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IV.
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VII.
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. Members:
City of Florence Beth Lens

. Bliss Eckland
Florence Municipal Center .
600 West 3" Street, Florence, Colorado 81226. Kirk Nelson
(719) 784-4848  Fax (719) 784-0228 Paul Villagrana
Email: planning@florencecolorado.org

CITY OF FLORENCE
PLANNING COMMISSION MEETING
FLORENCE MUNICIPAL CENTER, CITY HALL CHAMBERS
Thursday, February 26, 2026, at 5:30 p.m.

AGENDA

Call to Order

Roll Call

Nomination and Election of Planning Commission Chair

Nomination and Election of Planning Commission Vice Chair

Approval of the Minutes of January 15, 2026, Meeting

Old Business:

New Business:

@) Public Hearing — SUR 26-001 — Special Use Review for a Salvage Yard
and Watchmen’s Quarters at 551 South Union Street

b) Parking Plan — 551 South Union Street

Discussion: Master Plan Table of Actions

Next Meeting Date and Time: March 19, 2026, at 5:30 p.m.

Upcoming Agenda Items:

Adjourn



City of Florence

600 West 3™ Street
Florence, Colorado 81226
(719) 784-4848  Fax (719) 784-0228
Email: planning@florencecolorado.org

FLORENCE PLANNING COMMISSION MEETING MINUTES
THURSDAY, JANUARY 15, 2026

5:30 P.M.
Commissioners Present Absent
Chair Beth Lenz X
Planning Commissioner Bliss Eckland X
Planning Commissioner Kirk Nelson X
Planning Commissioner Paul Villagrana X
City Council Representative Mergelman X
Vacant
Staff Present Present Absent
Planning Director Fox X
City Manager Cobler X
L Callto Order
Chair Lenz calls the meeting to order at 5:30 p.m.
II.  RollCall

All Commissioners present.
Council Representative Mergelman absent.

I11. 0V; i S
Chair Lenz requests an amendment to the meeting minutes stating that the commissioners were
given additional time to review the appendix documents that were received on December 18", All
comments or questions had to be submitted to the planning department by January 5, 2026.

Commissioner Nelson makes a motion to approve meeting minutes as amended from the
December 18, 2025, meeting.

Second by Commissioner Villagrana.

Roll Call: 4 Ayes

I1|Page
Planning Commission 01/15/2026



City of Florence

600 West 3 Street
Florence, Colorado 81226
.(719) 784-4848  Fax (719) 784-0228
Email: planning@tlorencecolorado.org

a) Master Plan Adoption
e Chair Lenz asks if there are any questions pertaining to the staff report provided.
Commissioner Villagrana states that the new master plan is well written.

Commissioner Eckland acknowledges that the additional time to review the appendix
documents was beneficial.

Chair Lenz makes the motion that the City of Florence Planning Commission move to adopt Resolution 8
— 2025 approving the 2025 City of Florence Master Plan.

Seconded by Commissioner Eckland

Roll Call: 4 Ayes

V.  New Business:

None

Discussion: Due to scheduling conflict, the next regular Planning Commission meeting will be February
26, 2026, at 5:30 pm.

The meeting adjourned at 5:36 p.m.

By: Date:
Planning Commission Chair =

2|Page
Planning Commission 01/15/2026



FLORENCE PLANNING COMMISSION
MEETING DATE: FEBRUARY 26, 2026

STAFF REPORT

Agenda Item: Public Hearing — SUR 26-001 — Special Use Review
Request for a salvage yard and watchmen’s quarters located at 551 South Union
Street.

Department: Planning

Subject & Proposal

e Location: S. Union Street and Cedar Street

e Applicant/Owner: George Clark

» Proposal: The applicant seeks approval to develop a portion of currently vacant land for
use as a salvage yard and construction of a 20° x 60° building that will include a
watchman’s living quarters.

e History: The property has been vacant for years; however, this area was historically part of
the El Paso and Page reduction mills, both of which burned down in the early
1900s.

Staff Comments:

The subject property is comprised of 10 acres and is situated at the intersection of S. Union Street and
Cedar Street.

The property is zoned 1-2 — Heavy Industrial.

Property adjacent to the west and north are also I-2 - Heavy Industrial and property to the south and
east are R-3 — High Density Residential.

The single parcel is divided into three (3) sections by S. Union Street and Cedar Street.

Salvage yard operations are proposed only for the northeast section, with no use planned for the west
or south sections.

Applicant proposes constructing a 20 x 60 building, with the intention of having a shop and
watchmen’s quarters.

A salvage yard and watchman’s quarters are allowed in the [-2 - Heavy Industrial Zone District only
upon approval of a Special Use Review.

The Future Land Use map in the City's Current Master Plan shows the subject property in the EMP-
Employment Centers District. The Master Plan identifies Employment Centers as areas intended to
support low-to mid-intensity industrial and commercial uses that generate minimal off-site impacts.

A drainage report was required due to the nature of the business, varied topography and location of
the property. The report was prepared by Southern Colorado Engineering, dated November 22, 2025.
The proposed development will direct runoff to an on-site detention pond located towards the
northwest corner of the property. The detention pond will be designed to detain the 100-year storm
event. City Engineer has reviewed the submitted drainage report and finds it acceptable at this stage
of review. Final counstruction drawings shall include the submittal of an approved Erosion and
Sediment Control (ESC) Plan prior to the commencement of any construction activity.

The applicant proposes to demolish an existing abandoned residence that is located on the property.
Prior to demolition, an asbestos inspection shall be completed, any required abatement conducted,
and a demolition permit must be obtained from the State of Colorado.

Applicant proposes that there will be a maximum of ten (10) vehicles per day and it will not have an
impact on vehicle traffic.

Applicant proposes three new parking spaces, which meet the off-street parking requirements for the
salvage yard business.



Pursuant to Municipal Code, two additional parking spaces are required for the watchmen’s quarters.
The site map has been revised accordingly to reflect the required parking.

Pursuant to Municipal Code, site screening is required in the Industrial Zone. The applicant proposes
installing a six (6) foot-high opaque fence.

