Minutes
Planning & Zoning Commission
September 13, 2017

A. CALL MEETING TO ORDER

M. Olson called the meeting to order at 7:04 pm.

Members Present: Chairperson M. Olson, Vice Chair M. Willcoxen, P. Carlson, J.
Johnson

Members Absent: D. Carlson

Others Present: Supervisor B. Seekon, Supervisor C. Cagle, Planner B. Rothstein,
Town Clerk K. Wood, 30 members of the public (signed in)

B. PUBLIC COMMENTS (ITEMS NOT ON THE AGENDA)

None

C. ADOPT THE AGENDA

P. Carlson made a motion to adopt the agenda. Second by M. Willcoxen. All in
favor, motion carried.

D. APPROVE THE MINUTES OF THE AUGUST 9, 2017 PLANNING
COMMISSION MEETING

J. Johnson made a motion to approve the minutes of the August 9, 2017 Planning
Commission meeting. Second by P. Carlson. All in favor, motion carried.

E. OLD BUSINESS

None

F. NEW BUSINESS

a. CUP for a Solar Garden — Good — Public Hearing
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B. Rothstein said that she was here this evening filling in for E. Maass. She explained
that the applicant has applied for a CUP for a 1 megawatt community solar garden and
that it is not a solar farm.

They will rent subscriptions to smaller agencies. It will benefit schools, cities, and nearby
residential customers in Chisago County and neighboring counties.

B. Rothstein commented on the following:

e A solar garden is permitted as the principal use in the RR-A district
e The location is outside of the overlay district
e The setbacks have been reviewed
o The maximum height allowed is 12’ and the applicant is proposing 10’
e Year round screening is required
- o The site has natural screening
o The lot is mostly trees
o They are suggesting they add evergreen trees
»  There are mostly dogwood trees now

The Applicant has provided a wetland delineation report

o The County checks to see if there are any impacts and there are none

B. Rothstein said that there are a number of items to consider when approving a CUP.
She read the following eight items that the Planning Commission should consider while
making their decision regarding the recommendation of the CUP:

1. The Comprehensive Plan and development policies of the Township.

The use will not create an excessive demand on existing parks, schools, streets and
other public facilities and utilities which serve or are proposed to serve the area.

3. The use will be sufficiently compatible or separated by distance or screening from
adjacent development or land so that existing development will not be depreciated in
value and there will be no deterrence to development of vacant land.

4. The structure and site shall have an appearance that will not have an adverse effect
upon adjacent properties.

5. The use in the opinion of the Township is reasonably related to the overall needs of
the Township and to the existing land use.

6. The use is consistent with the purposes of the zoning ordinance and the purposes of

~the zoning district in which the applicant intends to locate the proposed use.

7. The use will not cause traffic hazard or congestion.

8. Existing nearby businesses will not be adversely affected because of curtailment of
customer trade brought about by intrusion of noise, glare or general unsightliness.
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She said that the Town Engineer commented on drainage issues.

Staff recommends approval for the CUP with the following conditions:

1. The applicant must obtain a driveway permit

2. The applicant shall submit a decommissioning plan

3. The applicant shall submit a revised site plan showing screening from the adjacent
residential property

4. Compliance with the Staff Review Letter

Compliance with Engineering Staff Review Letter

6. The use will not create an excessive demand on existing parks, schools, streets
and other public facilities and utilities which serve or are proposed to serve the
area

7. The use will be sufficiently compatible or separated by distance or screening from
adjacent development or land so that existing development will not be depreciated
in value and there will be no deterrence to development of vacant land

8. The structure and site shall have an appearance that will not have an adverse
effect upon adjacent properties

9. The use in the opinion of the Township is reasonable related to the overall needs
of the Township and to the existing land use

10. The use is consistent with the purposes of the zoning ordinance and the purposes
of the zoning district in which the applicant intends to locate the proposed use

11. The use will not cause traffic hazard or congestion

12. Existing nearby businesses will not be adversely affected because of curtailment
of customer trade brought about by intrusion of noise, glare or general
unsightliness

13. The use will become invalid when permittee ceases operation. Operations shall be
considered ceased after twelve (12) consecutive months of non-operation

4

B. Seekon asked B. Rothstein about the escrow with the decommissioning. She said it
is a requirement of the code and that the permit is not issued until it is collected.

They use a cost estimate to determine the amount. The Town Engineer can help
determine it.

M. Olson opened the public hearing at 8:16 pm

Rick Upsahl (8116 Lent Trail) stated that he is concerned that the panels will be
visible from his two story home. B. Rothstein said that there is a landscape screening
plan and that it is one of the requirements of the CUP application.

