
 

 

 

 

 
 

 PLANNING & ZONING COMMISSION REGULAR MEETING  

450 S. Parish, Johnstown, CO  
Wednesday, February 15, 2023 at 7:00 PM  

  

MISSION STATEMENT: Enhancing the quality of life of our residents, businesses, and visitors 

through community focused leadership. 

AGENDA 

CALL TO ORDER 

ROLL CALL 

APPROVAL OF AGENDA 

PUBLIC COMMENTS - Regarding items and issues not included as a Public Hearing on this 

Agenda (limited to 3 minutes each) 

NEW BUSINESS 

1. PUBLIC HEARING - Archdiocese Annexation Nos. 1 and 2 and Establishment of Zoning (H-A 

and PUD-MU) 

2. PUBLIC HEARING - Dove Solar Outline Development Plan (Archdiocese Annexation PUD 

Zone) 

3. PUBLIC HEARING - Dove Solar LLC - Solar Array Project for a Use by Special Review 

4. PUBLIC HEARING - Uncle Benny's Site Development Plan, on Marketplace Dr. 

DEPARTMENTAL REPORT 

COMMISSIONER REPORTS AND COMMENTS 

ADJOURN 

 

AMERICANS WITH DISABILITIES ACT NOTICE 

In accordance with the Americans with Disabilities Act, and other applicable laws, persons who need 

accommodation in order to attend or participate in this meeting should contact Town Hall at (970) 587-4664 

no later than 48 hours before the meeting in order to request such assistance. 
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PLANNING & ZONING COMMISSION 

AGENDA MEMORANDUM 
 

 

DESCRIPTION: Archdiocese Annexation Nos. 1 and 2 & Establishment of Zoning (HA-Holding 

Ag and PUD-MU) 

PROJECT NO:  ANX22-0003 

LOCATION:   South of WCR 46.5 and the Little Thompson Reservoir, west of WCR 19 

APPLICANT:  Archbishop of Denver 

STAFF:   Kim Meyer, Planning & Development Director  

HEARING DATE: February 15, 2023 

ATTACHMENTS 
1- Vicinity Map 
2- Annexation Map 
3- Zoning Map 
4- COGCC Map 

 
PROJECT SUMMARY 
The Applicant requests Annexation for approximately 82.6 acres of land in Weld County, in two “serial” 
annexations of 41.06 acres and 41.53.  Establishment of zoning is proposed in two parts, with the eastern 
portion of the property, proposed to support a solar facility with PUD-MU (Mixed Use) zoning; and the 
western portion proposed to remain in ag production, with an H-A (Holding Ag) zoning district.  
 
An Outline Development Plan as well as an application for a Use by Special Review (USR) for a Solar Facility 
have also been received and reviewed for this property. These will also be heard concurrently by Planning 
& Zoning Commission and the Town Council.  
 
PROPERTY BACKGROUND 
The property is located south of Weld County Rd (WCR) 46.5 and west of WCR 19 (Attachment 1). The 
subject property is presently zoned A - Agricultural in unincorporated Weld County and is being used as 
farm land.  It is bordered to the north by the Hillsborough/Little Thompson Reservoir, to the west by 
incorporated areas of Johnstown, with the rest being adjacent to unincorporated Weld County and 
adjacent to the Milliken Growth Management Boundary. The right of way for County Road 46 to the north 
and east, that just touches this parcel, is already annexed into Milliken.  
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SURROUNDING ZONING & LAND USE 

North: A – Agricultural (Weld County), Hillsborough/Little Thompson Reservoir 
South: A – Agricultural (Weld County) 
East: A – Agricultural (Weld County) 
West:  PUD (Johnstown) with Oil & Gas Well Pads 
 
LAND USE HISTORY 
Historically, this property has been used for farming and continues as that use today. 
 
OIL & GAS 
COGCC (Oil & Gas) online maps show existing abandoned and plugged and abandoned wells on-site, 
Attachment 4. These sites are also shown on the Annexation and Zoning maps, as well as an easement 
for a Kerr-McGee pipeline that bisects the property. 
 
IRRIGATION DITCHES 
The Hillsborough/Little Thompson Reservoir, owned and managed by the Extension (Hillsborough) Ditch 
Company, is partially located on the northwest corner of this property. These are some emergent 
wetlands along the banks of that water body, identified by the Colorado Wetland Inventory as part of the 
Colorado Natural Heritage Program.  
(https://csurams.maps.arcgis.com/apps/webappviewer/index.html?id=a8e43760cb934a5084e89e46922580cc) 
 
FLOODPLAIN 
The subject property is not located in any floodplain area. 
 
PUBLIC NOTICE & AGENCY REFERRALS 

Notice for the Planning & Zoning Commission hearing was published in the local paper of widest 
circulation, the Johnstown Breeze, on Thursday, January 26, 2023.  This notice provided the date, time, 
and location of the Planning and Zoning Commission hearing, as well as a description of the project.  
Notices were mailed to all property owners within 500 feet of the property in question.  This notice 
included a map of the project area.  Full state-required annexation packets will be mailed to the county 
and all taxing districts in advance of the scheduled Council hearing on March 20, 2023.  
 
This project was referred to the Johnstown Review Committee as well as Weld County, Milliken, the Weld 
RE-5J School District, Little Thompson Water, Xcel and TDS.  
 
NEIGHBORHOOD MEETING 
No neighborhood meeting was held for this annexation and zoning.  
 
PROJECT DESCRIPTION & ANALYSIS 
Annexation  
This 82.6-acre Annexation (Attachment 2) encompasses the full ownership of the Archdiocese in this 
immediate area, as well as extending across the full existing ROW for Weld CR 19. A dedication of 
additional ROW, to accommodate future arterial build-out along the parcel frontage, is included with the 
proposed annexation agreement that the Council will review concurrently with this Annexation request.  
 
The annexation is being considered by the Town for the following reasons: 

1. At least 1/6 of the area to be annexed for each individual annexation is contiguous to the Town 
of Johnstown boundary. 
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2. The property is located within the Town of Johnstown Growth Management Area. 
3. The Town is capable of providing water, sewer, and police service to the property. 
4. The Town is authorized to annex the area without an election under Section 30(b) of Article II of 

the Colorado Constitution. 

A Resolution finding Substantial Conformance with C.R.S. requirements and setting the public hearing 
was approved by Town Council on February 6, 2023. 
 
Zoning & Development Standards 
The current zoning for the property is Agricultural in unincorporated Weld County.  There are no known 
existing conditional uses or uses by special review that apply to the property. 
 
The applicant requests two separate zones – H-A- Holding Ag and PUD-MU – upon annexation. 
(Attachment 3) Zone H-A would permit the owner to continue using the property for agricultural uses. 
The PUD zoning has an associated Outline Development Plan being proposed, as well, that would permit 
a solar facility to be developed on the site. Additional future development will be required to create 
subdivision plats and development plans, to be reviewed and approved by the Town through public 
hearing processes. Detailed engineering and construction plans are part of that future technical review.  
 
This area of the Johnstown Growth Management Area is indicated for Low or Very Low Intensity and 
Density types of development.  The continuation of agricultural uses into the future, as well as the use of 
the area for very low intensity energy resource development are in alignment with this designation and 
intention. Staff has no outstanding concerns related to this Annexation and Establishment of Zoning.  
 
RECOMMENDED PLANNING AND ZONING COMMISSION FINDINGS AND MOTIONS 

Staff recommends that the Planning and Zoning Commission send a recommendation for Approval to 
Town Council for the Annexation and Establishment of H-A and PUD-MU Zoning based upon the following 
findings: 
 

1. The area is contiguous to the Town of Johnstown along at least 1/6 of its boundaries. 
2. The property is located within the Town of Johnstown Growth Management Area. 
3. The Town can adequately and efficiently provide utility and police services. 
4. The property is eligible for annexation without election pursuant to the Colorado Constitution 

Article II, Section 30(b). 
 

Recommended Motion: Motion to Approve: 

Based on the application materials received, analysis and presentations at this hearing, and findings noted 
in this staff memorandum, I move that the Planning & Zoning Commission recommend Approval to the 
Town Council for the Archdiocese Annexation and Establishment of H-A and PUD-MU Zoning Districts for 
this property. 

Motion to Recommend Approval on Annexation, and modification of Zoning District: 

I move that the Commission recommend to the Town Council Approval of the Archdiocese Annexation 

and to Establish Zoning on the property. 

Motion to Recommend Denial: 

I move that the Commission recommend to the Town Council Denial of the Archdiocese Annexation and 

Establishment of Zoning. 
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ARCHDIOCESE ANNEXATION No. 1

41.06 ACRES (±1,788,614 sq.ft.)

COUNTY ROAD 46

Parcel Number 105916100039

Owner: Archdiocese of Denver

Warranty Deed

Reception No. 2888285
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COUNTY ROAD 46

COUNTY ROAD 46.5
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JOHNSTOWN ARCHDIOCESE
ANNEXATION

No. 1

1

ARCHDIOCESE ANNEXATION No. 1

The Northwest Quarter of the Northeast Quarter of Section 16, Township 4 North, Range 67 West

of the 6th P.M., County of Weld, State of Colorado

” ” 

” 

VICINITY MAP

LEGEND

LEGEND

BECKER-DEE ANNEXATION
PARCEL B (JOHNSTOWN)

RED MOUNTAIN
ANNEXATION 4

(JOHNSTOWN)

WELD COUNTY ROAD 46
ANNEXATION (MILLIKEN)

UN-PLATTED WELD COUNTY

OWNER: LEAHY FAMILY FARMS LLC
PARCEL NO. 105909000005

UN-PLATTED WELD COUNTY

OWNER: EXTENSION IRRIGATION COMPANY
PARCEL NO. 105909000006

UN-PLATTED WELD COUNTY

OWNER: SHULTZ FARM INC
PARCEL NO. 105916100042

LOT C
RECORDED EXEMPTION NO. 1059-10-3 RE 4330

RECEPTION NO. 3391982

OWNER: SPAUR LLC
PARCEL NO. 105910300036

LOT 43, BLOCK 2
JOHNSON FARMS FILING NO. 3

RECEPTION NO. 4568150

OWNER: CENTURY LAND HOLDINGS LLC
PARCEL NO. 105909302043

PRELIMINARY

UN-PLATTED JOHNSTOWN

OWNER: ANADARKO E & P ONSHORE LLC
PARCEL NO. 105916200038

UN-PLATTED WELD COUNTY

OWNER: BINDER FAMILY FARMS LLC
PARCEL NO. 105915000021
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ARCHDIOCESE ANNEXATION No. 2

41.53 ACRES (±1,809,007 sq.ft.)

COUNTY ROAD 46

Parcel Number 105916100039

Owner: Archdiocese of Denver

Warranty Deed

Reception No. 2888285

ARCHDIOCESE ANNEXATION No. 1
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COUNTY ROAD 46.5
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JOHNSTOWN ARCHDIOCESE
ANNEXATION

No. 1

The Northeast Quarter of the Northeast Quarter of Section 16, and a Portion of the Northwest Quarter of the Northwest Quarter of Section 15,

Township 4 North, Range 67 West of the 6th P.M., County of Weld, State of Colorado

VICINITY MAP

ARCHDIOCESE ANNEXATION No. 2

1

LEGEND

LEGEND

” ” 

” 

UN-PLATTED WELD COUNTY

OWNER: EXTENSION IRRIGATION COMPANY
PARCEL NO. 105909000006

UN-PLATTED WELD COUNTY

OWNER: LEAHY FAMILY FARMS LLC
PARCEL NO. 105909000005

UN-PLATTED WELD COUNTY

OWNER: EXTENSION IRRIGATION COMPANY
PARCEL NO. 105909000006

UN-PLATTED WELD COUNTY

OWNER: BINDER FAMILY FARMS LLC
PARCEL NO. 105915000021

UN-PLATTED WELD COUNTY

OWNER: SHULTZ FARM INC
PARCEL NO. 105916100042

UN-PLATTED JOHNSTOWN

OWNER: ANADARKO E & P ONSHORE LLC
PARCEL NO. 105916200038

LOT C
RECORDED EXEMPTION NO. 1059-10-3 RE 4330

RECEPTION NO. 3391982

OWNER: SPAUR LLC
PARCEL NO. 105910300036

PRELIMINARY

BECKER-DEE ANNEXATION
PARCEL B (JOHNSTOWN)

RED MOUNTAIN
ANNEXATION 4

(JOHNSTOWN)

WELD COUNTY ROAD 46
ANNEXATION (MILLIKEN)

LOT 43, BLOCK 2
JOHNSON FARMS FILING NO. 3

RECEPTION NO. 4568150

OWNER: CENTURY LAND HOLDINGS LLC
PARCEL NO. 105909302043
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82.59 ACRES (±3,597,621 sq.ft.)

