
 

 

 

PLANNING COMMISSION 

Wednesday, April 16, 2025 at 5:00 PM 
Palmer Lake Town Hall – 28 Valley Crescent, Palmer Lake, Colorado 

*LIVE STREAM available on Town website* 

AGENDA 

This agenda is subject to revision 24 hours prior to commencement of the meeting. 

The Commission values public comment on issues relevant to Town government. To permit the fair and 
orderly expression of such comments, the Commission will adhere to the following rules for public comment, 

whether for an agenda item or during public comment for non-agenda items brought by the public.  

A speaker must be recognized by the Chair to step to the podium, sign in, use the microphone, state name 
and address for the record, and address comments solely to the Commission, as a whole. 

Each speaker is limited to 3 minutes, cannot pool time with another, and each speaker may only speak once 
per topic. Civility and respect is required. Comments should not be directed to Town staff, individual 

Commission members or to public members. Comments or disruption from audience members not recognized 
by the Chair are prohibited. Points already made should not be duplicated. Only written comments limited to 
one page will be permitted. Public members are also invited to submit comments by email to be distributed 
to the Commission separately. Note that comments submitted to the Town Commission are public record. 

Please understand that the Commission will listen and consider public comments; however, members will not 
discuss or take action on your comment but may refer it to staff and/or a future meeting for discussion. 

Thank you for your cooperation. 

Call to Order 

Roll Call 

Pledge of Allegiance 

Approval of Minutes 

1. Minutes from March 19, 2025 Meeting 

Public Hearing – Chair will introduce the item and hear the applicant request. Chair will ask if any public 
member wishes to speak for or against the request. Public should address the Commission members 
directly while members listen. Applicant may provide closing remarks and members may ask questions 
of the applicant. Chair will close the hearing and members will discuss the item, move a 
recommendation, and/or continue the hearing to a particular date. 

2. Application for Replat/Resubdivision of Largo Terrace, Poco Ave -- applicant requested to 
continue the hearing until June 
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Town of Palmer Lake, CO AGENDA 4/16/2025 
 

 

Business Items 

3. Sign Permit Application - Three Farm Girls 

4. Consideration of (Temporary) Conditional Use for Diacut, Hayco (Hwy 105) 

5. Review/Direction for Critical Land Use Code Rewrite 

Public Comment - This time is reserved for the public to speak to items not on the agenda.   

Next Meeting (5/21) and Future Items 

Adjourn 

 
Americans with Disabilities Act 

Reasonable accommodations for persons with a disability will be made upon request.  Please notify the Town of Palmer Lake 
(at 719-481-2953) at least 48 hours in advance.  The Town of Palmer Lake will make every effort to accommodate the needs 
of the public. 
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PLANNING COMMISSION 

Wednesday, March 19, 2025 at 5:00 PM 
Palmer Lake Town Hall – 28 Valley Crescent, Palmer Lake, Colorado 

MINUTES 

Call to Order. Chair Ihlenfeld called the meeting to order at 5:03 pm. 

Roll Call. Present: Commissioners Andre Bergeron, Mike Beeson, Herb Tomitsch, Matt Stephen, Bill Fisher, 
Lindsey Zapalac, and Charlie Ihlenfeld. Others present: Trustee Tim Caves, Administrator Dawn Collins. 

Pledge of Allegiance  

Approval of Minutes 

1. Minutes from February 19, 2025 Meeting. MOTION (Fisher, Stephen) to approve the minutes as 
presented. Motion passed 7-0. 

Public Hearing  

2. Application for Replat/Resubdivision of Largo Terrace - Poco Ave (Applicant) -- applicant request to 
continue until April. MOTION (Ihlenfeld, Beeson) to continue to the hearing until April 16. Motion passed 7-0. 

Business Items 

3. Sign Application (3) - RAD Extracts, 870 Commercial Ln.  

4. Sign Permit Application - Three Farm Girls Local Artisan Shop & Eatery, 292 Hwy 105.  

Neither applicant was present, and Administrator Collins will contact the business owners. Members identified 
that a site plan was needed for both applications, and additional detail was requested for the sign for Three 
Farm Girls. The applications will be forwarded to the April meeting.  

5. Administer Oath of Office. Administrator Collins administered the oath of office to all members. 

6. Explanation of Community Master Plan, Three Mile Plan, and Planning Commission Authority. 
Administrator Collins reviewed the authority of Planning Commission members and reviewed for clarification 
the prior approval of the Three Mile Plan map and Future Land Use Map. 

