
TOWN OF CAMBRIA TOWN BOARD 
 

July 9, 2015 
 
 
 

The regular meeting of the Town of 
Cambria Town Board was held at 7:00 pm on the 9th 
day of July 2015 at the Town Hall, 4160 Upper 
Mountain Road, Town of Cambria, New York. 

 
BOARD MEMBERS PRESENT:    ALSO PRESENT: 
 
Wright H. Ellis, Supervisor    Tamara J. Cooper, Town Clerk 
Matthew P. Foe, Councilman    Jon MacSwan, Highway Superintendent 
Jeffrey S. Hurtgam, Councilman                Robert Roberson, Attorney 
Randy M. Roberts, Councilman                Lauren Glose, Wendel 
Joseph Ohol, Councilman     David Godfrey, Legistator 

11 interested individuals 
          
 

PUBLIC HEARING 
 
Following salute to the flag and the Town Clerk read the following Notice of Public Hearing:   
 

TOWN OF CAMBRIA-NOTICE OF PUBLIC HEARING 
Amendment to Town of Cambria  

Local Law No. 1 - 2013 pertaining to 
Solar Energy Systems and Arrays of Solar Panels 

 

PLEASE TAKE NOTICE that the Town Board of the Town of Cambria will conduct a Public Hearing at 
the Cambria Town Hall, 4160 Upper Mountain Road, Sanborn, New York 14132, on the 9th day of July, 2015 at 
7:00 p.m. to hear and consider amending Town of Cambria Local Law No. 1, 2013 pertaining to the regulation of 
solar energy systems and arrays of solar panels, by adding: 

 
“5. GENERAL PROVISIONS 
 A. Prohibits allowing reflecting glare from solar energy systems or array of solar panels onto 

neighboring properties, public roads, or public parks 
 B. Establishes responsibility of landowner, resident, tenant, managers, lessee to keep 

reflective glare of any description from going onto neighboring properties, public roads, 
or public parks.  Impose responsibility to prevent reflective glare from entering onto 
neighboring properties, public roads, or public parks. 

 C. Requires landowner, tenant, resident, manager, lessee to take immediate action to block 
reflective glare onto neighboring properties, public roads, or public parks. 

 D. Allows Town of Cambria work forces to block reflective glare in event landowner, 
tenant, manager, resident, lessee fails to do so. 

 E. Requires landowner, tenant, resident, manager, lessee to obtain permit from Planning 
Board before re-constructing solar panels if same are removed by Town of Cambria 
pursuant to paragraph D above. 

 F. In case of repeated violations of these provisions, permits Town of Cambria to revoke 
any permit and allows Town to order dismantling and removal of the system or array.” 

 
 This Amendment will be effective upon adoption by the Town Board. 
 All persons in interest shall be heard at the public hearing to be held as aforesaid.           

         BY ORDER OF THE TOWN BOARD 

 
Supervisor Ellis indicated that three months ago it was brought to the Town Board’s attention that there was a 
problem with glare from a solar array located on Lower Mountain Road.  This claim was verified by various 
members in the Town.  The Town of Cambria Solar Energy Local Law was reviewed along with the NYS guidelines 
pertaining to solar energy.  The guidelines do include statements cautioning against glare that may be reflected on 
neighboring properties, public roads and parks.  The NYS guidelines also include statements that allow 
municipalities to add wording to local laws in order to prevent the builder of such an array from allowing the glare 
to happen.  Supervisor Ellis went on to say that the Town’s local law does include reference to glare in large 
commercial systems but nothing for residential.  The purpose of the public hearing is to review what is being added 
to the local law.  
 
Supervisor Ellis opened the public hearing for comment. 
 
The following individuals were given an opportunity to be heard: 
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David Edbauer, Plank Rd.,  
Mr. Edbauer asked the Town  Board if these guidelines will be added to the Building Permit rules.  Supervisor Ellis 
indicated it is a separate local law on solar energy systems.  Mr. Edbauer asked that it be looked at or included in the 
initial building permit phase.  Prior to the permit being granted a glare analysis can be done in order to prevent 
people from investing a large amount of money into something that at some point the Town can say it cannot be 
used.   Some systems cannot be corrected if glare happens at some point after installation.   
Mr. Roberson, Town Attorney, stated:  
 
1. The investment risk is on the investor, not the Town.   
2. The Town does not bear the risk that a solar array may change and create a glare even if it has an initial glare     
analysis when erected.   
3. Having a glare analysis is not a defense when a glare/reflection goes into a neighbor’s house.  
 
 
A brief discussion occurred between Mr. Roberson, Mr. Edbauer and neighbor Pamela Fleming, Lower Mt. Rd.  
 
Mr. Edbauer understands what the Town is trying accomplish by implementing these new guidelines, however, he 
would like it to be a fair process going forward.  Supervisor Ellis acknowledged the fact that he brought up valid 
concerns and further explained that because the issue of solar energy systems is an ongoing subject, it is a challenge 
at the local level to follow up with the proper local laws or permits to accommodate it.   
 