N1/2NE1/4

SECTION 16, T.4N., R.67W.

Parcel Number 105916100039

Owner: Archdiocese of Denver

Current County Zoning:  A (Agriculture)

-SUBJECT PROPERTY-

41.53 ACRES (±1,809,007 sq.ft.)

Proposed Town Zoning: PUD-MU (Planned Unit Development - Mixed Use)

41.06 ACRES (±1,788,614 sq.ft.)

Proposed Town Zoning: HA (Holding Agriculture)

-ESTABLISHMENT OF ZONING 1-

-ESTABLISHMENT OF ZONING 2-
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COUNTY ROAD 46
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COUNTY ROAD 46.5

JOHNSTOWN

MILLIKEN

The North Half of the Northeast Quarter of Section 16, Township 4 North, Range 67 West

of the 6th P.M., Town of Johnstown, County of Weld, State of Colorado

VICINITY MAP

ARCHDIOCESE ANNEXATION ZONING MAP

1

LEGEND

UN-PLATTED WELD COUNTY

OWNER: EXTENSION IRRIGATION COMPANY
PARCEL NO. 105909000006

COUNTY ZONING: A

UN-PLATTED WELD COUNTY

OWNER: BINDER FAMILY FARMS LLC
PARCEL NO. 105915000021

COUNTY ZONING: A

UN-PLATTED WELD COUNTY

OWNER: LEAHY FAMILY FARMS LLC
PARCEL NO. 105909000005

COUNTY ZONING: A

UN-PLATTED WELD COUNTY

OWNER: SHULTZ FARM INC
PARCEL NO. 105916100042

COUNTY ZONING: A

UN-PLATTED JOHNSTOWN

OWNER: ANADARKO E & P ONSHORE LLC
PARCEL NO. 105916200038

TOWN ZONING: PUD-R

LOT C
RECORDED EXEMPTION NO. 1059-10-3 RE 4330

RECEPTION NO. 3391982

OWNER: SPAUR LLC
PARCEL NO. 105910300036

COUNTY ZONING: A

PRELIMINARY

LOT 43, BLOCK 2
JOHNSON FARMS FILING NO. 3
RECEPTION NO. 4568150

OWNER: CENTURY LAND HOLDINGS LLC
PARCEL NO. 105909302043
TOWN ZONING: PUD-R

LEGEND

” ” 

” 

” ” 

” 
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ARCHDIOCESE ANNEXATION, ZONING, ODP, AND USR – SOLAR 

 

COGCC MAPPING (2/8/2023) 
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PLANNING & ZONING COMMISSION 

AGENDA MEMORANDUM 
 

 

DESCRIPTION: Dove Solar Outline Development Plan 

PROJECT NO:  ANX22-0003 

LOCATION:   South of WCR 46.5 and the Little Thompson Reservoir, west of WCR 19 

APPLICANT:  SunSolar (Applicant) / Archbishop of Denver (Owner) 

STAFF:   Kim Meyer, Planning & Development Director  

HEARING DATE: February 15, 2023 

ATTACHMENTS 
1- Vicinity Map 
2- Outline Development Plan 

 
PROJECT SUMMARY 
The Applicant requests the approval of an Outline Development Plan (ODP) for approximately 82.6 acres 
of land being considered for annexation to the Town of Johnstown, as the Archdiocese Annexation Nos. 
1 and 2. (Attachment 2) Zoning proposed for the site includes approximately half the acreage as H-A, 
Holding Agriculture, for ongoing agricultural uses; and the other half as PUD-MU, Planned Unit 
Development Mixed Use.  This ODP would apply to the PUD zone district of that property and permit the 
development of a 30± acre solar field. 
 
The ODP permits only an Agricultural Area, and the Solar Use Area as an interim (20-40 years) use prior to 
future development that may occur on-site. Rezoning and subdivision, as well as extensive engineering 
would be required in the future to accommodate additional uses and development. 
 
PROPERTY BACKGROUND 
The property is located south of Weld County Rd (WCR) 46.5 and west of WCR 19. The subject property is 
presently zoned A - Agricultural in unincorporated Weld County and is being used as farm land.  It is 
bordered to the north by the Hillsborough/Little Thompson Reservoir, to the west by incorporated areas 
of Johnstown, with the rest being adjacent to unincorporated Weld County and adjacent to the Milliken 
Growth Management Boundary. (Attachment 1) 
 
SURROUNDING ZONING & LAND USE 

North: A – Agricultural (Weld County), Hillsborough/Little Thompson Reservoir 
South: A – Agricultural (Weld County) 
East: A – Agricultural (Weld County) 
West:  PUD (Johnstown) with Oil & Gas Well Pads 
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LAND USE HISTORY 
Historically, this property has been used for farming and continues as that use today. 
 
OIL & GAS 
COGCC (Oil & Gas) online maps show existing abandoned and plugged and abandoned wells on-site. 
These sites are also shown on the Annexation and Zoning maps. 
 
IRRIGATION DITCHES 
The Hillsborough/Little Thompson Reservoir, owned and managed by the Extension (Hillsborough) Ditch 
Company, is partially located on the northwest corner of this property. These are some emergent 
wetlands along the banks of that water body, identified by the Colorado Wetland Inventory as part of the 
Colorado Natural Heritage Program.  
(https://csurams.maps.arcgis.com/apps/webappviewer/index.html?id=a8e43760cb934a5084e89e46922580cc) 
 
The reservoir and surrounding areas of interest are located in the H-A zoning district area and will be 
undisturbed by the proposed solar use on the PUD-MU zoned area. 
 
FLOODPLAIN 
The subject property is not located in any floodplain area. 
 
PUBLIC NOTICE & AGENCY REFERRALS 

Notice for the Planning & Zoning Commission hearing was published in the local paper of widest 
circulation, the Johnstown Breeze, on Thursday, January 26, 2023.  This notice provided the date, time, 
and location of the Planning and Zoning Commission hearing, as well as a description of the project.  
Notices were mailed to all property owners within 500 feet of the property in question.  This notice 
included a map of the project area. 
 
This project was referred to the Johnstown Review Committee as well as Weld County, Milliken, the Weld 
RE-5J School District, Little Thompson Water, Xcel and TDS.  
 
NEIGHBORHOOD MEETING 
No neighborhood meeting was held for this ODP project.  
 
PROJECT DESCRIPTION & ANALYSIS 
As noted in the summary above the proposed Dove Solar Outline Development Plan allows for continued 
ag use, as well as the development of an “interim” solar facility. Current solar contracts with Xcel have 
been offered as 20-year terms with potential to extend.  
 
As proposed in the accompanying USR (Use by Special Review) for the solar facility, the facility would 
encompass about 30 acres of land, and be sited to accommodate the oil and gas facility that is in the 
process of being plugged and abandoned. The use would utilize the existing access to WCR 19 that has 
been used previously to access the oil and gas site.  
 
No other uses are proposed with this ODP. The uses included within the ODP would not create the need 
for any utility, transportation, or other public services.  
  
This area of the Johnstown Growth Management Area is indicated for Low or Very Low Intensity and 
Density types of development.  The continuation of agricultural uses into the future, as well as the use of 
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the area for very low intensity energy resource development are in alignment with this designation and 
intention. Staff has no outstanding concerns related to this proposed Dove Solar ODP. Staff has no 
outstanding concerns related to this proposed Outline Develoment Plan.  
 
RECOMMENDED PLANNING AND ZONING COMMISSION FINDINGS AND MOTIONS 

Staff recommends that the Planning and Zoning Commission send a recommendation for Approval to 
Town Council for the Dove Solar Outline Development Plan based upon the following findings: 
 

1. The proposed uses are in alignment with the Future Land Use Plan within the Area Johnstown 
Comprehensive Plan. 

2. The proposed uses do not require significant public services to be provided by the Town or other 
public entities. 

3. The proposed uses have the ability to be designed to meet all Town codes, regulations and 
requirements for that type of development.   

4. The proposed uses provide an interim use to property that may prove suitable for a different type 
of development in the future.  
 

Recommended Motion: Motion to Approve 

Based on the application materials received, analysis and presentations at this hearing, and findings noted 
in this staff memorandum, I move that the Planning & Zoning Commission recommend Approval to the 
Town Council for the Dove Solar Outline Development Plan. 

Motion to Recommend Denial 

I move that the Commission recommend to the Town Council Denial of the Dove Solar Outline 

Development Plan. 
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INTERIM SOLAR

HOLDING- AG
DESIGNATED
HILLSBOROUGH
DITCH CO RESERVOIR

EXISTING PATHWAY

ARCHDIOCESE OF
DENVER PARCEL

CONCEPT SITE PLAN

SHEET SIZE

SHEET NUMBER

SHEET NAME
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41.06 ACRES
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SRC087084

2/6/2023

INTERIM
SOLAR
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41.53 ACRES
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DENVER

PARCEL: 105916100039
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COUNTY ROAD 46

250'125'62.5'

OUTLINE DEVELOPMENT PLAN
DOVE SOLAR

Part of the North Half of the Northeast Quarter of Section 16,
Township 4 North, Range 67 West of the 6th P.M.,

Town of Johnstown, State of Colorado

UNPLATTED

UNPLATTED

UNPLATTED
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34

EXISTING ACCESS
TO CR 19 TO REMAIN
FOR ACCESS TO
SITE.

OUTLINE DEVELOPMENT PLAN (ODP) USES:

1. FUTURE DEVELOPMENT WILL REQUIRE AN AMENDMENT TO THIS ODP TO
ESTABLISH USES, DENSITIES, AND INTENSITIES OF USE AS WELL AS MEET ALL TOWN
DEVELOPMENT STANDARDS.

