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CITY OF GROSSE POINTE WOODS, MICHIGAN
20025 Mack Plaza Dr.
Planning Commission Meeting Agenda
January 24, 2012
7:30 p.m.

CALL TO ORDER

ROLL CALL

PLEDGE OF ALLEGIANCE
ACCEPTANCE OF AGENDA

RECOGNITION OF COUNCIL REPRESENTATIVE/S

APPROVAL OF MINUTES:
Planning Commission — 12/13/11

APPOINTMENTS - ELECTION OF CHAIR AND VICE-CHAIR/SECRETARY

ADOPTION OF RULES OF CRDER AND PROCEDURE:
A, PC Excerpt — 01/25/11
B. Adopt Rules of Order and Procedure — 01/25/11

DISCUSSION: GPW PLANNING COMMISSION ANNUAL REPORT 2011:
A, Memo - 01/19/12 (Tutag)
B. DRAFT GPW Planning Commission Annual Report 2011

CONTINUED DISCUSSION: SOLAR ENERGY
A. Crain's Detroit Business: “Dow’s Sofar Plan: Reach 12 More States in 18 Months”
{pg 11) — January 2012
PC Excerpt — 11/22/11
Memo w/DRAFT Ordinance — 11/09/11 — Building Official (Tutag)
PC Excerpt — 10/25/11
Memo — 10/19/11 — Building Official (Tutag)
(1) National Trust for Historic Preservation Design Guidelines for
Solar Installations
(2} Site Design Strategies for Solar Access
(3) Grosse Pointe Shores —Sampie/Proposed Ordinance Amendment
(4) St. Clair Shores DRAFT Ordinance
(5) City of Novi Ordinance
(6) Birmingham Ordinance
(7) Charter Township of Bloomfield Ordinance
(8) City of Ferndale Ordinance
(9) Eastpointe Ordinance
(10) Dundee Township Ordinance
(11) Brownstown Township Ordinance
(12) Monroe County, PA Ordinance
(13) Kent County, MD Renewable Energy Task Force
(14) Municipal Guide to Planning for and Regulating Alternative
Energy Systems
(15) Minnesota Environmental Quality Board — Model Environmental
Energy Standards
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12.

13.

14.

15.

BUILDING OFFICIAL'S MONTHLY REPORT:
Building Department Report — December 2011

COUNCIL REPORT:
January — Dickinson

INFORMATION ONLY - COUNCIL REPRESENTATIVE FOR NEXT MEETING:
February - Evola

NEW BUSINESS:
Sub-Committee Reports:
2020 Plan (Hamborsky/Vitale/Fuller/Giiezan)
Business & Development (Evoia/Nederhood/Richardson/Vaughn}

Reminder: Next PC Meeting will be on Wednesday, February 29, 2012
due to Presidential Primary Election on Tuesday

ADJOURNMENT

Submitted by:  Gene Tutag, Building Official 313-343-2426

IN ACCORDANCE WITH PUBLIC ACT 267 (OPEN MEETINGS ACT) POSTED
AND COPIES GIVEN TO NEWSPAPERS

Notice: The City of Grosse Pointe Woods will provide necessary, reasonable auxiliary aids and services, such as
signers for the hearing impaired, or audio tapes of printed materials being considered at the meeting to
individuals with disabilities. All such requests must be made at least five days prior to said meeting. Individuals
with disabilities requiring auxiliary aids or services should contact the City of Grosse Pointe Woods by writing
or calling the A.D.A. Coordinator or the City Clerk’s office, 20025 Mack Plaza, Grosse Pointe Woods, MI
48236 (313) 343-2445; or Telecommunications Device for the Deaf (TDID) (313) 5343-9249,

NOTE TO PETITIONERS:
Please make every effort to be present at the meeting so that public officials
may get the benefit of your input on the matter before them.
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PLANNING COMMISSION @:
12/13/11 - 047 '

MINUTES OF THE PLANNING COMMISSION OF THE CITY OF GROSSE POINTE WOODS HELD ON |
TUESDAY, DECEMBER 13, 2011, IN THE COUNCIL-COURT ROOM OF THE MUNICIPAL BUILDING,
20025 MACK AVENUE, GROSSE POINTE WOODS, MICHIGAN.

The meeting was called to order at 7:37 p.m. by Chair Vaughn.

Roll Call: Chair Vaughn

Dickinson, Fuller, Gilezan, Hamborsky, Vitale
Absent: Evola, Richardson
Also Present; Building Official Tutag

City Attorney C. Berschback
Recording Secretary Babij Ryska

Motion by Gilezan, seconded by Vitale, that Commission Members Evola and Richardson be
excused from tonight’s meeting.

MOTION CARRIED by the following vote:

YES: Dickinson, Fuller, Gilezan, Hamborsky, Vaughn, Vitale
NO: None

ABSENT: Evola, Richardson

The Commission, Administration, and audience Pledged Allegiance to the Flag.

Motion by Vitale, seconded by Gilezan, that all items on tonight's agenda be received, placed on
file, and taken in order of appearance.

MOTION CARRIED by the following vote:

YES: Dickinson, Fuller, Gilezan, Hamborsky, Vaughn, Vitale
NO: None

ABSENT: Evola, Richardson

Chair Vaughn welcomed Council Member Koester for being in attendance at tonight’s meeting.

Motion by Dickinson, seconded by Gilezan, regarding Approval of Minutes, that the Planning
Commission Meeting minutes dated November 22, 2011 be approved.

MOTION CARRIED by the following vote:

YES: Dickinson, Fuller, Gilezan, Hamborsky, Vaughn, Vitale
NO: None

ABSENT: Evola, Richardson



PLANNING COMMISSION
12/13/11 - 048

The first item on the agenda was a Sign Appeal: Blue Book/Towar Productions, 19803
Mack Ave. Building Official Tutag provided an overview of the application, noting that the
number signs requested and height of the logo sign do not comply with the ordinance,
administration does not recommend approval. Discussion ensued regarding alternate options
that would be in compliance with the ordinance. Jeri Unger, representative of The Blue Book,
and Dave Embree, of Embree Sign Co, were present to answer questions.

Motion by Hamborsky, seconded by Fuller, regarding Sign Appeal: Blue Book/Towar
Productions, 19803 Mack Ave, that the Planning Commission, upon review of the proposed
signs, recommends that City Council approve the four (4) inch variance for the logo sign,
allowing this exception would be in the best interest of the city and not against the spirit and
intent of Chapter 32, conversely, the Planning Commission recommends that City Council deny
the variance request to have four (4) signs on the building, this exception of the provision of
Chapter 32 of the City Code would not be in the best interest of the city and would be against
the spirit and intent of Chapter 32.

The applicants agreed to reduce the size of the logo sign by four (4) inches, thereby coming
into compliance with the ordinance.

Motion by Hamborsky, seconded by Fuller, to amend the previous motion to state, regarding
Sign Appeal: Blue Book/Towar Productions, 19803 Mack Ave, the Planning
Commission, upon review of the proposed signs, recommends that City Council deny the
variance request to have four (4) signs on the building, this exception of the provision of
Chapter 32 of the City Code would not be in the best interest of the city and would be against
the spirit and intent of Chapter 32.

MOTION CARRIED by the following vote:

YES: Dickinson, Fuller, Gilezan, Hamborsky, Vaughn, Vitale
NO: None

ABSENT; Evoia, Richardson

Motion by Gilezan, seconded by Fuller, that the Planning Commission immediately certify the
previous motion.

MOTION CARRIED by the following vote:

YES: Dickinson, Fuller, Gilezan, Hamborsky, Vaughn, Vitale
NO: None

ABSENT: Evola, Richardson

The next item on the agenda was Planning Commission Attendance — 2012 Monthly
Meeting Schedule. Chair Vaughn stated that this item is for informational purposes only.



PLANNING COMMISSION
12/13/11 - 049

The next item on the agenda was the Building Official’'s Monthly Report. Mr. Tutag reported
the following:

= Mr. Tutag distributed some photos displaying examples of solar panels located in a
neighboring community and further stated the need for regulations. This topic will be on the
January agenda.

» November was a record high for building permits with 177 permits issued. This can partially
be attributed to the number of homes selling in the city.

Commission Member Fuller gave the Council Report:
December 5, 2011
¢ Unable to attend, however, nothing on the agenda that would be of interest to the
Planning Commission.

December 18, 2011
¢ Wil report in January.

Commission Member Gilezan will report on the January Council meetings.

The following Subcommittee Reports were provided:
* 2020 Plan — Nothing to report.

= Special Sign Ordinance — Nothing to report.

Hearing no objections, the following items were heard under New Business:

e Chair Vaughn informed the Commission that the Committee of the Whole will be
accepting applications to fill the Planning Commission vacancy until February 29, 2011.
They will then interview potential candidates and appoint a new member,

Motion by Gilezan, seconded by Vitale, to adjourn the Planning Commission meeting at 8:24
p.m. Passed unanimously.



PLANNING COMMISSION EXCERPT
01/25/11
Motion by Gilezan, seconded by Dickinson, that the Planning Commission approve and

adopt the Rules of Order and Procedure as presented.

MOTION CARRIED by the following vote:

YES: Dickinson, Evola, Fuller, Gilezan, Hamborsky, Nederhood, Richardson,
Vaughn, Vitale
NO: None '

ABSENT: None



RULES OF ORDER AND PROCEDURE
OF
PLANNING COMMISSION
OF
GROSSE POINTE WOODS

1. The Planning Commission shall be constituted and shall have powers and perform such
duties as are provided for in Section I, Chapter 4, of the City Code of the City of Grosse Pointe
Woods.

2. The officers of the Planning Commission shall be a Chair, and Vice Chair/Secretary. The
Chair shall preside at all Planning Commission meetings, and in the Chair’s absence, the Vice
Chair/Secretary shall act in such place and stead.

3. The terms of office of the Chair and Vice Chair/Secretary shall be for a period of one (1)
calendar year, or until their respective successors shall be elected and have qualified. At the first
scheduled meeting of each calendar year, the Commission shall appoint from among its members, a
Chair and Vice Chair/Secretary who shall be seated at the next regularly scheduled meeting.

4, The City Clerk or the Clerk’s agent shall record all proceedings of the Planning
Commission.

5. The Planning Commission shall hold regular meetings on the fourth Tuesday in each
month, except December, which shall be held on the second Tuesday, as such time and at such
Planning Commission shall determine,

6. Special meetings of the Planning Commission shall be called by the City Clerk upon the
written request of the Chair, endorsed in writing of two other members, or in such absence, by the
Vice Chair/Secretary, endorsed in writing by two other members; or the written request of any three
members of the Planning Commission on at least twenty-four (24) hours written notice to each
member of the Planning Commission served personally or left at the place of residence; or by a
majority affirmative vote of those present at a Planning Commission meeting.

7. No business shall be transacted at any special meeting of the Commission unless the same
shall have been stated in the notice of such meeting, provided that the provisions hereof may be
waived by consent of the members of the Commission present and the written consent of the absent
members.

8. All meetings, both regular and special, shall be open to the public.

9. The majority of the members of the Planning Commission in office shall constitute the
quorum for the transaction of business at any meeting thereof and in the event of a lack of quorum,
the members of the Commission so present shali adjourn any such meeting to a later date.

Approved As Presented G1/25/11 1



10. The business of all meetings of the Commission shall be transacied, so far as possible, in
the following order:

Roll Call

Approval of minutes

Matters appearing upon the Agenda

New Business

11. The presiding officer shall preserve order and decorum and shall speak to points of order in
preference to other members. The presiding officer shall decide questions of order subject to appeal
to the Commission, which appeal must be duly moved and seconded and sustained by majority vote
of the Commission.

12. Before any member of the Commission, officers, or person in the audience may address the
Commission, permission to do so must be obtained from the presiding officer, provided that any
person having the floor shall not be interrupted unless ruled out of order by the presiding officer.

13, Approval of the Planning Commission shall be evidenced by a duly adopted motion or
resolution of the Commission and by the execution of the "approval stamp" affixed to the front
elevation of the building, the Plot Plan, the plat, the subdivision restrictions, the property use
statement and other documents, as the case may be requiring approval by the Chair, or in the
Chair’s absence, by the Vice Chair/Secretary of the Commission, and when so approved the same
shall be delivered to the City Clerk for further processing.

14, The Chair, in consultation with the Building Official, shall prepare an agenda of all matters
which will be considered at each meeting, which agenda shall be distributed among the
Commission members at least forty-eight {48) hours prior to the time of holding the meeting. Any
matter not on the agenda shall not be acted upon without the unanimous consent of the members of
the Commission present at such meeting, provided, if any matter is presented upon motion duly
made and seconded, objection to action thereon shall be immediately voiced by any objecting
members of the Commission before discussion is entered upen and, if no such objection is voiced,
no objection shall thereafter be voiced to any action taken or proposed to be taken.

I5. Upon request of a majority of the members of the Commission present, any question
PROPERLY before the Commission shall be put to vote; such request for a vote shall be acted
upon immediately without further discussion of the subject, and shall thereupon bring the question
to a direct vote upon a motion to table, a motion to refer, a motion to amend, or upon the main
question, in the order named.

16. At the request of a Commission member, any question shall be divided if such question, in
the opinion of the presiding officer, is subject to division and shall be submitted as divided.

17.  No motion or proposition different from that under consideration shall be admiited under
cover of amendment, provided that a substitute motion may be submitted to cover the same subject
Approved As Presented 01/25/11 2



matter and, if carried, shall result in determining the original motion out of order.

18.  No motion shall be debated or put to a vote unless the same shall have been seconded and
properly read by the Clerk, or summarized by the Chair.

19, A motion to reconsider any vote upon any question shall be in order at the following
meeting of the Commission; provided that a member of the prevailing side intending to move to
reconsider shall file a notice in writing of the Member’s intention to do so with the Vice
Chair/Secretary and the City Clerk within twenty-four (24) hours after the action to be reconsidered
was taken. The same number of votes shall be required to reconsider any action of the Commission
as is required to adopt the same.

Upon the filing of a Notice for reconsideration, the effect of the action to be reconsidered
shall be suspended until action can be taken upon such consideration. Action upon the
reconsideration shall be taken at the next regular Commission meeting or at a prior Special Meeting
called for that purpose.

20, When any question is under debate, no motion shall be received except the following, and
in the order named:

Motion to adjourn
Motion to table

Motion for the question
Motion to refer

Motion to amend
Substitute motion

21. A motion to adjourn shall always be in order except when a vote is being taken or when a
member of the Commission has the floor. A motion to adjourn or to table shall be decided without
debate.

22, These Rules of Order may be amended or altered by a majority vote of the Commission.

23, The Commission, by a majority affirmative vote of the Commission, may suspend the
operation of any one of the aforementioned Rules for a single session, except Section 18.

24, Making of remarks by Commission members should be preceded by asking permission of
the presiding officer.

Approved As Presented 01/25/11 3



25, Upon the City Clerk receiving a petition directed to the Planning Commission, which
petition requires a public hearing under the provisions of the City Code, the City Clerk shall
determine whether such petition contains all necessary information and, if so, the City Clerk may
establish a date for a public hearing before the Planning Commission and publish any notices
required and shall forward such petition to the Planning Commission which shall conduct the
public hearing on the date established therefore.

26.  IMPORTANT: If a Planning Commission Member will be absent for a meeting, the
Member must notify the Chair of such anticipated absence as soon as possible prior to such
meeting,.

27.  Except as above provided, Roberts "Rules of Order" shall govern.

28. The Chair shall prepare an annual report to be submitted to the City Council in accordance
with the Planning Enabling Act. The report shall be submitted to the Planning Commission for
approval in January of each calendar year to ensure that the report is submitted to the City Council
for their budget deliberations. The report should summarize the Commission’s operations and the
status of planning activities, including recommendations regarding actions by the legislative body
related to planning and development,

29, Conflict of Interest

A, Before casting a vote on a matter on which a member may reasonably be considered to
have a conflict of interest, the member shall disclose the potential conflict of interest to
the Planning Commission. The member is disqualified from voting on the matter if a
conflict exists,

B. Each member of the Commission shall avoid conflicts of interest and/or incompatibility
of office. As used here, a conflict of interest shall at a minimum include, but not
necessarily be limited to, the following:

1. Issuing, deliberating on, voting on, or reviewing a case concerning him or her,

2. Issuing, deliberating on, voting on, or reviewing a case concerning work on land
owned by him or her or which is adjacent to land owned by him or her.

3. Issuing, deliberating on, voting on, or reviewing a case involving a corporation,
company partnership, or any other entity in which he or she is a part owner, or
any other relationship where he or she may stand to have a financial gain or loss.

4. lIssuing, deliberating on, voting on, or reviewing a case which is an action which
results in a pecuniary benefit to him or her.

5. Issuing, deliberating on, voting on, or reviewing a case concerning his or her
spouse, children, step-children, grandchildren, parents, brothers, sisters,
grandparents, parents in-law, grandparents in-law, or members of his or her
household.

Approved As Presented C1/25/11 4



6. Issuing, deliberating on, voting on, or reviewing a case where his or her
employee or employer is:
a) An applicant or agent of an applicant, or
b) Has a direct interest in the outcome.

C. I there 1s a question whether a conflict of interest exists or not, the question shall be put

before the Commission. Whether a conflict of interest exists or not shall be determined
by a majority vote of the remaining members of the Commission.

D. When a conflict of interest exists, the member of the Commission, or committee, shall
do all of the following as soon as possible.

1. Declare a conflict exists at the first available meeting of the Commission or
committee;

2. Cease to participate at the Commission or committee meetings, or in any other
manner, or represent one’s self before the Commission, its staff, or others,

provided however that the member may remain in the Council chambers during
deliberation.

E. If a member of the Commission is appointed to another office, which is an incompatible
office with his or her membership on the Commission, then on the effective date of the
appointment to the other office, that shall result in an automatic resignation from the
Commission. If a member of another office is appointed to the Commission, which is
an incompatible office with his or her membership in the other office, then on the

effective date of the appointment to the Commission, that shall result in an automatic
resignation from the other office.

30. Capital Improvement Review

The Planning Commission will review information regarding appropriate capital

improvement projects as provided to it by the Administration in order to comply with state law
regarding the capital improvement review process.

Approved As Presented 01/25/11 5



CITY OF GROSSE POINTE WOODS

BUILDING DEPARTMENT
MEMORANDUM
TO: Planning Commission
FROM: Gene Tutag, Building Official
DATE: January 19, 2012
SUBJECT: Grosse Pointe Woods Annual Planning Commission Report — 2011
(DRAFT)

The Planning Enabling Act requires the Planning Commission to submit an annual report to the
City Council.

We have assembled a DRAFT annual report with the activities of the Planning Commission for
the year 2011.

Please review the attached DRAFT report for additional information, editing, or anything else
that the Planning Commission feels should be included.

Attachment

/sjs



DRAFT
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GROSSE POINTE WOODS
PLANNING COMMISSION

ANNUAL REPORT

2011



GROSSE POINTE WGOODS
PLANNING COMMISSION REPORT - 2011

The Planning Commission of the City of Grosse Pointe Woods is governed by the Planning
Enabling Act, State of Michigan PA 33 of 2008 and by The Charter and Zoning
Ordinance of the City of Grosse Pointe Woods.

Under the Planning Enabling Act, the Commission must provide an annual report to the
City Council as the legislative body of the City. The report shall contain information
concerning the operations and status of planning activities including recommendations
regarding actions by the legislative body related to Planning and Development.

The Planning Commission met monthly during 2011. During that time, the Commission
reviewed, discussed and acted on items contained in the following report:

2011 Planning Commission Overview

JANUARY

L

Election of Chair Vaughn and Vice-Chair Nederhood {in compliance with the
Michigan Planning Enabling Act).
2010 Pianning Commissicn Annual Report approved w/revisions - sent to Council

FEBRUARY

PC Subcommittee Meeting: 2020 Plan

PC Subcommitiee Meeting: Business & Development

PC Workshop Meeting: Discussion and infroduction of The Rivers of Grosse
Pointe {CCRC)

Planning Commission scheduled Public Hearing: Continued Care Retirement

Community (CCRC).

PC Discussion: Master Plan

Planning Commission established new Subcommittee: Special Sign Ordinance
(Evola/Fulier/Vaughn)

PC Subcommitiee Meeting; Business & Development

Planning Commission rescheduled Public Hearing for The Rivers of Grosse Pointe
{CCRC) to April.

Planning Commission 5-Year Review/Discussion: Master Plan

PC Subcommitiee Meeting: Special Sign Ordinance.

Planning Commission recommended approval of a resolution at Public Hearing for The
Rivers of Grosse Pointe a Centinuing Care Retirement Community (CCRC), at the former
Children’s Home of Detroit property 900 Cook, for Site Plan Review and Special Land
Use approval.



MAY

¢ Planning Commission Subcommittee Special Sign Ordinance met to discuss a procedure
by which to review the sign ordinance, will meet again and report back to the PC,

= Planning Commissicn scheduled Public Hearing for University Liggett School,

e Planning Commission discussed Capital Improvement Pregram — None scheduled for
the 2011/12 Fiscal Year.

e Planning Commission recommended to City Council that no changes be made to the
City Ordinance regarding Consignment Businesses.

JUNE

« Planning Commission recommended approval with conditions of a resolution
approving an expansion for the Middle Scheol at Public Hearing for University Liggett
School, 1045 Cook, for Site Plan Review and for Special Land Use.

JULY

¢ Planning Commission discussed Master Plan Goals and Objectives
e Vice Chair Robert Nederhood resigned from Planning Commission

AUGUST

e  Planning Commission again discussed City Zoning Ordinance #50-370(2)h pertaining to
Used and Second-Hand Goods. Scheduied PC Workshop to discuss further in
September .

SEPTEMBER

¢ PC Subcommittee Meeting: 2020 Plan

¢« PC Dishanded Business & Development Subcommittee (combined with 202C Plan)

¢« PC Workshop Mesting to continue discussion of Used & Second-Hand Goods and
consensus was to recommend no ordinance changes to City Council.

OCTOBER
* Planning Commission discussed Solar Panels,

NOVEMBER

« Planning Commission recommended City Council approve variance request for
Telly's signage appeal.

e Planning Commission recommended City Council approve variance request for Farm
Bureau's sign appeal.

DECEMBER

s Planning Commission recommended City Council deny variance request for Biue
Book/Towar signhage appeal,
« Reappointment of PC members: Richardson, Vaughn and Vitale approved.



SUB-COMMITTEE REPORT:

2020 Plan:

The 2020 Plan sub-committee’s goal is "to provide fresh, forward thinking, realistic
design, zoning and administrative tools that foster and support progressive future
development to achieve maximum sustained viability, growth and value within the City
of Grosse Pointe Woods. The subcommittee will continue to work on additional pro-
development initiatives,

BUDGET REPORT:
Payee/Description Amount
Planning & Zoning News $370.00
KIP Copier/Scanner $ 449.07

BALANCE - §4,180.93

GOALS AND OBJECTIVES FOR 2012:

¢ Continue to make improvements to the Zoning Ordinance by reviewing and
updating the sign ordinance and parking requirements, and adding provisions
dealing with alternative energy facilities.

e Continue to align our efforts with the Mayor, City Council, [.ocal Business
Associations, and Realtors to attract new businesses and encourage people to live
and work in Grosse Pointe Woods.

e Continue to study mechanisms to promote city development.

e Continue to encourage sustainable development.