The proposed fencing on the site plan along South Union Street and Cedar Street does not meet the
required setback from the road right-of-way. Pursuant to Municipal Code, fencing located at an
intersection or along a public right-of-way must be set back at least 15 feet from the property line to
satisfy visual clearance requirements.

The applicant intends to request a variance from the Board of Zoning Appeals (BOZA) to waive the
requirements for paved parking, landscaping, sidewalks, and curb and gutter. The proposed parking
area will be gravel.

A ¥-inch water tap is allocated to this property; no additional requirements or shares are required at
this time.

An updated boundary survey prepared in coordination with a current title commitment, including
identification of all easements and encumbrances affecting the subject and adjoining properties, shall
be required prior to development.

Referral Agsency Comments

Below are comments received from applicable City departments and outside referral agencies on this
application:

Atmos Energy:

o No comments received.
Black Hills Energy:

o No comments received.
Florence Public Works:

o No concerns.

Florence Water Department:

o The project will require the installation of a backflow prevention device on the water
service line.

o There are concerns regarding the location of the proposed fence along the west property
boundary, as it is situated very close to the roadway and within a water line easement
along South Union Street.

Fremont Sanitation District:
o The subject property is not within 400 feet of a service line therefore a septic system can
be applied for through the Fremont County Building Department.
Florence Fire Department:
o 1. How will hazards like old fuel, oil etc. be collected and stored?
How and where will vehicle batteries be stored?
Will there be a tire storage area and what will be the amount of storage?

o 2. How will the building be used?

If there are stored hazards and a living space in the same building, this creates
issues with life safety for the occupant. It changes the buildings classification to a
mixed-use building and will require more safety related codes and expense.

o 3. Ingress and egress to the lot - will it allow for the weight of responding fire apparatus?

% Applicants’ response to Fire Departments questions and concerns:

ALL PROCESSES, RECYCLING AND WASTE MANAGEMENT WILL BE DONE UTILIZING BEST
MANAGEMENT PRACTICES

A.) VEHICLE PROCESS - FLUID AND BATTERY REMOVAL;
1. FUELS: fuels will be removed from all vehicles by the use of a gasoline caddy. The caddy uses
a hand operated pump that pumps the fuel from the vehicle and in to the caddy. The fuel is
pumped from the caddy into company and employee vehicles for use.
2. OILS: Oil is removed from the vehicles engine, transmission, differentials and is stored to be
picked up by an offsite recycler such as Safety Kleen/Thermo Fluids.

2



3. COOLANT: Antifreeze is also removed and recycled by an offsite recycler.
4. BATTERIES are removed from the vehicles and tested, good batteries are sold to customers
and bad battery's are sold to an approved recycler.

STORAGE, Fluid and Battery storage:
1. Fluid containers and batteries are stored in a shed ( not in main building).
2. Galvanized metal agricultural type water tanks are utilized as secondary containmemt.

FIRE LANE ACCESS:
1. Main entrance to yard will be through 16' ft wide gate located on north side of building and will
go toward rear of yard and then south to a secondary gate onto Cedar St.
2. Aisle will be surfaced in recycle asphalt or road base.

TIRES:
1. All good tires will be stored and displayed for sale if off of vehicle.
2. Generally, tires and wheels are left on vehicles and removed when sold.
3. Unsold tires and wheels are left on vehicle when it is sent to be recycled, all bad tires are put
into vehicles and sent with vehicle to be recycled.
4. No junk tires will be kept on site.
5. All wheels are recycled if not sold both steel and aluminum/magnesium.

Applicable Notice of Public Hearing
The timeline below was followed in advance of this meeting regarding notification requirements:
o February 2, 2026: Notification letters were sent to property owners within 300 feet of the
subject property.
e February 4, 2026: Public Notice of the Public Hearing was published in the Carion City
Daily Record.
o February 5,2026: Property was posted with a Public Hearing Notice sign.

Response to Public Notice
One response was received by phone inquiring about what type of salvage yard was being considered and
if it will be fenced.

Attachments included:
e Application
Site Plan
Overview Map
Zoning Map
Future Land Use Map and Definitions
Referral Agency Reponses
Pictures
Drainage Report

Suggested Motion:

I recommend that the Planning Commission approve Special Use Review 26-001, which would allow a
salvage yard and watchmen’s quarters located at 551 South Union Street, [-2 — Heavy Industrial Zone
District and recommend forwarding the application to City Council for a final action.

“Roger, John, “Gold Milling in Colorado,” Cripple Creek Railroads, February 11, 2026.
hitp:Awww eripplecreckrailroads.com/projects/el-paso_mill Torence 1898 /cl-paso. mill Norence 1898 him

Sanborn Map Company, Florence, Colorado, 1900, Map, Library ot Congress, URL.
3




March 31, 2022
CITY OF FLORENCE, COLORADO
SPECIAL USE REVIEW APPLICATION

(In accordance with Florence Municipal Code Section 17.60)

Has a pre-submittal conference been held-with the City of Florence regarding this
application? Yes, October 29, 2024 If not, please contact the City of Florence
Planning Office at 719-784-4848 Ext 7 to schedule a pre-submittal conference
before proceeding with this application.

1. Date of Application: 01/ 05/ 2026
2. Application Fee Required with Application: $275.00

L Street address of Property?
551 Union Street
Florence, CO 81226

4. Name, Address and Telephone Number of Property Owner(s):
George Clark
646 3" Street
Penrose, CO 81240

5. Name, Address and Telephone Number of Representative:
Angela Bellantoni
Environmental Alternatives, Inc.
P.O. Box 326
Carion City, CO 81215
(719) 275-8951

6. What is the current use of the property? Residential Commercial
Describe: The property is undeveloped in the Industrial-2 zone
district.

I Will the current use remain in addition to the proposed use that requiresa
Special Use Review? Yes or XNo

8. What is the proposed use that requires a Special Use Review?

Salvage yard business with watchman’s quarters


Ashley Fox
Highlight


10.

11.

12.

13.

14.

15.

