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EXECUTIVE SUMMARY 
 

This socioeconomic report is prepared in support of the proposed Allegany Wind Power Project (“the 

Project”), a wind-powered generating facility in the Town of Allegany, Cattaraugus County, New York 

(see Figure 1: Regional Context Map).  The Project occurs on approximately 9,119 acres of private 

land within five miles of the Village of Allegany and the City of Olean (see Figure 2:  Local Context 

Map). The Project will consist of 29 Nordex N100 wind turbines (or equivalent), each with a rated 

capacity of 2.5 megawatts (MW), and deliver up to 72.5 MW of electrical power to the New York 

state grid.  The Project is scheduled to be constructed in 2011.   

 

The focus of this report is to assess the potential socioeconomic effects of this Project on the local 

municipalities.  This involves a review of the past and current demographic and economic 

characteristics and trends in the Project area, which includes four municipalities; the Towns of 

Allegany and Olean, the City of Olean and the Village of Allegany, in Cattaraugus County.  Potential 

impacts from the Project are then assessed in light of the current socioeconomic conditions of the 

area. 

 

Cattaraugus County, referred to as the Enchanted Mountains, is one of the Southern Tier Counties 

in southwestern New York.  The county was founded in 1808 and just finished celebrating its 

bicentennial.  As stated on its website, the mission of the County is “to enhance the quality of life for 

all our citizens by providing vital public services, required by law or by the public, in a professional, 

efficient and fiscally responsible manner that serve the needs of all our citizens” (www.cattco.org). 

 

Much of Cattaraugus County is rural with forested rolling hills edged by river valleys.  Similar to the 

County’s setting, the Towns of Allegany and Olean are primarily rural, with wooded uplands and 

valleys occupied by roads, fields, pastures, and residential/commercial development.  It is in the 

Allegany River Valley where the towns’ population centers have emerged; specifically, the Village of 

Allegany and City of Olean, which is where the majority of residents live and work today.   

 

For the last two decades the Towns of Allegany and Olean have experienced a population loss, 

which is projected to continue for at least another decade.  A review of the local demographic profile, 

which reflects a large working-age population followed by a growing school-age group, coupled with 

the local economic profile, which suggests a slow growing economy, indicates that there may be a 

shortage of job opportunities in the near future.  This regional economy has historically been 

supported by jobs in manufacturing, healthcare, and educational services.  Recently, however, 
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employment growth has shifted to non-dominant employment sources, creating a more diverse 

profile in employment options.  

 

A review of the general fiscal profile of each municipality reveals that although the municipal budgets 

have been balanced many of them carry significant indebtedness.  Furthermore, expenditures have 

continued to increase over the last few years, thus causing increases in real property taxes.  

Residential land use is by far the dominant land use in each community, with the already small 

percentage of industrial land use shrinking each year.  This suggests that the property tax burden 

lies squarely on the shoulders of the private residential landowner.  The challenge faced by each 

community is how to minimize the real property tax burden on the residential landowner while 

meeting its financial expenses and not cut back on municipal services. 

 

The socioeconomic effects of the Allegany Wind Power Project, when assessed in light of the 

regional and local economic trends, will have an overarching positive impact on the communities.  In 

summary, through lease payments to private landowners, job creation (both short-term and long-

term), and PILOT payments to each participating taxing jurisdiction, an unconditional revenue 

stream will be provided to each community without a notable increase to municipal 

services/expenditures.  Thus, this Project will have a positive impact on the social and economic 

fabric of these communities. 
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INTRODUCTION 
 

This socioeconomic report is prepared in support of the proposed Allegany Wind Power Project (“the 

Project”), a wind-powered generating facility in the Town of Allegany, Cattaraugus County, New York 

(see Figure 1: Regional Context Map).  The Project occurs on approximately 9,119 acres of private 

land within five miles of the Village of Allegany and the City of Olean (see Figure 2:  Local Context 

Map). The Project will consist of 29 Nordex N100 wind turbines (or equivalent), each with a rated 

capacity of 2.5 megawatts (MW), and deliver up to 72.5 MW of electrical power to the New York 

state grid.  The Project is scheduled to be constructed in 2011. 

 

A comprehensive review of the potential socioeconomic effects on local municipalities requires a 

hard look at the related impacts generated from the construction and operation of a given project.  

Specific to the proposed Allegany Wind Power Project, this report includes a review of the past and 

current demographic and economic characteristics and trends in the area, which includes four 

municipalities; the Towns of Allegany and Olean, the City of Olean and the Village of Allegany, in 

Cattaraugus County. When the comparison is informative, demographic and economic data for New 

York State and the United States is also included. 

 

In Part I of this report the current conditions and trends are presented and discussed. A 

demographic profile is provided with specific data on population size, age and educational 

attainment, housing occupancy rate and median value.  A snapshot of the health of the local 

economy follows with specific data on the local labor force and unemployment rates; and median 

household income including poverty levels.  Finally, the municipalities fiscal health is reviewed with 

attention focused on the existing tax base, recent budgets (including revenues, expenditures and 

indebtedness) along with land use trends and current assessed property values.   

 

Part II of this report presents the analysis of the potential positive and negative socioeconomic 

impacts from the Project.  The economic impacts are presented through use of the economic input-

output Jobs and Economic Development Impact (JEDI) model.  

 

In Part III the mitigation measures for each identified potential adverse impact on the socioeconomic 

aspects of the communities are discussed.  Optional measures intended to either eliminate or 

reduce the potential adverse impact are presented.  
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Part I: Community Socioeconomic Profile 
 

1. Demographic and Housing Characteristics 

 

In this section the local population, housing and labor force characteristics and trends are reviewed 

for the area.  This data is reviewed at three comparative levels: 1) four local municipalities, including 

the Towns of Allegany and Olean, the City of Olean, the Village of Allegany; 2) the County of 

Cattaraugus, and 3) the State of New York.  This includes past, current and estimated statistics.  

The most recent survey conducted by the U.S. Census was in 2000.  For every year subsequent to 

2000 the U.S. Census Bureau provides annual estimates until the next U.S. Census survey, which is 

expected to be conducted in 2010.  

 

a. Population and Housing Trends 

 

Looking back almost three decades, the census data reveals that these communities have 

experienced a continuous loss of population with the rate of decline slowing in more recent years.  

The 2008 estimated population for Cattaraugus County, the Towns of Allegany and Olean, the City 

of Olean, and the Village of Allegany1, all of which show a decline from 2000, are set forth in Table 1 

below.  The majority of residents in this area are working adults (ages 16 to 64 years), with a 

substantial preschool and school age population (ages 0 to 15 years).  This statistic is supported by 

the high percentage of population in the labor force (see Table 5).  Interestingly, the 65-years-or-

older age group has not grown significantly since 1990 when it was comprised of approximately 14% 

of the total population in the county (U.S. Census, 1990) (see Table 2).   

 

Table 1.  Population  

 
2008 

Estimated 
Population 

Estimated 
Change 

2000-2008 
2000 

Population
Estimated 

Change 
1990-2000 

1990 
Population 

Estimated 
Change 

1980-
1990 

Cattaraugus County 79,688 -5.08% 83,955 -0.3% 84,234 -1.7% 
Town of Allegany 7,808 -5.12% 8,230 -1.2% 8,327 -3.4% 
Town of Olean 1,936 -4.58% 2,029 1.5% 1,999 -6.2% 
City of Olean 14,149 -7.80% 15,347 -9.4% 16,946 -6.9% 
Village of Allegany 1,760 -6.53% 1,883  -4.9% 1,980  -4.7% 

Source: U.S. Census 2000 
 

                                                  
1 Population estimates from 2008 are provided through the U.S. Census Bureau’s annual estimation. The next U.S. 
Census survey will be conducted in 2010. 
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Table 2.  Age Groups, 2000 

 0 to 15 
Years  

% of 
Total 
Pop. 

