AGENDA

SPARTA TOWNSHIP
PLANNING COMMISSION
August 11, 2026
7 P.M.

Sparta Township Hall
160 East Division Street
Sparta, Ml 49345

This meeting can be viewed live or recorded at
https://www.youtube.com/channel/UCu9b0agfR6Em02k7rdmX3TLA

L Call to Order
IL ?ledge of Allegiance
III.  Additions or Corrections to Agenda
IV.  Minutes of June 9, 2026, Regular Meeting
V. Public Comment (for items on the agenda)
VI.  Business [tems
A. Public Hearing: Home Based Business Regulations Review
B. Data Center Regulations Review
C. Mixed Use Residential Commercial — Sparta Avenue Discussion
VII. Public Comment (for items on or not on the agenda)
VIIL. Staff and Commissioner Comments

IX.  Adjournment

--------------------------------------------------------------------------------------------






MINUTES OF THE SPARTA TOWNSHIP PLANNING COMMISSION
Regular Meeting of Tuesday, June 9, 2026, 7 Pm
Sparta Township Hall, 160 E. Division St., Sparta Ml

This meeting could be viewed live or recorded at https://www.youtube.com/channel/UCu9bOagfR6m02k7rdmX3TLA.

Present: Chairperson Terry Hartman (9/28); Vice Chairperson Tim Driscoll (9/28);
Secretary Linda Anderson (9/28); Township Board Trustee Barb Johnson (12/28);
Commissioners Don Doyle (9/27), and Ken Humphreys (9/27)

Also Present: Zoning Administrator/Planner Kevin Yeomans of Fresh Coast Planning,
Township Supervisor Dale Bergman, and Recording Secretary Toni Potes

Absent: Commissioner Dale Flanery (9/27)

. / Il. Call to Order / Pledge of Allegiance: Chairperson Hartman called the meeting to order
at 7:00 pwm, followed by the Pledge of Allegiance.

IIl. Additions or Corrections to Agenda: Motion by Doyle, second by Humphreys, to approve
the Agenda as presented. Motion carried unanimously.

IV. Minutes of May 12, 2026, Regular Meeting: Motion by Johnson, second by Anderson, to
approve the Minutes. Motion carried unanimously.

V. Public Comment (for items on the Agenda): None.

V1. Business ltems

A. Home Occupation Regulations Review: Zoning Administrator/Planner Yeomans
reviewed the changes in the draft presented and asked for Planning Commission input.
Storage and hazardous waste disposal compliance with state regulations will be added.
Zoning Administrator/Planner Yeomans will put the draft in ordinance format, legal
counsel will review, and the matter can be scheduled for public hearing.

B. Data Center Regulations Review: The Planning Commission will continue to work on
and fine tune the regulations. Zoning Administrator/Planner Yeomans may take a look at
Dowagiac’s ordinance to see what they may have missed; they consequently are being
sued.

VII. Public Comment (for items on or not on the Agenda): Township Supervisor Bergman

shared that he was out east and saw about 1,000 windmills, mile after mile; it was eye
opening. It is not the right thing for Michigan. The windmill scale is handled by the State.
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VIII. Staff and Commissioner Comments: Zoning Administrator/Planner Yeomans will follow
up with Chairperson Hartman regarding the home occupation regulations and whether the
Planning Commission will meet in July. There is no update on the trailer park. Zoning
Administrator/Planner Yeomans updated on the Camp Lake/Division project, the fence
issue between Zavala and Roede, and the landscape company brothers regarding wood.
Doyle shared that Kent County Parks is hosting on June 27 a grand opening of a dog park.
Johnson shared that cemetery work will start up again on Wednesday afternoon.

IX. Adjournment: Motion by Johnson, second by Driscoll, to adjourn at 7:27 pm. Motion carried

unanimously. The next regular meeting of the Sparta Township Planning Commission will
be Tuesday, August 11, 2026, at 7 pm.

Respectfully submitted,
—Toni Potes
Recording Secretary

Sparta Township Planning Commission 2 June 9, 2026






Fresh Coast
Planning

119 Y2 Washington Avenue, Studio B
Grand Haven, Ml 49417
ww.freshcoastplanning.com

Gregory L. Runsford, MPA

Kevin Yeomans

Alexis Gulker

Aaron Bigelow

MEMORANDUM

To: Sparta Township Planning Commission

From: Kevin Yeomans

Date: 8/3/2026

Re: Home Based Business Regulations — Public Hearing

After your June 2026 meeting, the draft amendment for adding Home Based Business
regulations to the Sparta Township Zoning Ordinance (the "Zoning Ordinance") was sent to
legal counsel for review. A copy of the amendment with Legal’s and Fresh Coast Planning’s
redlines and comments is attached.

A clean copy of the amendment is also attached.

A public hearing for the proposed amendment has been scheduled for June 11, 2026. The
Planning Commission must determine whether to make a recommendation to the Board or if
further changes are needed.

Summary

The amendment will expand existing home occupation regulations to allow for home based
business to be operated in a home or accessory building as a special land use. Regulations
allow for clear guidelines that must be met to protect the character of the surrounding area,
while also providing the Planning Commission with flexibility in reviewing such applications.

Next Steps

If the Planning Commission determines to recommend adoption as presented the following
motion may be used.

Motion to recommend adoption of the home based businesses ordinance, as
presented.

Alternatively, the Plannning Commission may:
1. Make changes and recommend adoption, as amended.
2. Make changes and schedule for further review by the Commission
3. Other direction as determined by the Commission

Please let us know if you have any questions.

Ao Clromana
Kevin Yeograns
Planner

Attachments

cc: Dale Bergman, Township Supervisor






SPARTA TOWNSHIP
KENT COUNTY, MICHIGAN

ORDINANCE NO.

AN ORDINANCE TO AMEND THE ZONING ORDINANCE REGARDING
ACCESSORY-DWELLING-UNFISHOME BASED BUSINESSES

THE TOWNSHIP OF SPARTA ORDAINS:

’

both in a single-family residential dwellinﬁnd an
special land use by the Planning Commission.

etoits use for residential purposes by its occupants and not more
an/25% of the floor area of the dwelling unit shall be used in the conduct of the
@mMe pocuparion.

{(8) There shall be no change in the outside appearance of the building, no varjation

‘o, the residential character of the dwelling, and no visible evidence of the
conduct of such home occupation other than one sign, not exceeding two square
fegtin area, non-illuminated and mounted flat against the wall of the main building.

(4) No home occupation shall be conducted outdoors or in any accessory building.

(5) There shall be no sale of products or services, except as are produced on the
premises by such home occupation.

(6) No traffic shall be generated by such home occupation in greater volumes than
would normally be expected in a residential neighborhood, and any need for
parking generated by the conduct of such home occupation shall be met off the
street and other than in a required front yard.



(B)

following regulations shall control

p
use as an accessory use as provided il§ 154. ZN
7

(7) No equipment or process shall be used in such home occupation that creates
noise, vibration, glare, fumes, odors or electrical interference detectable to the
normal senses off the premises if the occupation is conducted in a single-family
dwelling. If conducted in other than a single-family dwelling, such nuisance shall
not be detectable outside the dwelling unit. In the case of electrical interference, no
equipment or process shall be used that creates visual or audible interference in any
radio or television receivers off the premises or cause fluctuations in line voltage
off the premises.

(8) In particular, a home occupation can be, but is not limited _to: art studio;
dressmaking; teacher, with musical or dancing instruction limigdte@fhaximum of
four-te-six pupils at a time; contractor's office; professional
physician, dentist, author, artist, musician, lawyer, engineer, {d

Qee&paﬂeﬂ

plumbmg, heatmg, landdf :
but shall not include wal

Planning Commission shall consider the following:
1. The scale of the proposed home based business.
2. Distance to the nearest non-participating structure.

3. Nature of the home based business and its potential impact to nearby
properties.

4. The magnitude of proposed changes to existing grades and the
natural landscape.

-~1 Commented [MR1]: This would limit it to the dwelling

only, which contradicts the definition. 1 would remove this
catch-all and instead put the exact requirements from home
occupations that also apply to home businesses.

) Commented [KY1R2]: Removed because applicable

provisions have already been included elsewhere in the HBB
subsection.




{B(3) Non-transferability: No home based business shall be assigned, transferred,
or otherwise conveyed to another person or business entity. Any change in the
ownership of the home based business shall require the filing of a new application
and a full compliance review.

{5)(4)_Inspection: The home based business shall be subject to periodic inspections
by the Zoning Administrator or other designated officials to determine that the
home based business is proceeding in accordance with the conditions and
requirements of the approved sketch plan and special land use approval.

Commission. The
s'that the addition of

Commission shall only grant such
non-resident employees will not ad E th 84
nor diminish the character of the area. I ing thig#leteymination the Planning

(a) Nature of the @peration’\The ness activity, including the
frequency of diiepBwvisits, the cesstty f on-site staff for the spemﬁc
service provided, ; ;

(b)

2: The size of the subject parcel and the
e primary structure (or area of business

(©

ind Buffering: The adequacy of existing or proposed
fe of the lot, including natural topography,

neighboring properties from parking areas, increased activity, or light

Zoning Intent and Land Use Compatibility: The degree to which the
oposed employment density aligns with the stated intent of the underlying
oning District. The Commission shall ensure the activity remains
secondary to the residential use and is harmonious with the scale and
intensity of the surrounding land uses.

£8)(7) _ Conditions of Approval: In granting approval for non-resident employees
the Planning Commission may impose reasonable conditions, including but not
limited to:

(a) Caps on Headcount: A strict limit on the total number of non-resident
employees allowed on-site simultaneously.



(b) Parking Requirements: Mandatory off-street parking configurations to
prevent employee overflow onto public rights-of-way.

(¢) Time Limitations: Restricted hours of operation and/or restricted hours of
arrival and departure for staff to minimize disruptions during sensitive
morning or evening hours.

9(8) There shall be no sale of products or services, except as are produced on the
premises by such home based business and only if permitted by the Planning
Commission.

0)(9) There shall be no change in the outside appearancg he” building, no
variation from the residential character of the dwelling, and fip yiible evifence of
the conduct of such home based business other than one sig@;tnot exceéding two

square feet in area, non-illuminated and mounted flaf@gninst the Wall ©f the main
building.

GH(10) No traffic shall be ge@ated by gughhome basgdbusiness in greater
volumes than would normally be expectegdyin a residehti ghborhood, and any
need for parking generated b omerbased business shall be
met off the street and other thangmn

a2 No equj pment or provgss d in such home based business
that creates noise, vibrationgg| 5§, 0dors or electrical interference detectable

to the normal senses off the"pre

(13) A Home Based Business may occur within the single-family
dwelling and not more than one accessory building located on the same lot as the
single-family dwelling.

“de(14) The use of the dwelling unit or accessory building for the home
based business shall be clearly incidental and subordinate to its use for residential
purposes by its occupants.

A3 Maximum Floor Area

footage minimums, or are you saying the minimum lot for
those districts still applies?

l Commented [MR2]: Should this be filled in with square

|

Commented [KY2R2]: Removed because the PC
detennined not to require lot area greater than the minimum
for the district it's in.

|




(a) Dwelling: Not more than 25% of the floor area of the dwelling unit shall be
used in the conduct of the home based business.

(b) Accessory Building: Not more than 1,200 square feet of floor area within
an accessory building shall be used in the conduct of the home based
business, unless a larger floor area is approved by the Planning
Commission.

1. The Commission shall only grant an expansion of floor area if the
applicant demonstrates the increased scale of the operation will not
adversely impact the health, safety, and welfagg

i $,-nor diminish the
Commission shall consider the following: g

frequency of yehicular trips
by the larger footprint.

ing Intent and Land Use Compatibility: The degree to
ch the expanded use maintains the primary purpose of
e property and remains consistent with the intent of the
underlying Zoning District and the character of surrounding
land uses.

2. Conditions of Approval: In granting approval for a larger floor area,
the Planning Commission may impose reasonable conditions related
to noise reduction, hours of operation, or enhanced landscaping to
ensure continued compatibility with the character of the area.

H3)(16) Setbacks

(a) Dwelling: Shall meet the setback requirements for a single-family dwelling
as required by the zoning district.

(b) Accessory Building: Shall meet the setback requirements for an accessory
building as required by the zoning district. However, in their review of the
special land use the Planning Commission may requiredrequire greater
setbacks and/or additional landscaping and/or screening between the



accessory building and adjoining properties and/or road to ensure that home
based business will have no substantial adverse impacts by reason of noise,
fumes, vibration, lights, or views.

917 No toxic or hazardous materials may be used or stored on the
premises to support such home based business except in a safe manner and in full
compliance with federal, state, and local requirements as to use, handling, storage,
transport, and disposal of any such materials.

(a) If hazardous materials are proposed are-and expected to be stored on the
premises, a hazardous material storage and disposal plagfshall
as part of the application for a home based business,

No customer vehicle may remain on the property for more than thirty (30)
ealendarconsecutive days.

(6)  Customers drop—off of vehicles shall be restricted to hours approved by the
Planning Commission.,

(©) No "parts vehicles," heavily wrecked vehicles, or permanently inoperable
vehicles are allowed on the property.



@) The repair and service of commercial vehicles over 10,000 pounds is
prohibited.

(9)  All mechanical work, diagnostics, and repairs must be conducted entirely
within an enclosed permanent structure,

(10) Noise: Any structure in which mechanical work, diagnostics, or repairs are
conducted must be insulated, designed, or located so that noise generated by the
use is not detectable to the normal senses off the premises.

