Nancy Vlahos
Senior Project Manager
RIC Development, LLC
85 Broad St, 28th Floor
New York, NY 10004

October 13, 2022

Donald Kasper
Chairperson
Skaneateles Planning Board
Town of Skaneateles
24 Jordan Street
Skaneateles, NY 13152
Re: Skaneateles Solar Response to Comments
Dear Chairman Kasper:
We appreciated hearing the concerns expressed during the public hearing
for the Skaneateles Solar Project on September 20, 2022. Below we have
provided responses to questions raised, not only as a means to assist with
the Planning Board’s review, but also to alleviate some of the public concern
about the Project.
As you know, the Project is a 4.7 MW AC ground-mounted solar facility
located at 2825 W Lake Rd, Skaneateles, NY 13152 (Tax parcel ID: 051.-02-17.0).
The project will provide a clean, renewable source of energy that will help
reduce carbon dioxide emissions and lower New York State’s carbon
footprint. The Skaneateles Solar Project supports New York’s 2030 goal of
generating 70% of the state’s energy by renewable sources. Unlike
consumption of traditional fossil fuels such as coal oil, and natural gas, solar
energy does not contribute to air pollution or water pollution. As opposed to
solar, burning fossil fuels for energy releases particulates, mercury, arsenic,
chromium, sulfur dioxide gas, and other compounds that can be harmful to
human health.
Below please find our responses to comments made at the September 20,
2022, public hearing as well as those provided in writing. Multiple comments
on the same topic were combined into one comment.
Comment 1: Concern regarding impacts on the value of neighboring
properties.
Response 1: Opinions about solar farms are subjective and vary from person
to person. Some homebuyers may not like solar farms and would not want
to purchase a home near one, while others may be proponents of renewable
energy and think of a solar farm as an eco-friendly, quiet neighbor and want
to buy a house near a solar facility whether for the environmental
appreciation or the financial benefits of reduced energy costs through the
associated community benefit program.

Researchers have examined the relationship between property values and
large-scale solar arrays across the United States. The results1 indicate that
solar facilities generally have no measurable impact on the value of adjacent
properties, and in some cases may have positive effects with increased
property values. Skaneateles Solar was sited and designed to ensure that it
is in harmony with the nearby residential and agricultural properties, thus
creating no adverse impacts that might in some instances elsewhere be of
concern to property values During the construction and operation of the
facility, there will not be excessive traffic, noise, dust, odors, glare, pollution,
or other nuisances. Project will generate very minimal traffic, with
maintenance expected only two or three times per year with a crew of two
people performing inspections and mowing.