Supervisor Ellis closed the public hearing. The Town Board members took action upon the following matters: 
 
APPROVAL OF MINUTES 
 
Upon a motion duly made by Councilman Foe and seconded by Councilman Roberts, it was resolved to 
approve the Minutes of the Town Board meeting of June 11, 2015. 
 
Ayes:  Ellis, Foe, Hurtgam, Ohol, Roberts   -Motion Carried- 
 
APPROVAL OF VOUCHERS 
 
Having been reviewed by the Town Board, the following claims were presented for payment: 
 
Cemetery Fund Claim 9 $          32.62 
General Fund Claims  261-313 $    76,231.84 
Highway Fund Claims 118-137 $  137,380.89 
Recreation Fund Claims 15-35 $      5.041.07 
Refuse Fund Claims 8-9 $    31,020.53 
Sewer Construction Fund Claim 4 $      1,840.00 
Sewer Operating Fund Claims 17-19 $          92.25       
Trust & Agency Fund Claim 12 $        943.01 
Water Construction Claim 1 $     5,300.00 
Water Operating Fund Claims 99-114 $     7,924.52 
 
Upon a motion duly made by Councilman Ohol and seconded by Councilman Hurtgam, it was resolved that 
the abstract of audited vouchers dated July 9, 2015, be approved as read by the Town Clerk. 
 
Ayes:  Ellis, Foe, Hurtgam, Ohol, Roberts   -Motion Carried- 
 
AMENDMENT TO LOCAL LAW NO. 1-2013 REGARDING SOLAR ENERGY SYSTEMS 
 

TOWN OF CAMBRIA 
LOCAL LAW NO. 1 OF THE YEAR, 2015 

a Local Law Amending Local Law No. 1 of 2013 
Regulating Solar Energy Systems 

                            
I. LARGE-SCALE AND UTILITY-SCALE SOLAR ENERGY SYSTEMS 
 

1. Purpose  

 
A. The Town of Cambria recognizes that solar energy is a clean, readily available, and renewable energy 

source. Development of solar energy systems  offers an energy resource that can act to attract and 
promote green business development. 

 
B. The Town of Cambria has determined that comprehensive regulations regarding the development of 

solar energy systems are necessary to protect the interests of the Town, its residents, and its businesses. 
This article is intended to promote the effective and efficient use of solar energy resources; set 
provisions for the placement, design, construction, and operation of such systems to uphold the public 
health, safety, and welfare; and to ensure that such systems will not have a significant adverse impact 
on the aesthetic qualities and character of the Town.    
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C. Definitions 

(1) Building-Integrated Solar/Photovoltaic (BIPV) System – A solar energy system incorporated 
into and becoming part of the overall architecture and design of a building or structure in a manner 
that the solar energy system is a permanent and integral part of the building envelope or structure.  

 
(2) Building-Mounted Solar Energy System – A solar energy system that is affixed to the side(s) of a 

building or other structure either directly or by means of support structures or other mounting 
devices, but not including those mounted to the roof or top surface of a building. Solar energy 
systems constructed over a parking lot are considered building-mounted solar energy systems. 

 
(3) Ground-Mounted Solar Energy System – A solar energy system that is affixed to the ground 

either directly or by support structures or other mounting devices. 
 
(4) Large-Scale Solar Energy System – Any solar energy system that cumulatively on a lot meets all 

of the following criteria: 
(1) Is an accessory or principal use or structure, designed and intended to generate energy 
primarily for use on site, potentially by multiple tenants, through a distribution system or electrical 
grid that is not available to the general public. If excess energy is produced, it can be sold to a 
utility under a net metering agreement. 
(2) Consists of an overall footprint of not less than 5,000 and not exceeding 100,000 square feet. 
Overall footprint shall be determined by the outline created on the ground, building/structure 
surface, or combination thereof, excluding all rooftop-mounted solar energy systems that meet the 
requirements of a small-scale or large-scale solar energy system, by wholly enclosing all 
components/structures of a solar energy system on a lot. 

 
(5) Reflector, Solar – A device for which the sole purpose is to increase the solar radiation received 

by a solar collector. 
 
(6) Rooftop-Mounted Solar Energy System – Any solar energy system that is affixed to the roof of a 

building and wholly contained within the limits of the roof surface. 
 
(7) Small-Scale Solar Energy System – Any solar energy system that cumulatively on a lot meets all 

of the following provisions: 
(1) Is an accessory use or structure, designed and intended to generate energy primarily for a 
principal use located on site. If excess energy is produced, it can be sold to a utility under a net 
metering agreement. 
(2) Consists of an overall footprint of less than 5,000 square feet. Overall footprint shall be 
determined by the outline created on the building/structure surface. 