16.

17.

18.

What are the days of the week and hours of operation for the Special
Use? Monday thru Saturday, 9 am to 6 pm with shortened hours
on Saturday

What is the existing zoning of the property? Industrial-2

How large is the property? 10 Acres or__Sq. Ft.

What structures are currently on the property? The property is
undeveloped with the exception of an encroaching abandoned
building on the east boundary and an encroaching garage, lawn and
fence on the north boundary.

Will all the existing structures remain? yes or no
The abandoned building will be demolished. The encroaching
structures to the north will remain.

What is the size and height of any new structures proposed?
1200 Sq. Ft 10 _Feet High or Stories High

Describe any proposed re-modeling of the existing structure required for
the Special Use. (A building permit may be required) Re-modeling
will not be necessary.

What percentage of the floor area of the existing or new structures will the
Special Use occupy? 100%

How many customers or patrons will the Special Use bring to the site?
10 per day and peak of 2 per hour

How many new vehicles will the Special Use bring to the site?
10 per day and peak 2 per hour

How many parking spaces are existing on the property (not on street or
alley)? No parking spaces currently exist.

How many new on-site parking spaces are proposed? Three parking
spaces are proposed.



19.

20.

21,

22,

23.

24.

25.

Will the Special Use depend upon any alley access? yes or X No

What effects will the proposed Special Use have on existing vehicle
traffic? The proposed salvage yard traffic will be a maximum of
10 vehicles per day is minimal compared to current vehicle
traffic for mine, concrete plant and construction company. The
proposed use will have no impact on existing vehicle traffic.

How will the Special Use change the character of the neighborhood?
The salvage yard will align with the industrial neighbor of
contractors’ yard, sand and gravel mine, and concrete plant.

How will the Special Use effect the existing uses on the adjacent
properties and those across the street? The parcel includes
property west of South Union Street and south of Cedar Street.
These areas will not be developed as salvage yard but will
serve as a buffer to adjacent properties. In addition, the
salvage yard will be enclosed with a 6-foot-high opaque fence
as a visual barrier.

Will the Special Use require any special security? (Additional police
patrols, special lighting, security grills, alarms, etc.) No special
security will be necessary.

Are you requesting variance from any of the City’s zoning or code
requirements for this proposed Special Use? (Paving, Landscaping,
Fencing, etc.) The applicant requests a variance from paving
the parking area, landscaping, sidewalks, curb and gutter. The
parking lot will be graveled.

Further explanations and additional pertinent information should be
attached, if needed.



26. Include with the application the following:
- Copy of the deed to the property

- A site plan of the property
The site plan must include the following information:

Date

Property address

Property boundaries and adjacent street / alley /sidewalks
Dimensions of property boundaries

Access points for the property

Existing and proposed man-made features, including buildings
(include floor plan, access points), fences, landscaping,
parking, screening, drainage plan, dumpsters, signs,
driveways and dimensions of each.

TmoomP

Maximum sheet size of any attachment is limited to 11x17".

By signing this application you are agreeing to the following:

1. Certifying that the above information is true and correct to the best of your
knowledge and belief.

2. Acknowledging that you understand that if any information is untrue or
inaccurate this application may be rendered void.

3. Agreeing to all requirements of the City of Florence zoning and code

requirements.

4. Authorizing City staff to inspect the property for compliance with applicable
codes and ordinances.

5. To provide additional information as may be required by the Planning
commission or City Council.

Prow Zs}gyture and date:
S 2R
R%esentatwesb%as%g%e and date: Clﬁr
AASD Z 2228

)
Please remit application fee to the Clty of Florence. hlS application will not be
processed until the application fee is paid, all questions are answered and all
attachments are included. The city staff, Planning Commission, and/or City Council
may require additional information as deemed necessary. Once this application is

deemed to be complete and fees have been paid, you will be notified of the initial
meeting or public hearing on this application. and your responsibility for posting a
public hearing notice on the property.
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WARRANTY DEED

THIS DEED, made this 31st day of January. 2025, belween

Apryl Bachetti

of County of Fremont, State of Colorado, grantor, and

George E. Clark

whosc legal address is 646 3rd. Street, Penrose CO §1240, grantee:

WITNESSETH, That the grantor for and in consideration of the sum of SEVENTY FIVE
TIHOUSAND AND 00/100 (75,000.00), the receipt and sufficiency of which is hereby acknowledged, has granted.
bargained. sold and conveyed. and by these presents docs grant, bargain, sell, convey and confirm, unio the
grantee, his heirs and assigns forever, all the real property togelher with improvements, if any, situate, lying and
being in the County of Fremont and State of Colorado desciibed as follows:

A Tract of land in the SE 1/4 NW 1/4, Scction 21, Township 19 South, Range 69 West of the 6th P.M., described as follows:
Beginning at a point 330 Feet North of the SW Corner of said SE 1/4 NW 1/4 Section 21; Thence East 900 Feet; Thence
North 330 Feet; Thence West 480 Feet; Thenee North 330 Feet; Thence West 420 FFeet; Thence South 660 Feet to the point
of beginning, less that portion lying in South Union Street and Cedar Street, County of Fremont, State of Colorado

as known by street and number as: TBD Union Street - Parcl #67001461, Florence, CO 81226

TOGETHER with all and singular the hereditaments and appurtenances thereto belonging, or in anywise
appertaining, and the reversion and reversions, remainder and remainders, rents, issues and profits thercof, and all the
estate, right, title. inlerest, claim and demand whatsoever of the grantor, cither in faw or equity, of, in and Lo the above
bargained premises, with the hereditaments and appurtenances.

TO HAVE AND TO HOLD the said premises above bargained and described, with the appurtenances, unto the
grantee, his heirs and assigns forcver. And the grantor, for himself, his heirs, and personal representatives, does covenant,
grant, bargain, and agree to and with the grantee, his heirs and assigns. that at the time of the ensealing und delivery of these
presents, he is well scized of the premises above conveyed, has good, sure. perfect, absolute and indefeasible estate of
inheritance, in law, in foe simple, and bas good vight, full power and lawful authority to grant, bargain. sell and convey the
same in manner and form as aforesuid. and that the same are (ree and clear from all former and other grants, bargains, sales.
liens, laxes, assessments, encumbrances and restrictions of whatever kind or nature soever, except

Genceral taxes lor the current year and sulysequent vears and subject to casements, restrictions, reservations,
covenants and rights of way of record, if any.