Section3.  Amendment of Section [154.253| of the Sparta Towaship ZonifigQxdir

Section 154.253 of the Sparta Township Zoning Ordinance igha
following subsection, which shall be inserted in al tical grders

(T)  Sketch Plan: In place of a site; ple

shall be drawn to scale. The sketc
of all structures and parking arga

Section 4. Severability.

If any provision of this Ordmancc is'd
affect the validity of all othergection:

Section 5. Repealer.

ADOPTED.

YEAS:

NAYS:

STATE OF MICHIGAN )

*| commented [KY3R2]: 154.253 is now the ADU section.

Commented [MR3]: I don’t believe this is the correct
section. 154,253 address exceptions to height regulations.

The ADU amendment made ADUs Section 154.253 so that it
is located next to Section 154.252 - Accessory Buildings and
Uses. Height exemption was changed to 154.254. The
amendment has been adopted but not included in the online
codification.




) ss
COUNTY OF KENT )

Clerk’s Certification

I, the undersigned, the duly qualified and acting Clerk of the Township of Sparta, Kent County,
Michigan, certify that the above Ordinance was adopted at a regular meeting of the Sparta
Township Board on the day of , 2025, by a majority of the members
of the board members present and voting.

Marcy Savage
Sparta Township Cler]

b»



SPARTA TOWNSHIP
KENT COUNTY, MICHIGAN

ORDINANCE NO.

AN ORDINANCE TO AMEND THE ZONING ORDINANCE REGARDING
HOME BASED BUSINESSES

THE TOWNSHIP OF SPARTA ORDAINS:
Section 1.  Amendment of Section 154.006 of the Sparta Township Zoning Ordinance.

Section 154.006 of the Sparta Township Zoning Ordinance is amended by the addition of the
following definitions, which shall be inserted in alphabetical order:

HOME BASED BUSINESS. This is similar to a Home Occupation but can be conducted
both in a single-family residential dwelling and an accessory building if approved as a
special land use by the Planning Commission.

Section 2. Amendment of Section 154.208 of the Sparta Township Zoning Ordinance.
Section 154.208 of the Sparta Township Zoning Ordinance is amended in its entirety, as follows:

§ 154.208 HOME OCCUPATIONS AND HOME BASED BUSINESSES.

(A) Home occupations, as defined in this chapter, are permitted as a use-by-right as an
accessory use as provided in § 154.247 of this chapter; provided that, all of the following
regulations shall control.

(1) No other than members of the family residing in the dwelling shall be engaged
in connection with such home occupation at the same time.

(2) The use of the dwelling unit for the home occupation shall be clearly incidental
and subordinate to its use for residential purposes by its occupants and not more
than 25% of the floor area of the dwelling unit shall be used in the conduct of the
home occupation.

(3) There shall be no change in the outside appearance of the building, no variation
from the residential character of the dwelling, and no visible evidence of the
conduct of such home occupation other than one sign, not exceeding two square
feet in area, non-illuminated and mounted flat against the wall of the main building.

(4) No home occupation shall be conducted outdoors or in any accessory building.

(5) There shall be no sale of products or services, except as are produced on the
premises by such home occupation.

(6) No traffic shall be generated by such home occupation in greater volumes than
would normally be expected in a residential neighborhood, and any need for
parking generated by the conduct of such home occupation shall be met off the
street and other than in a required front yard.






(7) No equipment or process shall be used in such home occupation that creates
noise, vibration, glare, fumes, odors or electrical interference detectable to the
normal senses off the premises if the occupation is conducted in a single-family
dwelling. If conducted in other than a single-family dwelling, such nuisance shall
not be detectable outside the dwelling unit. In the case of electrical interference, no
equipment or process shall be used that creates visual or audible interference in any
radio or television receivers off the premises or cause fluctuations in line voltage
off the premises.

(8) In particular, a home occupation can be, but is not limited to: art studio;
dressmaking; teacher, with musical or dancing instruction limited to a maximum of
six pupils at a time; contractor's office; professional office or studio or a physician,
dentist, author, artist, musician, lawyer, engineer, architect, community planner,
realtor, accountant, one-chair salon or similar use; but shall not include animal
hospital, automotive repair service, restaurant, tearoom, tavern or similar use.

(B)  Home Based Businesses, as defined in this Chapter, are permitted as a special land
use as an accessory use as provided in § 154.247 of this chapter; provided that, all of the
following regulations shall control.

(1 In particular, a home based business can be, but is not limited to: electrical,
plumbing, heating, landscaping, building contractors, and excavators or similar use;
but shall not include warehousing or distribution. For home based automotive repair
businesses additional requirements as shown in subsection (C) shall apply.

@) Sketch Plan: In place of a site plan a sketch plan may be submitted. The
sketch plan shall be drawn to scale. The sketch plan shall include the location,
dimensions, and area, of all structures and parking areas on the site. The sketch plan
shall include a scale, north arrow, date of drawing, property owner’s name and
address, and description of the nature of the home based business. Section 154.162
— Standards for Review and Approval shall apply.

(a) The Planning Commission may require a site plan meeting the requirements
of Section 154.170 if deemed necessary. In making this determination the
Planning Commission shall consider the following:

1. The scale of the proposed home based business.
2. Distance to the nearest non-participating structure.

3. Nature of the home based business and its potential impact to nearby
properties.

4, The magnitude of proposed changes to existing grades and the
natural landscape.

(3)  Non-transferability: No home based business shall be assigned, transferred,
or otherwise conveyed to another person or business entity. Any change in the
ownership of the home based business shall require the filing of a new application
and a full compliance review.






(4)  Inspection: The home based business shall be subject to petriodic inspections
by the Zoning Administrator or other designated officials to determine that the
home based business is proceeding in accordance with the conditions and
requirements of the approved sketch plan and special land use approval.

(5)  The home based business shall be conducted primarily by one or more
persons residing in a dwelling on the lot where the home based business is located.

(6) A home based business shall not employ persons who do not reside on the
premises, unless specifically approved by the Planning Commission. The
Commission shall only grant such approvals if it determines that the addition of
non-resident employees will not adversely impact the health, safety, and welfare,
nor diminish the character of the area. In making this determination the Planning
Commission shall consider the following;:

(a) Nature of the Operation: The type of business activity, including the
frequency of client visits, the necessity of on-site staff for the specific
service provided, and the hours during which employees will be present.

(b) Lot Dimensions and Separation: The size of the subject parcel and the
physical distance between the primary structure (or area of business
activity) and the nearest non-participating residential dwellings. Larger
setbacks may be required to mitigate the perceived intensity of the business.

(c) Site Mitigation and Buffering: The adequacy of existing or proposed
physical characteristics of the lot, including natural topography,
professional landscaping, fencing, and screening—to effectively shield
neighboring properties from parking areas, increased activity, or light
spillover.

(d) Zoning Intent and Land Use Compatibility: The degree to which the
proposed employment density aligns with the stated intent of the underlying
Zoning District. The Commission shall ensure the activity remains
secondary to the residential use and is harmonious with the scale and
intensity of the surrounding land uses.

(7) Conditions of Approval: In granting approval for non-resident employees
the Planning Commission may impose reasonable conditions, including but not
limited to:

(a) Caps on Headcount: A strict limit on the total number of non-resident
employees allowed on-site simultaneously.

(b) Parking Requirements: Mandatory off-street parking configurations to
prevent employee overflow onto public rights-of-way.

(c) Time Limitations: Restricted hours of operation and/or restricted hours of
arrival and departure for staff to minimize disruptions during sensitive
morning or evening hours.






(8)  There shall be no sale of products or services, except as are produced on the
premises by such home based business and only if permitted by the Planning
Commission.

9 There shall be no change in the outside appearance of the building, no
variation from the residential character of the dwelling, and no visible evidence of
the conduct of such home based business other than one sign, not exceeding two
square feet in area, non-illuminated and mounted flat against the wall of the main
building.

(10) No traffic shall be generated by such home based business in greater
volumes than would normally be expected in a residential neighborhood, and any
need for parking generated by the conduct of such home based business shall be
met off the street and other than in a required front yard.

(11)  No equipment or process shall be used in such home based business that
creates noise, vibration, glare, fumes, odors or electrical interference detectable to
the normal senses off the premises.

(12)  Districts Allowed:
(@) Ag-1
(b) Ag-2
(¢) R-1

(13) A Home Based Business may occur within the single-family dwelling and
not more than one accessory building located on the same lot as the single-family
dwelling.

(14)  The use of the dwelling unit or accessory building for the home based
business shall be clearly incidental and subordinate to its use for residential
purposes by its occupants.

(15) Maximum Floor Area

(a) Dwelling: Not more than 25% of the floor area of the dwelling unit shall be
used in the conduct of the home based business.

(b) Accessory Building: Not more than 1,200 square feet of floor area within
an accessory building shall be used in the conduct of the home based
business, unless a larger floor area is approved by the Planning
Commission. '

1. The Commission shall only grant an expansion of floor area if the
applicant demonstrates the increased scale of the operation will not
adversely impact the health, safety, and welfare, nor diminish the
character of the area. In making this determination the Planning
Commission shall consider the following:






(16)
(a)

(b)

(17

a. Nature of the Operation: The intensity of the use, including
the type of equipment utilized, storage requirements, and the
frequency of vehicular trips (deliveries or clients) generated
by the larger footprint.

b. Lot Dimensions and Separation: The size of the subject lot
and the setbacks between the accessory building and
adjacent non-participating dwellings. The Commission shall
determine if the lot is of sufficient size to absorb the
increased intensity of the business use.

c. Site Mitigation and Buffering: The effectiveness of existing
or proposed screening, including landscaping, berms, or
fencing—to obscure the business activity and minimize its
visual and auditory impact on neighboring properties.

d. Zoning Intent and Land Use Compatibility: The degree to
which the expanded use maintains the primary purpose of
the property and remains consistent with the intent of the
~underlying Zoning District and the character of surrounding
land uses.

2. Conditions of Approval: In granting approval for a larger floor area,
the Planning Commission may impose reasonable conditions related
to noise reduction, hours of operation, or enhanced landscaping to
ensure continued compatibility with the character of the area.

Setbacks

Dwelling: Shall meet the setback requirements for a single-family dwelling
as required by the zoning district.

Accessory Building: Shall meet the setback requirements for an accessory
building as required by the zoning district. However, in their review of the
special land use the Planning Commission may require greater setbacks
and/or additional landscaping and/or screening between the accessory
building and adjoining properties and/or road to ensure that home based
business will have no substantial adverse impacts by reason of noise, fumes,
vibration, lights, or views.

No toxic or hazardous materials may be used or stored on the premises to

support such home based business except in a safe manner and in full compliance
with federal, state, and local requirements as to use, handling, storage, transport,
and disposal of any such materials.

(@)

If hazardous materials are proposed and expected to be stored on the
premises, a hazardous material storage and disposal plan shall be submitted
as part of the application for a home based business.






(©)

Section 3.

(18)  All machinery and other equipment, associated with the home based
business must, at all times, be located within a completely enclosed accessory
building, accessory to the residential dwelling which is on the same parcel as the
business or within an outdoor storage area that is screened from public view.

(a) Outdoor Storage Screening: Visual buffers, such as year-round greenery,
decorative fencing, or earthen berms, shall be utilized to maintain a
continuous screen of all outdoor storage from public view in all seasons.

Home Based Automotive Repair Businesses

€)) Home based automotive repair businesses shall not be permitted in any
residential zoning district.,

(2)  Home based automotive repair businesses may be permitted as a special
land use in the Ag-1 and Ag-2 zoning districts, provided all requirements of a Home
Based Business and Home Occupation are met.

(3) Customer Vehicles: No more than four (4) vehicles not owned by or
registered to the property owner, or another individual residing on the property, may
be stored outdoors.

@) Customer vehicles that are stored outdoors must be stored in an outdoor
storage area that is located in the Rear Yard.

(5)  No customer vehicle may remain on the property for more than thirty (30)
consecutive days.

(6) Customer drop-off of vehicles shall be restricted to hours approved by the
Planning Commission.

(7)  No "parts vehicles," heavily wrecked vehicles, or permanently inoperable
vehicles are allowed on the property.

(8)  The repair and service of commercial vehicles over 10,000 pounds is
prohibited.

(9)  All mechanical work, diagnostics, and repairs must be conducted entirely
within an enclosed permanent structure.

(10) Noise: Any structure in which mechanical work, diagnostics, or repairs are
conducted must be insulated, designed, or located so that noise generated by the
use is not detectable to the normal senses off the premises.

Amendment of Section 154.253 of the Sparta Township Zoning Ordinance.

Section 154.253 of the Sparta Township Zoning Ordinance is amended by the addition of the
following subsection, which shall be inserted in alphabetical order:






(T)  Sketch Plan: In place of a site plan a sketch plan may be submitted. The sketch plan
shall be drawn to scale. The sketch plan shall include the location, dimensions, and area,
of all structures and parking areas on the site. The sketch plan shall include a scale, north
arrow, date of drawing, and the property owner’s name and address. Section 154.162 —
Standards for Review and Approval shall still apply.

Section 4. Severability.

If any provision of this Ordinance is declared invalid for any reason, that declaration does not
affect the validity of all other sections of this Ordinance.

Section 5. Repealer.

