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" TownN OF CAIRO LOCAL LAW NUMBER 1 OF 2017

AMEND:N@ ZONING LAw To CREATE REGULATION AND APPROVAL STANDARDS

" FOR SOLAR ENERGY ARRAYS

SECTION XII - UTI-L“iTI_ES B

C. Solar Energy Generation Arrays.

1.,
I rerievyable energy source that may.reduce fossil fuel-emissions and energy
- generated from solar energy systems can be used to offset energy demand on

A‘(a) General Requirements: The requirements h

Pljrpose and Ihtent:j'The town board. recog.nizes that solar energy is a

the grid.- The board further recognizes that solar arrays have a potential impact

-on neighbors. The purpose of these regulations is to balance the rights of

property-owners to install solar arrays against their potential .negative impact on
neighb’ors.\ : , ” ’ )

' Definitions: . o
(a) Solar:Array: Any structure or arrarigement of ' materials designed to

capture energy emanated from the sun and convert it into heat or electrical
_ energy or electricity. -~ : S ;
(b) Private Solar Array: A solar array with an energy generation capacity
- designed to service only the property on which it.is installed." A private:
_solar array Is designed to service only the residence or business and
accessory structures associated with the residence or business to which the
solar array is installed, Any excess energy generated that is sold or
returned back into the energy grid-is .only an incidental consequence and
not a design purpose of the solar array. D -
(c) "Commercia‘I.So‘l'ar Array: A solar array with an energy generation
capacity designed to sell or return the.energy generated back into the
" energy grid, Any solar array designed to preduce more energy than can be
consumed by a residence or business on the property on which it is
installed, regardless of design output, shall be considered a commercial
. solararray. , S o o o
(d) ~ Abandonment: A commercial solar array. is deemed abandoned when it is
- no longer actively generating electrical energy that.is being sold or returned
back into the energy grid, and it reasonably appears that the array will not
be're-activated to do so. Abandonment is ‘presumed when the applicant,
owner or lessee fails to provide the yearly notice as provided for in.
‘paragraph 4.(d)(12) of this Section. . o 4

' Guidelines for Private Solar Arrays.© ~ ' :

erein shall apply to.all private
<olar arrays modified, expanded or installed after the effective date of this
section. ; S R ) .
- (1) Private solar array installations for which a valid building permit has -
" 'been properly issued, or for which installation has coromenced before
the effective date of. this section, shall not be required to meet the
“requirements of this section, except in accordance with Paragraph

' 3(g), Safety, herein.




4.

(b

(2) All prlvate solar arrays. shal! be designed erected and mstalled in

accordance with all applicable codes, regulat:ons and industry
standards as reférenced in the International Building Code as adopted -
" by Néw York State. .
Rooftop and:flush- mounted solar arrays are perm|tted in all zoning districts
subject to the followung conditions:

(1) Building permits shall be reqwred for mstallatlon of all rooftop and

(d)
(e)_'
(..

(9)

flush-mounted solar arrays., .- - :
(2) Height Ilmltatrons for structures found in Table 2, Sectuon V, shall

apply.

~ (j) Rooftop’ and ﬂush mounted solar arrays are permltted on the followmg

structures:

[A] Al principal structures ‘ :

-[B] "All accessory structures that meet the principal structure
setbacks as required. in’each zoning district.

: Rooftop units must be three feet from ary chimney and shal! not be

permitted on-any roof overhangs.

Any private solar array attached to a pitched roof shall not extend more
than three feet from the surfaée of the angle of the roof,

Ground-mounted racks and freestanding private solar arrays are prohlblted
in the MS (Main-Street), H-C (Hamlet-Cairo), and H (Hamlet) districts. They

‘are_ permitted as an accessory structure in all other zoning districts subject -
‘to the- followmg conditions’ -

(1) Building permits shall be: requured for mstallataon of all ground-
mounted and freestanding. private solar arrays.
(2) A special use permlt from the Planning Board is requrred for all
- ground-mounted racks and. freestandmg arrays greater than 10 feet in
“height or greater than 200 square feet in the aggregate in all .
residential zoning districts. Ground-mounted racks and freestanding
arrays shall follow the standard ‘building. permit process. *

. .(3) All ground-mounted racks and freestanding arrays shall have a

maximum height of 20 feet from ground elevatioh.