The Planning Commission will continue to consult with the City Council, and appropriate
Departments or Commissions, when significant projects, policies, and legislative acts
provide opportunities to support the Master Plan.

Commission Members:

Thomas Vaughn, 2011 Chairperson Datce
Vice-Chair/Secretary - Vacant 08/11

Alien Dickinson

Carroll Evola

Michael Fulier

Grant Gilezan

Doug Hamborsky

Ross Richardson

John Vitale



CRAIN'S DETROIT BUSINESS

BY MIixE VERESPEJ
CRAIN NEWS SERVICE

Dow Chemicai Co. Das begun
commercial deliveries of its Pow-
erhouse solar shingles and is
ramping up production at its pi-
lot plant in Midland.

The sotar shingles went on sale
in Colorado in October, and Dow
plans to roll them out to 12 more
states, including California and
Texas, over the next 18 months.
Current production is 400 shin-
gles daily, Dow said.

A plant for full-scale commer-
cial production is under con-
struction in Midland. Dow said it
expects the plant to employ 1,275
and ¢reate §1 billion in revenue
by 2018, when it will have the ca-
pacity to make enough shingies
for 40,000 to 50,000 homes.

Dow Solar said it Jaunched the
solar shingles in Colorado be-
cause of the state’s “solar-suscep-
tible environment,” high energy
costs and a state government in-
centive program designed to en-
courage consumers to buy such
progducts.

Luxury homehuilder D.R. Hor-
ton said it will make the shingles
standard on the next phase of 50
homes the company plans fo
build in the upscale Spring Mesa
community in Arvada, outside
Denver.

Hach home will have a 3-kilo-
watt array of the thin-film copper
indium gallium diselenide photo-
voltaic shingles, which are de-
signed to look like conventional
roof shingles.

Dow estimates a new solar
shingle system, including the
shingles and an energy converter
box, will cost $10,000 to $15,000 in
states that offer government sotar
incentives. The company esti-
mates the solar shingles will re-
duce energy costs 50 percent,
with the shingles paying for
themselves in five to 12 years.

Initially, the shingles wiil be
sold through dealers, not big-hox
retailers, Dow said.

“The early-on focus is going to
be with homebuilders and a net-
work of voofing contraciors to
support new building and reroof-
ing applications,” said Dan Pe-
zolt, Dow Solar's marketing di-
rector,

The solar cells are integrated
by Dow into a proprietary, poly-
meric-based shingle through in-
iection molding. The interiocking
shinglias are designed to be used
alongside asphalt shingles. They
can be installed with standard
roofing nails at the same time as-
phalt shingles are instalied.

The three-part solar roofing
package includes an array of

shingles, an inverter and an ener-
gy-monitoring system. Shingles
are arranged to complement a
home’s style, form and roofline.
The solar energy is converted into
alternating current and fed to the
home's appliances or back to the

power grid,

Dow’s solar business received
$20 million in funding in 2007 from
the U.5. bepartment of Energy {0 de-
velop new residential solar prod-
ucts.
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PLANNING COMMISSION EXCERPT
11/22/11

The next item on the agenda was Continued Discussion: Solar Panels. Building Official
Tutag provided a draft Solar Panel / Wind Energy Ordinance. The purpose of the ordinance is to
give the City some guidelines to regulate such alternative energy installations. Discussion
ensued regarding the content of the draft ordinance. The Planning Commission requested that
this item be postponed until the January 2012 meeting with the intent of having an expert in
the field make a presentation to the Commission for educational purposes.



CITY OF GROSSE POINTE WOODS
BUILDING DEPARTMENT

MEMORANDUM
TO: Planning Commission
FROM: Gene Tutag, Building Official
DATE: November 09, 2011
SUBJECT: Sclar Panels / Wind Enercry Ordmance O

BACKGROUND
At the meeting on October 22, 2011 the Planning Commission considered thc need 1o estabhsn _
regulations for solar and other alternative energy installations within the city. Duting
discussions, the Commission recognized, while the exmmg standards of the zoning' ‘ordinance
could be applied to these installations and devices, the unique nature of this technology presents
the need for specific standards. Also, 1h§:vtr\,nd toward increasing interest in alternative energy

sources warrants new reguiations for the types of equipment and devices that have been
uncommon or-non=existent in our area In th

In developing this outline of ploposea reﬁu}atzons many-ordinances from jurisdictions across the
country were reviewed., The various altemdtzve engrgy systemsithat are available were
researched. Based on this review, we found thdt'_“_'olar 15 the only type of alternative energy
system that is feasible in our area that presents design issues that should be regulated by zoning,
The wind resources, existing tree line, and relatively.small established lot areas in our
community do not make wind power a cost-effective-energy source. Any proposals for wind
turbmes Wl‘{hln the City would be regulated by the standard height and setback limitations of the
i instaliations of other types of alternative energy systems (i.c. geothermal) are
e treated the same as standard mechanical equipment from 2 zoning

a\,sthemc conmdelatz@ps gronnd mountmcr may be necessary. Solar panc-:ls or solar therma
coilectors should be"p mifted in all zoning districts and standards for their location established.
The standards should minimize views of these instailations from public streets and residential
properties; and afford 4 degree of safety for first responders that mav come in contact with the
equipment or need to have access to a roof.

Solar panels are an increasingly common source of power for sign and site lighting, Provisions
to aliow solar panels up to 20 square feet in size to be used for this purpose could be included.

Discussions included permitting installations that are visible from the street; this should only be
aliowed when they are designed to match the shape, proportion, and slope of the roof.

——



Some of the ordinances reviewed are rather lengthy and get into issues addressed elsewhere in
the zoning ordinance or in another code (i.€. building or electrical). The atiached outline _
addresses most of the issues discussed and will adequately regulaie solar energy systems within
the community without becommc overly burdensome that the installation of these systems is
discouraged.

Ordinance Outline {for discussion onlvl:

Definitions add to Section 50-1

Solar energy system means an accessory to the main structure and/or use which
comprises of a combination of solar collector(s) and ancillary solar equipment used to
generate electricity primarily for consumption on the propsfiy on which the system is
located.

svice of 2 solar energy system
ciric meters, AC/DC

Ancillary solar equipment means any accessory part o
that does not require direct access to sunhight; such as
converters or water heater tanks.

Building-integraied solar energy svsiem means a solar energy t;ysﬁﬁm that is an 1ntegra1 paﬂ
of a principal or accessory building, rather than a separate mechan __"élevsce replacing or
substituting for an architectural or Sttuutura] component of the building. Building-integrated
systems include but are not hmlted to active photovoltaic or hot water systems that are .
contained within roofing mat windows, walis, skylights, and awnings, or passive
systems that are deszgp@ﬁ; to capt irect solar heat.

Solar Installation means a gvstem stich as a photovoltam or solar thermal system thar uses the
sun’s energy to produce elecizicy :

Solar Panel means a grouping of phatovoltaic cells that produce electricity from suniight.

Solar Thermal Collecior means a device that collects heat form the sun and transfers the heat
to another location for immediate heatm{: or storage for later use. Solar thermal collectors are
typically associated with solar water heating systems. '

New Section 56-539 Solar Energy Systems

It shall be uniawful for any person to ingtall or operate a Solar Energy System unless all of the
“following conditions are met:

(1) A Solar Energy System is permitted in any zoning district within the City.

(2) A building permﬂ and any necessary mechanical, piumbmo and eieculcal pPermits sha]l
be secured prior to lhe start of the installation any Solar Energy ‘%vsiem

-2



(3) Roofiop Solar energy system installations

(a) Shall be located on the rear elevations or otherwise configured to the degres
practicable to have a minimal visual impact as seen from the street. Solar
installations that are visible from the street must be either composed of building-
integrated components (such as solar shingles) that are not readily evident. or be
designed and mounted to match the shape, proportions, and slope of the roof.

(b) In all instances, installations of solar equipment, inciudim’r;ﬂié'rails and panels, are
subject to the height limitations of the specific Lonmg_‘_;strlcl where they are being
instalied. ‘ '

(c) Solar panels shall not be located within (3} three feet of any pegl, eave or valley to
maintain adequate accessibility.

(d) Solar panels shall not project more than (1} one foot above the roof de

(4) Freestanding Solar Energy Systems

(a) Shall only be located in a rear vaid, (NOTE: lunguage regarding small solar panels thai.
serve signs and parking lot lzghtmg ca coincluded here if deemed necessary by the PC)

(b) Shall meet ail setback and h’—’lﬂhi TEQULL ement oragtessory buildings. The
maximum height shall in no event exceed (15) hﬁeen feet.

(c) Freestanding solar energy systems shall be included in the maximum permitted lot
coverage for the district they are | oceﬂed m.

1o



PLANNING COMMISSION EXCERPT
10/25/11

The first item on the agenda was Discussion: Soiar Panels. Building Official Tutag provided
multiple ordinances relating to the topic from various municipalities. He began the discussion by
indicating that small wind and solar renewabie energy systems are becoming more prevalent.

To be proactive, it is advisable that the city establish regulations that would accommodate this
trend while preserving the aesthetics and safety of the community. Discussion among the
Commission Members ensued and it was determined that Building Official Tutag will draft an
ordinance for the Commission’s review,



CITY OF GROSSE POINTE WOODS

BUILDING DEPARTMENT

MEMORANDUM
T Planning Commission
L
FROM: Gene Tutag, Building Official (%/
DATE: " Ociober 19, 2011
SUBJECT: Solar Panels / Wind Energy Ordinance

For discussion at the October meeting, included in your packets are ordinances and information
regarding the planning for and regulation of solar and wind energy systems. The purpose of the
discussion would be to determine if zoning regulations are needed fo regulate the instailation and
operation of small wind and solar renewable energy systems in the city.

Currently there are no installations of this type in the city or applications pending.

The ordinances that are attached give us a glimpse into how other communities are regulating
these uses.

The purpose of this ordinance would be to:

1. Provide zoning regulations to guide the installation and operation of Small Wind
and Solar Renewable Energy Systems in the City of Grosse Pointe Woods.

2. Accommodate sustainable energy production from renewable energy sources.

3. Preserve the aesthetics of the city in the interest of property values, public health,
and welfare.

Ii the Planning Commission decides to go forward with an ordinance, the language should be
presented to the City Council at a COW meeting prior to the scheduling of a Public Hearing,
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in many cases, historic buildings, structuras, and
sites can be preserved while also

accommadating solar energy instaliations,
indesd, as the nsed for renewable anergy
systems incraasss, technology svolves, political
prassurs {o remaove reguiatory barriers mounts,
and ‘ogistical probiems are rasolved, pracluding
the instaliation of solar enargy systems may
nacome indefensible. Moregver, with incantives
i1 place, applications 1o install solar and other
altarnative snargy systems within nistoric districts
ars likely to increase dramatically. Just as state
agancies and local praservation boards
developed policies and guidelines to address he
needs of persans with disabiities, they should

Crecit: Adrian Scolt Fine

also davelop policies that encourage compatible and appropriate installations of sciar energy systems.

The foliowing considerations can facilitate preservation boards and cammissions in their review of solar
panel requests and provide a foundation for the adoption of local guidelines related to solar energy
installations. The primary objective of prassrvation ordinances is to pressrve historic proparties, sc g
preservation board should encourage project outcomes that meat solar sceess requirements while
mainiaining the intagrity of historic rasources. Congidaration should always be given to solutions that
peotact historic features, materials, and spatial relationships with the visibility of all solar energy
installations - including solar panels — minimized to the greatest axtantpossible.

Locate solar panais on tha site of a historic resource. if possible, use a ground-mountad solar pana
array. Consider soiutions that respect the building's historic satting by lotating arrays in an inconspicuous
(ocation, such as & raar or side vard, low to the ground, and sensitively sereened to further imit visibility

Cars should be taken to respact the historic landscape, including both s natural {i.e topography) and

gesigned (e, materials) faaturss.

hitpdiwwan preservationnarion orgfissuss/sustainebiliny/solar-ps




Design Guidelines for Solar [nstaliations Page 2ol 3

Locate solar panals on new congtruction. In cases where new buildings or New additions to histeric
buildings ars proposed and approvable, encourage the placement of solar nanels on the new
sonstruction. To achieve cverail compatibility with the historic bullding and its setting, sonsider solutions
that intagrate the solar panal system in less visibie areas of the new dasign.

Lecate solar panels on acn-historic bulidings and additions. f the site cannol gocommadate sokar
nanels and the project coes not include new construction, sonsider placing soiar panels on an axisting,
non-historic addition or accessory structure. This will minimize the impact of sofar ingtailation on the
significant featuras of the historic resource and protect the nistaric fabric against altsration

Piace zolar panels in areas that minimize their visibility from a public tharoughfare. The primary
tacade of a historic building is often the most architacturally distinctive and publicly visible, and thus the
most significant and character defining. To the greatest extent possibie, avoid placing solar panels on
street-facing walls or roofs, including those facing side streets. Inataliations below and behind parapst
walls and dormers or on rear-facing roofs are often good cholces.

Lvoid inataliations that would result in the parmanent loss of significant, character-dafining
features of historic resources. Solar panels should net require altarations © significant or charagter-
defining faaturas of 2 historic resource, such as affering existing roof fines or dormers. Avold instgiiations
that obstruct views of significant architectural features (such as overtaying windows of decorative
datailing) or intrude on views cf neighboering historic properties in an nistoric district.

Avoid solutions that would require or rasult in the removal or parmanent alteration of historic
fabric. Solar panel instaliations should be reversible. The use of solar reof tiles, laminates, glazing, and
other technalogies that raquire the removal of intact historic fabric or that permanently alter or damage
such fanric must be aveided. Consider the type and condition of the existing buiding fabric for which
solar panals instaliation is proposed, as welt as the method of attachment and future remaoval. Minimizing
the number of points of attachment, including tha use of brackels, will avoid damaging isionc foric,

Raquire fow profiles. Solar pansis should be flush with - or mounted no higher than a few Inches above
- ihe sxisting roof surface. They should not ha visible abave the rocfline of a primary fagade.

On fiat roofs, set solar panels back from the edge. Because they ars generally nidden from view, fat
roofs can provide an ideal surface for solar panel arrays. To ensura that a solar instafation is minimally
visible sat the solar panals back from the roof's edge and adjust the angle and height of the panels as
recessary.

Avoid disiointed and multi-roof solutions. Solar panals should be selat angies consistent with the
siope or piteh of the supporting roof. For axample, aveid solutions that would set panels at a 70 degrae
angle whan the roof pitch is 45 degrses. In addition. sotar panals should be located on one roof plane (as
opposed to scattersd among several roofs) and arranged in a pattarn that matches the geners shaps
and configuration of the roof upon which they are mountad.

Ensure that sclar panels, support structures, and conduits blend into the surrounding features of
tha historic resource. The overall visibility and reflsctivity of solar panels and their support structures
can be substantiafly raduced if slements of the solar installation mateh the surrounding building fabriz in

colar,
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Grosse Pointe Shores Planning Comunissian
Proposed Ordinance Amendment

Solar Panels ~ Green Ordinance

April 20,201

Sec. 40264, Solar Panels and Shingles (or the like).

The use of solar panels and shingles (or the like) for private use shall be subjsct to special land
use approval and the following requiremeants:

h Fraestanding

{a) Freestanding solar panels shall not be located in the front or side yard:

(b} All freestanding solar panels shall be regulated as an accessory structure and
shall meet all applicable accessory butlding requirements of the ordinance:

() Solar panels shall be countad as part of the maximum permitted impervious
surface/lot coverage ratio requirements of the zoming district in which it is
located:

(d) No freestanding solar panel shall be permitted to sxceed a height of fifteen {15

fest at any point.

(2 Roof or Structural Mounied

(3} Shall not project more than one (1) foot feet above the roof line {ues the
Cmm\"«isgio( want panels to extend above the maximum permitied height 3* the

istrict?), flat mount panels ov solar shingles are Dsrefen'ed:

() May he constructed on any facade or roof surfacs of an existing structure, {D(‘)“.‘;
the Commissian want to !eguiat{, the visibiiify ol )m mounied panels/shingl
this may not provide optimal posttioning of the panaish

i) Shall nat be located within three (3} feet of any peele eave or valley to maintain
adequate accessibility.

(3 Reguirements for All Panels {Freestanding or Reof Mounted/integrated)

{a) tir addition to buildt 1g and electrical reviews, the solar panels. solar shingles and
arrays of panels aha P also be reviewed by the Fire Department.
(b The pcuwl arrey shall bu, fired with an avtomaie shut off or breaker switch as
approved by the Fire Depar cmem to isolate the panels in case of fire
{c) The Fire Departmeu shall keep on file the type of system that th\, solar panel
rray i3 & part of, either pholovoftu», thermat or other.

(d) All panels shall have tempered, non- -reflective surfaces.

(g} It shaii be shown that alf panels are adequately szcured to the surface upon which
they are mounted and that the meunting structurs has the capabi ifity of supporting
the panels.

() The installation of the panets shall not require or be reliant on the clear cutting of
trees or other vegetation.

(g All solar panels shall be subject to Planning Com T‘.F:%ti)n review and special land

Lse appt‘ovak. {Does the Comimission wand sotar panels (o coms hefore them and
City Council and have a public hearing”)
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CARLISLEMVORTMAN ASSOCIATES. INC.

December 14, 2010

Nt Elizabeth Koto, AICP
City Planner

City of 8t Clair Shores
27600 Jefferson Circle Dirive
St. Clair Shores, MI 48081

Re: Renewable Energy and Alternative Fuel Vehicle Zoning Ordinance Amendments

Dear Ms. Koto;

The following series of amendments are designed to create 2 set of reguiations for renewable
energy structures and aiternative fael vehicte parking and charging station. They include a series
of amendments to Articies IT and XT%.

ARTICLE D

(Amend Section 15,023, inserting new subsections identified below)

15,022 BEFINITIONS

{73.5% PARKING SPACE, ALTERNATIVE TURL VEEBICLE: A parking space specifically
set aside for the parking of hybrid or alternative fuel vehicles. Such spaces may or mav not be
provided with electric automobile recharging equipment.

{80.30) SOLAR ACCESS EASEMENT: A right exprsssed as an essement, covenant,
condition or other property interest in any deed or other instrument executed by or on behalf of
any landowner, which protecis the solar skyspace of an actual, propesed or designated solar
energy collector at a described location by forbidding or limiting activities, land uses, structures
and/or trees that interfere with access to sofar energy. The solar skyvspace must be described as
the thres (3) dimensional space in which obstruction is prohibited or limited. Any property
owner may give or sell his fght to access to sunlight. Such Selar Access Hasements shall be

recorded and copies shall be kept on file with the St. Clair Shores Community Development
Department.

(86.51) SOLAR COLLECTOR: A device or combination of devices, structures, or parts
thereof, that collects, transfers or transforms direct solar, radiant snergy into thermal, chemical,
or electrical energy, and that contributes significantly to a strucire's energy supply. In addition
to such functions, solar collectors may also serve as & part of a structure's roof, wall, window or



City af St Clair Shores DRAFT Renswable Fnersy and Alernative Fuel Vahiols Zoning Ordinance Amendments
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other structural member.

{80.52y SOLAR ENEBGY: Radiant enerpry {dirert, diffuse, and refleciad) received from the
sun.

(80.53y SOLAR ENERGY STRUCTURE, ACTIVE: A structure which usilizes mechanicaily-
operated solar collectors to shift positions to optimize its ability to collect, transfer or store soiar
energy.

(80.54) SOLAR ENERGY STRUCTURE, PASSIVE: A structire which collects, transfers or
stores solar energy, but is static.

(86.58) SOLAR SKYSPACE: The space between a solar eneryy collector and the sun which
must be free of obstructions that shade the coliector to an extent which precludes its cost-
effective operation.

(84.5) TEMPORARY METEOROLOGICAL TOWERS (TMT): A tower of monopole
design which is designed and built to hold wind resource testing devices such as anemometers,
wind vanes and accessory equipment and which is to remain in place for no more than sighiesn
{18} months.

(89.5) WIND ENERGY CONVERSION SYSTEM (WECS): Any device such as a turbine,
windmill or charger that converts wind energy to a usable form of energy. WECS shafl fail
within two (2) classifications: on-site or commercial, and shall typically be defined as horizontal-
axis or vertical-axis.

A ON-SITE WIND ENERGY CONVERSION: A WECS, the enerpy from which is used
only by the primary residence or residences in a cooperative effori, business or
agricultural operation and not sold or wanaferred to the electnical grid for commercial
profit.  This does not exclude the sale of excess energy sold to a utility through net
metering for an-site WECS when the WECS produces more energy than can be stored or
uses on-gite.

B. COMMERCIAL WIND ENERGY CONVERSION SYSTEM: Any WECS that is
exclusively designed and built to provide eleciricity to the electric utility’s power grid as
an ongoing commercial enterprise or for commercial profit

C. HORIZONTAL-AXIS  WIND  ENERGY  CONVERSION  SYSTEMS:
Conventionally designed systems that have a main rotor shaft that is parallel to the
ground and gz series of “blades” that are perpendicular to the ground, as in a traditional
agricultural windmill Horizontal-axis wind energy conversion systems are traditionally
mounted on & tower or pole and must be pointed into the wind.

D VERTICAL-AXIS WIND ENERGY CONVERSION SYSTEMS: Systems that have
a main rotor shaft that is perpendicular to the ground and the system does not need to be
pointed into the wind. These systems are more common In areas where wind direction is
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variable. These systems often resembie a drumy, cyfinder, or helix.

ARTICLE XIX
(Amend Sections 15,499 and 15,500, inseriing the new subsections ideniified below)

15,400 ACCESSORY BUILDINGS/STRUCTURES

(15} Acressory buildings/structures may be provided with 110 volt electrical service. Voltage in
excess of 110 volts shall be prohibited, with the exception of service specifically dedicated for
electric automobile recharging equipment.

15,500 OFF STREET PARKING REQUIREMENTS

(14} Alternative fuel vehicle parking spaces shali satisfy the requirements for two conventional
parking spaces. Alternative fuel vehicle parking spaces may be provided with the following
conditiony:

(a} Alternative fuel vehicle parling spaces shall be given priority with regard to
location adjacent to the primary entrance of the building for which they are
intended, exclusive of barrier-free spaces provided to meet Americans with
Disabilities Act requirements.

(b)  Alternative firel vehicle parking spaces may be provided 2t 2 maximum rate of
one space for every 20 provided conventicnal spaces (or 21 required spaces, given
the permitted reduction of required spaces grantad by the inclusion of the
Aiternative fuel vehicle parking space).

) Alternative fuel vehicle parling spaces must be provided with unique
identification sinilar to that provided for barrier-fiee spaces provided to meet
Americans with Disabilifies Act requirernents, but with distinct color striping and
signage to indicate that the space is exclusively ressrved for use of hybrid and
alternative fuel vehicles. The Community Development Trepartment shall
maintain standards for striping, signage, and other conditions relating to
alternative fuel vehicle parking spaces. Such standards shall be made availabie to
the public.

{d)  Alternative fuel vehicle parking spaces may or may not have electric automobite
charging equipment, but all spaces provided with electric automabile charging
equipment shall be designated an alternative fuel vehicle parking spaces, and shall
be subject to the provistons of this Section, including priority location.

