
 

 

 

SPECIAL PLANNING COMMISSION MEETING 
Wednesday, December 03, 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  

Presentation 

1. Presentation on MS-4 requirements, including Town Liabilities  

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 Rezoning & Re-Subdivision of Highbrook (Applicant)  

3. Application for Planned Development Plan for Eco Spa, LLC (Applicant)  

Business Items - 

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

Next Meeting and Future Items 
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Town of Palmer Lake, CO AGENDA 12/3/2025 
 

 

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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MS4 PERMIT OVERVIEW 

PALMER LAKE PLANNING COMMISSION
DECEMBER 3, 2025
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MUNICIPAL SEPARATE STORM SEWER SYSTEM 
(MS4) PERMIT

• NPDES = National Pollutant Discharge Elimination System

• Five (5) year permit administered by Colorado Department 
of Public Health & Environment 

• Effective Date: July 1, 2016, to June 30, 2021

• Colorado Discharge Permit System Stormwater 
Certification No.: COR090014

• Requires Implementation of “Control Measures”
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SIX CONTROL MEASURES

1. Public Involvement and Participation 

2. Public Education and Outreach

3. Illicit Discharge Detection and Elimination

4. Construction Site Stormwater Runoff Control

5. Post-Construction Stormwater Management

6. Pollution Prevention/Good Housekeeping for 
Municipal Operations
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PROGRAM DESCRIPTION DOCUMENT

• Current Control Measures Implementation 
and Procedures 

• Current Documents and Electronic Records
• Current Organizational Chart
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PUBLIC INVOLVEMENT & PARTICIPATION

• Follow City’s Public Notice Process

• Provide mechanism and process to allow 
public comment on PDD

• Must have ability to accept and respond to 
info submitted by public on illicit discharges 
and failure to implement control measures
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PUBLIC EDUCATION AND OUTREACH

• Illicit Discharges

Identify and target likely business

• Education and Outreach Activities

Four activities per year

• Nutrients

Identify and target likely sources 
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ILLICIT DISCHARGE DETECTION/ELIMINATION

• Storm Sewer Map

• Regulatory Mechanism

• Exemptions

• Tracing Procedure

• Removal

• Enforcement Response

• Priority Areas

• Training
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• Exclusions

• Regulatory Mechanism and Exemptions

• Control Measure Requirements

• Site Plans

• Site Inspections

• Enforcement Response

• Training

• Overlapping Projects

CONSTRUCTION SITES

10

Item 1.



CONSTRUCTION SITES

Site Plans

• Must require and review prior to construction for 
all sites >1 acre

• Review to Confirm:

1. plans contain appropriate control measures

2. control measures meet permit requirements

3. plans meet permit requirements
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CONSTRUCTION SITE PLANS

Land disturbance and 
storage of soils

Vehicle tracking

Loading and unloading 
operations

Outdoor storage of 
construction site materials, 
building materials, fertilizers, 
and chemicals

Bulk storage of materials

Vehicle and equipment 
maintenance and fueling

Significant dust or particulate 
generating processes

Routine maintenance activities 
involving fertilizers, pesticides, 
detergents, fuels, solvents, and oils

Concrete truck/equipment washing, 
including the concrete truck chute and 
associated fixtures and equipment

Dedicated asphalt and concrete batch 
plants

Other areas or operations where spills 
can occur

Other non-stormwater discharges 
including construction dewatering 
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CONSTRUCTION SITES

Site Inspections
• Exclusions

• Routine:  every 45 days

• Reduced: every 90 days

• Compliance:  every 14 days

• Enforcement Response
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POST CONSTRUCTION (NEW AND REDEVELOPMENT)

• Excluded Sites

• Regulatory Mechanism

• Exemptions to Regulatory Mechanism

• Control Measures Required

• Site Plans

• Construction Inspection and Acceptance

• Long Term Operation and Maintenance

• Enforcement Response

• Tracking

• Training

• Overlapping Site
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POST CONSTRUCTION (NEW AND REDEVELOPMENT)

Exclusions
• Pavement Management

• Excluded Roadway Development

• Excluded Existing Roadways

• Above and Underground Utilities

• Large Lot Single Residential

• Non-Residential, Non-Commercial Infiltration

• Sites with Land Disturbance to Undeveloped Land that will Remain 
Undeveloped

• Stream Stabilization

• Trails

• Oil and Gas Exploration

• County Growth Areas
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POST CONSTRUCTION (NEW AND REDEVELOPMENT)

Control Measure Requirements

“Base Design Standard”

• WQCV:  100% of applicable site

• Pollutant Removal Standard: treat 80% storm; remove TSS to median 
value of 30 mg/l.

• Runoff Reduction:  infiltrate, evaporate, evapotranspire 60% of WQCV

• Regional WQCV Control Measure

• Regional WQCV Control Facility

• Constrained Redevelopment

• Previous Permit Term Standard
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POLLUTION PREVENTION/GOOD HOUSEKEEPING

Control Measure Requirements

• Facility Runoff Control Measures

• Requires annual inspection 

• Municipal Operations and Maintenance Procedures

• Nutrient Source Reduction

• Outdoor Bulk Storage

• Training
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OTHER TERMS AND CONDITIONS

• Recordkeeping

• No Chemical Addition Allowed

• Spill Reporting

• Discharges to Waters with TMDL

• Implementation by Others

• Monitoring

• Annual Program Evaluation

18

Item 1.



WHAT’S IN THE NEAR FUTURE

• Permit Renewal

• Staff Training

• Program Description Document Updates

• Regulatory Mechanism Updates
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QUESTIONS

Thank you,
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High Street/Brook Street Rezoning  December 3, 2025 Planning Commission Hearing 1 

TOWN OF PALMER LAKE MEMO 

Date:  Wednesday, October 15, 2025, Amended November 26, 2025 

Through:  Glen Smith, Interim Town Administrator, Town of Palmer Lake (TOPL) 

To:  TOPL Planning Commission, Doug Allen, and Calvin Berstler, on behalf of   

  Owner Tri Lakes Developers, applicant 

CC:  Erica Romero, Town Clerk, Town of Palmer Lake  
   
  Scott Krob, Town Attorney, Town of Palmer Lake 
  Mark Morton, PE, GMS, Inc., Consulting Engineers, Town of Palmer Lake 
  John Chavez, Chavez Consulting Inc., LLC, Stormwater Consultant  
  Mike Davenport, Community  Matters Institute, Contract Town Planner 

 

From:  Barb Cole, Founder/Executive Director, Community Matters Institute 

 

Re:  Recommend Approval - Brook Street Rezoning from Obsolete PUD to R-3 (new 

Land Use Code name is R-5,000 - Small Lot Residential)   

This application was deemed complete for both the rezoning and minor subdivision and was 

sent out for referral on September 25, 2025. No comments were received regarding the 

rezoning to R-5,000 - Small Lot Residential (R-3). 

 However, there are comments regarding required easements and the need to ensure that the 

Water Department has the necessary easement to reach the tank. In addition, Mark Morton, 

GMS, and John Chavez have unresolved comments regarding slope disturbance and additional 

required easements.  

Background: The property was previously zoned PUD, but the required files to allow a past PUD 

to move forward were never completed. Per Code, the following is required (Code sections are 

in italics): 

Sec. 17.1.90 Expiration of Land Use Approvals.  

(a) Approval by the Board of Trustees of any Planned Development District PD plan, Final PD 
development plan (FDP), subdivision plat, conditional review use, site plan, or any other land 
use approval that does not constitute an amendment to the Official Zoning Map shall remain 
in effect for three (3) years unless a longer vesting period is granted by the Board of Trustees.  
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High Street/Brook Street Rezoning  December 3, 2025 Planning Commission Hearing 2 

 

 

Sec. 17.2.162 Effective date and establishment of a planned development district (PD). 

Existing PDs shown on the official zoning map. Planned developments without a planned 
development plan (PDP) or final development plan (FDP) recorded at the El Paso County Clerk 
and Recorder's Office are required to initiate a new planned development zoning application.  

This PUD was not recorded, and there is no evidence of any ordinance rezoning this parcel to 
PUD. No development plan, neither a Planned Development Plan nor a Final Development Plan, 
was ever submitted. Thus, the applicant was advised that a PD was not possible because all new 
zone districts, including PD must be 5 acres or more. 

DRT Recommendation in May 2025: The applicant was advised to rezone the parcel to R-3, 
which is consistent with the surrounding land all of which is zoned R-3. The attached rezoning 
exhibit shows the rezoning of this property to R-3 as provided for in Title 17: Land Use Code. 1 
The only option for this property is to rezone to R-3 (NKA R-5000). 

Sec. 17.2.040 Minimum Size for New Zone Districts. 

Unless contiguous to the same zone district, all newly created zone districts or zone changes 
shall be greater than five (5) acres in size 

Recommendation: The Town Planning Consultant and Development Review Team recommends 
approval of this rezoning to R-5000 (previously known as R-3). Please note that the dimensional 
requirements dictate how much can be built, and this will be reviewed before sending any 
building plans to PPRBD.  

As noted in both the old Zoning Ordinance and the newly adopted Land Use Code, the following 

applies: 

New Code: Sec. 17.1.30 Legal Authority. "All new construction, remodels, additions, installations, 

electrical work, retaining walls, decks over 200 sq ft. or above 30 inches, and other accessory 

uses and installations require a certificate of zoning compliance from the Town of Palmer Lake."  

Previous Zoning Ordinance: 17.12.065. - Certificate of zoning compliance. 

All construction requiring a building permit shall also require a land use permit to certify zoning 
compliance, which certificate shall be issued prior to application for building permit with the 
building inspection agency. In addition, either a plot plan or site development plan shall be 
required. 