16-44 
Years  

% of 
Total 
Pop. 

45-64 
Years  

% of 
Total 
Pop. 

65 + 
Years  

% of 
Total 
Pop. 

Cattaraugus County 19,216 22.9% 32,744 39.0% 19,678 23.4% 12,317 14.7% 

Town of Allegany 1,474 17.9% 4,096 49.7% 1,631 19.8% 1,041 12.6% 

Town of Olean 453 22.4% 767 37.9% 528 26.1% 278 13.7% 

City of Olean 3,341 21.8% 5,845 38.1% 3,407 22.2% 2,754 17.9% 

Village of Allegany 392 21.4% 763 41.6% 394 21.5% 284 15.5% 

Source: U.S. Census 2000 
 

This trend of declining population is expected to continue throughout Cattaraugus County and these 

communities for at least the next 30 years (Cattaraugus County’s Self Portrait, 2002).  With a stable 

or declining population, it can be anticipated that the distribution of population density for each 

municipality will remain relatively unchanged. 

 
The level of education attained by the local residents continues to improve.  As illustrated in Table 3 

below, the level of overall education obtained by residents in the Towns of Allegany and Olean, the 

City of Olean and the Village of Allegany is higher compared to the residents of Cattaraugus County 

and the State of New York.  Educational attainment refers to the highest level of education that a 

person has attained, whether it is the highest grade completed or the highest degree received.  An 

increase in the number of residents who receive a higher education as well as an increase in the 

level of education achieved, reflects a better-educated workforce in each community.  This is a 

positive attribute that is attractive to current and future employers.  Wind farm projects such as this 

Project, create jobs that require various levels of education from advanced degrees, to long-term on-

the-job training, to trade certifications. (From: Bezdek, Roger, “Renewable Energy and Energy 

Efficiency: Economic Drivers for the 21st Century,” Management Information Services, Inc., for the 

American Solar Energy Society, 2007).  Thus, the communities with an educated labor force are 

better suited to fill the employment positions created by a wind farm project. 
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Table 3.  Educational Attainment, 2000 

 % High School 
Degree or Higher 

% Change 
1990-2000 

% Bachelor’s 
Degree or Higher 

% Change 
1990-2000 

Cattaraugus County 81.2% 6.7% 14.9% 2.1% 

Town of Allegany 91.0% 5.5% 25.3% 2.4% 

Town of Olean 85.2% 11.3% 19.1% 2.1% 

City of Olean 84.0% 5.7% 21.2% 3.3% 

Village of Allegany 92.5% 5.7% 33.3% 9.1% 

Source: U.S. Census 2000 
 

With slightly less then a ten percent vacancy rate, housing availability remained steady in 2000 with 

a strong majority of the housing units occupied.  With an occupancy rate of 90.8% in the Town of 

Allegany, 92.8% in the Town of Olean, 90.5% in the Village of Allegany and as the population growth 

is projected to slightly decline, housing availability is projected to remain stable in the local 

communities.  

 

Similar to the occupancy rate, local home ownership is fairly strong for the Towns of Allegany and 

Olean at 79.8% and 81.7% respectively.  Home ownership in City of Olean and the Village of 

Allegany is moderate at 58.9% and 64.4%, which is lower then the overall Cattaraugus County’s 

home ownership at 73.1%.  This may be reflective of the median housing value coupled with the 

median household income for each community (see Table 4).  The 2000 median housing values in 

the Towns of Allegany and Olean and the Village of Allegany were moderately high compared to 

those in Cattaraugus County and the City of Olean.  However, all of these values are significantly 

low compared to the median value for New York State.  In 2000, the median housing value in the 

Town of Allegany was $82,700, the Town of Olean was $74,300, and the Village of Allegany was 

$79,100, whereas the County and the City of Olean median values were $60,800 and $58,900 

respectively.  This compares to a statewide median value of $148,700 in 2000. 

 

2. Economic Characteristics and Local Employment 

 

The economic health of a region and its local municipalities can be discerned from certain indicators 

such as median household income, poverty level, vacancy rate, unemployment rate and diversity in 

industry sectors and strength in local employment sources.  The vacancy rate is an indicator of the 

availability of local housing (to own or rent).  As discussed in the previous section, the vacancy rate 

for these communities is relatively low, indicating some stability in the local housing.  Household 
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income and poverty levels are indicators of the condition of the local economy.  Household income is 

defined by the U.S. Census Bureau as the sum of income received in a calendar year by all 

household members 15-years old or older including nonfamily household members.  Included as 

income are wages or salary; interest, dividends, or net rental or royalty income or income from 

estates and trusts; Social Security or Railroad Retirement income; Supplemental Security Income 

(SSI); public assistance or welfare payments; retirement, survivor, or disability pensions; and all 

other income.  Povety level is determined by the level of income for a family of specific size and 

composition (number of adults and children) compared to established income thresholds.  If the 

family falls below a certain threshold then they are considered below poverty level (U.S. Census 

Bureau, Current Population Survey [CPS] – Definitions and Explanations; Office of Management and 

Budget Directive 14).  An overview of the economic health of these communities is depicted when 

these indicators are reviewed in light of the local unemployment rate and conditions of the local 

employment sources. 

 

a. Household Income 

 

As illustrated in Table 4 below, in 2000, the median household income for each municipality ranged 

between approximately $33,000 and $38,000, all of which were lower than the $43,393 median 

household income for New York State.  The county has the lowest median household income of 

$33,404.  Of significance to each community is the poverty rate, which is the percentage of 

individuals below the poverty level.  The communities with the highest poverty rates were the Village 

of Allegany and the City of Olean.  As indicated in Table 4 both Towns had lower poverty rates then 

the County, New York State (14.0%) and the United States (13.3%). 

 
Table 4.  Household Income and Population Below Poverty, 2000 

 Median Household 
Income 

Individuals Below 
Poverty 

% of Population 
Below Poverty 

Cattaraugus County $33,404 11,095 13.2% 

Town of Allegany $38,818 567 6.9% 

Town of Olean $36,288 206 10.2% 

City of Olean $38,355 2,362 15.4% 

Village of Allegany $35,000 343 18.2% 

Source: U.S. Census 2000 
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In New York State public assistance is available for many individuals who live below the poverty 

level.  Examples of public assistance programs in New York State include help with buying food, 

special tax credits, home energy assistance and WIC (Women, Infant, and Children) programs.  The 

percentage of public assistance provided to households in these communities is lower then the New 

York State average.  The Town and Village of Allegany have the lowest percentages of households 

with public assistance income at 1.8% and 1.1% respectively.  These communities and the Town of 

Olean (2.9%) are below Cattaraugus County (3.4%), New York State (4.9%) and the United States 

(3.4%). The City of Olean has a higher percentage of households with public assistance (4.8%). 