(&) Electric automobile charging equipment may be permitted in residential districts.
When provided in residentiai districts, the presence of electric automobite
charging equipment shall not mandate the designation of the parking space served
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as an alternative fuel vehicle parking space. Al electric automobile charging
equipment must be located within an eﬂciosed garage or within a side or rear yard
if ground mounted or mounted ou & siructure.

() Electric automobile charging equipment, when provided, shall be permitted in all
Digtricts, provided the owner and operator of the equipment, and owner of the
land on which the equipment is tocated are each responsible for ensuring that the
installation, operation, use and removal of the equipment complies with all
applicable state, federal and local laws, ordinances and regutations, and shall
submit proof of such compliance to the City upon request. Further, such operator
and owner shall each defend, indemnify and hold harmless the City from and
against any and ail foss, liability, cost or expense ircurred by the City as a result
of any fatlure or matfunction of the equipment to comply with applicable laws,
ordinances or regulations.

{Insert new Sections 15,511, 15.512, 15.513)

15511

WIND ENERGY CONVERSION SYSTEMS

A

to

3

Intent. It is the intent of the City to permit the effective and efficient use of Wind
Energy Conversion Systems (WECS) by regulating the siing, design, and mstailation of
such systems io protect the public health, safety, and welfire, and to ensure compatibility
of land uses in the vicinity of WECS, This OUrdinance does not establigh or guarantee air
or light orwind nights or establizh access to the air, Beht, or wind.

Appticability. It shail be unlawful to construct, erect, install, alter, or locate any WEC
or Temporary Meteorological Tower (TRMT) within the City except in compliznce with

2UYEL 3 mhapd A28

the section. A buiiding permit is requ%red for any WECS or TMT pursuant o this Section,

Gu-Site WECS Permitted. On-site WECS or TMT shall be comsidered a parmitied use
in all zoning districts, subject to the provisions of this Secfien. Applications for an on-site
WECS shall include the following;

1. Applicant [nformation. Wame, address and contact information.
2, Project Description. A general description of the proposed project as well as

legal description (property identification number) of the property on which the
project would be located.

Ll

Plot Plan and Documentation. The Plot Plan shall include maps showing the
physical featurss and land uses of the project area, both before and afier
construction of the proposed project. The plot plan shall include:

i The project area boundaries.

EDY
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2

s

H

The location, height and dimensions of all existing and proposed
structurss and fencing.

Pistance of proposed stnucture from all property lines and permanent
structures.

The location, grades and dimensions of all temporary and perimanent on-
site access roads.

Ewsting topography.
Water bodies, waterways, wetlands, and dritnage ditches {county drains).
All new above ground infrastructors related o the project.

The location of all overhead utility wires.

Additions! Documentation.

=

insurance. Proof of the appiicant’s anpropriate Hability insurance.
Bp op

Sound Pregsure Level. Documentation of the manufacturers designed
sound pressure levels (decibels) for unit to be instalied.

Certifications. Certification that applicant has compiied or will comply
with all applicable state and federal laws and regulations.

r'frrxpf r\p A_ﬁl Lf‘?xnr'é-« Tkle aw

M

nt shal! provide evidence of owmership of
the land which the WECS or Twmperary Weteorological Tower 15 o be
located and the written consant of the land owner if different from the
applicant. If the apphcant is leasing land the applicant shall provide a
copy of the lease agreement and the land owner’s wiitien authorization for
the applicant t¢ construct the siruciure.

Compliance with Laws and Regulations. The applicant, operator of the
WECE or TMT, and owner of the land on which the WECS or TMT is
tocated ars each responsible for emsuring that the installation, operation,
use and removal of the WECS or TMT ecomplies with all applicabie state,
federal and local laws, ordinances and regulations, and shall submit proof
of such compliance to the City upor request. Further, such applicant,
operator and owner and shall each defend, indemnify and hold harmiess
the Cicy from and against any and all loss, hability, cost or expense
incurred by the City as a result of any failure of the WECS or TMT ¢o
compiy with applicable laws, ordinances or regulations.
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Commercial WECS permitied. Commercial WECS and TMT shall be considered &
special tand use in all zoning districts and shall subject w the provisioes of this Section
and Article 9. Applications for a commercial WECS or TMT shall requirs & complete
special land use permit spplication in accordance with Section 15310, including a
complese site plan in accordance with Section 15,509,

Standards and Requivements. All Gn-site WECS, Commercial WECS and Temporary
Meteoroiogical Towers shall meet the following additions! standards and requiremenss:

I

&)

Sethacls,

c.

Height,

a.

The distance between 4 WECS or TMT and the nearest property line shall
be at least the ! times the height of the WECS or TMT for all zoning
distrists, This shall include property lines that abut 2 public right-of-way.

Mo part of the WECS or TMT structure, including guy wirs anchors, may
extend closer than ten (10) feet to the owner’s property line.

The distance between an Ou-site WECS and any other On-site or
Commerctal WECS shall be at teast 0.5 times the height of the walier of the
two On-site WECS. The distance between 2 Commercial WECS and any
other Commercial WECS shall be at {east 3 times the height of the taller of
the two WECS.

The height of on-site WECE and ThTy shall be as follows:

1. In the foliowing Districts
30 feet m height:

on-site WECS and TMTs shall not eycead

N HE

B-4 Oune-Family General Resideatn! District

RA-L Une-Family Lakefront Dhserics
R-B Two-Family Residential District
BM-1 Multiple-Famity Residential District {Low Rise)
RM-2 Multiple-Family Residential District (High Rise)

o po oo

Z. In the following Districts, on-site WECS ard TMTs shall not exceed
40 feet in height

0-1 Office-Service District

CR Commercial Recreation

B-1 Local Business District

B-Z Planned Community Business District
B-3 General Business District

CLD Central Lakefront Development District

e o0 TR

b
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Pl Vekicular Parking District

ge

3. In the following Districts, on-site WECS and TMTs shall not exceed
63 feet i height

a. LILight Industnal District
b, R-F Besidential Facilities District

Commercial WECS and TMT shall not have g height limitation, provided
all other requirements of this Section have been met.

Height shall be measured from the existing grade to the hub of the turbine
thiade for a horizontal axis turbine, and to the highest poini of a vertical
axis turbine.

Height for on-site WECS mounted to 1 structure shall be measured from
grade 1o the hub of the turbine bade for 2 horizontal axis turbine, and 1o
the highest point of 2 vertical axis turbine.

The applicant shall demonstrate compliance with all FAA regulations and
the Michigan Tall Structures Act as part of the approval process, if
applicable.

Wotse;, Sound Pressure Level,

a.

b.

Audible noise or the sound pressure level of an On-site WECS or
Commercial WECE shail not exceed Bfty-five {55) dB(A} (A-weighted
Decibels)  at the property line closest to the WECUS. For Commercial
WECS, modeling end analvsis of sound pressure shall be required m
accordance with Section 15.511.5.5.11.04 5 8 below.

This sound pressure level shall not be excesded by more than fve (5)
dB{A} for more than three minutes in any hour of the day.

Lighting.

&.

No WECS or TMT shall be artificially lighted, except any lighting
requited for structures regulated by Federal Aviation Administration
requirements, the Michigan Alrport Zoning Act {(PA 23 of 1950}, The
Michigan Tall Structures Act (PA 239 of 1959), or any other applicable
State or Federal laws or regulations.

Construction codes, towers, and interconnection sandards.

a.

Every WECS and TMT shall comply with all applicable State construction
codes and local building permit requirements.
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8.

Safety.

&

Bvery WECS and TMT shall comply with Federal Aviation
Administration requirements, the Michigas Adrport Zomng Act [PA 23 of
1950}, The Michigan Tall Structures Act (PA 259 of 1959), and any other
applicable State or Federal laws or reguiations.

An On-site WECS or Commercial WECS that is tied to the slectrical grid
shall comply with Michigan Public Service Commission and utility
nterconnection requirements. Off-grid WECS are exempt from this
requirement.

Deesign Safety Certification. The safety of the design of every WECS or
TMT shall be certified by the appiicant’s professional engineer registered
in the State of Michigan and reviewed bty the City. The standard for
certification shall be included with the permit application. I WECS or
TMT construction is approved, the professional engineer shall certify that
the congtruction and instaflation of the WECS or TMT meets or exceeds
the manufacturer’s construction apd installation standards, and any
applicable State and Federal laws and regulations prior to operation.

Confrols and Brakes FEvery WECS or TMT shall be equipped with
manuat and automatic contrpis to limit rotation of blades to 2 speed not ko
exceed the designed hmits of the WELS or TMT. The applicant’s
professional engineer must certify that the rotor and overspeed control
design and fabrication conform to applicable design standards.  No
changes or aiterations from certified desgn shall be permitted uniess
sccompamed by a professional engineer’s stalement of certification

approved by the City,

Lighining  BEvery Commerciai” WECS or TMT shall have lighining
protection.

Guy Wires. If an On-site WECS or TMT i3 supported by guy wirss, the
wires shall be clearly visible to 2 height of 2 least six (6) feet above the
guy wire anchors. Every Commercial WECS must be of a freestanding
monopole design and guy wires shall not be used.

Grade Clearance. The minimum vertical blade tip clearance from grade
shall be twenty (20) feet for any horizental-mxis WECS or from any
moving component of & vertical-axis wind snergy conversion sysiem.

Blectromagnetic Interference. No WECS or TMT shall be installed in any
location where ifs proximity fo existing fixed broadeast, retransmission, or
reception antenmae for radio, television or wireless phone or other
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i

personal communication systeras or emergency broadcast systems would
producs eleciromagnetic interference with signal transmission of reception
unless the applicant provides s replacement signat {o the affected pary
that will restore reception to at least the level present befors operation of
the wind energy system. No WECS or TMT shall be installed is any
location within the line of sight of an existing microwave communications
link where operation of the wind energy system is likely io produce
electromagnetic interference in the link’s operation unless the interference
is insignificant

g, Color. Towers and blades shall be painted a non-reflective neutral color
designated on the application and approved by the City or as otherwise
required by faw

b Climb Prevention. Every WECS or TMT must be protecied by anti-
ciimbing devices twelve (12} feet from base of pote.

Removal of Abandoned On-Site WECS or TMT. In the event an On-Site WECS or
IMT 15 abandoned or unused for a period of one hundred and eighty (180} davs, or if a
WECS or TMT iy damaged, the owner of the tower or the land shali promptly remove the
tower and all reiated equipment. Failure to remove the iower and related equipment in
accordance with the foregoing shall subject the tower owner and land owner io fines
sstablished by the City Council. In addition, by accepting a permit for the On-Site
WECS or TMT, the applicant and land owner agree that in the event the towsr and
equipment is not removed as required, after thmrty (30} days notice from the City, the City
may undertake such removal and bill the costs to the applicant and land owner piug an
administrative fee of fiftesn percent {13%) which if not pad within thirty (30} days shall
oe assessed against the lund on which the tower and equipment s located and collected in

T 3 tH » oy ~ =
the same manser as delingquent taxes.

Additiseal Requivements for Commercial WECS The foliowing standards and
requirements shall apply to every Commercial WECS:

L Warnings. A visible warning sign of High Voltage shall be placed at the bass of
every Commercial WECS. The sign must have at least six {67} inch letters with
Ya-inch stroke. Such signs shall be located 2 macimum of three hundred {3003
feet apart and at all points of site ingress and egress.

[3=]

Signage. In addition to waming signs and signs required by law, every
Commercial WECS shall be equipped with a sign containing owner identification
and contact information. No other signs or advertising are permitied.

3 Liability Insurance. The owner or operator of a Commercial WECS shall
maintain a current commercial liability and property damage insurance policy
with coverage limits acceptable to the City pertaining to instaflation and operation -
of the Commercial WECS. The amount and terms of the policy shall be

pt)
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established as 2 condition of condivional use permit approval. The City and land
owner shall be namad as additional insured. Certificates of insurance shall te
provided to the City annually.

Security. The application shall include a deseripion of security to be posted at
the time of receiving & building permit for the WECS to ensure removal of the
WECS when it has been abandoned or is no longer needed, as provided in
subgection 10 below. The security shail be the orm of (i} cash; (i) letter of
credit; of, (iil) an escrow agreement, in an amount approved by the City engineer
and in a form approved by the City Attorney providing for timely removal of the
Commergial WECS as required under this Section, and payment of any costs and
attorney fees incurred by the City in connestion with such removal.

Visual Appearance; Powerlines, The design of the WECS buildings and related
structurss shall, to the extent reasonebly possible, use materials, colors, textures,
screening and landscaping that will blend WECS components with the natural
setting and existing environmert. The electrical collection system shall be placed
underground within the imterior of esch parcel at a depth designed fo
accommodate any existing land use to the mawmum exient practicable. The
collection system mav be place overhead adjacest 1o pubiic roadways, at points of
interconnection to the electric grid or in other areas 28 necessary.

Threatened and Endargered Species. The applicant shatl submit an endangered
and threatened species survev conducted by a qualified professional, such as an
scologist or zoologist, describing the potential impact of the WECS on any
species listed as threatened or endangered by the federal government or the state
of Michigan, incinding but not Himited to migratery birds or bats. Permits shall
a0t be issusd uniess the study determines that there shail be no negative offect on
such species. Alternatively, the applicant may submit un endangered species
ermit from the State of Michigan to fulfill this requizement.

Annual Inspection, Maintenance, The WECS wd swrrounding ares shali be
maintained in accordance with industry standards including painfing and
landscaping. Every Commercial WECS must be inspected anrmally by an
authorized factory representative or professionsl engimeer to certify that the
WECS s in good working condition and s not & hazard to persons or property.
Certification records shall be submitted annually to the City.

Sound Pressure Level As part of the application and prior to instalistion of any
Commercial WECS, the applicant shall provide modeling and analysis to the City
that will confirm that the Commercial WECS will not exceed the maximum
permitted sound pressure levels. Modeling and amalysis shall conform to IEC
(International Electrotechmical Commussion) 61400, which establishes structural
and performance safety provisions for wind energy conversion systems, and 1SO
(International Organization for Standardization} 9513, which describes a method
for calculating the attenuation of sound during propagation cutdoors in order to

18
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predict the tevels of environmental noise at 2 distanes from 2 varisty of sources
After installation of the Commercial WECS, sound pressure level measurements
shall be done by & third party, qualified profsssional according to the procedures
in the most current version of ANSE §12.18, which provides an alternative method
of measurement of sound pressure ievels in the outdoor environment, considering
the effects of the ground, the effects of refraction dug to wind and temperature
gradients, and the effects due to turhulence. All sound pressure levels shall be
measured with a sound meter that meets or sxceeds the most current version of
ANSI 31.4 specifications for a Type I sound meter. Documentatior: of the sound
pressure level measurements shall be provided to the local government within
sixty (60) days of the operation of the project.

Shadow Flicker. The applicant shall conduct a fous-season analysis of potential
shadow flicker, The analysis shall identify the losations of shadow flicker that
may be caused by the project and the expected durations of the flicker at these
locations from sun-tise to sun-set over the course of 4 year. The analysis shall
identify all areas where shadow flicker may affect cccupants or users of ihe
structures ot properties. The analysis shall describe measures that will be taken to
eliminate or mitigate adverse effects,

Removal, A Commercial WECS shall be removed by the owner of the WECS or
land when the Commercial WECS has been abandoned or unused for one hundred
and eighty {180} days (“Non-Use Period™). For purposes of this section, the
damage, destruction or removal of any part of WECS equipment, or the cessation
of operations shall be considered as the beginnisg of a Non-Use Period.  The
WECS owner or applicant shall notify the City of the beginming of any Non-Use
Period or any removal of equipment. The end of the Non-Use Period may be
sooner than one hundred eighty {180} days after commencement if the WECS ¢
any portion of the faciity becomes o nuisance or 1 dangercus to the public Jeaith
safety and welfare.

a, At the and of the Non-Use Peniod, the ownser of the WECS or the land
shalt immediately apply for and obtain any applicable demolition or
removal permit, and shall immediately proceed with and complete the
demolition and removal of the WECS and restoration of the land to the
condition existing prior to installation, 1o the extent reagonably feasible

o} If the required demolition, removal and restoration of the WECS has mot
been lawfully compieted within sixty (60) days afier the end of the Non-
Use Period, then afier fifisen (13} days onor written notice {o the land
owner and the WECS owner, the City may remove or sscure the removal
of the WECS and refated equipment and the City’s costs, expenses,
attorneys fees and consultants fees, plus a fifteen percent (15%)
administrative charge may De drawn and collected from the security
described in (4) above, and any costs and fees in excess of the amount of
the security shall constitite 2z lien on the land on which the WECS 15
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incated and may be collected in the same panner as delinquent taxes.

15,512 SOLAR STRUCTURES

A,

Permitted. Active and passive solar energy devices, systems or structures shall be
permitted in 3}l zoning classifications by right, subject to admimstrative approval, except
when such solar devices or architectural features project into required front or side yards,
or are free-standing elemernts in 2 required fromt or side vard. When a proposed solar
epergy device is located within a required yard it shall be subject o the review and
approval of the Planming Commission in accordance with the site plan review
requirsments of Section 15.509.

Maximum Feight of Structures. Passive solar energy struchies, such as flat plate
collectors, photovoltaic cells, etc., which are roof-mounted or integrated otherwise Into
the roof structure shall not be incleded in the calculation of maximum height. Active
solar energy structurss, when mounted on either freestanding structural ¢lements or
integrated architecturally with & principal or accessory building shall not exceed a height
of forty (40} feet.

Lot Ceverage. Solar energy structures, regardiess of type, when abutting the principal or
any accessory structure, or freestanding, shall not be counted in the determination of
maximum ailowable lot coverage,

Greenhouses. Solar greenhouses and similar hieat traps, when designed to be habitable
spaces integrated into the primary structure, shall be included in the calculation of ot
coverage at one-third (1/3) of their actual square foot ares provided that not more than
terenty {20} percent of their thermal mass, or wansferring medium, is shscured from the
radiant energy of the sun by other architectural slements Such cbscuration being
calculated at 2 solar declination of rwenty-two (22) degress, due south.

SOLAR EASTMENTS

Permitted. A landowner may enter Into an easement covenant, condition or other
property interest in any deed or other nstrument, to protect the solar skyspace of an
actual, proposed or designated solar energy structurz at a described location by
forbidding or limiting activities, land uses, structures md/or trees that interfere with
access to solar energy. The solar skyspace must be described as the three (3) dimensiornial
space in which obstruction is prohibited or limited. Any property owner may aive or sell
his right to access to sunlight. Such Solar Access Hasements shall be recorded and coptes
shall be kept on file with the Macomb County Register of Deeds and the city of 5t. Clair
Shores.

Process. A typical form of Solar Access Easement Agreement wili be available in the St
Clair Shores Community Development Department, although alternate forms

.
[
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accomphshing the same purpose may be accepiable. These Agresments shall be ensered
mto by and between private parties. All Solar Access Fasement Agreements are fo be
accompanied by a Plot Plan, prepared by a registered Civil Engineer or Land Surveyor,
indicating ail structures, trees or other vertical elements by type and height elevation,




STATE OF MICHIGARNM

SUNTY OF CAKLAND

ORDINANCE NG, 18240

AN DRDINANCE TO AMEND ORDIMNANCE NO, 371§, ﬁs AMENDED, THE

CITY OF NOVI ?mz% ORDINANCE, ARTICLE 25, GENERAL PROVISIONS.
SHVT;ON 2520, EXTERIOR BUiLDING WALL FA*‘MB%: MATER%ALE’E AMD-
SECTION 2503, ACCESSORY USES; IN ORDER TO PROVIDE B8TANDARDS
FOR THE USE OF SOLAR COLLECTORS,

THE CITY OF NOVIORDAINS:
Sart | That Ordinznce No. 67-18, the City of Novi Zonng Ordinance, as amendsd,
rt

Article 25, Gensral Provisions, Section 23520, Exterior Buiding Wall Fagade Materials
and Section 2503, Accessory Usas are hereby amended fo read as follows:

Article 25, General Provigions

Sec. 2520, Exterior Building Wall Fagade Materials.

14, Sustainaebiiity in design. Fromoting sustainabiity i qu\QT i encouraged
af ihe appiicant's discretion and fagade maierials that meet the intent of
the LEED (Laadership in Energy and Envicomertal Design] 3
mav be utilized. The proposad facadse r‘@mp&smon midst siif m e the
agsthatic standards set forth by this ordinance and undefined materials
wilf ba cons der-"-d on a case by case basis. Solar structurss sh
sarmited uss in all districts ard not subject b the requirements of
2520,

Sec. 25803, Accessory Usas.

1. [unchanged]-
2. Agcassory Structures.
W A=F funchanged ]
G. Solar collectors shall bae defined as a davice or combination

of davices, siructures, of paris thereof, thal coliect, ransfer
or transfarm director solar, radiant snergy into therma,



chemical or electrical energy and that contribute signfficantly
03 af”wtura § anergy supDly.
) M@‘.tanalrig soiar collectors shall be defined 2 solar
GOH&GLOI"% nol a#ftached :o and s@parae fom any
axisting structuras on the sita. Freestanding solar
colfecters shail be considered ar accessory guilding
and shall be subject to the requirements for such,
togather with all other agpiicable buiding codes and
ordipances,
Structurally attached solar coliectors shall be definad
as solar coflectors attachad to an Qx.sr:ma structure's
roof or wall or serving as a structures roof wall
window or other structural member.  Stucturally
attached sotar ocllectors shal e a permitied
accessory use in all districts and subject to
administrative review and approval.  Structurally
attached serar coliecters shall not be subjsct t© the
orovisions of Section 2503.2A and shak not De
included in me height reguirements fisted in Saclion
2400, Structurally attached sclar colleciors instaled
on a buiiding with a sioped rocf shail nat projact
vertically above the pesak of the roof Stucturally
attached solar collectors installed on 3 building with a
flat roof shall not project vertically mors than 5 feet
atbove the roof. ’

LR

-~
——

FART i,

Severability. Should any section, subdivision, clause, or phrass of this Crdinance b
declarad by the courts to be invalid, the validity of the Ordinance as g whele, or in part
shall not ba affacted other than the pat invalidated.

PART il

Savings Clause  The amendment of the Novi Code of Ordinances set forth in this
Ordinance does not affect or impair any act done, ofiense committed. or right aceruing,
accrued, or acquirad or liability, penalty, forfeiture or punishment, pending or incurred
prior to the amandment of the Novi Code of Ordinancas ss! forth in this Ordinance

PART 1V,

Repealer. All other Ordinance or parts of Ordinance in conflict herewith are herevy
repealed only to the extent necessary fo give this Ordinance full force and sffect
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b
orovisions

of Section 103 of Act 110 of the Public Acts of :
of thug Or diname sr‘aai ha published within fiftesn (13} days of s adoption by

Fublic a?sian. Buplic hearing having peen heid here
{2006, as amanded, the

publication of & briaf notice in a newspaper circulated in e Chty of Novi stating the date

of gnaciment and effective :%at:}! g prief staterment as to its regulatory effect and. tnai 2

complete o'apy of fhe Ordinance & available for public pur*“ se; use and ingpection g

the office of th e City Clerk during tm hours of 8:00 A M. 1o 5:00 P.M, Local Time, T’ﬁe
S 3

el Foisions

Madse, Fass

[N
of this x.,sdna"m, shall become effective sever (7} day ﬁw. lts publication.