This Ordinance expressly repeals all other Township ordinances and parts of ordinances in conflict
with this Ordinance.

Section 6. Effective Date.

This Ordinance takes effect seven (7) days after publication of this Ordinance or of a summary of
it as permitted by law.

ADOPTED.

YEAS:

NAYS:

STATE OF MICHIGAN )
Ss
COUNTY OF KENT

Clerk’s Certification

1, the undersigned, the duly qualified and acting Clerk of the Township of Sparta, Kent County,
Michigan, certify that the above Ordinance was adopted at a regular meeting of the Sparta
Township Board onthe  day of , 2025, by a majority of the members
of the board members present and voting.

Marcy Savage
Sparta Township Clerk






Fresh Coast
Planning

119 2 Washington Avenue, Studio B
Grand Haven, Ml 49417
ww.freshcoastplanning.com

Gregory L. Runsford, MPA
Kevin Yeomans
Alexis Gulker

Aaron Bigelow

MEMORANDUM

To: Sparta Township Planning Commission
From: Kevin Yeomans

Date: 8/3/2026

Re: Data Centers

On July 17, 2026 we emailed the Planning Commission the following documents for your
review and consideration.

e News article regarding the Dowagiac Data Center.

e  Another news article regarding the Dowagiac Data Center.

e An article from U.S. News which broadly addresses Data Centers.

e Acopy of the recent Zoning Ordinance Amendment that was passed by Dowagiac

Additionally, we are currently working with Jamestown Charter Township to prepare Data
Center regulations for their community. While neither Sparta nor Jamestown currently have
any pending applications or inquires, and the characteristics of each community are different,
both communities have determined to only permit data centers as a special land use in
industrial districts. Given this, we have provided a copy of their current draft data center
amendment.

The Jamestown draft contains some language that is similar or the same as what is included in
the Sparta Township’s current draft. However, as you'll see they have expanded on many items
and provide very detailed regulations for data centers.

Please note, the Jamestown draft is still a work in progress and has not yet been reviewed by
their legal counsel.

Next Steps

We seek the Planning Commission’s direction on how to proceed with preparing data center
regulations for Sparta Township.

] Would you like more detailed regulations similar to Jamestown Charter wanship?
O Are there any remaining concerns that have not yet been addressed?
0 Any additional items you would like us to research?

This matter is scheduled for review at your August 11, 2026, meeting.
Ao Cloomana

Kevin Yeonmdns

Planner

Attachments

cc: Dale Bergman, Township Supervisor






Jamestown Charter Township
Draft Data Center Provisions
7/10/2026

Section 3.40 — Data Centers and Digital Mining Uses

A. Definitions

e

o

Closed-Loop Cooling System. A sealed system where coolant circulates continuously, absorbing heat
from a source, and then transfers that heat to a heat exchanger for removal, without the coolant ever
being exposed to the environment.

Data Center. A use involving a building or other structure that is primarily occupied by computers and/or
telecommunications equipment and related equipment, including stpporﬁﬁg equipment, where
information is processed, transferred, or stored. A data cen;ter use sh'all !ndudg a digital mining use. A
data center which includes on-site solar or wind energy generation facilities used or intended to be used
to supply power to the data center shall comply wi'th'ft"he requirements of the zoning ordinance and any
other ordinances regulating those uses.

Digital Currency. Currency in a digital forn;at that involves the use of encryption techniques to regulate
the generation of units of the digital currency and verify the transfer of funds, operating independently
from a central bank.

Digital Mining. The process whereby computers (also referred to as “nodes” or “mining rigs”) validate
blockchain transactions for a ,;peciﬁc item of digital currency (commonly known as “bitcoin” or
“cryptocurrency”) for a financial benefit.

Large-Scale Data Center. A data center that requires twenty-five megawatts (205 MW) or more power
to operate or has a physical footprint of five-thousand (5,000) square feet or greater.

Meaawa&s (MW). A unit of power that is used for the measurement of bulk electricity, and is equal to

one million watts.

7. Small-Scale Data Center. A data center that requires less than five megawatts (5 MW) of power to

operate and has a physical footprint of less than 5,000 square feet.
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8. Qualified Acoustical Professional. An individual possessing the academic credentials, professional

certifications, and technical experience necessary to measure, analyze, model and evaluate

environmental sound, noise impacts, and vibration. To be recognized as a Qualified Acoustical

Professional under this Ordinance, the individual shall meet at least one (1) of the following criteria:

a. Licensed Professional Engineer: A registered Professional Engineer (P.E.) in good standing in the

State of [State Name], with demonstrated professional specialization and at I_east three (3) years

of experience in environmental acoustics, noise assessment, or sound mitigation design.

b. Board-Certified Specialist: A Board-Certified Member of the Institute of .Noise Control

Engineering (INCE Bd. Cert.) or a full Member of the National Ceuncll of Acoustical Consultants

(NCAC).

ac. Education & Experience Equivalent: An individual holding a Bachelor of Science (or higher)

degree in acoustics, physics, mechanical or civil engineering, or a closely related physical

science field from an accredited institution, with a minimum of five (5) years of documented,

direct professional experience conducting environmental noise studies, baseline sound

monitoring, and pregdijctivé sound propagation modeling.

B. General Requirements

The following general requirements apply to all data centers and digital mining uses within the Township.

a.__A noise mitigation plan shall be submitted, including, at a minimum, a detailed acoustic study

showing the amount of noise that would be produced by normal operations of the data center

and strategies to_minimize noise and achieve a neutral impact on adjacent and nearby

properties.
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alarms. Continuous Noise Limit. Noise emanating from the use, operation, or maintenance of a

data center or digital mining use, including all mechanical and electrical equipment, shall not

exceed the following equivalent continuous sound levels, measured as a one-hour average

(Leg(1h)):

i. i.Atany property line of a lot zoned or used for residential purposes: i45] dBA between

=
s

7:00 a.m. and 10:00 p.m. (daytime), and [40] dBA between 40:00 p.m. and 7:00 a.m.

(nighttime).

ii. _ii. At any other property line: [55] dBA at all times.

Maximum Instantaneous Noise Limit. In addition to the limits in subsection (a), noise from the

use shall not exceed [60] dBA Lmax nor [753 ‘dBC Lmax at any property line of a lot zoned or

used for residential purposes, and [7Q] dBA Lmax at any other property line. This limit applies

to intermittent and short-duration events; including but not limited to generator testing, load-

bank testing, and quipment cycling. .

Low-Freguency andf_fd'nal Noise. The use shall not _produce a prominent discrete tone, as

defined by ANSLSiZ.Q, 'or'low-fr'éduencv noise perceptible as a hum, drone, or vibration, at any

property line of a lot. zoned or used for residential purposes. Where the C-weighted level

exéeeds the A-weighted level by more than [20] dB at such a property line, the Township may

_require additional low-frequency mitigation as a condition of continued operation.

/“Measurement Protocol. All measurements under this section shall be conducted: (i) in

éccordance with ANSI S12.9 (or its successor standard) using a sound level meter meeting ANSI

51.4 Type 1 or Type 2 specifications, calibrated before and after each measurement session; (ii)

at a height of approximately five (5) feet above grade at the applicable property line; (iii) under

conditions free of precipitation with wind speeds below [12] mph; and (iv) by a Qualified
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Acoustical Professional. Measurements for purposes of determining compliance shall exclude

transient noise from sources unrelated to the data center or digital mining use.

Pre-Construction Compliance Demonstration. As part of the application, the applicant shall

submit an acoustic study prepared by a Qualified Acoustical Professional, at the applicant's

expense, that (i) documents existing ambient sound levels at the property lines of the subject

parcel, (i) models the projected sound levels of the proposed use at full 6perational load under

the metrics in subsections (a) through (c), and (iii) identifies all mitigation measures necessary

to achieve compliance.

g. Post-Construction Verification. Within [90] days after commencément of operations, and

thereafter upon reasonable request of the Township or in response to a complaint, the owner

or operator shall provide compliance measurements.conducted in accordance with subsection

(d), at the owner or operator's expense. Verification measurements shall be conducted while

the facility is operating at or near full Joad, and the report shall state the facility's operational

load at the time of measurement.

Independence and Conflict.of Interest. When required by the Planning Commission or Zoning

el

Administrator, the Qualified Acoustical Professional shall operate as an independent third party

with no direct financial or beneficial interest in the project applicant, property owner, or

development autcome.

Exermptions. -The limits of this section shall not apply to (i) emergency alerts or emergency

alarms, or (ii) operation of emergency generators during an actual emergency disruption of

electrical supply. Generator testing is not exempt and shall occur only during daytime hours as

approved under Section 3.40.8.3.

Mechanical Equipment: To reduce the impact of additional noise on surrounding properties, any

equipment necessary for cooling, ventilating, or otherwise related to operations of the data center-o
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digitalrinipg-use, including power generators or other power supply equipment, shall be located within

an enclosed building or structure.

a. The Planning Commission may waive this requirement for specified equipment if it finds that it

is not mechanically feasible to fully enclose such equipment. If it does so, the specified

equipment that has been approved to be located outside of an enclosed building or structure

shall be screened by a wall or similar barrier.

o s

3. GeneratorsStandby Generator Operational Restrictions. In-addition-to-all-othierrequirements—of-the

a. Permitted O.pe(afcional' Scope. On-site _emergency generators _and secondary power

infrastructure. shall be‘utilized strictly for_emergency backup power during ufility power

outages, grid instability events, or system maintenance.

Prohibition on Commercial Power Generation / Peak-Shaving: Generators shall not be

operated for commercial power generation, market dispatch, base-load energy supply,

or "peak-shaving" (operating generators during high-demand grid periods solely to

reduce utility capacity charges).

Emergency Operation: Generators may operate without time or duration restrictions

during grid outages, brownouts, or direct physical failures of the primary electrical

supply, sUbiect to post-event reporting requirements under Section 3.40.B.3.f.
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b. Routine Maintenance and Testing Restrictions. Routine exercising, load-bank testing, and

C:

preventative maintenance of backup generators shall be governed by the following operational

constraints to minimize noise and air quality impacts on surrounding properties:

Allowed Hours: Routine testing and exercising shall be permitted only between 9:00

AM and 5:00 PM, Monday through Friday. Testing is strictly prohibited on weekends

and state or federally recognized holidays.

Staggered Testing Schedule: Simultaneous testing of all facility generators is prohibited

except during mandatory annual full-load capacity tesﬁng required by industry or

insurance standards. For routine maintenance, generators shall be tested sequentially

in bank groups to minimize cumulative noise and emissions.

Advance Notice for Full-Load Testing: Theé facility operator shall provide written or

electronic_notice to the Zoning Administcator, Fire Chief and neighboring property

owners within [500 / 1,000 feet] at least, forty-eight (48) hours prior to conducting full-

load array or load-bank testing that involves running more than [25%)] of the facility's

total generator capacity simultaneously.

Acoustic Enclosures & Noise Standards

_Equipment Attenuation: All stationary generators shall be housed inside sound-

attenuating enclosures or within sound-dampened building structures. Enclosures

shall be equipped with hospital-grade, critical-grade, or equivalent advanced exhaust

silencers.

Property Line Noise Limits: Noise generated during routine generator testing shall not

exceed [60 dBA] (or [5 dBA] above ambient baseline levels, whichever is lower) as

measured at any adjacent residential or commercial property boundary.
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iii. Vibration Isolation: Generators shall be installed on vibration-dampening_pads or

isolation mounts engineered to eliminate structural vibration transmission to adjacent

off-site properfies.

d. Air Quality & Emissions Standards

EPA & EGLE Compliance: All generators shall comply with US Environmental Protection

Agency (EPA) emissions standards for stationary compression-ignitiah or s_parknip,nition

engines (e.g., Tier 4 Final standards or Best Available Control Technology [BACT]).

iii.

State Air Permits: Prior to site plan approval or building ‘permit [ssuance, the applicant

shall submit proof of a valid Permit to Iritall (PTI) or Title V Renewable Operating

Permit issued by the Michigan Department of Environment, Great Lakes, and Energy

(EGLE) Air Quality Division, where rgg:iﬂired by state law.

i

Exhaust Stack Design: Generator exhaust.gtacks shall be oriented vertically, directed

away from adjacent pro*pérties.__and'.fresh-air intake ducts, and extend to a height

determined by air dis'persi'c')nAmodél'ing to prevent localized fume entrapment.

e. Fuel Delivery & Opg{_;_a:ﬁonal Protocols

Delivery Hours: Fuel delivery and bulk transfers shall occur exclusively between 7:00

AM and 7:00 PM. except during active, prolonged emergency grid outages.

. Spill- Contéinment during Transfer: Fuel transfer operations shall take place on

designated, impervious containment pads designed to catch hose ruptures or drips in

'compliance with the facility's federal SPCC Plan.

f. Operational Logs & Annual Reporting

Maintenance Logs: The facility owner or operator shall maintain an accurate, electronic

log of all generator operations. The log shall record:

1. Date, time, and duration of operation;

7. Identification of specific generator unit(s) operated;

Page 7 of 25



3. Purpose of operation (e.g., routine testing, maintenance, emergency power

outage); and

4. Total cumulative operating hours for each engine per calendar year.

ii. Annual Submittal: A summary of generator run-time logs shall be submitted to the

Zoning Administrator and Clerk annually no later than January 15th of each calendar

year to verify compliance with non-emergency operational limits.
4. Electrical Utilities.
a. The applicant shall provide written verification from the applicable energy service prrovider that
states the following:

i. There is adequate capacity available on the applicable supply lines and substation for
the data center erdigital-mining-use-and-to ensure that there is sufficient capacity
available to serve the needs of other customers within the service area, consistent with
the normal projected load growth envisioned by the provider;

ii. That connection to the electrical system will not increase cost for other users of the
system;

iii.  The utility supply equipment and related electrical infrastructure are sufficiently sized
and can safely accommodate the proposed data center during the power provider’s
peak copsdm ption hours;

iv. The-use will not cause electrical interference or fluctuations in the line voltage on and
6ff the operating premises.

b. To the extent feasible, electrical utilities shall be located underground.
C. _Integration of renewable energy to power data centers is preferred, if feasible.