 

b. Labor Force Characteristics 

 

The regional and local economy in the Project area is affected by three major trends; 1) transition 

from a manufacturing base to a service base economy, 2) population decline and 3) a growing 

workforce.  Without a strategic change in the local industry, future job opportunities will most likely 

come from job replacement rather than new growth (New York State Labor Department, 2008).  The 

characteristics of the local labor force, dominant industries and employment sources reveal the 

economic trends of the area. 

 

In 2000 the County’s total working age population of 52,422 individuals accounted for 62.4% of the 

total population.  Of those who were of working age, 78% (40,868) were in the labor force.  As 

illustrated in Table 5 this high percentage of working population existed in all four local 

municipalities.  For the last decade this labor force (estimated at 40,372 in 2008) has been growing 

at a rate slower than the national average, but more importantly, at a rate higher than the area’s 

population growth rate.  This statistic coupled with a slow economy, suggests that jobs may be hard 

to find in the future. 
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Table 5.  Labor Force Characteristics, 2000 

 Working Age 
Population* 

Population in Labor 
Force 

% of Working Age 
Population in Labor 

Force 

Cattaraugus County 52,422 40,868 78.0% 

Town of Allegany 5,727 4,131 72.1% 

Town of Olean 1,295 1,069 82.5% 

City of Olean 9,252 7,641 82.6% 

Village of Allegany 1,157 785 67.8% 

*In NYS, the working age population is from 16 to 64 years (U.S.Census) 
Source: U.S. Census 2000 
 

The Cattaraugus County unemployment rate in November 2009 was 8.6% (not seasonally adjusted), 

which is a significant 4.1% increase from the 4.5% annual rate in 2000. In comparison, the 

unemployment rate for New York State in November 2009 was 8.4% (New York State Labor 

Department, 2009) 

 

c. Local Industries 

 

For the last two decades the four dominant industry sectors in Cattaraugus County have been 1) 

Educational services, 2) Health and social assistance, 3) Manufacturing, and 4) Retail trade.  In 

2002 the top five employers in the County were Western New York Developmental Center, Dresser 

Rand, Cattaraugus County, Olean General Hospital and Cattaraugus-Allegany BOCES (Cattaraugus 

County).     

 

Although manufacturing continues to play a significant role in the local economy, this industry is not 

as dominant as it once was.  In 2007 manufacturing jobs comprised of 11.3% of the total jobs and 

the industry experienced a decline in employment (-1.8.%) from 2007 to 2008.  Interestingly, in 

recent years the Arts, Entertainment and Recreation, Construction, and Professional, Scientific, and 

Technical Services industry sectors have been growing and establishing a stronger presence in the 

region.  As recent as 2007, the Arts, Entertainment and Recreation industry experienced steady 

growth. However, in 2008 that trend quickly reversed itself and from 2007 to 2008 that industry 

experienced a steep decline in employment (-10.5%).  

It must be noted that during 2009, job losses have increased creating heavy unemployment across 

the nation, as well as locally.  The following employment data, although the most recent available, 
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lags approximately 12 months behind real employment conditions. In light of recent unemployment 

data, one can safely assume that from 2008 to 2009 employment in the area at best stabilized if not 

declined. Recognizing this fact, it is nevertheless informative to review what did occur with 

employment growth during 2008. The highest employment growth in 2008 in the county occurred in 

industries, which historically, have not been dominant employment sources.  The highest growth was 

in the Administrative and Waste Management Services (25%), Educational Services (10.7%), 

Professional, Scientific, and Technical Services (6.2%), and the Agriculture, Forestry, Fishing, and 

Hunting (16.4%) industry sectors (New York State Department of Labor, Local Employment 

Dynamics).  The industry sectors, which experienced contractions in 2008, are Healthcare and 

Social Assistance (-6.8%), Construction (-3.4)%, Accommodations and Food Services (-3.4%), and 

Arts, Entertainment, and Recreation (-10.5%).  Table 6 illustrates the breakdown of total part-time 

and full-time employment in Cattaraugus County in 2005, 2006, and 2007 (United States Bureau of 

Economic Analysis).   

 

Fortunately in 2008, workers experienced a steady increase in average monthly earnings in many 

industry sectors.  Average earning growth in 2008 for those in the construction (5.3%), 

manufacturing (10.0%), education (5.9%), and accommodation and food services (11.1%), among 

other industries have increased.  In 2008 the highest average monthly earnings were in the Finance 

and Insurance ($4,524), Manufacturing ($4,335), and Professional, Scientific, and Technical 

Services ($3,759) industry sectors (NYSDOL, Industry Focus 2008). 

 
Table 6. Total Employment in Cattaraugus County 

 

Total full-time and part-time employment by 
NAICS industry 

Cattaraugus County, New York 
(number of jobs) 

Industry 2005 2006 2007 
Total employment 42,223 41,723 41,704 
Forestry, fishing, hunting, and agriculture support 307 296 295 
Mining 300 308 275 
Utilities D D D 
Construction 1,764 1,819 1,853 
Manufacturing 4,918 4,819 4,729 
Wholesale Trade 969 940 909 
Retail Trade 5,871 5,787 5,863 
Transportation & Warehousing D D D 
Information 384 348 341 
Finance & Insurance 914 901 884 
Real Estate & Rental & Leasing 960 999 1,043 
Professional, Scientific & Technical Services 1,077 1,019 1,008 
Management of Companies & Enterprises 171 215 210 
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Total full-time and part-time employment by 
NAICS industry 

Cattaraugus County, New York 
(number of jobs) 

Administrative and Waste Services 1,264 1,191 1,146 
Education Services 1,198 1,124 1,073 
Health Care and Social Assistance 4,153 4,229 4,211 
Arts, Entertainment & Recreation 541 500 499 
Accommodation & Food Services 2,742 2,749 2,506 
Other Services 
(except public administration) 2,126 2,113 2,117 

Government and government enterprises 10,179 10,119 10,574 
Source: Bureau of Economic Analysis, 2009 
(D) Not shown to avoid disclosure of confidential information, but the estimates for this item are 
included in the totals 
 

Although once a significant contributor to the local employment base, farm employment currently 

counts for approximately 3.1% of employment in the county.  Since 1997 the farming industry in this 

region has experienced a decline in the number of farms as well as in total acreage in farmland.  By 

2007 the county lost 6% of its farmland, from 215,692 acres in 1997 to only 197,700 acres.  Of equal 

concern is the loss of farms from 1,188 in 1997 to 1,065 in 2007 (National Agricultural Statistics 

Service, 2006).  In 2007, there were 1,316 farm jobs and the average monthly earnings were 

approximately $1,423 (Bureau of Economic Analysis, Regional Economic Accounts). 
 

Employment in the Western New York region, which includes this study area, is projected to grow by 

0.5% through the year 2016. The majority of job openings are expected to be created by turnovers 

(i.e. promotions, retirements, relocations) rather than new job growth. This projected growth is 

expected to be concentrated in the educational and service-providing sectors of the economy, while 

employment in manufacturing is expected to decline.  (New York State Department of Labor, 

Industry Projections).  
 

3. Community Character and Land Use Trends 

 

a. Community Character 

 

As previously mentioned, the proposed Project is located in the Town of Allegany, Cattaraugus 

County.  The county is located in southwestern New York, and is among the Southern Tier counties, 

which border Pennsylvania to the south.  Much of Cattaraugus County is wooded, providing for 

commercial timber and maple syrup production.  Similar to the County’s setting, the Town of 

Allegany is rural and characterized by wooded uplands and valleys occupied by roads, fields, 

pastures, and residential/commercial development.  The Allegany River runs east/west through the 
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center of the Town.  Within this valley lies the Town’s main population center, the Village of 

Allegany, which neighbors the City of Olean in the neighboring Town of Olean.   