,L—.guj &

=d and Adopled by the Novi City Council this 3% day of
. . f

#
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iy?f‘/‘?uﬁz{”ﬂféﬂfbw é;'fﬂ"w{/ Ao
Maryanne rf\?rneiiua, City Clerk

Oartificate of Adoption

| hereby certify that the foregoing s & irue a d compizie copy 0 r‘t ordinance
adoptad at the regular mesting of the Novi Gity Cou Sif hieldt on the 2% da y of May,
2010.
Y /‘ ?

Adontad:

Publishad.

Effsctive;

A . £
( / LJ?}‘{M%A ™ VWWW
Mawanne Gimetius City Clark

05/03/2010
051372010
05/10/2010
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ERTIFICATE OF CLERK

1.

the fore gamg ordmame wa ub ishad Dy p shing & copy a

P o
—f

e “r “u;

i, Ravi City Hall 45175 W, Ten Mils Road
P do further carlify that on the 13" day of May, 2010 said Zoning Text Amandmant 13.240 was
sublished in trief in the Novi News, a newspaper published and cirtuiated in said City.

e

" /1 /
: ) Ty
Ma’yame C% us, City Clerk
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The fo owing essential services standard appiies:

Al

Essential Services: Essential services shall be permitred as authorized and regulated by law and other ordl-
nances of the ¢ity and are e‘umpt from the application of the Zening Ordinance

I

LWE}

Roaf-Mounted Solar Electric Systems:

Roof-mounted solar panels are permitted on buildings and structures in all zoning districts and may (-
clude integrated solar panels as the surface layer of the roof siructure with no additional apparent changs
in refief or projection, or separate flush mounted solar panels attached to the ook,

Separate, non-integrated flush-mounted solar panels shall be located on a rear- or side-facing roof, which
do not front any street, tniess such installation is proven to be ineffactive or impractical. !f instaliation
is not practical on a rear- or side-facing roof, any other placement in all zoning districts shall be subject
10 a Design Review by either the Planning Board (non-historic properties) or the Historic Distrier Com-
mission (historic nroperties);

Separate Rush-mounted solar panels installed on a building of structure with 2 sioped raof surfase shait
et project vertically above tl*e neak of the roof w w hich it Is attached. or project vertically more than
five {3} feat above g fat roof installation; and

No solar panels shal! ever project higher than the permitted building height in any zoning district.

Developmant Stancards (8.7



42-4.35 FULLY ENCLOSED
OPERATIONS

Such uses involving the manufacturing, processing,
assembling or packaging of finished or semi-
finished products from previously preparag material
ara subjsct to the following conditions:

INDUSTRIAL

1. Industriat developments shall be permitted only
as part of a "planned industrial park”
consigting of at lsast fifteen (15} acres and
being platied and developed in at least five (5]
individual sites having an internal service road
syatem with the following setback considersd

as minimum;
Vard Minimum Setback
: {in faet)
Front or Side vard 40
(abutting internal street or (3ea Saction
major thoroughfars) 3.8.2.K)

Eaual 1o building

Side Yard e - .
height [S=e Section

{internal hetween buildings)

J.8.2.K)
' . 50
Rear Yard "
(external abutting residence} (Sieasiﬁ":on

Arnendad

{hre L
I8

APy

1]

The indusirial operation shail not include any
stamping or grinding in the preparation of the
orogduct unless it is incidental to the primary
uge.

3. The processing of matarial for shipment in bulk
form, 0 be usad in an irdustrial cperation &t
another location, shall not be permitted.

4. Qpen siorage shall not be permitied.

o

A twanty (30} foot greennelt shail be provided
on thoss sides of the property abutiing tand
zoned for residential use and shall be set aside
as a dedicated easement for greenbslt
ourposas. The graanbelt shall be reviewed and
approvaed By the Planning Commission in
conformity with the requirements of Saction 42-
5.8.

&, Accessory struciures and uses customarily
incidental to the above permitted uses may b8
permittad.

47-436 WARFHOUSING, MANUFACTURING,
COMPOUNDING, AND REPAIR USES

3uch usaes are subject to the following:

1, Uses shall- be conducted wholly within a
complately enclosad building, or within a

designated arsa enclosed an all sides with a six
(&) foot fence or solid wail. Said watl or fence
shall be completaly obscwing on those sides
wherg ahuting or adjacent to districts zonsd
for resideniial, business or rasearch park uses.

2. For auto epair centers, all motor vehiciss
repaired and waiting o be repaired shall oe
stared in a building or obscurad from view with
a six (8) foot obscuring masonry wall, The onen
storage of junk or awte parts shall be
prohibitad.

42.437 WIND ENERGY SYSTEMS™
1. inthe B-1,R-2 and R-3 Districts, such uses are
subject to the following:
A, One residential wind snergy system shall
be perwittad for the primary purpose of
sarving the residential lot.

2 The commercial sale of surplus energy is
nrohibied.
C. The minimum site arsa for a residantiaf

wind energy systam shail be five [5) acres.

0. The maximurm rasidential wind energy
systam shall be the minimum  height
necssary or reasonable 0 serve its
intended function or no mora than one
hundrad (1003 f=at, whichever s 1855,

E. A residential wind anergy system shall be
set bagk from any property line a mintmum
distancs aqual of six (8) times the height of
the wirC energy sysiam,

i

A residential wind energy system shall

gomply with all of the conditions as set

forth in Section 42-4.37.2 as applicabie,

ynless ctherwise noted in this Ssction.

2. In the ML District, such uses arg subject to the
following:

A, There shall be a lmitation of ong (1)
residential wind enargy systam. intended to
primady ssive the needs of the site,
urtless otherwise providad,

8. Sufficient wind resources. The proposed
site shall have documented annual wind
resourzes suffigient for the operation of the
proposed wind energy system provided,
howevar, this standard shall not apply to
an arsmometer towar, No wind energy
system shall Dbe approved without
submission of a wind resource study

documenting wind resources on the site
ovar aminimum of one (1) year. Said study
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shall indicate the long-tarm commarsial
aconamic viability of the proisct. The
commercial sale of surplus snergy s
pronibitad. The Township may retain {he
sarvices of an independsant, recegnizad
axperi W review the rasults of the wind
rasourcs  study prior o acting on the
application for a spectal use parmit.

Minimum site area.  The minimum site
araa for a wind anergy system shall bs a
minimum of five {5) acres, subject to
mesgting Ne reguired sethacks and any
other applicable standards of this Section.

Sethacks,  Each proposad wind energy
system shall meet the follawing applicable
setback reguirements:

i, Hach wind energy system shall, in ail
cases, be set back from property iines,
public or private road right-ofway, or
pasement, 2 minimum distance of six
(8] times the height of the wind anergy
system, or greater If dats provided by
the applicent and prepared by @
quailfied profassionai  demonstratss
any potentiat blade and ice throw may
cross the property iine, The data shall
also demonstrate sound leveis wiil not
exceed sikty five {83) decibels on the
dB{A) scale at the proparty line from
the proposed setback. Data provided
shall pe specific to the proposad ower
in the nropogad location taking inw
senaidaration  prevailing  winds,
topograohy, existing vegefation, and
other ralevant factors.

i, Adjmcent wind enargy system locations
must be spaced at lsast one-half (A
riite apan.

Maximum Right.

i, The maximum wind enargy system
height shall be one hundred fifty (1s)
fast.

ii. The Planning Commission  may
approve an increased neight for a wind
eriorgy system, not o excesd two
nundrad {200) feet, if the incressed
feight will resulf in the preservation of
a substantial stand of trees, existing
land forms or structures that would
atherwise be removed to inorease wind
velocity.

ii. The increased height will not resuit in
ingreassd intsnsity of lighting on the

il

iowar dus to FAA (Federal Aviallan
Association) raguiremenis,

Minimum  rotor wind  vane  or  bladse
clgarance.  The lowast point af the arc
oraated by & rotating wind vane or blade on
a wind snargy system shall be no fess than
twenty (20) feet. The Planning Commission
may require  additional  clearance i
potential safety coneerns are identified,

Maximum noise levels. Any propesed wind
anergy system shall produce sound lavels
that are nio mors than sixy five (85)
decinals as measurad on the dB(A) scale at
the preperty linas of tha site in guestion. A
noise reoort shall be submitted with any
application for a wing energy systam. A
neise report shall be prepared oy 2
qualified profassional and shall inchude the
foilowing, at a minimum:

i A description and map of the project's
noise oroducing features, including the
ranga of noise levels expacted. and the
basis of the sxpectation.

i. A description and map of the noise
sensitive anvironment, including any
sensitive  noise  racentors. e,
rasidences, hospitals, eider  care
deyelopmaents,  libraries,  schools,
places of worship, parks, aregs with
outdoor workars and other facilities
whare quiet is important or where
noise gould be & auisance within two
{2 miles of the propesed facility,

Hi. A murvey and raport preparsd oY &
gqualified angiresr that analyzes the
prexiating ambient noise (including
sgasonal variation) and the affzcted
sensitive receators located within two
{3 miles of the proposed projest site.
Potential  sensitive  receptors  at
relatively  lgss  windy  or  quigter
ozations than the profect shall bs
amphasizad and any problem areas
identified.

v, A description and map of ihe
cemylative noise impacts with any
nioblem areas identified,

v, Adascription of the profect's proposed
noisa control features and specific
measurss proposed o mitigate noise
impacts for sensitive receptors as
identified above o & level of
insignificanca.
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Maximum vibrations, Any proposed wind
znergy system shall not produce vibeations
kurnanly parceptible bevond ths property
on which it i iocated.

Tranagmission [ings. The on-site siectrical
ransmission lines connecting the wind
anergy system Lo the public utility electricity
distribution  system  shall be  tocated
underground.

interfersnce with residential recaption. Any
wind ensrgy sysiems shall be constructed
and operated so that they do not intarfere
with television, microwave, navigational or
radic reception to neighboring arsas.

Laridscaping. Each proposed wind enargy
system  shall mset  the following
landseaping raquirsments; provided,
howavar, the Planning Commission may
reduce such reguirements if it finds that
because of the ramote location of the site,
or other factars, the visual impact of the

windg enargy system wouid be minimal.

i, For any wind energy system, 2
landscaping strip shall te provided
along the property perimetars adjacent
10 roadways, Such landscaping shall
ne designed o ohscure yearround the
view of the wind energy system from
the roadway. Whers dsemed
aopropriatz by the  Planning
Commission, additional landscaping
along the groperly perimsler shall be
proviged to scresn the wincg energy
system  from  existing  or  futurs
rasidantial land uses. Existing natural
yegatation may fulfli this requirement
in whoig or in part upon PFlanmng
Commission approval,

i, Existing natural land forms on the sits

which sffactively sorsen the wind
gnargy system from  adjacent
residential  property  used  for
ragidential purposas shall B2
oreserved o the maximum extent
possible.

i, To ensurg complignes with these

iandseaping standards, the Planning
Commission may requira additional
landseaping on the site after the
instaltation of the wind enargy system.

State or faderal requirgments. Any
propesad wind energy system shall meet or
excesd any standards and regulations of
the FAA (Fadaral Aviation Association), the

Michigan Public  Service  Commission,
National Electric Safery Cods, and any
othar agency of ths state or faderal
govarnment with the authorty to reguiate &
wing anergy system or other tali structures
in effect at the Hme the special use permit
is aporoved.

Soil conditions. A propesal for any wind
anergy systam shail be accompanied oy a
repor: O the soils present on the sie
hased on soil boring, and a description of
the priposed foundation size, matsrials,
angd depth. Such foundation shall be
ingtalled below plow depth to aliow for
fmasible futurs rause of the jand unlaess the
appiicant provides a financial assurance
that the foundation will be removed in the

event that the tower s removad.
Stormwatar  runoff  and  soif  erosion
measures  shall  be  installed in

conformanse with the Township Code.
Aesthetics and lighting. Any proposed wind

znergy svstem shall mest the following

regquirements:

i, Each wind snergy systam shall either
maintain 2 galvanized stest finish or,
subject to any aapiicabie standards of
the FAA, be paintad a neutral color so
as o raduce visual abtrusivensass.

§, Bach wind enargy system, inciuding
futhing generator and all accessory
stuciures,  shall, to the  extent
possinla, use materials and colors that
will biend hem into the ngtural sefling
and surrounding bulldings. A medium
grav shade s the prefarred color for
any wind snergy systam; however, the
Plarining Commission may approve an
alternate  color i the facility s
suspected to be lccated within an
avian migratory route or if an alternate
color would otherwise bensfit the
cormmunity.

Hi. Zach wind snergy system shall not be
aitificially lighted, unless required by
the FAA  or other applicabie
goveramental authority. IF lighting s
réguired, the lighting alternatives and
design chosam:

a. Shali be the lowest intensity
allowabie under FAA regulations.

. Shall not be strobe lighting or
other intermittent white lighiing
fixtures, unless aexpressly required
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by the FAA Such intermittent
lighting shail be alternated wit
steady red lghts at night
acceptable to tha FAS,

May be a rad top light that does
not puisate or biink, All tower
lighting required by the FAA shafl
be shielded to the sxtent possibla
and acceptable @ the FA4 io
reduce glare and vigibility from the
ground.

(%]

d. Where accepiable to the FAA, the
Township will approve whita iignts
over rad lights, and steady lghts
aver strobed or intermittent lights,

®

Each wind anergy system shail be
sited on the property In & location
that reduces to the maximum
axtent possible any  adversa
impacts  on  significant  view
corrfdors fram adiacent properties,
while &t  the same time
maintaining  contact  with
conomizaily  viabie wind
resources. A visual  simutation
model is rsquirsd to assess the
visual impacts, Each wind snergy
gysterm shall be a moncpole or
monotube-style  construction  {as
distinguished from & lattice-style
tower) and shall net utlize guy
wires.

iv. The Planning Commission may require
design changas in order o lessen the
visual cluttar associated with the siting
of a wind enargy system.

SiEn. A sign no more than four (4) sguare
feet in area displaying an address and
telephone number far emargancy calls and
informational inguiries shall be posted at
the wind energy system arscted prior to 2
wind turbinge generator. The smergency
teleptione number shall allow a caller 1o
eontact a responsibie individual o address
ernargencies at any tims during or after
regular busingss hours, on weekends or
holidays. No wind enargy systems or site
shall inciude any adveriising sign.

Shadow flicker, The applicant shall provida
a shadow flicker modal for any proposad
wind enargy systems. The model shall;

L Map and deseribe within a ona (1) mite

radius of the proposed project site the
topodraphy, sxisting residences and

ft o |

o)

Incation of their windows, incations of
other  struciures, wind speeds and
dirgctions, existing vedgiation and
rogdways. The maodel shall represent
tha mast probable scenarios of wind
congtancy, sunshine constancy, and
wind directions and soeeds,

i, Caiulate the iocations of shadow
ficker caused by the proposed projsct
and the expectad durations of the
flicker at these locations, calculais the
toral number of hours per year of
flickar at al! locations,

iii. ldentify problem arsas wherz shadow
flicker will interfere with existing or
futurs residences and rocadways and
describe  proposed  measures o
meigats these probiems, including, but
not fimited (o, a change in siting of the
facility, a change in the operation of
the facility, or grading or landscaping
mitigation measuras,

v, The fmcility shalt be designed such that
shacdiow flicker wili not fall orn, or in, any
axisting  dwellind,  Shadow  flickar
gxpected to fall on a roadway or 3
portion of a residential parcel may be
aceeptable  under  the  following
clreumstances:

a. The flick

GJ

rowill not exceed thiry
{3C} hours per year: and the flicker
wilt f2il mors than ons hundred
i100'= feet from  an  exisiing
res

(=2

The trar‘f‘ olumas arg less than
five h ii {300} vehicles per
dayar‘ n roadway.

Hazard planning, An apslication far g wind
energy system shail be accompanied by a
hazard prevention clan. Such plan shall
address the following at a minimum;

I Certification that the electrical wiring
betwaen the wind energy system and
the utllity right-of-way does not pose a
firs hazard.

fi. The iandscape clan accompanying the
application shall e designed to avoid
spraad of fire from any source on the
wind energy systam; such praventative
measures may address the types and
location of vedatation below the wind
ansrgy system and on the sita.




Amendad
through
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i, The following shall te submitied with
the appelication for a special use parmit
far & wind ansrgy system:

a. A disting of any hazardous fluids
that may be used on site shall be
provided.

b. Cerfification that the turbine has
been designed to contain any
hazardous fiuids shall be provided.
A statement certifying that the
turpine  shall  be  routinely
inspeciad to ensure that no fuids
are rsleasad from the turbing.

c. A hazardous materlals waste plan
shall be provided.

Remaoval of abandoned or unsafe wind
gnergy systam. Any wind gnerdy system
that is not operated for 2 continuous pericd
of welva [12) months shail be censidsrsd
abandoned. Any tower found to be unsafe
or not in compliance with the special land
use conditions related t0 noise or shadow
ficker placed upon it by the Planning
Commission, shall be found to be in
vinlation of the special land use permit
The owner of any wind ensrgy system that
is abandonsd or in viclation of the spacial
jand usa permit shall remove the sams
within ninety (30! days of recaipt of notica
from the Township of such abandonmant
or vigiation. In addition to removing the
wind energy system, the ownsr shall
rastors the sits of the wind snergy system
to its original conditicn prior to location of
the wind energy sysiem, subject fo
reascnable wear and tear. Any foundation
associated with a wind snerdy system shall
be removed 10 a minimum depth of five (5}
feet below the final grades and site
yagetation shall be restorad, Failure to
remove an abandoned wind angrgy systam
within the ninety (30} day period provided
in this subsection shall be grounds for the
Township to remove the wind energy
systemn  at the owner's expense. Any
axpenses incurred by the Township
including costs and reasanable attorneys'
fees shall be reimbursed at the owner's
expenge. The Planning Commission shall
require the applicant to file a bend sgqual to
the reasanabie cost of removing the wind
anargy system and attgndant accessory
siructures as a condition of a special use
permit given pursuant fo this Section,

3. New [schnology. These raguiations
pertaining 10 wing @nergy systems are
intendsd o respond o aquipment
availatie at the time of adoption. The
Township recognizes that this & an
emerging technolegy and thal new means
of colecting wind ensrgy are under
daveigprment. The Township, therefors,
reservas the right to withhold approval on
any wind anergy system utilizing technology
and squipment not widaly in use as of
Gotobar 8, 2007, and not addressed in thig
Section, pending appropriate study and, If
nacessary, alteration of thess reguiations
gursuant o Section 42-7 8.

44-4.38 SPECIAL ACCOMMODATIONS USES

1

i_\J

Purpose. Thig Section is intended to authorize
the grant of redief from the strict terms of this
Chaptar i order o provide egual housing
opportunitas sarticularly suited fo the needs of
persons antitied o reasonable accommodation

" under faw and to encourage innovation in land

use and ariety in dasign and fayoul. in the
avant state or faderal law, e.g., The Federal Falr
Housing Anendments Act of 1988, raquires the
Townsnis to  make ‘reasocnable
aecommodation” for a particular progosad user
of propery, the Townshin Board, foilowing
public hearing before and recommendation of
the Township Sunervisor, under the authority of
MCL 1253802, may administratively anprove a
special accommodation use, subjeet 1o and in
aceordance with this Section,

Applicant io comply with terms and condifions.
As & condition to approval of a special
accommodation  use, the applicanl must
comply with all of the terms of this Saction, and
must demoensirate all of the foliowing:

A, The utimate residential user or users of
the propsryy shall be persons for whom
state or federal law mandates the
Townshin o maks reasonable
accommodiations  in connection  with
proposed uses of land; and

3. Takirg intc consideration the needs, facts,
and drcumstances which axist throughout
the community, and within the popuiation
to be served by the use, including financial
and cther conditions, making the proposed
raasonabie  aecommodation  shall be
nacessary o afford such persons equal
oppotunity to the proposed use and
grjoymant within the community; and

)
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3 Accessory bulldings located on double frontage (through) lots shail observa front yard
setback reguirements on both streets.

G Energy Uses

—h

Wind Energy Conversion Systems (WECS). WECS designad {o service the energy
needs of the property where the structure is located shall be allowad as an accessory
structure in ail districts, subject to the following requirements:

Only one (1) WECS shall be permitted per

The height of the overall WECS with the béama in the vartical position shail not

gxceed sighty (80) feet above ground lavel

{c} All towars shall be set back a distance at ieast squal to the height of the overall
WECS from all ot ines. The height shall be maasured to the tap of the biade at
fts nighest point.

{dh lade arcs created by a WECS shall not interfere with any struciurs, utifities or
vegetation. The minimum olade ar rotor clesrance above ground level shall be
at least iwenty (20) feat,

(&) All towers usad o support the wind generaiing equipment shall be adaguatsly
anchorad.

(R The WECS shall be equipped with both a manual and automatic braking device
capable of stopping the WECS opsration in high winds within eighty peroent
{B8Q%) of design limits of the rotor,

el Moise amissions from the cperation of a WECS shall not sxcesd forty-five (45)
decibels on the DBA scale as measurad at the nearest jot line or road.

3} To prevent unauthorized ciimbing, the WEZCS must nclude an anti-ciimb device.

i) Any WECS not used for one (1) y=ar ¢ iongar shall be deemad to be

abendonad and shall be promptly dismantled and removed from the property by

the ownear of the WECS.

23
s e

‘
o

3

Solar Energy Systems. Solar energy sysiems designed o servics the an neeqs of
ithe progperty where the siructure is locatad shall be allowed as an accessory struciurs
in ail districts, subject fo the foliowing requirements.

(&) Solar energy systems shaill meet the reguirements of this Saction and all other
applicable consiruction codes.

{b) The design of the solar energy system shall corform to appiicable industry
standards.

{c) Solar enargy systerms shall be screened per the discretion of the Community
Deavelopment Department,

(d) Solar energy systems shall meat height and setback requirements of the zoning
district in which they are located.

(e) Solar energy systems shall be securely anchored to the ground or a permanent
structure.

f A ground-mountad solar ensrgy system shall comply with the accessory
structure restrictions containad in the zoning district where it is located.

(g Al exterior electrical and/or plumbing lines must be buried below tha surfacs of
the ground in compliance with current coda

{m Any solar snergy system not usad for one () vear of longer shall be deamed io
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be abandoned and shall be promptly dismariied and ramoved from the property
by the owner of the solar energy system.

{1} Waiver., Upon request, the Planning Commission may grant waivers of ine
satback or height requirements, provided that the waiver will not present any
undue hardships on adioining properties. The Planning Commission shail take
into consideration the support or opposition of adjacent property owners in
granting waivers of satback ar haight requiraments.

Cutdoor Display, Sales and Storage. Outdoor display, sales, or storags accessory fo an
approved principal use may e approved by the Planning Commission if desmed compatible
with surrounding fand uses and found to be compatible wih the character of the area In

aceordance with the following:
1. in General

{a) CGoods and materials shail not be piled or stackad higher than the height of the
screening wall. Vehicles, truck trailers, implements, and recreafional vahicles
may axceed the haight of the screening wall provided that they are set back
from the sgresning wall a distance aquat to thair haight,

)] The outdoor display, sales and storage of fertilizers, pesticides, and other
hazardous materiais is prohibited.