The grantor shall and will WARRANT AND FOREVER DEFEND the above-bargained premises in the
quiet and peaceable posscssion of the grantee, his heirs and assigns. against all and every person or persons lawlully
claiming the whole or any part thercof, The singular number shall include the plural, the plural the singular, and the
usc of any gender shall be applicable to all genders.

IN WITNESS WHEREQF, the graator has executed this deed on the date set forth above,

A8 L)
(ol S

Aprvl B:’c\ﬁﬂti

STATE OF COLORADO
COUNTY OF FREMONT

The foregoing instrument was acknowledged before me this 281h day of Junuary, 2025, by Apryl Bachetti.

o —

T sl EXC
Notary’s Official Signature ! DONNA PRATT i
i NOTARY PUBLIC i
My Commission Expires: : STATE OF COLORADC i
N NUTARY 1D 20074041917 i
; WY COMMISSION EXPIRES “OVEMEER 8, 2027 |
WT-24-279 WD.L5$
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Figure 19. Future Land Use Map for the City of Florence
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Employment Centers (E)

Employment Centers accommodate low- to mid-intensity industrial and commercial uses
with limited external impacts. These areas often consist of larger parcels and are typically
located away from residential neighborhoods. Buffer uses such as mini-storage or low-
intensity commercial activities may be used to create transitions between employment and
residential areas.

Downtown Mixed Use (MU-D)

The Downtown Mixed-Use designation encompasses Florence's historic commercial core,
developed between the 1890s and 1930s. This pedestrian-oriented district supports retail,
dining, office, cultural, entertainment, and limited hospitality uses. Residential uses are
encouraged on upper floors or behind commercial frontages, provided street-level spaces
remain active and commercially focused. Compatible new infill and adaptive reuse projects
are encouraged to strengthen downtown's economic vitality and historic character.

Mixed Use Transitional (MU-T)

Mixed-Use Transitional areas are intended for locations where land use changes are likely
over the next five to ten years. These flexible areas may evolve into residential, commercial,
or mixed-use developments depending on market demand. The designation allows for a
wide range of uses and emphasizes context-sensitive design and compatibility with
surrounding neighborhoods.

Mixed Use Highway Commercial (MU-HC)

This designation applies to highway corridors where commercial redevelopment is
anticipated. Existing residential uses may remain, but redevelopment for commercial uses
is encouraged, particularly for underutilized or blighted properties. MU-HC areas should
accommodate a broad range of retail, service, and hospitality uses that serve both residents
and visitors.

Civic / Quasi-Public (Civic)
This designation is reserved for schools, government facilities, and other public or quasi-
public uses. It also includes land that may be needed for future expansions of such facilities.

Parks and Recreation (P&R)

This designation includes land used for public parks, recreation facilities, and open spaces.
These areas provide essential community benefits such as recreation, environmental
protection, and opportunities for social interaction.

City of Florence City of Florence Master Plan | Page 64
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City of Florence

Planning Department

600 W 3" Street. Florence. Colorado 81226
(719) 784-4848  Fax (719) 784-0228
Emuail: planning/d@ tlorencecolorado.org

www.city offlorence.colorado.gov

PENDING LAND USE APPLICATION

REFERRAL AGENCY REVIEW REQUEST

TO: REFERAL AGENCIES:

Florence Water Department X Atmos Energy

Florence Public Works X Black Hills Energy

[ Florence Building Department N Fremont Sanitation District

& Florence Fire Department — Fremont RE-2 School District

(O Florence Police Department T Colorado Department of Transportation

T Florence Historical Preservation Comm.

From: City of Florence Planning Department
Date: 02/02/2026

Project Applicant’s Contact Information:

George Clark Angela Bellantoni

646 3 Street Environmental Alternatives. Inc

Penrose, CQ 81240 719-275-8951
GED

Proiect Description:

The applicant/fowner has submitted an application to develop vacant land located at 551 South Union Street,
Florence, Colorado, for use as a salvage yard (Pick-N-Pull auto parts husiness). The proposal includes the
construction of a 20 x 60 structure, with a portion of it serving as watchman's quarters.

Comments:
Map attached for review

Please review the attached materials relevant to the pending land use request and reply with any comments or
concerns by no later than February 18, 2026. Thank you for your time.

Please note: if a response is not received by this date, the City of Florence will conclude that a non-responding
agency has no comments

AGENCY RESPONSE:

Agency Name: 1’//0'('(!1 ce Mater Depar Frmend
Date: 2-2-26

[ NO COMMENT OR CONCERN
[ PLEASE SEE ATTACHED COMMENT MEMO R
NBRIEF COMMENTS: Jus+ the tﬁacﬁa%w farﬂjmm f@u; cenents

Water Department also concerned about the location ol the proposed fence along the

Union Street.
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City of Florence

Planning Department

600 W.31 Street. IFlorence., Colorado 81226
(719) 784-4848  Fax (719) 784-0228
Limail: planning(@florencecolorado.org

www cityoftlorence.colorado.gov

PENDING LAND USE APPLICATION

REFERRAL AGENCY REVIEW REQUEST

TO: REFERAL AGENCIES:

Florence Water Department Atmos Energy

Florence Public Works Black Hills Energy

[] Florence Building Department Fremont Sanitation District

Florence Fire Department U Fremont RE-2 School District

[ ] Florence Police Department (1 Colorado Department of Transportation

(] Florence Historical Preservation Comm.