7. Update on Land Use Critical Issues (CMI). The status of the land use code rewrite was discussed. Collins 
will forward all members the packet of Articles 1 and 2 for review and future virtual workshop to address 
questions with Community Matters Institute.   

Public Comment – none.  

Next Meeting (April 16) and Future Items. Chair Ihlenfeld reminded members of the potluck gathering of town 
officials on April 1. 

Adjourn. MOTION (Zapalac, Beeson) to adjourn at 5:40 pm. Motion passed. 

 

Minutes by:  Dawn A. Collins, Town Administrator/Clerk 
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  April 2025 ITEM NO.  SUBJECT: Three Farm Girls Local 
Artisan Shop & Eatery  

Presented by:  

Town Administrator/Clerk  

 
 
 
Background 

 
The Town of Palmer Lake has received a sign permit application from Three Farm Girls Local Artisan Shop & 
Eatery. This would be a double-faced free-standing business sign. Illustration of the sign with a spotlight reflecting 
on it are attached.  
 
Enclosed is permission from the property owner; illustration and dimensions; and a representative will be present for 
questions. 
 
After reviewing the application, staff find that the proposed signage aligns with the town’s sign regulations and does 
not conflict with existing code. Therefore, staff recommends approval of the sign permit application as submitted. 
 
Recommended Action 
 
Approve the sign permit application as submitted for Three Farm Girls Local Artisan Shop & Eatery. 
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Opening of Three Farm Girls Local Artisan Shop & Eatery 

Introduction 

I am thrilled to announce the upcoming opening of our new venture, Three Farm Girls 
Local Artisan Shop & Eatery, in the charming town of Palmer Lake, Colorado. This 
picturesque location, with its warm small-town feel and welcoming community, provides 
the perfect backdrop for our unique culinary concept. 

Our Vision 

Multicultural and Allergy-Friendly Foods 

At Three Farm Girls, our mission is to introduce a variety of multicultural foods while 
catering to individuals with dietary restrictions. As a seasoned manufacturer of gluten-free 
foods, I am committed to offering allergy-friendly options to our customers. Our store will 
provide a haven for those seeking delicious, safe food choices. 

Supporting Local Artisans 

We aim to create a platform for other local artisans who specialize in allergy-friendly 
cuisines. By inviting them to prepare and sell their meals in our shop, we hope to foster a 
collaborative environment that emphasizes quality and creativity. Our shop will act as a 
communal space where artisans can showcase their talents and connect with the 
community. 

The Concept 

Grab-and-Go Meals 

Three Farm Girls will primarily operate as a grab-and-go eatery, offering pre-prepared meals 
for busy individuals and families. Our concept is designed to accommodate those who 
need a quick meal solution without sacrificing quality or flavor. Whether you're in a rush or 
simply prefer not to cook, our meals will provide a convenient yet satisfying option. 

Weekend Hot Meals 

On weekends, we will expand our offerings to include hot meals, allowing customers to 
enjoy a warm, freshly prepared dish. While our indoor space is dedicated to our grab-and-
go offerings, we will provide outdoor seating for those who wish to enjoy their meal on-site. 
Customers can also choose to take their meals home for a cozy dining experience. 
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Community Integration 

Having already introduced some of our gluten-free products in a local Palmer Lake store, 
we have received positive feedback and support from the residents. We are excited to 
deepen our connection with the community through this new endeavor. Our vison at Three 
Farm Girls Local Artisan Shop & Eatery becomes a beloved addition to Palmer Lake, where 
we can contribute to the community's culinary diversity and support local talent. 

Conclusion 

We look forward to welcoming you to Three Farm Girls Local Artisan Shop & Eatery. Thank 
you, Palmer Lake, for your warm embrace and support as we embark on this exciting 
journey. 
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  April 2025 ITEM NO.  SUBJECT: Consider (Temporary) 
Conditional Use – Diacut (Hayco) 

Presented by:  

Town Administrator/Clerk  

 
 
 
Background 

 
Prior temporary conditional use was approved for the Diacut property, rented by Hayco for sales. The temporary 
conditional use was extended, as noted in the enclosed resolutions (2022, 2023 and in 2024).  
 
Also enclosed for reference are the minutes from the Planning Commission discussion and final approval by the 
Board in 2024. Note that the final resolution approved requires any additional consideration of the conditional use to 
become permanent (no longer temporary) in meeting code requirements. 
 
 
Recommended Action 
 
Direction for the continued conditional use on Diacut property for Hayco. 
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PLANNING COMMISSION 

Wednesday, May 15, 2024 at 5:00 PM 
Palmer Lake Town Hall – 28 Valley Crescent, Palmer Lake, Colorado 

MINUTES 

Call to Order. Chair Ihlenfeld called the meeting to order at 5:03 pm. 