 

The City of Olean, located along the Allegany River, is the largest city in Cattaraugus County with a 

population of approximately 15,347.  Land uses within the Town of Olean are similar to the Town of 

Allegany, with wooded uplands and valleys (particularly the Alleghany River and Olean Creek 

valleys) occupied by roads, fields, pastures, and residential/commercial development.  The majority 

of residential land uses in the Towns of Allegany and Olean are located within their respective 

population centers, the Village of Allegany and City of Olean.   

 

The Project area, which is located approximately five miles from the village and city, has a rural and 

low-density character, with forestry and natural gas extraction as the dominant land uses.  

Residential land uses have a minimal presence.  Natural gas wells and the associated network of 

access roads are throughout the Project area.  The land uses in the Project area have been 

practiced for decades.  To date, the Project area has not received significant pressure to be 

developed for either residential, additional commercial or industrial land use.  
 

b. Land Use Trends 

 

The distribution of land uses within the Towns of Allegany (which includes the village) and Olean, 

and the City of Olean is similar to the land use distribution throughout Cattaraugus County.  In 2008, 

the highest percentage of land use for all four communities and the County was residential, the 

second highest percentage of land use was vacant land2 with commercial land ranking third for all 

communities, except the County.  The third largest land classification for the County is agricultural 

land (NYSORPS, 2008).  According to the NYSORPS, the Project area consists of four distinct land 

use types, the majority of which is categorized as wild, forested, conservation lands and public 

parks.  The other three land uses are residential, vacant, and industrial.  As previously mentioned, 

the current land use in the Project area is forestry with oil/gas extraction. 

 

The Town of Allegany adopted Planning and Development Policies in 1987 and updated them in 

1997.  With respect to planning and development, the Town is segmented into of four geographical 

sections: West, East, North, and South.  The Project area is located within the Southern section of 
                                                  
2 According to the New York State Office of Real Property Services (NYSORPS), vacant land includes: residential 
vacant land; residential land including a small improvement (not used for living accommodations); rural vacant lots of 
10 acres or less; underwater vacant lands not owned by a governmental jurisdiction; abandoned nonproductive 
agricultural lands not on an operating farm; rural residential vacant lands over 10 acres; other rural vacant lands; 
commercial vacant lands; industrial vacant lands; urban renewal or slum clearance; and public utility company vacant 
lands. 
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the Town, which is defined as extending southward from State Route 417 along the central Four Mile 

Road corridor south to Knapp’s Creek, State Route 16, and the Pennsylvania Line.  The 

development goal for the Southern section is to “promote continuing or expanded farm use and 

industrial uses wherever possible, work to support the remaining oil/gas production and timbering 

industries, and promote a balanced mixture of single family residences.”  

 

With respect to land use regulations, both towns have zoning districts with corresponding 

regulations.  The “Zoning Ordinance II of the Town of Allegany, Cattaraugus County, New York – 

1999” designates twelve zoning districts.  The zoning district that regulate the Project area within the 

Town of Allegany is A-F Agricultural Forestry District.  Town of Allegany has also adopted Wind 

Energy Regulations in August 28, 2007, which add commercial and non-commercial wind energy 

conversion systems as a Special Permitted Use within the A-F District (Town of Allegany Town 

Board, 2007).  The Town of Olean also has zoning regulations (Town of Olean Zoning Law, adopted 

in February of 2000) and recently adopted a local law regulating Wind Energy Conversion Systems.  

The requirements set forth in this local law are largely inapplicable to the Project as no wind turbines 

are proposed to be located within the Town of Olean.   

 

The majority of the transmission route within the Town of Allegany is also located in the A-F District, 

with a small section crossing a Floodplain Overlay District near Fourmile Creek.  The section of the 

transmission route and associated proposed substation located in the Town of Olean are within 

District A-R, Agricultural - Residential.   

 

With respect to future land uses, the Cattaraugus County Soil Survey indicates that although many 

productive farms and light industries currently exist, increasing emphasis is being placed on resort 

and recreational development land uses with Allegany State Park, Allegheny Reservoir, and several 

ski resorts as the central attraction (USDA, 2007).  With respect to the Town of Allegany, the 

Planning and Development Policies document indicates that commercial and industrial growth 

between 1987 and 1997 was significant and likely to continue in the future, residential growth was 

more moderate, and dairy farming and oil production declined significantly.  In 1997, the concern for 

the potential need to replace then-current land uses that may become less economically viable, such 

as intensive dairy farming and oil/gas production, was reflected in the Town’s Planning and 

Development Policies Report.  As of 2007, with respect to the Project area, neither the zoning 

districts nor the land uses have changed.  

 

Land use type and classification contributes to the assessed value of property, which directly 

influences the real property tax levy for each municipality.  Thus, local land uses have a direct 
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correlation to the tax base that influences the fiscal health of a community.  Although all four 

municipalities have a diversity of land uses, all of which factor into their respective tax base, the 

majority of the property tax revenue is based on residential properties.  This places a significant tax 

burden on private residential landowners.  The percent of land use distribution for the Towns of 

Allegany and Olean, City of Olean and Cattaraugus County as well as the total assessed property 

value per classification for these communities, except the County is shown below.  The Village of 

Allegany is not included in this comparative analysis, as the New York State Office of Real Property 

Services (NYSORPS) incorporates village data into the local town data and does not provide 

separate land use distribution and total assessed property values per classification for villages. 

 

Total Assessed Property Values Per Classification and Total Percent of Parcels by Land Use 
Classification, 2008 
 
 

 

 

 

 

 

 

 

 

 

 

 
 

Cattaraugus County 

Residential 

61% 

Vacant Land 

22% 

Other 

7% 

Commercial 

4% 

Industrial 

2% Agricultural 
4% 

Note: Total assessed property values per
classification not shown. 
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Town of Allegany 

Type of Land Use Total Assessed Value 

Residential $207,315,193 

Commercial $70,471,272 

Industrial $14,766,393 

Recreation & Entertainment $2,856,800 

 Community Service $190,172,000 

Agricultural $3,992,350 

Vacant Land $10,858,029 

Public Service $23,286,770 

Public Parks.... & 
Conservation 

$13,736,448 

Total: $537,455,255 

 

 

 

Town of Olean 

Type of Land Use Total Assessed Value 

Residential $58,904,820 
Commercial $6,266,805 

Industrial $5,309,999 
Recreation & Entertainment $241,400 

Community Service $7,909,300 
Agricultural $287,000 

Vacant Land $7,380,405 
Public Service $9,676,616 

Public Parks.... & 
Conservation $0.00 

Total: $86,299,729 
 
 
 
 
 
 
 
 
 
 
 

Residential
67%

Vacant
17%

Other
5%

Recreational
0%

Agricultural
1%

Industrial
3%

Community Service
1%

Commercial
6%
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City of Olean 

Type of Land Use Total Assessed Value 

Residential $316,249,100 
Commercial $147,996,775 

Industrial $19,507,900 
Recreation & Entertainment $8,415,600 

Community Service $155,353,400 
Agricultural $0.00 

Vacant Land $9,734,950 
Public Service $376,305,658 

Public Parks.... & 
Conservation $1,787,100 

Total: $719,101,383 
Source: New York State Office of Real Property Services (NYSORPS), 2008 
Note: The Village of Allegany is not included. NYSORPS does not provide the total assessed property values per 
classification and land use parcels for villages. 
 

