
 

 

Request for Comments 
 
 
 Case Name: Pioneer Solar Project-North Site 
 Case Number: RCU2017-00025 
 
June 7, 2017 
 
The Adams County Planning Commission & Board of County Commissioners are requesting comments on the 
following request: 
 
 Request for a Conditional use permit to allow a new 42.5 megawatt solar facility. 
 
This request is located at:  Southwest corner of East 56th Avenue and Penrith Road 
 
The Assessor's Parcel Number are:  0181517100002 & 0181517400001 
 
Applicant Information:  GCL New Energy Inc. Marina 
  12667 ALCOSTA BLVD 
  SUITE 400 
  SAN RAMON, CA 94583 
 
Please forward any written comments on this application to the Department of Community and Economic 
Development at 4430 South Adams County Parkway, Suite W2000A Brighton, CO 80601-8216  (720) 
523-6800 by 06/30/2017 in order that your comments may be taken into consideration in the review of 
this  case.  If you would like your comments included verbatim please send your response by way of 
e-mail to CLaRue@adcogov.org.  Once comments have been received and the staff report written, the 
staff report and notice of public hearing  dates will be forwarded to you for your information.  The full 
text of the proposed request and additional colored maps can be obtained by contacting this office or by 
accessing the Adams County web site at www.adcogov.org/planning/currentcases. 
 
Thank you for your review of this case. 

 
 
Christopher C. LaRue 
Senior Planner 
 

mailto:CLaRue@adcogov.org
http://www.adcogov.org/planning/currentcases
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 Written Explanation of the Project Submittal Item 4.

Introduction 
GCL New Energy, Inc. (“GCL” or the “Company”) is seeking a conditional use permit to build an 80 MWAC 
solar project on land located 1-2 miles north and west of the Town of Bennett. The planned name of the 
Project is Pioneer Solar and the applicant for the Conditional Use Permit (CUP) is Pioneer Solar (CO), LLC 
(“Pioneer Solar”), a wholly owned subsidiary of GCL New Energy, Inc.  

GCL New Energy, Inc. is a leading utility scale solar project developer and independent power producer 
based in San Ramon, California. GCL New Energy’s motto “Bringing Green Power to Life” demonstrates 
our commitment to creating a cleaner environment for future generations by investing in clean, 
renewable energy projects. The Company has developed over 800 megawatts (MW) of solar projects, 
and has 133 MW of projects under construction in North Carolina and Oregon. Our parent company, 
GCL New Energy Holdings Limited (stock number 0451.HK), has installed over 4 gigawatts (GW) of solar 
projects around the world, employs over 20,000 people, and reported more than $32.5 billion of 
revenue in 2016. 

The land on which the Project would be constructed is currently in agricultural use, zoned as Agriculture-
3, and is owned by Douglas J. and Dareth Smialek (Parcels 0181517100002 and 0181517400001). As per 
the Adams County Land Use Code, a major energy facility including a solar project of this nature is 
considered as a Conditional Use in all Agricultural Zones. 

The fenced area would be used solely for the purposes of the Project, which is expected to have a useful 
life of 35 years. The area outside the fence would continue as agricultural use. A site location map is 
included with this CUP application as Submittal Item 5.  

The Project would be adjacent to a transmission line owned by IREA that will bring electricity generated 
by the Project into IREA’s electrical system that also includes the Victory Solar Project and Substation 
located at the Southwest corner of East 56th Ave and North Converse Road in Adams County, Colorado. 
The Project consists of two non-contiguous sites that are 1 mile apart.  

As requested by Adams County, the two sites that compose the Project will be considered under 
separate conditional use applications. This application is for the north site, with a fenced area of 
approximately 281 acres that will have a capacity to generate approximately 37.5 MWAC. The southern 
site will have a capacity of approximately 42.5 MWAC , bringing the total project to a combined capacity 
of 80 MWAC. 