 
(8) Solar Collector – A solar or photovoltaic cell, plate, panel, film, array, reflector, or other structure 

affixed to the ground, a building, or other structure that harnesses solar radiation to directly or 
indirectly generate thermal, chemical, electrical, or other usable energy, or that reflects or 
concentrates solar radiation to a solar or photovoltaic cell, plate, panel, film, array, reflector, or 
other structure that directly or indirectly generates thermal, chemical, electrical, or other usable 
energy. 

 
(9) Solar Energy System – A complete system intended for the collection, inversion, storage, and/or 

distribution of solar energy and that directly or indirectly generates thermal, chemical, electrical, 
or other usable energy. A solar energy system consists of, but is not limited to, solar collectors, 
mounting devices or structures, generators/turbines, water and energy storage and distribution 
systems, storage, maintenance and/or other accessory buildings, inverters, combiner boxes, meters, 
transformers, and all other mechanical, electrical, and plumbing components. 

 
(10)  Solar Skyspace – The space between a solar collector and the sun through which solar radiation 

passes. 
 

(11)  Utility-Scale Solar Energy System – Any solar energy system that cumulatively on a lot meets at 
least one of the following: 
(1) Is a principal use or structure, designed and intended to supply energy solely into a utility grid 
for sale to the general public; or 
(2) Consists of an overall footprint of greater than 100,000 square feet. Overall footprint shall be 
determined by the outline created on the ground, building/structure surface, or combination 
thereof, excluding all rooftop-mounted solar energy systems that meet the requirements of small-
scale or large-scale solar energy systems, by wholly enclosing all components/structures of a solar 
energy system on a lot. 

 
         

 2.   Applicability 
 

A.  Any large-scale or utility-scale solar energy system erected, constructed, modified, or operated in the 
Town of Cambria after the effective date of this article shall be in compliance with this article. This 
article is only applicable to large-scale and utility-scale solar energy systems and shall not apply to 
small-scale solar energy systems, as defined herein. 
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B.  In order to promote innovative design and encourage the inclusion of alternative energy systems within 
the overall design of a building, solar energy systems determined by the Code Enforcement Officer to 
be building-integrated photovoltaic (BIPV) systems, as defined herein, are exempt from the 
requirements of this article. BIPV systems are still required to meet applicable building codes and 
obtain all necessary permits. The Code Enforcement Officer may request assistance from the Planning 
Board to determine whether a solar energy system should be considered a BIPV system. 

 
3.  Permits and Approvals Required and Applicable Zoning Districts 

 
A.  Large-scale and utility-scale solar energy systems that meet the definition of a rooftop-mounted solar 

energy system, as defined herein, shall be considered a permitted use pursuant to this article requiring 
issuance of a building permit within the Industrial I-1 and Planned Development P-D zoning districts. 

 
B.  Large-scale solar energy systems meeting the definition of a building-mounted or ground-mounted 

solar energy system as defined herein may be considered a permitted use pursuant to this article and 
subject to site plan review by the Planning Board and requiring issuance of a building permit within 
Industrial I-1 and Planned Development zoning districts. 

 
C.  Large-scale and utility-scale solar energy systems shall not be a permitted use on a lot in any zoning 

district other than the Industrial I-1 or Planned Development P-D zoning districts.  
 
D. Utility-scale solar energy systems meeting the definition of a building-mounted or ground-mounted 

solar energy system as defined herein shall be considered a permitted use requiring the issuance of a 
special use permit pursuant to this Local Law and Article XI of the Town of Cambria Zoning 
Ordinance, and subject to site plan review by the Planning Board and requiring issuance of a building 
permit within the Industrial District I-1 and Planned Development P-D zoning districts. 

 
4.   Applications for Solar Energy Systems 

 
A.  All applications for large-scale building-mounted and/or ground-mounted solar energy systems shall 

be accompanied by an application for site plan review, and all applicable fees. 
 
B.  All applications for utility-scale building-mounted and/or ground-mounted solar energy systems shall 

be accompanied by an application for special use permit pursuant to this Local law and Article XI of 
the Town of Cambria Zoning Ordinance, an application for site plan review, and all applicable fees.  

 
C.  All applications for large-scale or utility-scale solar energy systems shall include the following: 

 
(1) Plans and drawings of the solar energy system installation signed by a professional engineer 

registered in New York State showing the proposed layout of the entire solar energy system along 
with a description of all components, whether on site or off site, existing vegetation and proposed 
clearing and grading of all sites involved. Clearing and/or grading activities are subject to review 
by the Planning Board and shall not commence until the issuance of site plan approval. 

 
(2)  Certification from a professional engineer or architect registered in New York State indicating that 

the building or structure to which the solar energy system is to be affixed is capable of handling 
the loading requirements of the solar energy system and various components. 

 
(3)  One- or three-line electrical diagram detailing the solar energy system installation, associated 

components, and electrical interconnection methods, with all disconnects and over-current 
devices. 

 
(4)  Documentation of access to the project site(s), including location of all access roads, gates, 

parking areas, etc. 
 
(5)  Plan for clearing and/or grading of the site. If necessary, a plan for stormwater management and 

erosion control of the site. 
 