(c} Soil, sand, muich, and similar locsely packaged materials shall be contained
and covered to prevent it from blowing into adiacen! properties.

() Al areas shall be paved with a permanent, durable, and dustiess surface and
shall be graded and drained o dispose of ali surface watsr.

(2) The applicant shall demonstrate there will be adequate parking for the axisting
uses as well as tha pronosad outdoor sales, display or siorage.

N Tha iocation shall not interfers with sublic passage or the otherwise normal flow
of pedestrian or vehicutar traffic.

gl Lighting for security purposes may be requirad as daetermined by the Planning
Commission.

{m Temporary uses that occur for lass than two {2) weeks in any calendar year arg

axempt from these regulations.

2. Uisplay or Sales

(&) Outdoor dispiay or sales is permitted in all Mixad-Use, Commercial, and Office
Districts.

) Outdoer display or saies areas may occupy up to fiftean percent (158%;) of sach
front, side, and rear yard respactively, provided all setbacks are met.

{c) Dutdoor display or sales areas shall be scrsaned from view by a masonry wall

whare the display area abuts a Residential District

3. Storage
{a) Qutdoor storage is permitted (n all indusiriai Districts.
(b) Screening of outdoor storage arsas shall consist of any combination of fences,

walis, berms and landscaping that are at ieast 2ight (8) faat in height thal in the

Geaneral Provisions 4.4
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1265.11 ACCESSORY USES.

(a)  Agcessory Buildings., Accessory bulldings, except as otherwise permitied in this Zoning Code.
shali be subject to the following regulations:

{1} Where the accessory building is structurally attached 0 a main building, it shall be subject
0, and must conform to, all regulations of this Zoning Code applicable io the main building.

(2)  Accessory buildings shall not be erscted in any minimum side yard setback nos in any front
vard.

{3)  Inthe single and two family districts one or more accessory buildings shall be permitted per
residential lot. No accessery building or combination of accessory tuildings on 4 lot shall occupy more
than 25 percent of the rear yard of a single family residential lof, or contain more than 900 square feet in
total floor area, whichever limisation is the more restrictive.

(4} No detached accessory building shali be located closerthan ten feer to any main building
uniess it is attached thereto, nor shall it be tocated closer than three feet to any side or rear lof line.
except as ctherwise provided for in the individual use districts. [n those instances whers the rear ot ling
s coterminous with an alley right of way, the accessory building shall not be closer than ore foot to such
rear lot line, In no instance shall an accessory building be {ocated within a dedicated easement or right
of way.

:S) No detached accessory building in the R-1, R-2, R-T, RM- 1 and RM-2 Districts shali

15 feet in height, measured form the ground at d\f: base of the building to the ridge line of the
roof, Accessory buildings in all other districts may be constracied © equal the permitied maximum
height of structures in such districts.

(6)  Oncorner lots, detached garages shall be placed two feet from the lot line opposite the side

treet line or, on lots exceeding 40 Ffeet in width, the entrance to the garage shall be not less than 18 feet

om the side sirest fine. (arages attached to and made structurally a part of the principat building shall
not extend beyond the side of the building on the side strzet line.

!“‘1‘; UJ

(7y  Anaccessory garage may be constructed prior to a principal use building when necessary
for construction purposes, subject to the review and approval of the Board of Zoning Appeals.

(by  Accessory Structures, Accessory structures except where otherwise permitied and regulated in
this Zoning Code shall be subject to the following regulations:

(1} Except where otherwise permitted in this section, accessory structures shall be located in the
rear yard and shall meet the setback requirements of an accessory building.

(2)  Flag poles may be located within any required front orexterior side yard. Such poles shall
be located no closer to a public right-of-way than one-half the distance between the right-of-way and the

principal building.

{3} Canopy or canoples covering gasoline pump islands may extend into the required front or

http/fveww arnlegal.com/alpseripts/gat-content.aapx 9115201



exterior side yards to a point ten feet from the street right-of-way line.

(4} Ground mounted private communication antennas shall be located in the rear yard, exesp!
when it can be found such antennas will not be highly visible frorm a strest, they may be located ina
non-required interior side vard. No pmate communications antenna. including exiendable antennas,
shall exceed the height limitations of the district in which it is [ocated when fully extended and shall be
placed so that a horizonral distance at [east equal to the vertical height of the antenna shall be provided
between the base of the antenna and the nearest property line. Except, in those instances where an
antenna extending upward from the ground is also securely attached elsewhere to a building, the
required distance to the nearest property ling may be measured from the building attachment fo the top
of the antenna. All such antenna may be attached to a pole, a toweror o a rooftep of a principal or
accessory building, provided all applicable structural and electrical code requirements are met. Dish
antennas located on the ground shall observe all sethacks pertaining to an accessory building. Wining
between a ground mounted antenna and a receiver shall be placed at least eight inches beneath the
ground within conduit. [n residential districts, no roof, pole or tower mounted anteruia shall exceed a
dimension of § feet by 8 f2et or a diameter of § feet and shall not project more than § feet above the roof
on which it is located, or above the maximum height limitations of ihe district, whichever is less.
Ground mounted antenna shail not exceed a dimernsion of 12 feet by [2 feet or a diameter or 12 feet. [n
nonresidential districts, no roof, pole or fower mounted antenna shall exceed a dimension of 12 feet by
12 feet or, a diameter of 12 feet, Ground mounted antenna shall not exceed a dimension of 16 feet by 16

feet, or a digmeier of 16 feat

Wind powered eznerators shall be permitted provided:
f g 13

P
LA
——

A, They are located in the rear vard only;
s /
B. They do not excead the height limitation of the districy;

C. They are so located on the premises that a distance &t ieast equal to the neight of the

generator biades a¢ their apoges Is provided to the nearest property iine; and

-

They meet all applicable structural and slecuical codes.

{6y Solar energy panels w‘k_n located on the ground shall chserve zll applicable electrical codes
and all applicabie requirements pertaining to an accessory building. When roof mounted they shall oe
mounted either flat against the roof surface or, shall not project more than four feet outward from the
roof measured from the surface of the roof where so affixed, to the farthest outward projection of the

panel,

Passed 7-3-01; Ord. 926, Passed 5-6-03.)
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DNDEE TOWNSHIP ZONING ORDINANCE

ORDINANCE NG, §9-10-01

THE TOWNSHIP OF DUNDEE ORDAINS

Section 1: Artiele V, General Provisions, is ameniled to zdd the following new Sectien 5,44
recuigbing soiar panels, fo read as follows:

SECTION 5.44 SOLAR PANELS

Sclar panels shall be allowed in all zoning districts either attached to permitied principal or accessory
buildings or as accessory structures subject to the following regulations:

|, Attached to building. Whers attached to a building, the solar passls shall be subject to the same
revulations as the buildi:w it terms of height and setbacks. Solar panels may be attached to the roof
¢ the building wall, but not both,

2. Roof mounted panels shall include solar panels integrated as the surface layer of the roof
structure with no additional apparent change in relief or projection {the preferred instaliation), or
separate flush-mounted solar panels attached to the roof surface.

(l) So ar panels integrated as the surface layer of the roof stucture may be located on any part of
e 1D€)F

(2) Separate flush-mounted solar panels may only be located on a rear- ot side-facing roof.
(3} Separate flush-mounted sclar panels installed on a builiing or structure with a sleped roof
surface shalf not project vertically above the peak of the wcor to which it is attached.

(47 Solar panels mounted on a flat rocf shall not nroject vertically fugher than the height of e
parapet wall surrounding the roof or shall be sereened by architectural features in accordance
with Section |1

o

Flush-mountsd solal panels on the building wall may only be attached o one (1) side or rea
bl - 4 S
building fagade and shall not face a street.

2. Free-standing. Solar panels that are not attached to a building shall be permitted as accessory
structures subject to the following regulations:
a. Free-standing solar panels shall be permitted Ax B square fect of
. " selar aray g Ay
in the rear vard only. “"?‘"‘“‘”“‘*"i
: o ? i Side Vi
b. Free-standing solar panels shall be setback lt A l Sige Ve
six (6) feet from the side and rear lot line. oo ; i
c. Free-standing solar panels shall rot exceed 2 v I 3 ——'J‘«
it r o tatl H ¢ : '
height of four {4) feet. S l H
o ! l FrontView
d. The surface area covered by a fres-standing i {
system shall not exceed two persent (270} of !
Sciar Panels ! ALY



DIUNDEE TOWNSHIP ZONING ORDINANCE

the fot or three hundred sixty (360) square feer, whichever is i35, Arza covered shall be included
in the lot coverage caleulations for the lot.

e.  All power ransmission lines shail be underground.

f. Free-standing solar panels shall not be visible from adjacen: proverty and shali be scresned by
landscaping whers nacessary.

3. Glare. Solar panels shall be placed and arranged such that refiected solar radiation ov glare shail not
be direcied onto adjacent buildings, propertizs or roadways,

4. Beildiag permit. Solar energy systems shall conform to applicsble industry standards. A building
permit shall be obtained for a sclar energy system in accordanse with the Building and Electrical

Cades,

Sectiog 2. SEVERARILITY

[F any provision of this Ordinance is found to be invalid, the remaining portions of this Ordinance shall
remain enforceable.

Section 3. EFFECTIVE DATE

This Ordinance shalf take effect seven (7) days following the date of its publication,

COn the question: "SHALL THIS ORDINANCE NOW PASS? the fullowing vote was recorded:

Yeas

Nays

i hereby approve the adoption of the foregoing Ordinance this day of
2810,

Tira ] O'Lone Joanna C Ul

Township Clerk Township Supervisor




Accessory Buildings and Lises

Coverad and enclosed structuras intended for uge residential year-round {&.¢. sunreom,

scraened porches, enclosed gazebos) are also subject to the huilding setback applicable t©

the principal structure and in the applicabia zoning district.

(d} Second Story Decks

(1) Second story decks, including any walkway or stairwell connecting the second story deck to
a first story deck, a ground-level deck, or a deck iocated above a walk-out basement, may
extend into the rear yard satback, provided it does not extend more than fourteen {14} fes!

fram the rear of the dweiling.

(2} The area of a sscond story deck shall not count toward the permitted lof coverage for

accessory buikdings and structures.

(3) If coverad or enciosed, a second-story deck is subject to the minimum sethacks that apply
10 the principal siructure on the property, as set out the appiicabis zoning district.

Saction 13.06 Solar Panels

Freestanding soiar paneis (1.e. not aftached o the principal buildi

ney oo

Tibg/ @

hall be considerad an

accassory building and shali be subject to the requiraments for such, together with ali cther

apoiicabie building codes and ordinances,

Section 13.07

Swimming Pools and kot Tubs

{a) Location

(1) Swimming pools, spas, hot tubs and similar
devices shall Aot be located in any front yard.

(2} Bwimming pools, spas, hot tubs and similar
devices shall not be lccated in any easement,

(3) A minimum distance of six (6) fest shall be
maintained between any swimming pool and
property line and/or any accessory structure.

(4) Swimming pools shall be setback in accordance
with Table 13.07.

(B} Spas, hot tubs and similar facilities shall be
sethack at least ten (10) feet from the rear ot line
and meet the side yard setback of the applicable
zoning district.

Table 13.07

Swimming Fool Seibacks

Ling
2. interior Gide g #
Lot Line
- . Front yard setback
< Eg{i?;?de of applicable zoning
district
4. PFrincipal
Building 10 f.
i Wall
| 5. Essement 1 fh
[ 6. Privats Well 25 i
7. Sewer 3 fL.
| 8. Septic Tank | 10 £

Security Fencing. Swimming pools, spas, hot tubs and similar devices that contain tweanty-
four (24) inches or more of water in depth at any point shal! mest the seclrity requirements of
the Building Code.




Monroe Tounty, Yennsylvans

MONROE COUNTY, PENNSYLVANIA
MODEL ORDINANCE FOR
ON-SITE USAGE OF SOLAR ENERGY SYSTEMS

Township/Borough of [Municipality name]
Monroe County, Pennsylvania

ORDINANCE NO. weemeeee

AN ORDINANCE TO AMEND THE ZONING ORDINANCE OF VMUNICIPALITY
NAME], BY AMENDING [4RTICLE/SECTION], DEFINITIONS, BY ADDING DEFINTIONS
FOR SOLAR ENERGY SYSTEMS AND BY AMENDING [ARTICLE/SECTIONT, ADDING A
NEW SECTION TO PERMIT SOLAR ENERGY SYSTEMS AS AN ACCESSORY TO
PERMITTED, CONDITIONAL AND SPECIAL EXCEPTION USES IN ANY ZONING
DISTRICT.

BEIT HEREBY ENACTED AND ORDAINED by the |Governing Body] of
{Municipality name], Monroe County, Pennsylvania, that the [ Municipal] Zoning Ordinance,
shall be amended in the following respects:

Section |. The Zoning Ordinance of [ Municipality name] {Section/Article], Definitions, shall be
amended to include the following definitions:

Mechanical Equipment: Any device associated with a solar energy system, such as an
outdoor electrical unit/control box, that transfers the energy from the solar energy svstem
to the intended on-site structure.

Solar Access: A property owner’s right to have sunlight shine on the awner’s land. (The
enforcement of this right is through the zoning ordinance that establishes height and
sethack requirements.)

Solar Energy System: An energy conversion system, inciuding appurtenances, which
converts solar energy to a usable form of energy to meet all or part of the energy
requirements of the on-site user. This definition shall include the terms passive solar and
active solar systems.

Solar Glare: The effect produced by light reflecting from a solar panel with an intensity
sufficient to cause annoyance, discomfort, or loss in visual performance and visibiliry.

Section 2. Applicability:

L. This ordinance applies to solar energy systems to be installed and constructed
after the effective date of the ordinance.

rerd
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Monroe County Pannsvieas,s

2. Solar energy systems constructed prior to the effective date of this ordinance
shall not be required to meet the requirements of this ordinance.

%)

Any upgrade, modification, or structural change that materially afters the size or
placement of an existing solar energy system shall comply with the provisions of
[Section/Article].

Section 3. The Zoning Ordinance of [Municipality name], [Section/drt iclel, Accessory
Regulations, shal! be amended by adding [Section/Article#] as follows:

SOLAR ENERGY SYSTEMS

it is the purpose of this regulation to promote the safe, effective and efficient use of solay
energy systems installed to reduce the on-site consumption of utility supplied energy
and/or hot water as a permitted accessory use while protecting the health, safety and
welfare of adjacent and surrounding land uses through appropriate zoning and land use
controls, A solar energy system shall be permitted in any zoning district as an accessory
to a principal use herein and subject to specific criteria as set forth below. Where said
general standards and specific criteria overlap, the specific criteria shall supersede the
general standards.

1.~ The installation and construction of a solar energy system shall be subject to the
fotllowing development and design standards:

A. A solar energy system is permitted in all zoning districts as an ACCLIOLY
to a principal use.

B. A solar energy system shail provide power for the principal use and/or
accessory use of the property on which the solar energy system is focated
and shall not be used for the generation of power for the sale of Energy to
other users, although this provision shall not be interpreted to prohibit the
sale of excess power generated from time to time to the local utility
company.

C. A solar energy system connected to the utility grid shall provide written
authorization from the local utility company to the [ Township/Borough]
acknowledging and approving such connection.

D). A solar energy system may be roof mounted [artachment 4] lor ground
mounted [attachment #2].

e i B SO
REOE L OO0 8
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A roof mounted system may be mounted on a principal building or
accessory building. A rcof mounted system, whether mounted on the
principal building or aceessory building, may not exceed the maximum
principal building height or accessory building heigiit specified for the
building type in the underlying zoning district. In no instance shall any
part of the solar energy system extend beyond the edge of the roof.

A ground mounted system shall not exceed the maximum building height
for accessory buildings.

The surface area of a ground mounted system, regardiess of the mounted
angle, shall be calculated as part of the overall lot coverage.

A ground mounted system or system attached to an accessory building
shall not be located within the required front yard setback.

The minimum solar energy system setback distance from the property
lines shall be equivalent to the building setback or accessory building
setback requirement of the undertying zoning district. [Please note that
some municipalities have less stringent accessory structure setbacks, e.g.
10 foot side yard setback for sheds. If accessory structure sethacks are
less siringent than the primary structure sethack, it is recommended that
the municipality require solar energy systems to have the setback
requirements of the primary structure in the underlying zoning district.|

All mechanical equipment associated with and necessary for the operation
of the solar energy system shall comply with the following:

a. Mechanical equipment shall be screened from any adjacent
property that is residentially zoned or used for residential
purposes. The screen shall consist of shrubbery, trees, or other
non-invasive plant species which provides a visual screen. In lieu
of a planting screen, a decorative fence meeting the requirements
of the Zoning Ordinance may be used.

o. Mechanical equipment shall not be located within the minimum
front yard setback of the underlying zoning district.

¢. Mechanical equipment shall comply with the setbacks specified
for accessory structures in the underlying zoning district. [Flease
note that some municipalities have less stringent accessory
structure setbacks, e.g. 10 joot side yard setback for sheds. If
accessory siructure setbacks are less stringent than the primary
structure setback, it is recommended that the municipality require

[¥h)

2 of

QF
0
5



Monros County, Pennsylvanic

solar energy systems io have the sethack requirements of the
primary structure in the underlying zoning disirict.

K. Solar panels shall be placed such that concentrated solar radiation or
glare shall not be directed onto nearby properties or roadways.

L. Solar panels shall not be placed in the vicinity of any airport in a manner
that would interfere with airport flight patterns. Acknowledgement from
the Federal Aviation Administration may be necessary.

o

M. All power transmission lines from a ground mounted solar energy system
to any building or other structure shail be located underground.

=z

. A solar energy system shall not be used to display advertising, including
signage, streamers, pennants, spinners, reflectors, ribbons, tinsel,
balloons, flags, banners or similar materials. The manufacturers and
equipment information, warning, or indication of ownership shall be
allowed on any equipment of the solar energy system provided they
comply with the prevailing sign regulations.

0. A solar energy system shall not be constructed until a building/zoning
permit has been approved and issued.

P. The design of the solar energy systern shall conform to applicabie
industry standards. A building permit shall be obtained for a solar energy
system per the Pennsylvania Uniform Construction Code (UCC), Act 45
0f 1999, as amended, and the regulations adopted by the Depariment of
Labor and Industry. All wiring shall comply with the appiicable version
of the National Electric Code (NEC). The local utiiity provider shall be
contacted to determine grid interconnection and net metering policies.
The Applicant shall submit certificates of design compliance obtained by
the equipment manufacturer from a certifying organization and any such
design shall be certified by an Engineer registered in the Commonwealth
of Pennsylvania. [Please note that the existing roof structure and the
weight of the solar energy system shall be taken info consideration when
applying for a solar energy system permit].

Q. The solar energy system shall comply with all appticable
[Township/Borough) Ordinances and Codes so as to ensure the structural
integrity of such solar energy system.

R. Before any construction can commence on any solar energy system the

property owner must acknowledge that he/she is the responsible party for
owning and maintaining the solar energy system.

Pren o 1 Al
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2. Ifa ground mounted solar energy system is removed, any earth disturbance as a
result of the removal of the ground mounted solar energy system shall be graded
and reseeded.

3. If'a ground mounted solar energy system has been shandoned {meaning not

having been in cperation for a period of six (6) months) or is defective or is
deemed to be unsafe by the { Township/Borough] Building Code Official, the
solar energy system shall be required to be repaired by the owner to meet federal,
state and local safety standards, or be removed by the property owner within the
time period allowed by the [Township/Borough Building Code Official. If the
owner fails to remove or repair the defective or abandoned solar energy system,
the [Township/Borough] may pursue a legal action to have the system removed at
the owner’s expense.

Section 4. All other portions, parts and provisions of the Zoning Ordinance of [Municipality
name]. as heretofore enacted and amended, shall remain in force and effect.

Seetion 5. This Ordinance shall take effect five (5) days after the date of its enactment.

DULY ORDAINED AND ENACTED the day of s 20, by the
[Governing Body] of the Township/Borou gh of [Mumicipality name], Monroe County,
Pennsylvania, in lawful session duly assembled. ‘

[Governing Body] of [Municipality name)

ATTEST:

(95
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ROOF MOUNTED SOLAR ENERGY SYSTEM (ATTACEMENT #i)

ENERGY SYSTEM (ATTACHMENT #2}
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KENT COUNTY, MARYLAND

RENEWABLE ENERGY TASK FORCE
Established 9 March 2010
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County, Maryiand
Sclar Energy Systems

Discussion

The RETF members discussed solar energy systems during 6 meetings. This section captures the evolution
and end result of that discussion. Unlike wind energy systems which prompted many junsdictions o address
paramerers of small and utlity scale use through ordinances, solar energy systems are as not commonly
addressed in local codes. The task force reviewed a Solar Access Guide produced by the City of Boulder,
Colorado and design guidelines from the American Planning Association’s Loning Practice. o addition, a solar
panel installer Robert Busler addressed the commitiee (Sce Appendix B: Solar for a synopsis of guest speaker
nformation and backeround information).

Considerations

There was very linle model solar energy language available from Maryland countles for the RETF to consider.
Therefore, the committer budt its dialogue from the manner in which they studied wind energy in the
previous weeks, beginning with an examination of residential use versus utility scale use of solar energy
technology.

The committee set abour defining the parameters of each type of system. Commercial, or utility scale, systems
were established as those containing any device or combination of devices or elements which rely upon direct
sunlight 2s an energy source, including but not imited to any substance or device which collects sunlight for
generafing energy primarily for use off site. Tt was also decided that the energy generated by this system could
be used to serve on site power needs.

Restdential systemns were defined as those contalining a device or combination of devices or elements which
rely upon direct sunlight as an energy source, inchuding but not lmited to any substance or device which
collects sunlight for generating energy or heating hot water for use on site. However, the energy output could
be delivered to a power grid to offset the cost of energy on site.

Notably, the committee quickly came to 2 consensus on utlity scale solar energy, deciding that it should be
permitted in the Industrial with clear standards and site plan review.

RETF members discussed the land available in the Industrial District {approxumately 1,700 acres) and its main
geographic concentration in the County which is locared along the Route 301 corridor adjacent 1o Massey
(with additional areas in Worton and near Chestertown), While the committee felt thar utility scale solar
energy was an appropuiate use of that land, they remained concerned about the availabiity of land zoned
Industrial for other desirable permitred uses. Thercfore, the RETF decided that only 50 percent of land zoned
Industrial should be used to accommodate solar power. Once 25 percent of the land zoned Tndustral is
occupied by solar energy systems, the County should be directed to re-evaluare this policy.

The committee heard a presentaton on the use of solar panel arrays designed to provide electricity to chicken
houses. Members agreed that small solar energy systems should be permitted accessory uses on farms.
However, members were divided on locating wility scale solar energy systems m the Agricultural districe. It
was ultimately decided that, with clear condidons, utility scale solar energy systems should be permmtred as
special exceplions 1n not only the Industrial bhut also the Agricultural, Commescial, and Commercia) Critical Aren
zoning districts on a limired scale.

o
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Solar Easements

The RETT discussed solar easements and issues of solar access
involve neighboring air space, including the height and setback of
adjacent buildings and trees. Solar easements seek to create
adequate protections for property owners who Instal! solar energy
systems while not crearing hardships for adjacent property
owners. The RETF decided that the County should not adopt
solar access protection provisions but rather encourage property
owners installing solar energy systems o coordinate with
adjoining property owners to obtain solar access protection.