2. PA-1 AGRICULTURAL AREA
A. AG USES MAY CONTINUE UNTIL FUTURE ODP AMENDMENT AND DEVELOPMENT
PROPOSALS

3. PA-2 SOLAR USE AREA
A. THE SOLAR USE AREA (PA-2) SHOWN ON THIS ODP IS AN INTERIM USE (20-40
YEARS, OR AS EXTENDED BY PRIVATE AGREEMENT) AND SHALL OBTAIN A SEPARATE
SPECIAL USE (USR) APPROVAL FROM THE TOWN OF JOHNSTOWN. THE
SPECIAL/CONDITIONAL USE APPLICATION SHALL SHOW ALL DETAIL RELATED TO THE
THIS INTERIM USE, SUCH AS BUT NOT LIMITED TO LAYOUT, ACCESS, LANDSCAPING
STANDARDS.

B. MINIMUM STANDARDS
i. 20-FOOT SETBACK OF SOLAR EQUIPMENT FROM PROPERTY LINES
ii. 8-FOOT DECORATIVE WILDLIFE FENCE AROUND PERIMETER OF SOLAR FIELD
iii. LOW-GRADE NATIVE SEED MIX WITHIN THE SOLAR FIELD AREA

C. A TOWN-APPROVED DECOMMISSIONING AND RECLAMATION PLAN AND DUST AND
WEED MITIGATION PLAN IS REQUIRED WITH THE THE SOLAR USE BY SPECIAL REVIEW
PROJECT.
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PLANNING & ZONING COMMISSION 

AGENDA MEMORANDUM 
 

 

DESCRIPTION: Dove Solar LLC – Solar Array Project Use by Special Review 

PROJECT NO:  USR22-0002 

LOCATION:   South of WCR 46.5 and the Little Thompson Reservoir, west of WCR 19 

APPLICANT:  SunSolar (Applicant) / Archbishop of Denver (Owner) 

STAFF:   Kim Meyer, Planning & Development Director  

HEARING DATE: February 15, 2023 

ATTACHMENTS 
1- Vicinity Map 
2- USR Site Plan 
3- USR Narrative 
4- Decommissioning & Reclamation Plan 
5- Dust and Weed Mitigation Plan 

 
PROJECT SUMMARY 
The Applicant requests the approval of a Use by Special Review (Attachment 2) for approximately 30 acres 
of land that is also under concurrent consideration for annexation, zoning and an ODP with the Town of 
Johnstown - as the Archdiocese Annexation Nos. 1 and 2. The Dove Solar Outline Development Plan would 
allow for the use of a solar facility on the eastern half of that subject property. 
 
PROPERTY BACKGROUND 
The property is located south of Weld County Rd (WCR) 46.5 and west of WCR 19. The subject property is 
presently zoned A - Agricultural in unincorporated Weld County and is being used as farm land.  It is 
bordered to the north by the Hillsborough/Little Thompson Reservoir, to the west by incorporated areas 
of Johnstown, with the rest being adjacent to unincorporated Weld County and adjacent to the Milliken 
Growth Management Boundary. (Attachment 1) 
 

SURROUNDING ZONING & LAND USE 

North: A – Agricultural (Weld County), Hillsborough/Little Thompson Reservoir 
South: A – Agricultural (Weld County) 
East: A – Agricultural (Weld County) 
West:  PUD (Johnstown) with Oil & Gas Well Pads 
 
LAND USE HISTORY 
Historically, this property has been used for farming and continues as that use today. 
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OIL & GAS 
COGCC (Oil & Gas) online maps show existing abandoned and plugged and abandoned wells on-site. 
These sites are also shown on the USR site plans. 
 
IRRIGATION DITCHES 
The Hillsborough/Little Thompson Reservoir, owned and managed by the Extension (Hillsborough) Ditch 
Company, is partially located on the northwest corner of this property. These are some emergent 
wetlands along the banks of that water body, identified by the Colorado Wetland Inventory as part of the 
Colorado Natural Heritage Program.  
(https://csurams.maps.arcgis.com/apps/webappviewer/index.html?id=a8e43760cb934a5084e89e46922580cc) 
 
The reservoir and surrounding areas of interest are located in the H-A zoning district area and will be 
undisturbed by the proposed solar use on the PUD-MU zoned area. 
 
FLOODPLAIN 
The subject property is not located in any floodplain area. 
 
PUBLIC NOTICE & AGENCY REFERRALS 

Notice for the Planning & Zoning Commission hearing was published in the local paper of widest 
circulation, the Johnstown Breeze, on Thursday, January 26, 2023. This notice provided the date, time, 
and location of the Planning and Zoning Commission hearing, as well as a description of the project.  
Notices were mailed to all property owners within 500 feet of the property in question. This notice 
included a map of the project area. 
 
This project was referred to the Johnstown Review Committee as well as Weld County, Milliken, the Weld 
RE-5J School District, Little Thompson Water, Xcel, and TDS.  
 
NEIGHBORHOOD MEETING 
No neighborhood meeting was held for this USR project. 
 
PROJECT DESCRIPTION & ANALYSIS 
The proposed USR applies to the 5,000 kW-AC solar array project use that Dove Solar is anticipating 
installing on this property. This array will consist of approximately 142 rows of over 11,000 modules. This 
non-reflective array equipment will be installed in the typical rows of arrays, with a maximum height of 
10 feet at full tilt. The fencing will be an 8-foot tall game fence of 4x4 inch reinforced mesh. Native seed 
mix will be cultivated and maintained onsite post construction, with  
 
The total project site, inside the fence, is a little over 30 acres in size, with overall dimensions of 
approximately 1183 feet wide (east-to-west) and just under 1300 feet north-to-south. This comprises the 
full frontage of the property along CR 19. The front fencing along the roadway is anticipated to be setback 
approximately 45-70 feet from the ultimate right-of-way, with another 30 feet to the nearest equipment.  
 
The use would utilize the existing access from CR 19 and creates the needed hammerhead turnaround 
for the Fire District on-site. No utilities or additional accesses are needed to serve this use. Electrical 
cables serving the site will be buried underground.  
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The Use by Special Review would permit this use to continue for up to 40 years from the time the facility 
is complete and in operation. Any proposed change to the use or additional development plans would 
initiate a new review by the Town and our reviewing agencies at that time. At the time of 
decommissioning, the user is required to remove all equipment and improvements and return the site to 
its current undeveloped state. 
 
The Site Plan is also accompanied by grading and stormwater plans that have been reviewed and 
approved by the Town Engineer, as well as a Project Narrative, Decommissioning & Reclamation Plan, 
and Dust and Weed Mitigation Plan (Attachments 3, 4 & 5). 
  
This area of the Johnstown Growth Management Area is indicated for Low or Very Low Intensity and 
Density types of development.  The use of the area for low intensity energy resource development is in 
alignment with this designation and intention. Staff has no outstanding concerns related to this proposed 
Dove Solar LLC – Solar Array Project Use by Special Review. 
 
RECOMMENDED PLANNING AND ZONING COMMISSION FINDINGS AND MOTIONS 

Staff recommends that the Planning and Zoning Commission send a recommendation for Approval to 
Town Council for the Dove Solar LLC – Solar Array Project Use by Special Review based upon the following 
findings, per JMC Sec 17-200: 
 

1. The Special Use is in alignment with the Future Land Use Plan within the Area Johnstown 
Comprehensive Plan. 

2. The Special Use will be compatible with existing surrounding and probably future land uses in the 
area.  

3. The Special Use will not cause any unreasonable demand on Town services. 
4. The Special Use will not unreasonable or adversely affect traffic flow in the surrounding area. 
5. The Special Use has been designed to meet all Town codes, regulations and requirements for that 

type of development.   
6. The Special Use provides a meaningful interim use, to up 40 years, to the subject property; which 

may then develop in accordance with future land use compatibility, and town plans and codes in 
place at that time. 
 

Recommended Motion: Motion to Approve 

Based on the application materials received, analysis and presentations at this hearing, and findings noted 
in this staff memorandum, I move that the Planning & Zoning Commission recommend Approval to the 
Town Council for the Dove Solar LLC – Solar Array Project Use by Special Review. 

Motion to Recommend Denial 

I move that the Commission recommend to the Town Council Denial of the Dove Solar LLC – Solar Array 

Project Use by Special Review. 
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NOTE:
1. DIMENSIONS ARE APPROXIMATE.

SOILS MAP
N.T.S.

IMPORT DATA FROM U.S.D.A. NATURAL RESOURCES
CONSERVATION SERVICE, WELD CO. COLORADO, SOUTHERN PART

NUMBER
34

SOIL TYPES
KIM LOAM, 5 TO 9 PERCENT SLOPES

SHEET NUMBER
T.100
C.101
E.101

SHEET LIST TABLE
SHEET TITLE

COVER
SEEDING AND FENCING PLAN

SIGNS

USE BY SPECIAL REVIEW - DOVE SOLAR LLC
5000 kW-AC (5981.04 kW-DC) SOLAR ARRAY PROJECT

PART OF THE NORTH HALF OF THE NORTHEAST QUARTER OF SECTION 16, TOWNSHIP 4 NORTH,
 RANGE 67 WEST OF THE 6TH P.M., TOWN OF JOHNSTOWN, STATE OF COLORADO

C0.1 LEGEND, NOTES, & ABBREV.
C1.0 CIVIL SITE PLAN

CE1.0 GRADING, UTILITY & EROSION CONTROL PLAN
CE1.1 DETAILED GRADING PLAN
CD1.0 SWMP & SITE DETAILS
CD1.1 DETAILS
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DISTRIBUTION TRANSFORMER

INVERTERS

34

35

1294.9'

315.2'

247.8'

665.6'

320.2'

30.0'

30.0'

371.5'

30.0'

30.0'

UTILITY OWNED POLES

CUSTOMER OWNED POLES

811.2'

55.0'

30.0'

50.9'
36.5'

19.7'39.3'

30.0'

EQUIPMENT PAD

INVERTERS

20' EASEMENT
KERR-MCGEE GATHERING LLC
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FRONT RANGE FIRE RESCUE NOTES:

1. THE PROPOSED NEW SOLAR FACILITY SHALL BE PROVIDED WITH A TOWN-ISSUED STREET ADDRESS, WHICH SHALL BE CLEARLY POSTED AT THE ACCESS ROAD POINT OF
CONNECTION WITH WCR 19 SO IT IS VISIBLE FROM BOTH DIRECTIONS OF TRAVEL.  THE ADDRESS NEEDS TO BE POSTED AS SOON AS THE SITE IS OCCUPIED WITH
CONTRACTORS.

2. IF NONE IS EXISTING, A FIRE HYDRANT WITHIN 600 FEET OF THE ACCESS ROAD, PREFERABLY ON WCR 19 AT THE SITE ACCESS ROAD, SHALL BE PROVIDED.

3. THE SOLAR FACILITY'S ACCESS ROADWAY SHALL BE A MINIMUM OF 20 FEET WIDE, AS SPECIFIED IN THE ADOPTED 2018 INTERNATIONAL FIRE CODE.

4. THE FIRE APPARATUS ACCESS ROAD SHALL BE ENGINEERED AND MAINTAINED TO SUPPORT AN 80,000-POUND FIRE APPARATUS IN ALL WEATHER CONDITIONS.  REFER TO
GEOTECHNICAL ENGINEERING REPORT BY TERRACON DATED SEPTEMBER 21ST, 2022 FOR ROADWAY CONSTRUCTION SPECIFICATIONS.