From: City of Florence Planning Department
Date: 02/02/2026

Project Applicant’s Contact Information:

George Clark Angela Bellantoni
646 3¢ Street Environmental Alternatives, Inc.
Penrose, CO 81240 719-275-8951

G

Project Description:

The applicant/owner has submitted an application to develop vacant land located at 551 South Union Street,
Florence, Colorado, for use as a salvage yard (Pick-N-Pull auto parts business). The proposal includes the
construction of a 20 x 60 structure, with a portion of it serving as watchman's quarters.

Comments:
Map attached for review

Please review the attached materials relevant to the pending land use request and reply with any comments or
concerns by no later than February 18, 2026. Thank you for your time.

Please note: if a response is not received by this date, the City of Florence will conclude that a non-responding
agency has no comments.

AGENCY RESPONSE:

2, Dbt Wk s

- }' ;
Agency Name: _ L&~ i Cfl,"'
Date: 2o2=2 &

“H.NO COMMENT OR CONCERN
[] PLEASE SEE ATTACHED COMMENT MEMO
[J BRIEF COMMENTS:
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Page 1 of 2

Fremont Sanitation DiStrict o comm e
(719)269-9050
Email: mybill@fsd.co

SANITARY SEWER AVAILABILITY APPLICATION REVIEW & PERMITTING FEE(S)

Date: _(03-1X¥-Q¢4 Site Address or Location: (subject property)
Contact Name'ﬂy_dﬂ__ﬂfuﬁﬂ ool 4(5)( X S, Unon 5‘#)_ R
Contact Phone: _Cy’gg !825 $95) Hﬂﬂ?ﬁ/ﬁ; (o. 8liad

Contact Emallﬂﬂg&ﬂ@&aﬂ]ﬁmﬁ_&@m Paccel b7o0)y4l

ENGINEERING:

O A viable sanitary sewer main of sufficient capacity currently exists within 400 feet of subject property.
EA sanitary sewer main extension (by owner) is required to serve subject property (see Engineering Notes).

O other (see Engineering Notes).

Is property already “Included” into the District? I No [ Yes

Is connection subject to a main tapping fee? Kino Oves $

Is connection subject to Special Fees or Payback? BINo [] Yes (See Page 2 of 2)

ENGINEERING NOTES: A .Sdm'A.g Sewec faam_A{mm_q_'Lgu_C o

[‘1 200 1 t wﬁ-_le é.g f‘t’cmf-l’o( '!v Service m/ T‘.: cx:lpusmn
wgu:(a( Cgﬁm‘cg a z.'ggngggﬂ ﬁ'ﬂameﬂ“ Jln Sﬁ-égmé .& an S ie F-SO
ﬁ_r_A,apmuﬂ, % snare ma@; /s /‘fga,cqﬁ , Qé ese ,,L;ﬁ

FS!Q Eﬂ{fhfﬂ'md Oﬁ-ﬂ{'

& Map Attached [] Additional Notes Attached [ ] Letter Attached

O Contact Fremont County Public Health Agency for septic abandonment regulations.

For Commercial Applications Only:

,E\Pretreatment review required. Please contact Preston Hamby at phamby@fsd.co for requirements.

Engineering Review (PRINT NAME) L? Pl (—faj’enm Date: 3 / CQ 47( JM

S:/Master Documents/Engineering/Availability " Revised October 12, 2022



Page 2 of 2

FEES — SYSTEM DEVELOPMENT (SD):

Property or account classification:

O Residential - Single Family )
[ Residential - Mutti-Unit $
# of 1-bedroom units; e

# of units with more than 1 bedroom:

D Residential— ADU  No. of Bedrooms:

D Commercial Wtr. Mtr. Sz.

O smat Commercial (< 10,000 gal. /month) Wtr. Mtr. Sz. )
O Commercial w/living units Witr. Mtr./S; $

# of 1-bedroom units: /',

# of units with more than 1 bedroom:

FEES — OTHER:
O additional Monthly Payback Amount: S /mo
O Lump sum Special Fee: S
O Inclusion Fee: $300.00 (to incluge property in District) Inclusion Application S
and documentsTequired.
**Properties not included in the District will be subject to outside user fees. **
O Application Fee: $150.00 {if Valued SD fee is equal to or less than $10K) S
O $250.00 (if Valued SD fee is greater than $10K)

D Main Tapping Fee: | $ (See Page 1 of 2) S

TOTALDUE: §

$*** PLEASE LET US KNOW IN ADVANCE WHEN READY TO PURCHASE A PERMIT SO WE HAVE TIME TO TYPE IT AND GET THE NECESSARY SIGNATURES PRIOR
TO YOUR ARRIVAL. WE ACCEPT CASH & CHECK FOR PERMIT PURCHASES ****

NOTES:

Administration Review __%, é& Date: _03-dp-24

*NOTE: Fremont Sanitation District reserves final discretionary authorlty to determine the viability or feasibility of any proposed cannection
to its sanitary sewer callection system, Availability of sewer does not imply compliance with the development requirements of any other local,
state, or federal entities. Contact Fremont County Dept of Public Health & Environment for septic abandonment regulations. Availability
assessment valid for one year from the date of this document All fees are subject to change without notice. This document is public domain
and is therefore subject to unrestricted duplication and distribution.

S:/Master Documents/Engineering/Availability Revised October 12, 2022
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Fremont Sanitation District

107 Berry Parkway
Carion City, CO 81212-3900
Phone. (719) 269-9050 Fax: (719)276-7001 Email: epay@fsd.co

SANITARY SEWER AVAILABILITY REQUEST

CONTACT INFORMATION:
Name: Angela Bellantoni

Address: P.O. Box 326
Canon City, CO 81215

City, State, Zip:

PROPOSED USE:

Date: March 18, 2025
Telephone: (719) 275-8951

Email: @ngela@envalternatives.com

O Residential

[d Commercial

[] Single Family

[J Accessory Dwelling Unit (ADU)
No. of Bedrooms:

[} Multi-Unit
No. of 1 bedroom units:
No. of units with more than 1 bedroom:

Type of Business: Salvage Yard and 2 industrial lots

Water Meter Size: 9/4 INch

[[] Commercial with Living Units
No. of 1 bedroom units:

No. of units with more than 1 bedroom:

