
 

 

 

PLANNING COMMISSION - RESCHEDULED FROM 2/15/2023 

Wednesday, February 22, 2023 at 5:00 PM 
Palmer Lake Town Hall – 28 Valley Crescent, Palmer Lake, Colorado 

*Live Stream available on Town website* 

AGENDA – REVISED 2/20/2023 

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

Call to Order 

Roll Call 

Approval of Minutes 

1. Minutes from 01/19/2023 Meeting 

Public Hearing 

Chair will introduce the item and hear the request from the applicant. Chair will ask if there is any public 
member wishing to speak for or against the request. Public should address the Planning Commission 
members directly while members listen. Applicant may provide closing remarks and Commission 
members may ask questions of the applicant. Chair will close the hearing and Commission members 
then discuss the item and move a recommendation for the Board of Trustees. (If additional information 
or time is required, Planning Commission may continue the hearing to a particular date.) 

2. Application for Replat - Milton 

3. Application to Request Right-of-Way Vacation 

Business Items 

4. Recommendation on Application to Replat (Milton) 

5. Recommendation on Application to Vacate ROW (Portion of Brook) 

6. Continued Pre-Application Review - Elephant Rock Villas 

7. Consider Planning Consultant to Review Proposed Developments 

8. Distribute Land Use Code Diagnosis and Worksheet (CMI) 

Next Meeting (3/15) and Future Items 

Adjourn 

WORKSHOP - Continued Discussion/Review of Town Sign Code  
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Town of Palmer Lake, CO AGENDA 2/22/2023 
 

 

 
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. 

Notice 

Notice is hereby given that more than two members of the Board of Trustees may be present; however, there will be no 
action taken by the Board of Trustees at this meeting. 
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PLANNING COMMISSION - RESCHEDULED FROM 1/18/2023 

Wednesday, January 25, 2023 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 5:02 pm. 

Roll Call. Present: Commissioners Charlie Ihlenfeld, Bill Fisher, Mark Bruce, Amy Hutson, Susan Miner.  

1. Nominate and Vote on Commission Chair. MOTION (Bruce, Hutson) to nominate Charlie 
Ihlendfeld as Chair. Motion PASSED (5-0).  

2. Nominate and Vote on Commission Vice Chair. MOTION (Bruce, Miner) to nominate Bill Fisher 
as Vice Chair. Motion PASSED (5-0).  

Approval of Minutes 

3. Minutes from 12/21/2022 Meeting. MOTION (Hutson, Fisher) to approve the minutes from 
the December 21 meeting. Motion PASSED (5-0).  

Business Items 

4. Pre-application Review of Elephant Rock Villas Plan Submittal – Chair Ihlenfeld read a notice 
for the record stating this is a pre-application and the sketch plan is being considered for 
feedback from the Commission members to the applicant for a final submittal. Mr. Todd 
Dormann, property owner, presented the project, and introduced the team, including Chris 
Lieber – NES; Rich Gallegos – RESPEC; Ingrid Richter – Olive Real Estate Grp; Chris Cummins – 
Esq., Monson, Cummins, Shohet & Farr, Water Attorney; Jeff Hodsdon – LSC Transportation 
Consultants. Mr. Dormann provided his background and expertise in property management. 
He explained that he would hold single ownership of the townhomes to rent and be the 
property manager. He then described the property, which would neighbor Recovery Village 
and the private property of Mr. Curt Reese. He explained the long- and short-term rental use 
and design of the combination duplex and triplex to fit the area. Mr. Lieber reviewed the 
property referring to the Community Master Plan and future land use map, noting the 
proposed site plan will maintain a 100’ setback from Hwy 105. He explained the retention of 
open space and natural vegetation where possible. Discussion took place about density. The 
clustered units built in phases will include attached 2-car garages and additional parking in the 
area. It is planned that five (5) phases be implemented over a 25-year period. Mr. Hodsdon 
explained the traffic impact. He spoke about the prepared CDOT traffic study and submittal 
for access. He stated that CDOT’s traffic count evaluation does not require turn lanes. 
Commissioner Fisher referred to the Master Plan noting a quarter mile between access points. 
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Town of Palmer Lake, CO MINUTES 1/25/2023 
 

 

 