4. Local Municipal Tax Base and Budgets 

 

Understanding the fiscal health of the local communities is essential to assessing the potential 

economic impacts or benefits of a project.  The general fiscal profile for any municipality includes its 

revenues, expenditures, and long-term debt obligations.  Because the majority of revenue collected 

is through real property taxes and sales taxes, it is informative to review the local property tax levies 

and tax rates for each taxing jurisdiction affected by the Project. 

 

Municipalities (towns, villages, and counties) and school districts as independent taxing jurisdictions 

are responsible for providing specific services and facilities to those who live and work within their 

boundaries.  Costs associated with providing these facilities and services are incurred, and to cover 

these costs or expenses, revenues are collected by levying taxes. The taxing jurisdictions affected 

by the project include Cattaraugus County, the Town of Allegany, and Allegany-Limestone Central 

School District.   

 

An increase in revenues raised through real property taxes has a positive effect on local municipal 

budgets.  However, local business owners, farmers, or residents are directly impacted when their 

real property tax or sales tax obligations increase.  The annual real property tax levy for each 

municipality is directly affected by the assessed value of the local properties. Many factors influence 

the assessed value of land, including the type of land use on that property.  In addition to the 

Vacant
14%

Residential
75%

Other
1%

Industrial
0%

Commercial
9%

Community Service
1% Recreational

0%
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assessed property value, real property taxes are determined by the tax rate established by each 

municipality and school district.  Table 7 summarizes the 2008 and 2009 property tax levy and tax 

rates for the Town of Allegany and Cattaraugus County.  
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Table 7.  Property Tax Levy and Municipal Tax Rate, 2008 & 2009 

2008 2009 

 Property 
Tax Levy 

Municipal 
Tax Rate 
Per $1000 
Assessed 

Value 

Equalization 
Rate* 

Property Tax 
Levy 

Municipal Tax 
Rate Per 

$1000 
Assessed 

Value 

Equalization 
Rate* 

Cattaraugus 
County** $41,762,881 - - $43,742,363 - - 

Town of 
Allegany $1,150,057 3.83 100.00 $1,233,901 3.92 100.00 

Source: New York State Office of Real Property Services Municipal Profiles (MuniPro) 
*An equalization rate is the state’s measurement of a municipality’s level of assessment (LOA). An equalization rate 
of 100 means that the municipality is assessing property at 100 percent of market value. An equalization rate lower 
than 100 means that the municipality’s total market value is greater than its assessed value. 

**Cattaraugus County’s municipal tax rates per $1000 assessed value and equalization rates for 2007 and 2008 are 
not available through MuniPro. 

 
Another source of revenue for local municipalities is the local sales tax revenue.  The current sales 

tax rate for the County is 8% (4% local tax plus 4% state tax) (New York State Department of 

Taxation and Finance).  In 2008, the total sales tax revenue for the county was $33,423,425, and for 

the Town of Allegany $705,156 (New York State Office of the State Comptroller).  Although sales 

taxes contribute to the total revenues, property taxes are the largest single source of revenue that 

offset the cost of providing local services.  As with most taxing jurisdictions in Western New York, the 

loss of (or lack of) commercial and industrial tax base, in combination with rising service and material 

costs, make it increasingly difficult for municipalities to meet their budgets without significantly 

raising real property taxes.  An overview of the balance of a municipality’s revenues, expenditures 

and indebtedness reveals its general fiscal health.  As illustrated in Table 8 the local municipalities 

are stable with mainly modest increases in expenditures from 2007 to 2008.  The school districts 

unfortunately have been experiencing a decrease in revenues while their expenditures are 

increasing, thus exceeding their revenues (see Table 9). 
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Table 8. Municipal Budgets 

Cattaraugus County 
 2008 2007

Total Revenues  
& other sources 

$214,471,382 $195,587,351

Total Expenditures 
& other sources 

$209,739,309 $195,400,560

Total Indebtedness $56,261,173 $57,965,970

Town of Allegany 
Total Revenues 
& other sources 

$3,358,470 $2,931,541

Total Expenditures 
& other sources 

$3,382,898 $2,966,772

Total Indebtedness $838,400 $537,000
Source: New York State Office of the State Comptroller 
 

 

Table 9. School District Budget 

Allegany-Limestone Central School District 
 2008 2007

Total Revenues 
& other sources 

$24,070,201 $22,829,357

Total Expenditures 
& other sources 

$23,678,507 $22,826,963

Total Indebtedness $29,299,999 $26,588,257
Source: New York State Office of the State Comptroller 
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Part II: Socioeconomic Impacts of Proposed Wind Farm 
 

The Project will have both direct and indirect positive economic effects on the Town of Allegany, 

Cattaraugus County, and the Allegany school district, as well as the individual landowners 

participating in the Project.  These effects will commence during construction and continue 

throughout the operating life of the Project.  In the short term, benefits will include additional 

employment and local purchases and expenditures associated with Project construction.  In the long 

term, the Project will generate significant additional revenue through a payment in lieu of taxes 

(PILOT) agreement, purchases of goods and services, and lease payments to participating 

landowners.  The Project will also provide full-time employment for a limited number of individuals 

and likely result in some increased visitation to the Project area by tourists interested in wind power.  

All of these results could have a beneficial effect on local businesses.  The overall socioeconomic 

impact of Project construction and operation is discussed in detail below. 

 

1. Population and Housing Impacts 

 

As mentioned previously, the towns, village, and city affected by the Project experienced declines in 

growth rate from 1990 to 2000.  This population trend will likely continue regardless of whether the 

proposed Project is built.  The Project will not generate construction employment at a level that 

would significantly increase population in the area.  Even though employment during the 

construction period will be significant (on the order of 57 to 61 full-time jobs), this employment is 

relatively short term, and is not expected to result in workers permanently relocating to the area.  For 

the duration of construction (approximately nine months) there could be a temporary increase in 

local population and demand for temporary housing by out-of-town workers.  However, this demand 

will be relatively modest, and can easily be accommodated by the available rental or temporary 

housing in the local municipalities and surrounding communities. Beyond this relatively minor (and 

positive) short-term impact, Project construction will have no significant impact on population and 

housing. 

 

Approximately four full-time jobs will be created once the Project is fully operational.  These 

employees are expected to reside locally, which could translate into a small but sustainable 

improvement to the local economy.  Although this represents a positive economic impact, long-term 

employment associated with the Project is not large enough to have a significant impact on local 

population or housing characteristics. 
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2. Economic Impacts of the Wind Farm 

 

Quantifying the economic impacts of the proposed Allegany Wind Power Project is essential to 

understanding the potential benefits, if any, the Project will have on the local economy.  Wind power 

development, like other commercial development projects, can expand the local economy directly 

and through ripple effects or subsequent expenditures for local goods and services.  First round 

income from direct employment during the construction and operation phases of the wind farm is 

subsequently used to purchase local goods and services creating a ripple effect throughout the local 

economy.  This economic analysis, which measures the ripple effects, is expressed in terms of three 

indicators of economic activity: Earnings, Output and Jobs.  Using knowledge about regional sources 

and the regional economy, it is possible to quantify the direct, indirect, induced and total effects this 

commercial wind power project may have on the regional economy. The following definitions are 

provided for better understanding of the summary results of this economic analysis: 

 

Earnings: Earnings refer to the wages and salaries earned by employees during the 

construction phases and by persons employed during operations. 