Kirkland, Richard C. Grandy Solar Impact Study. Kirkland Appraisals, 25 Feb.
2016, kirdlandapprasials.com.
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Lines, Andrew. “Property Impact Study: Solar
Mcleancounty.gov, Nexia International, 7 Aug. 2018.
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McGarr, Patricia. Property Value Impact Study. Cohn Reznick LLP Valuation
Advisory Services, 2 May 2018.
Comment 2: Concern regarding potential impacts to Bentley Brook.
Response 2: Bentley Brook is 570 feet from the nearest solar array and will
not receive additional stormwater runoff from the Project. As part of the site
design, energy dissipators/level spreaders will be installed parallel to
contours wherever the cross slope is greater than 5% to convert stormwater
runoff from channelized flow into sheet flow, for the purpose of increasing
infiltration and providing water quality treatment.
During a site visit on September 26, 2022, Planning Board member Scott
Winkelman walked to Bentley Creek, which was discussed at hearing as
receptor to stormwater/pollutant runoff, and then around the property. He
confirmed there is no runoff from field to creek, despite the day’s very heavy
rains.
Comment 3: Concern regarding potential contamination to streams,
Skaneateles Lake, and the watershed.
Response 3: We agree with the statements below made by the Skaneateles
Town Engineer, John Camp on October 6, 2022:
“My understanding is that a question has been raised about the proximity
of the project to the nearest watercourse. To the best of my knowledge, the
Town Code requires a setback from the nearest watercourse of 100 feet. The
application shows a straight-line setback from the nearest creek of more
than 550 feet. The application shows a hydraulic setback from the nearest
creek of more than 750 feet. This hydraulic setback is measured along a path
that surface runoff would take from a solar panel to the nearest watercourse.
The application meets this aspect of the Town Code.
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The property’s current use is agricultural, which allows for the unfettered
application of a number of foreign substances to the land surface – many of
which could be detrimental to the water quality of Skaneateles Lake. Under
the proposed use, I do not anticipate any application of foreign substances
to the land surface. The change to a solar array use will likely result in more
favorable conditions relative to stormwater quality.
The NYSDEC has adopted a set of stormwater management guidelines for
the installation of solar arrays. These stormwater management guidelines
address the spacing between rows of solar panels, the groundcover material
under the solar panels, and the slope of the land. Generally speaking, if the
solar panel rows have enough space between them, the groundcover is
vegetative in nature, and the land slopes are flat enough, then formal
stormwater management is not required. These stormwater management
guidelines have been adopted by multiple states in the northeast United
States. The application currently meets all of these requirements, so formal
stormwater management is not required.
Based on the information above, in my opinion, the implementation of this
project will not have an adverse effect on stormwater conditions and could
very well improve stormwater conditions.”
Comment 4: Concern with visibility and belief that the use is incompatible
with existing residential character.
Response 4: Based on the results of the Visual Impact Analysis, several site
visits, a boat trip on the Lake and travel along East Lake Road, it is concluded
that due to the topography and existing and proposed vegetative
screening, the Project will not be visible from West Lake Road, Skaneateles
Lake, East Lake Road, or any neighboring residences. Please see
Attachment A, Visual Impact Analysis.
Comment 5: Can National Grid accept the power – is there capacity on the
grid?
Response 5: Yes. A Coordinated Electric System Interconnect Review (CESIR)
Report dated September 21, 2021, was received from National Grid
approving an interconnection capacity of 4.7 MW. Skaneateles Solar will
ultimately feed the local Jewett Substation.
Comment 6: What is the entrance going to look like?
Response 6: The entrance to the project is off of West Lake Road. It will be a
20-foot-wide gravel driveway reviewed and approved by the NYS
Department of Transportation. The Project is set back over 1,000 feet from
West Lake Road and will not be visible.
Comment 7: How will it be taxed?
Response 7: The Project parcel will continue to pay taxes on the portion of
the land outside of the solar array lease area. The Skaneateles Solar Project
will make annual Payments in Lieu of Taxes (PILOT) to the Town, County and
School District.
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Comment 8: Is the PILOT in addition to other taxes collected on the
property?
Response 8: Yes, see Response 7 above.
Comment 9: Does PILOT pay for the installation of the project? Does it
finance the construction?
Response 9. No. No portion of the PILOT payments finance any portion of
the proposed Project. Development, operation, and decommissioning costs
are incurred strictly by the applicant, Skaneateles Solar PV, LLC.
Comment 10: Concern that landscaping species will die from pests such as
the emerald ash borer.
Response 10: None of the trees specified on the landscaping plan (White Fir,
Norway Spruce, Eastern White Pine) are susceptible to any major pest issues
at this time. As such, they should not be at risk.
Comment 11: Will there be glare?
Response 11: Solar panels are designed to absorb solar energy and convert it
into electricity. The panels that will be used in the proposed project will have
an anti-reflective glass surface to capture and retain as much of the solar
spectrum as possible. Solar module glass has less reflectivity than water or
window glass. Typical panels are designed to reflect under 2 percent of
incoming sunlight. The applicant has consulted with the Federal Aviation
Administration (FAA) to review glare from the project to confirm compliance
with FAA standards. As noted within the application, the FAA concluded the
solar facility will not have adverse effects related to issues such as glare,
radar interference, and physical penetration of airspace. Moreover, as noted
above, the site is not visible from off site.
Comment 12: Why dispose of arrays after 30 years, rather than replace and
continue?
Response 12: Solar panels typically decline in efficiency over time, and after
30 years are projected to require replacement. At that time, they may be
repurposed at a different site or recycled. Generally, only a very small
percent of materials are actually disposed of. Several factors determine the
end of the Project’s useful life. One critical consideration is whether or not
the landowner wishes to renew the lease. Beyond that, financial studies and
the opinion or position of the involved government agencies generally
come into play.
Comment 13: This is an LLC. Thirty years from now it may not exist. Will there
be a personal guarantee with the landowner?
Response 13: At the end of its useful life, the Project may be renewed, or it
may permanently cease operations. If operations cease, the Project
Decommissioning Plan (approved by the Town of Skaneateles) will be
implemented to remove, reuse, and/or recycle equipment and related
materials. The Project Area will be returned to its pre-construction condition
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so that it is available for agriculture and other uses as determined by the
landowner and zoning at that time. The removal of the facility at the end of
its useful life and the site restoration are guaranteed by Skaneateles Solar
PV, LLC through a bond that is held by the Town of Skaneateles. In the
unforeseeable event that Skaneateles Solar PV, LLC ceases to exist prior to
that time, the bond shall still be in place and may be used to decommission
the Project.
Comment 14: Where will the panels be made?
Response 14: The intent is to purchase materials from the Canadian
company, Canadian Solar. RIC Development has not researched the various
factory locations of Canadian Solar. Though at this time, searches for a
manufacturer within the US have not proven successful owning to the style
of panel currently available from the one US manufacturer of commercial
panels made in the US does not meet RIC environmental standards. That
said, some components will be manufactured within the US. For example,
steel for the racking and the tracking equipment is expected to be bought
domestically.
Comment 15: Concern that approval of this Project is precedent-setting, and
henceforth anyone will be able to get a special permit for solar. Approval of