Wendy Beimert (7505 335" Street) stated that she is also concerned about being able
to see the panels because she is able to see the corn field on the north side. She
requested to see a map.
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John Werner (9015 Lent Trail) asked if there are any provisions stating that they cannot
expand. The CUP is for 1 megawatt and they cannot expand. They would need another
permit. J. Werner said that it is his opinion that Lent Township already has enough solar
sites.

Tim Cosgrove (7841 331 Street) asked how many acres the solar panels will occupy on
the Good property. The CUP is for 9.9 acres. He also asked what the setbacks are on the
property lines. It is 1000” from the main roads. It is designed in case there is development
in the future and screening is required. T. Cosgrove asked which road they are going to
go off of if they are to get approved. The County will determine the road, but it looks like
it will be off of County Road 18.

Raelynn Wilhelmy (8107 341 Street) stated that there is a lot of wet land and they have
had a lot of water draining into their yard. There are no solar arrays proposed in wetlands
for the Good application. The Engineer has asked for more information from the
applicant regarding the drainage plan.

Carla Buesseler (8957 347" Street) stated that it was difficult for her to tell what is and
what is not a wetland. B. Rothstein said that the Good wetland delineation report was
complete and she is welcome to look at it.

John Wells (7561 339" Street) said that solar panels are ugly in his opinion and they
cause light pollution. He feels that they take away the vegetation. He said that there have
been at least two changes to the solar company name. He said he is concerned about the
ground water because the ground is sand.

Tony Sanders (9063 347" Street) asked if there is a limit to the amount of solar that is
allowed in the area because he feels like he sees a lot when he flies over.

M. Willcoxen said they are trying to concentrate them only in certain areas allowed in the
comprehensive plan. They are trying to stay within reason of the public utility
commission. They are trying to stay ahead of this with an ordinance. The Planning
Commission is trying to protect the community in the best way possible with the solar
ordinance. It gives the Township more control where we may not have control if we did
not have an ordinance in place.

P. Carlson said they are required to have them 1000’ back from the road. They did not
want 3 phase power going in. They are limiting the spread.
P. Carlson said that the Good’s have a lot of high ground.

Emily Muellner (34611 Ivan Ave) stated that she was concerned about the emitted heat
hurting the waterfowl. M. Willcoxen explained that the solar panels actually become
cooler.
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Rick Upsahl (8116 Lent Trail) was concerned that solar panels would devalue his
property

M. Olson said there is nothing stating that it decreases it. B. Rothstein said that she has
not seen a study showing devaluation of surrounding properties.

Chris Knight (8323 Lent Trail) Asked what the benefit to the community was.
Peter Schmitt from US Solar answered her with the following statements:

o The reflectivity is less than crops

e They are going to hire a local landscaper

e They are using a local company out of Chisago City

e The site is small and will be able to power 220 homes
o [t will be used in Chisago County or adjacent Counties
e Nothing will go out of state

P. Schmitt commented that Lent Township is unique because they have an ordinance
pertaining to solar.

J. Johnson asked how this is going to impact the soil. P. Schmitt said there will be no
concrete. There is a small floating piece and the posts need to be dug underneath. There
are tailored seed mixes to help fix the soil that they are getting them from the MN
Department of Transportation.

J. Johnson asked if they would break if a tornado goes through. P. Schmitt said they are
enclosed and hail tested so they would not shatter. They are certified for 25 years. He said
that he can send the specs.

P. Schmitt said that there will be an 8’ wooden fence with woven squares around the
panels. Wildlife would not be traveling through the area. There will be no lighting. There
is a turnaround for an Xcel Energy bucket truck.

Wendy Beimert (7005 339" Street) stated that the reason for buying her property was the
wildlife. She said there is no requirement for environmental impact study so she will not
know that wildlife will not change their patterns.

Rick Upsahl (8116 Lent Trail) said that one whole side of his property boarders it. He
asked how they can say it will not be devalued.

John Wells (7561 339™ Street) reiterated the fact that a fence is going to go around the
solar garden because it is Federal law.
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Wendy Beimert (7005 339" Street) asked who gets the final say. She was told that the
Town Board votes on it. She wants to know if they are going to take into consideration
the public comment.

M. Olson said that everything is taken into consideration. He said that no one likes seeing
our land covered in solar panels, but if they meet the rules they have to go by it.

B. Seekon said that he is concerned with the decommissioning plan. There is a $25k
standard decommission that would run with the land. M. Olson wants to know how they
came up with the $25k. An engineer came up with it. There is a lot of glass and steel and
P. Schmitt said there is a lot of resale value in the material. B. Seekon said he does not
agree that there is that much value in the resale of materials.