5. THE FACILITY IS FULLY FENCED WITH A GATE PROVIDE OFF THE ACCESS ROADWAY.  THE FIRE DISTRICT SHALL BE PROVIDED ACCESS THROUGH THIS GATE WITH EITHER
AN APPROVED KNOX PADLOCK OR A KNOX KEY SWITCH.

6. THE SITE SHALL BE MAINTAINED WITH A REGULAR MOWING PROGRAM TO ENSURE THAT LIGHTER FUELS, SUCH AS GRASSES AND WEEDS, ARE MAINTAINED AT
APPROPRIATE HEIGHTS THAT DISCOURAGE THE SPREAD OF FIRE THROUGHOUT THE SITE AND PREVENT ACCIDENTAL FIRES OR SPREAD OF FIRES BEYOND THE SITE
PERIMETER.  REFER TO THE FACILITY SAFETY PLAN. T.100
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NOTES:
1. THIS DEVELOPMENT IS BEING CONSTRUCTED IN A RURAL PART OF WELD COUNTY NEAR JOHNSTOWN, COLORADO. THE

SITE IS LOCATED WEST OF THE INTERSECTION OF CR 19 AND CR 46 AND SOUTHEAST OF HILLSBORO RESERVOIR. THE
SURROUNDING LAND IS PRIMARY BEING USED FOR AGRICULTURAL, RESIDENTIAL, RANCHING, AND OIL/GAS PURPOSES,
WITH THE FOLLOWING USES IN THE IMMEDIATE AREA OF THE SUBJECT PROPERTY: TO THE NORTH IS AGRICULTURAL AND
COMMERCIAL; TO THE NORTHWEST IS RESIDENTIAL; TO THE NORTHEAST IS AGRICULTURE; TO THE EAST IS AGRICULTURE AND OIL
AND GAS; TO THE SOUTH IS AGRICULTURE; AND TO THE WEST AND SOUTHWEST IS AGRICULTURE AND OIL AND GAS.

2. THIS DEVELOPMENT WILL BE CONSTRUCTED ON LEASED LAND.
3. FOLLOWING THE START OF CONSTRUCTION, DISTURBED AREAS WITHIN THE LIMITS OF CONSTRUCTION. SUCH AS

ROADCUTS, UTILITY TRENCHES, WASTEWATER DISPOSAL FIELDS, BUILDING SITES, AND OTHER AREAS WHERE
VEGETATION HAS BEEN REMOVED, ALTERED, OR ELIMINATED, WILL BE REVEGETATED  WITH NATIVE GRASS.

4. OTHER AREAS WHERE EXISTING VEGETATION HAS NOT REGROWN WILL BE RESEEDED.
5. NOXIOUS WEEDS WILL BE CONTROLLED ON THE SUBJECT PROPERTY.
6. FOR SECURITY AND PROTECTION OF THE PUBLIC AND WILDLIFE, THE PROPOSED SOLAR FACILITY WILL BE FENCED

WITH A WILDLIFE FRIENDLY DECORATIVE FENCE. THE SELECTED FENCE WILL BLEND WITH THE NATURAL ENVIRONMENT
AND WILL PREVENT WILDLIFE FROM ENTERING THE SITE CAUSING DAMAGE AND THEREFORE PROVIDING SECURITY OF
THE IMPROVEMENTS.

7. FENCING SHALL BE MAINTAINED AS NEEDED TO PROVIDE THE INTENDED SCREENING AND SECURITY OF THE
PROPOSED IMPROVEMENTS.

8. SCREENING DELINEATED WITH SECTION 23-4-1030C OF WELD COUNTY CODE.

24'
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FENCING DRAWINGS WITH MATERIAL AND SPECIFICATION
REQUIREMENTS.

2. A KNOX PAD LOCK WILL BE PLACED ON CHAINED GATE OR
KNOX BOX WITH GATE ACCESS KEYS WILL BE MOUNTED AT
THE MAIN ENTRANCE FOR FIRE DEPARTMENT ACCESS.

REVISED: 07-30-21
DETAIL 2
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USE BY SPECIAL REVIEW - DOVE SOLAR LLC
5000 kW-AC (5981.04 kW-DC) SOLAR ARRAY PROJECT

PART OF THE NORTH HALF OF THE NORTHEAST QUARTER OF SECTION 16, TOWNSHIP 4 NORTH,
RANGE 67 WEST OF THE 6TH P.M., TOWN OF JOHNSTOWN, STATE OF COLORADO

DOVE SOLAR LLC

PHOTOVOLTAIC ARRAY
HIGH VOLTAGE - KEEP OUT

WARNING

PLEASE CALL (XXX) XXX-XXXX

TO CONTACT THE PROJECT

OPERATOR3/8"

1/2"

PLANT IDENTIFICATION AT SITE ENTRANCE
CONTACT INFO WILL BE REVISED PRIOR TO CONSTRUCTION.

8"

6"

3/4"

1/2"

AUTHORIZED PERSONNEL ONLY3/8"

7"

12"

GENERAL NOTES:
1. ALL SIGNS SHALL BE SHOWN ON THE MAP AND SHALL ADHERE TO CHAPTER 16, ARTICLEXX, SECTION16-364

OF THE TOWN OF JOHNSTOWN CODE. ADDITIONAL SIGNAGE WILL  BE INCLUDED WITHIN THE SITE AS NEEDED
PER NATTIONAL ELECTRICAL CODE.

WARNING LABEL FOR AGRICULTURAL SECURITY FENCE SPACED EVERY 100 FEET AROUND PERIMETER OF ARRAY.
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PARENT PARCEL INFORMATION:
Owner: Archdiocese of Denver
Parcel Number 105916100039
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PARENT PARCEL INFORMATION:
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Use by Special Development Standards 
for 

Dove Solar Facility 
Johnstown, Weld County, Colorado 

June 2022 

SunShare, LLC, a Colorado limited liability company, is pleased to present our application for a Zoning 
Permit for a Medium-Scale Solar Energy Facility (“SEF”) on property owned by the Archdiocese of Denver 
located on approximately 30 acres of Parcel ID No. 105916100039 in the northeast corner of Section 16, 
Township 4 N, Range 67 W in Weld County, CO. 

The current zoning on the parcel is Agricultural (A), however the landowner does not possess any water 
rights for this parcel. SunShare has executed a lease agreement with the Archdiocese of Denver for a joint 
solar facility which will provide solar energy to the Archdiocese’s housing recipients.  

This 5,000 kW-AC (5,976 kW-DC) project will use standard photovoltaic technologies that have been 
proven safe and effective through deployment across the United States in thousands of utility or 
commercial-scale solar developments. The solar panels are mounted to single-axis tracking arrays, which 
sit parallel to the ground and follow the path of the sun across the sky. The panels face east in the morning, 
lay flat at noon, and face west in the evening. The tracking arrays produce DC current, which is converted 
into AC current by inverters for synchronization and delivery of energy into the utility’s distribution grid 
at a utility transformer. The modules utilize a non-reflective glass which eliminates glare concerns and all 
electrical cables on the improved area will be buried, except for the direct current string wires that 
connect between solar collectors, direct current collection circuits between rows of solar arrays that are 
no more than four (4) feet above grade crossings, substations, switch yards, and circuits voltages greater 
than 34.5 kilovolts (where necessary.) There will be no permanent employees on site during operation, 
and maintenance visits are expected to occur quarterly on average. 

The appearance of the solar arrays is uniform and symmetrical. Solar panels will not exceed ten (10) feet 
in height above the grade, at maximum tilt. The facility will be constructed in accordance with IBC 2021 
and NEC 2020 and will be surrounded by an 8’ high game fence made of 4’ X 4” reinforced mesh.  

This project is in discussions with the relevant oil and gas entities to build within the setbacks surrounding 
their infrastructure. All other setbacks are in accordance with the development standards and are 
identified on T.100 of the Sketch Plan. Fence details are on page C.102 of the Sketch Plan. All oil and gas 
facility and pipeline owners have been identified and contacted. All adjacent area landowners within 500 
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ft of the project area have been contacted with no known objections to date. 

Access to the facility will be from the east off Weld County Road 19 via a 20’ wide all-weather 
access driveway. The entrance to the site will include a 20’ wide all-weather access driveway with an 
emergency hammerhead turnaround. SunShare will apply for any necessary access permit prior 
to construction.  

This project site has areas where the slope exceeds the acceptable limit for solar panels. As a result, 
cut and fill work will take place once permitted to create a level space. This SEF will abide by all dust 
mitigation standards laid out by the County and/or Town.  

Following the eventual decommissioning of this project, this land will be left more suitable for 
farming due to it improved topography. The project is not located within any FEMA designated 
Special Flood Hazard Areas. The Stormwater Management shall be addressed via the attached 
Surface Drainage Analysis. Conceptual design details can be found in the enclosed Sketch Plan, T.100. 

This site currently houses a pivot irrigation system for agricultural purposes. The pivot will be 
easily adjusted to avoid the SEF and will still be fully capable of supplying water to any surrounding 
crops. 

The operational life of an SEF is generally between 20-40 years. The SEF has an initial 20-year 
contract with Public Service Company of Colorado (Xcel) to sell power into the Xcel Electric grid, and 
the major equipment components have warranty options up to 30 years, with a useful life of 35-40 
years. Upon decommissioning, SunShare will entirely remove all SEF components (fencing, steel racking, 
cabling, solar panels and associated interconnection equipment) and undertake measures to restore 
the land to its original state. 

SunShare will obtain all required permits and approvals, including utility interconnection 
agreements, prior to commencing construction. The project’s engineers and general contractor will be 
made up of local experienced and individuals licensed in Colorado, who will ensure that all required 
codes and standards are followed throughout the design and construction. The project will 
comply with all applicable provisions by Johnstown. SunShare looks forward to working with 
Johnstown to successfully complete this proposed development and bring the benefits of community 
solar energy to the Town.  
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Use by Special Review - Medium Scale Solar Energy Facility 
Questionnaire for Dove Solar LLC, PID 105916100039 
 
1. Explain the proposed use and business name. 

SunShare LLC, d/b/a Dove Solar LLC proposes a Medium-Scale Solar Energy Facility 
(SEF) to be placed at Weld County PID 105916100039. The SEF will have a nameplate 
capacity of 5,000 kW AC and will cover approximately 30 acres on the east side of the 
total parcel. 
 
This project has the explicit purpose of benefiting low-income and energy burdened 
families. 100% of the energy generated from this project will go to households that are 
qualified as low-income or nonprofit and religious organizations that provide essential 
services to these households. The recipients of the energy will receive savings on their 
monthly electricity bills. A secondary benefit of the project will be to provide job training for 
individuals looking to enter the solar and electrical trades.  
 
 

2. Explain the need for the proposed use. 
This project meets a multitude of needs in the community:  
 
• Energy costs disproportionately impact low-income households and drain resources 

from low-income services organizations. This project is being developed to help solve 
this issue. In addition to being the landowner, the Archdiocese of Denver is helping to 
develop the project and will be directing a large portion of the electricity and savings 
to its large network of low-income service organizations that are operating in Weld 
County and who are eager to participate in the project. These organizations include 
schools that serve low-income students, homeless shelters, and food banks, among 
others.  