(6)  Documentation of utility notification, including an electric service order number.  
 
(7) Decommissioning plan and description of financial surety that satisfies Section 6 hereunder for 

utility-scale systems only. 
 
(8)  Sunchart. Where an applicant for a solar energy system requests that the setback for solar 

collectors from the south property line be less than that identified in Section 5A(11)(a)(i), the 
Planning Board may require that the applicant submit a sunchart for the proposed site indicating 
the sun angle for the southern boundary of the site for a minimum four-hour continuous period 
during the time of the highest sun angle on December 21, along with the potential for existing 
buildings, structures, and/or vegetation on the site or on adjacent sites to obstruct the solar 
skyspace of the proposed solar energy system. The sunchart shall also indicate the potential for 
obstructions to the solar skyspace of the proposed solar energy system under a scenario where an 
adjacent site is developed as otherwise permitted by applicable provisions of the Town of Cambria 
Zoning Ordinance with a building/structure built to maximum bulk and height at the minimum 
setback. Where no standards for height and/or setback are established, this scenario shall assume a 
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minimum fifty-foot building height developed with a maximum setback of five feet from the 
property line. The sunchart shall be kept on file at the Town Building Department and determine 
the minimum setback required for any solar collectors from the south property line as well as the 
solar skyspace that should be considered when development of neighboring properties occurs. 
This article in no way places responsibility on the Town for guaranteeing the solar skyspace of a 
solar energy system in the event setbacks are waived at the applicant's request. 

 
D.  All fees shall be approved by the Town Board by resolution. Nothing in this article shall be read as 

limiting the ability of the Town to enter into host community agreements with any applicant to 
compensate the Town for expenses or impacts on the community. The Town shall require any 
applicant to enter into an escrow agreement to pay the engineering and legal costs of any application 
review, including the review required under SEQRA if an EIS is required. 

 
5.  General Provisions 

 
A.  All applications for large-scale or utility-scale solar energy systems shall be in accordance with the 

following: 
 

(1) All solar energy systems shall adhere to all applicable Town of Cambria building, plumbing, electrical, 
and fire codes. 

 
(2) Development and operation of a solar energy system shall not have a significant adverse impact on 

fish, wildlife, or plant species or their critical habitats, or other significant habitats identified by the 
Town of Cambria or other federal or state regulatory agencies. 

(3) The design, construction, operation, and maintenance of any solar energy system shall prevent the 
misdirection and/or reflection of solar rays onto neighboring properties, public roads, and public parks. 

(4) All structures and devices used to support solar collectors shall be nonreflective and/or painted a subtle 
or earth-tone color. 

(5) All transmission lines and wiring associated with a solar energy system shall be buried and include 
necessary encasements in accordance with the National Electric Code and Town requirements. The 
Planning Board may recommend waiving this requirement if sufficient engineering data is submitted 
by the applicant ·to demonstrate that underground transmission lines are not feasible or practical. The 
applicant is required to show the locations of all proposed overhead and underground electric utility 
lines, including substations and junction boxes and other electrical components for the project on the 
site plan. 

(6) All transmission lines and electrical wiring shall be in compliance with the utility company's 
requirements for interconnection. 

(7) Artificial lighting of solar energy systems shall be limited to lighting required for safety and 
operational purposes and shall be shielded from all neighboring properties and public roads. 

 
(8) Any signage used to advertise the solar energy facility shall be in accordance with the Town's 

signage regulations. 
 
(9) Lot requirements. The overall footprint for any large-scale or utility-scale ground-mounted solar 

energy system shall be permitted to occupy up to 100% of the overall buildable area of the site, as 
required by the Town, and shall not be counted towards the site's maximum lot coverage as 
required by the Town. Overall footprint shall be determined by the outline created on the ground 
by wholly enclosing all components/structures of a solar energy system on a lot.  

 
(10) Bulk and siting requirements. 

    
(a) Large-scale or utility-scale solar energy systems located in the Industrial I-1 and Planned 

Development zoning districts. 

 (i)  Rooftop-mounted solar energy systems. 
 

(a) The maximum height of any rooftop-mounted solar energy system shall be eight feet, 
as measured from the finished surface of the roof to which the system is affixed. 

(b) Where rooftop-mounted solar energy systems are affixed to a pitched or peaked roof, 
the solar energy system should generally follow the slope of the roof. 

(c) A rooftop-mounted solar energy system shall not extend horizontally beyond the 
plane of the roof surface. 

(d) Where practical and when obstruction of solar skyspace can be avoided, a rooftop-
mounted solar energy system shall be screened from view from the public right-of-
way by use of a building parapet or other measure. 
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(ii)  Building-mounted solar energy systems. 
 

(a) The maximum height of a building-mounted solar energy system shall be 15 feet as 
measured from the lowest point where the system is affixed to the vertical side of a 
building. 

(b) A building-mounted solar energy system shall not extend horizontally more than eight 
feet from the vertical surface of a building 

 
(c) Building-mounted solar energy systems should be integrated into the design of the 

building and shall not obstruct any window, door, or other architectural feature of the 
building. 