John Klecker (7757 339" Street) asked what comes off of the panels as they degrade.
Production will degrade after a couple of years but they are glass. Every year production
degrades by Yz percent.

Dave Milles (30090 Fir Trail) said that they are all silica and someone is going to use it
for road fill. These are not hazardous.

B. Seekon said he wants a third party to look to see what it is worth to decommission.

The Statute says they have to let the applying party know Board action within 60 days
which is 10/10/17. The date can be extended to 12/10/17.

C. Cagle said that a lot of time, money and thought that has gone into the solar ordinance.
It has taken around two years and they worked really on hard on the parameters of it.
Senator Mark Koran helped out with a lot of it when he was on the Planning
Commission. The goal of the Town Board is to make residents happy and to protect
them.

Township Resident said that there is a lot of water and is concerned that the posts will hit
groundwater. P. Schmitt said they are using a pile driver and that according to Chisago
County, posts do not count as a contaminate. D. Milles said that this is a groundwater
recharge area. The water tables are high due to a weather cycle not development. He said
this will not affect anything hydraulically.

Rick Upsahl Jr. (8116 Lent Trail) asked about hours of operation during construction.
B. Rothstein said that they can include them in the CUP. She will check the County’s
standards.
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J. Johnson said if the conditions of the CUP meet the Township ordinance it is pretty
tough to stop it. The Township cannot show prejudice or bias. There are many things that
the Board looks at to protect the residents.

Lent Township was the first one to adopt a solar ordinance and the County adopted theirs
after it.

The CUP goes with the land. If they are not meeting the conditions the CUP is revoked.

Tony Sanders (9063 347" Street) said he is curious about the trees.
At planting they are 6” to 8’ so that they mature faster and they will be planted 9 -12°
apart.

M. Olson closed the public hearing at 8:36
M. Olson called a recess at 8:36 pm
M. Olson reconvened the meeting at 8:45 pm

B. Rothstein went over the highlights and based on the discussion she is going to add the
following conditions to the CUP:

Have a 3" party evaluate the decommissioning cash escrow

More detail on screening is to be added

Provide year round screening/vegetation

More detail about the fence. Livestock fence. (P. Schmitt said it is already
changed)

e The applicant will submit hours of operation consistent with the County

e Submit potential toxic spec sheets

P. Schmitt said the hours of construction will be 8:00 am — 5:00 pm Monday through
Friday.
He noted that there is another solar garden applicant next month.

M. Willcoxen made a motion to table the CUP application until the conditions stated
by B. Rothstein are added. Second by J. Johnson. All in favor, motion carried.

b. CUP for a Solar Garden — Rockpoint — Public Hearing

B. Rothstein said that the applicant has applied for a CUP for a 1 megawatt community
solar garden at 9082 Lent Trail.
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It is a permitted use in RR-A

It meets all setbacks and height requirements
More information has been requested regarding the landscaping
There is a wetland impact
Chisago County allows for a minimal wetland impact
o The County will make the determination on the impact
o Jeff Fertig is reviewing it
o Itis going to their Staff for review next week

B. Rothstein read the following eight items that the Planning Commission should
consider while making their decision regarding the recommendation of the CUP:

L.

The Comprehensive Plan and development policies of the Township

The use will not create an excessive demand on existing parks, schools, streets and
other public facilities and utilities which serve or are proposed to serve the area
The use will be sufficiently compatible or separated by distance or screening from
adjacent development or land so that existing development will not be depreciated in
value and there will be no deterrence to development of vacant land.

The structure and site shall have an appearance that will not have an adverse effect
upon adjacent properties

The use in the opinion of the Township is reasonably related to the overall needs of
the Township and to the existing land use

The use is consistent with the purposes of the zoning ordinance and the purposes of
the zoning district in which the applicant intends to locate the proposed use

The use will not cause traffic hazard or congestion

Existing nearby businesses will not be adversely affected because of curtailment of
customer trade brought about by intrusion of noise, glare or general unsightliness

B. Rothstein read the detailed engineering memo from Hakanson Anderson which
included the following points:

1.

2.

The plans do not depict any proposed grading. Any proposed grading shall be clearly
labeled on the plans.

The plans call out a “proposed stormwater basin” but do not show proposed contours,
elevations, or details for the basin. Please provide for review.

The proposed stormwater basin shall conform to MPCA guidelines as stated in the
Minnesota Stormwater Manual for the type of treatment BMP proposed. Describe in
narrative, or provide details in the plans, which clearly depict or describe required
design criteria (i.e. draw down time for infiltration, side slopes and Vpp for wet
sedimentation basins, Vwq discharge rates, etc.)