• The Parcel Landowner (the Archdiocese of Denver) is interested in being annexed by 
the Town of Johnstown so long as this solar facility is also permitted with the 
annexation 

• The Landowner (the Archdiocese of Denver) does not have water rights for the 
property and is therefore unable to secure any significant financial value from the land. 
The lease revenue paid the landowner will enable them to hold on to the land for the 
long term and have revenue that can be dedicated for the funding of services for low-
income households.  

• Households, Businesses, and Nonprofits in Colorado have not traditionally had a 
choice in who their utility provider is and where their energy comes from. Community 
solar solves this issue by providing ratepayers with an opportunity for choice, and an 
option to choose locally generated electricity.  

• The Town of Johnstown, Weld County, and Colorado as a whole, are experiencing 
massive growth in electricity consumption. More electricity generation is needed to 
meet this need. Local solar projects like this help the state and county diversify its 
electricity sources and have local generation that result in a more stable and resilient 
grid. Weld County has long been the energy capital of Colorado and adding solar in 
the County will further diversify the County’s energy mix and further its role as an 
energy leader in Colorado.  
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• Weld County’s Comprehensive plan specifically calls out a goal of supporting
“responsible energy and mineral development.” This project meets the definition of
responsible (see answer to question 21).

• The Town of Johnstown’s comprehensive plan calls for energy projects, specially
calling for “flexible regulations that accommodate evolving economic trends and
industries, and attract new business interests and investment (e.g., renewable
energy…)”.

3. Describe the current and previous use of the land.
The specific location of the project has historically been used for oil and natural gas 
extraction and agriculture.  This land is not currently incorporated into the city limits of any 
city in Weld County. 

Occidental Petroleum Corporation previously drilled on this land for oil and natural gas 
resources. They have since plugged and abandoned the 2 wells present which remain 
onsite, abandoned the pipeline which remains (underground) onsite, and fully removed 
the battery that was previously onsite. This site is no longer used for oil and gas activity. 

The Landowner is currently leasing the land to a Tennent Farmer who traditionally farms 
barley crops. The Landowner does not have water rights for this parcel and is therefore 
unable to secure any significant value from its current agricultural use.  

The western side of this parcel (where we do not intend to develop) houses additional 
agriculture, as well as an irrigation reservoir. 

4. Describe the proximity of the proposed use to residences.
There are no residences within 500 feet of the proposed SEF. The area overall is rural 
with limited residential buildings and units. The closest homes are over eight tenths of a 
mile away and will experience no impacts from the SEF.  

5. Describe the hours and days of operation (i.e., Monday thru Friday 8:00 a.m. to 5:00
p.m.).

Once construction is complete, the SEF will continuously operate 24/7, but will produce
power only during daylight hours. The proposed SEF will use single-axis trackers, 
which will angle the solar modules accordingly as the sun shifts in the sky. These 
trackers allow for maximized energy production. While the array will be running all 
day, it will create no disturbances. Solar arrays are nearly silent and produce no smoke, 
smog, vapors, or dust. Construction will run during normal business hours for the 
duration of about 3 months. 

6. Describe the number of employees including full-time, part-time and contractors. If
shift work is proposed, detail number of employees, schedule and duration of shifts.

During construction: Construction during daytime hours will range from 7 to 14 during the 
early mobilization and site preparation stage with site construction workers peaking at 50 
to 60 workers midway through the project and reducing back down to 7 and 14 workers 
during the final commissioning and testing stage.  
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Once operational: The SEF will have a maintenance crew visit once quarterly (or as 
needed if damage occurs due to weather), otherwise the SEF will be unmanned. 

7. Describe the maximum number of users, patrons, members, buyers or other visitors
that the site will accommodate at any one time.

N/A. This proposed use will be for energy production only and will not host patrons, etc. 

8. List the types and maximum numbers of animals to be on the site at any one time (for
dairies, livestock, confinement operations, kennels, etc.).

SunShare values the prominence of agriculture in Weld County, and we often make efforts 
to support the industry when constructing SEFs. One practice that we offer at our SEF is 
working with a local sheep rancher (with whom we have a pre-existing partnership), 
offering our site as grazing land for his sheep. This allows for the SEF site’s vegetation to 
be maintained, while benefitting a local rancher (rather than employing mechanical 
mowers). We will have to complete a more thorough analysis of the current vegetation of 
the area to determine if there is enough growth for the sheep, and if it is all safe for the 
sheep. 

Should we move forward with sheep grazing, there will be approximately 60 sheep 
present onsite. The site will be fully fenced in, containing the sheep, and the rancher will 
have access to the site whenever needed. The sheep will visit for a few weeks at a time, 
as frequently as needed onsite. 

9. List the types and number of operating and processing equipment.
There will be a total of 11,076 540w monocrystalline modules, forty 125kVA inverters, and 
142 rows of single-axis trackers. The system consists of string level DC to AC conversion 
inverters, two main equipment pads with AC Recombiners, switchgear and MV step up 
transformers that connect to Xcel’s grid. 

10. List the types, number and uses of the existing and proposed structures.
There are no existing structures onsite. There will be no structures associated with the 
proposed solar facility other than the solar array itself, which will be used for energy 
generation.  

11. Describe the size of any stockpile, storage or waste areas.
During the construction phase, there will be a materials and equipment laydown 
yard located on the interior of the facility. This laydown area will be approximately 50’ X 
250’ in size. When the construction is completed, there will be in place a metal connex 
container for storing spare modules and other spare parts. 

12. If storage or warehousing is proposed, what type of items will be stored?

Response: A steel container (8’ X 40’) is being proposed to store equipment and spare parts
for the solar facility. The container is proposed to be positioned in the interior of the solar
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arrays, which should lessen its visual impact. The container will be painted a light tan to help 
blend the container with the natural environment. 

 
13. Describe where and how storage and/or stockpile of wastes, chemicals, and/or 

petroleum will occur on this site. 
Response: N/A - There will be no stockpiles of wastes, chemicals, or petroleum associated 
with this facility. 

 
14. If there will be fuel storage on site, indicate the gallons and the secondary 

containment. State the number of tanks and gallons per tank. 
Response: N/A – There will be no fuel storage associated with this facility. 

 

15. Describe the method and time schedule of removal or disposal of debris, junk and other 
wastes associated with the proposed use. 

During the construction phase, waste will be stored in refuge dumpsters, which will 
be emptied on a regular basis or as needed. Once the facility is operational, there will be 
no waste or refuge produced from the solar operation. 
 

16. Include a timetable showing the periods of time required for the construction of the 
operation. 

• Solar Facility Components First Deliver    Day 1 
• Perimeter Fence Installation     Day 1 to Day 11 
• Solar Panel Foundation Installation    Day 1 to Day 30 
• Racking, Trenching, Wiring     Day 30 to Day 64 
• Solar Panel Installation      Day 64 to Day 94 
• Inspection & Set Meters      Day 94 to Day 99 
• System Testing & Commissioning    Day 99 to Day 109 
 

17. Describe the proposed and existing lot surface type and the square footage of each 
type (i.e., asphalt, gravel, landscaping, dirt, grass, buildings). 

The west side of the parcel is currently a reservoir and farmed agriculture. This will not 
change as we are not impacting this area whatsoever. 
 
The subject area (30 acres on the east side of the parcel) is currently agricultural land and 
will need to be re-seeded within the construction area. Following the completion of the 
construction for each phase, disturbed areas within the limits of construction, such as 
roadcuts, utility trenches, and other areas where vegetation has been removed, altered, 
or eliminated, will be reseeded with native seed mix. There will be approximately 9,339 
square feet of gravel access including the hammerhead turnaround.  In addition, there will 
be a gravel laydown area that is approximately 12,500 square feet, for a total of 21,839 
square feet of gravel surface area. There will be two (2) concrete transformer pads, each 
measuring approximately 48 square feet, for a total of 96 square feet of concrete area. 
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18. How many parking spaces are proposed? How many handicap-accessible parking 
spaces are proposed?  

There will be two (2) internal parking spaces for vehicles servicing the facility. There will 
be no ADA parking spaces, as this is not a facility for general public use.  

 
19. Describe the existing and proposed fencing and screening for the site including all 

parking and outdoor storage areas. 
To comply with the National Electric Code, there will be an 8’ tall game fence installed 
around the entire perimeter of the site. The fence and gate will be constructed of 4” X 4” 
welded rod material. The two (2) internal parking spaces will be screened by the solar 
array. There will be no outdoor storage associated with this proposed solar facility. 
 

20. Describe the existing and proposed landscaping for the site. 

The entire affected area of the parcel has been used for agricultural purposes and has 
been covered by crops, by unplanted land, and oil and gas infrastructures such as wells 
and batteries. The remainder of the parcel has also been used for agriculture or houses a 
reservoir. The unaffected area’s landscaping will not change. Once the construction phase 
is completed, the affected area within the solar facility fence will be seeded with a native 
seed mixture. As previously mentioned, there are no residences or commercial buildings 
nearby, so screening trees and shrubs will not be needed. 

 
21. Describe reclamation procedures to be employed as stages of the operation are phased 

out or upon cessation of the Use by Special Review activity.  
Once the site is no longer used for the proposed solar facility, the panels, racking, cabling, 
inverters, and all associated equipment will be removed from the site and recycled and/or 
disposed of in a responsible manner. The site will be returned to the condition it was in 
prior to the solar facility being constructed with the exception of certain site improvements 
desired by the landowner or system design such as re-grading and leveling. Solar leaves 
behind no ground contamination, so there will be no hazardous elements left behind on 
the land.  
 

22. Describe the proposed fire protection measures. 
The subject property is within the Front Range Fire Rescue Fire Protection District. Fire 
access within the facility will be via a 20’-wide gravel driveway, with a hammerhead 
turnaround at the end of the drive. Grasses within the solar facility will be mowed as 
needed, to help prevent the spread of range fires. 

 

23. Explain how this proposal will be compatible with future development of the 
surrounding area or adopted master plans of affected municipalities. 

The subject parcel falls within the Intergovernmental Agreement Boundary for the towns 
of Johnstown and Milliken, though it is just outside the town limits for either town.  The 
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landowner is interested in allowing annexation of the parcel by the Town of Johnstown so 
long as it is inclusive of approval of this proposed SEF.  

This proposal is compatible with the 2021 Comprehensive Plan (CP) for the Town of 
Johnstown. The Town’s CP includes the following goal:  

“W1.1. Collaborate interdepartmentally to create flexible regulations that accommodate 
evolving economic trends and industries, and attract new business interests and 
investment (e.g., renewable energy, business incubators, artists/makers spaces, 
synergistic businesses, etc.).” (Page 36). This goal shows the Town’s great willingness 
and interest in supporting and fostering new energy sources, such as solar. Additionally, 
the CP sites that it received feedback from its residents requesting “Focus on sustainable 
industry[ies] and honor our agricultural heritage by being good stewards of the land” (Page 
18). Our proposed SEF supports this request from residents as it will create no 
environmental contamination. Additionally, the land beneath the array will be planted with 
a native seed mix, supporting the native vegetation of Weld County. 