 
(iii) Ground-mounted solar energy systems. 

 
(a) The maximum height of a ground-mounted solar energy system shall be 15 feet as 

measured from the finished grade. 

(b) Ground-mounted solar energy systems shall not be located within the front yard.  

(11) Setbacks. 
 

(a) Large-scale or utility-scale ground-mounted solar energy systems. 

(i) The setback from the south property line for all solar collectors constructed as part of a 
large-scale or utility-scale ground-mounted solar energy system shall be 135 feet.  

(ii)  In no case shall the setback from the south property line be less than that determined by 
the setback for accessory structures identified for the zoning district in which the system 
is located. 

 
(b) Utility-scale ground-mounted solar energy systems. 

(i)  All solar energy equipment and components/structures developed as part of a utility-scale 
ground-mounted solar energy system shall be set back from any property zoned 
Agricultural and Residence A-R, Residence R-1, Light Retail Business B-1, General 
Business B-2, Escarpment, Medium Density Residential Use or Recreational-
Campground R-C zoning districts, a public road, or any public park a minimum of 60 
feet.  

 
(ii) All other setbacks for all solar energy equipment and components/ structures developed as 

part of a utility-scale ground-mounted solar energy system, whether developed as a 
principal use or accessory use, shall be as determined by the setback for principal 
structures identified for the zoning district in which the system is located. 

 
(c) All other setbacks for all solar energy system equipment and components/structures 

developed as part of a large-scale or utility-scale rooftop-mounted, building-mounted and/or 
ground-mounted solar energy system not identified above shall be as determined by the 
setback for accessory structures identified for the zoning district in which the system is 
located. 

(12)  Due to the need to keep the solar skyspace for solar energy systems free from obstructions, the 
Planning Board may recommend modifying the landscaping requirements for any site proposed to 
contain solar collectors and shall ensure that any landscaping proposed is low-growth vegetation that will 
not obstruct the solar skyspace at mature height. 

 
(13)  Following construction of a large-scale or utility-scale ground-mounted solar energy system, all 

disturbed areas where soil has been exposed shall be reseeded with grass and/or planted with low-
level vegetation capable of preventing soil erosion and airborne dust. 

 
B. Applications for utility-scale solar energy systems shall meet the following additional criteria: 

 
(1) Photo simulations shall be included showing the proposed solar energy system in relation to the 

building/site along with elevation views and dimensions, and manufacturer's specs and photos of 
the proposed solar energy system, solar collectors, and all other components. 

(2) Any site containing a utility-scale solar energy system shall contain fencing or other enclosure 
acceptable to the Town enclosing all solar energy system components that present safety hazards. 

(3) A berm, landscape screen, or other opaque enclosure, or any combination thereof acceptable to the 
Town capable of screening the site, shall be provided along any property line that abuts an existing 
residence or any property  zoned other than Industrial I-1 or Planned Development P-D. 

(4) After completion of a utility-scale solar energy system, the applicant shall provide a post-
construction certification from a professional engineer registered in New York State that the 
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project complies with applicable codes and industry practices and has been constructed and is 
operating according to the design plans. 

6. Abandonment or Decommissioning 
 

A.  Unsafe, inoperable, and/or abandoned solar energy systems and solar energy systems for which a 
special use permit has expired shall be removed by the owner. A solar energy system shall be deemed 
abandoned when it fails to produce energy for at least one year. All safety hazards created by the 
installation and operation of the solar energy system shall be eliminated and the site restored to its 
preexisting condition within six months of the removal of the solar energy system. 

 
B.  For all utility-scale solar energy systems, the applicant shall submit a decommissioning plan for review 

and approval as part of the special use permit application. The decommissioning plan shall identify the 
anticipated life of the project, method and process for removing all components of the solar energy 
system and returning the site to its preexisting condition, and estimated decommissioning costs, 
including any salvage value. 

 
C.  The applicant for a utility-scale solar energy system where the system is the principal use on a lot shall, 

as a condition of the special use permit and upon each renewal, provide and maintain a form of 
financial surety. Such financial surety shall be provided either through a security deposit, escrow 
account, bond, or in a manner otherwise acceptable to the Town. The amount shall be based upon the 
estimated decommissioning costs and shall not exceed $50,000 per application. It is intended to cover, 
in whole or in part, the cost of decommissioning in the event the Town must remove any utility-scale 
solar energy systems and associated structures/components, as well as restore the site subsequent to 
such removal in accordance with the approved decommissioning plan. Upon successful completion of 
all decommissioning activities, any remaining portion of the posted financial surety shall be returned to 
the applicant. Such financial surety shall not be required for municipally or state-operated solar energy 
systems or for utility-scale solar energy systems that meet all of the following criteria: 

 
(1) The solar energy system is constructed as part of an approved industrial or business park; and  

 
(2) The approved industrial or business park consists of a solar energy system or systems located on 

land that is owned by applicant or leased from the owner with ownership retained by the owner of 
the industrial or business park; and  

(3) The solar energy system supplies energy to tenants of the industrial or business park and not solely 
into the grid. 