Mr. Hodsdon stated CDOT’s requirement is half-mile access points. Mr. Cummins spoke about 
serving the property best with town water. They propose extending the line from 
MTI/Recovery Village. This would serve approximately 130 taps for 57 units over the course of 
years, with the first phase serving 15 units. Commissioner Fisher asked about residential wells 
and whether another Arapahoe well would serve the area and the project pay the installation. 
Mr. Cummins expressed concern of the water quality and density to serve multi-units. Ms. 
Riggs reviewed the design of the units, noting the color to not detract from the natural 
environment. She reviewed the mix of material and breaks in the designs to give dimension. 
Discussion took place about the rear of the structures. Mr. Gallegos discussed the topography 
of the property and its challenges and desire to minimize disturbance to match it as much as 
possible. He explained the utilities layout including additional hydrants in each phase. 
Discussion took place about a second access and the detention pond facing Hwy 105. Ms. 
Richter summarized the project and reviewed the next steps in the project within the next 
couple months. The team wants to engage with the public. Commissioner Miner asked why 
not single-family residences to be owner-occupied.  Discussion ensued about cost of rent and 
the need for affordable housing, as well as what finishing looks like if the project halted at a 
future phase. Mr. Cummins explained that each phase is planned individually by cluster. Mr. 
Curtis Reese (neighboring landowner) spoke of his concern about density, the added traffic to 
Hwy 105, and his concern of water use and the restrictions it may cause. He also expressed 
concern about losing his view. Mr. Roger Mosley addressed the Commission about Master 
Plan objectives, noting that a 2.5-acre household does not meet the applicable objective of 
maximum allowed density for the area. He referred to the original PUD plans when the 
property was part of the Recovery Village PUD. Mr. Mosley also stated that more taps will 
stress the water system. Mr. Kurt Ehrhardt offered the background on this property and the 
original PUD project. He suggested a deceleration lane on Hwy 105. He was also concerned 
about water extending to the project. Mike Richards stated concern about water. 
Commissioner Hutson stated that results of the neighborhood meetings were that residents 
are against multi-family homes (high density). Further discussion of member interpretation of 
the Master Plan resulted. Commissioner Fisher asked if 2.5-acre mansions were needed vs. 
something affordable. He offered his opinion that this project met the high density noted in 
the Master Plan. He suggested more screening to preserve the corridor of Hwy 105 and 
suggested 150’ setbacks from the highway. Members expressed concern about abutting 
neighbors, screening, and consideration of fencing on units, landscaping, and affordable rent 
for future years. Mr. Dormann said he understood the members’ concerns and stated that his 
practice is to raise rent generally 2% annually to cover costs. Discussion took place to consider 
a trail easement for future connectivity within the 150’ setbacks on the development.  

5. Interview Planning Commission Member Candidates & Recommend Appointment(s) to Board 
of Trustees – Commission members asked the candidate why they want to participate with 
Planning Commission. Each candidate spoke to their background, qualifications and desire to 
serve the community. Mr. Tim Caves stated he is a fairly new resident to Palmer Lake and has 
a background as a builder. Ms. Lindsey Zapalac stated she is a new resident to Palmer Lake, 
ran for a Board Trustee position in 2022, has background in project management, and desires 
to be a resident of Palmer Lake for the rest of her life. MOTION (Hutson, Fisher) to 
recommend the Board of Trustees appoint Tim Caves to the Planning Commission. Motion 
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Town of Palmer Lake, CO MINUTES 1/25/2023 
 

 

 

PASSED (5-0). MOTION (Bruce, Miner) to recommend the Board of Trustees appoint Lindsey 
Zapalac to the Planning Commission. Motion PASSED (5-0).  

6. Update on Master Plan Implementation Steps – Dawn Collins referred to the shared CMI 
memo. An official zoning map will be brought before the Board of Trustees for approval. CMI 
is working on a diagnosis of the land use code. Collins noted staff is working on a new cost 
recovery agreement for land use development discussions. The purpose is to reimburse the 
town for expenses incurred by paying town consultants (legal, engineering, stormwater). 
Collins stated with a high-level diagnosis of land use regulations, CMI will distribute a 
worksheet on land use for the members. Approximately $8,000 to $9,000 of the remaining 
funds from the CMI scope of work is being utilized for these next steps.  

Next Meeting (2/15) and Future Items 

Adjourn MOTION (Fisher, Hutson) to adjourn at 7:33PM. Motion PASSED.  