&d. Issuance of Building Permit. No building permit shall be issued until the applicant submits to

the Zoning Administrator a fully executed interconnection agreement, electrical service
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agreement, or alternative proof of binding utility capacity commitment deemed acceptable by

the Township's Legal Counsel.

5. Impact on Internet Services.

d.

b.

The Applicant shall provide proof from the applicable utility provider that the system has
sufficient capability to handle the needs of the data center.
The Applicant shall provide proof that connection to the internet system will not have an

adverse effect on other users of the system.

6. Water Usage and Wastewater Discharge.

d.

Data Centers shall be required to connect to public water and sanitary sewer systems.
The Applicant shall provide proof from the applicable agency that the public water and/or
sanitary sewer system has sufficient capability fo handle the needs of the data center.
The Applicant shall provide proof that_,i,con-n'e_ction to the public water or sanitary system will not

have an adverse effect on other users of the system.

7. Cooling Methods. To reduce the potential impact on nearby potable water resources, any data center

or-digitalmininguse-that propbses to use water cooling must comply with the following requirements:

a.

Use of a closed-loop cooling system shall be required.
In recognition of rapidly;evoiving technology, the Planning Commission may approve alternative
cooling methods if the Applicant can demonstrate that the alternative cooling method is as

effective of more effective than a closed loop cooling system. This shall include, but not be

limited to, a review of water usage, power usage, and environmental impact.

The Planning Commission may require the use of geothermal, air_cooling, electrical-

coslingelectric-powered cooling, waste heat recovery systems, or other more advanced cooling
methods which may become available. Use of open, evaporative cooling towers is prohibited

unless specifically permitted as part of special land use approval.
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10.

The applicant shall submit a written plan for maintaining the subject property, including a plan for
maintaining and inspecting drain tiles and addressing stormwater management, which is subject to the
Township’s review and approval.

Digital Mining Restrictions. Digital mining shall not occur in any accessory building or temporary
structure. The use of ISO shipping containers or other similar containers for d?gital mining shall be
prohibited.

a. Digital mining operations shall only be permitted between the hours of 9:00 a.m. and 5:00 p.m.,
Monday through Friday. The Planning Commission may authorize additionél hours if
appropriate noise, light, screening and other protective measures are included.

Hazardous Materials. Due to the nature of a data center or digital mining usé, hazardous waste and
storage of hazardous materials is anticipated. If the proposed data center or digital mining use includes
storage or disposal of hazardous materials or waste, the following is required:

a. The applicant shall describe the nature of the storage and processing of hazardous materials
and waste as part of the_application for site plan review. This shall include proposed safety
measures and protogols to prevent the spread of hazardous materials outside of designated
containment areas and précedures in the event that hazardous materials or waste are released
and have the potential to damage persons, property or the environment. This information shall
be provided tb provide the Township with notice that hazardous materials or waste are present
to cdordinate in the event that hazardous materials or waste is released, and to inform public
safety ofﬁcials.

b. Allstorage and/or processing of hazardous materials and waste shall comply in all respects with
state and federal law and regulations and the requirements of the Michigan Department of
Environment, Great Lakes and Energy and any other applicable agency. Storage and/or
processing of hazardous materials and waste shall not commence until all necessary permits

have been obtained and copies of such permits have been provided to the Township.
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11.

12,

13.

&-c. If storage and/or processing is proposed outside of a building or structure, those activities shall
be screened from view of adjacent public or private rights-of-way and any property that s zoned
in a residential district.

Lighting. The lighting of the Crypteeurrency—bata-Mining—Fachity-or-Data Center is limited to the
minimum light necessary for safe operation. lllumination from any lighting mustnot extend beyond the
perimeter of the lot(s) used for the gafp;eeuﬁueney—D&t.a—Mhﬂﬁg?ﬁaeWData Center. The
Cryptocurrepey—Data—MiningFacility-erData Center _musti not produce any glare that is visible to
neighboring lots or persons traveling on public or private roads.

Modular Data Centers Prohibited. Except during the construction phase, prefabricated or “modular”
data centers and shipping containers and similar ;;refab structures are prohibited. All data center uses
shall be within site-built buildings.

Emergency Response. A detailed emergency response plan shall be submitted, showing at a minimum
that the data center has a plan:in effect to address emergencies resulting from flood, fire, explosion and
catastrophic weather events. The plan shall include a study which details the type, size and quantity of
firefighting equipment that is needed to serve the size of facility and equipment used in the facility. The
emergency response plan is subject to review and comments by the Township, including the Township

Fire Chief, and may also be subject to review of the Kent County Sheriff’s Department or other applicable

agencies.

a.  Annual Review. The emergency response plan shall be reviewed and amended, as necessary, to

<

ensure continued compliance ‘with and effectiveness of the plan, as well as emergency

responders ability to safely respond to emergencies.
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14.

15,

16.

17

18.

Center-Emergency Response Training and Equipment. Prior to the issuance of any Certificate of

Occupancy, the applicant shall, at its sole expense, provide the Township Fire Department and

its designated emergency response contractors with specialized equipment and training

deemed necessary by the Fire Chief.

Such training and equipment shall specifically address hazards unique to the data_ center facility,

including high-voltage electrical infrastructure, battery energy storage systems. (BESS), and

specialized fire suppression systems. The applicant shall coordinate and fund &nnual refresher

training and site orientation for local emergency response personnel.

Emergency Contact Information. Each data center erdigitat-mining-use-shall provide 24-hour emergency
contact signage visible at each access entrance. The signs shall include the company name (if applicable),

the owner or representative’s name, the telephone number for the emergency contact person, and the

local power company’s name and telephone numbet,

Complaint Resolution. The applicant shall provide a plan for resolving complaints from the public or
other property owners concerning the construction and operation of the Cryplocurrency-Data-Miniag
Faeitity-or-Data Center, which s subject to the Township’s review and approval.

Security Fencing. Security fencing must be installed around all electrical equipment related to the Data
Center. Such fencing must be a :minimum seven (7) feet tall and must use materials, colors, textures,
screening and Iandscaping, that will blend the facility into the natural setting and existing environment.
Cost Responsibility. The applicant shall be responsible for all additional costs associated with necessary
improvements t6 and maintenance of all utilities, roads, public facilities, vehicles, or equipment
necessary to provide services to the data center.

Annual Report and Inspection. As a condition of approval, the facility owner and/or operator shall agree
to reimburée the Township for annual professional and independent inspection of the operations,

including the use of third parties. In addition to allowing for inspections, the owner and/or operator may
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be required to provide additional reports as requested by the Township on annual operations, including
but not limited to:

a. FEmergency Response Plan Review

b. Water Usage

c. Sanitary Sewer Discharges

d. Noise

e. Power Usage

f. Maintenance

g. Proof of Insurance ¢

h. A summary of all complaints, complaint resolutions, and extraor_dinary events.
The purpose of the inspections and reports is Eo détermine compliance with the Zoning Ordinance, site
plan and special land use approval. The af:iplicant,‘_ owner and/or operator may be required to post an

additional bond, security, or escrow to pay for the annual inspections and reports.

. Decommissioning. If a Data Center is abandoned or otherwise nonoperatio'na[ for a period of one year,

the property owner or the operator must notify the Township and must remove the system or provide
a repurposing plan, a'cce’ptéb,ie to the Township, within six (6) months after the date of abandonment.

ka. Fifiancial Security. To ensure proper decommissioning of a Data Center upon abandonment,

trh‘e applicant must post financial security in the form of a security bond or escrow payment in

an amount equal to 125% of the total estimated cost of decommissioning, code enforcement,

and reclamation, which cost estimate must be approved by the Township. The operator and

the Township will review the amount of the financial security every two (2) years to ensure that

the amount remains adequate. This financial security must be posted within fifteen (15)

business days after approval of the special use application.
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fb. Removal requires receipt of a demolition permit from the Building Official and full restoration

of the site to the satisfaction of the Zoning Administrator. The site must be filled and covered
with top soil and restored to a state compatible with the surrounding vegetation. The
requirements of this subsection also apply to a Cryptecurrency-Data-MiningFacility-or-Data
Center that is never fully completed or operational if construction has been haftgd for a period

of one (1) year.

k:c. Repurposing requires an evaluation of the structural integrity and cagaeity of the buildings to

support another industrial use, an evaluation of the utilities ability to support ahother industrial
use, an environmental site assessment, a “clean building” certification proving all hazardous

materials have been fully remediated, and an approved zoning permit transferring the

Cryptocurreney-Data-Mining Facility-er-Data Center to another approved industrial use.

20. FransferabilityTransfer of Ownership or Operational Cotitrol. A-cenditienal-tand—use—permitfora

all-approvals-and-conditionsigsued-by-the JTownship—No permit, facility, or land use authorized under

this Section shall be transferred, assigned, or leased to a new owner or operator without prior written

notification to and approval by ;he'TOWnship.

d.

Notice Requirement: The current owner or proposed transferee shall submit a formal transfer

application to the Zoning Administrator and Township Clerk at least sixh} (60) days prior to any

contemplated transfer.

Submission Requirements: The proposed transferee shall demonstrate, to the Township’s

satisfaction, that:

i. Al existing bonds, decommissioning funds, financial assurances, escrow accounts, and

insurance policies required under this Section are fully executed, funded, and assumed

by the transferee in forms acceptable to the Township: and
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Lc.

ii. The transferee agrees in writing to assume all ongoing conditions of approval,

obligations, and liabilities associated with the facility.

Review Fees: The transferee shall reimburse the Township for all reasonable legal, technical,

and administrative costs incurred in reviewing and processing the transfer request.

71. Insurance Requirements. Prior to site plan approval, issuance of any building permit, or commencement

of operations, the applicant, owner, and operator of a Data Center facility shall obtain and maintain, at

their sole expense, insurance coverage meeting or exceeding the requirements of this Section. Coverage

shall remain continuously in force throughout the operational life oj the fagility =and through the

completion of any required decommissioning or site restoration.

Facility scale shall be determined by the total maximum design power capacity (in Megawatts, MW)

approved under the site plan, including all planned expansion phases.
o

Tiered Minimum Coverage Schedule.;[nsu'rance rhinimums shall be maintained in accordance

4.
with the facility capacity tiers set forth in Table B.1 below:
Table B.1: Require@ Insurance Minimums by Facility Scale (MW)
Power Commercial Genegal - nvi tal Excess / Umbrella
Capacity | Lidbility (PerOcc/ Pollution Liability (Per | Liability (Per Occ /
Facility Tier | (MW) | . - -Agg) Occ / Agg) Agg)
Tier1: ; & .
Small/ lessthan | = $2;000,000/
Edge 10Mw | - $5,000,000 $5,000,000 /$5,000,000 $10,000,000
Tier2: Mid- | 10 MW.up $5,000,000./ $10,000,000/
Scale to50MW |  $10,000,000 $10,000,000 $25,000,000
Tier3: | 50MWup $10,000,000/ $20,000,000/
Hyperscale | 10100 MW 20,000,000 $20,000,000 $50,000,000
Mega- | 100 MW or $10,000,000/ $35,000,000/
Hyperscale, | greater $20,000,000 $35,000,000 $100,000,000
b.

Standard Coverage Requirements. In addition to the tiered coverage minimums established in

Table B.1, all facilities regardless of size shall maintain the following coverages issued by carriers

licensed in Michigan with an A.M. Best rating of A- VIl or better:

Page 15 of 25



Environmental & Pollution Liability Scope: Must explicitly cover first- and third-party

claims for bodily injury, property damage, environmental cleanup, containment, and

site remediation resulting from sudden, accidental, or gradual releases of pollutants,

diesel fuel, battery hazardous substances (including lithium-ion thermal event

contaminants), or chemical cooling agents.

Commercial Automobile Liability: Minimum $2,000,000 combined single limit for

bodily injury and property damage covering all owned, hired, and.non-owned vehicles.

Must comply with statutory requirements under the Michigan No-Fault Insurance Act,

Workers' Compensation & Employer's Liability: Wotkers' Compensation: Statutory

limits under the Michigan Workers' Disability Compensation Act (PA 317 of 1969, as

amended).Employer's Liability: Minimum. $1,000,000 per_accident / $1,000,000

disease policy limit / $1,000,000 disease each employee.

Property & Decommissioning Casualty Ceverage: Special Form / All Risk property insurance

covering 100% of the full replacement cost of all structures, equipment, and on-site

improvements. Policy proceeds shall be dedicated to site restoration or reconstruction in the -

event of major casualty.

Mandatory Policy Endorsements All required insurance policies shall include the following

provisians:

L Additional Insured Status: The Township, including its elected and appointed officials,

officers, employees, agents, and contractors, shall be named as an Additional Insured

on_a primary and non-contributory basis on CGL, Auto, Environmental, and

Excess/Umbrella policies.