 

                                                      
1 New name with the passage of the new Land Use Code on August 14, 2025, is R-5000. All zone districts have new 
names to better reflect lot size required. 
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High Street/Brook Street Rezoning  December 3, 2025 Planning Commission Hearing 3 

 

 

The dimensional requirements that must be adhered to are as follows for R-5000: 

Dimensional Requirements. 

a. Minimum lot size: 5,000 square feet.  

b. Minimum lot width: 50 feet street frontage.  

c. Front yard setback from property line: 25 feet.  

d. Minimum side yard setback from property line: 7.5 feet per floor.  

e. Rear yard setback from property line: 25 feet.  

f. Maximum impervious coverage: 45%.  

g. The percentage of the site that shall remain in a natural state shall comply with 
Section 17.3.610 Slope and Stormwater Quality Control and is dependent on the 
percent of the average slope of the entire parcel of land. For purposes of 
measurement regarding areas, all measurements shall be made on the horizontal. 2 

h. Maximum building height: 30 feet.  

i. Minimum Distance between structures: 10 feet.  

The above dimensional standards apply to any single-family home and all allowed accessory 
structures. This review is solely to rezone the property to R-5000. In addition to the Slope and 
Stormwater Control requirements, the property is also required to meet all MS-4 requirements, 
which require a permit.  

A copy of the rezoning exhibit meeting Code requirements follows. Rezoning to R-3 is the only 
option for this property. Compliance with the Hillside Overlay District, now called Slope and 

Stormwater Quality Control (see Section 17.3.610 in the newly adopted land use code -no 
change to the text) is being addressed through the resubdivision process and will also be 
reviewed at the time of review for zoning compliance. 

                                                      
2 Disturbance due to active construction activities is limited on all slopes. The definition of  "Applicable construction 
activities" means construction activities that result in a land disturbance of greater than or equal to one acre or 
that is less than one acre, but is part of a larger common plan of development or sale that would disturb, or 
has disturbed since March 2, 2001, one acre or more- this will apply to all lots created as a result of the rezoning. 
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High Street/Brook Street Rezoning  December 3, 2025 Planning Commission Hearing 4 

Resubdivision: The applicant is also seeking to re-subdivide the property into 4 lots for 4 single-
family dwellings if the applicant can meet the dimensional requirements, Slope and Stormwater 
Control requirements, and MS-4 permitting. The applicant, GMS, and the DRT are working to 
create the necessary easements based on referral comments and the need for access. This item 
is being continued per the GMS memo. 
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MEMORANDUM 
 

 
TO: Ms. Erica Romero, Town Clerk DATE:  October 24, 2025 
 Mr. Glen Smith, Interim Town Administrator Via Email to:  erica@palmer-lake.org 
 Town of Palmer Lake gsmith@palmer-lake.org 
 
FROM: Mr. Mark A. Morton, P.E. 
 GMS, Inc., Consulting Engineers  
 
RE: Highbrook Subdivision 
 Review Comments on Submittal Documents 
 
GMS, Inc. has reviewed the drawing set submitted by the applicant for the proposed Highbrook 
Subdivision project.  The documents reviewed are as follows. 
 

1. Site Plan Drawing Sheet 1 of 2 – The Overlook at Palmer Lake, prepared by Crossed 
Paths Surveying Services, Inc., date of latest revision of August 13, 2025. 

2. Site Plan Drawing Sheet 2 of 2 – The Highbrook Subdivision 2, prepared by Crossed Paths 
Surveying Services, Inc., date of latest revision of August 13, 2025. 

3. Plat Drawing Sheet 1 of 4 of The Overlook at Palmer Lake, prepared by Crossed Paths 
Surveying Services, Inc., date of latest revision of July 30, 2025. 

4. Plat Drawing Sheet 2 of 4 of The Overlook at Palmer Lake, prepared by Crossed Paths 
Surveying Services, Inc., date of latest revision of July 30, 2025. 

5. Plat Drawing Sheet 3 of 4 of The Overlook at Palmer Lake, prepared by Crossed Paths 
Surveying Services, Inc., date of latest revision of July 30, 2025. 

6. Plat Drawing Sheet 4 of 4 of The Overlook at Palmer Lake, prepared by Crossed Paths 
Surveying Services, Inc., date of latest revision of July 30, 2025. 

 
Based on our review of the documents received, we have the following comments. 
 
A. General Comments 
 

1. The Easement Notes on Plat Drawing Sheet 3 of 4 for each proposed easement include 
a reception number to be completed.  Based on this, it appears the intent is to prepare, 
execute and record all the easements prior to recording the plat documents.  We take 
no exception to that approach.  Please note, all Town of Palmer Lake easements are 
recommended to be prepared, executed and recorded prior to any other easements 
being recorded, and prior to the replat documents being recorded.  Once the Town’s 
easement documents are recorded, the other easements and plat documents can then 
follow with recording.  The subsequent other easements and plat documents shall 
reference the preceding recorded Town easements.  Close coordination with the Town 
will be required to prepare the Town’s easement agreement documents and execute and 
record them in the proper sequence prior to recording the other easements and approved 
plat documents.  
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2. All easements that are granted to other parties but overlap or impact the Town’s 
easements, or the Town’s use and access to its easements, must be coordinated with 
the Town.  The Town will review the easement agreement documents for approval prior 
to their execution and recording to ensure the Town retains priority for use and access 
of its easements over any other easements.   

 
3. Please review and address all other Town staff, consultant and outside referral agency 

comments to the commenting agency’s satisfaction, and provide written confirmation 
from the agency that the comments have been satisfactorily addressed. This includes 
the preparation and submission of all required stormwater and MS4 permitting 
documents.  

 
4. CORE Electric Cooperative provided comments on this proposed development, many of 

which pertain to easements for electric utility infrastructure and the restrictions on other 
items or service lines being located within the utility easements dedicated to electric 
infrastructure.  Multiple CORE comments overlap comments in this memorandum.  
When multiple agencies provide comments on similar items, the more stringent 
requirements derived from all comments will apply and the submittal documents must be 
revised to adhere to the most stringent requirements.  

 
5. When preparing revisions and resubmittal documents, it is preferred that the applicant 

provide a compete resubmittal package that includes all documents rather than 
submitting individual documents in various separate submittals. All documents should 
clearly state the revision date and the particular items that were revised to facilitate an 
efficient review process.  Where coordination is required with Town staff or consultants, 
initial contact should be with Town staff who may then recommend direct communication 
with consultants when specifically appropriate.  

 

B. Site Plan Drawing Sheet 1 of 2 
 

1. Please revise the drawing titles and all references to the project name to state the correct 
name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings. 

 
2. The proposed water and sanitary sewer service lines for Lots 3 and 4 are proposed to 

cross other lots planned in this development.  It is recommended that the service lines 
which cross a lot other than the lot being served be provided with private utility 
easements covering the service line to allow for its installation and future maintenance. 
 

C. Site Plan Drawing Sheet 2 of 2 
 
1. Please revise the drawing titles and all references to the project name to state the correct 

name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings. 
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2. When fully developed, each proposed lot must conform to the Slope and Stormwater 

Control requirements in the Town’s current Municipal Code.  With the extreme slopes 
involved, it is recommended that the applicant confirm the average slope of each lot 
proposed and the feasibility of developing the houses as proposed while meeting the 
Slope and Stormwater Control requirements for lot area to remain in a natural state. 
 

D. Plat Drawing Sheet 1 of 4 
 

1. Please revise the drawing titles and all references to the project name to state the correct 
name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings. 

 
2. The Easements citation that dedicates typical lot easements for public utilities is 

dedicating side and rear lot easements, but not front lot easements.  Please provide front 
lot easements for public utilities and drainage purposes. 

 
3. Note #12 indicates that a separate document will be prepared with the terms of the 

agreement for the Town of Palmer Lake to be responsible for the water outfall and 
downstream drainage for the refenced easement.  That document does not appear to be 
prepared or submitted, please coordinate closely with the Town and provide that 
document for the Town’s review and approval.  

 
4. Note #13 indicates the intent for the property owner to retain the right to remove or 

relocate the Town’s access easement to the Town water tank site.  This is not acceptable, 
the Town will not relinquish any of its rights granted through the access easement, 
existing or proposed, to the property owner and the recorded easement cannot be 
modified or altered in any way without Town consent.  The Town will maintain all rights 
and authority granted through the access easement.  If this note refers to the existing 
access easement not inhibiting the private property development, the note must be 
revised to ensure that the Town has and will retain full rights to their easement and it 
cannot be removed or modified in any way without the Town’s written consent and 
approval. 

 
E. Plat Drawing Sheet 2 of 4 

 
1. Please revise the drawing titles and all references to the project name to state the correct 

name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings. 

 
2. Refer to previous comment A.1 above regarding easement recording and sequencing 

requirements. 
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3. Please confirm the intent to have the easement agreement documents for the Town’s 
access to the water tank site include the vacation of the existing access easement and 
replacing it with the new access easement in that single document. 

 
4. Please confirm the intent to have the easement agreement documents for the Town’s 

existing water line easement include the vacation of the existing platted water line 
easement and replacing it with the new access easement in that single document. 

 
5. Please confirm the intent as to how the existing platted 20-foot wide waterline easement 

will be vacated with the proposed public utility easement taking its place to cover the 
Town’s existing water line. 

 
6. The replat appears to propose a decrease in size of the existing electric and utility 

easement along the south side of Lot 3 and across the existing townhome parcel which 
is excepted from the replatted Parcel B.  Please confirm the intent of providing at least 
the same existing easement area within the proposed easement, and provide written 
confirmation from the utility provider that the proposed easement is acceptable to that 
entity. 

 
7. There appears to be multiple overlapping easements at the southeast corner of proposed 

Lot 4 and not all are shown on the proposed replat sketch.  Please illustrate all proposed 
easements on the proposed replat sketch, including the front lot easements and the 
resolution of the existing electrical and utility easement along the south line of proposed 
Lot 3. 

 
F. Plat Drawing Sheet 3 of 4 

 
1. Please revise the drawing titles and all references to the project name to state the correct 

name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings. 

 
2. The Easement Notes #1 through #11 appear to provide additional easement information 

for each proposed easement.  We agree with referencing each proposed easement and 
noting its recording information.  However, unless other review comments request it, we 
recommend no other easement details or specifics be provided as the easement 
agreement documents will dictate all rights and responsibilities associated with the 
easements, which cannot be modified on this replat without written consent and approval 
from the parties of the easement agreements. 