Output: Output refers to the economic activity generated during the construction and 

operation phases of the wind farm. 

Jobs: Jobs refer to full-time and part-time employment opportunities during the construction 

and operation of the wind farm. 

A direct effect arises from the first round of buying and selling. Direct effects include the 

purchase of inputs from local sources, such as fuel; the spending of annual landowner 

revenues and income earned by workers.  

The indirect effect is the increase in sales in other industry sectors in the county, which 

includes further round-by-round sales. 

The induced effect is the expenditures generated by increased household income resulting 

from the direct and indirect effects.  

The total effect is the sum of the direct, indirect, and induced effects. 

(United States Department of Commerce Bureau of Economic Analysis) 

 

To quantify the local economic impacts of constructing and operating the Allegany Wind Power 

Project, the Job and Economic Development Impact (JEDI) model (version W1.09.03e) was used, 

which was created by the National Renewable Energy Laboratory (NREL), a facility of the United 

States Department of Energy.  The JEDI model, requires project-specific data input (such as year of 

construction, size of project, turbine size and location), and then calculates the anticipated direct, 

indirect, and induced economic impacts (categorized by jobs, earnings, and economic output or 
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activity).  An economic impact analysis was performed for a commercial wind farm to be constructed 

in 2011 with a rated capacity of 72MW with 29 turbines sized at 2,500 kW.   

 

a. Economic Impact of Construction 

 

Based upon JEDI model computations for the Project, it is anticipated that construction of the 

proposed Project will directly generate employment of up to 61 personnel, will indirectly create 

employment of up to 205 individuals, all of which will induce an additional 90 jobs throughout the 

region.  The total impact of 356 new jobs could generate up to $19,600,000 of earnings (assuming a 

2011 construction schedule) (see Table 10).  The majority of this employment will likely be drawn 

from the Cattaraugus County (and regional) labor market.  Local employment will primarily benefit 

those in the construction trades, including equipment operators, truck drivers, laborers, and 

electricians. Project construction will also require workers with specialized skills, such as crane 

operators, turbine assemblers, specialized excavators, and high voltage electrical workers. It is 

anticipated that many of the highly specialized workers will come from outside the area and will 

remain only for the duration of construction.  

 

Due to the new jobs created and infusion of earnings during construction, this project is expected to 

have an indirect impact on the output or economic activity in the area with an increase in the 

purchase of goods and services, which will support local businesses.  According to the JEDI model, 

constructing the Project will result in a total economic impact of approximately $48,700,000 

(assuming a 2011 construction schedule) (NREL, 2004) (see Table 10).  The local beneficiaries of 

this impact will likely be professional service providers, restaurants and taverns, gas stations and 

retail stores, to name a few.  

 

Regarding municipal revenues and expenditures, during construction, the Project may have a 

modest affect on the sales tax revenue due to an increase in the purchase of local goods and 

services.  Because of the temporary nature of their employment, it is not expected that the 

construction workers will generate significant increase in property tax revenues.  However, they may 

beneficially impact the rental and temporary housing market through an increase in rental income for 

the duration of the construction phase.  Conversely, it is expected that the construction workers will 

not cause an increase in the provision of municipal or school district services thus, resulting in a net 

positive impact on the local municipal budgets during construction. 
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b. Economic Impact of Operations 

 

During operations this Project is estimated to generate four to six full full-time jobs with an estimated 

total direct annual earnings of $0.4 million.  These four jobs will comprise of a Project Manager, two 

Wind Technicians, and an Administrative Assistant.  Projected wage rates are estimated to range 

from $70,000 to $80,000 per year for the Project Manager; between $30,000 to $40,000 per year for 

an Administrative Assistant; and from $40,000 to $50,000 each for the three Wind Technicians to be 

employed at the wind energy facility. We can assume that the staffing will be similar for this project 

as it is in other areas.  These rates are based on prevailing wages for such positions in Western 

New York and are anticipated to increase during the period of operation, based on industry wage 

standards.  These four to six full time local jobs generated by the wind energy facility comprise the 

project’s direct long-term employment impact. 

 

The four full-time jobs directly associated with operating the wind farm will indirectly generate new 

jobs in other sectors of the economy through expenditures derived from the new and/or increased 

earnings.  These full-time jobs will create additional jobs in other sectors of the economy through 

expenditures derived from household wages.  The four full-time jobs necessary to operate the wind 

farm will indirectly create a spin off of up to five jobs with earnings of approximately $0.3 million.  It is 

expected that an additional six jobs with associated earnings of $0.3 million will be induced by this 

Project.  In terms of economic output, this Project is projected to generate approximately $0.4 to 

$1.4 million.  In total, while in operation, this Project is expected to generate 15 jobs with total 

earnings of approximately $0.9 million and a total output of $2.6 million.  These economic impacts 

during the operating years represent the impacts as a result of wind farm operations and 

expenditures and do not take into account the potential local spending of wind farm “profits”. 

 

Additionally, 20 years of annual lease and easement payments will offer direct benefits to 

participating landowners, which revenue will be in addition to the income generated from the 

underlying land use such as productive agriculture, harvested timber or gas extraction.  All 

participating landowners will receive payments on an annual basis, the total of which is expected to 

range from approximately $690,000 to $840,000.  These lease payments will have a positive impact 

on the local and regional area, assuming the landowners will spend their revenue locally.     

 

With an interest in growth in particular industries as Construction and Tourism, the development of 

wind farm facility in the area would be indirectly compatible with if not support such economic 

growth.  For example, some wind farms may generate an increase in local scenic and sightseeing 

tourism, and thus the development of this wind farm would support future growth in this industry.   
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Conversely, there is no evidence to indicate that local tourism is negatively impacted by the 

presence of wind turbines.  A 2002 study conducted in the ArgyII Region of Scotland, involving 

interviews with over 300 tourists, found that 91% said the presence of wind farms in the area would 

not influence their decision about whether to return to the area (MORI Scotland, 2002).   Almost half 

(48%) of the tourists interviewed were visiting the area because of the 'beautiful scenery and views'.  

Of those who had actually seen wind farms, 55% indicated that their effect was "generally or 

completely positive", 32% were ambivalent, and 8% felt that the wind farms had a negative effect.  

Similar positive effects have been reported from various wind farm locations in Australia.  According 

to the Australian Wind Energy Association (AusWEA), initial concerns that wind turbines would 

negatively impact tourism in that country have proven unfounded  (AusWEA, 2003). Similarly, a 

recent survey of visitors to Vermont's Northeast Kingdom found that 95% would not be deterred from 

further visits by the existence of a proposed wind farm (Institute for Integrated Rural Tourism, 2003). 

This is also evident in the resort community of Palm Springs, California, where there are over 3,500 

wind turbines.  Tours of this wind farm regularly draw 10,000 to 12,000 curious tourists every year 

according to Christy Regaldo of PS Windmill Tours (Clean Power Now, 2006). 