 
 

Additionally, the proposed solar facility will be in place for approximately 20-40 years 
(depending on possible operation extensions). Following the decommissioning of the SEF, 
the land will be free and clear for any potential uses that the Town of Johnstown may want 
to pursue with the landowner, such as commercial or residential development. The freed 
land will allow for the Town to implement new and different goals, as well as expand its 
footprint.  

 

24. Explain how this proposal impacts the protection of the health, safety and welfare of 
the inhabitants of the neighborhood and the County. 

This development will positively impact the health, safety, and welfare of the inhabitants 
of the surrounding area, the Town, and County. 
 
The SEF will create no airborne or ground contaminants, making it nonhazardous for 
residents near and far. The SEF is also nearly silent when operating, thus is will not 
contribute to any noise pollution. The SEF will produce local electricity without adding any 
pollution to the air.  
 

Most importantly, however, this SEF will generate a source of revenue and energy savings 
that will help provide affordable housing, food, and resources to those who are struggling 
and are qualified as low-income. This project has the explicit purpose of benefiting low-
income and energy burdened families. 100% of the energy generated from this project will 
go to households that are qualified as low-income or nonprofit and religious organizations 
that provide essential services to these households. The recipients of the energy will 
receive savings on their monthly electricity bills. 

 
25. Explain how this proposal complies with Article V and Article XI of Chapter 23 if the 

proposal is located within any Overlay Zoning District (Airport, Geologic Hazard, or 
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Historic Townsites Overlay Districts) or a Special Flood Hazard Area identified by maps 
officially adopted by the County. 

N/A – The subject property is not located within any Overlay Zoning District or Special 
Flood Hazard Area. 

27. Detail known State or Federal permits required for your proposed use(s) and the status 
of each permit. Provide a copy of any application or permit. 

SunShare will need to apply for the following permits to complete this SEF: 
Local/County: 
- Building permit  
- Grading permit 
- Access permit 
- ROW Agreement or Road Maintenance Agreement, if deemed necessary 
State: 
- CDPHE SWPPP 
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Decommissioning/Reclamation 
Plan 

For a USR Permit 
Dove Solar LLC

Case Number:  USR22-0003
Archdiocese of Denver (Parcel ID No. 105916100039) 

Prepared for: 

TOWN OF JOHNSTOWN

PO BOX 609

JOHNSTOWN CO 80534

Prepared by: 

SunShare, LLC 
Denver, Colorado 

Date Prepared:  November 2022 
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1.0 Overview 

As a condition of approval for the Site-Specific Development Plan and Use by Special Review 
Permit, Johnstown required that SunShare prepare a Decommissioning/Reclamation Plan for 
the solar facility, that is to be reviewed and approved by the Johnstown Review 
Committee. The intent of this Decommissioning/Reclamation Plan is to provide a 
comprehensive plan for removal of the solar facility after its useful life and/or the termination 
of power generation operations; and to return the subject property to conditions that existed 
prior to the solar facility’s construction. 

The solar power generation facility has an estimated useful life of 30 years or more, with an 
opportunity for a life of 50 years or more with equipment replacement and repowering.  At 
the end of the useful life of the facility, SunShare will cease power generation, 
decommission the facility, and remove the components of the facility from the subject 
property.  The site will be reclaimed and returned to the agricultural use that existed prior to 
the facility being constructed. 

This Decommissioning/Reclamation Plan is subject to refinement should future best practices or 
alternate methods be developed by the solar industry, during the life of this facility.  SunShare 
will follow solar industry standards and best management practices (BMPs) that exist at the 
time of decommissioning and reclamation of the site. 

1.1 Procedures for Decommissioning the Solar Facility 
After Useful Life & Termination of Power Generation 

The solar facility consists of numerous recyclable materials, including glass, 
semiconductor material, steel, aluminum, copper, and plastics.  When the facility 
reaches the end of its operational life, the component parts can be dismantled, and for 
the most part, salvaged or recycled at properly licensed facilities.   

Some site features, such as internal roads, driveways, drainage features/improvements, 
and electrical interconnections may remain on the site, depending upon the anticipated 
future use of the property.  All such improvements, that are scheduled to remain 
after the decommissioning of the site, will be approved by the JRC.
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The following steps will be followed in the decommissioning of the solar facility: 

 Approximately one year prior to the planned decommissioning of the facility, SunShare 
will schedule a pre-closure meeting with the JRC to discuss the process for the site 
decommissioning and restoration.  The final decommissioning details will be 
developed through consultation with the JRC and other departments and agencies 
that have jurisdiction over activities in the decommissioning process.  Any required 
permits will be obtained prior to implementation of the Decommissioning/Reclamation 
Plan.

 Appropriate temporary (construction-related) erosion and sedimentation control 
BMPs will be applied during the decommissioning phase of the project.  The BMPs 
will be inspected on a regular basis to ensure proper functionality.

 Effectively, the decommissioning of the solar facility proceeds in reverse order of the 
installation:

1. A site-specific health and safety plan shall be developed, prior to beginning 
decommissioning activities, which incorporates the specific sequence and 
procedures to be followed.

2. Coordination with local departments and agencies to develop route plans and 
obtain necessary permits for the transportation of materials and equipment to 
and from the site.

3. The solar facility shall be disconnected from the utility grid.  This process will be 
coordinated with Xcel Energy.

4. PV modules shall be disconnected, collected and transported to a properly 
licensed recycling facility.

5. Above ground and underground electrical interconnection and distribution 
cabling shall be removed and salvaged or recycled off-site at an approved 
recycling facility.

6. The aluminum racking that supports the PV modules shall be removed and 
salvaged or recycled off-site at an approved recycling facility.
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7. PV module support steel and support posts shall be removed and salvaged or
recycled off-site at an approved recycling facility.

8. Electrical and electronic devices, including transformers, semiconductors
materials, inverters, and batteries, shall be removed and salvaged or recycled
off-site at an approved recycling facility.

9. Concrete foundations shall be removed and will be recycled off-site at an
approved concrete recycling facility.

10. Fencing shall be removed and will be recycled off-site at an approved recycling
facility.

11. The site will be restored to its original condition, including any necessary
sculpting of soils to match existing natural contours and the re-seeding of
native grasses.  Any soil that had been re-located for construction purposes will
be redistributed on the site or used for landscaping purposes.  Soils will be
compacted for those areas where foundations or piers have been removed.

1.2 Equipment to be Used for the Decommissioning of 
the Solar Facility 

The decommissioning of the solar facility will be undertaken using traditional heavy 
construction equipment, including front-end loaders, bull dozers, cranes, excavators (track-
mounted and rubber-tired), water tankers, trucks, and pick-ups.  Semi-trucks will be used to 
transport materials to off-site salvage or recycle centers. 

1.3 Dust Mitigation During the Decommissioning Phase 

Water tankers will be used to help control dust while the decommissioning activities are 
occurring on the site.  During the decommissioning of the facility, SunShare will exercise BMPs 
to limit fugitive dust from being airborne and traveling beyond the property lines.  Dust control 
efforts will be monitored by the site foreman on a regular basis to ensure fugitive dust is 
adequately controlled.  Water spray will be applied, as needed, to unpaved areas during periods 
of dry weather. Care will be taken not to over-apply water and create mud.  Vehicle 
tracking devices will be installed at truck exit drives, per the requirements of the Town.  
Vehicles  
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operating on the site during the decommissioning phase will limit their speed to 15 mph or less, 
to minimize dust emissions. 

1.4 Decommissioning/Reclamation Cost Estimates 

Decommissioning/reclamation cost estimates, which shall be updated every five (5) years from 
the establishment and submittal of the Security, shall include all costs associated with the 
dismantlement, recycling, and safe disposal of facility components and site reclamation 
activities, including the following elements: 

Decommissioning: 

Fencing $3000.00 
Structures             $60,000.00 
Modules             $30,000.00 
Electrical          $20,000.00 
Site Restoration          $25,000.00 
Total  $138,000.00 

Clarifications – Inclusions and Exclusions 

1. Based on project drawings provided.
2. Includes the specified appropriate project management and

mobilization to adhere to the project schedule.
3. Breakouts provided for accounting purposes only.
4. All work is to be done in a single phase.
5. Includes recycling of steel, aluminum, modules and copper.
6. Includes restoration of the site back to like conditions before the solar array

was installed.

Scope specifically includes: 

1. Electrical permit fees included.
2. Removal and disposal of game fence.
3. Removal of racking support structure and foundations.
4. Module removal, package and recycle.
5. Removal of electrical distribution equipment,

transformers and electrical equipment pads.
6. Removal of electrical DC string wiring and AC underground.
7. Site restoration.
8. Safety and protection as required.
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9. Waste disposal fees and containers.
10. Temporary Restrooms and site facilities for workers.

Specifically excludes:

1. Payment and Performance Bond.
2. All utility specific tie in work to disconnect the site outside of

property.
3. Engineering, fees, errors, omissions additional

design intent not clearly delivered or identified
on the referenced drawings.

4. Import or export of soils.
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Prepared for: 
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PO BOX 609
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Prepared by: 

SunShare, LLC 
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Date Prepared:  November 2022 
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1.0 Overview 

As a condition of approval for the Site-Specific Development Plan and Use by Special Review 
Permit, the Town of Johnstown required that SunShare prepare a Dust and Weed Mitigation 
Plan for the solar facility, that is to be reviewed and approved by the Johnstown Review 
Committee.   The intent of this Dust and Weed Mitigation Plan is to provide a comprehensive 
plan for control of dust, noxious weeds, and any drainage issues that could cause erosion 
from the solar facility.    

1.1 Dust Mitigation During the Construction Phase 

Water tankers will be used to help control dust while the construction activities are occurring on 
the site.  During the construction of the facility, SunShare will exercise BMPs to limit fugitive 
dust from being airborne and traveling beyond the property lines.  Dust control efforts will 
be monitored by the site foreman on a regular basis to ensure fugitive dust is adequately 
controlled. Water spray will be applied, as needed, to unpaved areas during periods of dry 
weather. Care will be taken not to over-apply water and create mud.  Vehicle tracking devices 
will be installed at truck exit drives.  Vehicles operating on the site during the construction 
phase will limit their speed to 15 mph or less, to minimize dust emissions. 

1.2 Noxious Weed Management 

The Colorado Department of Agriculture (CDA) requires landowners to prevent the spread of 
State Listed Noxious Weeds.  Construction activities on the site have the potential to 
introduce new noxious weed species to the site, or spread existing species on to or off of the 
site.  This noxious weed management program was developed to prevent further spread of 
noxious weeds.  SunShare will comply with CDA regulations through implementation of this 
plan.  Periodic reviews and updates to this plan will be completed as necessary to keep it 
current with noxious weed control issues.  This plan will be implemented throughout the life 
of the solar facility.   

Appropriate management actions will be implemented whenever noxious weed species are 
observed growing within the project area.  The goals of weed management are to: 

1.)  Identify and manage noxious weeds within and immediately adjacent to the project 
areas to be disturbed and after the area has been reclaimed; 

2.) Conduct pre-treatment and post-treatment evaluations, and continue or modify 
treatment measures as necessary; 

3.) Minimize the potential for transportation and importation of noxious weed species; 
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4.) Educate field personnel in order to encourage compliance with weed management 
program goals and assist with identification and control efforts. 

