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Jurisdiction

 APA Act § 809
• Class A Regional Project
• Moderate Intensity Use land use area
 Major public utility use
 Land use and development involving wetlands
 Subdivision involving wetlands 

 Regulated Wetland Activity – 9 NYCRR Part 578
• Subdivision involving wetlands
• Development in wetlands
• Fill in wetlands
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Conclusions of Law

 Development authorized:
• Consistent with land use and development plan
• Compatible with character description and purposes 

policies, and objectives of each land use area
• Consistent with overall intensity guidelines
• Complies with shoreline restrictions
• No undue adverse impact on resources of the Park
• Secures natural benefits of wetlands
• Results in minimal degradation / destruction of the 

wetland or its associated values
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Project Location



October 14, 2021 6

Project 
Location
Town of Ticonderoga
Essex County
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Applications for Solar Generating Facilities

Issued Permits

Current Applications
Pre‐Application
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Solar Projects 
in Ticonderoga

Complete / approved 
applications

Incomplete applications 
/ pre-applications
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Slide Heading – Arial Bold
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Agricultural District
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Doering
250 ac MIU
(255 ac parcel)

Rafferty
36.8 ac

ELP
Ticonderoga
Solar 1.2 ac

National 
Grid 0.7 ac

Project site: 288.78± acres
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Existing 
Conditions
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Streams and 
Wetlands
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Slopes
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2017

Land Use - 2017
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2017

Land Use - 2017
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Existing Terrain / Vegetation
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Existing Terrain / Vegetation
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Photographs

Wetlands
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Existing 
unimproved road
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Existing 
Structures
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Proposed Project



October 14, 2021 25Subdivision Plan / Lease Area

250 ac in MIU
115 ac lease area
135 ac remaining

to be merged
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20 MW
46,000 PV panels
77.1-acre array
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Access 
Drive 15 ft 

wide

15 ft 
wide~2,240 ft

~2,560 ft
------------
~4,800 ft
(~0.91 mi)
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Site Plan Map – Entrance & Northern Array
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Site Plan Map –
Main/Southern Array
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Fence
+/- 101.8-acre fenced area
+/- 12,230-foot perimeter
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Erosion & Sediment Control
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Stormwater Management Pre‐
Development

Post‐
Development
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Site Plan Map –
Transformer 
Station
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Solar array area 
= 77.1± acres
Fenced area 
= 101.8± acres
(~41% wooded /
~59% open)
Selective 
trimming area, 
only as needed 
= 20.6± acres

Vegetation Management



October 14, 2021 35

Landscaping Plan 
– Tree Planting
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Landscaping Plan – Seed Mix / Mowing

No mowing May 1 – October 31
Except selective trimming if veg > 3 ft tall
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August 
2020

September 
2021

Alternative Design / Wetland Avoidance
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Wetland Impacts < 0.3 acre

 Permanent Wetland Disturbance: 12,034± SF (0.276± AC)
• Transformer station (all components): 10,500± SF
• Culverts (3): 245± SF, 594± SF, 437± SF
• Post-construction stormwater controls for permanent 

wetland protection (stone check dams): 258± SF

 Temporary Wetland Disturbance: 1,904± SF (0.004± AC)
• Utility trenches (3 crossings): 25± SF, 15± SF, 15± SF
• Post-construction stormwater controls for permanent 

wetland protection (2 vegetated swales): 1,370± SF, 478±
SF
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Wetland Impacts
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Wetland Mitigation – 10:1
Wetland enhancement: 2.76± acres
Upland buffer enhancement: 0.26± acres
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Decommissioning Plan
 Removal of system to 3-foot soil depth

• Equipment, conduit structures, fencing, roads, 
foundations

 Disposal/recycling components 
 Restoration property
 Security provided to town

• 125% cost minus salvage value = $318,499.62
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Visual Analysis
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Potential Visibility
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Photo Locations
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Existing Conditions
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Proposed Conditions + 5-year trees
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Proposed Conditions + 10-year trees
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Existing Conditions (38 mm)
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Proposed Conditions (38 mm)
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~460 ft / 7 seconds