SITE ADDRESS OR LOCATION OF INTEREST:
Intersection of Union Street and Cedar

Street in South Florence

D Plat, Map, Sketch, or Notes Attached

LEGAL DESCRIPTION OR ASSESSOR SCHEDULE NUMBER (if no address):

Parcel No 67001461
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- 4| Fremont Sanitation District |
o " | Sewer Availability Request
: / T Parcel #67001461
: r] Florence, CO

3/24/2025

.

i
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City of Florence

Planning Department

600 W .34 Street. Florence. Colorado 81226
(719) 784-4848  Fax (719) 784-0228
Email: planning@florencecolorado.org

www.cityofflorence.colorado.gov

PENDING LAND USE APPLICATION

REFERRAL AGENCY REVIEW REQUEST

TO: REFERAL AGENCIES:

X Florence Water Department & Atmos Energy

Florence Public Works X Black Hills Energy

(1 Florence Building Department X Fremont Sanitation District

Florence Fire Department O Fremont RE-2 School District

1 Florence Police Department [0 Colorado Department of Transportation

[0 Florence Historical Preservation Comm.

From: City of Florence Planning Department
Date: 02/02/2026

Project Applicant’s Contact information:
George Clark

646 3d Street

Penrose, CO 81240

Project Description:

The applicant/owner has submitted an application to develop vacant land located at 551 South Union Street,
Florence, Colorado, for use as a salvage yard (Pick-N-Pull auto parts business). The proposal includes the
construction of a 20 x 60 structure, with a portion of it serving as watchman’s quarters.

Comments:
Map attached for review

Please review the attached materials relevant to the pending land use request and reply with any comments or
concerns by no later than February 18, 2026. Thank you for your time.

Please note: if a response is not received by this date, the City of Florence will conclude that a non-responding
agency has no comments.

AGENCY RESPONSE:

Agency Name: _Florence Fire Protection District
Date: 2/10/2026

0 NO COMMENT OR CONCERN

0 PLEASE SEE ATTACHED COMMENT MEMO
X BRIEF COMMENTS: The Florence Fire Protection District welcomes new business to the area. We do have a few concerns

Please see attached letter.

20
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Florence Fire Protection District

Fire and EMS 300 West Main Street Florence, CO 81226 (719) 784-2350
Chief Bill Ritter

2/10/2026

To: City of Florence Planning Dept.
From: Florence Fire Protection District
Re: 551 South Union Street

To whom it may concern,

The Florence Fire Protection District have a few concerns about this business requesting
to start at 551 S. Union.

1. There is not much information regarding the potential run off of hazardous materials
from the vehicles other than the noted detention pond. This is an area that is not
level and no mention of berms or means of centrolling runoff during weather events
from the vehicles. How will hazards like old fuel, oil etc. be collected and stored?
How and where will vehicle batteries be stored? Will there be a tire storage area and
what will be the amount of storage? These items not only present hazards to
firefighting, but to the public health.

2. How will the building be used? If there are stored hazards and a living space in the
same building, this creates issues with life safety for the occupant. It changes the
buildings classification to a mixed-use building and will require more safety related
codes and expense.

3. Ingress and egress to the lot. I’'m sure this has been planned but will it allow for the
weight of responding fire apparatus?

We feel any new business to the Florence area is exciting and welcome. We wish to
point out concerns early on to avoid future issues. This list is not all inclusive and there
may be further concerns subject to change as this project continues to develop.

Thank you,

B~

Chief Ritter
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Southern Colorado Engineering

Professional Engineering Services

1109 Elkhorn Road * Cotopaxi, Colorado * 719-792-9771

Drainage Plan & Report

551 South Union Street
Florence, CO.

11/22/2025

Revised 2/7/2026
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1. Purpose of report;

The owner (George Clark) of the property located at 551 South Union Street in Florence (approx. 8.14
acres) intends to construct an auto salvage yard on the property. This property is composed of one parcel
that is bisected into three (3) sections by S. Union Street and Cedar Street. The owner intends to only use
the main property (NE section) and does not intend to use the West and South sections of the property for
the salvage yard. The existing property has no existing improvements while most of the surrounding
properties have been developed to a limited degree.

Due to the proposed commercial nature proposed for the property a drainage plan and report have been
requested by the City of Florence Building and Planning Department for the property.

2. General topography of the area;

The subject property is located South of the City of Florence and is within the city limits. The area is
typically vacant land that is not generally suitable for agricultural purposes due to lack of water and poor
soils. The property is divided into three (3) sections being “bisected” by S. Union Street and Cedar Street.
Except for a small section on the East side the property is bounded by developed properties. The subject
property (551 S. Union Street) is presently not developed.

The topography of the subject property presently consists of some small bluffs (clay loam) and gulleys with
natural drainage being to the North side of the property. The immediate vicinity of the property has a slope
of approximately 40 ft of fall across the entire property. The general slope of the area is to the North to a
floodway drainage that proceeds across the City of Florence and discharges into the Arkansas River. All
drainage in the area goes to the Arkansas River which is located approximately 1 mile North of the subject

property.

Reference the included Attachments D & E for specific USGS information of topography in the vicinity, and
Attachment A for aerial view of general use of the adjacent properties (e.g. vacant land, agricultural,
residential, etc.).

3. General description of property and existing drainage structures;

The subject property is an 8.14 acre “L” shaped property located at 551 South Union Street in Florence. The
Fremont County GIS System Parcel Viewer shows the following information for the subject property;

Account Number R022158

GIS Acres 8.14

Assessors Map No. not shown

Assessors Schedule No. not shown

Site Address not shown

Owner Name Clark George E

Subdivision M & B or Unknown

Legal Description IN SE4NW4: BEG 330 FT N OF SW COR; TH E 900 FT; TH N 330 FT; TH W480 FT; THN
330 FT; THW 420 FT; TH S 660 FT TO BEG. LESS THAT POR LYING IN S UNION ST &
CEDAR ST EXC COAL,OIL & GAS RESERVED TO UNITED OIL CO SEC 21-19-69 TR-
37NZone District LDR

Sale Date 1/30/2025 5:00 PM

Schedule 67001461

Page 2
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Please note that although a street address is not shown on the Fremont County GIS system, an address was
assigned by the City of Florence on 6/18/2025.