IREA Interconnection 
The Project proposes to interconnect with and sell power to IREA. Both IREA’s need for power 
generation and interconnection capacity are limited. IREA’s power purchases are limited by electricity 
usage, IREA’s generation supply obligations, and competing solar projects of a similar size and at a 
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similar stage currently being put forward in Arapahoe and Elbert Counties. Interconnection capacity is 
limited by the amount of electricity that can be reliably carried on IREA’s 115 kV Brick Center to Victory 
circuit without requiring potentially uneconomic upgrades. IREA has informed parties that pursuant to 
the U.S. Public Utility Regulatory Policies Act of 1978 (PURPA) they are prepared to enter into Qualifying 
Facility (QF) power purchase agreements (QF-PPA) to buy energy from viable projects at a price equal to 
or less than IREA’s avoided cost of additional power once the conditions of viability have been met (see 
attached IREA letter, Submittal Item 18). The three essential conditions of viability are: (i) execution of 
an interconnection agreement with IREA, (ii) local government approval of the applicable land use 
permit, (iii) the Project’s ability to demonstrate financing. IREA will sign QF-PPAs with the first projects 
to achieve these conditions of viability until the available interconnection capacity or energy usage 
volume of their system has been exhausted. The competing solar projects in Arapahoe and Elbert 
Counties have the potential to use up the available capacity on the Project’s circuit should they meet 
these conditions first, so time is of the essence with Adams County’s review of this Project.  Pioneer 
Solar has committed the resources to be a viable energy provider and is confident in its ability move 
swiftly through the approval processes to meet the conditions necessary to sign a QF-PPA. 

The Project plans to interconnect to the existing IREA 115 kV transmission line that is on the Smialeks’ 
property. In April 2017, GCL submitted an interconnection application to IREA for 80 MWAC on the Brick 
Center to Victory 115 kV circuit, and IREA has commenced interconnection studies. The interconnection 
studies will evaluate the proposed Project’s effect on the reliability of IREA’s electrical system and the 
Project’s effect on the transmission grid. Additionally, the studies will identify non-binding estimates of 
cost and construction schedules to interconnect the Project. Following the studies, the Project plans to 
enter into a Qualifying Facility Large Generator Interconnection Agreement (QF-LGIA) with IREA that 
incorporates the studies’ results and defines the obligations of the parties including regulatory duties in 
accordance with Federal Energy Regulatory, (FERC), North American Electric Reliability Corporation 
Commission (NERC), and Western Electricity Coordinating Council (WECC). 

Project Description 
The Project will consist of over 321,400 photovoltaic solar modules rated at 330 Watt (WDC) each. The 
modules will be configured into strings (series) that will combine and feed the power output into 2.5 
MWAC inverters. The modules will be mounted on single axis trackers, which will rotate slowly each day 
to follow the sun at +/- 60 degrees. The maximum height of the solar arrays will be approximately 8 feet 
to 10 feet above the ground surface, presenting a lower height profile than the Victory substation and 
the existing high voltage power line. For safety and security purposes, a galvanized and/or coated chain 
link fence would be installed around the Project at approximately 7 feet in height. 

The inverters will be mounted on skids along with smaller transformers that step up the AC output 
voltage from the inverters from 500 VAC to 34.5 kVAC. The smaller transformers will then be paralleled 
into AC collection circuits feeding the Project substation.  

Power output from the Project’s north site will travel to the south site along a 34.5 kV underground 
collection line to be built by Pioneer Solar along the eastern side of Penrith Road. A 34.5 kV circuit 
connecting the north site and south site will be buried for approximately a mile, with above-ground 
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structures limited to riser poles (if needed) at road or other crossings. GCL reached an easement 
agreement with two landowners (Jack Clair and Sharon Clair) who own parcels between the Project’s 
north and south arrays. The line will be buried within this easement, which is within and/or parallel to 
IREA’s existing, non-exclusive easement for the existing aboveground 115 kV line.  

The Project’s full 80 MWAC power output from the north and south arrays will be collected in the middle 
of the southern edge of the south site at a single substation with a transformer that will step up the 
power before the Project connects to the existing IREA 115 kV line adjacent to the site.  This will be the 
Project’s single point of interconnection (POI). In the substation, the lines are controlled with breakers 
and meet at a transformer that will step up the power. The Project will then interconnect to IREA’s 115 
kV line at the substation with a breaker configuration specified by IREA through an interconnection 
agreement that will be controllable by IREA. Required communications infrastructure (WECC and NERC 
compliant) will be located in the control building.  