 
7. Transfer of special use permit 

 
A.  Special use permits granted for utility-scale solar energy systems issued for large-scale or utility-scale 

solar energy systems shall be assignable or transferable so long as they are in full compliance with this 
article and all conditions, and the Building Department is notified of the transfer at least 15 days prior 
thereto.  

 
B. Any post-construction changes or alterations to the solar energy system shall be done by amendment to 

the special use permit only and subject to the requirements of this article. 

II. SMALL-SCALE SOLAR ENERGY SYSTEMS 
 

1. Interpretation. The provisions of this chapter shall be interpreted as providing minimum requirements for 
small-scale solar energy systems adopted for the purpose of promoting the health, safety, morals and 
general welfare of this community. Provisions for large-scale and utility-scale solar energy systems are 
provided in Article 1 hereof.  

2.  Intent; greater restrictions to prevail. It is not intended by this chapter to repeal, except as herein stated, 
abrogate or impair existing conditions previously made or permits previously issued relating to the use of 
buildings or premises or to impair or interfere with any easements, covenants or agreements existing 
between parties. Except as otherwise provided herein, whenever this chapter imposes a greater restriction 
upon the use of buildings or premises than is required by existing provisions of law, ordinance, regulations 
or permits or by such easements, covenants or agreements, the provisions of this chapter shall control. 

 
3. Small-Scale Solar Energy Systems 

A.  Installation of small-scale solar energy systems and equipment is encouraged on all preexisting 
structures; however, access to sunlight which is necessary therefor cannot be obtained through the 
provisions of this chapter. The installation of a solar collector, whether attached to the main structure 
or as a detached accessory structure, shall require a building permit. Solar collectors are subject to the 
minimum setbacks, offsets and lot area coverage for whatever use district in which they are proposed 
to be installed. Height limitations for solar collectors shall be five feet above the level of the permitted 
building height. All solar collectors and their associated support elements shall be designed according 
to generally accepted engineering practice to withstand wind pressures applied to exposed areas by 
wind from any direction, to minimize the migration of light or sound from the installation and to 
minimize the development of sight obstructions for adjacent structures or land parcels. Installation of 
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building-integrated photovoltaic (BIPV) systems, as defined herein, are exempt from the requirements 
of this article. BIPV systems are still required to meet applicable building codes and obtain all 
necessary permits. The Code Enforcement Officer may request assistance from the Planning Board to 
determine whether a solar energy system should be considered a BIPV system.  

 
B.  Other alternative natural energy conservation devices shall be considered structures and shall require a 

building permit. All permit applications for such devices will be reviewed and considered pursuant to 
the Zoning Ordinance of the Town of Cambria. 

 
C.  Small-scale solar energy systems located in the Agricultural and Residence A-R, Residence R-1, Light 

Retail Business B-1, General Business B-2, Escarpment, Medium Density Residential Use and 
Recreational-Campground R-C zoning districts are only permitted if they contain solar collectors 
located on the rooftops of principal or accessory buildings. The solar collectors must be completely 
contained within the limits of the building roof. All other equipment and components of the solar 
energy system shall be located within the rear yard only and are subject to setbacks for accessory 
structures. Any other type of solar energy system is not a permitted use in any of the aforementioned 
zoning districts. 

 
4. More restrictive provisions to prevail 

A.  Whenever the regulations made by this chapter require a greater width or size of yards or courts or 
require a lower height of building or less number of stories or require a greater percentage of lot to be 
left unoccupied or impose other higher standards than required in any other ordinance or regulation, 
the provisions of the regulations made by this chapter shall govern. 

 
B. Whenever the provisions of any other ordinance or regulation require a greater width or size of yards 

or courts or require a lower height of building or less number of stories or require a greater percentage 
of the lot to be left unoccupied or impose other higher standards than are required by regulations made 
by this chapter, the provisions of such other ordinance or regulation shall govern. 

5. General Provisions 

A. Allowing or permitting the reflective glare of solar rays of any solar energy system/or array of 
solar panels, of any nature or kind or description, onto neighboring properties, public roads, or public parks, under 
any circumstances whatsoever, is strictly prohibited. 