Call out proposed seed mixes for general site restoration and proposed stormwater
basin.
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5. Provide details/information on proposed outlet and/or emergency overflow for
stormwater basin.

6. The plans are not certified and labeled “Not for Construction”. Submit final plans for
review and approval.

7. The drainage calculations are not certified. Submit calculations that are certified by
the professional that prepared them.

8. Per the preliminary drainage calculations, a total water quality volume of 5,161 cf
must be provided. The plans reference 3,775 cf. Revise plans accordingly.

9. The drainage calculations state “Infiltration basins will treat the stormwater runoff
volumes, as required by the MPCA. However, the drainage calculations assume that
the soils are HSG D, which are not conducive to infiltration. Please clarify.

10. If infiltration is proposed, submit geotechnical data to confirm infiltration rates and
distance to seasonally saturated soils.

11. Temporary and permanent wetland impacts are anticipated for this project. Label the
permanent wetland impacts on the plan, complete with proposed contours/grading
limits that were used to quantify the impacts. Impacts to be approved by LGU.

12. This project will disturb one acre and will require a NPDES Construction Permit from
the MPCA.

13. Submit Erosion and Sediment Control plan and SWPPP as per NPDES Construction
Permit requirements.

Staff recommends approval for it with the following conditions:

L.

2.

ERE

A driveway permit be applied for and approved for access off of Lent Trail (County Road
18) for which Chisago County is the permitting authority.

The Applicant shall submit a decommissioning plan which includes a current-day
decommissioning cost estimate for review by Township Staff and approval by the
Township Board.

Compliance with the Planning Staff Review Letter dated September 9, 2017.

Compliance with the Engineering Staff Review Letter dated September 1, 2017.

. The use will not create an excessive demand on existing parks, schools, streets and other

public facilities and utilities which serve or are proposed to serve the area.

The use will be sufficiently compatible or separated by distance or screening from
adjacent development or land so that existing development will not be depreciated in
value and there will be no deterrence to development of vacant land.

The structure and site shall have an appearance that will not have an adverse effect upon
adjacent properties.

The use in the opinion of the Township is reasonably related to the overall needs of the
Township and to the existing land use.

The use is consistent with the purposes of the zoning ordinance and the purposes of the
zoning District in which the applicant intends to locate the proposed use.

10. The use will not cause traffic hazard or congestion.
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Existing nearby businesses will not be adversely affected because of curtailment of
customer trade brought about by intrusion of noise, glare or general unsightliness.
The use will become invalid when permittee ceases operation. Operations shall be
considered ceased after twelve (12) consecutive months of non-operation.

M. Olson opened the public hearing at 8:59 pm

Carla Buesseler (8957 347th Street) said that she does not feel her neighbors view will be
screened and M. Willcoxen said that screening is mandatory. P. Schmitt said they will
add more screening to the east side of the property.

Deb Sanders (9063 347" Street) said this will be located 50° from her property and it is
wet back there. Mike Olson said that is why the County is looking into it. B. Rothstein
said that the poles are the only thing going to go into it. They put a mat down and just the
post goes in.

J. Johnson asked if they would be willing to put more screening in. P. Schmitt said they
are going to try to be a good neighbor.

Rick Upsahl Jr. (8116 Lent Trail) confirmed that limits on hours of operation would
apply to this site as well. The answer was yes.

M. Olson closed the public hearing at 9:12 pm
B. Rothstein said that the same conditions will be included to the Rockpoint CUP.

The conditions that will be added to both CUP applications are:

Have a 3" party evaluate the decommissioning cash escrow

More detail on screening is to be added

Provide year round screening/vegetation

More detail about the fence. Livestock fence. (P. Schmitt said it is already
changed)

The applicant will submit hours of operation consistent with the County

e Submit potential toxic spec sheets

M. Willcoxen made a motion to table the CUP application until the conditions stated
by B. Rothstein are added. Second by P. Carlson. All in favor, motion carried.
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G. COMMISSIONER/TOWN BOARD REPORT

C. Cagle said that B. Seekon will be the new liaison to the Planning Commission.

H. NEXT REGULAR PLANNING COMMISSION MEETING IS
OCTOBER 11, 2017 AT 7:00 PM.

I. ADJOURN

M. Willcoxen made a motion to adjourn the meeting at 9:32 pm. Second by J.
Johnson. All in favor, motion carried.

AL

‘Mike Olson, Chair

V0N LY J.
; 'd Clerk, Lent Twnshp., Chisago Co., MN

e 4 Notarial Officer (ex-officio notary public)
My term is indeterminate
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