To prevent or minimize the infestation and spread periodic inspections of the project area during 
the beginning, middle, and end of the growing season will evaluate presence or absence, degree 
of invasion, and the response of previous treatments.  SunShare’s operational staff will conduct 
regular site inspections and ensure implementation of this plan.  Specific treatment 
methodologies and timetables will be developed based on species of concern, location and 
extent of the infestation(s), and other pertinent factors.      

1.2 (a) Noxious Weed Prevention 

Noxious weeds are spread through dispersal of seed and/or transport of plant propagules (i.e. 
spores, seeds, roots, etc.).  The most effective way to control noxious weeds is to prevent their 
introduction into the site in the first place.  A combination of methods and practices will be 
employed to prevent the introduction of weed species and their regeneration within the project 
area.   

The following methods and practices may be employed, either singly or in combination, to 
prevent the introduction of weeds into the solar site:  

1.) A thorough cleaning of equipment will be conducted before entering the project area 
to prevent the introduction of seed and plant propagules from other sites; 

2.) Seed mixtures used for revegetation or temporary site stabilization will be free of 
noxious weeds; 

3.) Hay, straw, and/or other materials used for mulch or other purposes will be certified 
weed free; 

4.) A periodic inspection will be conducted to identify any new weed infestations that 
may have occurred.  Any new infestations will be scheduled for management before 
they become well established and/or spread; 

5.) Communication and coordination with adjacent land holders whose property is 
infested with noxious weeds that may threaten the site should occur.  Establishing 
partnerships for weed management within the local area is essential for successful 
long-term weed management; 

6.) Noxious and pest weed infestations that threaten natural and reclaimed areas will be 
treated with accepted Integrated Weed Management (IWM) methods.  These 
methods are further discussed below. 

1.2 (b) Integrated Weed Management (IWM) 
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An Integrated Weed Management approach will be implemented for treatment of noxious 
weeds within the project area.  An IWM approach enables selection of one or more weed  
management methods based on site specific environmental conditions and control needs.  
The following weed management methods will be considered for the project area: 

1.)  Cultural – Planting native or desirable plant species for site colonization and 
promoting healthy vegetation communities in reclaimed areas.  Prevent unnecessary 
disturbance through precise planning of construction projects and other activities. 
Prompt revegetation of disturbed areas.  

2.) Mechanical – Mowing, pulling, disking, and plowing may be used on weedy species 
for which these treatments are effective. 

3.) Biological – Introduction of insects or other biologic agents which are known to 
inhibit or prevent reproduction of noxious weed species.  If biological agents are 
employed, control methods will be coordinated with the Colorado Department of 
Agricultural Insectary in Palisade, Colorado. 

4.) Chemical – Application of appropriate herbicides by a licensed applicator.  All 
herbicides will be applied in accordance with the manufacturer’s label and in 
accordance with Colorado laws. 

In some cases, only one control method may be warranted, while in other cases a combination 
of control methods may be appropriate.  Control methods selected will be dependent upon 
species of concern, and the location and extent of the infestation.   

The use of IWM methods will protect pollinators, reduce hazards to wildlife, reduce the 
possibility of herbicide resistance, and minimize persistence and mobility of herbicides in the 
soil.  Weed control methods and practices will be applied in a manner that conforms to 
applicable federal, state, and local laws. 

1.2 (b) 1 – Cultural Control 

Germination and establishment of noxious weeds can be reduced by following accepted 
revegetation and vegetation management techniques that favor the growth of desirable plants. 
These include prompt seeding and revegetation of disturbed areas with appropriate seed mixes, 
maintaining optimum fertility and moisture levels, planting at optimum density of pure live 
seed, minimizing use of fertilizers, and selecting suitable species for revegetation.  Minimizing 
areas of disturbance and exposed soil prevents opportunities for aggressive species to establish. 

A revegetation plan has been developed for the site that utilizes native species that are well-
adapted to the site.  Seeding native species in conjunction with other management practices will 
provide some level of competition with noxious weeds, and minimize the opportunity for new 
infestations to become established. 
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1.2 (b) 2 – Mechanical Control 

Mechanical Control of noxious weeds can be an effective tool to physically disrupt noxious weed 
growth and seed development.  A combination of mechanical methods may be used including 
tilling or disking, mowing, hand-held weed trimmers, mulching, hand-pulling, hoeing, or 
livestock grazing.  Mechanical weed control practices must be applied with correct timing to 
maximize their effectiveness in preventing vegetation development or seed production.

Annual weedy species may be readily controlled with mowing or physical removal.  Perennial 
species such as Dalmatian toadflax have extensive root systems.  For such weed species, 
mowing may only control seed production without seriously affecting the plant’s survival. 
Mowing after seed production has occurred may spread the plants.  Disking or tilling areas 
containing perennial noxious species may increase the area of infestation due to root sprouting. 
In most cases, mechanical control methods used alone are not effective against noxious weed 
species.   

1.2 (b) 3 – Biological Control 

Biological control of noxious weeds can be an effective tool to physically disrupt plant growth 
and seed development.  A combination of biological methods may be used including 
introduction of insect weed predators and species-specific plant diseases.  Biological weed 
control methods and practices will be applied with appropriate timing to maximize their 
effectiveness in preventing seed production.  It must be noted that the use of biological controls 
normally does not eradicate an infestation of weeds; rather they are capable of reducing weed 
species vigor and reproduction.  The Colorado Department of Agriculture’s Biological Pest 
Control Program has on-going biological control programs for several noxious weed species. 
Note, the use of insect bio-controls typically require large populations of the target weed to 
sustain the population of bio-control agents.  Biological controls should not be expected to 
eliminate the entire infestation of a noxious weed, but instead to bring the infestation down to 
a more manageable level.    

1.2 (b) 4 – Chemical Control 

Chemical control of noxious and pest weeds can be an effective tool to disrupt plant growth and 
seed development.  Herbicides can kill targeted species, prevent development and/or 
germination of noxious weed seed, can be used with minimal disturbance to soils, and in some 
cases, can be selective to specific species or groups of plants.  Herbicides must be applied at the 
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appropriate time to maximize their effectiveness in preventing seed production, for disrupting 
plant establishment and growth, or achieving kill of noxious species.  To avoid development of 
resistance to a particular herbicide through repeated use over prolonged periods of time,  
herbicides with varying modes of action to be used.  Also, herbicides will be applied according 
to manufacturer’s label recommendations (i.e. application rate, method, and timing) to 
prevent development of plant resistance.  Herbicide selection will be based on weed 
emergence, timing of application, past applications, and ground and weather conditions 
during the applications. 
Successful IWM begins with an understanding of the target plant species and the 
environment within which it grows.  Next, the physiologic effects of an herbicide on 
plant growth and development must be understood.  Understanding a pesticide’s 
chemical nature is also important in minimizing impacts to non-target species, the 
applicator, endangered species, and pollinators, as well as surface water runoff hazards and 
leaching into groundwater.  Every herbicide label contains information regarding 
environmental hazards.   This information will be evaluated for each herbicide considered for 
use at the site and herbicides will be selected which pose minimal to no environmental hazards.   

All pesticides will be handled with care, and applied by qualified personnel.  Properly identifying 
the weed problem and the most effective chemical control method for use during the plant 
growth cycle is critical to effective weed control.  Equipment will be properly calibrated before 
herbicides are applied and appropriate Personal Protective Equipment (PPE) will be used. 
Empty containers will be disposed of promptly, safely and according with product labeling.   

Herbicides vary in the amount of time after an application before it is safe to re-enter the treated 
area without protective clothing and equipment.  The site re-entry time is affected by the rate 
of application, size of the area treated and the amount of time to be spent in the field.  For the 
safety of employees and contractors, the Restricted Entry Interval (REI) listed on the herbicide’s 
label will be followed.  Appropriate herbicide application records will be maintained as specified 
by the CDA. 

1.2 (c) – Monitoring and Follow-Up

Even with effective weed management strategies, it often takes several seasons to eradicate or 
bring weed populations to an acceptable level.  With well-established infestations, it is likely that 
a seed bank has developed in the soil capable of producing new plants for many years.  An 
infestation of weeds can easily re-invade treated areas in one growing season if control and 
treatment activities are prematurely curtailed.  Weed management efforts should be carried out 
over an adequate number of growing seasons to realize effective weed management within the 
target area.    

As with all weed management, this multi-season effort is best served by effective 
documentation of control efforts and continued vigilance in successive seasons of management. 
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Information can be used to modify treatment priorities and weed management strategies 
over time.  Vigilance is required against new infestations that may be moving into the site.  
These new sources of infestation may be worked into prevention and management plans as 
necessary. 

This weed management plan will be modified over time as site conditions change.  Weed 
management strategies and priorities can be modified as weed infestations change in 
response to continued control efforts. 

1.3 – Drainage and Erosion Control

Installation of the solar facility will not alter existing drainage patterns or flow rates on the site 
and runoff water quality will not be impacted by the solar facility components. Installation of 
water quality or detention facilities would require clearing, grubbing, grading and reseeding 
of a portion of the site and would likely increase the potential for erosion, sediment transport 
and concentrated flow. Accordingly, water quality and detention are not recommended 
for this project.  

Appropriate temporary (construction-related) erosion and sedimentation control 
Best Management Practices (BMPs), will be applied during the construction phase of the 
project.  The BMPs will be inspected on a regular basis to ensure proper functionality. 

Prepared by: 
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PLANNING & ZONING COMMISSION 

STAFF ANALYSIS REPORT 
 

 
ITEM: Uncle Benny’s Building Supplies Site Development Plan 

PROJECT NO: DEV22-0007 

DESCRIPTION: Retail Building Supply Store and Yard (Light Industrial), on 5 acres 

LOCATION:   Marketplace Drive 

APPLICANT:  Uncle Benny’s Building Supplies, LLC 

STAFF:   Kim Meyer, Planning & Development Director 

HEARING DATE: February 15, 2023 

 

ATTACHMENTS 

1. Vicinity Map 

2. Site Development Plan – Site, Architecture, Landscape 

3. Johnson’s Corner PUD Exhibit (from Annexation Agreement) 

 

PROJECT SUMMARY 

The Applicant is requesting consideration of a Site Development Plan for a project called the Uncle Benny’s 

Buidling Supplies Retail Store and Yard. The project site east of the Frontage Road on Marketplace Drive, 

just east of Candlelight Dinner Playhouse. The retail site will include a 9,600 square foot (SF) main retail 

store, several covered sheds for building materials in a rear yard that offers pull-through pick-up, as well 

as a 3,900 SF marketplace kiosk to offer small spaces to artisans, craftsman, and makers. Parking will be 

provided with pull through spaces for large trucks and trailers.  

 
PROPERTY BACKGROUND 
This property was annexed into the Town with the Johnson’s Corner Annexation No 2 in 1999, and zoned 
PUD-JC (Johnson’s Corner) at that time Attachment 3. The Uncle Benny’s Marketplace Resubdivision 
(2022) was a replat of the Great Colorado Marketplace Subdivision (2001) and created this 5 acre lot, as 
well as dedicated right of way for a future N/S connection along the LCR 3E alignment.  
 
Marketplace Drive was constructed to just east of the site; water and sanitary sewer were extended in/to 
Marketplace as well, with prior development.  
 