Reference also the attachments for specific location and orientation of the property.

Presently the property is not developed, and this report is based upon proposed improvements as planned
and described by the owner. The owner intends to construct an auto salvage yard on the property including
a small office/shop structure with watchman’s quarters, and driveway/parking area which will be located
on the SW corner. The driveway/parking area will be accessed from S. Union Street and will be of gravel
construction. The general slope of the property from the improved area is to the South-Southeast.

4. Stormwater discharge from the subject property;

With respect to stormwater discharge from the subject property (proposed shop/garage/watchman’s
quarters, driveway, parking, and unimproved area - total of 8.14 acres), Southern Colorado Engineering
has estimated the stormwater discharge from the property with respect to a 5-year and 100-year storm
events to be as follows;

Event Rainfall Intensity (NOAA data) Runoff flow (cfs & gpm)
5-Year 1.45” in 6 hr period (0.24" /hr) 0.60 cfs (269.3 gpm)
100-Year 3.48" in 6 hr period (0.58" /hr) 1.44 cfs (646.3 gpm)

This is based on “Rational Method” calculations that accounted for the following;

Area Description Coefficient of Runoff
1,200 sq ft Roof of shop/garage (impervious) 0.90
930 sq ft Driveway/Parking Gravel or road base 0.50
352,448 sq ft Unimproved area (8.09 acres) 0.30

The rainfall event intensities were taken from NOAA data (National Oceanic and Atmospheric
Administration). The closest NOAA station to the subject property is located in Penrose and listed rainfall
quantities as shown above (“Rainfall Intensity {NOAA data”).

Based upon this review and an inspection of the subject property, and also considering the current
drainage pattern of the adjacent properties there would be an increase in flow of stormwater from
the property in the event of a 5-year and a 100-year storm event.

Modifications to promote drainage of the proper

The owner intends to provide for a detention pond to collect and subsequently dissipate the stormwater
runoff from the 551 South Union Street property. This pond will be located at the North end of the
property. As this is the natural drainage of the property a minimum of berms and trenching should be
needed to divert and detain the stormwater. The detention pond shall meet the requirements as described
in Section 8 below and in Appendix H.

Page 3
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6. Proximity to flood plain;

Areview of information available from the Fremont County GIS System (Fremont County Parcel Viewer)
and FEMA website for the property have found that the property is located approximately 1 mile from the
Arkansas River and at least 150 ft from the nearest designated area of Flood Hazard (Reference
Attachments A and B respectively).

7. Upstream drainage conditions;

The subject property has been inspected by the engineer of record and it has been found that natural slope
of the property is to the North side of the property that drains to the drainage way that proceeds to the
Arkansas River.

Stormwater is prevented from entering the property on the West side as that property and the roadway
(South Union Street) are topographically lower than the subject property. Any storm water from this area
will be diverted to the North along the South Union Street borrow ditches and discharge to the drainage to
the North.

There is no storm water drainage onto the subject property from the adjacent properties to the East and
South. The existing terrain is such that those properties stormwater is diverted back onto the individual
properties and they do not discharge onto the 551 South Union Street property.

As described above no stormwater flow is expected to enter the subject property from the adjacent
properties.

Reference also the topographic information attached in the appendices and the description of stormwater
detention below.

8. Stormwater detention;

Per the discussion in Section 4, there is expected to be a stormwater discharge above the historical flow
due to the new shop/garage/watchman'’s quarters, driveway/parking area, and the remainder of the
unimproved area.

Considering the above, a detention basin of the following minimum volume will be required. Please note
that the detention pond is based on a 100-year event;

6 hr event x 646.3 gpm x 60 min/hr = 232,668 gallons

Therefore, a minimum volume of 232,668 gallons (31,103 cubic feet) will be required and is specified on
Attachments H. The size of the pond is to be a minimum of 220 ft x 60 ft x 3 ft deep;

220 ftx 60 ft x 3 ft = 39,600 cubic ft (296,208 gallons)
This is more than the 232,668 gallons required (factor of safety approximately 1.3)

NOTE; The 220 ft x 60 ft dimensions are nominal and may be varied to suit the terrain and final
grading. A minimum of 13,200 square feet is to be maintained at the bottom of the detention pond.
The final dimensions will be confirmed on the “as-built” survey and reviewed by the engineer of
record. Reference also comments in Section 10 and Attachment H.

Page 4
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In order to meet Colorado State Regulations that requires further administration by the Division of Water
Resources if a detention structure retains water for more than 72 hours, the detention basin is to have a
discharge structure incorporating two (2) each a 3" diameter orifices that flow stormwater to a central
chamber that is drained by a 15” diameter pipes. Reference details shown on Attachment I.

The hydraulic profile for the drainage basin is noted on Attachments H & I and is based on a drain that
would discharge a normal volume less than that of a five (5) year storm event (0.60 cfs or 269.3 gpm -
reference Section 4 above). The volume of stormwater to be discharged will be regulated based upon flow
through two (2) 3” diameter orifices with the entrance (invert) of the orifices being located 2 inches above
the bottom of the discharge structure (reference details shown on Attachment I). It is expected that the 3"
orifices will allow a discharge of approximately 240 gpm (below the maximum 263 gpm rate of a 5-year
event).

Total volume of the pond 296,208 gallons (see discussion above).

Remaining water in basin after level of water goes below the drain pipe (2");

(2in/12 in/ft) x (220 ft x 60 ft) x 7.48 gallon/cu ft = 16,456 gallons

296,208 gallons (total volume) - 16,456 gallons (water remaining under the drain lines) = 279,752 gallons

At a drainage rate of 240 gpm the pond will be reduced to the minimum volume of 16,456 gallons in
approximately 19 hours;

279,752 gallons / 240 gpm = 1166 min (19.4 hours)
The remaining water in the basin would dissipate to ground infiltration and evaporation as follows;

Ground Infiltration;

Southern Colorado Engineering has also examined the soils of the site with respect to the design of an
onsite wastewater disposal system {(OWTS). An OWTS design has been generated following the Fremont
County Wastewater Treatment System Regulations which will be submitted to the Fremont County
Building Department as a separate permit application.