Workshop: Continued Discussion/Review to Amend Sign Code. The workshop to discuss/consider 
new sign code followed the regular meeting. 

 

 
____________________________________   __________________________________ 
Planning Commission Chair       ATTEST:  Dawn Collins, Town Clerk/Administrator 
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AFFIDAVIT OF PUBLICATION
STATE OF COLORADO
COUNTY OF El Paso

I, Haley Zinnel, being first duly sworn, deposes and says that he is the 
Legal Sales Representative of The Tri Lakes Tribune, LLC., a corpo-
ration, the publishers of a daily/weekly public newspapers, which is 
printed and published daily/weekly in whole in the County of El Paso, 
and the State of Colorado, and which is called Tri Lakes Tribune; that a 
notice of which the annexed is an exact copy, cut from said newspaper, 
was published in the regular and entire editions of said newspaper 1 
time(s) to wit 02/01/2023

That said newspaper has been published continuously and uninterrupt-
edly in said County of El Paso for a period of at least six consecutive 
months next prior to the first issue thereof containing this notice; that 
said newspaper has a general circulation and that it has been admitted to 
the United States mails as second-class matter under the provisions of 
the Act of March 3, 1879 and any amendment thereof, and is a news-
paper duly qualified for the printing of legal notices and advertisement 
within the meaning of the laws of the State of Colorado.

____________________________________________
Haley Zinnel
Sales Center Agent

Subscribed and sworn to me this 02/01/2023, at said City of Colorado 
Springs, El Paso County, Colorado.
My commission expires June 23, 2026.

             
____________________________________________
Karen Hogan
Notary Public
The Gazette

Document Authentication Number
20224024441-997973

162254
NOTICE OF PUBLIC HEARING

TOWN OF PALMER LAKE

Notice is hereby given that Palmer Lake Planning 
Commission shall hold a public hearing on Febru-
ary 15, 2023, at 5 PM at the Town Hall at 28 Valley 
Crescent, Palmer Lake, to consider a request to 
replat tax schedule ID 7105212005, Lots 1 thru 
11, located at 253 Milton Dr, to three (3) lots. A 
recommendation will be made to the Board of 
Trustees on the same matter scheduled to be 
heard on February 23, 2023, at 5 PM. A copy of the 
complete application is on file at the Town Clerk 
office, at 719-481-2953.

/s/ Dawn A. Collins, Town Clerk

Published in the Tri-Lakes Tribune February 1, 
2023.
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AFFIDAVIT OF PUBLICATION
STATE OF COLORADO
COUNTY OF El Paso

I, Haley Zinnel, being first duly sworn, deposes and says that he is the 
Legal Sales Representative of The Tri Lakes Tribune, LLC., a corpo-
ration, the publishers of a daily/weekly public newspapers, which is 
printed and published daily/weekly in whole in the County of El Paso, 
and the State of Colorado, and which is called Tri Lakes Tribune; that a 
notice of which the annexed is an exact copy, cut from said newspaper, 
was published in the regular and entire editions of said newspaper 1 
time(s) to wit 02/01/2023

That said newspaper has been published continuously and uninterrupt-
edly in said County of El Paso for a period of at least six consecutive 
months next prior to the first issue thereof containing this notice; that 
said newspaper has a general circulation and that it has been admitted to 
the United States mails as second-class matter under the provisions of 
the Act of March 3, 1879 and any amendment thereof, and is a news-
paper duly qualified for the printing of legal notices and advertisement 
within the meaning of the laws of the State of Colorado.

____________________________________________
Haley Zinnel
Sales Center Agent

Subscribed and sworn to me this 02/01/2023, at said City of Colorado 
Springs, El Paso County, Colorado.
My commission expires June 23, 2026.

             
____________________________________________
Karen Hogan
Notary Public
The Gazette

Document Authentication Number
20224024441-997896

162255
NOTICE OF PUBLIC HEARING

TOWN OF PALMER LAKE

Notice is hereby given that Palmer Lake Plan-
ning Commission shall hold a public hearing on 
February 15, 2023, at 5 PM at the Town Hall at 28 
Valley Crescent, Palmer Lake, to consider a re-
quest to vacate a portion of right of way, Brooks 
Street, abutting parcel located at 253 Milton Dr. 
A recommendation will be made to the Board of 
Trustees on the same matter scheduled to be 
heard on February 23, 2023, at 5 PM. A copy of the 
complete application is on file at the Town Clerk 
office, at 719-481-2953.