Safety

The committee discussed fire safety and emergency response
issues for solar energy systems. It was decided that an emergency
shut off mechanism should be required and notice of its location
should be submitted to emergency services.

Figure 3: Solar Panel

Visual Aesthetics

Mindful of keeping the balance between the promotion of solar energy systems and the preservation of the
County landscape, the RETF decided that, while roof-mounted systems should be permitted as ACCESSOTY Uses
or as speaal exceptions, towers should be more cosely reviewed, A roof mounted system must meet zoning
district height requirements and not extend more than 10 feet from the top of the roof.

To further address aesthetics, the comumittee established that a solar collection device of combination of
devices should be designed and located to avoid glare or reflection onto adjacent properties and roadways and
shall not interfere with traffic or create a safety hazard. Also, screening, capable of providing year-round
screening, should be provided along all sides of the system that do not actively collect energy.

Kent County solar regulations

Cuarrently, the Land Use Ordinance does not address solar energy panels or systems directly. The few
applications that have been submitred to the County for solar panels have been treated as uses customarily
accessory to pumary uses, such as a single family dwelling or an agriculrural operation. Al sethack and height
resttictions in each zoning district would apply to a solar panel/system appitcation. Commercial/utility scale
systems are not permitted.

RETF Recommendation:

The task force defined the following terms which apply to proposed zoning text amendments: small solar
energy systems and commercial solar energy systems. These terms as defined help to establish the parameters
against which small and large solar energy system applications are to be reviewed. The task force felt that it
was Important to specify that energy production associated with a small solar energy system is to be used on
site of to qualify for 2 utility company credit (aside from output delivered to a power gnd to offset on site
energy cost).

Followtng 1s a summary of the task force recommendations segarding solar energy system uses:

g Permitted Uses, Udlity Scale, in the Indusuial and Emplovment Center Districts: Conditions
of appraval (5) were established o include installation and design specifications which reduce
mmpact on neighboring properties, height limit set at 10 feet above top of roof and set by
zoning district (45 foot limit), and registration with the Department of Emergency Services.
Site plan review is required. '

= Permitted Uses. Small Scale, in Commercial 20d Commercial Critical Area: Conditions of
approval (5) were established to include Installadon and design spectfications which reduce

1
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impact on neighboring properties, height limit set at 10 feet above top of roof and set by
zoning district (45 foot limit), and registration with the Department of Emergency Services.
Site plan review is required.

Permitted Uses/Special Ficorptipn, Utilite Scale, in Agricultural and Resource Conservation
Disgicts:  Conditions of approval (13) were established to include installation and design
specifications which reduce impact on neighboring properties and sifes of significant public
1nterest, height limit set at 10 feet above top of roof and set by zoning district (38 foor limic),
and registration with the Department of Emergency Services. In addition, the solar collection
systemn shall be incidental to the use of the farm with no alteration of utihty Infrastructure to
accommodate systemn. Area of use may not exceed 5 acres onsite with no aggregation of solar
collection panels on adjacent properties which exceed 5§ acres. Ares developed by utility scale
solar energy system is considered development and counted toward the maximum percentage
of the property in lots. Site plan review is required.

Permitted Uses/Special Fopgption, Utdlity Scale in Commercial and Commercial Critical Ares
Districts: Conditons of approval (6) were established to include installation and design
specifications which reduce impact on neighboring properties and sites of significant public
interest, height limit set at 10 feet above top of roof and set by zoning distict (45 foot Jarnait),
and registration with the Department of Emergency Services. Site plan review is required.

Permitred Accessory Uses, Small Scale, in Industrial District: Conditions of approval (3) were
established 1o include installavon and design specificatons which reduce impact on
neighboring propertes, height limit set at 10 feet above top of roof and set by zoning district
(45 foot limit), and registration with the Deparrment of Emergency Services.

Permitted Accessory Uses, Small Scale, in Agricultural, Resource Conservation. Rural
Character, Rural Residential, Critical Arca Residential Community Regidental, Village, and
Marine Districts: Conditions of approval (3) were established to include a restriction on tree
removal, registration with the Department of Emergency Services, and a height limit
established by zoning district.

Solar Energy Systems: Proposed Land Use Ordinance Language

Solar Energy System, Utility Scale; Any device or combinatdon of devices or clements which rely upen direct
£Y 03 ) ) ) )
sunlight a3 an enerey source, inchuding but not imited to any substance or device which collects sunlipht for
) C‘D‘} : E] ; b RS
generating encrgy primarily for use off-site. Energy generated may be used 10 serve on site nower needs,

Solar Hoergy System, Small: Any device or combinaton of devices or elements which rely upon direct
sunlight as an energy source, including but not limited 1o any substance or device which collects sunlight for
generating energy for use onsite, However, the energy out put may be delivered to a power grid to offset the
cost of energy on site.

Permitied Uses
Solar Energy Systems, Udlity Scale in BEC and 1 provided:

2

b)

A solar collection device or combination of devices are designed and located to avoid glare of

reflection onto adjacent properties and adjacent roadways and shall not interfere with traffic o create
a safety hazard.

Sereening, capable of providing year round screening, is provided along the non-reflective axis of the
solar collection device or collection of devices.

Root mounted solar collecton devices shall not extend more that 10 feer from the top of the roof.
The total height of the building including the solar collection devices shall comply with the height
regulations.

Solar collection devices shall not exceed 45 feet in height.
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¢) All solar collection devices shall register with the Department of Emergency Services and shall submit
2 map noting the location of the solar collection devices and the panel disconnect.

Solar Energy Systerns, Small in C and CCA provided:

b}

=

o O,
LR

A solar collection device or combination of devices are designed and located to avoid glare ot
reflection onto adjacent propertics and adjacent roadways and shall not interfere with traffic or
create a safety hazard.

Screening, capable of providing year-round screening, 15 provided along all sides thar do not
collect energy.

Roof mounted solar collection devices shall not extend more that 10 feer from the top of the
roof. The total height of the building including the solar collection devices shall comply with the
height regulations.

Solar collection devices shall nor exceed 45 feet in height.

All solar collection devices shall register with the Department of Emergency Services and shall
submit a map noting the location of the solar collection devices and the panel disconnect.

Special exceptions
Solar Energy Systems, Utiliry Scale on farms in the AZD and RCD provided:

2

b}

>

d)
¢)

f)
&

A solar collection device or combination of devices are designed and located to avoid glare or
reflection onto adjacent properties and adjacent roadways and shall not interfere with  traffic  or
create a safety hazard.

Screening, capable of providing year-round screening, is provided along all sides that do not
collect energy. '

Roof mounted solar collection devices shall not extend more that 10 feet from the top of the
roof. The total height of the building including the solar collection devices shall comply with the
height regulations established for each zoning district.

Solar collection devices shall not exceed 38 feet in height,

‘The solar collection system shall be incidental to the use of the farm,

Installation of the solar collection system shall not adversely impact adjacent properties.

All structures associated with the solar collection system shall be neither visually intrusive nor
Inappropriate to their setting.

All solar collection devices shall register with the Department of Hmergency Services and shall
submit a map notng the location of the solar collection devices and the panei disconnect,

Other than wire size, there shall be no alteration of wiility infrastructure to accommeodate system.
Area of use may not exceed 5 acres onsite.  Adjacent properties shall not aggregate solax
collection panels t achieve an area exceeding 5 acres.

In AZD, area developed by urility scale solar energy system is considered development and
counted toward the maximum percentage of the propesty in lors,

Tree removal shall be minimized and any removal shall be mitigated 1 accordance with the
Critical Area program requirements.

The applicant shall demoanstrate that a urility solar encrgy system shall not unreasonably interfere
with the view of, or from, sites of significant public interest such as public parks, a national or
state designated scenic byway, 2 structure listed in the Kenr County Historic Site Survey, an
histonc districy, or of the Chesapeake Bay and its tributaries.



Solar Energy Systems, Utlity Scale in C and CCA provided:
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a) A solar collection device or combination of devices are designed and located to avoid glare or
reflection onto adjacent properties and adjacent roadways and shall not interfere with  traffic  op
create z safety hazard.

b} Screening, capable of providing year-round screening, is provided along all sides that do not
collect energy.

¢) Roof mounted solar collection devices shall not extend mere that 10 feer from the top of the
roof. The total height of the building including the solar collection devices shall comply with the
height reguladons.

d}  Solar collection devices shall not exceed 45 feet in height.
¢) All solar collection devices shall register with the Department of Fmergency Services and shall

submit a map noting the location of the solar collection devices and the panel disconnect,
£ The appiicant shall demonstrate that a ulity solar energy system shall not vareasonably interfere
with the view of, or from, sites of significant public interest such as public parks, a national or
state designated scenic byway, a structure listed in the Kent County Historic Site Survey, an

historic district, or of the Chesapeake Bay and its miburtaries.
k) p S

Permitted Accessory Uses
Solar Energy Systems, Small in I provided:

a)

2)

A solar collection device or combinaton of devices are designed and located to aveid glare or
reflection onto adjacent properdes and adjacent roadways and shall not interfere with traffic or create
a safety hazard.

Screening, capable of providing year round screening, is provided along the non-reflective axis of the
solar collection device or collecdon of devices.

Roof mounted solar collecton devices shall not extend more that 10 feet from the top of the roof.
The total height of the building including the solar collection devices shall comply with the heght
regulations.

Solar collection devices shall not exceed 45 feet in height.

All solar collection devices shall register with the Department of Emergency Services and shall submit
a map noting the location of the solar collecton devices and the panel disconnect.,

Solar Energy Systems, Small in the AZD, RCD, RC, RR, CAR, CR, V, M provided:

a) Tree removal shall be minimized and any removal shall be mitigated in accordance with the
Critical Area program requirements.

b) All solar collection devices shall register with the Department of Fmergency Services and shall
submit 2 map noting the location of the solar collection devices and the panel disconnect,

¢) The total height of solar collection systems shall comply with the height requirements.

Page 7 of 10
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Appendix B: Background Information for Solar Energy

Guest Speaker

Rebert Busler discussed his experiences as a representative of the solar energy company Standard Selar. He
shared examples of roof mouated solar panels on a wide variety of residences and shared his own experience
with the roof mounted solar panels installed on his residence i Chestertown’s historic districr.

In addition to leading 2 discussion on the aesthetics of solar panel installation, Mr. Busler shared the following
topics for the task force’s consideration:
¢ Roof Mounting (left)
- Alignment with existing roof stope
-~ Color of panels
— Appearance of cell pattern

— DMountng systems

Figure 9: Roof mounting Fogure 100 Ground Mounting
¢ Ground Mounting (right)

= Height of system

— Views from neighboring property

—  Glare at 30 degree tlt - none

Background

The most common solar technologies used on buildings in the United States are solar photovoltaic (PV)
panels that generate electricity and solar thermal systems that hear water or air. Solar PV produces electricity
through the conversion of direct sunlight to energy. The semiconductor materials in the PV cell interact with
the sunlight to generate electric current. The most clectricity is produced when the sun’s rays are directly
perpendicular to the PV panels. Since PV only works with sunlight, most systems are also connecred to the
atlity gtid to guarantee around-the-clock electricity. The orientation of a PV systern affects its performance;
usually the best location is on a south-facing roof. Flat roofs allow the panels to be tilted in the optimal
direction.

PV systems work best without any obstructions from trees or structures. Because the sun is higher m the
summer and lower in winter, placement of the PV involves an assessment of these factors. In any specific
location, as the surface area of a PV system exposed to sunlight increases, the amount of electricity produced
also Increases. Depending on site conditions and economic constrainss, residental-scale PV sysfems can range
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Appendix B: Background Information for Solar Energy continued

from 100 to 1,000 square feet. (“Balancing the Solar Access Equation”, Gail Feldman and Dan Marks, aicp,
Zoning Practice 4.09).

Two Sources of Energy: Light and Hear
s Light
- Photovoltaics (PV) - direct conversion of sunlight to electricity.
= Heat
2 M M 1
- Actve solar thermal heats water.
- Passive solar thermal heats a building
through design (windows, orientation, ete.)

Components of Solar PV Systems
¢ Solar panels — mounted on roof, pole, ground, or other structure
o Tnwerter — DC o AC
*  Balance of System (BOS)
—  Charge Controller (battery systems)
- Disconnect switch {usually inverfer-integrated)
- Circutt breaker box
*  Backup System — add bartteries, different inperter, second breaker box, move circuits

Solar Energy Information
Solar energy can be captured and converted into heat or elecrricity by 2 number of devices. For example. a
2y Hicity by _ >
result of the fuel shortages in the 1970, many homes and buildings in the U8, were fitted with flat collectors
that captured solar energy because of the dark color of the coliector. This enetgy was then used to heat water
(most often by running a thin film of water directly throueh the hot anel) o replace conventionall
s J g 7 O 3 ¥ Y
produced hot water. In some cases the energy was used to heat ar help heat the home.

There are many methods of collecting solar energy and converting it to electrical power, but in general most
systems can be classified as belonging to either of two main groups. The first group Is made up of
photovoltaies (PV), as discussed above. There is also Concentraring Solar PV (CPV) which uses a lens (o
increase the available suplight onto a much smaller but more efficient PV cell, but the system must be
mounted on a two axis tracker to constantly and accurately point the lens at the sun. The second main group
1s comprised of concentrating solar power (CSP) in which parabolic troughs are used o concentrate sunlight
onto a central pipe filled with oil which absorbs the energy as heat. This oil is then circulated to 2 heat
exchanger which then is used to ultimately generate steam to drive a turbine and generator (much like fossil
fuel electrical producton). Most small-scale solar power systerns employ photoveltaics,

The most common form of PV is the rigid silicon crystal solar cell, One of these PV cells is manufactured by
arranging many thinly cut layers of silicon crystal in large flar rigid, glass covered sheets called cells, which in
turn are arranged in collections called arrays. These arrays are ofien seen on roofs of residences, businesses,
and public buildings; covering large areas of usually southern exposures, supported by racks thar hold them ar
varied angles aimed at the sun.

Sometimes these same arrays are ground mounted on racks or poles. They can be rgidly mounted, or on
poles that let the arrays move to follow the sun from East to West, or from the hotizon (o the high noon for
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cost considerations, they are rigidly mounted at an average angle, usually an angle in degrees equal to or near
position, or both simultancously. Bfficiency is improved when the panels can track the sun. Most commonly,
the geographical latitude of the array (39 ro 40 degrees for Kent County). Usually they are mounted facing
south as near as possible, given other considerations such 2s roofline layour or landscaping.

These cells turn sunlight into elecuricity due to the unigue ability of the specially treated silicon to shed an
clectron that will then follow a clrcuit the manufacturer laid out in the construction of the cell. Flectopns
excited by the sunlight falling on the surface of the cell can move abour, creating an electrical current which
travels from the cell to a load (such as the electrical devices in 2 home) and back to the cell.

Generally, the trip goes first (o an fmerser, which changes the DC current from the cell to AC curtent {which
can be used in the home or business), then on to a distriburion panel, such as the one that houses the cipeuit
breakers for your house.

If you are connected 1o the electrical grid, the power vou do not use for vour houschold loads at the very
4 fas) k I g P 7
mstant the current is created will flow backwards through vour electrical meter to the rest of the orid. furain
’ ™ 3
your meter backwards if you have one meter, or registering on your “watts produced” merer if you have two.

If you are not connected to the grid, the current may go directly from the PV array o a bank of batteries for
storage, from which it is later taken and either used directly to power DC lights and appliances or converted
into AC. A system of this type that is also connected to the prid must have either an automatic or manual
disconnect switch that allows connection to only one source (grid or solar array) at 2 time.

Other types of less common solar collectors inciude thin cell PV and concentrating solar PV collectors. Thin
cell solar is just that: a very thin and flexible cell structure printed on a plastic scrim with an adhesive backing
that can be applied as 2 building material on roofs or external walls of buildings. Itis a less efficient collector
of solar energy than silicon crystal, but many dmes cheaper, and its flexibility aliows it to be incorporated Into
the structure rather than being an add-on.

Concentrating solar is a PV cell that has its own concentrating device looking like a reverse Fresnel lens (like
those used to concentrate the beams in lighthouses) which concentrates the solar energy maany times, alowing
for a smaller but more efficient solar cell. This cell must have a two-axis pointing device so that the cell is
always pointed directly at the sun.

Researchers are also searching for materials other than silicon that can be used in PV. Suitable materizls will
decrease the cost of solar panels by either increasing efficiency {more sunlight captured) or decreasing the
cost of manufacture, or both.

The unit of measure of how much electrical power a solar array produces is the Aifowatt hour (kWhj) which is
the number of &iewatts (kW) produced in one hour of dme. The size of an array is rated by how many kWh's
it can be expected to produce, In perfect solar conditions, in one hour. An array that can be expected to
preduce 5 kWs in one hout is rated as a 5kW system. Larger commercial systems are measured in Mepawatts
(W), with a megawatt being equal to 1000 kibwarss.



IMNTRODUCTION

in spite of 1ts cold and dark repuiation, Minnesota has good solar potential, as good as Houston, Texas and
many parts of Flonda. As solar encrgy system components have become more efficient and less costly an m-
creasing number of solar energy installations have been installed in Minnesota. Since 2005, the interest in solr
energy has rapidly nereased such that many commuaities have had to address solar installations as a land use
issue. Solar enesgy components continue to improve in ctficiency and decline in price, and “cost patity” with
some retzil electric and natusal gas costs is likely wichin the next 8 to 10 yeats.

But solar energy 1s much more than an alternative {or supplement) to utility power. Solar energy has become a
symbol of energy self-suthciency and environmental sustainability. The growth in solar installations is attribut-
able more to the non-cconomic benefirs than as an economic substirute for the electric utihity. Households and
businesses wanting 1o reduce their carbon footprint see solas energy as a strong complement (o energy effi-
ciency. Volaulity in natural gas prices makes free solar fucl look attractive as a price hedge.

Solar energy issues

Local governments will need to address solar encrgy instaliations in their development regulation in the pear

future. Three primary issues tie solar energy to development reguatior

Uy Clwade prolection goalr. Local governments that have committed to meeting climate protection goals can meet
some of thelr commitment by removing regulatory barriers to solar energy and mcosporating low or no-cost
incentives in development regulations to spur solar investment,

sy and safely considerations. Solar systems have few nuisances, but visual impacts and safety concerns

by neighbors sometimes create opposition to solar instalfations. Good design and attention 1o aesthetics
can answer most concerns. But the misperception that solar systems are ugly and unsafe, rooted in pootly
designed 1970s solar installagions, have resuleed in unnecessary regulation or outtight prohibitions.

3y Solar acvesy considerations. In fally built-out comnmnities and large lot suburban or exurban areas, solar access
15 of limited concern. Solar access is, however, an important consideration in zoning districts that allow tall

buldings or in developing commuairies where subdivisions should incorporate solar access provisions.

Minnesota Environmental Quality Board

Thiy ordingne: ed pritwaridy oy the we
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the VLS. Depariment of Energy.
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Components of a solar standards ordinance

Solar energy standards should consider the following elements:

@

Remove regulatory barners and create a clear regulatory path to approving solar energy systems.

*  Limit aesthenc objections by setting reasonable desipn standards for solar energy in urban neighborhoods,
historic districts, and new subdivisions.

°  Address solar access issues 1n subdivisions and zoning distacts that allow taller buildings on smaller {urban
density) lots.

©  Encourage solar-ready subdivision and building design.

*  Incorporate regulatory meentives that can spur privare-secror solar investment.

Urban and Rural Communities

The model ordinance language addresses concerns that are primarily in cities rather than counties or rownships.
tssues of solar access and nuisances associated with solar systems are generally of little consequence ourside
urban density areas, wherte lot stzes are almost always greater than one acre. Counties and rownships can address
most barriers by simply stating in their development regulations that solar systems are an allowed accessory use
in all districts, Aestheric issues or solar access issucs might come into play in lakeshore areas or conservation
development areas, where homes are closer together or protected trees might limit solar access. The incentive
potion of the model ordinance can also be appled in ruraf areas. However, most of the language in this model

otdinance s directed to situations seen in cifies.

Primary and Assessory Uses

This ordinance addresses solar enetgy as an accessory use to the primary residential or commereial use in an ur-
ban area. Solar systems are also sometimes the primary use, on “solar farms” that ave Jarge arrays of hundreds
ot thousands of kilowatts of ground or pole-mountd sytems, or in ¢the case of solar thermal powerplants, such
as seen in the desert southwest. These land uses have different issues and need to be addressed in 2 substantially

different manner than discussed 1n this model

Page 2 of 11
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1.

Seope - This artiele applies to all solar energy mstallatons i Model Community.

Purpose - Mode! Community has adopted this regulation for the following purposes:

Al

B.

Compichensive Plan Goals - To micet the goals of the Comprehensive Plan and preserve the health,

safety and welfare of the Community’s citizens by promote the safe, effective and efficient use of ac-

tive solar energy systemss installed 1o reduce the on-site consumption of fossil fuels or utdity-supplied

electric energy. The following solar enerpy standards specifically implement the following goals from

the Comprehensive Plan:

L Goal - Encourage the use of local renewable energy resources, including appropuiate applications
for wind, solar, and biomass energy.

Gaal — Promote sustainable building design and management practices in residential, commercial,

I

and mdustrial buildings to serve the needs of current and future generations.
3. Goal — Assist local businesses to lower financial and regulatory risks and improve their economic,
community, and environmental sustainability,
Goal - Efficiently invest in and manage public infrastructure systems to support development

and growth.

Climate Change Goals - As a signatory of the Cool Cities program, Model Commauniiy has commit-
ted to reducing carhon and other greenhouse gas emissions. Solar energy Is an abundant, renewable,
and nonpollurng energy resoutce and that its conversion to electniaity or heat will reduce our depen-
dence on nonrenewable energy resources and decrease the air and water pollution that results from

the use of conventinnal ENErgy SOULCES.

Infrastruciure - Distributed solar photovoltaic systems will enhance the reliability and power

quality of the power grid and make more efficient use of Model Community’s electne distribution
infrastructure.

Local Resource - Solar energy 1s an underused local energy resource and encouraging the use of
solar energy will divessify the community’s energy supply porttolio and exposure w fiscal risks assoct-
ated with fossi fuels.

Improve Competitive Markets - Solar energy systems offer additional efiergy choice {0 conswumers
and will improve competition in the electricity and natural gas supply market.

innesota Env

Comprebensive Plan Goals
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ili. Definitions

Active Solar System - A solar energy system whose primary purpose is to harvest energy by trans-
forming solar energy into another form of energy or transfering heat from a collector o another

medium using mechanical, electrical, or chemical mieans.

Building-integrated Solar Systems - An active solar system that is an tntegral part of 2 principal or
accessory building, rather than a separare mechanical device, replacing or substitating for an architec-
tural or structural component of the building. Building-integrated systems nclude but are not limited
to phatovoliaic or hot water solar systemns that are contained within roofing materials, windows,

skylights, and awnings.

Grid-intertie Solar System - A photovoltaic solar systern that 1s connecred to an electric civouit
served by an electric utlity company.
%em&#m.wn_ﬁmxlm:tu
Oif-grid Solar System - A photovolmic solar systern in which the cireuus energized by he solar
system are not elecerically connected i any way to electric ciccuits that are served by an electric utility

company.