Waiver of Subrogation: The insurer shall waive all rights of subrogation against the

Township and its officials for losses arising from operations.

Page 16 of 25



iii. Notice of Cancellation: Fach policy shall contain an endorsement requiring written

notice to the Zoning Administrator and Clerk at least thirty (30) calendar days prior to

policy cancellation, non-renewal, or material reduction in coverage (or 10 days for non-

payment of premium).

e. Administration & Compliance

i. Initial Proof of Coverage: Certificates of Insurance (ACORD form) veﬁifvi'ng_al! required

coverages shall be submitted to the [Zoning Administrator] prior to.final site plan

signature or building permit issuance.

ii. Annual Compliance Certification: The facility owner or. operator shall submit updated

Certificates of Insurance annually to the Zoning Administrator and Clerk no later than

January 15th of each calendar year.,,

iii. Facility Expansion Re-evaluatjon: If a facility increases its power capacity (MW) into a

higher tier, updated insurance certificates reflecting the higher coverage thresholds

shall be submitted prior to the installation or energization of the expanded capacity.

iv. Lapsein Co.ge‘r"age: Failure to maintain required insurance constitutes a violation of this

Ordinauce'and grounds for summary revocation of the Sbecial Land Use Permit or

C_ertiﬁrc‘éte of OE&Upanﬂ
19:22. irnd'erﬁn'!ty, The_applicant shall provide an attestation that the applicant will indemnify and hold

the Township harmless from any costs or liability arising from the approval, installation, construction,

#

mainte;nan(::q, use, repair, or removal of the Data Center, which is subject to the Township's review and
appfoval.-

28:23. | Proof of environmental compliance, including compliance with Part 31, Water Resources
Protection, of the Natural Resources and Environmental Protection Act; (MCL 324.3101 et. seq.; Part 91,
Soil Frosion and Sedimentation Control (MCL 324.9101 et. seq.) and any corresponding County

ordinances; Part 301, Inland Lakes and Streams, (MCL 324.30101 et. seq.); Part 303, Wetlands (MCL

Page 17 of 25



324.30301 et. seq.); Part 365, Endangered Species Protection (MCL324.36501 et. seq.); and any other
applicable laws and rules in force at the time the Township considers the application.

2424, Extraordinary Events. If the Cryptoeurreney-Data-MiningFacilit-orData Center experiences a
failure, fire, leakage of hazardous materials, personal injury, or other extraordinary or catastrophic event,
the applicant or operator must notify the Township within 24 hours.

2225, Compliance with Other Laws. The design, construction, operation use and dgcorﬁmission'rng of
a data center erdigital-mining-use-shall comply with all applicable provisions of this Ordinance and all
c;ther applicable local, state or federal laws or regulations, including but not limited to laws or= regulations
regarding the environment, pollution, and mitigation of potential impacts on threatened or endangered
species.

23-26. Remedies. If an applicant or operator fails to comply with this Ordinance, the Township, may
pursue any remedy or enforcement, including but not limited to the removal of any Eryptecurrency-Data
Mining-Faciliper-Data Center pursuant to the ZGniri‘g @rdinance or as otherwise authorized by law.
Additionally, the Township may pursue any legal or equitable action to abate a violation and recover any

and all costs, including the Township’s actual attorney fees and costs.
C. Small-Scale Data Centers

1. Asmall-scale data center is only permitted as a special land use only in the Industrial zoning district(s).
2. A small-scale data Cf—_{ntt—:‘r= shall comply with Section 3.40.B — General Requiremenfts and all applicable
sections of thig Ordinance.,
3.' Minimum Lot Area: 20 acres
4. Setbacks: All buildings and structures shall comply with Industrial District setbacks.
a. The Planning Commission may increase setbacks if necessary to ensure compliance with

requirements of this section or other applicable provisions of this Ordinance.

D. Large-Scale Data Centers
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A large-scale data center is only permitted as a special land use only in the Industrial zoning district(s).
A large-scale data center shall comply with Section 3.40.B — General Requirements and all applicable
sections of this Ordinance.
Minimum Lot Area Requirements. 40 acres
Setbacks. All buildings and structures shall comply with Industrial District setbacks.

a. The Planning Commission may increase setbacks if necessary to élnsurescompliance with

requirements of this section or other applicable provisions of this Ordiﬁa;g{ce.

Location Requirements: Large-scale data centers shall be located on a I%t that ab’ufs a high@ay or roads

able to service the construction and use of the data center.

Fiscal Impact Analysis (FIA) Requirements. A comprehensive Fiscal Impact Analysis (FIA) shall be

submitted with any application for a large-scale data cénter. .-
==

The purpose of the FIA is to evaluate the direct,indirect, and long-term financial impacts of the proposed

development on the Township local eme?génc;y service. providers, road authorities, and public utility

systems, ensuring the development does not create an unmitigated financial deficit for local taxpayers.

a. Consultant Qua1iﬁgLrL6hs & Peer Review Escrow

i. Prepa;;aiion: The FIA shall be prepared at the applicant’s sole expense by an

_independent qualified economist, municipal finance consultant, or urban planning

" professional possessing demonstrated experience in municipal fiscal modeling.

ii. Independent Peer Review: The Township reserves the right to select and retain an

independent_third-party municipal finance consultant to review and evaluate the

applicant’s FIA submittal. The applicant shall deposit funds into a municipal escrow

account, as established by resolution of the Township Board, to cover all expenses

associated with the independent peer review.
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b. Required Scope and Methodology. The FIA shall cover a minimum projection period of fifteen

(15) years from the anticipated date of project commissioning. The analysis shall utilize

conservative, baseline financial assumptions and explicitly detail the following components:

i._Real Property Taxes: Tax revenues generated by real property improvements based on

taxable value projections.

ii. Personal Property Taxes: Projected personal property tax revenue, explicitly factoring

in all applicable state or local tax exemptions, depreciation schedules, and statutory

incentive programs (e.g., PA 198 Industrial Facilities Exiemption or state-level data

center personal property tax exemptions).

iii. Utility & Service Fees: Anticipated municipal water, sewer, or franchise fees generated

by the facility.

iv. Special Assessments & Local Fees: Any applicable building permit fees, site plan review

fees, or local development fees.

c. _Public Expenditure & Cost Projections. An itemized annual projection of all direct and indirect

public operating and capital expenditures incurred by local units of government to service the

facility, including:

i. _Public Safety & Emergency Services: Operational and capital costs for the local Fire

Department, Police/Sheriff, and EMS, including specialized high-voltage and hazard

training, dedicated equipment acquisition, and additional personnel demands.

ii. Transportation Infrastructure: Projected impact on local municipal roads, including

road wear, baseline pavement degradation from heavy construction/equipment

transport, and necessary intersection or signalization upgrades.

iii. Municipal Water & Wastewater Utilities: Capital upgrade costs, ongoing operational

maintenance, and capacity consumption impacts on municipal water treatment and

sewer infrastructure.
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iv. Administrative & Code Enforcement: Projected costs for ongoing ordinance

administration, environmental monitoring, building inspections, and

noise/performance standard compliance enforcement.

d. Employment & Economic Multipliers

i, Direct construction-phase employment, timeline, and estimated payroll.
w. 4

ii. Long-term permanent full-time equivalent (FTE) employment, iob-fiassiﬁcations, and

average wage scales.

i

iii. Secondary economic impacts (indirect and induced fsiéendingi evaluated separately

from direct municipal cash flows.

e. Net Fiscal Impact Summary. A vear-by-year comoaraﬁixe schedule calculating the Net Fiscal

Impact (Total Projected Revenues minus Tot%! Projected Public Expenditures). The report shall
{ &

include sensitivity analyses evaluating:

i. Best-Case Scenario: Full project bui!hd'éuAt and maximum tax generation.

ii. Incentive/AQgtemeﬁfScenariq: Projected revenues assuming the granting of maximum

requested ,t;agg abatements or state tax exemptions.

ii. Phase=ln/Delay Scenario: Delayed construction or partial buildout scenarios.

f. _Fiscal Mitigatiofi Agreement. If the FIA or the independent peer review indicates that the

proposed data center will result in a net negative fiscal impact (operational or capital deficit) on

gip the Township or local emergency service districts during any point in the 15-year projection

;' period, the applicant shall be required to enter into a legally binding Development and Fiscal

. Mitigation Agreement as a condition of Special Land Use approval. Mitigation measures may

include, but are not limited to:

i, Annual Payments-in-Lieu-of-Taxes (PILOT) or host community impact fees to offset

projected revenue shortfalls.
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ii. Capital cost contributions or upfront funding for specialized fire/EMS equipment,

station expansions, or public utility infrastructure upgrades.

jii. Pre-funding of dedicated municipal code enforcement and monitoring escrow

accounts.

Mandatory FIA Updates and Re-evaluation Triggers. After initial Special Land Use or Site Plan approval,

an updated Fiscal Impact Analysis (FIA) shall be submitted to the [Township / City / Village] prior to

municipal consideration or approval of any of the following events:

a._Major Facility Expansion. An updated FIA shall be required whenever the applicant, owner, or

operator proposes a facility expansion, site modification, or additional. development phase that

meets or exceeds any of the following thresholds:

i. An increase in total design electrical capacity by ten percent (10%) or five (5)

Megawatts (MW), whichever is less, beydnd the capacity approved in the baseline FIA;

ii. An increase in total gross building flaor area by fifteen percent (15%) or twenty

thousand (2Q,00()_} square feet, whichever is less: or

iii._The addition of major high-demand physical infrastructure not analyzed in the baseline

FIA, sugh as new on-site utility substations, utility-scale Battery Energy Storage Systems

(BESS), or expanded backup generator fuel storage facilities.

b. Subsequent Applications for Tax Abatements or Exemptions. If the baseline FIA was evaluated

under the assumption of standard, non-abated tax assessments, an updated FIA shall be

requited prior to municipal review or recommendation of any subsequent tax incentive request

filed after initial site plan or Special Land Use approval. This includes, but is not limited to:

i. Applications for an Industrial Facilities Exemption Certificate under Public Act 198 of

1974 (MCL 207.551 et seq.);

ii. Requests for local or state personal property tax exemptions, Commercial

Redevelopment Act exemptions, or Renaissance Zone designations: or
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iii. Any statutory tax relief request or modified assessment agreement that reduces

projected annual municipal revenues below the baseline revenue figures accepted in

the original FIA.

¢. Review Procedure & Peer-Review Escrow

i. Escrow Deposit: Submittal of an updated FIA shall be accompanied by the

establishment or replenishment of a peer-review escrow account pursuant to Section

1X].[XX].B to cover all third-party legal, financial, and planning.review costs.

ii. Review Body: The updated FIA and third-party peer r%\'iléw regort shall be submitted

to the Planning Commission for recommerfdéition and to the Township Board for final

review.

d. Mandatory Mitigation Adjustment. If the upggted FIA demonstrates that the proposed facility

expansion_or requested tax abatempent/exemption creates a net negative fiscal impact

(operational or capital deficit) on theToWnship; emergency service districts, or road authorities:

i. _The applicant shalFéxecutélgn amended or supplemental Development and Fiscal

Miﬁgationég_g"r'éement'(:whiéh may include annual Payment-in-Lieu-of-Taxes [PILOT]

schedules, host community fees, or dedicated capital contributions) to fully neutralize

__the projected fiscal deficit.

ii.. Approyal of the amended Fiscal Mitigation Agreement shall be a mandatory

prerequisite prior to.

1. The issuance of any building permits or site plan signatures for the facility

expansion; or

2. The adoption, endorsement, or approval of any municipal resolution granting

or recommending a tax abatement, exemption, or incentive agreement.

9. Air Quality and Water Quality. The equipment, including but not limited to any power generators, used

in the operation of the large-scale data center use shall minimize air pollutant emissions and water
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pollutant discharges and meet or exceed applicable state and federal laws regarding emissions and
discharges. An owner or operator or applicant for a date-data center shall provide affirmative proof of

EGLE approval or EPA approval upon request of the Township.
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a. A project development timeline, including information regarding how the applicant will inform
adjacent property owners and members of the cém munity regarding the status of the project,
shall be provided.

b. A transportation plan for construction and operation phases, including any applicable
agreements with the County Road Commission and Michigan Department of Transportation,
which is subject té the Township’s review and approval.

c.  Construction Phasing Requirements. The construction of large-scale data centers are subject to
special constructjon restrictions. The construction must be conducted in phases and only during
such days ofithe week and hours as may be specifically approved by the Planning Commission
as part of special land use approval. The construction shall not take place in a way which allows
for unreasonable noise, dust or other negative impacts on nearby or adjoining properties or
lands or water. In addition, although the construction is not subject to the operational noise
restrictions for data centers and digital mining uses, the Planning Commission may place special

noise restrictions on each phase of the construction.
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11. Special Escrows. In addition to all of the escrows provided herein, the owner and operator of any large-
scale data center shall pay or reimburse the Township for all inspections, analyses, reports and expenses
incurred by the Township in not only monitoring the construction of the large-scale data center, but also
the ongoing cost of inspections and monitoring and enforcement, including decommissioning, of the
large-scale. In addition to the escrows provided elsewhere in the Zoning Ordinance, the Township may

establish separate and special escrows to cover these costs and expenses.
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Jamestown Charter Township
Draft Data Center Provisions
7/10/2026

Section 3.40 — Data Centers and Digital Mining Uses
A. Definitions

1. Closed-Loop Cooling System. A sealed system where coolant circulates continuously, absorbing heat
from a source, and then transfers that heat to a heat exchanger for removal, without the coolant ever
being exposed to the environment.

