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Site History
 Pre-2007 - Agricultural 

property on the edge of 
the City of Ithaca

 2007 - Proposed ethanol 
plant development

 2008 - Site partially 
developed

 2014 - ZFS Ithaca 
purchased site to  
construct a soybean 
processing facility

 2014–2016 - Due diligence

 2017 – Wetland 
development

 2017 – Site development

 2019–2020 – Facility is 
operational



1998 – Pre-Site Development



2007 – Site Development Begins



2008 – Site Development Stalls



ZFS 

 ZFS became 
interested in the 
property in 2014

 Due diligence 
included

Phase 1

Environmental 
permits

Local zoning

Wetland 
delineation



Wetland 

Delineation 
 Process to Identify all 

“Waters” – Wetlands, 
Lakes, Streams, Ponds, 
etc.

 Wetland Delineation is the 
process of identifying the 
boundaries of the 
“Waters.”

 Part 31 – Floodplain 
Authority

 Part 301 – Inland Lakes 
and Streams

 Part 303 – Wetlands 
Protection

 Michigan has Federal 
Permitting Authority under 
Part 301 and Part 303



Potential Regulated Waterbodies

Lake

Pond

Drain/Stream

Pond



Potential Wetland Areas





Wetlands Identification 
MCL 324.3031(4)

The department and local units of government shall 
apply the technical wetland delineation standards set 
forth in the United States army corps of engineers 
January 1987 wetland delineation manual, technical 
report Y-87-1, and appropriate regional United States 
Army Corps of Engineers supplements, in identifying 
wetland boundaries under this part, including, but not 
limited to, section 30307. 



10 Regional Supplements



Wetlands Delineation

 The identification of 
wetland/upland  
boundaries

 Requires on the ground 
verification of 
vegetation, soils, and 
hydrology

 Typically flagged or 
staked on the site

 Flags are then survey 
and incorporated into 
site plans

Wetland Delineations MUST be completed in 

the growing season



Wetland Identification (3-Criteria Approach)

Wetland 

Boundary



National Wetland Inventory Mapping

2005 National Wetland Inventory
2015 National Wetland Inventory



Assessing the ZFS 

Ithaca Site







Wetland Delineation



Site Plan Development



Wetland Impact Tables



Streams and Floodplain Impacts

Brady Creek 

Crossing



Streams and Floodplains



Site Development Planning

AVOIDANCE 

MINIMIZATION 

MITIGATION

AVOIDANCE 

Do feasible and prudent 
alternatives exist?

Consider different location, 
configuration, size or method

MINIMIZATION 

If impacts must occur, can they 
be minimized?

Minimize impacts to greatest 
extent possible

MITIGATION 

Replace unavoidably lost 
wetland resources with 

created or restored wetlands 
to ensure no net loss of 

wetland functions and values





Typical EGLE Wetland Permit Process

Complete joint permit application (in MiEnviro)

Includes project information

Resources impacts (wetlands, lakes, streams, 

floodplains, etc.)

Mitigation plans (wetlands, floodplains, streams)

Correction requests – clarifications (almost always)

Public notice/public hearing (rarely)

Meet with EGLE staff (usually on-site)

Modify project to further minimize impacts

Permit Decision 



ZFS Permit Application 

Review
 EGLE’s review consisted of an onsite review. Noting 

that a large amount of the wetlands were recently 

created and significant effort had been taken during 

site plan development to avoid impacts to the higher 

quality resources on the site (lake, stream, and 

adjacent wetlands).

 1) Avoid – wasn’t possible 

 2) Minimize – during site plan development – shifting 

roads, buildings, other infrastructure – satisfied EGLE

 3) Mitigate – Although a conceptual mitigation plan 

was developed, a final plan was needed once Step 1 & 

2 were satisfied.



What is Wetland 
Mitigation?

 Replacement of unavoidably 

lost wetland resources with 

created or restored 

wetlands

 Goals

 No net loss

 Replace ecological 

functions and societal 

values

 Permittee Responsible 

Mitigation vs Mitigation 

Banks



Mitigation 

Options – 

Preferential 

Order

Purchase of 
credits from a 
wetland mitigation 
bank (preferred).  

The restoration of 
previously existing 
wetland

The creation of new 
wetlands

The preservation of 
exceptional 
wetlands. 



Site Wetland Mitigation



Proposed 

Wetland 

Mitigation Site









Conservation 

Easements must be 

placed over all 

mitigation. These 

areas will be 

protected forever



Permit Required 5 Years of Monitoring

 The EGLE Permit requires 

Wetland Mitigation 

Performance Standards 

relating to Construction 

Grading, Hydrology, Plant 

Establishment and Diversity.  

 Performance Standards must 

be met and all monitoring 

must be completed to close 

a permit and to get the 

financial assurance (Bond) 

returned.

 EGLE approved project in 

2023 (permit issued in 2017)



Other Challenges



Eagle Regulations
 Bald and Golden Eagle Protection Act

 Regulated by USFWS

 Permits required for any impacts, including working 

near the nest





Gas Line Connection

 ZFS needed a natural gas connection (off site)

 Gas company impacted 0.24 acres of wetland 

without an EGLE permit

 Project stopped



Gas Line Connection

 Apply for an After-the-Fact Permit (ATF) and 

additional new wetland impact. Including some 

wetland restoration of impacted areas and more 

mitigation

 ATF requires double the wetland mitigation (4x 

forested wetland)

 Proposed expanding the onsite wetland mitigation 

at the ZFS Ithaca site

 ATF Permit issued

 0.80 acres of additional wetland mitigation added 

to the existing mitigation area



ZFS Wetland Mitigation #2

NEW AREAS



Conclusion

 Obtain Wetland Delineations as part of site due 

diligence, even on redevelopment sites

 Site development needs to consider and minimize 

impacts to wetlands, lakes, streams and floodplains

 Plan 9 months – 1 year to obtain wetland, lake and 

stream permits

 Check MNFI and USFWS databases for potentially 

threatened and endangered species (or other 

regulated species – eagles!)

 If wetland and stream impacts, check mitigation 

options – onsite, offsite, bank credits?



Questions?

ZFS Ithaca Wetland Mitigation Site



THANK YOU

bridgetter@zfsinc.com

Bridgette L. Rillema, PE

ZFS Solutions, LLC

bridgetter@zfsinc.com
tlosee@niswander-env.com

Todd Losee, PWS

Niswander Environmental

tlosee@niswander-env.com
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mailto:tlossee@niswander-env.com
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