Roll Call. Present: Commission members Lindsay Zapalac, Tim Caves, Mark Bruce, Bill Fisher, Charlie 
Ihlenfeld. Excused: Amy Hutson. Absent: Susan Miner. 

Approval of Minutes 

1. Minutes from April 17, 2024. MOTION (Caves, Zapalac) to approve the minutes. Motion passed 5-0. 

Public Hearing  

2. Application for Conditional Use Permit for Landscape Yard in C2 Zone (Greater Grounds) - request to 
continue. Collins reviewed the status of the applicant submittal to the Town and to CDOT, currently under 
review. MOTION (Zapalac, Fisher) to continue the hearing to the June meeting. Motion passed 5-0. 

3. Application to Replat Interior Lot Lines and Easements, 91-97 Greeley (Allgood). Mr. Randy Allgood 
addressed the members and explained the slight modifications to the interior lot lines and easements on 
the site. Chair Ihlenfeld opened the floor to the public. Ms. Diane DeKeyser expressed her concern about 
the hill eroding when construction starts. Mr. Allgood addressed his plans with the neighboring property 
owner. The hearing was closed.  

5. Recommendation on Replat Interior Lot Line and Easements Greeley Avenue. The members did not 
have questions. MOTION (Caves, Bruce) to recommend the Board approve the replat at presented. Motion 
passed 5-0. 

4. Application for Replat of Lot Line - 278 Lower Glenway. Mr. Jim Brinkman, surveyor for the property 
owner, explained the replat of multiple lots at Lower Glenway to two lots for one single family home 
development on one lot. Discussion took place about a seven foot discrepancy from one survey to another 
about the right of way location. Collins stated that it will be addressed prior to filing the replat. There was 
no public comment. The hearing was closed. 

6. Recommendation on Replat Lot Line, 278 Lower Glenway (Engel). The members did not have any 
questions. MOTION (Ihlenfeld, Zapalac) to recommend the Board approve the replat as presented. Motion 
passed 5-0. 

Business Items 

7. Sign Permit Application - SecurCare (Hwy 105). Ms Kara Knott with Pinnacle Sign explained her 
client’s one additional sign to the other two previously approved. Discussion took place about layout of the 
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buildings, visibility from Hwy 105, and the illumination with cabinet style diffusing it. MOTION (Zapalac, 
Bruce) to approve the one additional sign with the same illumination time ending at 11p. Motion passed 5-
0.  

8. Preview of Primrose/Columbine Mixed Use Site Plan (Claar). Mr. Curtis Claar, property owner, 
explained the original approval of his conditional use for mixed use requiring a review of the site plan. He 
explained the position of the commercial/residential structure on the corner lot. Discussion took place 
about setbacks, the intent of mixed use, and breaking up the three sides of the structure.  

Mr. Claar pointed out that the resolution requires approval. Additional discussion ensued about the 
character of the structure with final construction plans. MOTION (Bruce, Fisher) to approve the site plan as 
presented with a request that the suggestions be considered to break up the building. Motion passed 5-0. 

9. Request to Extend Temporary Conditional Use (Diacut, Hayco). Property owner, Mr. Bruno Furrer 
and Hayco tenant, Loren Burlage, addressed the members about an extension of the temporary conditional 
use. Commission members expressed concern about screening regulations and this property not following 
the same rules. It was clarified whether this is a permanent or temporary location. Mr. Burlage confirmed 
that the location is temporary and he continues to seek a permanent location. Discussion ensued about the 
connex and other equipment on the property. It was stated that unused equipment will be sold in near 
future. Collins explained that any change to a conditional use must be reviewed for approval of the change 
or added use. Discussion continued about the temporary conditional use becoming permanent and, 
therefore, requiring permanent fencing and screening. No public members spoke to the subject. MOTION 
(Fisher, Caves) to recommend the Board approve the temporary conditional use for one additional year, 
with the condition that any equipment, vehicle, connex, etc., must be screened from Hwy 105 view by July 
1, and any additional time beyond the one year extension must be brought back to the Planning 
Commission and will be considered permanent and abide by town regulations as determined by the 
Commission. Motion passed 5-0. 

10. Update - Advisory Committee for Elephant Rock Vision Plan. Mr. Bill Fisher provided an update in 
place of Susan Miner. He explained the site plan meeting and review of 60 public ideas. He stated that 
members continue to work on a vision statement for the property, noting that rural, open space with 
benefit to the community is evident. Discussion generally took place about a possible public safety facility. 
The next committee meeting is May 20 to finalize a vision statement.  