 
3. Please illustrate the front lot easements and the resolution of the existing electrical and 

utility easement along the south line of proposed Lot 3 on the Lot Easements Detail in 
response to previous comments. 
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4. Regarding the Public Variable Width Utility Easement detail proposed for the existing 
water line and existing electric service line from the Town’s water tank site, please 
address the following comments: 
a. The proposed easement does not appear to be listed and addressed in the 

Easement Notes.  Please include the proposed easement in the Easement Notes. 
b. Please illustrate the surveyed location of the existing Town water line and the 

existing electric service line from the Town’s water tank site on the easement detail 
and dimension the clearances from those utilities to the edge of easement at critical 
and minimum locations for confirmation of adequate space being provided in the 
proposed easement boundary. 

 
5. Regarding the Private Variable Width Storm-Water Drainage Easement referenced to 

Easement Note 1, please address the following comments: 
a. As the proposed easement is intended to be dedicated to the Town of Palmer Lake, 

it is recommended that the easement be noted as a Town of Palmer Lake easement, 
not a private easement as indicated on the drawings.  Please revise accordingly. 

b. Please illustrate the surveyed location of the existing infrastructure that is within the 
proposed easement and dimension the clearances from those items to the edge of 
easement at critical and minimum locations for confirmation of adequate space 
being provided in the proposed easement boundary. 

c. Rather than carving out a small island in the northeast corner of proposed Lot 4 by 
this easement, please confirm if the property owner would be open to including that 
small island area in the proposed easement boundary. 

d. This easement should be included in the Town easement agreements that are 
prepared, executed and recorded prior to the recording of other easements and the 
replat documents described in previous comments.   

 
6. Regarding the Private Variable Width Ingress Egress Easement referenced to Easement 

Note 2, please address the following comments: 
a. This easement appears to overlap the proposed Town of Palmer Lake Ingress 

Egress Easement (tank site access easement) which will be recorded prior to the 
recording of other easements and the replat documents.  Please indicate in the 
Easement Note #2 for this easement the Town of Palmer Lake Ingress Egress 
Easement recordation information and note that the Town’s easement has priority 
over all other easements for Town access to the tank site. 

b. Please illustrate the surveyed location of the existing infrastructure that is intended 
to be encompassed within the proposed easement and dimension the clearances 
from those items to the edge of easement at critical and minimum locations for 
confirmation of adequate space being provided in the proposed easement boundary. 

 
7. Regarding the Private Variable Width Ingress Egress Easement referenced to Easement 

Note 3, please address the following comments: 
a. This easement appears to overlap the proposed Town of Palmer Lake Ingress 

Egress Easement (tank site access easement) which will be recorded prior to the 
recording of other easements and the replat documents.  Please indicate in the 

29

Item 2.



 

 6 
C:\Users\mam\Documents\My Documents - D\Highbrook Subdiv Review Memo 2025-10-24.docx 

Easement Note #3 for this easement the Town of Palmer Lake Ingress Egress 
Easement recordation information and note that the Town’s easement has priority 
over all other easements for Town access to the tank site. 

b. Please illustrate the surveyed location of the existing infrastructure that is within the 
proposed easement and dimension the clearances from those items to the edge of 
easement at critical and minimum locations for confirmation of adequate space 
being provided in the proposed easement boundary. 

 
G. Plat Drawing Sheet 4 of 4 

 
1. Please revise the drawing titles and all references to the project name to state the correct 

name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings. 

 
2. Regarding the Private Permanent Use Easement referenced to Easement Note 5, please 

illustrate the surveyed location of the existing infrastructure and surface improvements 
that is within the proposed easement and dimension the clearances from those items to 
the edge of easement at critical and minimum locations for confirmation of adequate 
space being provided in the proposed easement boundary. 

 
3. Regarding the Private Permanent Use Easement referenced to Easement Note 6, please 

illustrate the surveyed location of the existing infrastructure that is within the proposed 
easement and dimension the clearances from those items to the edge of easement at 
critical and minimum locations for confirmation of adequate space being provided in the 
proposed easement boundary. 

 
4. Regarding the Private Gas Line Easement referenced to Easement Note 7, please 

address the following comments: 
a. Confirm the intent of the easement is to cover service lines to customers and not to 

cover public gas main lines.  If the easement is to cover gas main lines, it may need 
to be a public easement and consultation with the utility provider will be required. 

b. This easement appears to overlap the proposed Town of Palmer Lake Ingress 
Egress Easement (tank site access easement) which will be recorded prior to the 
recording of other easements and the replat documents.  Please indicate in the 
Easement Note #7 for this easement the Town of Palmer Lake Ingress Egress 
Easement recordation information and note that the Town’s easement has priority 
over all other easements for Town access to the tank site. 

c. Please illustrate the surveyed location of the existing gas lines and infrastructure 
that is within the proposed easement and dimension the clearances from those 
items to the edge of easement at critical and minimum locations for confirmation of 
adequate space being provided in the proposed easement boundary. 
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5. Regarding the Private Gas Line Easement referenced to Easement Note 8, please 
address the following comments: 
a. Confirm the intent of the easement is to cover service lines to customers and not to 

cover public gas main lines.  If the easement is to cover gas main lines, it may need 
to be a public easement and consultation with the utility provider will be required. 

b. Please illustrate the surveyed location of the existing gas lines and infrastructure 
that is within the proposed easement and dimension the clearances from those 
items to the edge of easement at critical and minimum locations for confirmation of 
adequate space being provided in the proposed easement boundary. 

 
6. Regarding the Town of Palmer Lake Variable Width Ingress Egress Easement referenced 

to Easement Note 9, please address the following comments: 
a. Please illustrate the surveyed location of the existing infrastructure and road that is 

within the proposed easement and dimension the clearances from those items to 
the edge of easement at critical and minimum locations for confirmation of adequate 
space being provided in the proposed easement boundary. 

b. The lower radii of the proposed easement boundary appear to pinch the available 
drive width and area and may need to be expanded to accommodate the anticipated 
vehicular traffic to the water tank site.  Coordination with the Town will be required 
on this item once the surveyed extents of the existing road are illustrated on the 
easement boundary with dimensions from the edge of road to the easement 
boundary. 

c. The maintenance responsibilities listed in Easement Note #9 must be removed as 
that information will be specifically defined in the easement agreement documents 
along with the access priority being with the Town to access the water tank site.  
Pease revise accordingly.   

d. This easement should be included in the Town easement agreements that are 
prepared, executed and recorded prior to the recording of other easements and the 
replat documents described in previous comments.   

e. Refer to subsequent Town of Palmer Lake comments for additional information. 
 

7. Regarding the Private Ingress Egress & Parking Easement referenced to Easement Note 
10, please address the following comments: 
a. This easement appears to overlap the proposed Town of Palmer Lake Ingress 

Egress Easement (tank site access easement) which will be recorded prior to the 
recording of other easements and the replat documents.  Please indicate in the 
Easement Note #10 for this easement the Town of Palmer Lake Ingress Egress 
Easement recordation information and note that the Town’s easement has priority 
over all other easements for Town access to the tank site. 

b. Please note that the conditions associated with the proposed Town of Palmer Lake 
Ingress Egress Easement include the prohibition of parking within the easement so 
as to not inhibit the Town’s access to the water tank site.  Revisions must be made 
to the private easement to exclude parking and avoid conflicts with the Town of 
Palmer Lake Ingress Egress Easement requirements.  Refer to subsequent Town of 
Palmer Lake comments for additional information. 
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8. Regarding the Private Variable Width Water Drainage Easement referenced to 

Easement Note 11, please address the following comments: 
a. It is recommended that the easement be referenced as a Water Drain Pipe 

easement rather than a Water Drainage easement to avoid confusion in its purpose.  
Please revise accordingly 

b. As the proposed easement is intended to be dedicated to the Town of Palmer Lake, 
it is recommended that the easement be noted as a Town of Palmer Lake easement, 
not a private easement as indicated on the drawings.  Please revise accordingly. 

c. Please illustrate the surveyed location of the existing drain pipe and infrastructure 
that is within the proposed easement and dimension the clearances from those 
items to the edge of easement at critical and minimum locations for confirmation of 
adequate space being provided in the proposed easement boundary. 

d. Rather than carving out a small island along the north boundary of this easement, 
please confirm if the property owner would be open to including that small island 
area in the proposed easement boundary. 

e. This easement should be included in the Town easement agreements that are 
prepared, executed and recorded prior to the recording of other easements and the 
replat documents described in previous comments. 

 
H. Town of Palmer Lake Comments 
 
In reviewing the submitted documents with Town staff, consultants and Town Water Department 
staff, the following comments are provided regarding the proposed development. 
 

1. Proposed Lots 3 and 4 will likely need booster pump equipment with the appropriate RPZ 
backflow prevention installed to achieve adequate pressures delivered to the houses.  This 
is due to their close vertical proximity to the water storage tanks which provide the 
distribution system pressures. This requirement may also apply to proposed Lots 1 and 2 
depending on the distribution system pressures that can be obtained at the actual house 
locations. 

 
2. Proper control and handling of drainage for all proposed lots, particularly Lots 3 and 4, will 

be required by the property owners to ensure no adverse effects will be seen on adjacent 
properties or downstream properties.  The Town will have no responsibilities associated 
with drainage from the proposed lots. 

 
3. The close proximity of the proposed Lot 4 house to the existing water transmission line 

and existing electrical service line to the tank site is concerning. Coordination will be 
required with the water department to ensure adequate separation of any structure from 
the existing water transmission line and existing electric service line to the tank site.  The 
proposed house locations and their dimensioned clearance to the existing lines must be 
reviewed and approved by the Town. 
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4. The water and sanitary sewer service lines proposed for the houses are preferred to be 
located as far away from the existing water transmission line and existing electric service 
to the tank site as possible. Crossings of the existing lines by the proposed service lines 
is strongly discouraged whenever possible. Close coordination with the Town Water 
Department will be required for the final service line locations to minimize the potential for 
breaks or damage to the existing lines. 