2. Data Center. A use involving a building or other structure that is primarily occupied by computers and/or
telecommunications equipment and related equipment, including 'sup.portir;g equipment, where
information is processed, transferred, or stored. A data center use shall includt_g a digital mining use. A
data center which includes on-site solar or wind energy generation facilities used or intended to be used
to supply power to the daté center shall comply with tﬁé requirements of the zoning ordinance and any
other ordinances regulating those uses. v .

3. Digital Currency. Currency in a digital forn;ét that invol\}'es the use of encryption techniques to regulate
the generation of units of the digit—a‘ currency and verify the transfer of funds, operating independently
from a central bank. :

4, Digital Mining. The pr'dcess; whereby computers (also referred to as “nodes” or “mining rigs”) validate
blockchain transactions for a _:peciﬁc item of digital currency (commonly known as “bitcoin” or
”cryptocgrren;:y”) fcsr a financial benefit.

5. Llarge-Scale Data Center. A data center that requires twenty-five megawatts (265 MW) or more power
to operate or has a physical footprint of five-thousand (5,000) square feet or greater.

6. Megawatts (MW). A unit of power that is used for the measurement of bulk electricity, and is equal to
one million watts.

7. Small-Scale Data Center. A data center that requires less than five megawatts (5 MW) of power to

operate and has a physical footprint of less than 5,000 square feet.
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8. Qualified Acoustical Professional. An individual possessing the academic credentials, professional

certifications, and technical experience necessary to measure, analyze, model, and evaluate

environmental sound, noise impacts, and vibration. To be recognized as a Qualified Acoustical

Professional under this Ordinance, the individual shall meet at least one (1) of the following criteria:

a. Licensed Professional Engineer: A registered Professional Engineer (P.E.) in good standing in the

State of [State Name], with demonstrated professional specialization and at leastthree (3) years

of experience in environmental acoustics, noise assessment, or sound mitigatidn design.

b. Board-Certified Specialist: A Board-Certified Member of the Institute_of . Noise Control

Engineering (INCE Bd. Cert.) or a full Member of the National Council of Acoustical Consultants

(NCAC).

ac. Education & Experience Equivalent: An individual holding a Bachelor of Science {or higher)

degree in acoustics, physics, mechanical or civil .engineering, or a closely related physical

science field from an accredited institutién, with a minimum of five (5) years of documented,

direct professional experience conducting environmental noise studies, baseline sound

monitoring, and pregjctivé sound propagation modeling.

B. General Requirements

The following general requirements apply to all data centers and digital mining uses within the Township.

a. _ A noise mitigation plan shall be submitted, including, at a minimum, a detailed acoustic study

showing the amount of noise that would be produced by normal operations of the data center

and strategies to minimize noise and achieve a neutral impact on adjacent and nearby

properties.

Page 2 of 25



alarms- Continuous Noise Limit. Noise emanating from the use, operation, or maintenance of a

data center or digital mining use, including all mechanical and electrical equipment, shall not

exceed the following equivalent continuous sound levels, measured as a one-hour average

(Leg(1h)):

-

i. _i.Atany property line of a lot zoned or used for residential purpos'es%TﬁfS] dBA between

7:00 a.m. and 10:00 p.m. (daytime), and [40] dBA between,$0:00 p.m. and 7:00 a.m.
(nighttime).

ii. ii. At any other property line: [55] dBA at all ﬁ_mes.

Maximum Instantaneous Noise Limit. In addition to the limits in _subsection (a), noise from the

use shall not exceed [60] dBA Lmax nor [75] dBC Lmax at any property line of a lot zoned or
. =

used for residential purposes, and [7[3] dBA Lmax-at any other property line. This limit applies

to intermittent and short-duration ever_rts‘,,iriclu’a;ling but not limited to generator testing, load-

bank testing, and quipmenf't;ycling.‘

Low-Frequency and%T:érnal Noise. The use shall not produce a prominent discrete tone, as

defined by ANS|.512:9, or low-frequency noise perceptible as a hum, drone, or vibration, at any

property line of a lot: zoned or used for residential purposes. Where the C-weighted level

exceeds the A-weighted level by more than [20] dB at such a property line, the Township may

~require additional low-frequency mitigation as a condition of continued operation.

.{. Measurement_Protocol. All _measurements under this section shall be conducted: (i) in

- accordance with ANSI $12.9 (or its successor standard) using a sound level meter meeting ANSI

$1.4 Type 1 or Type 2 specifications, calibrated before and after each measurement session; (ii)

at a height of approximately five (5) feet above grade at the applicable property line; (i) under

conditions free of precipitation with wind speeds below [12] mph; and (iv) by a Qualified
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Acoustical Professional. Measurements for purposes of determining compliance shall exclude

transient noise from sources unrelated to the data center or digital mining use.

f.  Pre-Construction Compliance Demonstration. As part of the application, the applicant shall

submit an acoustic study prepared by a Qualified Acoustical Professional, at the applicant's

expense, that (i) documents existing ambient sound levels at the property lines of the subject

parcel, (i) models the projected sound levels of the proposed use at full operational load under

the metrics in subsections (a) through (c), and {(iii) identifies all mitigation measures necessary

to achieve compliance.

g.  Post-Construction Verification. Within [90] days after commencement of operations, and

thereafter upon reasonable request of the Township or in response to a complaint, the owner

or operator shall provide compliance measurements.conducted in accordance with subsection

(d), at the owner or operator's expense. Verification measurements shall be conducted while

the facility is operating at or near full load, and the report shall state the facility's operational

load at the time of measurement.

h. lndependence and @onﬂié‘t._of Interest. When required by the Planning Commission or Zoning

Administrator, the Qualified Acoustical Professional shall operate as an independent third party

with no_direct ﬁnancigl or beneficial interest in the project applicant, property owner, or

development gutcome.

&i. Exernptions. - The limits of this section shall not apply to (i) emergency alerts or emergency

alarms, or (ii) operation of emergency generators during an actual emergency disruption of

electrical supply. Generator testing is not exempt and shall occur only during daytime hours as

approved under Section 3.40.B.3.

2. Mechanical Equipment: To reduce the impact of additional noise on surrounding properties, any

equipment necessary for cooling, ventilating, or otherwise related to operations of the data center-er
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digitalmininguse, including power generators or other power supply equipment, shall be located within
an enclosed building or structure.

a. The Planning Commission may waive this requifement for specified equipment if it finds that it

is not mechanically feasible to fully enclose such equipment. If it does so, the specified

equipment that has been approved to be located outside of an enclosed bgi[ding or structure

shall be screened by a wall or similar barrier.

3. GeneratersStandby Generator Operational Restrictions. in-addition-te—al-othierrequirements-of-the

a. Permitted Operational Scope. On-site _emergency generators and secondary power

infrastructure_shall be utilized strictly for emergency backup power during utility power

outages, grid-instability events, or system maintenance.

i. Prohibition on Commercial Power Generation / Peak-Shaving: Generators shall not be

operated for commercial power generation, market dispatch, base-load energy supply,

or "peak-shaving" (operating generators during high-demand grid periods solely to

reduce utility capacity charges).

ii. Emergency Operation: Generators may operate without time or duration restrictions

during grid outages, brownouts, or direct physical failures of the primary electrical

supply, subject to post-event reporting requirements under Section 3.40.B.3.f.
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b. Routine Maintenance and Testing Restrictions. Routine exercising, load-bank testing, and

C.

preventative maintenance of backup generators shall be governed by the following operational

constraints to minimize noise and air quality impacts on surrounding properties:

Allowed Hours: Routine testing and exercising shall be permitted only between 9:00

AM and 5:00 PM, Monday through Friday. Testing is strictly Drohibi_ted on weekends

and state or federally recognized holidays.

Staggered Testing Schedule: Simultaneous testing of all facility generators is prohibited

iii.

except during mandatory annual full-load capacity testi'ng required ,by industry or

insurance standards. For routine maintenance, generators shall be tested sequentially

in bank groups to minimize cumulative noise and emissions.

Advance Notice for Full-Load Testing: Thé facility operator shall provide written or

electronic notice to the Zoning Administrator, Fire Chief. and neighboring property

owners within [500 / 1,_000 feet] at least forty-eight (48) hours prior to conducting full-

load array or. load-bank testing that involves running more than [25%] of the facility's

total generator capacity simultaneously.

Acoustic Enclosures & Noise Standards

Equipment Attenuation: All stationary generators shall be housed inside sound-

attenuating enclosures or within sound-dampened building structures. Enclosures

shall be equipped with hospital-grade, critical-grade, or equivalent advanced exhaust

silencers.

Property Line Noise Limits: Noise generated during routine generator testing shall not

exceed [60 dBA] (or [S dBA] above ambient baseline levels, whichever is lower) as

measured at any adjacent residential or commercial property boundary.
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iii. Vibration Isolation: Generators shall be installed on vibration-dampening pads or

isolation mounts engineered to eliminate structural vibration transmission fo adjacent

off-site properties.

d. Air Quality & Emissions Standards

i. EPA & EGLE Compliance: All generators shall comply with US Environmental Protection

[

Agency (EPA) emissions standards for stationary compression-ignition or spark-ignition

engines (e.g., Tier 4 Final standards or Best Available ControkTechnology [BACT]).
{ =

ji. State Air Permits: Prior to site plan approval or building permit fssuance, the applicant

shall submit proof of a valid Permit to |rfsféi! (PTI) or Title V Renewable Operating

Permit issued by the Michigan Department of Environment, Great Lakes, and Energy

(EGLE) Air Quality Division, where rgduired by state law.

iii. Exhaust Stack Design: Generator exhaust stacks shall be oriented vertically, directed
= b ¥

away from adjacent properties-and fresh-air_intake ducts, and extend to a height

determined by air dispersion modeling to prevent localized fume entrapment.

e. Fuel Delivery & Opg«_:g:t‘i:onal Protocols

i. Delivery Hours: Fuel delivery and bulk transfers shall occur exclusively between 7:00

AM and7:00 PM, except during active, prolonged emergency grid outages.

i, Spill .1£ontainment during Transfer: Fuel transfer operations shall take place on

déﬁignated, impervious containment pads designed to catch hose ruptures or drips in

."compliance with the facility's federal SPCC Plan.

i Operational Logs & Annual Reporting

=

i, Maintenance Logs: The facility owner or operator shall maintain an accurate, electronic

log of all generator operations. The log shall record:

1. Date, time, and duration of operation;

2. |dentification of specific generator unit(s) operated,;
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3. Purpose of operation (e.g., routine testing, maintenance, emergency power

outage); and

4. Total cumulative operating hours for each engine per calendar vear.

i. Annual Submittal: A summary of generator run-time logs shall be submitted to the

Zoning Administrator and Clerk annually no later than January 15th of each calendar

year to verify compliance with non-emergency operational limits.

4. Electrical Utilities.
a. The applicant shall provide written verification from the applicable!energy service provider that
states the following:

i. There is adequate capacity available on the applicable supply iines and substation for
the data center erdigital-mininguseand-to ensure that there is sufficient capacity
available to serve the needs of other customers within the service area, consistent with
the normal projected load growth envisioned by the provider;

il. That connection ‘;co the electrical system will not increase cost for other users of the
system,

iii. The utility supply equipment and related electrical infrastructure are sufficiently sized
and can safely accommodate the proposed data center during the power provider’s
peak eonsumpﬁon hours;

iv. The-use will not cause electrical interference or fluctuations in the line voltage on and
6ff the operating premises.

b. To the extent feasible, electrical utilities sﬁall be located underground.

. Integration of renewable energy to power data centers is preferred, if feasible.

e-d. Issuance of Building Permit. No building permit shall be issued until the applicant submits to

the Zoning Administrator a fully executed interconnection agreement, electrical service
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agreement, or alternative proof of binding utility capacity commitment deemed acceptable by

the Township’s Legal Counsel.

5. Impact on Internet Services.
a. The Applicant shall provide proof from the applicable utility provider that the system has
sufficient capability to handle the needs of the data center.
b. The Applicant shall provide proof that connection to the internet s;/stem' will not have an
adverse effect on other users of the system.
6. Water Usage and Wastewater Discharge.
a. Data Centers shall be required to connect to publicivater and.'*'s_anitary sewer-systems.
b. The Applicant shall provide proof from the applicable agency that the public water and/or
sanitary sewer system has sufficient capability td handle the ﬁeeds of the -data center.
¢. The Applicant shall provide proof that connection to the public water or sanitary system will not
have an adverse effect on othe_ar users of the system.
7. Cooling Methods. To reduce the pptehﬁal impact on nearby potable water resources, any data center
or-digitalminipguse-that pro_pb’ses to use water cooling must comply with the following requirements:
a. Use of a closed-loop coolingrsyst'e‘m shall be required.
b. In recagni’doﬁ of r‘apidly-‘evo[ving technology, the Planning Commission may approve alternative
;c06_ling method_s if the Applicant can demonstrate that the alternative cooling method is as
' éffective or more effective than a closed loop cooling system. This shall include, but not be
limited to, a review of water usage, power usage, and environmental impact.
c. The Planning Commission may require the use of geothermal, air_cooling, electrical-

ceolingelectric-powered cooling, waste heat recovery systems, or other more advanced cooling

methods which may become available. Use of open, evaporative cooling towers is prohibited

unless specifically permitted as part of special land use approval.
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8.