 
 B. It is the responsibility of any landowner, resident, manager, tenant, or lessee of any premises upon 
which there is situate a solar energy system or array of solar panels of any nature, kind, or description to keep 
reflective glare of any description from going onto neighboring properties, public roads or public park at any time.  
In that regard it is the ongoing responsibility of such persons to conduct regular inspections of such systems or array 
to prevent the direction of reflective glare onto the property of another and, if necessary, to make appropriate 
adjustments to prevent the same from occurring. 
 C. In the event such persons (para. B above) become aware of, or with the exercise of reasonable care 
would have become aware of, or has received a complaint, that reflective glare from his solar energy system or array 
of solar panels is upon the property of another, such person shall undertake action to immediately block the 
reflective glare. This may be accomplished by adjusting the angles of the system or array, if possible, or by 
physically blocking the glare by covering the panels or by removing them. 
 D. Upon the failure, refusal or neglect of such person to immediately block the reflective glare as 
directed by paragraph C above, Town of Cambria workforces, at the direction of the Town Building Inspector and/or 
Code Enforcement Officer, shall cover such system or array of panels, if possible, to block the reflective glare. If 
not, the system or panels shall be physically de-constructed or removed to the point the reflective glare is blocked. 
 E.  In the event the system or panels are removed or de-constructed as set forth in paragraph D above, 
the owner or person responsible for the system or array shall not replace or reconstruct the system or panels until he 
applies to and received from the Planning Board of the Town of Cambria a permit after submitting to the Building 
Inspector  a plan of operation that will ensure no further incidents of reflective glare onto neighboring properties, 
public road, or public park will occur. 
 

F. Further, or additional complaints of such incidents shall be grounds to revoke any permit received from 
the Town of Cambria for the system or array and the system or array shall be fully dismantled and removed from the 
premises. 
 
 
Upon a motion duly made by Councilman Ohol and seconded by Councilman Roberts, it was resolved to 
approve Local Law No. 1 of the year 2015 a Law Amending Local Law No. 1 of 2013 Regulating Solar Energy 
Systems as set forth in the public hearing.   

 
Roll call was taken and motion was unanimously approved. 
 
Ayes:  Ellis, Foe, Hurtgam, Ohol, Roberts   -Motion Carried- 
 

 
COMSTOCK/SUBBERA/CAMBRIA ROADS WATERLINE 
 
The Town is proceeding with the project to install waterline on Cambria, Subbera and Comstock Rd.’s, in order to 
close the loop on existing waterlines.  This will include boring under existing rail lines and working under high 
voltage power transmission lines. 



Town of Cambria Town Board 
July 9, 2015 

9 
 

 
Lauren Glose, Wendel, reported that permission was given from CSX to access their properties in the locations 
where waterlines will cross. Wendel will be working with the Soil Bore  Company and Wetland Consultants as well 
as the survey crew and plan to get out to the site within the next two weeks. 
 
 
TOWN CLERK REPORTS 
 
The Town Clerk reported receipt of the following: 
  

• Town Clerk Report June: Total Receipts: $13,081.12 
 

• Building Inspector Report June:   Total fees collected: $ 3,124.20 
                                                                     Total estimated value of construction: $714,000.00 
 
HIGHWAY SUPERINTENDENT REPORTS 
 
The Highway Superintendent, Jon MacSwan, reported as follows: 
 

• Baer Rd. has been paved between Rt. 104 and Upper Mountain Rd. / Baer Rd. still needs some repair work 
from Upper Mountain to Raymond Rd.  

 
• Irish Rd. will be paved this year and some chip sealing needs to be done. 

 
• Waiting for the flagpole to be painted. 

 
Supervisor Ellis indicated that there is interest in bidding on a 1998 Chevrolet 2500 Regular Cab pickup truck, 
equipped with Meyers Plow and Fischer Salt Spreader, a recently declared surplus by the Niagara County Sewer 
District No. 1. 
 
Upon a motion duly made by Councilman Foe and seconded by Councilman Hurtgam, it was resolved to 
approve the formal bid of $5,500.00 on the 1998 Chevrolet 2500 Regular Cab pickup truck, equipped with 
Meyers Plow and Fischer Salt Spreader, recently declared surplus by the Niagara County Sewer District No. 
1. 
 
Ayes:  Ellis, Foe, Hurtgam, Ohol, Roberts   -Motion Carried- 
 

 
TOWN POLICY/PROCEDURES REVIEW COMMITTEE 
 
Councilman Foe indicated the committee has a meeting scheduled with the Planning/Zoning Attorney on July 20, 
2015, and a document should be ready to present to the Town Board by the end of the year. 
 
 
RECREATION-TOWN PARK 
 
Town Park / Recreation Director, Sally Marotta-Reed, reported as follows: 
 

• 205 children registered for Summer Recreation. Averaging 117-134  per day and camper/leader ratio  are 
well within the Niagara County guidelines. 
 

• The Town Park swing set will be installed next week. 
 

• A stone parking area will be created near the entrance of the Town Park indicating the start of the walking 
path along with a kiosk that will house operating times and months of the park. 
 

• Baseball going well, over 200 participants in the program. 
 
ATTORNEY REPORTS  
 
No report. 
 
CONCERNS OF CITIZENS 
 
Mary Ness- Property owner Cambria Townline Rd. / 4207 Johnson Rd,. Lockport. 
 