11. Language to Consider for Conditional Use. Collins noted that following the distribution of Attorney 
Krob’s memo, CMI provided several comments and suggested that staff revisit the comments to 
incorporate into one draft for the Commission at the next meeting.  

Next Meeting (June 19) and Future Item. Chair Ihlenfeld noted he will not be at the June meeting. 

Public Comment – none. 

Adjourn. MOTION (Zapalac, Ihlenfeld) to adjourn at 6:50 pm and begin the workshop. 

Following meeting convene to Workshop to review/discuss draft subdivision code. 
 
Minutes by:  Dawn A. Collins, Town Clerk 
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PLANNING COMMISSION- 

Wednesday, June 19, 2024 at 5:00 PM 
Palmer Lake Town Hall – 28 Valley Crescent, Palmer Lake, Colorado 

MINUTES 

Call to Order. Vice Chair Fisher called the meeting to order at 5:01 pm. 

Roll Call. Commission members present: Vice Chair Bill Fisher, Lindsey Zapalac, Susan Miner, Amy 
Hutson, Mark Bruce. Excused: Charlie Ihlenfeld, Tim Caves. 

Approval of Minutes 

1. Minutes from May 15, 2024. MOTION (Bruce, Zapalac) to approve the minutes.  Motion passed 
5-0. 

Public Hearing 

2. Application for Replat - Lot Line Adjustment, 812-814 Meadow Ln. Mr. Matt Ehrhardt presented 
application on behalf of Kurt Ehrhardt (applicant), Elephant Rock Acres property owner.  Mr. Ehrhardt 
spoke about the floodplain area and location of Dales Trail. The request is to reduce lot 38 and add it to 
lot 37.  Lot 38 will remain just over 5000 sq. ft.  If this request is approved, the intended open space 
will be allowed to continue.  No other person spoke about the matter. The hearing was closed. 

3. Application for Conditional Use - Landscape Yard, Greater Grounds (Illumination Point, Hwy 
105) - Request to continue by applicant.  No comment taken.  MOTION (Zapalac, Hutson) to approve 
applicant’s request to continue the Conditional Use hearing.  Motion Passed. 

Business Items 

4. Recommendation on Replat of Lot Line 812-814 Meadow Lane (Ehrhardt).  Mr. Matt Ehrhardt 
presented the application.  The size of lot 38 was addressed and satisfied requirement of minimum of 
5000 sq. ft. MOTION (Hutson, Miner) to approve the replat application for the lot line adjustment, the 
trail easement is to be recorded. Motion passed. 
5. Referred Review of Conditions for the Temporary Conditional Use (Diacut/Hayco).  Mr. Loren 
Burlage addressed the Commission members regarding clarification from the Board of Trustees for a 
height requirement on the condition for screening.  The Commission members discussed the screening, 
and Mr. Burlage spoke to the slope of the property and the difficulty to completely screen all vehicles, 
Connex and other equipment.  Mr. Burlage proposed a plan for the best screening to meet the 
condition set forth. Members discussed the proposed plan. MOTION (Miner, Zapalac) to recommend to 
the Board of Trustees privacy screening of a minimum of 36 feet wide and 5 – 5.5 feet in height with 
green privacy screening.  Motion passed. 
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Town of Palmer Lake, CO MINUTES 6/19/2024 
 

 

 

6. Update on Advisory Committee ER Vision. Ms. Susan Miner presented an update to the 
Commission for the Elephant Rock Vision.  Ms. Miner provided percentage updates on the groups and 
their tasks.  She commented on a one, three, and five-year plan.  It was brought up by the Commission 
that this is park and open space land, and the intent is to keep the existing buildings and get productive 
use from them.  Ms. Miner mentioned that she is awaiting items that were sent for legal review from 
Collins.  The Advisory Committee ER Vision will make a presentation to the Board of Trustees on July 
10, 2024. 

7. Direction on Draft Subdivision Code. Commission members discussed the memo and updates to 
the Subdivision draft code.  Members had concerns on minimum road width, the required turnaround 
area for fire department, access points required and reference to El Paso Road standards.  Discussion 
about the best way to move forward took place. MOTION (Hutson, Bruce) to hold a workshop after the 
July 17th meeting and forward items to be addressed to staff prior to the workshop.  Motion passed. 

Public Comment – None. 

Next meeting (July 17, 2024) and Future Item 

Adjourn MOTION (Hutson, Zapalac) to adjourn at 6:19 pm. Motion passed. 

 

Minutes by: Grace McNeil, Deputy Town Clerk 
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