Passive Selar System - A solar enetgy system that captures solar light or heat wichout transforming

v to another form of energy or transferring the energy via a heat exchanger.

Photoveltaic System - An active solar energy system that converts solar energy direcdy into

clectricity,

e ptfer avoh-

Renewable Energy Easement, Solar Energy Hasement - An easement that imits the height or
location, or both, of permissible developmuent on the burdened land in terms of 2 structure or vegeta-
ton, or both, for the purpose of providing access for the benefited land to wind or sunlight passing

over the burdened land.

Renewable Energy System - A solar energy or wind energy system. Renewable energy systems do
not include passive systems that serve a dual function, such as 2 greenhouse or window:

Roof Pitch - The final exterior slope of a building raof calculated by the rise over the run, typically
but not exclusvely expressed in swelfths such as 3/12, 9712, 12/12.

Solar Access - A view of the sun, from any point on the colleciot surface, that is not obscnred by
any vegetation, building, or object located on parcels of land other than the parcel upon which the
solar collector 15 located, between the hours of 9:00 AM and 3:00 PM Standard time on any day of

the year.
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Solar Collector - A device, structute or a part of a device or structure for whuch the primary putpose

15 10 transform solat radiant energy info thermal, mechanical, chemical, or electrical energy.

Solar Collector Surface - Aay part of a solar collector that absorbs solar energy for use ia the
collector’s energy transformation process. Collector surface does not incluede frames, supports and

mounting hardware.

Solar Daylighting - A device specifically designed to capture and redirect the visible pordon of the
solar spectrum, while controlling the infrared poriion, for use in dluminating interor building spaces

i fiew of artificial lighting.

Solar Fnergy - Radint energy received from the sun that can be collected in the form of hear or

Light by a solas collectorn

Sclar Energy Device - A system or series of mechanisms designed primanly to provide heating,
cooling, electrical power, mechanical power, solar daylighting or to provide any combination of the
foregomyg by means of collecting and transferring solar generared energy into such uses either by
active or passtve means. Such systems may also have the capability of storing such energy for future
utlization. Passive solar systemns shall clearly be designed as a solar energy device such as a trombe

wall and not merely a patt of a normal structure such as 2 window

Solar Energy System - A device or structusal design feature, a substantial purpose of which is to
provide daylight for mretior ighting or provide for the collection, storage and distribution of solar
energy for space heating or cooling, elecizicity generating, or water heating,

Selar Heat Exchanger - A component of a solar encrgy device that is used to ansfer heat from

one substance to another, either iquid or gas.

Solar Fot Air System - (also referred to as Solar Air Heat or Solar [urnace) - An active solar system
that includes a solar collector to provide direct supplemental space heating by heating and re-circulat-
mg condivoned building air. The most efficient performance typically means vertically mounted on a

south-fzcing wall,

Solar Hot Warer System (also referred o as Solar Thermal) - A system that includes a solar collec
tor and a heat exchanger that heats ar prehears warter for building heating systems or other hot water
needs, including residential domestic hot water and hot water for commercial processes.

Solar Mounting Devices - Devices rthat allow the mounting of a solar collector onto 4 roof surface

ot the ground.
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Solar Storage Unit - A component of a solar energy device that s used ro store solar generared
Mv - MU\‘

electricity or heat for later use.

Permitted Accessory Use - Active solar energy systems shall be allowed as an accessory use i all

zoning classifications where struerares of any sort are allowed, subject to certain requir

ments as set forth

below: Active solar energy systems that do not meet the visibility standards in C. below will requite a
conditional use permit, except as provided in Section V. (Administrative Variances).

B.

Height - Active solar systems must meet the following height requirements:
1. Building- or rocf- mounted solar syscems shall not exceed the maximumn allowed height in any

¥
=

ed sysrems shall be considered to be mechanical devices and are restricred consistent with other

zoning district. For purposes for height measurement, solar systemns other than butdding-integrat-
el It g ) } 2 :

building-mounted mechanical devices.

)

Ground- or pole-mounted solar systems shall not exceed 20 feet in height when odented at

maximum 4l

Set-back - Active solar systems must meet the accessory structure setback for the zonmng district and

primary land use associated with the lot on which the system is located.

1. Roof-mounted Solar Systems - Tn addition to the building setback, the collector surface and
mounnting devices for roof-mounted solar systems shall not extend beyond the exterior perimeter
of the buiiding on which the system is mounted or built. Exterior piping for solar hot water
systems shall be allowed to extend beyond the permeter of the building on a side yard exposure.

2. Ground-mounted Solar Systems - Ground-mounted solar energy systems may not extend into

the side-yard or rear sethack when osiented at minimum desgn dle,

Visibility - Active solar systems shall be designed to blend mito the architectuze of the building or be
screened from routine view from public right-of-ways other than alleys. The color of the solar colice-
tor is pot requtred to be consistent with other roofing materials.

L. Building Integrated Photovoltaic Systems - Building integrated photovoltaic solar systems
shall be allowed regardless of whether the systemis visible from the public nght-of-way, provided
the butding component in which the system s integrated meets all required setback, land use or
performance standards for the disteict in which the building 15 located.

=3

- Bolar Systems with Mounting Devices - Solar systerns using roof mounting devices or ground-
mount solar systems shall not be resericted i the system is not visible from the closest edge of
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any public right-of-way other than an alley. Roofmount systems that are visible from the nearest edge of the street
frontage rght-of-way shall not have a highest finished pitch more than five {5) percent steeper than the roof pitch oa
which the system is mounted, and shall be no higher than twelve (12) inches above the roof.

3. Coverage - Roof or budding mounted solar systems, excluding building-integrated systems, shall not cover mare
than 80% of the south-facmg or flat roof upon which the panels ate mounted, and shall be set back from the roof
edge by a minimum of one (1) foot. The surface atea of pole or ground mount systems shall not exceed half the

buiding footprnt of the principal strucrure,

4. Higtoric Buildings - Solar systems on buildings within P
designated historic districts or on locally designated historic
S a: . - . - . . . . [Degign Cudelmes tor Qotar ook
buildings (exclusive of State or Federal historic destpnation) Pitched Dol
will require an administrative variance, as provided in this

ordimance.

12 Approved Solar Components - Electric solar system compo-
nents st have a UL Hsting and solar hot water systems must

have an SRCC rating,

I, Plan Approval Required - All solar systems shall require ad-
ministrative plan approval by Model Commuaity zoning official.

1. Plan Applications - Plan applicatons [or solar systems
shali be accompanied by to-scale horizontal and vertical

(elevation) drawings. The drawings muse show the oca-
tion of the system on the building or on the praperty for a

. ) . ’ Dacign Guidelines for Qolar Rools
ground-mount system, meluding the property lines. Flat Root

a. Pitched Roof Mounted Solas Systems - For all
soot-mounted systems other than a flat roof the eleva-
ton must show the highest finished slope of the solar
collector and the slope of the finished roof surface on

which it is mounted.

L. Flat Roof Mounted Solax Systems - For flat roof
applications a drawing shall be submitted showing the
distance to the roof edge and any parapets on the build-
ing and shall identify the height of the building on the
street {rontage side, the shortest distance of the system
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from the street frontage edge of the butlding, and the highest finished height of the solar

coliector above the finished surface of the roof.

3

Plan Approvals - Applications that meer the desipn requirements of this ordinance, and do not
require an administrative varmnce, shall be granted administrative approval by the zoning official
and shall not require Planning Cominission review. Plan apptoval does not indicate compliance
with Building Code or Electrie Code.

F  Compliance with Building Code - All active solar systems shall meer approval of local building
code officials, consistent with the State of Minnesom Building Code, and solar thermal systems shall
comply with HVAC-related requirements of the Energy Code.

G Compliance with State Electric Code - All photovoltaic systems shall comply with the Minnesota

State Electnie Code.

tl. Compliance with State Plambing Code - Solar thermal systems shall comply with applicable Min-

nesora State Plambing Code requirements.

I Utdlity Netification - No gud-intertie photovoltaic system shall be installed uaril evidence has been
given to the Planning and Zoning Department that the owner has submitted notification ro the utility
company of the customer’s intent to install an mterconnected customer-owned generator. Off grid

systems are exempt from this requirement.

Administrative Variance - Model Community encourages the installation of productive solar
energy systems and recognizes that a balance must be achieved between character and aesthetic
considerations and the reasonable desive of building owners to harvest their renewable energy
resources. Where the standards in Secton IV A, B, or C. cannot be met without dimimnishing, as defined
below, the minimum reasonable performance of the solar system, an administrative variance may be
sought from the zoning official. An administrative variance shall be granted 3f the admanistragve variance

stanadards are met.

Ao Minimum Performance Design Standards - The following design thresholds are necessary for
efficient operation of a solat energy systen:
i Fixed-Mount Active Solar Energy Systems - Solar energy systems must be mounted to face
with 45 degrees of south (180 degrees azimurh).

ta

Solar electric (photovoltaic) systems must have a pitch that is within 20 degrees of latitude, a
pitch of between 20 and 65 degrees.
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3. Solar Hot Warer Systems - Solar collectors need to be mounted at 2 wu:nr berween 40 and 60 . .
Solar Easesnents

degrees.

i

Minnssota alfows the purcbase and folding
B, Standards for an Administrative Variance - A variance shall be granted by the zoning official if the estsements protecting auress to solar and wind
enenl st specify the follwins;

applicant demonstrates that the following safety, performance and aesthetic conditions are met: energy. The
] o mation:

1. Aesthetic Conditions - The solar system must be designed to blend into the architecrure of

oy _ . . S B pvrpivod £ sm o ie . ol doad aidt mr oibes
the building or be sceeened from routine view from public right-of-ways other than alleys to the Reguired Convents - Auy deed, will, or ather

maximum extent possible while satl allowing the system to be mounted for efficient performance.

trstyament that ereater a solar or wind eavems
. . i shall bnchede, buf the contenis are not fmited fo:
2. Safety Conditions - All applicable health and safery standards are met. o o

{a) A desoription of the read property silvect &

3 Mon-Tracking Ground-Mounted Systems - Pole-mounted or ground-motinted active solar the easement and i dvicription of the rea!
systems must be set back from the property line by one foot praperty benefiting frans the solar or wind
earerient il

(b} For sadar easements, a deseripiion of Ihe

vertical apd horisontal anples, exprers

VI. Restrictions on Solar Systems Limited - No homeowners’ agreement, covenant, common mterest
degrees and measnred from e site of the 1o

niry shall restrict or limit solar systems 1o a greater extent than Model Community” solar energy standards.

communiey, or other contract between multiple property owners within a subdivision of Model Compmu- .
dar enexgy swidene, al which the sofer easement

eclends avor the real ,\U.S.bhq&_ h.\x\%.q..m o the
easensnt, oF iy other descriplion whick dge-
. ) ) o fines the three dinensional spece, or the piace
VII. Solar Access - Model Cemmunity encourages solar access 1o be protected m 2l new subdivisions and and times of day i which ay obstraction &
allows for existing solar to be protected consistent with Minnesota Statutes. diveat .“‘S&w\; N.”_.\u: ibited o Gurited
A deseripiion of the vertical and borisonsal

A Model Community has clected to allow solar easements to be filed, consistent with Minnesota Stat. 5, enchressed in doarses, and disfances
Chapter 500 Secdion 30. Any building owner can purchase an easement across neighboting properties Jrom the site of the wind power syiten in
to protect access to sundight. The easement is purchased from or granted by owners of neighboring whiach an obitrsction fo Hhe winds is probib.
properties and can apply to buildings, trees, or other structures that would diminish solar access. stedd o Lnsited;

() Any forams ar condifions nuder which the

B Modd Commaunity may require new subdivisions to identify and create solar easements when solar earinint is granied o may be terminated;

Ay prrowixions for compeniation of the

epergy systems are implemenied as a condition of a PUD, subdivision, conditional use, or other

permit, as specified tn Section & of this ordinance. swner of e real property bensfiting from the
easepsent in Hre event of inferference with the
enjoymeent of the rasement, o copensation
of 1he aivmer of the real property subyect fo
the caserners Jor palnfaining the sasentent;

{7} Ay other provisions necesvary or desirable fo
execnle the instramnt.

st Siar, 00030 Subd 3.

Source: Minn,
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o e o VI1ii. Renewable Energy Condition for Certain Permits
Henewsbile Lncrgy Conditions
FEIEDIS Pape) . .. . . L. : . . - . .
(r page) A. Condition for Rezoning or Conditienal Use Permit - Model Community may, in an area where the
Vb caromernity vt o : local electric distribution system was installed more than twenty years ago, or where the local eleeitic

utility has documented a neas-term need for additional distribution substation or conductor capacicy,
require on-site renewable energy systems as a condition for a rezoning or a condiional use permit.

1. The renewable energy condition may only be exercised for new construction of HjOr TECOnSHUc-
tion profects.

%o unimpeded solar

2. The renewable energy condition may only be exercised for sites that have 90
Cir it Z - . .
et it 7 ot wind energy access, and for which the rencwable encrgy system can zeasonably meet all perfor-

frrian e .
’ mance standards and buiding code requirements.

3. Condition for Planned Unit Development (PUD) Approval - Model Community may require on-
Forgegsradot P . . . L L
fab ey s site renewable cnergy systems as a condition for approval of a PUD permit, in order to mitigate for:

corRiletien 5f

sl nosdd

1. Riusk to the performance of the local elecoric distribution system,

2. Increased emissions of greenhouse gas

3. Other risks or effects inconsistent with Model Community’s Comprehensive Plan.

I
sparited infs IX. Solar Roof Incentives - Model Community has identified the following incentives for development

o oy applications or subdivisions that will include buildings using active solar sysrems.

et of invenify

dovedspment regr

A Density Bonus - Any application for subdivision of land in the ___ Districes that will allow che
development of at least four new lots of record shall be allowed to increase the maximum number of
lots by 10% or one lot, whichever is greater, provided all building and wastewater setbacks can be met
with the increased density, if the applicant coters into a developtnent agreement guaranteeing at each
one kilowart of PV o1 64 square feet of solar hot water collector installed for each new residence.

(0 demedapsat,

catnt be aused o FREGET EIgE BTEE IeesFend i

i their cope

ks the sl |
ate spae Siher inoeniii
energy).
wient gf creating the incentive is o

B. Vacant Lot Preference - When Model Community disposes of vacant patcels of land that are under
City ownership through auction, Model Community shall award 2 10% hid preference up to $5,000
tor every kilowatt of solar capacity that 1s 1o be incorporated inte the fully-built out parcel, when
awarding the bid. The bidder must also meet all land use and dimensional reguirements, and must

s nath any 7s

spent shaff L the cre

ation of the incentive, jo f

RGO

post a bond for the amount of the bid preference granted.

developer on taksing advaitage o pravisions.

C. Combined Building Code Permit - On an existiog butlding that is being retrofit with a solar

Page 10 of 11
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systein, Model Community shall charge no more than one permit fee for 2 solar system that meers the
administrative approval requirements of this ordinance.

I3 Solar Access Variaace - On a site where the solar access standards of the subdivision ordinance
are difhicult to meet due to topography or road conpectivity, the zoning administrator shall grant an
administrative exception from the solar access standards provided the applicant meets the following
conditions:
L. Sotar Access Lots Fdentified - At least _ % of the lots, or 2 minimum of ___ lots, are identified
as solar development lots.

2. Covenant Assigned - Solar access lots are assigned a covenant that homes built upon these lors
must include an acdve solar system. Photovoliaic systems must be at least one (1) KW in capacity
and solat thermal systems must have at least 64 square feet of collector area.

Additdonal Pees Waived - Model Community will waive any addinonal fees for filmg of

il

the covenant.

. Affordable Housing Ofifset - On a site where 0% of the potental solar access 1s unimpeded, and
the local electuical disuibyution systein was installed more than twenty years ago, Model Community
may substitute a requirement for grid-intertie photovoltaic systems or active solar thermal systems for
up to 50% of the atfordable housing requirement. For each unit of affordable housing for which a
solar encrgy substitution is made:

1. The photovoliaic system must have at least 2 kilowalts (W) of capacity with 90% unobstructed
solar access.

2. The active solar thermal system must be sized and have sufficient solar access to generate 75% of
ihe estimated domestic hot water load for a family of fou

"y

Commercial Patking Reqguiremnent Offset - On a site where 90% of the potential solar access is
unimpeded, and which has access to mass transit within a block of the development site or which has
an approved Travel Demand Management (TIDM) plan, or which has entered into a shared parking
arrangement with another commercial business that has distinet peak parking profiles, Model Com-
munity may substifute a requirement for grid-intertie photovoltaic systems ot an active solar thermal
systems for up to 50% of the parking requirement, up to a maximum of 5 spaces. For each parking
space for which 4 solar energy substitution is made:

1. The photovoltaic system rmust have at feast one (1) kilowawr (KW of capacily with 90% unob-

rucred solar access; or

s
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DEFINITIONS

i, ACCESSORY ANAEROBIC DIGESTER — An anacrobic digester used to convert
biogas into electricity, heat, and water and is intended to primarily reduce on-site
consumption of utility power. A system is considered a small anaerobic digester only if it
supplies electrical or thermal power for on-site use, except that when a property upon
which the facility is installed also receives elecirical power supplied by a utility company.
excess electrical power generated and not presently needed for on-site use may be used
by the utility company. Small anaerobic digesters use livestock and poultry manure
generated on-site from one {1) farm, and is designed and intended solely to generate
power to off-set utility costs. Small anaerobic digesters may include ~so~di gestion™ in
which the livestock and poultry manure (primary catalyst) may be mixed with other
organic materials (secondary catalysts).

b2

ACCESSORY SOLAR ENERGY SYSTEM — A solar collection system consisting of
one or more roof and/or ground mounted solar collector devices and solar related
equipment, which has a rated capacity of less than or equal to ten (10) kilowatts (for
electricity) or rated storage volume of the system of less than or equal to two hundred
forty (240} galions or that has & collector area of less than or equal to one thousand
(1,000) square feet {for thermal), and is intended to primarily reduce on-site consumption
of utility power. A system is considered a small solar energy system only if it supplies
electrical or thermal power solely for on-site use, except that when a propetty upon which
the facility is installed also receives electrical power supplied by a utility company,
excess electrical power generated and not presently needed for on-site use may be used
by the utility company.

(US)

ACCESSORY WIND ENERGY SYSTEM — A wind eNergy conversion system
consisting of a wind turbine, tower, and associated control or conversion electronics,
which has a rated capacity of less than ar equal to hundred (100) kilowatts and is
intended to primarily reduce on-site consumption of utility power. A system is considered
a small wind energy system only if it supplies electrical power solely for on-site use,
except that when a parcel on which the system is instalied also receives electrical power
supplied by 2 utility company. excess electrical power generated and not presently
needed for on-site use may be used by the utility company.

4. ACIDITY(BASICITY) - the amount of acid present in a solution

in

APPLICANT - The person or entity filing application under this ordinance.

6. ANAEROBIC DIGESTER — A facility which main purpose is to use anaerobic digestion
processes to convert livestock manure (primary catalyst) and feedstock into biogas, which
is generally burned on-site to produce electricity, heat, and water; as well as to manage
livestock and poultry manure. Anaerobic digesters may include —so-digestion” in which

2
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the livestock and poultry manure (primary catalyst) may be mixed with other organic
materials (secondary catalysts). Types of anaerobic digesters include covered anaerobic
lagoons, plug-flow, and/or complete mix (or continually stirred tank reactor), along with
other appurtenant sites, structures and buildings, electrical infrastructure, transmission
lines and other appurtenant structures and facilities.

7. ANAEROBIC DIGESTION - is a series of processes in which microorganisms break
down biodegradable material in the absence of oxygen, used for industrial or domestic
purposes to manage waste and/or {o release energy.

8. ANSI - The American National Standards Institute

9. APCA — Ajir Pollution Control Act

10. APPURTENANCES — The visible, functional, or ornamental objects accessory to and
part of buildings.

H. ASTM — The American Society for Testing and Materials

12. BIOGAS ~ A fuel consisting of methane, carbon dioxide, and small amounts of water and
other compounds produced as part of anaerobic digestion processes.

13. BUILDING CODE ~ The Municipal Uniform Construction Code Ordinance

14, CLEAN WOOD — Natural wood that has that has been seasoned to reduce its water
content and provide more efficient combustion. The term clean wood does not include
wood:

a. Coated with paint, stain, oil, resin or any other preservative, fire retardant or

decorative materials;

Impregnated with preservatives or fire retardants;

Exposed to salt water; nor

d. Manufactured with use of adhesives, polymers or resins, such as strand, particle
and veneer lumber and recycied lumber.

oo

15, EPA ~ United States Environmental Protection Agency

16, GEOTHERMAL TERMS —

a.  Closed Horizontal Loop Geothermal System: A mechanism for heat exchange
which consists of the following basic clements: underground loops of piping; heat
transfer fluid; a heat pump; an air distribution system. An opening is made in the
Earth. A series of pipes are installed into the opening and connected to a heat

3
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exchange system in the building. The pipes form a closed loop and are filled with
a heat transfer fluid. The fluid is circulated through the piping from the opening
into the heat exchanger and back. The system functions in the same manner as the
open loop system except there is no pumping of groundwater. A horizontal closed
icop system shall be no more than twenty (20) feet dee:,

b, Closed Vertical Loop Geothermal Sysiem: A borehole that extends beneath the
surface. Pipes are installed with U-bends at the bottom of the borehole. The pipes
are connected to the heat exchanger and heat transfer fluid is cireulated through
the pipes.

¢. Geothermal Boreholes: A hole drilied or bored into the sarth into which piping is
inserted for use in a closed vertical loop geothermal system.

d. Geothermal Enerpy System: An energy generating system that uses the Earth’s
thermal properties in conjunction with electricity to provide greater efficiency in
the heating and cooling of buildings.

]

Open Horizontal Loop Geothermal Svstem: Water is pumped from a water well or
other water source into a heat exchanger located in a surface buiiding. The water
drawn from the Earth is then pumped back into the ground through a different
well or in some cases the same well, also known as —a-injection”. Alternatively,
the groundwater could be discharged to a surface water body also known as a
—pump and dump”. In the heating mode, cooler water is returned to the Earth, and
in the cooling mode, warmer water is returned $o the surface water body or well.

HUB HEIGHT ~ The distances measured from the surface of the tower foundation fo the

height of the Wind Turbine hub, to which the blade is attached.

METHANOGENS —bacteria found in anaerobic environments such as animal intestinal
tracts or sediments or sewage and capable of producing methane.

- NET METERING ~ A mechanism that provides a simplified approach for

interconnecting and metering on-site renewable generating facilities. such as a solar PV
system. It allows customers to use excess solar eleciric generation to offset utility-
purchased electricity on a monthly or annual basis.

QCCUPIED BUILDING means a residence, school, hospital, church, public library or
other building used for public gathering that is occupied or in use when the permit
application is submitted.