 
5. The water system equipment at the water tank site includes instrumentation, controls and 

communication equipment critical to the operation of the Town's water system. The 
communication antenna is located along the southern portion of the tank site. The Water 
Department staff has coordinated with their systems integrator with regards to the 
communication and control systems. Should the houses on proposed Lots 4 and 3 pose 
a risk in disrupting water system communications, the house locations may need to be 
adjusted or the communication system equipment may need to be relocated to the 
satisfaction of the Town at the sole responsibility and expense of the applicant. Continued 
coordination on this issue will be required. 

 
6. The Town’s existing water tank drain pipe cannot be disturbed and the same close 

proximity issue for the house on proposed Lot 4 to the existing water transmission line and 
existing electric service to the tank site applies to the tank drain pipe.  

 
7. Utility Locates performed for the existing water transmission line, existing electric service 

to the tank site and existing take drain pipe were all completed by Water Department staff 
by direct locating methods, the field locate markings were not estimated. The applicant 
shall confirm that his surveyor obtained the survey shots in the field on the utility locate 
markings by the Water Department staff, and those field shots have been used for the 
basis of establishing the route and boundaries of the proposed easements.  This applies 
to previous comments requesting the illustration of existing items within easement 
boundaries to ensure the proposed easements will cover the existing items intended. 

 
8. The water service lines for the houses on proposed Lots 3 and 4 appear to be routed 

between the existing townhome structures. However, that may be difficult construction 
because in that area along the north side of Brook Street there are multiple electric meters 
and an electric transformer for services to customers, particularly the Town’s water tank 
site. Alternative locations for the service lines may need to be considered for 
constructability purposes and to prevent extended power outages to customers, including 
the Town’s water tank site. 
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9. The proposed development is being processed as a Minor Subdivision in accordance with 
previous communications with Town staff and consultants, Town Code requirements and 
the need to preserve the proper rights and integrity of the Town’s access easement to the 
water tank site. Several conditions must be coordinated with the Town regarding access, 
use and responsibilities associated with the access easements and tank site access road 
which are overlapping for the Town and private property owners.  The following items will 
require review and approval of verbiage included in easement agreement documents. 

a. The maintenance responsibilities must be coordinated for the overlapping portions 
of the Town’s access easement to the water tank site and all other overlapping 
easements, particularly for proposed Lots 3 and 4.  In general, the Town will 
maintain the road leading to the water tank site only when they need to access the 
site, the Town will not maintain the entire road on a continuous basis.  During times 
when the Town does not need to utilize the access road, the private property 
owners will maintain the road and access for their needs during those times. For 
example, if the Town does not need to access the tank site after heavy rains may 
have disturbed the road, but private property owners need to access homes, then 
the private property owners are responsible for the road maintenance and their 
access to their properties.  Similarly for heavy snow occurrences, if the Town does 
not need to utilize the road to access the tank site, then the private property owners 
are responsible for the snow removal. 

b. The Town will have top priority and full access control to its full benefit during water 
emergencies, and all other parties and their rights must be subservient to the Town 
in such water emergencies.  

c. Other easement beneficiaries are prohibited from controlling access to or across 
the Town’s easement and access road; meaning no gates, locks, access controls 
or blockages are allowed in the Town’s easement or access road at any time. The 
Town must have open access across its easement and access road at all times. 

d. All parking in and along the Town’s easement and access road are strictly 
prohibited at all times. It is recommended that NO PARKING signs be installed 
along the access road to maintain open access across the Town’s easement and 
access road at all times. 

 
 
These are the majority of our comments at this time on the documents received as itemized above 
for the Highbrook Subdivision project.  Should additional information of clarification be required, 
please feel free to contact our office. 
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MEMORANDUM 
 

 
TO: Ms. Erica Romero, Town Clerk DATE:  October 24, 2025 
 Mr. Glen Smith, Interim Town Administrator Via Email to:  erica@palmer-lake.org 
 Town of Palmer Lake gsmith@palmer-lake.org 
  UPDATED: November 25, 2025 
FROM: Mr. Mark A. Morton, P.E. 
 GMS, Inc., Consulting Engineers  
 
RE: Highbrook Subdivision 
 Review Comments on Submittal Documents 
 Summary of replies to applicant’s responses and resubmittal documents 
 
GMS, Inc. has reviewed the drawing set submitted by the applicant for the proposed Highbrook 
Subdivision project.  The documents reviewed are as follows. 
 

1. Site Plan Drawing Sheet 1 of 2 – The Overlook at Palmer Lake, prepared by Crossed 
Paths Surveying Services, Inc., date of latest revision of August 13, 2025. 

2. Site Plan Drawing Sheet 2 of 2 – The Highbrook Subdivision 2, prepared by Crossed Paths 
Surveying Services, Inc., date of latest revision of August 13, 2025. 

3. Plat Drawing Sheet 1 of 4 of The Overlook at Palmer Lake, prepared by Crossed Paths 
Surveying Services, Inc., date of latest revision of July 30, 2025. 

4. Plat Drawing Sheet 2 of 4 of The Overlook at Palmer Lake, prepared by Crossed Paths 
Surveying Services, Inc., date of latest revision of July 30, 2025. 

5. Plat Drawing Sheet 3 of 4 of The Overlook at Palmer Lake, prepared by Crossed Paths 
Surveying Services, Inc., date of latest revision of July 30, 2025. 

6. Plat Drawing Sheet 4 of 4 of The Overlook at Palmer Lake, prepared by Crossed Paths 
Surveying Services, Inc., date of latest revision of July 30, 2025. 

 
Based on our review of the documents received, we have the following comments.  Based on our 
initial review of the resubmittal documents received November 18, 2025 we are providing the 
following replies to the applicant’s responses. Below are our original comments shown in black 
text, with our replies to the applicant’s responses and resubmittal documents shown in red text. 
 
A. General Comments 
 

1. The Easement Notes on Plat Drawing Sheet 3 of 4 for each proposed easement include 
a reception number to be completed.  Based on this, it appears the intent is to prepare, 
execute and record all the easements prior to recording the plat documents.  We take 
no exception to that approach.  Please note, all Town of Palmer Lake easements are 
recommended to be prepared, executed and recorded prior to any other easements 
being recorded, and prior to the replat documents being recorded.  Once the Town’s 
easement documents are recorded, the other easements and plat documents can then 
follow with recording.  The subsequent other easements and plat documents shall 
reference the preceding recorded Town easements.  Close coordination with the Town 
will be required to prepare the Town’s easement agreement documents and execute and 
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record them in the proper sequence prior to recording the other easements and approved 
plat documents. Removal of reception number references on the resubmitted drawings, 
and responses from the applicant to previous review comments, appear to attempt to 
record all easements through the plat documents. This is not acceptable. All easements 
should be, and the town easements in particular must be, separate executed easement 
documents containing language specific to their purpose and recorded prior to the plat 
documents. 
 

2. All easements that are granted to other parties but overlap or impact the Town’s 
easements, or the Town’s use and access to its easements, must be coordinated with 
the Town.  The Town will review the easement agreement documents for approval prior 
to their execution and recording to ensure the Town retains priority for use and access 
of its easements over any other easements.  Same reply as comment A.1. above. 

 
3. Please review and address all other Town staff, consultant and outside referral agency 

comments to the commenting agency’s satisfaction, and provide written confirmation 
from the agency that the comments have been satisfactorily addressed. This includes 
the preparation and submission of all required stormwater and MS4 permitting 
documents. Applicant response indicated responses to the Colorado Geological Survey 
(CGS) comments are not provided and additional documents will be submitted in the 
future.  The CGS comments have been discussed with the applicant prior to the 
resubmittal and responses to the CGS comments must be provided by the applicant. 

 
4. CORE Electric Cooperative provided comments on this proposed development, many of 

which pertain to easements for electric utility infrastructure and the restrictions on other 
items or service lines being located within the utility easements dedicated to electric 
infrastructure.  Multiple CORE comments overlap comments in this memorandum.  
When multiple agencies provide comments on similar items, the more stringent 
requirements derived from all comments will apply and the submittal documents must be 
revised to adhere to the most stringent requirements. CORE easement requirements do 
not appear to be met, additional easement revisions are required. 

 
5. When preparing revisions and resubmittal documents, it is preferred that the applicant 

provide a compete resubmittal package that includes all documents rather than 
submitting individual documents in various separate submittals. All documents should 
clearly state the revision date and the particular items that were revised to facilitate an 
efficient review process.  Where coordination is required with Town staff or consultants, 
initial contact should be with Town staff who may then recommend direct communication 
with consultants when specifically appropriate. No reply needed. 

 

B. Site Plan Drawing Sheet 1 of 2 
 

1. Please revise the drawing titles and all references to the project name to state the correct 
name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
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the name as presented on the submittal drawings. Drawings still reference “The Overlook 
at Palmer Lake”, additional revisions are required. 

 
2. The proposed water and sanitary sewer service lines for Lots 3 and 4 are proposed to 

cross other lots planned in this development.  It is recommended that the service lines 
which cross a lot other than the lot being served be provided with private utility 
easements covering the service line to allow for its installation and future maintenance. 
The applicant is proposing private easements be created at the time of construction. 
 

C. Site Plan Drawing Sheet 2 of 2 
 
1. Please revise the drawing titles and all references to the project name to state the correct 

name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings. Drawings still reference “The Overlook 
at Palmer Lake”, additional revisions are required. 

 
2. When fully developed, each proposed lot must conform to the Slope and Stormwater 

Control requirements in the Town’s current Municipal Code.  With the extreme slopes 
involved, it is recommended that the applicant confirm the average slope of each lot 
proposed and the feasibility of developing the houses as proposed while meeting the 
Slope and Stormwater Control requirements for lot area to remain in a natural state. 
Applicant indicates their engineer has determined the lots are buildable and the required 
calculations will be shown on individual site plans. As no data or calculations are shown 
on the resubmittal documents, it is recommended the data and calculations be provided 
to confirm compliance with Code requirements prior to proceeding. 
 

