PARK COUNTY PLANNING COMMISSION
PLANNING DEPARTMENT STAFF REPORT

Planning Commission Hearing Date: February 25, 2026

To: Planning Commission

Date: February 19, 2026

Prepared by: Julie Esterl, Senior Planner — Baseline Corporation

Case #: A26-0007

Subject: Bailey Water and Sanitation District (BWSD) Conditional Use Permit
Request: A Conditional Use Permit for a Major Utility Facility in the Commercial

Zone District.

Application Summary:

Applicant: Miguel A. Garcia, Vice President, Board of Directors - Bailey
Water and Sanitation District
Anita L. Marchant, District Attorney - Foothills Legal
Solutions, LLC

Owner: Salzamar Properties, LLC - John Bezzant, Member/Manager

Location: 19 County Road 64A, Bailey, CO

Existing Zone District: Commercial

Surrounding Zoning: Residential and Commercial

Lot Size: 0.22 acres

Existing Use: Vacant land

Proposed Use: Bailey Water & Sanitation District Water Treatment Plant

Background:

Bailey Water and Sanitation District (BWSD) is in the process of a needed replacement of
the water treatment facility originally constructed in the late 1960s in the southwest portion
of Bailey on the south side of US Highway 285. BWSD plans to purchase a 0.22-acre
parcel, which is Lot 2 of the proposed Salzamar Minor Subdivision, for the purpose of
establishing a new water treatment facility.

The proposed water treatment plant will pump and treat water, and by definition in the Land
Use Regulations, qualifies as a Major Utility Facility, which is a conditional use in the
Commercial Zone District. Because the property is zoned Commercial, a Conditional Use
Permit is required prior to development of the water treatment plant.
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Existing Conditions:

The proposed Lot 2 is zoned Commercial, is vacant, and has frontage along US Highway
285. There is an existing access point and CDOT access permit on USH 285. A small
portion of the southeast corner of proposed Lot 2 is located in Zone A of the 100-year
floodplain.

Proposal:

Bailey Water and Sanitation District plans to construct a new water treatment facility
including a 30’ x 50’ building. Due to the proximity of the building to the floodplain, the
building is planned to be constructed 3-feet above the Base Flood Elevation.

Joint access is proposed to the east and south of Lot 2 in order to provide access to both
Lot 1 and Lot 2 from USH 285. A Mutual Access and Maintenance Agreement is included
in the Purchase and Sale Agreement between BWSD and Salzamar. CDOT requires an
update to the existing access permit to accommodate the shared access.

Planning Review:

Access and Parking: The Mutual Access and Maintenance Easement along with the
updated CDOT access permit will provide legal access to the development. The updated
permit is required to be issued prior to approval of the Salzamar Minor Subdivision. On-site
parking has been provided.

Development Standards: The development standards for Lot 2, zoned Commercial include:

* Floor area — No maximum and no minimum requirement

* Lot Area — No minimum requirement

» Structure height — 40-feet. The proposed building is approximately 20-feet, and
complies.

« Setback from any watercourse — 50 feet. The building is setback approximately
88-feet, and complies.

» Setback from any wetland — no wetlands identified.

* Front setback to State/Federal highway — 10 feet. The closest point of the
building to ush 285 is approximately 16-feet, and complies.

* Front setback to all other roads — 5 feet. Not applicable.

« Side setback — 0 feet.

* Rear setback — 5 feet. The building is approximately 30-feet from the rear
property line, and complies.

Floodplain: Floodplain mitigation appears to have been addressed, however, per Article 7,
Division 10 — Floodplain Protection, a Floodplain Development Permit is required to ensure
conformance with the provisions of the ordinance. Issuance of a Floodplain Development
Permit is included as a condition of approval.

Property Addressing: The proposed Lot 2 of the Salzamar Minor Subdivision will require
the assignment and posting of a new address in accordance with Section 7-1207 of the
Land Use Regulations. This has been included as a condition of approval.
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Land Use Regulations:

Each of the standards for approval of a Conditional Use Permit (LUR Section 5-503) is
addressed below.

A.

The use proposed is an authorized Conditional Use for the zone district in
which the property described in the application is located.