this Project has same effect as spot zoning.
Response 15: Each solar project that comes before the Town will be unique
and will require a case- and site-specific thorough review by the Planning
Board. Approval of the Skaneateles Solar Project does not set a precedent
for the approval of other solar projects.
Approval of a special use permit is not equivalent to “spot zoning” because
Solar Energy Systems are permitted in the RF District with the issuance of a
special use permit. The Project parcel is not being re-zoned.
Comment 16: Concern that large landowners around the lake will see solar
farms as an income generator and investors from out of town will see this as
an opportunity to generate income around the Lake.
Response 16: Community solar projects require very specific property
considerations. Solar cannot be located on just any property. There are many
factors that need to align in order for a solar project to be viable. There must
be capacity on the transmission line and at the substation. Such capacity
does not exist within large sections of the Town. Transmission line and
substation upgrades, if required, are often cost-prohibitive. There must be a
point of interconnection within proximity to the project site. The project site
needs to be relatively flat without substantive environmental constraints,
and lastly you need a landowner that is willing to lease their land for 25 to 30
years for a solar facility. These many factors combine to effectively prevent a
large influx of solar within the Town of Skaneateles.
Comment 17: This Project is essentially putting grassland in conservation for
30 years. The Town code has quite a restriction on solar farms, limiting
coverage to 25%. This site contains 25% wetlands and woods. It’s a gorgeous
piece of property in the watershed. Panels will be on posts over the
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grassland. It’s almost like locked in grassland and woodland, and as such is
very compatible with the watershed.
Response 17: We agree with and appreciate this comment.
Comment 18: Wants to know the distance of solar array to closet neighbor
and to Bentley brook.
Response 18: The closest neighbor to the project is at 2885 West Lake Rd
(northeast of the solar array). From the northeast corner of the array, it is
approximately 600 feet to the 2885 W. Lake Rd rear property line and 900
feet to their home. It is important to note that this property and the project
site are separated by the tributary to Skaneateles Lake (Bentley Brook). The
distance where the array is closest to Bentley Brook is approximately 570
feet.
Comment 19: The Project will not be visible from East Lake Road or from the
Lake due to the grade, and it will not be visible from West Lake Road either.
Response 19: Agreed.
Comment 20: It’s a great project for local community, great step for clean,
green, energy. We all need to be doing a better job with climate change,
and this is an opportunity. To bring up concerns not grounded or based in
fact is troubling. Applicant flew balloon 150 feet high when panels are only
12 feet, and the balloon was not visible (from the Lake).
Response 20: We agree with and appreciate this comment.
Comment 21: I am supportive of solar but have concerns because its next
door to my property, concern with the creek next to the project. Comes from
groundwater not just surface water. If whatever is coming from the ground
is seeping into the creek it will go into the Lake. We don’t know the toxicity
of the existing use or the project.
Response 21: Solar panels do not leak toxic chemicals into the environment.
As mentioned in Response 18, Bentley Brook is 570 feet from the nearest
solar array and is not expected to receive additional stormwater runoff from
the Project. As part of the site design, stormwater energy dissipators/level
spreaders will be installed parallel to contours wherever the cross slope is
greater than 5% to convert stormwater runoff from channelized flow into
sheet flow, for the purpose of increasing infiltration and providing water
quality treatment.
During a site visit on September 26, 2022, Planning Board member Scott
Winkelman walked to Bentley Creek, which was discussed at hearing as
receptor to stormwater/pollutant runoff, and then around the property. He
confirmed the applicant’s engineer’s contention that there is no runoff from
field to creek, despite the day’s very heavy rains.
Skaneateles Solar will not leach toxic chemicals into the environment.
Because PV panel materials are enclosed, and do not mix with water, there
is no substantive risk of chemical releases to the environment. Solar PV
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panels are made of tempered glass, which is very strong. They pass hail tests
and are regularly installed in Arctic and Antarctic conditions. All
solar
panel materials are contained in a solid matrix, are insoluble in water and
are enclosed. Therefore, releases to the ground or air from leaching is not to
be expected.
Comment 22: Living next door I am very concerned about the physical
changes to the property, e.g., a 7-foot chain link fence, gates, or other visible
evidence that this is not residential or farmland.
Response 22: The proposed Project will be screened on all sides with existing
and proposed additional landscaping and will not be visible to adjacent
properties.
Comment 23: The applicant states that the facility will be in compliance with
all the provisions and requirements of §148-10-7 site plan review standards
for Rural and Farming district in which located - my question is doesn't this
just apply for solar installation incidental to the farm operations and not an
industrial utility size solar installation?
Response 23: No. The Town of Skaneateles Local Law 3 of 2017, A Local Law
Regulating Solar Energy Systems, allows for and regulates community scale
and utility scale solar energy systems. Skaneateles Solar is in compliance
with the local code.
Comment 24: The risks of environmental contamination near the site are
stated to be very minimal in the proposal, but the risks become much
greater in the event of an event that might damage the panels and result in
the leakage of toxic substances into the environment.
Response 24: See response 21. Moreover, the Project will be monitored
remotely 24 hours per day, 7 days per week and will be physically inspected
several times per year. Though panel damage is not anticipated, should a
panel be damaged, the operator will be notified, and it will be repaired or
replaced.
Comment 25: Taking forest land out of the watershed to accommodate
these structures is not a good idea especially near stream corridors that
need to be cooled by trees. Though perhaps having low lying meadows on
land instead of continued manure rich farming would be acceptable. It is
still unclear on what amount if any of the existing forest is being removed
with the proposed project.
Response 25: Only 1.43 acres (4.7%) of forest will be cleared for the Project,
none of which is near a stream. The land use change from agriculture to
solar farm is expected to be environmentally beneficial.
Comment 26: Since this is a commercial or industrial project it is suited to
only be allowed in the IRO district.
Response 26: The Town of Skaneateles Local Law 3 of 2017, A Local Law
Regulating Solar Energy Systems, allows for community scale solar energy
systems at the site in question, provided a successful review of the site plan
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and issuance of a special use permit. The Project is not thought to be
incompatible with the current zoning or neighborhood.
Comment 27: Item D.2.r.iii of the EAF “proposed disposal methods/facilities
for solid waste generated on site,” was answered N/A.
Response 27: N/A is the proper answer to item D.2.r.iii of the EAF, as it
pertains solid waste generated on-site during operation, given the project
does not generate any solid waste during operation.
Comment 28: How are the landowners to ensure that their commercial solar
panels in the watershed will be removed and disposed of in an
environmentally responsible way?
Response 28: For clarification, the landowners will be leasing their land to
Skaneateles Solar PV, LLC. The landowners are not responsible for project
operation or decommissioning. Skaneateles Solar PV, LLC has provided a
decommissioning plan and will be posting a bond to be held by the Town
to cover the cost of decommissioning the Project when the time comes. It
is expected that the bulk of the panels will be recycled and much of the glass
and metal material will be reused.
If you would like further clarification on the responses to any of the items
above, please feel free to contact me at 518-239-5339. Otherwise, we look
forward to continued discussion at our upcoming October 18 meeting.
Sincerely,