D. Plat Drawing Sheet 1 of 4 
 

1. Please revise the drawing titles and all references to the project name to state the correct 
name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings. Drawings still reference “The Overlook 
at Palmer Lake”, additional revisions are required. 

 
2. The Easements citation that dedicates typical lot easements for public utilities is 

dedicating side and rear lot easements, but not front lot easements.  Please provide front 
lot easements for public utilities and drainage purposes. Done. 

 
3. Note #12 indicates that a separate document will be prepared with the terms of the 

agreement for the Town of Palmer Lake to be responsible for the water outfall and 
downstream drainage for the refenced easement.  That document does not appear to be 
prepared or submitted, please coordinate closely with the Town and provide that 
document for the Town’s review and approval. Note revised to remove the statement. 
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4. Note #13 indicates the intent for the property owner to retain the right to remove or 
relocate the Town’s access easement to the Town water tank site.  This is not acceptable, 
the Town will not relinquish any of its rights granted through the access easement, 
existing or proposed, to the property owner and the recorded easement cannot be 
modified or altered in any way without Town consent.  The Town will maintain all rights 
and authority granted through the access easement.  If this note refers to the existing 
access easement not inhibiting the private property development, the note must be 
revised to ensure that the Town has and will retain full rights to their easement and it 
cannot be removed or modified in any way without the Town’s written consent and 
approval. Refer to reply for comment A.1. above. 

 
E. Plat Drawing Sheet 2 of 4 

 
1. Please revise the drawing titles and all references to the project name to state the correct 

name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings. Drawings still reference “The Overlook 
at Palmer Lake”, additional revisions are required. 

 
2. Refer to previous comment A.1 above regarding easement recording and sequencing 

requirements. Refer to reply for comment A.1. above. 
 

3. Please confirm the intent to have the easement agreement documents for the Town’s 
access to the water tank site include the vacation of the existing access easement and 
replacing it with the new access easement in that single document. Refer to reply for 
comment A.1. above. 

 
4. Please confirm the intent to have the easement agreement documents for the Town’s 

existing water line easement include the vacation of the existing platted water line 
easement and replacing it with the new access easement in that single document. Refer 
to reply for comment A.1. above. 

 
5. Please confirm the intent as to how the existing platted 20-foot wide waterline easement 

will be vacated with the proposed public utility easement taking its place to cover the 
Town’s existing water line. Refer to reply for comment A.1. above. 

 
6. The replat appears to propose a decrease in size of the existing electric and utility 

easement along the south side of Lot 3 and across the existing townhome parcel which 
is excepted from the replatted Parcel B.  Please confirm the intent of providing at least 
the same existing easement area within the proposed easement, and provide written 
confirmation from the utility provider that the proposed easement is acceptable to that 
entity. Revisions appear to accommodate CORE easement request. 

 
7. There appears to be multiple overlapping easements at the southeast corner of proposed 

Lot 4 and not all are shown on the proposed replat sketch.  Please illustrate all proposed 
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easements on the proposed replat sketch, including the front lot easements and the 
resolution of the existing electrical and utility easement along the south line of proposed 
Lot 3. Revisions appear to include easements in this vicinity. 

 
F. Plat Drawing Sheet 3 of 4 – As this drawing details multiple individual easements, some of 

which are proposed for the Town of Palmer Lake, additional coordination on the 
preparation, execution and recording of these individual easement documents will be 
required. Refer to reply for comment A.1. above. 
 
1. Please revise the drawing titles and all references to the project name to state the correct 

name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings.  

 
2. The Easement Notes #1 through #11 appear to provide additional easement information 

for each proposed easement.  We agree with referencing each proposed easement and 
noting its recording information.  However, unless other review comments request it, we 
recommend no other easement details or specifics be provided as the easement 
agreement documents will dictate all rights and responsibilities associated with the 
easements, which cannot be modified on this replat without written consent and approval 
from the parties of the easement agreements. 

 
3. Please illustrate the front lot easements and the resolution of the existing electrical and 

utility easement along the south line of proposed Lot 3 on the Lot Easements Detail in 
response to previous comments. 

 
4. Regarding the Public Variable Width Utility Easement detail proposed for the existing 

water line and existing electric service line from the Town’s water tank site, please 
address the following comments: 
a. The proposed easement does not appear to be listed and addressed in the 

Easement Notes.  Please include the proposed easement in the Easement Notes. 
b. Please illustrate the surveyed location of the existing Town water line and the 

existing electric service line from the Town’s water tank site on the easement detail 
and dimension the clearances from those utilities to the edge of easement at critical 
and minimum locations for confirmation of adequate space being provided in the 
proposed easement boundary. 

 
5. Regarding the Private Variable Width Storm-Water Drainage Easement referenced to 

Easement Note 1, please address the following comments: 
a. As the proposed easement is intended to be dedicated to the Town of Palmer Lake, 

it is recommended that the easement be noted as a Town of Palmer Lake easement, 
not a private easement as indicated on the drawings.  Please revise accordingly. 

b. Please illustrate the surveyed location of the existing infrastructure that is within the 
proposed easement and dimension the clearances from those items to the edge of 
easement at critical and minimum locations for confirmation of adequate space 
being provided in the proposed easement boundary. 

39

Item 2.



 

 6 
J:\Palmer Lake\Develop\Highbrook - aka Brook St\2025-11-18\Highbrook Subdiv Review Memo Updated 2025-11-25 - replies to applicant responses.docx 

c. Rather than carving out a small island in the northeast corner of proposed Lot 4 by 
this easement, please confirm if the property owner would be open to including that 
small island area in the proposed easement boundary. 

d. This easement should be included in the Town easement agreements that are 
prepared, executed and recorded prior to the recording of other easements and the 
replat documents described in previous comments.   

 
6. Regarding the Private Variable Width Ingress Egress Easement referenced to Easement 

Note 2, please address the following comments: 
a. This easement appears to overlap the proposed Town of Palmer Lake Ingress 

Egress Easement (tank site access easement) which will be recorded prior to the 
recording of other easements and the replat documents.  Please indicate in the 
Easement Note #2 for this easement the Town of Palmer Lake Ingress Egress 
Easement recordation information and note that the Town’s easement has priority 
over all other easements for Town access to the tank site. 

b. Please illustrate the surveyed location of the existing infrastructure that is intended 
to be encompassed within the proposed easement and dimension the clearances 
from those items to the edge of easement at critical and minimum locations for 
confirmation of adequate space being provided in the proposed easement boundary. 

 
7. Regarding the Private Variable Width Ingress Egress Easement referenced to Easement 

Note 3, please address the following comments: 
a. This easement appears to overlap the proposed Town of Palmer Lake Ingress 

Egress Easement (tank site access easement) which will be recorded prior to the 
recording of other easements and the replat documents.  Please indicate in the 
Easement Note #3 for this easement the Town of Palmer Lake Ingress Egress 
Easement recordation information and note that the Town’s easement has priority 
over all other easements for Town access to the tank site. 

b. Please illustrate the surveyed location of the existing infrastructure that is within the 
proposed easement and dimension the clearances from those items to the edge of 
easement at critical and minimum locations for confirmation of adequate space 
being provided in the proposed easement boundary. 

 
G. Plat Drawing Sheet 4 of 4 – As this drawing details multiple individual easements, some of 

which are proposed for the Town of Palmer Lake, additional coordination on the 
preparation, execution and recording of these individual easement documents will be 
required. Refer to reply for comment A.1. above. 
 
1. Please revise the drawing titles and all references to the project name to state the correct 

name of Highbrook Subdivision.  In accordance with Town Code requirements, 
resubdivisions shall continue with the previous subdivision name rather than changing 
the name as presented on the submittal drawings.  

 
2. Regarding the Private Permanent Use Easement referenced to Easement Note 5, please 

illustrate the surveyed location of the existing infrastructure and surface improvements 
that is within the proposed easement and dimension the clearances from those items to 
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the edge of easement at critical and minimum locations for confirmation of adequate 
space being provided in the proposed easement boundary. 

 
3. Regarding the Private Permanent Use Easement referenced to Easement Note 6, please 

illustrate the surveyed location of the existing infrastructure that is within the proposed 
easement and dimension the clearances from those items to the edge of easement at 
critical and minimum locations for confirmation of adequate space being provided in the 
proposed easement boundary. 

 
4. Regarding the Private Gas Line Easement referenced to Easement Note 7, please 

address the following comments: 
a. Confirm the intent of the easement is to cover service lines to customers and not to 

cover public gas main lines.  If the easement is to cover gas main lines, it may need 
to be a public easement and consultation with the utility provider will be required. 

b. This easement appears to overlap the proposed Town of Palmer Lake Ingress 
Egress Easement (tank site access easement) which will be recorded prior to the 
recording of other easements and the replat documents.  Please indicate in the 
Easement Note #7 for this easement the Town of Palmer Lake Ingress Egress 
Easement recordation information and note that the Town’s easement has priority 
over all other easements for Town access to the tank site. 

c. Please illustrate the surveyed location of the existing gas lines and infrastructure 
that is within the proposed easement and dimension the clearances from those 
items to the edge of easement at critical and minimum locations for confirmation of 
adequate space being provided in the proposed easement boundary. 

 
5. Regarding the Private Gas Line Easement referenced to Easement Note 8, please 

address the following comments: 
a. Confirm the intent of the easement is to cover service lines to customers and not to 

cover public gas main lines.  If the easement is to cover gas main lines, it may need 
to be a public easement and consultation with the utility provider will be required. 

b. Please illustrate the surveyed location of the existing gas lines and infrastructure 
that is within the proposed easement and dimension the clearances from those 
items to the edge of easement at critical and minimum locations for confirmation of 
adequate space being provided in the proposed easement boundary. 

