section may also be required for specific 

uses by Sections 316, 317, and 318. 
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The Project as designed is within the OS- Open Space zoning district and has no Project 

Facilities planned near a residential district or dwelling.    Once operational the Project 

will have a small parking lot near the O&M building and may maintain a small outdoor 

storage area near the O&M building and substation within the Project fence.  All Project 

Facilities will be secured with an approximately seven (7) foot high-security fence as 

shown in the details provided in Attachment 2 – Preliminary Site Plan.  Any landscaping 

deemed necessary to interfere with the view of the parking and storage facilities would 

be from County Road NC and relocated County Road NX, as no residential dwellings are 

nearby and will be provided in the final site plan submitted prior to construction. 

  

B) Planting screen specifications. All planting screens required by this 

Ordinance shall consist of plants, at least 30 inches high when planted, 

maintained in a healthy condition and so pruned as to provide maximum 

opacity from the ground to a height of five feet. One of the plant materials 

in the following list shall be used and plants shall be located no farther apart 

than the distance indicated in each case. 

Plant Distance Apart 
 

Lilac 3 feet 

Privet 1 1/2 feet 

Arbor vitae 4 feet 

Juniper 4 feet 

Scotch pine 5 feet 

Jack pine 5 feet 

Spruce 5 feet 

 

Substitution of other plant materials shall be permitted only upon 

certification to the Zoning Administrator that the proposed plantings can 

be expected to thrive and provide equivalent screening and will create no 

nuisance or hazard. 

 

The Project will comply with this requirement; the final site plan submitted prior to 

construction will include landscape screening near the intersection of County Road NC 

and relocated County Road NX.  This intersection is where the Project Facilities 

requiring possible screening will be located. See Attachment 2 – Preliminary Site Plan. 

 

C) Parking lot planting. Where the provision of off-street parking for 50 or 

more vehicles is required, there shall be landscaped open space within the 

perimeter of the parking area, or areas, in the minimum amount of 18 sq. 

ft. for each parking space, which shall be so located that no parking space is 

more than 120 feet from a portion of the landscaped open space required 

by this section. Landscaped open space required by this section shall be kept 

continuously planted with living vegetation. The required landscaped open 

space need not be contiguous, but there shall be at least one tree in each 
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separate area. Required trees shall be at least 12 feet high when planted or 

when this ordinance becomes applicable thereto, shall be maintained in a 

healthy condition, and shall not be pruned, except to remove dead wood, in 

such a manner as to prevent growth to a height of at least 15 feet or to reduce 

existing height below 15 feet. The following varieties of trees are prohibited 

in meeting the requirements of this ordinance: Poplars, willows, American 

elm, seed-bearing locusts, and box elders. All plant materials shall be kept 

pruned to maximize visibility through them between the heights of three 

and eight feet except where located so as to create a hazard to drivers or 

pedestrians. 

 

The Project will not have permanent parking for more than 50 cars; therefore, this 

requirement does not apply. 

  

D) Time of completion of plantings. All plantings required by this Ordinance 

shall be installed prior to occupancy or commencement of use. Where 

compliance is not possible because of the season of the year, the Zoning 

Administrator shall grant an appropriate delay. Any zoning compliance 

permit may be revoked, after 30 days written notice to the person assessed 

for taxes on the affected lot and to the occupant, whenever plantings are not 

maintained as required in this Ordinance. 

 

The Applicant acknowledges this requirement of the Zoning Ordinance.   

 

 

 