Nancy Vlahos
Nancy Vlahos
Senior Project Development Manager, RIC
cc: Scott Molnar, Planning Board Counsel
John T. Camp, PE, CFM, Town Engineer
Howard Brodsky, Town Planning Consultant
Attachment A. Visual Impact Analysis
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VISUAL IMPACT ASSESSMENT
SKANEATELES SOLAR
2825 West Lake Road
Skaneateles, NY 13152
Project Description:
Skaneateles PV, LLC is proposing the development of a new DG facility – Solar Photovoltaic generation plant.
The projects’ proposed location is 2825 W Lake Road, Skaneateles, NY 13152.
The project site is located on the Western side of West Lake Rd with the approximate center of the site located
5,860 feet Southeast of the intersection of West Lake Rd and Benson Rd. The majority of the Eastern side of the
site is bounded by a single-family residence along with two (2) freshwater ponds. The entirety of the Northern
and Southern sides of the site are bounded by a thin tree line consisting of a mix and deciduous and coniferous
trees. The Western edge of the site is bounded by a large, dense wooded/wetland area.

Viewpoint Methodology:
Photo assessment locations were determined based on identified critical viewsheds, historic sites, nearby
residences, adjacent roads, and determination of visibility across the Lake. Multiple photos were taken at all
locations on a sunny spring day with optimal visibility of the site. Ultimately, 4 photo locations were chose for
more detailed analysis and visibility assessment (see figure 2).