. QUTDOOR WOOD-FIRED BOILER (HYDRONIC HEATER) ~ A fuel-burning device,

also known as an —eutdeor hydronic heater”, ~sutdoor wood-fired furnace”, and -eutdoor
wood-burning appliance”, designed:
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2. to burn clean wood or other fuels specifically tested and listed for use by the
manufacturer;

b. by the manufacturer specifically for outdoor installation or instaliation in
structures not normally intended for babitation by humans or domestic animals
{e.g., garages); and

¢. to heat building space and/or water via distribution, typicaliy through pipes, of
fluid heated in the device, typically water or a water/antifreeze mixture.

.PHASE 2 OUTDOOR WOOD-FIRED BOILER (HYDRONIC HEATER) — An outdoor

wood-fired boiler that has been certified or qualified by the EPA as meeting a particulate
matter emission fimit of 0.32 pounds per million British Thermal Units (BTU) output and
is labeled accordingly, with a white ~hang” tag.

- PHOTOVOLTAIC (PV) — The technology that uses a semiconducior to convert light

directly into electricity.

PRINCIPAL ANAEROBIC DIGESTER — An anacrobic digester principally used to
convert biogas into electricity, heat, and water. Large anaerobic digesters accept both
livestock manure (primary catalyst) and feedstock, generated off-site or from more than
one (1) farm. Large anaerobic digesters may include ~eo-digestion” in which the
livestock and poultry manure (primary catatyst) may be mixed with other organic
materials (secondary catalysts).

. PRINCIPAL SOLAR ENERGY PRODUCTION FACILITY — An area of land or other

area used for a sotar collection system principally used to capture solar energy and
convert it to electrical energy. Large solar energy production facilities consist of one or
more free-standing ground, or roof mounted solar collector devices, solar related
equipment and other accessory structures and buildings including light reflectors,
concentrators, and heat exchangers, substations, electrical infrastructure, transmission
lines and other appurtenant structures and facilities, which has a rated capacity of more
ten (10) kitowatts (for electricity) or rated storage volume of the system of more than two
hundred forty (240} gallons or that has a collector area of more than one thousand (1,000)
square feet (for thermal).

PRINCIPAL WIND ENERGY PRODUCTION FACILITY — An area of land or other
area used for a wind energy conversion system principally used to capture wind energy
and convert it to electrical energy. Large wind energy production facilities consist of one
or more wind turbines, tower, and associated contral or conversion electronics and other
accessory structures and buildings including substations, electrical infrasiruciure,
transmission lines and other appurtenant structures and facilities, which has a rated

capacity of more than one hundred (100} kilowatts.

RESPONSIBLE QFFICIAL- Person designated by the municipality to be responsible for
the administration and enforcement of this ordinance.

Page 6 of 27
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28. SOLAR COLLECTION SYSTEM ~ A solar photovoltaic cell, panel, or array, or solar
hot air or water collector device, which relies upon solar radiation as an cnergy source for
collection, inversion, storage, and distribution of solar energy for electricity generation or
transfer of stered heat.

29 SOLAR RELATED EQUIPMENT - ltems including a solar photovoltaic cell, panel, ot
array, or solar hot air or water collector device panels, lines, pumps, batteries, mounting
brackets, framing and possibly foundations used for or intended to be used for collection
of solar energy.

30. STACK ~ Any vertical structure enclosing a flue(s) that carry off smoke or exhaust from
s furnace or other fuci-burning device, especially that part of a structure extending above
a roof.

31. WET STAMP- A from-scratch calculation performed by a structural engineer of the
tower's integrity.



Municipal Guide to Planning for and Regulating Alternative Energy Svi

Municipal Guide to Planning for and Regulating
Alternative Energy Systems

The production of alternative forms of energy, either for individual or utility consumption, is a
land vse not often addressed in most comprehensive plans or zoning ordinances in Lancaster
County. However, some municipalities in recent years have often been faced with decisions
regarding the appropriate scale and locaticn of these uses in their community, The Pennsylvania
Municipalities Planning Code gives local municipalities the authority through comprehensive
plans and ordinances to set provisions regulating the placement, construction, operation and
maintenance of alternative energy projects. (MPC Sections 105, 361.4.1. and 707 4.viii 1)

The types of alternative energy systems most commonly seen in Lancaster County currently are
wind, solar, manure digesters, outdoor wood-fired boilers, and geothermal. Some of these
systems, particularly wind, solar, and manure digesters, can vary in the size of the system, the
amount of energy produced, and whether that energy is produced primarily for consumption by
the property owner or is intended to be transmitted to and sold for the electrical grid.

Before adopting zoning or subdivision and iand development ordinance regulations for
alternative energy systems, municipalities should first examine and decide the proper location for’
these uses. The elected and appointed officials should review the land use goals and cbjectives
identified in their comprehensive plan, and the purpose statements for specific zoning districts in
their zoning ordinance. These planning documents provide a context to evaluate the
appropriateness of specific uses in specific areas of the municipality.

The following is a list of policy points that municipal officials should address in determining the
appropriate location and scale of these uses. The list addresses both smaller scale accessory-type
applications most typically seen in residential and in some non-residential zoning districis, as
well as more land-consumptive and impact-intensive uses typically seen in rural and agricultural
zoning districts. A second part of this guide (beginning on page 10) will provide examples of
specific zoning ordinance language.

Smailer-scale alternative enerev uses

Municipalities should first decide how to allow these types of uses. It is recommended that an
alternative energy system, designed primarily to provide energy for a home or business, be
allowed as other accessory structures and buildings are. Most often these structures and buildings
are permitted by right.

The primary consideration in the approval process for almost all accessory uses, especiaily in
residential zoning districts, is the impact on neighboring properties. These include appearance,
odor, noise, increased traffic, and others. Most alternative energy systems pose minimal impacts.

7
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One exception are outdoor wood-fired boifers which because of the emissions produced are
usually not permitted in residential zoning districts. The following list examines potential

impacts from specific alternative energy systems. The second part of this report will provide
examples of zoning ordinance language municipalities have adopted to address these impacts

e

I, Height- This is almost exclusively a concern for wind energy systems. These systems
will almost always be among the highest structures within a residential, and even a
conunercial or industrial, zoning district. One wind energy association report
recommends that that the bottom of the wind turbine rotor should clear the highest
wind obstacle within a 500 foot radius by at least 30 feet. The higher the tower
height the more wind power will be produced. Therefore, a municipality must balance
neighborhood aesthetics with the energy efficiency of the unit. Although there is no
ideal height that balances these concerns, municipal officials should look at the
maximum height of similar structures, such as cell tower, flagpoles, and antennas that
are zllowed in these zoning districts.

2. Setbacks- Most municipalities have required these systems, like other ACCESSOTY Uses,
to be located in side or rear yards. Setbaclk distances should be the same as other
accessory structures. Because wind turbines have generally been designed to
withstand hurricane force winds, reguiring an applicant to submit the manufacturer's
engineering specifications should be sufficient proof to determine that the system will
not fall onto a neighboring property.

3. Signage- Signage should not be permitied on any alternative energy svstem other than
the manufacturer’s fabel or sign.

4. Screening and fencing- Most municipalities do not require applicants to screen or
fence these systems. In many instances, especially for solar systems, screening will
reduce the energy efficiency of the unit.

Larger-scale alternative energv uses

These types of systems are designed to produce greater levels of energy, either for consumers
with higher energy demand levels such as farms or industrial uses, or desi gned primarily to
produce energy to be supplied directly to the electrical grid. Municipalities must look not enly at
the operational impacts of these uses but also locational concerns as well.

Developers of utility-scale alternative energy systems, especially those designed primarily to
produce energy for the electrical grid, often require relatively large parcels of land to locate their
facility. Similar to other land-consumptive uses such as school campuses and recreational uses,
applicants usually wish to focate these uses in rural areas where it is easier to assemble the
required land and the per acreage cost of the land is lower than within a Designated Growth
Area. In determining whether to permit these uses, municipalities must first review their land use
objectives in their comprehensive plan and the purpose statement of the specific zoning districts.

8
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Most often, the great majority of land in rural areas of Lancaster County is zoned agricultural.
Most local and regional comprehensive plans recommend that only agricultural uses, or uses that
support the agricultural industry, be allowed. Balance: The Growth Manasement Element of the
Lancaster County Comprehensive Plan also recommends that only land uses that support the
agricultural economy be permitted in agricultural areas. Therefore. the Lancaster County
Planning Commission has recommended that only electricity produced from manure digesters be
permitted as the primary use in the agricultural zoning district. Solar, wind. and other alternative
energy sources can be allowed but only as an accessory use. Some municipalities have limited
the total amount of land dedicated to this use as a percentage of the total acreage of the farm,
oftentimes no more than one or two per cent of the total.

Because most alternative energy uses are not recommended to be the primary land use for
properties within the agricultural zoning district, municipalities whether this should be allowed
in other zoning districts. However, a municipality may determine that this type of use is also not
appropriate in an industrial district because of the Jarge land needs and the lack of employment
provided. In these circumstances, larger-scale alternative energy systems may only be permitted
as an accessory use.

The following is a list of operational impacts to be considered when permitting larger-scale
afternative energy uses:

L. Large-scale, or regional manure digesters bring manure to a site by truck. The
municipality should review the number and schedule of truck traffic with the
applicant to minimize impacts.

[

Screening of alternative-energy systems in rural areas is generally less of a concern
than in residential zoning districts. However, the municipatity should look at the
proximity of the proposed system to neighboring residences and road frontages and
determine whether screening would be appropriate.

3. Outdoor wood-fired botlers should only be allowed in rural or agricultural areas
because of the potential airborne impacts from emissions. The PA DEP has produced
a Model Ordinance for Cutdoor Wood-Fired Boijers that addresses mary of the fand
use issues involved with these uses.

Page 10 of 22
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- ACCESSORY SOLAR ENERGY SYSTEMS

How Accessory solar energy systems Work

There are two major forms of solar energy technology: photovoltaic (PV) systems and solar
thermal systems.

FPhotovoligic Systems

Solar electric systems, also known as photovoltaic (PV) systems, convert sunlight into
electricity. Photovoltaic power generation employs solar panels comprising a number of cells
containing a photovoltaic material. When sunlight is absorbed by these materials, the solar
energy knocks electrons loose from their atoms. This phenomenon is called the "photoelectric
effect.” These free electrons then travel into a circuit built into the solar cell to form electrical
current. Only sunlight of certain wavelengths wilt efficiently create electricity. PV systems still
produce electricity on cloudy days, but not as much as on a sunny day.

The basic PV or solar cell typically produces only a small amount of power, To produce more
power, solar cells (about 40) can be interconnected to form panels or modules. PV modules
range in output from 10 to 300 watts. If more power is needed, several modules can be installed
on a building or at ground-level in a rack to form a PV array.

PV arrays can be mounted at a fixed angle facing south, or they can be mounted on a tracking
device that follows the sun, allowing them to capture the most sunlight over the course of a day.

[References: i}
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Solar Thermal Systems

Solar thermal systems use solar energy to typically heat a fluid, such as water or an antifreeze
solution, or heat a gas, such as air. Solar thermal systems are most comyumonly utilized for heating
residential hot water systems, though they are also used for space heating, spas or swimming
pools, and even space cooling.

e

irsat
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i

Hot water cylinder -
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liustration frem PA Solar Energy Guide

Municipal Authority

The Pennsylvania Municipalities Planning Code gives municipalities the authority to adopt
comprehensive plans (MPC Sections 301a.4.1 and 301.1) and ordinances (MPC Sections503.6
and 604.1) to ensure solar and other alternative energy access, including solar access ordinances
development guidelines requiring proper street orientation, and zoning ordinances that contain
building height restrictions to avoid shading neighboring solar panels.

®
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Restrictive Covenants

Despite the recent surge for renewable energy development at the state and local fovels, many
consumers stili face local ordinances and homeowner's association rules that prohibit, restrict, or
drastically increase the cost of installing a solar energy system. More than half of U.S. States
have solar rights laws that protect consumers from any restrictive covenant, Pennsylvania is not
one of the states that have a solar right’s or access law,

{Referentes:

Model Zoning Language

As solar energy systems become increasingly commonplace in local communities, zoning and
subdivision ordinances can provide significant Jegal structure for ensuring that the integration of
solar systems into new and existing building construction and land development aligns with the
regulations, goals and expectations of a specific municipality.

Here is an example of model zoning language for solar energy systems:

¢  ACCESSORY SOLAR ENERGY SYSTEMS: Permitted by right as an accessory use in all zoning
districts where structures of any sort are aliowed, as long as it meets the reguirements of this
Chapter and all other applicable construction codes as set forth below:

o Applicability

o Asystem is considered an accessory solar energy system only if it supplies elactrical or
thermal power primarily for on-site use, except that when a property upon which the
facility is installed also receives electrical power suppiied by a utility company, excess
electrical power generated and not presently needed for on-site use may be used by the
utility company. The owner of the accessory solar energy system shall provide written
confirmation that the public utility company has been informed of the customer’s intent
to install an interconnected customer-owned generator and also approves of such
connection. Off-grid systems shall be exempt from this requirement.

o This ordinance applies to Solar Energy Systems to be instalied and constructed after the
effective date of the ordinance, and all applications for Solar Energy Systems on existing
structures or property.

o Any upgrades, modifications or changes that materially alter the size or placement of an
existing Solar Energy System shall comply with the provisions of this Chapter.

¢ Design and instaliation

13
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o Tothe extent appiicable, the Solar Energy System shall comply with all applicable
building and construction codes as amended and any regulations adopted by the
Department of Labor and Industry.

o The design and instailation of accessory solar energy systems shall conform to
applicable industry standards, inciuding those of the American National Standards
Institute (ANSH), Underwriters Laboratories (UL}, the American Society for Testing and
Materials {ASTM), or other simifar certifying organizations, and shall comply with the
Municipal Building Code and with ali other applicabie fire and life safety requirements.
The manufacturer specifications shall be submitted as part of the application.

o All exterior electrical and/or plumbing lines must be buried heiow the surface of the
ground and be placed in a conduit.

o Whenever practical, all accessory solar energy sysiems shali be attachedtca
building, or located on an impervious surface. If not designed to be attached to
the building, the applicant shall demonstrate by credible evidence that such
systems cannot feasibly be attached to a building due to structural imitations of
the building.

¢ Accessory soiar energy systems shall be designed and located in order to
prevent reflective glare toward any inhabited structure on adjacent properties
as well as adjacent street rights-of-way.

o No portion of an accessory solar energy systam shall be located within or above
any front yard, along any street frontage, nor within any required setback of any
property.

¢  Height Restrictions— Active solar energy systems must meet the following requirements:

o Building- or roof- mounted solar energy systems shall not exceed the maximum allowed
height in any zoning district. For purposes for the height measurement, solar energy
systems other than building-integrated systems shall be considered to he mechanical
devices and are restricted consistent with other building-mounted mechanical devices

¢ Ground- or pole-mounted solar energy systems shall not exceed the minimum accessory
structure height within the underlying district.

14
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»  Setback - Active solar energy systems must meet the accassory structure setback for the zoning
district and primary land use associated with the ot on which the system is located.

o Roof-mounted Solar Energy Systems - In addition to the building setback, the collector
surface and mounting devices for roof-mounted solar energy systems shall not extend
beyond the exterior perimeter of the building on which the system is mounted or buiit.
Exterior piping for selar hot water systems shall be allowed to extend beyond the
perimeter of the building on a side yard exposure,

o Ground-mounted Solar Energy Systems - Ground-mounted solar energy systems may
not extend into the side-yard or rear setback when oriented at minimum design tilt.

¢ Plan Approval Required - All solar energy systems shall reguire admmistrauve plan approval by
municipal zoning officials

o Plan Applications - Plan applications for solar energy systems shall be accompanied by
to-scale horizontal and vertical {efevation} drawings. The grawings must show the loca-
tion of the system on the building or on the property for a ground-mount system,

including the property fines. Applicants must use an installer who is on DEP's approved
tist

s Pitched Roof Mounted Solar Energy Systems - For all reof-mounted systems
other than a flat roof the elevation must show the highest finished siope of the
solar collector and the slope of the finished roof surface on which it is mounted.

®  Flat Roof Mounted Solar Energy Systems - For flat roof applications a drawing
shall be submitted showing the distance to the roof edge and any parapets on
the bullding and shall identify the height of the building on the street frontage
~side, the ;hortes’t distance of the system from the street frontage edge of the
Duslcmg, and the highest finished height of the solar coliector above the finished
surface of the roof.

o Plan Approvals - Applications that meet the design requirements of this ardinance, ang
do not require a conditional use permit, shall be granted administrative approval by the
zoning official and shall not require Planning Commission review. Plan approval does not
mdrcate com pl:ance W|th Bu:ldmg Code or Eiecmc Code

s Utility Notification - The owner of the small solar energy system shall provide written
authorization that the public utility company has been informed of the customer's intent to
install an interconnected customer-owned generator and aiso approves of such connection. Off-
grid systems shall be exempt from this requirement.
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Restrictions on Solar energy systems Limited {Optianal} - No homeowners’ agreamaent,
covenant, common interest community, or other contract between multinle property owners

within a sulsdivision shall restrict or Hmit solar energy systems to a greater axtent than solar
perfermance standards.

{
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PRINCIPAL SOLAR ENERGY SYSTEMS

What Are Principal solar energy systems?

Principal solar energy systems or concentrated solar power (CSP) systerns use lenses or mirrors
to focus a large area of sunlight onto a small area. Electrical power is produced when the
concentrated light is directed onto photoveltaic surfaces or used to heat a transfer fluid fora
conventional power plant. Large solar energy production facilities consist of one or more free-
standing ground, or roof mounted solar collector devices, solar related equipment and other
accessory structures and buildings including light reflectors, concentrators, and heat exchangers,
substations, electrical infrastructure, transmission lines and other appurtenant structures and
facilities, which has a rated capacity of more ten {10) kilowatts (for electricity) or rated storage
volume of the system of more than two hundred forty {240} gallons or that has a collector area of
more than one thousand (1,000) square feet (for thermal). There are two types of large solar
electric generating technologies: photovoltaic panels and solar thermal systems.

Photovoltaic Sysiems

Photovoltaic (PV) systems employ sunlight concentrated onto photovoltaic surfaces for the
purpose of electrical power production. Solar concentrators of all varieties may be used, and
these are often mounted on a solar tracker in order to keep the focal point upon the cell as the sun
moves across the sky.

lHustration from U.S. Department of Energy
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Solar Thermal Systems

Solar-thermal electric generation technology uses the sun’s energy io power a steam turbine,
Solar-thermal systems use lenses or mirrors and tracking systems to focus a large area of sunlight
onto & small area. The concentrated light is then used as heat or as 2 heat source for a
conventional power plant.

ltiustration from U.5. Department of Enargy

Power Tower Systems—includes links io R&D being done within ciher CSP areas, bu
that are refevant to heiiostats, receivers, snd overail systams issees for centrak-
receivar solarplants,
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Hlustration from Exenewahle website of Soiar Farm in Fuertoliano, Spain

Pervious or impervigus

With the recent trend to build solar energy plants, new land use questions concerning selar
eriergy projects have been raised. One of the main questions local governments must deal with is:
Do these ground-mounted solar panels constitute impervious coverage or not? This is an
important question to consider if one of these large-scale projects is buiit on prime agricultural
land or near a major water resource. Opinions on this issue vary. Professionals in the solar
industry don’t consider solar panels as a solid surface because of their slanted positions and the
spacing between each panel, thereby they are not impervious. In April 2010, the State of New
Jersey passed a law that exempts solar panels from the calculation of impervious cover under a
number of state laws. Mount Joy and RaphoTownships, Lancaster County, PA consider solar
panels as impervious cover. Currently, we are not aware of any studies proving either side.

Muodel Language

The following example is a summary of modet zoning language from the model ordinance for
energy projects written by the Oregon Department of Energy:

Use: A Solar Energy Production Facility shall be considered a permitted use in the industrial and
commercial zones, and a special axception use in the agricutturat district.

Acreage: The proposed solar energy project would occupy less than [ ] acres on land zoned for

commercial or industrial use or for agricultural zoning districts less than [ ] acres on land zonred for
agricultural use.

Height and Setback: For purposes of determining compliance with ot coverage standards of the
underiying zone, the total surface area of all ground-mounted and freestanding solar collectors including

36
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solar photovoltaic cells, panels, #rrays, and solar hot air or water collector devices shall be considerad
impervious. Panels mounted on the roof of any building shall be subject to the maximum height
regulations specified within each the underlying zone.

Design and installation:

All on-site utility and transmission lines shall, to the extent feasible, be placed underground.

All large solar energy production facilities shall be designed and located in order to prevent
reflective glare toward any inhabited buiidings on adjacent properties as well as adjacent street
rights-of-way.

A clearly visible warning sign concerning voitage must be placed at the base of all pad-mounted
transformers and substations.

The proposed solar energy project is not located adjacent to, or within, the contral zone of any
airport,

Whenever practical, all principal solar energy systems should be attached to a buitding; orif
ground mounted and/or freestanding, the applicant shall demonstrate by credible evidence that
1) the area proposed for the principal solar energy system does not nredominantly consist of
Class |, It and/or Ill soils, as identified in the soil survey, and is generally unsuitable for
agricultural purposes: and 2)such facilities cannot feasibly be attached to a building due to
structural limitations of the building.

Ali mechanical equipment of principat solar energy systems including any structure for batteries
or storage celis, shall be completely enclosed by a minimum eight {8) foot high fence with z self-
locking gate, and provided with screening in accordance with the landscaping provisions of the
municipal subdivision and land development ordinance.

Use of Pubiic Roads: The applicant has secured, or can secure, all necessary approvals from the locai
government or the State Highway Division of access points for project roads and parking areas at the
project site,

Liability Insurance: There shall be maintained a current general liability policy covering badily injury and
property damage with {imits of at least $1 million per occurrence and $1 miflion in the aggregate.

Decommissioning: The applicant agrees to the following as conditions of the land use permit:

=

If the applicant ceases operation of the energy project or begins, but does not complete,
construction of the project, the applicant shall restore the site according to a plan approved by
the planning authority. N

The Large Solar Energy Production Facility owner is required to notify the [}iﬁf&nfcﬁp_aﬁty]
Immediately upon cessation or abandonment of the operation. The owner shall be responsible
for the removat of the facility within six {6} months from the date the applicant ceases use of the
facility or the facility becomes obsolete. The owner shall then have twelve {12} months in which
to dismantie and remove the Large Solar Energy Production Facility from the property, At the
time of issuance of the permit for the construction of the rarge Solar Energy Production Faciiity,
the owner shall provide financial security in form and amount acceptable to the [mumc:pahfy] to
secure the expense of dismantling and removing said structures.
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City of Grosse Pointe Woods
BUILDING DEPARTMENTY
Monthly Financial Report — December 2011

Permits Issued: 152
Rental Certificates: 9 Total Amount:  $ 18,095
Vacant/Foreclosure: 2

CODE ENFORCEMENT

Abandoned/Foreclosure Compl. Notices Issued: 1
# of Complaints Investigated by Code Enforcement: | 13
Closed Due to Compliance: | 10
Open for Longer Compliance Time: 3
Citations Issued: 1
Early Trash Notices: 7
Code Violation Notices to Residents: | 12
Tall Grass Notices Issued:
Stop Work notices to Contractors (working w/o permit): 5
Quiside Storage: 5

NEW BUSINESS
Just Baked, 19615 Mack Avenue
Ardan Academy of Irish Dance, 20647 Mack Avenue
Little Blue Book, 19803 Mack Avenue