~630 ft / 9.5 seconds

layout 
later 
revised
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Existing Conditions (38 mm)

~460’
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Proposed Conditions (38 mm) + 5-year trees

~460’
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Proposed Conditions (50 mm) + 5-year trees

~460’
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Proposed Conditions (50 mm) + 10-year trees

~460’
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~630’

Existing Conditions (38 mm)
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Proposed Conditions (38 mm) + 5-year trees

~630’
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Proposed Conditions (50 mm) + 5-year trees

~630’
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~630’

Proposed Conditions (50 mm) + 10-year trees
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Existing Conditions (38 mm)

~630’
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Proposed Conditions (38 mm) + 5-year trees

~630’
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Proposed Conditions (50 mm) + 5-year trees

~630’
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Proposed Conditions (50 mm) + 10-year trees

~630’
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Existing Conditions (38 mm)

~630’
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Proposed Conditions (38 mm) + 5-year trees

~630’
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Proposed Conditions (50 mm) + 5-year trees

~630’
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Proposed Conditions (50 mm) + 10-year trees

~630’
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Public Comment 
and 
Review by Others
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Public Comment
 Public Notice

• Mailed to adjoining landowners, town, county, LGRB
• Posted to NYS APA website
• Posted to NYS DEC’s Environmental Notice Bulletin

 Comment Letters – 29 total
• 2020 – 3 letters with concerns, 1 letter in support
• 2021 – 25 letters in support

 Concern
• change to natural environment/neighborhood/wildlife
• soil contamination
• family cemetery

 Support
• renewable energy important
• good use of site
• economic benefit
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Soils and Work Plan
 Site contains former orchard and related soil contamination

• Residual pesticides and metals in surficial soils
• Arsenic exceeds DEC’s soil cleanup objective for 

commercial and industrial uses 
• DEC’s solid waste regulations apply to soil excavation
• Applicant has prepared an Excavation Work Plan
• Stormwater Management Plan – prevent soil migration
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Cemetery Avoidance
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Review by Others
 Town of Ticonderoga

• Issued Site Plan Approval May 2021
• Property zoned “Light Industrial”
• Project is “Tier III Ground Mounted” solar
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Review by Others

 NYS OPRHP
• September 2020 – no adverse impacts
• Provided cemetery avoided, 25-ft buffer maintained

 NYS DEC
• Grassland birds – June 2021 letter of No Jurisdiction
• Stream disturbance permit required for culvert
• May require Individual Water Quality Certification 
• Soil excavation: solid waste regulations
• SPDES / Stormwater Notice of Intent

 US Army Corps
• Submitted application, under review
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Taxes

 PILOT Agreement
• In progress with town, school, county
• Current draft framework: $2,000/MW per year, escalating 

2% annually  at least $40,000 in revenue
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Staff 
Recommendation:
Approve with 
Conditions
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Conclusions of Law

 Development authorized:
 Consistent with land use and development plan
 Compatible with character description and purposes 

policies, and objectives of each land use area
 Consistent with overall intensity guidelines
 Complies with shoreline restrictions
 No undue adverse impact on resources of the Park
 Secures natural benefits of wetlands
 Results in minimal degradation / destruction of the 

wetland or its associated values
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Draft Permit Conditions 
 Construct solar generation facility according to Project Plans
 Change to Point of Interconnection requires prior review
 Retain trees outside fence line, with exceptions / zones
 No tree cutting April 1 – October 31 (bats)
 No mowing May 1 – October 31 (pollinators)
 Plant trees as depicted on Project Plans
 Equipment cleaning (invasive species spread prevention)
 Comply with Stormwater Plan (permanent wetland protection)  
 Comply with Erosion and Sediment Control Plan
 Provide Fraction Mitigation Plan prior to directional drilling
 Wetland Mitigation Plan: implement, monitor, report
 Provide photographs after construction
 If/when inoperative, follow Decommissioning Plan within 1 yr
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