Study and Analysis Methodology:
A 3D model of the proposed solar site was generated to study terrain, eye level viewsheds, proposed
landscape buffers, and adjacent nearby residences/public roads. Project elements were modeled to a ‘final’
visual representation (see figure 3) Tree plantings were represented at maturity (maturity growth rate and height
depends on many variables including weather conditions, site adaptability, etc.). An annotated plan was
created to note surrounding context features, existing areas of wooded canopies, and other topographical
notations that impacts visibility (see figure 1).

Viewpoints Summary:
Location 1: View 1 was taken off of West Lake Road viewing the site in a southwest direction. Due to several
areas of topography change and existing trees and understory vegetation there is no visibility from the road at
this location.
Location 2: View was taken off of West Lake Road just 420’ south of the project property line. The viewpoint is
viewing the project site in a westerly direction. Due to topography incline and existing vegetation there is no
visibility from this location.
Location 3: View was taken off of West Lake Road looking at the project site in a northwest direction. Due to
topography incline and existing vegetation there is no visibility from this location.
Location 4: View 4 was taken across the Lake due east on East Lake Road. This viewopoint is around 9,500 feet
from the proposed solar array site. Due to dense mature tree canopy and topography the site is not visible from
this location.

ANALYSIS:
SKANEATELES SOLAR - PROJECT SITE AERIAL CONTEXT
(Figure 1)

VIEWPOINT LOCATIONS:
(Figure 2)

Fig. 2
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3D SIMULATION RENDERING:
(Figure 3)
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