The proposed use is a water treatment facility that will pump and treat water. Per
the definitions section of the Land Use Regulations, this facility qualifies as a
Major Utility Facility. The property is zoned Commercial, and a Major Utility
Facility is allowed by Conditional Use in the Commercial Zone District.

Therefore, the proposed use is an authorized Conditional Use.

. The property described in the application for Conditional Use Permit

possesses geological, physical, and other environmental conditions that
are compatible with the proposed conditional use.

The location of the property is appropriate for the use as it is in close proximity to
the existing Bailey Water and Sanitation District facility. The property is also
located in proximity to the North Fork of the South Platte River from where raw
water is drawn.

The Conditional Use will conform to all applicable requirements of the zone
district and these Land Use Regulations, and does not create a substantial
safety concern for anticipated visitors to the property.

The use and proposed development conform to the development standards of
the Commercial Zone District. The facility will be fenced to provide safety to the
facility and the public.

The property has areasonably certain right of permanent legal access
permitting vehicular access from the property to the public thoroughfare.
Once the access easement agreement and CDOT access permit are finalized,
the property will have permanent legal access to US Highway 285.

Access to the property from the public thoroughfare reasonably meets
County street, road, or driveway standards or, if the property is
undeveloped, such access will be established prior to issuance of a
building permit.

The water treatment plant improvement plans provided by the project engineer
include details for the construction of the access driveway. These plans will be
reviewed for compliance during building permit review.

The proposed Conditional Use is compatible with the uses and zoning for
other properties within the neighborhood or immediately surrounding area.
The proposed water treatment plant is compatible with the existing Bailey Water
and Sanitation District facility located to the east of the property. Park County
administrative offices are located to the north. Lands to the west and south
include vacant land and the North Fork of the South Platte River. There do not
appear to be any conflicts with compatibility to surrounding uses.
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G. In making this determination, conflicts with any enforceable covenants,
conditions and restrictions of record will be considered.
There are no known covenants or restrictions on proposed Lot 2 of the Salzamar
Minor Subdivision that would create any conflicts with the proposed use and
development of the water treatment plant.

Impact Analysis:

No adverse impacts to adjacent land uses are anticipated. In addition, no adverse impacts
are anticipated to traffic, roadways, schools, parks, storm drainage facilities, or utilities.
Approval of the conditional use permit will improve water delivery and quality to customers
of the Bailey Water and Sanitation District.

Recommendation:
Based on the foregoing, staff recommends that this Conditional Use Permit be
recommended for approval to the Board of County Commissioners with the following

conditions:

1. Application for, and issuance of, a Floodplain Development Permit.
2. Assignment and posting of the property address.
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POINT TABLE
POINT # NORTHING EASTING ELEVATION DESCRIPTION
1 15733127.83 3003046.32 7778.00 BUILDING CORNER
2 1573133.00 3003041.15 7777.81 EOC
3 1573127.83 3003096.32 7778.00 BUILDING CORNER
4 1573133.00 3003101.49 7777.81 EOC
5 1573097.83 3003096.32 7778.00 BUILDING CORNER
6 1573092.66 3003101.49 7777.81 EOC
7 1573097.83 3003046.32 7778.00 BUILDING CORNER
8 1573092.66 3003041.15 7777.81 EOC
9 1573160.13 3003061.50 7776.94 PROP. MANHOLE #1
10 1573173.64 3003105.10 7779.20 EOCA
11 1573172.27 3003105.03 7779.16 EOCA
12 1573169.90 3003182.27 7779.02 EOCA
13 1573168.46 3003182.24 7779.00 EOCA
14 1573141.45 3003157.63 7775.73 EOCA
15 1573142.97 3003133.40 7775.73 EOCA

ACCESS DRIVEWAY ASPHALT SPECIFICATION

1. AGGREGATE BASE COURSE
1.1. THICKNESS: 12" MIN.

1.2. MATERIAL: CLASS 6 ABC (CRUSHED STONE OR GRAVEL)
1.3. COMPACTION: 95% OF MAXIMUM DRY DENSITY (PER AASHTO T180)

2. HOT MIX ASPHALT (HMA)
2.1 THICKNESS: 6" MIN.
2.2. LOWER LIFT 3" - GRADE S
2.3. UPPER LIFT 3" - GRADE SX(75) PG58-28
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