During the investigation of the soils for the OWTS permit the underlying soil on the site was found to be a
sandy loam with approximately 30% river rock of various sizes. The ground adsorption rate of that soil is
very good having a long-term acceptance rate (LTAR) of 0.60 gal/sq ft/day. Considering this adsorption
rate the pond will lose the following volume of storm water to ground infiltration;

(220 ft x 60 ft) x 0.60 gal/sq ft/day = 7920 gal/day (23,760 gal in 3 days)
Remaining water in basin after level of water goes below the drain pipes (2");
(2in/12 in/ft) x (220 ftx 60 ft) x 7.48 gallon/cu ft = 16,456 gallons
Subsequently the pond would be dry in approximately 50 hours;

16,456 gal / 7920 gal day = 2.08 days (49.9 hrs)

Page 5
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Evaporation;

Evaporation has not been included in the calculation for stormwater removal from the detention pond as it
is dependent upon weather (temperature, humidity, day/night conditions, etc.). The detention pond is not
expected to be a burden to the owner in its current configuration.

Total 19.4 hours + 49.9 hours = 69.3 hours

This meets the state requirement of 72 hrs to drain the pond while maintaining the maximum discharge
rate below that of a 5-year event.

9. Maintenance of the drainage structure;

The specification and location of the required detention pond is shown in the attachments. These
structures are to be constructed and maintained by the owner such that the minimum volume is available
and the drain pipes are free of obstruction and functional.

The detention pond area should also not be used for vehicle traffic or storage as this may have an effect on
its function to detain and discharge stormwater as designed.

Itis recommended that the owner inspect the structures (detention pond, berms, drain pipes, etc.) annually
and remove any vegetation or sediment that may reduce the volume of the structure. The owner should
also ensure that the slope of the property and berms are such that stormwater is directed to the detention
basin.

10. Conclusions and recommendations:

The proposed improvements for the property at 551 South Union Street in Florence have been evaluated in
this report for stormwater discharge in excess of historical flows for a 5-year and 100-year storm events, It
has been found that there will be a discharge above the historical flows due to the improvements
(construction of shop/garage/watchman'’s quarters and driveway/parking spaces). Although there are no
stormwater flows from adjacent properties, the improvements on the subject property will cause a
discharge of 1.44 cfs (646.3 gpm) for a 100-year storm event. Reference Section 4 for details.

Subsequently a detention pond will need to be constructed to control the discharge of storm water from the
subject property. Reference Section 4 for and the attached appendices for details.

The retained stormwater will be dissipated through controlled discharge (not to exceed a 2-yr event flow
or 262 gpm) and a minimal amount will remain in the pond that can be absorbed into the soil. Reference
Section 8 for discussion of detention basin flows. If the structure is installed as designed, it will not retain
water for more than three (3) days or 72 hours meeting state requirements.

It should be noted that it is the owner’s responsibility to construct and subsequently maintain the
structure. Upon completion it is suggested that inspection of the detention pond, berms, and drains be
completed on a regular basis to ensure that the detention pond will perform as designed.

Upon completion of the detention structure, an “as-built” survey is to be completed by a certified land
surveyor, and/or the engineer of record is to be contacted to perform a final inspection of the structure to
confirm construction as designed. Upon this confirmation the engineer of record will issue a final
inspection report/certification accompanied by the “as-built” certification.

Page 6
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Due to the amount of work to be done to the property it is also recommended that the owner plan for
erosion and sediment control during the grading activities. This should include, but is not limited to
tracking control devices at site ingress/egress points, silt fences, check dams, and seed/mulch callouts to
stabilize disturbed areas. The specifics of these controls will be the responsibility of the owner and shall
follow best management practices for erosion and soil control.

Questions or concerns with this Drainage Plan & Report may be directed to me at the address and phone
listed below.

o A A —

Cary "Joe" Lovett, PE

Southern Colorado Engineering LLC
719-792-9771

1109 Elkhorn Road

Cotopaxi, Colorado 81223
joe.lovett@forgedunderthemountain.com

Page 7
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See also the enlarged detail shown on Attachment E.
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FLORENCE PLANNING COMMISSION
MEETING DATE: FEBRUARY 26, 2026

STAFF REPORT
Agenda Item: Parking Plan — 551 South Union Street.
Department: Planning

Location: S. Union Street and Cedar Street

Applicant/Owner: George Clark

Proposal: The applicant seeks to develop a portion of currently vacant property as a
salvage yard, with a building that will include construction of a building that
will include a watchman’s living quarters.

Subject & Proposal
L]
[ ]
[ ]

e History: The property has been vacant for years; however, this area was historically part
of the El Paso and Page reduction mills, both of which burned down in the early
1900s.

Staff Comments:

e The property is zoned [-2 — Heavy Industrial.

e Pursuant to Municipal Code 17.68.030 H — Supplementary Requirements, any development on an
industrially zoned lot must submit a parking plan, which is subject to Planning Commission approval.

e Applicant proposes three new parking spaces, which meet the off-street parking requirements for the
salvage yard business.

e Pursuant to Municipal Code, two additional parking spaces are required for the watchmen’s quarters.
The site map has been revised accordingly to reflect the required parking.

e Pursuant to the Municipal Code, areas used for parking and vehicle maneuvering are required to be
paved with concrete or asphalt unless a variance is granted. The applicant has indicated that they
intend to seek a variance from the Board of Zoning Appeals (BOZA) to waive the paving
requirement.

Attachments included:
e Overview Map
e Site Plan

Suggested Motion:
[ recommend that the Planning Commission approve the Parking Plan for a salvage yard and watchmen’s

quarters located at 551 South Union Street, 1-2 — Heavy Industrial Zone District, based on the findings
that the parking plan complies with applicable zoning code and parking requirements.
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