 

Thus, the local economy will experience a positive increase in jobs, earnings, and local economic 

activity that will last during the operational years of the Allegany Wind Power Facility. 
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Table 10. Economic Impact Analysis 

Allegany Wind Power – Economic Impact Analysis 
 Earnings 

(Millions) 
Ouput 

(Millions) 
Jobs 

Construction    

Direct Impacts $4.8 $5.3 61 

Onsite Construction & Interconnection  

Labor Only 

$4.5 -- 57 

Onsite Construction Related Services $0.3 -- 4 

Indirect Impacts $10.5 $30.5 205 

Induced Impacts $4.4 $12.9 90 

Total Impacts $19.6 $48.7 356 

    

Annual Operation    

Direct Impacts ($000) Onsite Labor Only $0.4 $.4 4 

Indirect Impacts $0.3 $1.4 5 

Induced Impacts $0.3 $0.8 6 

Total Impacts $0.9 $2.6 15 

Source: Job and Economic Development Impact (JEDI) model, National Renewable Energy Laboratory 
 

c. Impacts on Property Taxes and Municipal Budgets 

 

The Allegany Wind Power Project may place limited demand on municipal and school district 

services.  In response to the development of a wind farm, local municipalities have had to purchase 

additional road maintenance equipment to service roads that have been improved or are more 

heavily traveled as a result of the project (R. Cary, pers. comm., 2005).  Nevertheless, the improved 

roads are a benefit to the community and effectively neutralizing the potential increase in 

expenditures associated with roadway maintenance.  Also, some of the four wind farm employees 

may have school-aged children.  This may cause an increase in school district services and 

expenditures; however, it is rational to assume that under such circumstances, the family will likely 

pay school district taxes, thus offsetting the increase in these expenses. 

 

Although the presence of wind turbines will increase the value of the properties on which they are 

located, due to the allowed tax exemption pursuant to New York State Real Property Tax Law §487, 

the landowners of these properties will not be assessed a higher value to reflect these 

improvements.  In addition, studies of wind power impact on property values have indicated that 

these projects typically do not have an adverse effect on assessed property value (Sterzinger, 2003 
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and Hoen, 2009).  Therefore, the Project should have no affect on future real property tax obligations 

for each participating landowner. 

 

In exchange for the real property tax exemption, the applicant Allegany Wind LLC expects to 

execute a payment in lieu of taxes (PILOT) Agreement, which will require annual PILOT payments 

for the next 20 years.  Although the terms of the PILOT Agreement have not been finalized, annual 

PILOT payment of approximately $8,300 will be paid during a 20-year term for operation of the 

Allegany Wind Power Project.  At this rate, the annual PILOT payment will total $601,750 per year, 

accumulating up to $12,035,000 over 20 years.  
 

This annual revenue stream will be distributed among the relevant taxing jurisdictions according to 

their share as determined by the local combined tax rates and pursuant to the terms of the PILOT 

Agreement.  The following table summarizes the property tax revenues for 2009 and the projected 

annual PILOT payments for each of the taxing jurisdictions (assuming equal distribution) in the 

project area and the total PILOT payments during the first 20 years of Project operation.  As 

illustrated, over the next 20 years the PILOT payments will provide a substantial stream of revenue 

for each municipality to use as it determines best for the community. 
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Table 11. Property Tax Levy compared to PILOT Payments 

2009 PILOT Payments 

 Property Tax 
Levy* 

Projected 
Annual PILOT 

Revenue 

Total PILOT 
Revenue over 

20 years 

Cattaraugus County $43,742,363.00 $120,350 $2,407,000 

Town of Allegany $1,233,901.00 $240,700 $4,814,000 

Allegany-Limestone Central School District $6,801,671.03 $240,700 $4,814,000 

Total PILOT Revenues - $601,750 $12,035,000 

* Property tax levy source for municipalities and county: New York State Office of Real Property Services Municipal 
Profiles (MuniPro). Property tax levy source for school districts: 
http://maps.cattco.org/taxes/school_taxes.php?school=1&year=2009 
 

Over the 20-year PILOT agreement, approximately $12,035,000 will be provided to the local taxing 

jurisdictions.  In light of this revenue stream, the Project will have a beneficial impact on municipal 

budgets and will more than offset any indirect costs to the local municipalities with this additional 

revenue.  Upon termination of the PILOT agreement, tax payments will be depend upon the 

depreciation of the project’s generating assets and the appraised value of the project at that time.   

 

3. Effects on Land Use and Property Values 

 

a. Effects on Land Use 

 

One of the benefits of the installation of a commercial wind farm is that the land can continue to be 

used in the same or similar manner as it was prior to the new development.  The current land uses 

on the participating properties can continue during full operation of the Project.  In the short-term, 

during construction, there may be a temporary interruption of current land uses due to construction 

related activities.  However, the long-term operation of this Project is compatible with the current 

land uses.  Furthermore, the development of this Project is consistent with the Town of Allegany’s 

Development Policy to encourage land uses, which can co-exist and are compatible with existing 

land uses in the Town’s Southern Section.  

 

b.  Effects on Property Values 

 

Local residents often express concern over the potential for local property values to depreciate as a 

result of a proposed wind power project.  This issue has come up during the siting and review of 

other wind power projects in New York and throughout the United States.  In order to address this 
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concern, the Renewable Energy Policy Project (REPP) conducted a quantitative study in 2003.  

REPP assembled a database of real estate transactions adjacent to every wind power project in the 

United States (10 MW or greater) that became operational between 1998 and 2001 (a total of 10 

projects, including the Madison and Fenner projects in Madison County, New York).  For this study, 

data was gathered within 5 miles of the wind projects, as this was determined to be the potential 

area of visual impact (viewshed).  For each of the 10 projects, similar data was also gathered for a 

comparable community that was located outside of the project viewshed (comparable communities 

were based on interviews with local assessors as well as analysis of U.S. Census demographic 

data).  The goal of the data collection was to obtain real estate transaction records for a time period 

covering roughly 6 years (3 years pre-construction and 3 years post-construction).  The data was 

then analyzed in three different ways: Case 1 examined the price changes in the viewshed and the 

comparable community for the entire period of the study; Case 2 examined how property values 

changed in the viewshed before and after the project became operational; and Case 3 examined 

how property values changed in the viewshed and the comparable community after the project 

became operational. 

 

The REPP study concluded that there is no evidence that the presence of the Madison and Fenner 

wind farms had a significant negative effect on residential property values in Madison County, New 

York. 

 

However, it should be noted that the REPP study has been criticized because it assumes that all 

properties within the study area have a view of the respective wind farm, does not account for 

property distance to the wind farm, uses not ideal statistical analysis, and includes inappropriate 

transactions (e.g., estate sales, sales between family members, sales due to divorce, etc.).  To 

present a clearer understanding of the actual effects of existing wind farms on property values, a 

Master of Science thesis was prepared by Ben Hoen in 2006.  The purpose of this study was to 

analyze if the transaction value of homes within 5 miles of the existing Fenner Wind Farm was 

significantly affected by views of the wind farm.  "View" is defined using a continuous variable from 0 

(no view) to 60 (a full view of all 20 turbines).  The study additionally investigates how this effect 

varies with distance (spatially), time (temporally) and house value.  Lastly, the effect and degree of 

the PILOT payment to Fenner Township is investigated.  The study utilized the hedonic pricing 

model, which, given enough data, is sensitive enough to allow sales to be grouped temporarily (e.g., 

by year), spatially (e.g., by distance), and economically (by the value of the home).  