Foundations for the module racking, inverter, transformers, and other equipment will be determined 
following geotechnical and structural engineering. It is anticipated that the racking structures will be 
supported by driven galvanized steel piles, which are embedded into the ground. Additional equipment 
required for the Project will be constructed on appropriate foundations, such as concrete pads or piles. 
All Project facilities, including access roads, will be constructed according to industry standards and 
applicable building codes. 

No parking lots will be required for this unmanned facility. No lighting will be used at the facility during 
normal nighttime operations. 

The solar facility and PV equipment will utilize high quality materials and components to ensure long-
term, reliable and robust performance. The Company has deployed photovoltaic technology in 
numerous projects and is well suited to construct this facility.  

Economic Benefits 
An estimate of the Project’s economic benefits was recently completed (see Submittal Item 23) and 
concludes the following: 

• The total direct and indirect benefits of construction activity in Adams County amount to $8.6 
million.  These benefits are temporary and would occur during the approximately 10-16 month 
period when the Project is under construction. 

• During the operational phase of the Project, the annual direct fiscal benefit in Adams County is 
$406,000 in property tax revenue for all local and special districts serving the Project. Of this, 
approximately $150,000 in property tax would go directly to Adams County.  

• Pioneer Solar is discussing a contingent corporate sponsor agreement for the Town’s proposed 
water infrastructure.  Water and water treatment facilities are the bedrock of Bennett’s long-
term growth plans and Pioneer Solar intends to strike a balance between benefits to the project 
and to the Town. 



Pioneer Solar (CO), LLC Conditional Use Permit Application 
May 25, 2017      North Site 

4-4 
 

Conformance with Adams County Conditional Use Permit Criteria 
The following material outlines pertinent criteria from the Adams County Land Use Code 2-02-08-06 to 
be considered regarding the Project.  

4.1. The conditional use is permitted in the applicable zone district.  
 
The land that will be utilized for the solar facility is privately owned and is zoned for agricultural 
use, A-3. A solar energy facility is a Major Energy Facility and defined as a conditional use in the 
Adams County Zone District Regulations. The Project site is compatible with adjacent land uses, 
and its location in proximity to an existing IREA transmission line and substation makes it an 
optimum location for a solar energy facility. The Project will be designed and constructed to be 
compatible with the surrounding area. Lands outside the Project fence will continue to be 
dryland farmed where wide enough for tractor implements. 

 
4.2. The conditional use is consistent with the purposes of these standards and regulations.  

 
The Project will be designed and constructed in accordance with all applicable zoning 
requirements and building codes and in compliance with the requirements and conditions of the 
CUP issued by Adams County. The Project meets the minimum lot size, setback, and height 
requirements.  
 

4.3. The conditional use will comply with the requirements of these standards and regulations 
including, but not limited to, all applicable performance standards.  
 
The Company will ensure that any and all applicable performance standards are met. IREA’s 
transmission line is located directly adjacent to the southeast corner of the north site at Penrith 
Road and 48th Avenue and continues south to the south site and proposed substation location. 
The existing line eliminates the need for major transmission line construction. The existing 
transmission line structures have a height of approximately 60 feet. The maximum height of the 
solar arrays would be approximately 8 feet to 10 feet above the ground surface.   
 
A 7 foot high fence will be installed around the boundary of the Project site for safety purposes. 
Adjacent landowners have expressed a preference for a fence that is “see-through,” rather than 
an opaque fence that obstructs their views. Therefore, a chain link fence is proposed to meet 
the neighbors’ preferences, the need for site security, and for public safety around the electrical 
equipment. 
 