This site has no floodplain, irrigation ditches, or oil and gas facilities or wells located on site.  There is a 
small drainage ditch that runs across the property, that is being addressed through site engineering.  
 

51

Item 4.



 

The Community That Cares 
www.johnstown.colorado.gov 

P: 970.587.4664 | 450 S. Parish Ave, Johnstown CO | F: 970.587.0141 

ZONING & LAND USE 

Site Zoning:  PUD-JC – Johnson’s Corner - undeveloped 

North  PUD-JC – Johnson’s Corner – Auto Sales  
East  PUD-JC – Johnson’s Corner - Candlelight theater 

South  PUD-JC – Johnson’s Corner – Exodus Moving 

West  PUD-MU – undeveloped, ag land and oil and gas facilities 

 
PUBLIC NOTICE 

Notice for the Planning & Zoning Commission hearing was published in the Johnstown Breeze, on 
Thursday, January 26, 2023.  This notice provided the date, time, and location of the Planning and Zoning 
Commission hearing. Notices were mailed to all property owners within 500 feet of the property in 
question. This notice included a vicinity map and the proposed site plan. No neighborhood meeting was 
required. 

 

PROJECT DESCRIPTION & ANALYSIS 
Review Criteria 

Per Johnstown Municipal Code §16-145(e)(1)c, as this project is not currently governed by a set of 

detailed design guidelines for the PUD, it is therefore subject to Full Review by the Planning & Zoning 

Commission and Town Council. The standards and elements for review within the Code (JMC §16-145(j)), 

include: 

 Zoning and land use 

 Height, bulk, yard setbacks, building 
coverage, & other site considerations 

 PUD / ODP Design Guidelines 

 Utilities 

 Stormwater and drainage 

 Parking 

 Loading 

 Stacking 

 Landscaping 

 Lighting 

 Signs 

 Circulation – vehicular 

 Circulation – pedestrian 

 Town plans and design guidelines 

The code further states that the final reviewing body “shall approve a proposed development plan 

application if… it conforms” to all of the appropriate and applicable standards. 

 

In Staff and the JRC review of the project, we have determined that the project is in conformance with 

the Town codes, standards, and regulations, and in alignment with the comprehensive plan. The use falls 

within the uses permitted by the zoning district. No traffic study was required, given the classification of 

Marketplace Drive and the proposed use. While a few remaining items are being revised by the Applicant, 

based on JRC comments, staff feels confident that this project will meet all technical and engineering 

standards necessary. 

 

The Project 

This proposed development will create a 5-acre site for Uncle Benny’s Building Supplies to relocate from 

a prior site north of Berthoud. Drive access will be pulled from Marketplace Drive, and ultimately be 

shared with the three surrounding lots created by that 2022 Uncle Benny’s Marketplace Resubdivision.  

 

The site is organized around a central, street-facing building that serves as the main sales office and shop, 

with a circular drive that moves around the site to allow large vehicles to load/unload building materials, 
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with a small vehicle parking area in front of the shop. The rear yard will be a functional storage and 

loading area, screened with solid fencing as well as five large 3-sided covered structures (200 to 349 feet 

in length, 12’ 7” wide/deep) which will house and protect much of the building supply materials. A smaller 

building is proposed inline with the main store to offer leased “marketplace” spaces to other builders, 

craftsman and artisans.  

 

The architecture provides for well-articulated and interesting front-facing façades, with varied rooflines, 

materials and a covered front “porch” area. The front facades of the main buildings use vertical barn 

wood siding, and horizontal ship lap, and a main building that stands 30’ to the top parapet, with a ceiling 

height of approx. 22’. The side elevations mimic the colors of the façade, but use a vertical metal siding 

as the primary material over a horizontal shiplap along the main floor. The parapet to the roof wraps 

around the full side of the building. The Marketplace building parapet extends to 22’ at its highest, and 

angles back along the sides. The storage “sheds” in the materials yard use the same color and materials 

as the main building – and stand 18 feet tall to the peak of the half-gable roof. Industrial use buildings 

are permitted to use metal as a primary material, within the Town Design Guidelines. Staff appreciates 

the efforts to provide an attractive façade to Marketplace Dr and the customer-facing areas.  

 

Site utilities will be brought to the site, and a larger stormwater facility will be built with the subdivision 

to provide detention and water quality to all lots within this smaller development. Marketplace Drive will 

be extended along the frontage of this lot, at minimum.  

 

Johnstown Review Committee (JRC) 

As noted above, the JRC has reviewed these development plans, as well as the accompanying engineering 

and construction drawings, and worked with the Applicant to institute appropriate revisions to ensure 

compliance with Town standards, guidelines, and specifications, as they relate to this property and Site 

Development Plan. All JRC members have indicated the site substantially conforms to town standards 

and prior master development plans and reports, and, with final requested revisions of engineering plans, 

is anticipated to meet all applicable codes, standards and regulations. This review, and that of the prior 

subdivision, included coordinating referrals with Front Range Fire, a water engineer, Public Works, and 

Utilities, as well as the contracted Town engineer. Final approved and accepted plans and reports are 

required prior to construction on-site, with the exception of some early grading work. A Water and Sewer 

Service Agreement is required prior to issuing a building permit – this owner did purchase sufficient water 

to meet the demand of this use and site. 

 

Conclusion 

After considerable coordination with the Applicant in conjunction with our review partners, Staff has no 

outstanding concerns and believes this Site Development Plan meets the requirements indicated within 

the municipal code and associated design standards and specifications. 
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The Community That Cares 
www.johnstown.colorado.gov 

P: 970.587.4664 | 450 S. Parish Ave, Johnstown CO | F: 970.587.0141 

 

RECOMMENDED PLANNING AND ZONING COMMISSION FINDINGS AND MOTIONS 

Recommended Findings 
It is recommended that Planning and Zoning Commission send a recommendation for Approval with 

Conditions to Town Council that the requested Uncle Benny’s Building Supplies Site Development Plan be 

approved based upon the following findings: 

 

1. The proposed development is consistent with the Johnstown Area Comprehensive Plan. 

 

2. The proposed development is in compliance with the Town’s municipal code, regulations, and 

requirements. 

 
Recommended Motion – Motion to Approve 
Based on the application received, associated submittal materials, and the preceding analysis, I move that 
the Planning & Zoning Commission Recommend Approval of the Uncle Benny’s Building Supplies Site 
Development Plan to the Town Council based upon the findings as stated above. 

Alternate Motion – Motion to Deny 

I move that the Planning & Zoning Commission recommend Denial of Uncle Benny’s Building Supplies Site 
Development Plan to the Town Council, based upon the following findings…   
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VICINITY MAP 

UNCLE BENNY’S 

 

Marketplace Dr., east of the Frontage Road; east of Candlelight Theater  
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Flower, Grass
1 Schizachyrium scoparium Little Bluestem 68

Flower, Perennial
2 Rudbeckia fulgida var. speciosa Rudebeckia, Black Eyed Susan 8
3 Salvia May Night Salvia, Blue May Night 10

Shrub, Cacti
4 Ephedra viridis Mormon Tea 37

Shrub, Deciduous
5 Chrysothamnus nauseosus Rabbitbrush 24
6 Fallugia paradoxa Apache Plume 27
7 Prunus besseyi 'Pawnee Buttes' Creeping Western Sand Cherry 34
8 Rosa woodsii Wood's Rose 54

Shrub, Evergreen Broadleaf
9 Arctostaphylos uva-ursi 'Massac' Kinnikinick 57

10 Hesperaloe parvifolia Yucca, Red 35

Shrub, Evergreen Conifer
11 Juniperus virginiana 'Taylor' Juniper, Taylor 13

12 Picea pungens 'Compacta' Spruce, Globe 9

Tree, Deciduous
13 Amelanchier x grand. 'Autumn Brilliance' Amelanchier, Autumn Brilliance 16
14 Crataegus crus-galli Hawthorn, Cockspur 2
15 Gleditsia triacanthos inermis Honeylocust,Imperial 9
16 Gymnocladus dioica Kentucky Coffee Tree 4
17 Malus x 'Spring Snow' Crabapple, Spring Snow 4
18 Quercus gambelli Oak, Gambel 12
19 Syringa reticulata Lilac, Japanese Tree 1

20 Tilia cordata ‘Glenleven’ Linden, Glenleven 2

Tree, Evergreen
21 Juniperus scopulorum 'Moon Glow' Juniper, Moonglow 14

22 Juniperus scopulorum Juniper, Rocky Mountain 16
23 Picea pungens 'Bakeri' Blue Spruce Bakeri 4
24 Pinus ponderosa Pine, Ponderosa 3
25 Pinus mugo pumilio Pine, Mugho Dwarf 31

Legend
Botanical Name Common Name Qty

key 

new materials

s w
w

s

w

w

s

s

3-8" gray cobble

1 1/2" gray river rock 17,333 sf

16,210 sf

1- 1.5 ton boulders 12 boulder type tbd

waterline

gas line

electric line

fire hydrant

lift station

forced main

Utilities

property line

waterline

gas line

electric line

fire hydrant

lift station

forced main

Utilities

property line

Utilities courtesy of Shear Engineering Corp. 
See project 3184-01-21 sheet 5/18 for utility 
details. Betterland Design does not accept 
responsibility for damage to any utilities, known 
or unknown. Final responsibility for proper grading, 
drainage and utility locates rests with the client 
and project installers. Client retains final responsibility
for accurate determination of property lines. 

concrete

roadbase

quantaties

dry river bed 3,500 sf 70% 2-4" cobble
15% 6-18" Accent Cobble
10% Pea gravel "pools"
5% 3/4" river rock dry river bed 

fenceline 530 lf

designer notes

-Landscaped areas are designed in accordance with the Town of Johnstown 
Landscape Standards and Specifications (ToJLS&S).
-All irrigation elements shall meet the requirements listed in section H.5 of 
JLS&S and focus on xeric prinicpal. See Irrigation Detail Design, sheet 2/2, 
for irrigation details.
-Plants are shown  at 2/3 mature size. Plant species details are available through the 
Uncle Benny’s Master Plant List Compendium.
-All mulched areas must have a water permeable weed barrier underlayment.
-All mulched areas should have a depth of no less than 4” of material.
-All planting beds must be amended with a minimum of 3 cubic yards of organic 
material for 1000 square feet of existing soil, tilled to a minimum depth of 6 inches. 
-Trees and shrub pits shall be backfilled using a mixture of one third native soil, 
one third top soil, and one third organic matter. 
- The crown of newly installed plants must be covered with mulch to prevent rapid
 water evaporation and stressfull conditions on the newly established plant material
-It is the responsibility of the Developer and their Contractors to build the project 
according to approved plans and details and in accordance with current ToJLS&S.
- Maintenance will be carried out in accordance to section H.6 of the ToJLS&S.
- Always call for locates before digging
- Contact Emily Weakland at Betterland design with any questions or concerns 
in regards to this landscape design.
- Betterland Design does not accept responsibility for damage to any utilities, 
known or unknown. Final responsibility for proper grading, drainage and utility 
locates rests with the client and project installers. Client retains final responsibility f
or accurate determination of property lines. 

970| 222| 9480

N

fenceline

outdoor bench

picnic tables

4

6

fenceline

fenceline

0 200

15,064 sf irrigated
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