10.

The applicant shall submit a written plan for maintaining the subject property, including a plan for
maintaining and inspecting drain tiles and addressing stormwater management, which is subject to the
Township’s review and approval.

Digital Mining Restrictions. Digital mining shall not occur in any accessory building or temporary
structure. The use of 1SO shipping containers or other similar containers for di_gital mfning shall be
prohibited.

a. Digital mining operations shall only be permitted between the hours of 9:00 a.m. and 5:00 p.m.,
Monday through Friday. The Planning Commission may authorize additional hours if
appropriate noise, light, sc.reening and other protective measures are included.

Hazardous Materials. Due to the nature of a data center or digital mining use, hazardous waste and
storage of hazardous materials is anticipated. If the proposed data center or digital mining use includes
storage or disposal of hazardous materials or waste, the following is required:

a. The applicant shall describe the nature of the $torage and processing of hazardous materials
and waste as part of the application for site plan review. This shall include proposed safety
measures and protogols fo prevent the spread of hazardous materials outside of designated
containment areas and précedures in the event that hazardous materials or waste are released
and have the potenlrial to damage persons, property or the environment. This information shall
be provided to provide the Township with notice that hazardous materials or waste are present
to ceordinate in the event that hazardous materials or waste is released, and to inform public
safety ofﬁcials.

b.  All storage and/or processing of hazardous materials and waste shall comply in all respects with
state and federal law and regulations and the requirements of the Michigan Department of
Environment, Great Lakes and Energy and any other applicable agency. Storage and/or
processing of hazardous materials and waste shall not commence until all necessary permits

have been obtained and copies of such permits have been provided to the Township.
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11.

12.

13.

&-c. If storage and/or processing is proposed outside of a building or structure, those activities shall

be screened from view of adjacent public or private rights-of-way and any property thatis zoned

in a residential district.

Lighting. The lighting of the Cryptecurrency—bata—Mining—Facility-orData Center is limited to the

minimum light necessary for safe operation. lllumination from any lighting must not extend beyond the

perimeter of the lot(s) used for the r—Data Center. The

Cryptocurrency—bData—Mining—Facility-orData Center must not produce any glare that is visible to
neighboring lots or persons traveling on public or private roads.
Modular Data Centers Prohibited. Except during the tonstruction pha'sé, prefabricated or “modular”
data centers and shipping containers and simgar pl;efab's'tructurés are prohibited. All data center uses
shall be within site-built buildings.
Emergency Response. A detailed emergency response plan shall be submitted, showing at a minimum
that the data center has a plan;.i'n effect to address emergencies resulting from flood, fire, explosion and
Catastrophit weather events. The plan shall include a study which details the type, size and quantity of
firefighting equipment that is neéded to serve the size of facility and equipment used in the facility. The
emergency. response plan is subject to review and comments by the Township, including the Township
Fire Chief, aﬁd may also be subject to revif;w of the Kent County Sheriff’s Department or other applicable
ag_enci_és'.‘

a.  Annual Review. The emergency response plan shall be reviewed and amended, as necessary, to

ensure continued compliance with and effectiveness of the plan, as well as emergency

responders ability to safely respond to emergencies.
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14.

15.

16.

17.

18.

Center-Emergency Response Training and Equipment. Prior to the issuance of any Certificate of

Occupancy, the applicant shall, at its sole expense, provide the Township Fire Department and

its designated emergency response contractors with specialized equipment and training

deemed necessary by the Fire Chief.

Such training and equipment shall specifically address hazards unique to the data center facility,

including high-voltage electrical infrastructure, battery energy storage systems. (_BESS}, and

specialized fire suppression systems. The applicant shall coordinate and fund annual refresher

b
training and site orientation for local emergency response personnel.

Emergency Contact Information. Each data center erdigitabmining-use-shall provide 24-hour emergency
contact signage visible at each access entrance. The signs shall include the company name (if applicable),

the owner or representative’s name, the telephone number for the emergency contact person, and the

local power company’s name and telephone number,

Complaint Resolution. The applicant shall provide a plan for resolving complaints from the public or
other property owners concerning the construction and operation of the Cryptocurrency-Bata-Mining
Faelliy-or-Data Center, which is subject to the Township’s review and approval.

Security Fencing. Security fencing must be installed around all electrical equipment related to the Data
Center. Such fencing must be a minimum seven (7) feet tall and must use materials, colors, textures,
screening and Iandsca‘ping, that will blend the facility into the natural setting and existing environment.
Cost Responsibility. The applicant shall be responsiblé for all additional costs associated with necessary
improvements, tc; and maintenance of all utilities, roads, public facilities, vehicles, or equipment
necessary to provide services to the data center.

Annual Report and Inspection. As a condition of approval, the facility owner and/or operator shall agree
to reimburse the Township for annual professional and independent inspection of the operations,

including the use of third parties. In addition to allowing for inspections, the owner and/or operator may
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be required to provide additional reports as requested by the Township on annual operations, including

but not limited to:

a. Emergency Response Plan Review

b. Water Usage

c. Sanitary Sewer Discharges

d. Noise

e. Power Usage

f.  Maintenance

g. Proof of Insurance

h. A summary of all complaints, complaint resolutions, and extraordinary events.
The purpose of the inspections and reports is to determine compliance with the Zoning Ordinance, site
plan and special land use approval. Thg ‘afbplicaht, owner and/or operator may be required to post an
additional bond, security, or escrow fo‘ pay for the annual inspections and reports.

19. Decommissioning. If a Data Center is abandoned or otherwise nonoperational for a period of one year, -

the property owner or the operator Vn.w.us"-tlnotifv the Township and must remove the system or provide
a repurposing plan, acce‘btéble to the Township, within six (6) months after the date of abandonment.

fa.

{

_Fi_néncia! Security. To ensure proper decommissioning of a Data Center upon abandonment,

the applicant must post financial security in the form of a security bond or escrow payment in

an amount equal to 125% of the total estimated cost of decommissioning, code enforcement,

and reclamation, which cost estimate must be approved by the Township. The operator and

the Township will review the amount of the financial security every two (2) years to ensure that

the amount remains adequate. This financial security must be posted within fifteen (15)

business days after approval of the special use application.
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#=b. Removal requires receipt of a demolition permit from the Building Official and full restoration

of the site to the satisfaction of the Zoning Administrator. The site must be filled and covered
with top soil and restored to a state compatible with the surrounding vegetation. The
requirements of this subsection also apply to a Eryptecurrency-Data-MiningFaciliby-orData
Center that is never fully completed or operational if construction has be?n halte‘d for a period

of one (1) year.

k-¢. Repurposing requires an evaluation of the structural integrity and capacity of the buildings to

support another industrial use, an evaluation of the utilities ability to support anotherindustrial
use, an environmental site assessment, a “clean building” cettification proving all hazardous

materials have been fully remediated, and an approved zoning permit transferring the

Eryptocurrency-Data-MiningFaellibror Data Center to another approved industrial use.

20. FransferabilityTransfer of Ownership or Operationdl Cortrol. A—cenditionalland—use—permitfora

all-approvalsand-conditionsigsued-by-theJewnship—No permit, facility, or land use authorized under

this Section shall be transferred, assigned, or leased to a new owner or operator without prior written

notification to and approval by the Township.

a.

Notice Requirement: The current owner or proposed transferee shall submit a formal transfer

application to the Zoning Administrator and Township Clerk at least sixty (60) days prior to any

contemplated transfer.

Submission Requirements: The proposed transferee shall demonstrate, to the Township’s

satisfaction, that:

i. Al existing bonds, decommissioning funds, financial assurances, escrow accounts, and

insurance policies required under this Section are fully executed, funded, and assumed

by the transferee in forms acceptable to the Township: and
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ii. The transferee agrees in writing to assume all ongoing conditions of approval,

obligations, and liabilities associated with the facility.

Lc. Review Fees: The transferee shall reimburse the Township for all reasonable legal, technical,

and administrative costs incurred in reviewing and processing the transfer request.

21. Insurance Requirements. Prior to site plan approval, issuance of any building permit, or commencement

of operations, the applicant, owner, and operator of a Data Center facility shall obtain and maintain, at

their sole expense, insurance coverage meeting or exceeding the requirements of this Section. Coverage

shall remain_continuously in force throughout the operational life of the fatility and through the

completion of any required decommissioning or site restoration.

Facility scale shall be determined by the total maximum design power gapacity (in Megawatts, MW)
A

approved under the site plan, including all planned eééans}ion phases.

a. Tiered Minimum Coverage Schedule.ﬁ,[nsurance minimums shall be maintained in accordance

with the facility capacity tiers set {%rt_h in Table B.1 below:

Table B.1: Reqiiired Insurance Minimums by Facility Scale (MW)
Power | Commercial General Environmental & Excess/Umbrella
Capacity | Libility (Per-Occ / Pollution Liability (Per | Liability (Per Occ/
Facility Tier | (MW) Agg) Occ / Agg) Agg)
Small/ Lessthan |- $2;000,000/
Edge 10MW | - $5,000,000 $5,000,000 /$5,000,000 $10,000,000
Tier2: Mid- | 10 MW.up $5,000,000 / $10,000,000/
Scale 1050 MW 1 00 $10,000,000 $25,000,000
Hypérscale | to100 MW $20,000,000 $20,000,000 $50,000,000
Mega- “:-| 100 MW or $10,000,000 / $35,000,000 /
Hyperscale | greater $20,000,000 $35,000,000 $100,000,000

b. Standard Coverage Requirements. In addition to the tiered coverage minimums established in

Table B.1, all facilities regardless of size shall maintain the following coverages issued by carriers

licensed in Michigan with an A.M. Best rating of A- VIl or better:
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Environmental & Pollution Liability Scope: Must explicitly cover first- and third-party

claims for bodily injury, property damage, environmental cleanup, containment, and

site remediation resulting from sudden, accidental, or gradual releases of pollutants,

diesel fuel, battery hazardous substances (including lithium-ion thermal event

contaminants), or chemical cooling agents.

Commercial Automobile Liability: Minimum $2,000,000 combined single limit for

bodily injury and property damage covering all owned, hired, afid.non-owned vehicles.

Must comply with statutory requirements under the Michigan No-Fauilt Insurance Act.

Workers' Compensation & Employer's Liabijlity: Workers' Compensation: Statutory

limits under the Michigan Workers' Disability Compensation Act (PA 317 of 1969, as

amended).Employer's Liability: Minimum $1,000,000 per accident / $1,000,000

disease policy limit / $1,000,000 disease each employee.

Property & Decommissioning Casualty Ceverage: Special Form / All Risk property insurance

covering 100% of the f_uH replacement cost of all structures, equipment, and on-site

improvements. Policy proteeds shall be dedicated to site restoration or reconstruction in the

event of major casualty.

Mandatory Policy Endorsements All required insurance policies shall include the following

provisigns:

i.Additional Insured Status: The Township, including its elected and appointed officials,

officers, employees, agents, and contractors, shall be named as an Additional Insured

on_a primary and non-contributory basis on CGL, Auto, Environmental, and

Excess/Umbrella policies.

Waiver of Subrogation: The insurer shall waive all rights of subrogation against the

Township and its officials for losses arising from operations.
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jii. Notice of Cancellation: Each policy shall contain an endorsement requiring written

notice to the Zoning Administrator and Clerk at least thirty (30) calendar days prior to

policy cancellation, non-renewal, or material reduction in coverage (or 10 days for non-

payment of premium).

e. Administration & Compliance

i. Initial Proof of Coverage: Certificates of Insurance (ACORD form) ve“rfif_ying all required

coverages shall be submitted to the [Zoning Administratar] prior to. final site plan

signature or building permit issuance.

ii. Annual Compliance Certification: The facility owner or operator shall submit updated

Certificates of Insurance annually to the Zoning Administrator and Clerk no later than

January 15th of each calendar year... |

iii. Facility Expansion Re-evaluation: If.a facility increases its power capacity (MW) into a
ol

higher tier, updated insurance certificates reflecting the higher coverage thresholds

shall be submitted prior to the installation or energization of the expanded capacity.

iv. _Lapse in Coverage: Failure t& maintain required insurance constitutes a violation of this

Ordiqagz_uce and-grounds for summary revocation of the Special Land Use Permit or

Certif_ic‘z"ate of OEcUpancv.

19.22. |nd'emnity. The applicant shall provide an attestation that the applicant will indemnify and hold
the Township harmless from any costs or liability arising from the approval, installation, construction,

m,ainte"'nénce, use, repair, or removal of the Data Center, which is subject to the Township’s review and

approval.

7

20.23, Proof of environmental compliance, including compliance with Part 31, Water Resources
Protection, of the Natural Resources and Environmental Protection Act; (MCL324.3101 et. seq.; Part 91,
Soil Erosion and Sedimentation Control (MCL 324.9101 et. seq.) and any corresponding County

ordinances; Part 301, Inland Lakes and Streams, (MCL 324.30101 et. seq.); Part 303, Wetlands (MCL
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324.30301 et. seq.); Part 365, Endangered Species Protection (MCL324.36501 et. seq.); and any other
applicable laws and rules in force at the time the Township considers the application.