 
6. Regarding the Town of Palmer Lake Variable Width Ingress Egress Easement referenced 

to Easement Note 9, please address the following comments: 
a. Please illustrate the surveyed location of the existing infrastructure and road that is 

within the proposed easement and dimension the clearances from those items to 
the edge of easement at critical and minimum locations for confirmation of adequate 
space being provided in the proposed easement boundary. 

b. The lower radii of the proposed easement boundary appear to pinch the available 
drive width and area and may need to be expanded to accommodate the anticipated 
vehicular traffic to the water tank site.  Coordination with the Town will be required 
on this item once the surveyed extents of the existing road are illustrated on the 
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easement boundary with dimensions from the edge of road to the easement 
boundary. 

c. The maintenance responsibilities listed in Easement Note #9 must be removed as 
that information will be specifically defined in the easement agreement documents 
along with the access priority being with the Town to access the water tank site.  
Pease revise accordingly.   

d. This easement should be included in the Town easement agreements that are 
prepared, executed and recorded prior to the recording of other easements and the 
replat documents described in previous comments.   

e. Refer to subsequent Town of Palmer Lake comments for additional information. 
 

7. Regarding the Private Ingress Egress & Parking Easement referenced to Easement Note 
10, please address the following comments: 
a. This easement appears to overlap the proposed Town of Palmer Lake Ingress 

Egress Easement (tank site access easement) which will be recorded prior to the 
recording of other easements and the replat documents.  Please indicate in the 
Easement Note #10 for this easement the Town of Palmer Lake Ingress Egress 
Easement recordation information and note that the Town’s easement has priority 
over all other easements for Town access to the tank site. 

b. Please note that the conditions associated with the proposed Town of Palmer Lake 
Ingress Egress Easement include the prohibition of parking within the easement so 
as to not inhibit the Town’s access to the water tank site.  Revisions must be made 
to the private easement to exclude parking and avoid conflicts with the Town of 
Palmer Lake Ingress Egress Easement requirements.  Refer to subsequent Town of 
Palmer Lake comments for additional information. 

 
8. Regarding the Private Variable Width Water Drainage Easement referenced to 

Easement Note 11, please address the following comments: 
a. It is recommended that the easement be referenced as a Water Drain Pipe 

easement rather than a Water Drainage easement to avoid confusion in its purpose.  
Please revise accordingly 

b. As the proposed easement is intended to be dedicated to the Town of Palmer Lake, 
it is recommended that the easement be noted as a Town of Palmer Lake easement, 
not a private easement as indicated on the drawings.  Please revise accordingly. 

c. Please illustrate the surveyed location of the existing drain pipe and infrastructure 
that is within the proposed easement and dimension the clearances from those 
items to the edge of easement at critical and minimum locations for confirmation of 
adequate space being provided in the proposed easement boundary. 

d. Rather than carving out a small island along the north boundary of this easement, 
please confirm if the property owner would be open to including that small island 
area in the proposed easement boundary. 

e. This easement should be included in the Town easement agreements that are 
prepared, executed and recorded prior to the recording of other easements and the 
replat documents described in previous comments. 
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H. Town of Palmer Lake Comments 
 
In reviewing the submitted documents with Town staff, consultants and Town Water Department 
staff, the following comments are provided regarding the proposed development. 
 

1. Proposed Lots 3 and 4 will likely need booster pump equipment with the appropriate RPZ 
backflow prevention installed to achieve adequate pressures delivered to the houses.  This 
is due to their close vertical proximity to the water storage tanks which provide the 
distribution system pressures. This requirement may also apply to proposed Lots 1 and 2 
depending on the distribution system pressures that can be obtained at the actual house 
locations. Applicant agreed. 

 
2. Proper control and handling of drainage for all proposed lots, particularly Lots 3 and 4, will 

be required by the property owners to ensure no adverse effects will be seen on adjacent 
properties or downstream properties.  The Town will have no responsibilities associated 
with drainage from the proposed lots. Applicant agreed. 

 
3. The close proximity of the proposed Lot 4 house to the existing water transmission line 

and existing electrical service line to the tank site is concerning. Coordination will be 
required with the water department to ensure adequate separation of any structure from 
the existing water transmission line and existing electric service line to the tank site.  The 
proposed house locations and their dimensioned clearance to the existing lines must be 
reviewed and approved by the Town. Applicant acknowledged. This item requires future 
coordination on house construction locations. 

 
4. The water and sanitary sewer service lines proposed for the houses are preferred to be 

located as far away from the existing water transmission line and existing electric service 
to the tank site as possible. Crossings of the existing lines by the proposed service lines 
is strongly discouraged whenever possible. Close coordination with the Town Water 
Department will be required for the final service line locations to minimize the potential for 
breaks or damage to the existing lines. Applicant acknowledged.  

 
5. The water system equipment at the water tank site includes instrumentation, controls and 

communication equipment critical to the operation of the Town's water system. The 
communication antenna is located along the southern portion of the tank site. The Water 
Department staff has coordinated with their systems integrator with regards to the 
communication and control systems. Should the houses on proposed Lots 4 and 3 pose 
a risk in disrupting water system communications, the house locations may need to be 
adjusted or the communication system equipment may need to be relocated to the 
satisfaction of the Town at the sole responsibility and expense of the applicant. Continued 
coordination on this issue will be required. Applicant acknowledged. This item requires 
future coordination on house construction locations. 

 
6. The Town’s existing water tank drain pipe cannot be disturbed and the same close 

proximity issue for the house on proposed Lot 4 to the existing water transmission line and 
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existing electric service to the tank site applies to the tank drain pipe. Applicant 
acknowledged. 

 
7. Utility Locates performed for the existing water transmission line, existing electric service 

to the tank site and existing take drain pipe were all completed by Water Department staff 
by direct locating methods, the field locate markings were not estimated. The applicant 
shall confirm that his surveyor obtained the survey shots in the field on the utility locate 
markings by the Water Department staff, and those field shots have been used for the 
basis of establishing the route and boundaries of the proposed easements.  This applies 
to previous comments requesting the illustration of existing items within easement 
boundaries to ensure the proposed easements will cover the existing items intended. 
Applicant confirmed. 

 
8. The water service lines for the houses on proposed Lots 3 and 4 appear to be routed 

between the existing townhome structures. However, that may be difficult construction 
because in that area along the north side of Brook Street there are multiple electric meters 
and an electric transformer for services to customers, particularly the Town’s water tank 
site. Alternative locations for the service lines may need to be considered for 
constructability purposes and to prevent extended power outages to customers, including 
the Town’s water tank site. Applicant acknowledged. 

 
9. The proposed development is being processed as a Minor Subdivision in accordance with 

previous communications with Town staff and consultants, Town Code requirements and 
the need to preserve the proper rights and integrity of the Town’s access easement to the 
water tank site. Several conditions must be coordinated with the Town regarding access, 
use and responsibilities associated with the access easements and tank site access road 
which are overlapping for the Town and private property owners.  The following items will 
require review and approval of verbiage included in easement agreement documents. 
Refer to reply for comment A.1. above. 

a. The maintenance responsibilities must be coordinated for the overlapping portions 
of the Town’s access easement to the water tank site and all other overlapping 
easements, particularly for proposed Lots 3 and 4.  In general, the Town will 
maintain the road leading to the water tank site only when they need to access the 
site, the Town will not maintain the entire road on a continuous basis.  During times 
when the Town does not need to utilize the access road, the private property 
owners will maintain the road and access for their needs during those times. For 
example, if the Town does not need to access the tank site after heavy rains may 
have disturbed the road, but private property owners need to access homes, then 
the private property owners are responsible for the road maintenance and their 
access to their properties.  Similarly for heavy snow occurrences, if the Town does 
not need to utilize the road to access the tank site, then the private property owners 
are responsible for the snow removal. 

b. The Town will have top priority and full access control to its full benefit during water 
emergencies, and all other parties and their rights must be subservient to the Town 
in such water emergencies.  
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c. Other easement beneficiaries are prohibited from controlling access to or across 
the Town’s easement and access road; meaning no gates, locks, access controls 
or blockages are allowed in the Town’s easement or access road at any time. The 
Town must have open access across its easement and access road at all times. 

d. All parking in and along the Town’s easement and access road are strictly 
prohibited at all times. It is recommended that NO PARKING signs be installed 
along the access road to maintain open access across the Town’s easement and 
access road at all times. 

 
 
These are the majority of our comments at this time on the documents received as itemized above 
for the Highbrook Subdivision project, with red text indicating replies to the applicant’s responses 
and resubmittal documents.  Should additional information of clarification be required, please feel 
free to contact our office. 
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TOWN OF PALMER LAKE, COLORADO 

 

PLANNING COMMISSION 

 

RESOLUTION NO.  XX - 2025 

 

A RESOLUTION RECOMMENDING APPROVAL WITH CONDITIONS OF 'THE 

HIGHBROOK SUBDIVISION 2' FINAL SUBDIVISION PLAT 

 

WHEREAS, the Palmer Lake Town Code and applicable statutes authorize the Planning 

Commission of the Town of Palmer Lake (the “Commission”) to review certain land use applications and 

other matters, and based on that review, to provide recommendations to the Board of Trustees of the 

Town of Palmer Lake; and 

 

 WHEREAS, TriLakes Developers, LLC (the “Applicant”), is the owner of certain property 

described as on Exhibit A, attached (the “Property”) 

 

 WHEREAS, the Applicant has submitted an application for approval of a Minor Subdivision 

Final Plat (“Final Plat”) for the Property, attached as Exhibit B, which has been referred to the Planning 

Commission for its review and recommendation; and 

 

 WHEREAS the Planning Commission considered the application at its duly noticed public 

meeting on December 3, 2025; and 

 

 WHEREAS, based on the materials provided in the application and the matters presented to the 

Planning Commission, the Planning Commission finds that the Application meets the applicable criteria 

under the Town Code and should be recommended for approval, provided the conditions set forth in 

Section 2., below, are satisfied in full. 

 

 NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE 

TOWN OF PALMER LAKE, COLORADO AS FOLLOWS: 

 

1. The Planning Commission recommends that the Board of Trustees approve 'The Highbrook 

Subdivision 2' Final Plat, provided the conditions outlined in Section 2, below, are satisfied in 

full.  