Adams County mapping (https://gisapp.adcogov.org/Html5Viewer/index.html?viewer=FEMA) 
indicates that the Project site is not in a flood hazard area. Therefore, a floodplain use permit is 
not required. In addition, the Project site is not in a MS4 Permit area. Erosion and sediment 
control will be accomplished through the application of Best Management Practices (BMPs).  
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The Project does not involve more than 3,000 square feet of impervious surface. Therefore, a 
drainage analysis and report has not been completed, in accordance with guidance from Adams 
County. 
 

4.4. The conditional use is compatible with the surrounding area, harmonious with the character 
of the neighborhood, not detrimental to the immediate area, not detrimental to the future 
development of the area, and not detrimental to the health, safety, or welfare of the 
inhabitants of the area and the County. 
 
The conditional use will not result in excessive traffic generation, noise, vibration, dust, glare, 
heat, smoke, fumes, gas, odors, or inappropriate hours of operation. Once operating, the facility 
will be largely unmanned. 
 
The project site is located within an area designated for agricultural  use  in the Adams County 
Comprehensive Plan. For the anticipated 35-year life of the solar project, agricultural uses would 
be precluded from the 335 acre site. However, at some point in the future, the limited amount 
of development required for the Project can be easily removed and the site returned to 
agricultural uses. 

In addition, the solar facility is consistent with direction established by the Adams County 
Comprehensive Plan, which states under Policy 8.2: Encourage Sustainable Development 
Practices that the county should “Ensure that new development provides for access to solar, 
wind and other alternative energy sources.” 

Existing oil and gas tanks and pads would remain undisturbed outside of the Project fence. 
 
In addition, the solar facility will be compatible with other land uses in the district and may even 
act as an attractant to developers and users interested in being part of a district where tangible 
efforts are being made to transition to sustainable energy.  This is consistent with the direction 
established by the Adams County Comprehensive Plan, which states under Policy 8.2: Encourage 
Sustainable Development Practices that the county should “Ensure that new development 
provides for access to solar, wind and other alternative energy sources.”  
 
The Project is also consistent with the Town of Bennett's 2015 Comprehensive Plan. The Project 
is inside of Bennett's "Area of Planning Interest" that identifies "Rural Preservation" as an 
objective. At the end of the 35-year lease, Pioneer Solar is obligated to restore the property to 
its original agricultural use, consequently preserving the rural land use. 
 
The photovoltaic modules are specifically designed to absorb light (thus generating electricity), 
rather than reflecting light. Thus, this facility is not expected to pose issues related to glare. The 
Project will be built on the existing ground surface, and grading on the site will be kept to a 
minimum, thus avoiding dust issues. A native low growth seed mix will be utilized to revegetate 
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any areas disturbed during construction, including areas under the solar arrays. This will further 
mitigate potential dust generation concerns during the operational phase of the Project.  
 
There will be no lighting during nighttime hours, and there will be no lighting on the perimeter 
of the facility or to illuminate the arrays. Certain areas, such as the operations and maintenance 
(O&M) storage shed and the driveway access points, will have lighting capabilities in the event 
that emergency nighttime maintenance is required. Under normal conditions, there will be no 
lighting at the facility during nighttime hours. 
 
Six residences are located within ¼ mile of the project site boundary.  These residences are 
located northeast and south of the property boundary along E. 56th Avenue and 48th Avenue. 
The closest residence to the project site is located within approximately 500 feet of the project 
boundary.  Three additional residences are located within ½ mile of the project boundary. Those 
residences located near the project boundary are either located within a complex of agricultural 
uses, e.g. barns and other out buildings, or are situated on large lots (10 acres +). 
 
A series of photographs  were taken to represent the view from residences located along E. 56th 
and E. 48th Avenues. (See Submittal Item 21). The photos depict the existing Victory Solar facility 
immediately north of Bennett and were taken from a distances and directions representative of 
viewing conditions from the residences nearest the Project (see distances on each photo page). 
As shown in the representative photographs, the Project would be visible in views from 
residences along E. 56th, but the solar panels do not dominate the view and become 
background visual elements in views from residences located further east and south along the 
road. 
 