23524, Extraordinary Events. If the Cryptecurrency-Bata-Mining-Facility-orData Center experiences a
failure, fire, leakage of hazardous materials, personal injury, or other extraordinary or catastrophic event,
the applicant or operator must notify the Township within 24 hours.

22:25. Compliance with Other Laws. The design, construction, operation use and decorﬁmissioning of
a data center erdigitalmining-use-shall comply with all applicable provisions &f this Ordinance and all
other applicable local, state or federal laws or regulations, including but not limited to laivs or regulations
regarding the environment, pollution, and mitigation of potential impacts on threatened or endangered
species.

2326, Remedies. If an applicant or operator fails to comply with this Ordinance, the Township, may
pursue any remedy or enforcement, including but not limited to the removal of any Cryptecurrency-Data
Mining-Faeilib-er-Data Center pursuant to the Zoning Ordir;ance or as otherwise authorized by law.
Additionally, the Township may pursue any legal or equitable action to abate a violation and recover any

and all costs, including the Township’s actual attorney fees and costs.
C. Small-Scale Data Centers

1. Asmall-scale data center is only permitted as a special land use only in the Industrial zoning district(s).
2. A small-scale data ce:nteri shall comply with Section 3.40.B — General Requirements and all applicable
sections ofthig Ordinance.
3. Minimum Lot Area: 20 acres
4. Setbacks: All buildings and structures shall comply with Industrial District setbacks.
a. The Planning Commission may increase setbacks if necessary to ensure compliance with

requirements of this section or other applicable provisions of this Ordinance.

D. Large-Scale Data Centers
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A large-scale data center is only permitted as a special land use only in the Industrial zoning district(s).
A large-scale data center shall comply with Section 3.40.B — General Requirements and all applicable
sections of this Ordinance.
Minimum Lot Area Requirements. 40 acres
Setbacks. All buildings and structures shall comply with Industrial District setbacks.

a. The Planning Commission may increase setbacks if necessary to ensure: compliance with

requirements of this section or other applicable provisions of this Ordiﬁz;nce.

Location Requirements: Large-scale data centers shall be located on a lgt_thét abu:ts a highway or roads
able to service the construction and use of the data center.

Fiscal Impact Analysis (FIA) Requirements. A comprehensive Fiscal Inﬁpact Analysis (FIA) shall be

submitted with any application for a large-scale data cénter,

The purpose of the FIA is to evaluate the direct,indirect, and long-term financial impacts of the proposed

development on the Township local emergency service providers, road authorities, and public utility

systems, ensuring the development does not C(eate' an unmitigated financial deficit for local taxpayers.

a. Consultant Qualiﬁca__;ibns & Peer Review Escrow

i. _Preparation: The FIA shall be prepared at the applicant’s sole expense by an

indepefident -qh’éliﬁed economist, municipal finance consultant, or urban planning

_professional possessing demonstrated experience in municipal fiscal modeling.

ii. Ihdependent Peer Review: The Township reserves the right to select and retain an

independent third-party municipal finance consultant to review and evaluate the

applicant’s FIA submittal. The applicant shall deposit funds into a municipal escrow

account, as established by resolution of the Township Board, to cover all expenses

associated with the independent peer review.
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b. Required Scope and Methodology. The FIA shall cover a minimum projection period of fifteen

(15) years from the anticipated date of project commissioning. The analysis shall utilize

conservative, baseline financial assumptions and explicitly detail the following components:

i. Real Property Taxes: Tax revenues generated by real property improvements based on

taxable value projections.

ii. Personal Property Taxes: Projected personal property tax revenue,.expiici_tiv factoring

in all applicable state or local tax exemptions, depreciation schedules, and statutory

incentive programs (e.g., PA 198 Industrial Facilities Exemption or state-level data

center personal property tax exemptions).

iii. Utility & Service Fees: Anticipated municipal water, sewer, or franchise fees generated

by the facility.

iv. Special Assessments & Local Fees: Any applicable building permit fees, site plan review

fees, or local development fees.

. Public Expenditure & Cost Projections. An itemized annual projection of all direct and indirect

public operating and capital expenditures incurred by local units of government to service the

facility, including:

i. _Public Safety & Emergency Services: Operational and capital costs for the local Fire

Department, Police/Sheriff, and EMS, including specialized high-voltage and hazard

traihing, dedicated equipment acquisition, and additional personnel demands.

ii. Transportation Infrastructure: Projected impact on local municipal roads, including

road wear, baseline pavement degradation from heavy construction/equipment

transport, and necessary intersection or signalization upgrades.

iii. Municipal Water & Wastewater Utilities: Capital upgrade costs, ongoing operational

maintenance, and capacity consumption impacts on municipal water treatment and

sewer infrastructure.
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iv. Administrative & Code Enforcement: Projected costs for ongoing ordinance

administration, environmental  monitoring, building __inspections, and

noise/performance standard compliance enforcement.

d. Employment & Economic Multipliers

i. _Direct construction-phase employment, timeline, and estimated pagro“,

ii. Long-term permanent full-time equivalent (FTE} employment, iob=eiassiﬁc_ations, and

average wage scales.

iii. _Secondary economic impacts (indirect and induced ,sﬁendingﬁt eva;uated separately

from direct municipal cash flows. ¢

e. Net Fiscal Impact Summary. A year-by-year comparative schedule calculating the Net Fiscal

Impact (Total Projected Revenues minus Total Projected Public Expenditures). The report shall

include sensitivity analyses evaluat'ingé,

i. Best-Case Scenario: Full Broiect buildout and maximum tax generation.

i, Incenﬁve[AQatemeﬁtScené‘r-iq: Projected revenues assuming the granting of maximum

requested tax abatements 6r state tax exemptions.

iii. Phase:In/Delay Séenariéi Delayed construction or partial buildout scenarios.

f. Fiscal Mitigation Agreement. If the FIA or the independent peer review indicates that the

pl.?o'pbs'ed data center will result in a net negative fiscal impact (operational or capital deficit) on

. the Township or local emergency service districts during any point in the 15-year projection

i beriod, the applicant shall be required to enter into a legally binding Development and Fiscal

Mitigation Agreement as a condition of Special Land Use approval. Mitigation measures may

include, but are not limited to:

i. Annual Payments-in-Lieu-of-Taxes (PILOT) or host community impact fees to offset

projected revenue shortfalls.
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ii. Capital cost contributions or upfront funding for specialized fire/EMS equipment,

station expansions, or public utility infrastructure upgrades.

iii. Pre-funding of dedicated municipal code enforcement and monitoring escrow

accounts.

Mandatory FIA Updates and Re-evaluation Triggers. After initial Special Land Use or Site Plan approval,

an updated Fiscal Impact Analysis (FIA) shall be submitted to the [Township / City / Village] prior to

municipal consideration or approval of any of the following events:

a. Major Facility Expansion. An updated FIA shall be required whenever the applicant, owner, or

operator proposes a facility expansion, site modification, or additional.development phase that

meets or exceeds any of the following thresholds:

i. An increase in total design electrical capacity by ten percent (10%) or five (5)

Megawatts (MW), whichever is less, beydnd the capacity approved in the baseline FIA;

ii. An increase in total gross building floor area by fifteen percent (15%) or twenty

thousand (20,000) square feet, whichever is less; or

iii. The addition of major high-demand physical infrastructure not analyzed in the baseline

FIA, such as new on-site utility substations, utility-scale Battery Energy Storage Systems

(BESS), or expanded backup generator fuel storage facilities.

b. Subseguent Applications for Tax Abatements or Exemptions. If the baseline FIA was evaluated

under the dssumption of standard, non-abated tax assessments, an updated FIA shall be

requited prior to municipal review or recommendation of any subsequent tax incentive request

filed after initial site plan or Special Land Use approval. This includes, but is not limited to:

i. Applications for an Industrial Facilitiés Exemption Certificate under Public Act 198 of

1974 (MCL 207.551 et seq.);

ii. Requests for local or state personal property tax exemptions, Commercial

Redevelopment Act exemptions, or Renaissance Zone designations; or
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iii. Any statutory tax relief request or modified assessment agreement that reduces

projected annual municipal revenues below the baseline revenue figures accepted in

the original FIA.

c. Review Procedure & Peer-Review Escrow

i. Escrow Deposit: Submittal of an updated FIA shall be _accompanied by the

establishment or replenishment of a peer-review escrow account pursuant to Section
I's

[X].[XX].B to cover all third-party legal, financial, and planning review costs.

ii. Review Body: The updated FIA and third-party peer review regort sh'all be submitted

to the Planning Commission for recommeﬁdétion and to the Township Board for final

review.

d. Mandatory Mitigation Adjustment. If the ugéiat'ed FIA demonstrates that the proposed facility

expansion or requested tax abate@ant/éx_emptiqn creates a net negative fiscal impact

(operational or capital deficit) on the Towhlship,-‘emergencv service districts, or road authorities:

i. The applicant shall'e_xecutéa‘an amended or supplemental Development and Fiscal

Mitigation éé.r'eement (which may include annual Payment-in-Lieu-of-Taxes [PILOT]

schedules, host commurﬁtv fees, or dedicated capital contributions) to fully neutralize

_ ther bra‘fééted,ﬁ?scél- deficit.

i 'App'rolvlal' of the amended Fiscal Mitigation Agreement shall be a mandatory

pferequisite prior to:

1. The issuance of any building permits or site plan signatures for the facility

expansion; or

2. The adoption, endorsement, or approval of any municipal resolution granting

or recommending a tax abatement, exemption, or incentive agreement.

79. Air Quality and Water Quality. The equipment, including but not limited to any power generators, used

in the operation of the large-scale data center use shall minimize air pollutant emissions and water
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pollutant discharges and meet or exceed applicable state and federal laws regarding emissions and

discharges. An owner or operator or applicant for a date-data center shall provide affirmative proof of

EGLE approval or EPA approval upon request of the Township.

10. Construction Plan:

a.

A project development timeline, including information regarding'how the applicant will inform
adjacent property owners and members of the cémmunity regarding the status of the project,
shall be provided.

A transportaticn plan fqr construction and operation phases, including any applicable
agreements with the County Road Commission and Michigan Department of Transportation,
which is subject to the Township’s review and approval.

Construction Phasing Requirements. The construction of large-scale data centers are subject to
special construcﬁon restrictions. The construction must be conducted in phases and only during
such days of the week and hours as may be specifically approved by the Pla_nnilng Commission
as part of special land use approval. The construction shall not take place in a way which allows
for unreasonable noise, dust or other negative impacts on nearby or adjoining properties or
lands or water. In addition, although the construction is not subject to the operational noise
restrictions for data centers and digital mining uses, the Planning Commission may place special

noise restrictions on each phase of the construction.
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11. Special Escrows. In addition to all of the escrows provided herein, the owner and operator of any large-
scale data center shall pay or reimburse the Township for all inspections, analyses, reports and éx'penses
incurred by the Township in not only monitoring the construction of the large-scale data center, but also
the ongoing cost of inspections and monitoring and enforcement, including decommissioning, of the
large-scale. In addition to the escrows provided elsewhere in the Zoning Ordinance, the Township may

establish separate and special escrows to cover these costs and expenses.
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MEMORANDUM

To: Sparta Township Planning Commission

From: Kevin Yeomans

Date: 8/3/2026

Re: Sparta Avenue — Future Land Uses - Rezonings

As the Planning Commission is aware, lands along the west and east sides of Sparta Avenue
are primarily zoned commercial to a depth of 300 feet. Additionally, the recently adopted
Master Plan calls for a new zoning district to be created (Mixed Use Residential Commercial
(MURC)) with the new district able to be expanded to a depth of 500 feet.

Additionally, there are many homes along Sparta Avenue that lie within the Commercial
District and are considered legally non-conforming. This legal non-conformity restricts how/if
these homes can be expanded, rebuilt, and used.

Some property owners have recently made inquiries on potentially rezoning their properties
to bring their homes out of non-conforming status. We seek the Planning Commission’s
feedback on what the appropriate next steps may be.

While this matter is scheduled for review at your August 11, 2026, meeting, the Commission’s
feedback is not binding. We seek your feedback so that we can better direct property owners
and better advise the Planning Commission on potential next steps.

Lastly, we realize there are many factors which may impact your current feedback and
decisions regarding future rezoning. Instead of writing a twenty-page memorandum on the
matter we provide some high-level details below and will be prepared to discuss the matter in
more detail at your meeting.

More Details

Over the last few years, we've seen commercial development along Sparta Avenue continue
(e.g. Rent Smart, Dollar General, X-pert Truck and Trailer). This type of development was
consistent with the previous Master Plan and appears to be consistent with the new Master
Plan.

However, with the new Master Plan changing the Commerciql/Light Industrial Classification to
MURC it brings into question how request to rezone to Ag-2 or other residential districts should
be handled. '

Depending on the particulars of how development will be allowed in the future mixed-use
district this could be beneficial or detrimental. For example:

Future 1: Low density housing mixed with single story commercial. In this case we would
have no major concerns with rezoning to R-1 or R-2,

Future 2: Medium to high density housing mixed with multi-story commercial/offices or first
floor commercial with second/third story residential. In this case, allowing land to be
developed for low density housing may result in multi-generational obstacles in developing
lands along Sparta Avenue as intended.






A copy of the current zoning map and master plan map have been attached to aid in your review.

Aeven Closmana
Kevin Yeomans
Planner

Attachments

ce: Dale Bergman, Township Supervisor
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