I (4) All ground-mounted racks and freestanding arrays installed in-the side

‘or rear yards shall comply with the setback requirements fora
principal, structure found in Section V,:Table 2. '

(5) Arrays may be installed in any front yard but shall not be less than 75
feet from the front property line and shall require a special use permit.

(6) Atrays shall be located in a manner that reasonably minimizes shading

-, of adjacent property whlle stlll provndmg adequate solar access for
‘arrays

Safety

< (1) Batterres If solar. storage battenes are mcluded they must be placed

_in a;secure container or enclosure that meets or exceeds all.applicable
bun!dmg and fire codes, rules and regulations, Disposal of solar
storage’batteries shall comply with all applicable bullding, fire and
-environmental codes, rules and regulations.

'(~2) Glare and heat: Solar array.panels shall be mounted or onented SO

"that no unreasonable glare or-heat shall be produced that is
perceptible beyond the boundarles of the Iot on which such-use.is
sntuated - :

Guid_elines‘for Commercial Solar Arrays
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- (b)

(e -

(d)

Purpose and intent: The purpose of these regulations is to provide
commercial solar arrays through performance criteria that balance the

"unique characteristics of each site.

General Requirements: The requirements’ herem shall apply to all private
solar arrays modlﬂed expanded or installed after the effective date of this
section; ' '

(1) Permltted Dlstrlcts- Commercnal solar arrays are only aIlowed in the

" Rural.Residential (RR-1 & RR2), Commercial (Com) and
- Commercial/mixed use (C-MU) districts.:

(2) Conflicts of Law: In any instances where spean ic permitted uses,

" area, of height standards; development guidelines and/or review
procedures specifically set forth in this section conflict with any other
general provision or requirement of this'Zoning Law, _the particular
provusuons set forth in this Section shall control. =~

Bulk and Area Requirements. :
(1) Height. ‘ '
-[A] All commeraal solar arrays shall have a max1mum helght of 20
" feet from ground elevation.
[B] All'buildings and accessory structures associated with the -
* " commercial solar arrays shall have a maximurm height of 35 feet,-
excluding the solar array.

- (2) Setback. All commercial solar arrays and assocrated bunldmgs,

accessory structures and equipment shall havé a minimum front yard
. setback from-the centerline of the road of 100 feet and a side and rear
- vyard setback of 75 feet. :
(3) Lot coverage. ’ '
© - [A] Maximum Iot coverage for any commerual solar array is limited
to 50% of the total lotarea.,
[B] Maximum impervious service area for any commermal solar array
is limited to a maximum of 25% of the total lot area. Impervious
‘service area shall include any associated. buﬂdmgs accessory
- ,structures and equipment.. ,
[C]  The.Planning Board shall have the dlscretlon to reduce the
' percentages stated in sub-paragraphs A and B above based upon
the topographic and/or geographlc conditions found on the-
proposed 5|te ‘

Spemal Use Permit: All commeraal solar arrays shall redquire a Special

~Use Permit in accordance with the provisions of this Zoning law. In addition
- to:any general review criteria, the Planning Board shall review all
.commercial solar array apphcatuons under the following specific design and

review criteria.

(1) Signage: All signage shall be prowded as part of special use permit/

site plan review process and shall comply with the signage provisions
of this zoning law.

- (2) Vlsual Impact: Commercial solar arrays shall be sited in a manner to

‘have the least possible practical visual effect on the environment. A
~ visual environmental assessment form (Visual EAF), landscaping plan
" and v[sual assessment report, including appropriate modeling and
~ photography assessing the visibility from key viewpoints identified in




© the Vlsual EAF, exnstmg tree llnes surroundlng topography, and

el

(4

(5)-

proposed elevations shall be required.

».Landscapmg and Screemng

[A] Screenmg and/or earth berms shall be. prowded to minimize the

_potentral visual |mpacts associated with the commercial solar
- “arrays.and its accessory ‘buildings, structures and/or equipment.

Additional Iandscaplng, screening and/or earth berms may be
required by the Town Board and/or-the Planning Board to

‘ mitigate visual and aesthetic impacts. .

[B] .‘Any associated structure shall-be screened placed underground

: Zdepressed earth bermed or sited below the ridgeline to the
‘greatest extent feasible, particularly in.areas of high VISIblhty

.Lighting: A lighting plan shall be required. No commercidl solar
arrays shall be artificially lrghted unless otherwise required by a

federal, state or local authority. Exterior lighting may be provided for
assocjated accessory structures and access ertrances as may be

: determlned appropriate for security purposes only.