 

The data concerning transaction values and assessor information was collected from the Madison 

County Real Property Tax Office.  From January 1, 1996 through June 1, 2005, 452 sales took place 
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that were coded "arms-length" transactions by county assessors, and were within 5 miles of Fenner 

Wind Farm.   Of these 167 were removed as land-only sales (i.e., sale of parcel that did not contain 

a house), and five were removed as non arms-length sales, resulting in a total of 280 sales.  Of 

these, 140 occurred after construction of the Fenner Wind Farm began (2001).  A field analysis was 

conducted on October 30 and 31, 2005 to ensure complete accuracy of the "view" variables used in 

the model.  Visits were made to those homes sold after January 1, 2001 (138 homes visited) to 

assess the degree to which the home could see the wind farm.  By standing at or near the house a 

rating of 1 to 60 was established for each home.  This rating was based on the degree to which 

viewers could see each of the 20 windmills in the Fenner Wind Farm.  A total of 3 points per turbine 

were possible (one point if only the blade above the nacelle was visible, two points if the nacelle was 

also visible, and three points if the tower below the rotor swept area was also visible), for a 

cumulative maximum of 60 points. 

 

The analysis of 280 home sales within 5 miles of the Fenner Wind Farm did not reveal a statistically 

significant relationship between either proximity to or visibility of the wind farm and the sale price of 

homes.  Additionally, the analysis failed to uncover a relationship even when concentrating on 

homes within one mile of the wind farm that sold immediately following the announcement and 

construction of the project.  This study therefore concluded that in Fenner, a view of the wind farm 

does not produce either a universal or localized effect, adverse or not.     

 

A more recent study sponsored by the United States Government focused specifically on impacts of 

wind farm projects on residential property values.  The report The Impact of Wind Power Projects on 

Residential Property Values in the United Sates: A Multi-Site Hedonic Analysis, released in 

December 2009 explains the study and the conclusions drawn from the study.  A more broad 

approach to assessing potential impacts on property values of residences near wind farm projects 

was undertaken for this study and consequently it is the “most comprehensive and data-rich analysis 

to date in the U.S. or abroad on the impacts of wind projects on nearby property values.” (see The 

Impact of Wind Power Projects on Residential Property Values in the United Sates: A Multi-Site 

Hedonic Analysis, page xi).  This study’s analysis is based on information from 10 communities 

surrounding 24 existing wind power facilities spread across nine states.  Homes included in the 

study were located from 800 feet to over five miles from the nearest wind energy facility.  This study 

used a methodology based on the hedonic pricing model to identify the marginal impacts of different 

housing and community characteristics on residential property values.  Analysis of possible impacts 

on property values was undertaken by dividing the impacts into three non-mutually exclusive 

categories, area stigma, scenic vista stigma, and nuisance stigma.  An explanation of each identified 

stigma, as used in this study is: Area stigma may occur regardless of whether the wind facility is 
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within view of the home.  The mere fact that a wind farm is generally nearby may adversely affect a 

homes value.  Scenic vista stigma is based on the concern that a home may be devalued because a 

wind facility is within view and/or interrupts an existing scenic vista.  A nuisance stigma can occur 

because of the potential for extenuating factors from a nearby wind facility, such as noise or shadow 

flicker (regardless of whether they actually occur).  Exploration of the effects of all three stigmas 

resulted in finding no persuasive evidence that neither the view of the wind facilities nor the distance 

of the home to the facilities is found to have any significant effect on home sales prices.  The study 

recognizes the possibility that the value of an individual home (or small numbers of homes) has been 

or could be negatively impacted by a nearby wind farm facility.  However, even if such occurrences 

do exist “they are either too small or too infrequent to result in any widespread, statistically 

observable impact.” (See The Impact of Wind Power Projects on Residential Property Values in the 

United Sates: A Multi-Site Hedonic Analysis, page xvii). 

 

Given the results of the REPP and two Hoen studies, it is reasonable to conclude that the proposed 

Project will not have an adverse impact on local property value. 
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Part III: Mitigation Measures 
Once potential adverse impacts are identified, it is incumbent upon the Project sponsor, to 

investigate possible mitigation measures, which would either eliminate or reduce the potential 

impacts.  With regard to the socioeconomic effects of this Project, the positive impacts strongly 

overshadow all potential adverse effects, and therefore, mitigation measures are unnecessary.  The 

following is an explanation of this conclusion for each identified socioeconomic impact.  

 

1. Population and Housing, Economy and Employment 

 

The operating Project is not anticipated to adversely affect population or housing availability in the 

Towns of Allegany or Olean, the City of Olean, the Village of Allegany, or the surrounding 

communities.  Nor is it expected to have a depressing effect on local property values.  As described 

previously, the operating Project's potential impact on the local economy and employment will be 

positive, in that additional jobs will be created and additional local expenditures made (lease 

payments to participating landowners, as well as local purchase of goods and services).  However, 

the number of permanent jobs created is not large enough to create a financial burden on the towns, 

city, village, county, or school districts by requiring provision of additional services and/or facilities.  

Thus, mitigation measures to address either loss of jobs or increased demand for municipal services 

are not necessary.  Consequently, mitigation measures to address population and housing impacts 

are not necessary. 

 

2. Municipal Revenues 

 

Neither construction nor operation of the proposed Project will create a significant demand for 

additional municipal or school district services and facilities, and therefore because it will not directly 

increase local municipal expenses, it will have no adverse impact on municipal or school budgets.  

The Project Sponsor plans to enter into a 20-year term PILOT agreement with local tax jurisdictions.  

Although the specific terms of the PILOT agreement have not been negotiated, the Project Sponsor 

anticipates, based upon annual PILOT payments for other wind energy projects in New York, that 

the annual PILOT payment will be approximately $8,300 per MW of installed generation capacity.  At 

that rate, and assuming that 72.5 MW of generation is installed, the PILOT payments would average 

approximately $601,750 per year.  Further, over an assumed 20-year duration of the PILOT 

agreement, the local jurisdictions would receive total payments in excess of approximately $12 

million (see Table 11).  
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The PILOT payments will increase the revenues of the local taxing jurisdictions, and will represent a 

significant portion of their total tax levy.  Further, the PILOT payments will more than offset any 

minor increases in community service costs that may be associated with long-term operation and 

maintenance of the Project (e.g., small number of additional school children, slightly increased road 

maintenance costs). 

 

The only potential adverse impact to municipal budgets is the impact of Project construction on local 

roads, and the need to repair or upgrade these roads to accommodate construction vehicles and 

activity.  To mitigate this impact, construction-related damage or improvements to state, county, 

town, city or village roads will be the responsibility of the Project developer, and will be undertaken at 

no expense to the municipalities or the County. 

 

3. Decommissioning 

 

In accordance with the decommissioning section (Section 5.25B(3)(n)) of the Town of Allegany 

Commercial Wind Energy Conversion Systems Ordinance, the Project Sponsor will establish a 

decommissioning and restoration plan and will file with the Town of Allegan a letter of credit or cash 

sufficient to cover the costs associated with decommissioning the Project.  This letter of credit will 

assure that the proposed wind power facility will be dismantled and removed in the event that it is 

not completed, proves economically unviable, or reaches the end of its operational life span.  Prior to 

the start of construction the Project developer will submit evidence of the mechanisms that are in 

place to ensure the removal of each wind turbine in the event it is not in active service for one year 

or more. 

 

Because the wind farm facility will generate a predictable source of additional revenue for all of the 

affected municipalities and school districts over the next 20-plus years, the Project will positively 

impact municipal and school district revenues.  This will enhance the type and level of services these 

jurisdictions provide to local residents for the duration of the Project's operational life.   
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