/s/ Dawn A. Collins, Town Clerk

Published in the Tri-Lakes Tribune February 1, 
2023.
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  February 2023 ITEM NO.  SUBJECT: 

Consideration/ Recommendation to Replat 
Milton to 3 Lots (Martin) 

Presented by:  

Town Administrator /Clerk 

 
 
 

Background 

 
Staff has reviewed and supports the replat of Lots 1-11 to three lots located at 253 Milton St.  
Landowners, Arlon and Sylvia Martin are responsible for recording the replat. The intent for less density is 
supported by town staff.  The applicant will be present to speak to the request to replat.  
 
Upon hearing from the applicant and any public members, this is a recommendation to the Board of 
Trustees for final review and approval of the replat. 
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  February 2023 ITEM NO.  SUBJECT: 

Consideration/ Recommendation to 
Vacate Portion of ROW - Brook (Martin) 

Presented by:  

Town Administrator /Clerk 

 
 
 

Background 

 
Staff has reviewed and supports the vacation of a portion of Brook St with a permanent utility easement 
included. The desire for less density in the area is supported along with proper easements for access to 
infrastructure and to provide appropriate residential setbacks on lot 3. Town staff heard from the abutting 
landowner, Menter, and stated support for the vacation of the ROW. 
 
Landowners, Arlon and Sylvia Martin are responsible for recording the vacation.  
 
Upon hearing from the applicant and any public members, this is a recommendation to the Board of 
Trustees for final review and approval of a portion of the Brook ROW vacation. 
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  February 2023 ITEM NO.  SUBJECT: 

Review Recommendation for a Planner 
Review of Developments 

Presented by:  

Town Administrator /Clerk 

 
 
 

Background 

 
As PC members are aware, the land use code requires review and revision. As a result of discussions with 
CMI about the land use diagnosis, and the current concerns of the town code, it is suggested that Planning 
Commission consider recommendation of a consultant planner to include on reviews of large development 
proposals.   
 

PLANNING COMMISSION 

2.12.080. - Staff and finances. 

The planning commission may appoint such employees as it deems necessary for its work with 

the consent of the board of trustees. The commission may also contract, with approval of the 

board of trustees, with municipal planners, engineers and architects and other consultants for 

such services as it requires. All other proceedings shall be governed by the statutes of the state 

then in effect relating to planning commissions. 

(Code 1973, § 2.16.080; Ord. No. 11-1989, § 8, 1989) 

 
The cost would be reimbursed by applicants with a cost reimbursement agreement. 
 
Note the enclosed memo provided by CMI relating to this request. Staff will review the samples and 
discuss a simple format to be considered with the Board of Trustees. 
 
Currently, prior to a formal RFP process, staff inquired whether CMI will consider current/forthcoming 
proposed developments while in the process of reviewing the land use code.  
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Community Matters Institute 
Tel: ++303 730 0396  

barbcole@communitymattersinstitute.org  
 

M E M O 
To: Dawn Collins, CMC, Town Administrator/Clerk 

From: Barb Cole, Executive Director, CMI  

CC:  Julia Stambaugh, Deputy Town Clerk, Mike Davenport, CMI and Matt Krob, Town 
Attorney 

Date:  Tuesday, January 17, 2023 

RE:  Cost reimbursement agreement and fees 

Most of the small statutory towns we work with have limited staff. When larger projects are 
presented to Town Staff, staff often hires consultants including the contracted Town Engineer, 
Town Attorney, land use planner, licensed surveyor, traffic engineer or other specialists such as 
wetlands experts to help in the processing and review of these developments. 

To cover the costs, most communities require a fee as well as a cost reimbursement to cover 
the costs of such reviews. CMI recommends that the following new section be inserted after this 
section of the text. 

Code Amendment to clarify fee, cost reimbursement and deposit: 

17.12.050 Land use procedures. (amended) 

(a) The applicant shall complete an application form and tender the required application fee and 
sign the cost reimbursement agreement and any required deposit to the town clerk. 

(b) The town clerk, within 15 days after receipt, shall review the application for completeness 
with town department staff and respond to the applicant. The applicant shall be notified if the 
application is complete and said application will then follow the application procedures for each 
type of application. 