Utilities: The applicant shall provide written confirmation that the

 electric grid has the capacity- to support the energy generated from the

(8

commercial solar arrays. Electrical and land-based telephone utlhtres
extended to serve the site shall be underground

Access. The applicant shall indicate on a site plan all exrstmg and
proposed access points to the site, including road, electric power,
emergency access, land-based telephone line connection, and other

. utilities existing.and proposed- within the property boundaries of the .
* proposed Iocation. _Existing roadways shall be used for access to the

()

®

site whenever possible and determined acceptable by the Planning

.Board. through site-plan review. -

Glare and Heat. Solar array panels shall be mounted or orlented so

that. no unreasonable glare or heat shall be produced that is

perceptlble beyond the boundanes of the lot on which such use is
situated.

Ownership. In'the case of an apphcatlon for a commercnal -solar array
to be located on private lands owned by a party other than the

f . applicant or the Town, a copy of the lease agreement with the

y (9)

property owner shall be filed with the Building Department.
Proof of Insurance. The applicant, ‘owner or lessee of the property
where the commerdial.solar array is to be located shall file with the

. Bundmg Department proof of insurance in-a sufficient dollar amount to

(10)

(11)

' (12)

cover potential personal and:property. damage.associated wuth
construction and operation thereof. :
Securlty Provisions. The apphcant shall prowde ‘the Planning Board
with"a security plan to prevent unauthorized access.and vandalism to
the commercial solar arrays ‘and for the board to review and madify if

_necessary,’ and approve during the site plan review process.

Noise. Nolse-producmg equipment shall be sited and/or insulated to
comply with the noise provisions of this zonlng Iaw, ‘and the Town of
Cairo Site Plan Review-Law,

Proof of Ongoing Activity: Documentatxon from the utlhty company,
- verifying that the commercial solar array.is active, shall be provided by

" the site’s owner, lessee or applicant annually, prior to March 31, to the
'Town Zoning Enforcement Officer. Failure to provide such notice shall

be grounds for révocation of the special use permit and/or certificate




of compliance ‘and removal of the solar array and all associated

: .buildings and infrastructure.

(e) Suretles The followmg sureties for constructlon, mamtenance ‘and removat
of commercial solar arrays shall be required:
(1) Construction and Maintenance. Prior to the issuance of a buﬂdmg

permit for the commercial solar-arrays and any-associated accessory
structures, the applicant, owner or lessee shall post a surety in an
amount and form acceptable to the Town for the purposes of
constructxon and maintenance. The amount shall be up to 20% of the

- construction’'value. Acceptable forms shall include, in order of

preference: cash; letter of credit; or a bond that cannot expire; or a
combination thereof. Such surety will be used to guarantee compliance

-with the conditions of the approval for the commercial solar array. If |

the applicant, .owner or lessee of the site fails to comply with any

" -conditions of the approval during construction or as part of the long-

-

term maintenance of the site, all costs the Town incurs to comply with
conditions of the approval shall be paid using the surety provided by
the applicant, owner or lessee. Failure to comply with the conditions of
the approval or to.maintain an acceptable level of surety will result in-
revocation of any or all special use permits, building permits,
certificates of occupancy or certificates of compliance.

Removal of Abandoned Arrays: The solar panels, including any

‘accessory structures, buildings and/or equipment of any abandoned

commercial solar array shall be dismantled and removed from the site.
As a condition of the special use permit or certificate of compliance, .
the applicant, owner or lessee shall post a surety in an amount and
form ‘acceptable to the Town for the purposes of removal. The amount
shall be up to 20% of the construction cost, Acceptable forms shall
include, in.order of preference: cash; letter of credit; a bond that
cannot expire; or a combination thereof, Such surety will. be used to
guarantee removal of the commercial solar array should the system be

abandoned. When it appears a commercial solar array has been

abandoned, the Town's Zoning Enforcement Officer shall provide

“written notice to the owner, applicant or lessee that posted the bond

to remove the commercial solar array, and the person or entity so
notifi ed shall have two years from the date of the written notice to
remove the commerual solar array panels, together with any
associated accessory structures, buildings and/or equipment, and
restore the site to a condition approved by the Planning Board. If the

-owner, applicant or léssee fails-to remove any solar array panels,

buildings, associated structures or equipment, or fails to restore the
site to the condition approved by the Planning Board, all costs the
Town incurs’in order to do so shall be paid using the surety provided’
by the appllcant , .
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