4.5. The conditional use permit has addressed all off-site impacts.  
 
The Project is not expected to produce significant off-site impacts. During normal operations, 
the Project will not produce any pollution, glare, noise, emissions, or heavy traffic. Off-site 
impacts during the construction phase of the Project will be primarily due to construction traffic, 
which would last approximately 10-16 months depending on the final procurement and 
construction plan. During peak construction periods, between 150 to 200 people will be on site. 
The Project will require the construction contractor to route construction traffic in a manner 
that will minimize neighborhood disturbance. Dust control measures will be implemented, 
including the use of water trucks that will spray the site and county roads on a daily or as 
needed basis.   
 
A traffic impact study is not required for this Project, as the facility will not generate more than 
20 vehicles per day throughout operations. This was affirmed at the Conceptual Review 
Meeting. 
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After construction is completed and the solar facility is operating, its performance will be 
monitored through sophisticated data acquisition equipment that tracks production and allows 
remote system monitoring. The Project will require only periodic maintenance visits with a 
normal passenger vehicle. The long term operation and maintenance of the facility will be 
conducted in a clean and safe manner. Water, sewer, septic, and other utility services are not 
required for this facility, as it will be unoccupied on a day-to-day basis once fully operational. 
Operation of the facility would generate approximately 1 vehicle visit per week with minimal (0-
4) staff for maintenance purposes. Once operating, the solar energy production will be virtually 
silent, and it will produce no emissions, smoke, fumes, or odors.  
 
The Project is located approximately 3 miles east of the Front Range Airport. A Determination of 
No Hazard to air navigation has been requested from the Federal Aviation Administration (FAA) 
for the Project. Based on prior experience with the nearby Victory Solar Project and the fact that 
the Pioneer Solar Project will utilize similar equipment with similar structure heights, it is 
expected that FAA will issue a determination of no hazard in the near future. 
 

4.6. The site is suitable for the conditional use including adequate usable space, adequate access, 
and absence of environmental constraints.  
 
Environmental studies and surveys have been completed for the Project site. A site investigation 
was conducted to identify the occurrence of wetlands on the site. No potentially jurisdictional 
wetlands or other waters of the U.S. were observed within the project site. The results of the 
wetlands investigations are documented in Submittal Item 26 on the flash drive.  
 
A survey of biological resources literature and mapping was performed, which resulted in a 
determination that no sensitive or special status species or important wildlife habitat was 
present on the site. No raptor nests were observed on the site. Two possible raptor nests were 
observed to the east of the site . One was located at a residence located 380 feet to the east, 
and a second in a random tree within a field 570 feet to the east as shown on Site Plan Sheet E-
102 (Submittal Item 5). Neither raptor nest will be directly affected by the Project. A review of 
Adams County Development Standards and Regulations, dated December 16, 2014, did not 
identify any Adams County specific constraints related to raptors or raptor nests. GCL will 
monitor to determine if any nests are active prior to initiating construction activities and will 
consult with Colorado Parks & Wildlife to determine the need for mitigation.   
 
No sensitive or special status species were observed during site surveys, and available mapping 
does not indicate the potential for any sensitive or special status species occurring. No active 
prairie dog colonies were observed nearby or on the site. Therefore, due to the lack of any 
significant wildlife habitat on site, development and use of the site for solar energy production 
would not be expected to result in unavoidable conflicts with sensitive or important wildlife 
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species or their habitats. The results of the biological survey are documented in Submittal Item 
27 on the flash drive. 
 
Logan Simpson, in its capacity as a consultant for GCL, conducted a records search for cultural 
resources through the Colorado Historical Society/Office of Archaeology and Historical 
Preservation (OAHP) Compass online database on March 3, 2017. There are no National Register 
of Historic Places listed properties located within the Project site. Historic General Land Office 
(GLO) records and historic United States Geological Survey (USGS) topographic maps also were 
reviewed to identify historic features documented within the Project area. . The records search 
revealed that one previously recorded site exists within the project area. This site is the Box 
Elder-Living Springs Road, a linear resource that crosses the northern portion of the project site 
from the northeast to southwest. The road was assessed as Field – Not Eligible when recorded in 
1982, and heavy disturbance was noted. Additional information on the records search is 
provided in Submittal Item 28 on a flash drive.  
 