(Code 1973, § 17.12.050; Ord. No. 2-1980, § 9, 1980) 

17.12.055 Application Fees, Cost Reimbursement Agreement, and Deposits. (NEW) 

(a) All applications submitted to the Town pursuant to this chapter are subject to a non-
refundable fee to cover the cost of review by the Town and notice and publication 
expenses. Such fees are set by the Board of Trustees and may be amended by 
Resolution. 

(b) In addition to the fees provided for in subsection (a), the applicant shall enter into a cost 
reimbursement agreement to reimburse all of the Town’s non-staff costs and expenditures 
in reviewing an application including but not limited to attorney’s fees, consultant 
engineer’s fees, consultant surveyor’s fees, consultant planner’s fees and other hired 
consultants providing services to the town with respect to the application.  The fee and 
cost reimbursement agreement are necessary to cover costs for review by and 
consultation with any other expert whom the Town may reasonably employ in reviewing an 
application. [Optional- Where actual costs in incurred by the Town exceed the 
nonrefundable fee, the applicant is liable for such costs.]1  

                                                
1 Municipalities can choice if the fee should be subtracted from any cost incurred or simply be used to 
cover staff time. 
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(c) Where the Town Administrator or Town Administrator’s designee finds it necessary for the 
security of the town, the Town Administrator or Town Administrator’s designee may 
require an applicant to deposit funds with the Town, prior to the Town considering any 
application pursuant to this section, to cover the anticipated costs and expenditures in 
reviewing the application. 

 

Fees, Deposits, and Cost Reimbursement Agreements, . 

Recommended Fees 

In all cases, fees should be non-refundable and paid at the time of application. In one 
municipality, the El Paso-based municipality collected a deposit that was refundable, but no one 
on staff was tracking the expenses or lack thereof. It became an accounting nightmare and a 
potential legal issue if anyone came forward to challenge the non-reimbursement of a deposit 
for a project that did not go forward. 

Deposit Method 

Many municipalities use the deposit method to cover the cost of consultants that assist in the 
review of a development application. After the initial non-refundable fee is collected, each 
consultant (Town attorney, town planner, town engineer, and other specialists) bills the 
municipality, and that invoice is passed on to the applicant for payment within 30 days.  

Any application for a development process shall be accompanied by the deposit of a sum to be 
determined by the City to ensure payment of the City's costs incurred in processing the 
application and an executed agreement by which the applicant agrees to replenish the deposit 
when requested by the City and to pay on a monthly basis all costs incurred by the City in 
processing the application. The City Clerk shall send the applicant a statement of costs incurred 
by the City after completion of the process. Costs chargeable hereunder include but are not 
limited to, publication costs, postage costs, recording fees, attorney's fees, engineering fees, 
planning fees, administrative costs, and other professional fees. Any amount of the deposit not 
expended will be refunded by the City within forty-five (45) days after the applicant's withdrawal 
of the application or petition, or the City's final action on the application. 

Cost Reimbursement Method 

Cost Reimbursement Agreements are typically signed by an applicant at the same time as the 
General Application Form is completed. A cost reimbursement agreement is not needed for all 
projects. Usually, smaller simple applications do not require a cost reimbursement agreement. 
For example, new single-family homes, renovations, and additions normally do not require a 
cost reimbursement agreement. There should be a ‘trigger’ that is established. This is a policy 
decision that should be made by the Board. The agreement binds the applicant to pay all non-
staff costs as drafted on the preceding page:17.12.055. 

I have attached several examples of cost reimbursements from municipalities where we have 
previously provided services. I am confident that Krob Law also has examples from 
communities that they represent. 

 

Attachments  

 Examples of Cost reimbursements emailed as separate PDF files. 
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  February 2023 ITEM NO.  SUBJECT: 

Distribute Land Use Code Diagnosis and 
Worksheet 

Presented by:  

Town Administrator /Clerk 

 
 
 

CMI has completed the diagnosis of the land use code and assembled a worksheet for members to 
individually review/submit comments.  
 
The packets are under review by legal and will be distributed at the meeting. A 2-3 week timeframe will be 
provided for completion, return to Town staff to forward to CMI to assemble for a workshop review with 
the Planning Commission in March. In the meantime, the diagnosis will be used to apply for a DOLA grant 
to fund the cost of the land use code revision by CMI. 
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