2. The Planning Commission’s recommendation to approve the Final Plat is subject to the following 

conditions.  Unless specifically indicated to the contrary, all conditions must be satisfied before 

the Final Plat is submitted to the Board of Trustees for its consideration: 

a. The items set forth in GMS’ memorandum to the Applicant dated October 24, 2025, 

attached as Exhibit C, have been fully addressed.  

b.  The final plat must meet the drawing requirements pursuant to Table 16.1 and section 

16.20.100 (2) (e).  

c. Easements must be dimensioned per Title 16 and of adequate width. The Town of Palmer 

Lake easements (including but not limited to the waterline easement, the tank site access 

easement, the tank site electric easement, the tank drain pipe easement, and the drainage 

easement) must be recorded prior to all other easements and plat documents. All other 

easements, including required CORE easements, and plat documents shall be recorded 

after the Town of Palmer Lake easements have been recorded. 

d. Any existing Town of Palmer Lake easements intended to be corrected or replaced shall 

be vacated through the new Town of Palmer Lake easement agreement(s). 

e. When fully developed, each proposed lot must conform to the Slope and Stormwater 

Control (FKA Hillside Overlay District) requirements in the Town’s current Municipal 

Code. 

f. As required by Title 16 of the Municipal Code- Minor Subdivisions, "The document shall 
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be named with the same name as that of the original subdivision and shall indicate 

thereon that it is a replat of the original subdivision." 

 

3. Severability. If any article, section, paragraph, sentence, clause, or phrase of this Resolution is 

held to be unconstitutional or invalid for any reason such decision shall not affect the validity or 

constitutionality of the remaining portions of this Resolution.  The Board of Trustees hereby declares that 

it would have passed this resolution and each part or parts thereof irrespective of the fact that any one part 

or parts be declared unconstitutional or invalid. 

 

4.  Repeal.  Existing resolutions or parts of resolutions covering the same matters embraced in this 

Resolution are hereby repealed and all resolutions or parts of resolutions inconsistent with the provisions 

of this Resolution are hereby repealed. 

 

 

INTRODUCED, RESOLVED, AND PASSED AT A REGULAR SPECIAL MEETING OF THE 

PLANNING COMMISSION OF THE TOWN OF PALMER LAKE ON THIS 3RD DAY OF 

DECEMBER 2025. 

 

 

ATTEST:   TOWN OF PALMER LAKE, COLORADO 

 

 

__________________________________ BY: ______________________________ 

Erica N. Romero  

Town Clerk Planning Commission Chair 
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AFFIDAVIT OF PUBLICATION
STATE OF COLORADO
COUNTY OF El Paso

I, Eliana Hero, being first duly sworn, deposes and says that she is the 
Legal Sales Representative of The Colorado Springs Gazette, LLC., a 
corporation, 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 Colorado Springs Gazette; 
that a notice of which the annexed is an exact copy, cut from said news-
paper, was published in the regular and entire editions of said newspaper 
1 time(s) to wit 11/14/2025

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.

____________________________________________
Eliana Hero
Sales Center Agent

Subscribed and sworn to me this 11/14/2025, at said City of Colorado 
Springs, El Paso County, Colorado.
My commission expires December 15, 2025.

____________________________________________
Karen Hogan
Notary Public
The Gazette

Document Authentication Number 20224024441-649264

231167

NOTICE OF PUBLIC HEARING
TOWN OF PALMER LAKE

Notice is hereby given that Palmer Lake 
Planning Commission shall hold a public 
hearing on Wednesday, December 3, at 5 pm 
at the Town Hall, 28 Valley Crescent, Palm-
er Lake, to Public hearings will be held on 
an application by Calvin Berstler on behalf 
of owner Tri Lakes Developers for the pro-
posed Highbrooke rezoning and re-subdivi-
sion from PD to R-3 for residential units at 0 
Brook Street, northwest of the intersection 
of Brook Street and High Street. A copy of 
the complete application is on file at the 
Town Clerk office at 719-481-2953.  
/s/ Erica N. Romero, Town Clerk

Published in The Gazette November 14, 
2025.
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Date: November 26, 2025  

To: Glen Smith, Interim Town Administrator, Town of Palmer Lake (TOPL) 
 Erica Romero, Town Clerk, Town of Palmer Lake 
 Scott Krob, Town Attorney 

CC: Mark Morton, PE, GMS, Inc., Consulting Engineers, 
John Chavez, Chavez Consulting Inc., LLC, Stormwater Consultant,  
Barb Cole, Founder/Executive Director, Community Matters Institute  

From: Town of Palmer Lake Development Review Team (DRT) 

Re: Elephant Rock Town-owned and EcoSpa Planned Development Plan Submittal 
Completeness Review 

Background 
The Development Review Team (DRT) conducted a completeness review of the 
Planned Development Plan submittal for the town-owned Elephant Rock parcels.  The 
Town of Palmer Lake Planned Development Plan (PDP) Checklist was the basis for 
determining completeness of the submittal.  In addition to the checklist, Town of Palmer 
Lake Resolutions 52-2025 and 58-2025 and attachments were used to evaluate 
consistency of the submittal with the scope of work approved by the Board of Trustees. 
 
The DRT approached the review with the following understandings: 

 The expected Planned Development Plan is for the entire 28 acres (two parcels) 
owned by the Town of Palmer Lake. 

 The Town-owned property was to follow the same regulations as applicable to all 
other PDP's processed by the Town. No exceptions to the Town Code. 

 The PDP was to include the EcoSpa development as part of the PDP (e.g., first 
phase). 

 The southern parcel is not zoned per the assessor's records. There is only PUD 
zoning for the northernmost property adjacent to Hwy 105. 

 There is no recorded PUD as required by Town Code, approvals expired after 3 
years. 

 A PD Amendment is not possible per adopted land use regulations (see 17.2160 -fka 
17.72).  

The following documents, provided by Prism Design and Consulting Group, were 
reviewed: 

1. A completed PD checklist 
2. One page graphic entitled EcoSpa PD Amendment, Updated October 2025,  
3. EcoSpa Site Plan for 3.74 acres- no dimensional requirements are noted, and it 

references “height per PUD zone or in original PUD zone"- nothing was ever 
submitted nor recorded per Town research. Dimensional requirements must be 
established. 

4. EcoSpa at Chautauqua Springs Willin's Proposal. 
5. EcoSpa Addition/Remodel- Noted as "Final Development Plan (FDP).” 
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Executive Summary of 14-page Completeness Review, November 26, 2025 
 

 

2 

Completeness Review Results 

The submittal is not representative of the entire Elephant Rock property.  The entire 
submittal is focused only on the 3.74 acres identified as the EcoSpa area.  There was 
no information provided for the remaining areas of 28-acre property.   
 
Even if the Planning Commission and Board of Trustees were comfortable with allowing 
the EcoSpa to move forward as a 'first phase', the submittal is not complete. As a 
phased PD, the other Planning Areas need to be defined, and all required data and text 
needs to be submitted. 
 
Checklist Requirements 
Of the sixteen (16) items listed on the PDP Checklist as “Submittal Requirements,” only 
five items were provided.  Most required items were incorrectly identified as “Not 
Applicable, “unchanged,” or “no change,” and not provided.  Of the thirty-one (31) 
Drawing Requirements identified in the PDP Checklist, only seven (7) items were 
provided, for the EcoSpa area and do not contain the information required by the PD 
ordinance. 
 
Survey  
A boundary survey was not provided.  All drawings provided are based on a PUD 
Master Plan for the Salvation Army Camp Elephant Rock, developed in 1986. None of 
these drawings are scalable and the surveys do not meet Code requirements nor 
contractual requirements. 
 
Civil Engineering  Services 
Preparation of Phase 3 Drainage Analysis Plan was not conducted and is required for 
the entire 28-acre site.  A Phase 1 Drainage letter may be acceptable upon 
development of the Phase 3 Analysis. 
At a minimum, a Grading and Erosion Control Plan is required at this point for the 
EcoSpa project.   
A PD exhibit is required for the entire 28-acre site and was not submitted. 
 
The entire Elephant Rock property will exceed greater than one (1) acre of land 
disturbing activity during the redevelopment of the site.  Therefore, the Town’s Municipal 
Separate Storm Sewer System (MS4) permit requirements will apply to the 
development of the site.  Even though the EcoSpa development may disturb less than 
one (1) acre of land, it is part of a larger plan of development (or sale) that will disturb 
more than one acre of land.  None of the Town’s MS4 requirements have been 
addressed. 
 
CDOT has requested a State Access Permit as noted in an email to the Willians. 
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Executive Summary of 14-page Completeness Review, November 26, 2025 
 

 

3 

Conclusion 
The memo serves only as a brief overview of the Elephant Rock property submittal 
review.  For complete descriptions of the issues identified in the DRT review please 
refer to the Completeness Review Memo provided to the applicant and Planning 
Commission. 
 
The submittal provided is inadequate, and neither the EcoSpa PDP nor the PDP for the 
entire town-owned property should be approved at this time.  The DRT recommends 
that the matter be continued until such time as the consultant can provide all the 
required documentation for approval of the PDP and address the MS4 permit 
requirements. 
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Date: Wednesday, November 26, 2025  
To:   The Palmer Lake Planning Commission 
Through:  Glen Smith, Interim Town Administrator, Town of Palmer Lake (TOPL) 
From:   The DRT technical reviewers, Palmer Lake Development Review Team (DRT)  

Barb Cole, ConsulPng Planners, Community MaRers InsPtute 
  Mark Morton, PE, GMS, Inc., ConsulPng Engineers,  
 John Chavez, Chavez ConsulPng Inc., LLC, Stormwater Consultant 

 
CC:  Erica Romero, Town Clerk, Town of Palmer Lake 

 ScoR Krob, Town ARorney  
 

Re:  Elephant Rock Town-owned PD and EcoSpa 

Overview 

This memorandum reviews the completeness of the PDP for the Elephant Rock town-owned 
property as well as the completeness for the EcoSpa porPon of the Planned Development that is 
scheduled for consideraPon by the Planning Commission on December 3, 2025. 