A Phase I Environmental Site Assessment was conducted for the Project site. The Phase I 
assessment revealed no evidence of recognized or historical environmental conditions in 
connection with the property.  An executive summary of the Phase 1 report is available as 
Submittal Item 22. A complete copy of the report, including appendices, was submitted to 
Adams County on a flash drive as Submittal Item 29 and is available for review upon request.  
 
The Project is not located in Important Farmlands, and there are no other resources mapped in 
the vicinity of the site.  
 

4.7. The site plan for the proposed conditional use will provide the most convenient and functional 
use of the lot including the parking scheme, traffic circulation, open space, fencing, screening, 
landscaping, signage, and lighting.  
 
A preliminary site plan for the Project is attached to this submittal package. As shown in the site 
plan and as previously described, the Project will not require any formal parking areas, and no 
lighting will be used at the facility during normal nighttime operations. GCL specifically designs 
solar facilities to maximize the available flat land located on a Project site, including the 
provision of unpaved, internal roads that provide access for operations and maintenance. A 
galvanized and or coated chain link fence would be installed around the Project at 
approximately 7 feet in height. 
 
In order to minimize dust generation and weeds, the site will be revegetated following 
construction using a native seed mix. No additional landscape treatment is proposed. This would 
be in keeping with the existing character of the area. In addition, the strip of land south of E 38th 
Avenue will continue to be cultivated, which will maintain some of the existing character of the 
site.   
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4.8. Sewer, water, storm water drainage, fire protection, police protection, and roads are to be 

available and adequate to serve the needs of the conditional use as designated and proposed.  
 
The normally unmanned solar facility will not require an onsite water supply. Potable water will 
be brought to the site for all individuals onsite during the construction and operations phase of 
the Project. Any additional water needed during the construction phase of the Project will be 
supplied from an offsite source. The Company is exploring options for delivery of water to the 
site for dust mitigation during construction. It is expected that natural rain and snow will 
provide for much of the solar panel washing during the operational phase of the Project.  If 
additional solar panel washing by maintenance personnel is needed to ensure optimal power 
generation, water would be obtained through a commercial vendor that would deliver water to 
the site by truck.  However, if an alternate water supply, e.g. purchase of a water tap, prove to 
more economical or efficient, these sources will be considered.   The Project is not dependent on 
alternate sources and can proceed with water provided through commercial sources.  
 
No permanent sanitary facilities or septic system will be required for the Project. Portable 
sanitary facilities will be provided for the construction of the Project.  
 
The Project will be built mostly on the existing ground surface and site grading will be minimized 
as much as possible, thus reducing the potential for dust generation. The site grading will also be 
designed to preserve the pre-development drainage pattern as much as possible. Given the fact 
that no significant changes to the drainage pattern are anticipated and no paved (impervious) 
access roads are proposed, the Project is expected to result in only a nominal change to storm 
water runoff. Nonetheless, the Project will submit storm water drainage plans with the building 
permit application.  
 
Vegetation on the site will be restored to low growing, native grasses and a 10 foot area free of 
brush will be maintained around the arrays. A vegetation management plan that demonstrates 
how the Project will be maintained in a condition that complies with applicable fire regulations 
adopted by the Bennett Fire Protection District is included as Submittal Item 22. In addition:  
• All access for the site will conform to the fire apparatus design criteria outlined in the 2012 

International Fire Code (IFC) including Submittal Item D. This will be important in designing 
the access points etc. Minimum Class 6 road base 6” depth at 80% compaction. 20’ to 26’ 
road widths depending on length. 

• All gates and access will require fire department KNOX key hardware. This can be ordered 
through the fire district office. 

• Other simple requirements include proper facility address signage, etc. 
 
The Project will adhere to all applicable setback requirements and will meet or exceed all 
setback footages. ROW dedication surveys have been completed per guidance from the 
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Conceptual Review Meeting. These dedications reflect comments received from Adams County 
regarding necessary right-of-way dedications, and can be provided upon request.  Adams 
County Standards are summarized below: 
• Penrith Road and E 56th Avenue are section line arterials. As per Adams County Standards, 

structures in A-3 zoning must be 120' away from middle of section line arterial Roads.  As 
shown in Submittal Item 5 (Site Plan), Project facilities meet or exceed these setback 
requirements. 