Ms. Ness was present for the second month to voice her concern regarding a portable toilet business that she feels is 
continuing to be operated out of her neighbors home.  Supervisor Ellis indicated that the matter has been discussed 
with Jim McCann, the Building Inspector, as promised at the June Town Board meeting.  Mr. McCann has made 
several visits to the location and has inspected the storage facilities that the owner has on old Saunders Settlement 
Road.  It has been reported that there may have been occasions where a truck has been parked at the business owners 
property on Townline Rd. in the afternoon, as he has an early morning delivery a distance away.  The Town Board 
and Building Inspector feels he is complying with what the Zoning Board asked of him.  
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Kathy Rickerson-Cambria Townline Rd. 
 
Ms. Rickerson indicated that she understands the parking of the portable toilets for early morning delivery, but 
questions the reason why he has two tanker trucks parked in his driveway.  Supervisor Ellis will talk to Mr. McCann 
about the tanker trucks. 

David Godfrey-Niagara County Legislature 
Mr. Godfrey reported the following: 

• Senator Ortt announced that he had $500,000.00, to help with the old army site that sits down the road from 
the airport.  The idea is to create a regional response center. 
 

• Niagara and Orleans Counties are a few weeks away from the Rural Broadband initiative. The vendor has 
been selected and everything is being reviewed by the attorney.  The pilot concept will be conducted 
between Hartland and Ridgeway in Orleans County. 
 

• At the County Economic Development Meeting five resolutions were passed with regard to casino funds. 
Two of those resolutions are for Cambria.  One is $5,000.00 for the Town Park; next it has to be passed by 
the Legislature.  The second one is $5,300.00 for the local boy scout troop that meets at the Cambria Fire 
Company for supplies to build a storage shed at the Cambria Fire Company.  Iroquois job core will be 
preforming the labor.   

NEW BUSINESS 

SANITARY SEWER LINE FLUSHING/TELEVISING/INSPECTION BIDS 

Lauren Glose, Wendel, indicated that bid specifications have been put together for the proposed work of flushing, 
and televising sanitary sewer lines along with 59 manhole inspections in various service areas in the Town of 
Cambria.  They have been reviewed by the Water/Sewer Superintendent and the Attorney. Wendel is requesting the 
Town to advertise for bids with a bid opening on Thursday, July 30th, at 11 am at the Town Hall. 

Upon a motion duly made by Councilman Foe and seconded by Councilman Ohol, it was resolved to 
authorize the Town Clerk to advertise on behalf of Sewer District No. 1 for services consisting of flushing and 
televising approximately 12,700 LF of 8-inch diameter polyvinylchloride (PVC) sanitary sewer lines, 1,800 LF 
of 10-inch diameter PVC sanitary sewer lines, as well as 59 manhole inspections in the various service areas 
listed in the notice to bidders. 
 
Ayes:  Ellis, Foe, Hurtgam, Ohol, Roberts   -Motion Carried- 
 

PROCUREMENT POLICY PURCHASES 

Supervisor Ellis reported three procurement purchases that need approved: 

WATER FUND 

Two 14” Hymax Couplings for inventory and repairs-total price $1,698.00 from Blair Supply Company which 
includes delivery to the Municipal Garage. 

Upon a motion duly made by Councilman Foe and seconded by Councilman Hurtgam, it was resolved to 
approve the proposal from Blair Supply Company, 785 Beahan Rd., Rochester NY 14624 for two 14” 
Hymax Couplings total price $1,698.00 which includes delivery to the Municipal Garage. 
 
 Ayes:  Ellis, Foe, Hurtgam, Ohol, Roberts   -Motion Carried- 
 

WATER FUND 

Jarke Steel Tree Cantilever Rack system for storage of water pipe in the Water Storage Building, low proposal is 
from Buffalo Materials Handling-BMH-total price is $3,599.72. 

Upon a motion duly made by Councilman Roberts and seconded by Councilman Hurtgam, it was resolved to 
accept the proposal from Buffalo Materials Handling-BMH, 125 Taylor Dr., Depew, NY 14043 for Jarke 
Steel Tree Cantilever Rack system for storage of water pipe in the Water Storage Building in the 
amount of $3,599.72. 
 
 Ayes:  Ellis, Foe, Hurtgam, Ohol, Roberts   -Motion Carried- 
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WATER FUND 

Remote operated vehicle underwater inspection of water storage tank-inspections are to be done every five years-last 
inspection was in 2010. The low proposal was received from Conrady Consultant Services in the amount of 
$1,975.00 and will be done on the 24th of July.   

Upon a motion duly made by Councilman Foe and seconded by Councilman Roberts, it was resolved to 
accept the proposal from Conrady Consultant Services, 460 Lokey Lane, Wilsonville, AL 35186, for remote 
operated vehicle underwater inspection of water storage tank-inspections in the amount of $1,975.00 

 Ayes:  Ellis, Foe, Hurtgam, Ohol, Roberts   -Motion Carried- 
 
 
 
ADJOURNMENT 

The meeting was adjourned by motion made by Councilman Hurtgam and seconded by Councilman Roberts.   
Time:  7:50 pm 
 
 
        Respectfully submitted, 
 
 
 
        Tamara J. Cooper 
        Town Clerk 