• As per Transportation Plan 2012, Penrith Road is a rural collector, which requires a 1/2 
street ROW width of 40ft. Dedication will be required along the east property line to meet 
the 1/2 street width of 40'.  

• As per Transportation Plan 2012, E 56th Ave is a Rural Arterial and will require a dedication 
to meet 1/2 street width 60' along the north property line.  

• A strip of land 40' in width along the north property line will be dedicated for Right-of-way 
for E. 56th  Avenue. A strip of land 40' in width along the east property line will be dedicated 
for Right-of-way for Penrith  Road.  
 

One access point is proposed off of East 48th Avenue. Access points will be in compliance with 
street standards and driveway separation. 
 

  







Re: Pioneer Solar (CO) project 

Dear Commissioner Hodge 

On behalf of Bennett's Town Board of Trustees ("Bennett"), we ask that you support and vote in favor of the 

proposed Pioneer Solar (CO) project ("Pioneer Solar"). The Town of Bennett supports Pioneer Solar for the 

following reasons: 

• Pioneer Solar is consistent with Bennett's 2015 Comprehensive Plan - Pioneer Solar is inside of 
Bennett's "Area of Planning Interest" that identifies "Rural Preservation" as an objective. Pioneer Solar 

leases about 700 acres of agricultural property from fifth generation farmers Doug and Dareth Smialek. 
At the end of the 35-year lease, Pioneer Solar is obligated to restore the property to its original 
agricultural use, consequently preserving the rural land use. Further, the supplemental solar lease 
income provides the Smialek's the opportunity to continue farming and raising cattle on another 900 
acres they own within Bennett's "Area of Planning Interest". Instead of dryland farming wheat, a 

portion of their property would be farming the sun's energy while preserving a rural lifestyle for future 
generations. 

• Pioneer Solar provides The Town of Bennett and the region meaningful economic benefits - Pioneer 
Solar's leasehold tax base is in the range of $115-130 million dollars. Pioneer Solar will generate about 

$400,000 of annual property tax revenue with nearly half (45%) going to our schools without creating 
any burden on our school. Further, another $75,000 goes to our fire, library, and water districts with the 
balance providing a windfall to Adam's county. Next, instead of challenging annexation for the 
Smialek's, Pioneer Solar is discussing a contingent corporate sponsor agreement for the Town's 

proposed waste water infrastructure. Water and waste water treatment facilities are the bedrock of 
Bennett's long-term growth plans and Pioneer Solar intends to strike a balance between benefits to the 
project and to the Town. Lastly, Pioneer Solar will provide construction and operations jobs as well as 
sales taxes along with their multiplier effect on the regional economy. 

• Pioneer Solar is committed to a joint high tech education program with the Town of Bennett - Solar 
energy is one of the fastest growing and evolving industries in the world. The solar industry is the source 
of meaningful careers for many Americans. The solar module and the associated equipment that 
converts direct current electricity to alternating current electricity is highly technical and quite 

fascinating. Pioneer Solar is dedicated to working with our schools STEM team to teach our youth about 
the industry through a joint committee that draws upon Pioneer Solar's real world knowledge. 
Additionally, Pioneer Solar has committed to providing real time virtual solar kiosks via an internet link 
so our students and library can learn in real time. 

• Pioneer Solar provides competitive, clean and sustainable energy to our communities - Pioneer Solar 
estimates that the solar facility will provide enough electricity to supply about 25,000 households 
annually. Pioneer Solar can provide I REA with the cheapest source of power available today without any 
future risk of environmental costs. Competitive clean energy is good for Bennett and good for the 
region. 
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The Town of Bennett believes that Pioneer Solar will serve not only the Town's interests but will benefit Adams 

County and our larger community. We hope you will assure these benefits for our community by voting in favor 

of the Project. 

Town of Bennet Board of Trustees 
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 Vegetation Management Plan Submittal Item 20.

The vegetation management plan controls weeds, safeguards natural grass revegetation, ensures 
compliance with fire regulations, lease obligations, permit obligations, and averts performance 
obstructions.   

1. Purpose and Scope:  To perform vegetation management at the Project and define applicable 
procedures during normal operation of solar site when vegetation on site requires management. 

2. Responsibilities  

2.1. Only Pioneer Site Supervisor, PV Technicians or sub-contractors designated by Site Supervisor 
can perform these procedures with required assistance from applicable sub-contractors.  

2.2. The use of vegetation management techniques is at the discretion of the site supervisor but 
must accomplish the requirements described herein.  

3. Materials and Equipment  

3.1. Site plans/drawings  

3.2. Mowers mounted on small tractors 

3.3. Line trimmer 

3.4. Gasoline  

3.5. Gasoline mixed with oil  

4. Safety   

4.1. The following Personal Protective Equipment (PPE) must be used while performing vegetation 
management at Pioneer:  

4.1.1. Safety glasses  

4.1.2. Hard hat   

4.1.3. Steel-toed boots  

4.1.4. Long-sleeve shirt  

4.1.5. Pants  

5. Procedure Description and Responsibilities  
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5.1. Per the current IFC (2012, 605.11.4), vegetation beneath the solar array shall be managed to 
ensure a clear, brush-free area. In this vegetation management plan, “brush” is defined 
generally as “scrub vegetation” containing woody branches and exceeding 3 feet in height from 
the lowest edge of the module when fully tilted in any direction. Excessive native vegetation 
and normal allowable growth shall be managed to ensure the vegetation does not interfere 
with solar array equipment or pose a fire hazard. Please see Section 7 of this vegetation 
management plan for photos showing examples of vegetation beneath solar arrays. The 
operator shall adhere to the guidelines provided within this vegetation management plan as 
approved by the Bennett Fire Protection District for the ongoing vegetation management of the 
site. Furthermore, and for the duration of the solar arrays’ operational lifespan, the operator 
will work with the Bennett Fire Protection District to meet current IFC requirements as well as 
to evaluate and incorporate any commercially reasonable substantive changes put forth by the 
IFC in future code revisions as they pertain vegetation management of ground-mounted solar 
arrays. 

5.2. Vegetation control by integrated management may include the use of mechanical and chemical 
techniques excluding the use of the chemical “glyphosate,” which is the active ingredient in 
herbicides such as “Roundup.” 

5.2.1. Mechanical control methods physically damage or destroy vegetation. Mechanical control 
includes hand pulling, cultivation, mowing, “weed whacking,” and root plowing. All of 
these methods involve the use of tools to physically cut off, cover, or remove undesirable 
vegetation from the site. Mechanical controls of physically destroying vegetation shall 
occur as needed to meet the requirements described above in section 5.1, and as needed 
to ensure that vegetation does not come into contact with moving parts of the solar array, 
including modules edges, articulating racking components, and other moving parts. 
**Any damage caused during vegetation abatement shall be reported to site supervisor 
who will take appropriate measures to remedy the problem** 

5.2.2. Chemical control is a technique where herbicides are used for killing or inhibiting 
vegetation growth. Chemical control shall be used as needed within the legal guidelines 
provided by local, city, county, and state governing agencies.  

5.2.3. Revegetation and erosion control will strive to utilize the “Native Plant Revegetation Guide 
for Colorado, Volume III” Upland Communities Plains Grasslands 
https://cpw.state.co.us/Documents/CNAP/RevegetationGuide.pdf. 

5.3. All personnel will abide by all local, city, county and state policies when executing the 
vegetation management plan.  

5.4. Pioneer Site Supervisor will determine the level of need for vegetation management and 
instruct all other personnel in the proper application of desired management procedure as long 
as it complies with all local, city, county, and state laws.  
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6. Records  

6.1. All work records will be maintained. 

7. Photos  

Photos of vegetation beneath solar arrays that is deemed acceptable 

 

 

Photos of vegetation beneath solar arrays that is deemed unacceptable 

 

 