It is the DRT's understanding that the Interim Town Administrator agreed that the EcoSpa, as 
one of the Planning areas shown on the dra[ exhibit prepared by the  Elephant Rock CommiRee 
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and Parks Commission, and sent to the DRT by Hutson and Caves, could proceed ahead of the 
enPre PDP only if the enPre PDP was submiRed and approved at the next scheduled Planning 
Commission meePng. (September meePng with the Willians, Prism, Interim Town Manager, 
Town ARorney, and Mark Morton, PE from GMS.) 

Per Glen's email to Garry Rohleder, Prism on November 18th, 2025- "A completeness review will be 
underway as soon as we are assured that all the deliverables per the contract have been 
received.  At this point, I do not believe we have everything specified in the contract as well as 
addressing the MS4 issue." 

The DRT has noted that numerous deliverables in the contract between the Town and Prism 
have not been received.  

Lastly, the applicant has stated that many of the required submiRals are "not applicable" or "not 
required" because the property is owned by the Town. The Town Board explicitly determined 
that the Town-owned property would be subject to the same rules and code requirements that 
are applicable to any other applicaPon  

This completeness review is applicable to both a single submission for EcoSpa as a designated 
Planning Area, as well as the enPre PDP Plan. The contract with Prism, dated June 25th, 2025, 
and passed as a resoluPon dated July 1, 2025, states as follows, among other deliverables: 

"Prism will prepare the PDP/PUD exhibit and development guide, which will include current 
exisDng condiDons, future development zone uses, improvements, lighDng, storm water runoff 
allocaDons etc., all per the Town's current approved Code and RegulaDons." 

LIST OF SUBMITTED DOCUMENTS 

The applicant provided digital copies of the following documents, with Friday, 11/21/2025, as 
the date of the files (many of the submiMal items are not dated). This 'packet' was provided to 
the Interim Town Administrator, Glen Smith. (the submiRal is aRached as a separate file). 

1. PD checklist- many items not submiRed or noted as Not Applicable (NA)- incorrect, 
applicant stated they would meet all Code requirements. 

2. One page graphic enPtled EcoSpa PD Amendment Updated October 2025-limited site 
data that does not meet PD Code requirements.  

3. EcoSpa Site Plan for 3.74 acres (was 2.8 but 3.74 includes addiPon of parking area)- no 
dimensional requirements are noted, and it references “height per PUD zone or in 
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original PUD zone"- nothing was ever submiRed nor recorded per Town research. 
Dimensional requirements must be established. 

4. EcoSpa at Chautauqua Springs Willin's Proposal. Does not meet Code. 
5. EcoSpa AddiPon/Remodel- Noted as "Final Development Plan (FDP) " This is the next 

step aVer a PD is approved for the enDre property. The FDP cannot be approved without 
a recorded PDP. 

Community MaJers InsKtute 

It is CMI's understanding that the contract with Prism was to include the materials necessary to 
approve a PD Plan for the enPre property. Amy Hutson and Tim Caves confirmed several items: 

1. The Town-owned property was to follow the same regulaPons as applicable to all other 
PD's processed by the Town. No excepPons to the Town Code. 

2. This PD cannot be an amendment because there is no recorded PD on file with the El 
Paso Clerk and Recorder. 

• "Existing PDs shown on the official zoning map. Planned developments without a 
planned development plan (PDP) or final development plan (FDP) recorded at the El 
Paso County Clerk and Recorders Office are required to initiate a new planned 
development zoning application."  

• "Upon approval of the PDP, the PD shall be given an ordinance number and its 
geographical area outlined on an overlay sheet constituting part of the official 
zoning map of the town. This PD designation and ordinance number shall continue 
until the development schedule in the PDP, or the FDP expires as provided above or 
is extended, amended, or completed. Upon filing and recording of a PDP, the 
designation shall stand unless changed, and all documents shall be kept on file for 
reference." 

3. Furthermore, the property noted as the SalvaPon Army Elephant Rock Property PUD was 
never zoned. There is only PUD zoning for the northernmost property adjacent to Hwy 
105.  
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Provided by GMS: 
 

 
  
  

Info on the northern parcel: 
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Info on the southern parcel: 

 
  

4. The PD Plan was to include a full narraPve on the intent of the PD (provided by Hutson 
and Caves based on work completed by the ER commiRee), a map of the planning areas 
as required by Code, and the trail locaPons as provided by the Parks Commission. 

5. Glen Smith noted that he was willing to process the Eco-Spa porPon of the PD ONLY if 
the remainder of the PD was completed within 1 month of the Planning Commission’s 
approval for EcoSpa. 

 

Required SubmiJal Items- noted for EcoSpa (3.74 acres) and for the Elephant Rock Property 
(28.4 acres): 

• Mineral NoPficaPon- required by Statute- this is a simple form 
• Project NarraPve- Per Code and rezoning requirements, the narraPve must address the 

following: Requirement- The narraPve must address how both the EcoSpa and the enPre 
property address the following:  

"(1) To encourage a unified approach to planning, design, and development of land 
that is consistent with the adopted community master plan of the Town, 
including the goals and objecDves, future land use plan, and three-mile 
annexaDon plan.  

(2) To encourage flexibility, innovaDon of quality design, and a variety of 
development types to promote the most suitable and appropriate use of a site.  
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(3) To facilitate the adequate and efficient provision of streets, uDliDes, and 
municipal services.  

(4) To achieve a compaDble land use relaDonship with the surrounding area and 
exisDng development.  

(5) To preserve the unique, natural, scenic, historical, and cultural features of a 
site.  

(6) To encourage energy efficiency and conservaDon of energy and natural 
resources.  

(7) To provide for usable open space and recreaDonal areas in new development.  

(8) To permit a developer to propose an overall planned development plan which 
can be considered as to its merits under a unified development plan that may 
or may not be developed in phases through the submiMal of a final 
development plan.  

(c) The planning commission and the board of trustees shall consider the purposes 
of this secDon in approving or denying any requests for a planned development 
district and in the review of a planned development plan. " 

§ Needed for Eco-Spa: The Willian's proposal that was prepared for the lease DOES 
NOT meet the code requirement. This needs to be a text narraPve that 
demonstrates how the above objecPves are achieved. What has been submiRed is 
more appropriate for the Final Development Plan. Please reference the Code 
(17.2.160 new Code #; previous Code # 17.72- both are available on the Town 
Website) 

§ The project narraPve for the enPre PD needs to be an expansion of the narraPve 
provided by Hutson and Caves.  

§ SEE Sec. 17.2.173 Planned development plan (PDP). The applicaPon is incomplete 
without this informaPon. 

• QuanPtaPve Data- NOT SUBMITTED: This is required by Code and by State Statute- this is 
typically a table of uses and must include the required open space dedicaPon (Code and 
Statute). The applicaPon is incomplete without this informaPon. The Town Code states 
as follows 

"a. Total number and type of dwelling units for residenDal PDs and the total 
and type of square footage of each land use within a non-residenDal PD.  

b. Approximate parcel size.  

c. Proposed lot coverage raDos of buildings and structures.  
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d. Proposed gross and net residenDal densiDes, and non-residenDal 
densiDes.  

e. Amount of required land dedicaDon (parks, open space, wetlands, trails, 
recreaDon sites, etc.).  

f. Water and sewer demand for projected uses.  

g. The proposed maximum height(s) of buildings, setbacks, and related 
dimensional standards within the PD. " 

• PD Zoning Text -NOT SUBMITTED- PLEASE REVIEW THE CODE. The applicaPon for the 
EcoSpa and for the enPre property needs to list and include the following. The 
applicaPon is incomplete without this informaPon. This is what will be used to review 
any development on the property- in essence, you are creaPng your own zone district: 
§ Principle Uses by Right 
§ Accessory Uses 
§ Temporary Uses (if any) 
§ CondiPonal Review Uses (if any) 
§ Dimensional Standards- Code states: All dimensional standards shall be established 

and documented on an approved wriMen and graphic PD plan.  
§ Development and Design Standards 
§  Required Open Space descripPon 
§  lighPng requirements if different than those adopted  
§ sign requirements if different than those adopted  
§ Any other negoPated zoning aRributes 
§ For the parcel noted as PUD on the assessor's map but not included in this 

incomplete submiRal, the applicant must show the Highway 105 setback. The PD 
ordinance adopted in December of 2024 remains as follows: 

§ 17.2.166 Buffering, screening and setbacks. 

Uses, buildings, or structures on the perimeter of the PD district shall be set 
back, arranged, and adequately buffered and/or screened to ensure their 
appearance and use will be compaPble with adjacent land uses. Building and 
structure setbacks along the perimeter of the PD zone district shall be a 
minimum of 25 feet. Building setbacks shall be a minimum of 200 feet along 
the frontage of State Highway 105 and Spruce Mountain Road.  

(Ord. No. 14-2024, § 1(Exh. B), 12-12-2024) 
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• Open Space DescripPon: PDs require open space dedicaPon. If submiRed as an enPre 
PD, this requirement can be met but the designated open space must be clearly marked 
on the required graphic exhibit. (See 17.2.169 Open space requirements.) 

• Water and Sewer demand is required for both the EcoSpa parcel and the remainder of 
the property. INCOMPLETE 

• TRAFFIC IMPACT ANALYSIS- Prism indicates unchanged per CDOT- this is inconsistent 
with informaPon provided to the property owner by CDOT and copied to the Interim 
Town Administrator. CDOT states an access permit is required. 

• Required Graphic Plan: The Code states that a graphic plan is required with the following 
informaPon: INCOMPLETE 
§ Graphic documents. SupporPng maps, plans, and drawings that portray the basic 

concepts proposed in the applicaPon. The documents shall include, at a minimum, 
the following informaPon.  

a. A vicinity map at a legible scale. VICINCITY MAP STATES "NO SCALE." 

b. The exisPng site condiPons including topographic contours and watercourses, 
floodplains (i.e., 100-year), wetlands, wildlife habitat and corridors, unique natural 
features, and vegetaPon cover. NOT PROVIDED 

c. Proposed subdivision boundary lines and site designs in specific or prototypical 
form. The general locaPon of all exisPng buildings and improvements. Preliminary 
architectural standards, elevaPons, and planned construcPon materials of proposed 
buildings and structures. PROVIDED 

d. General locaPon and size in acres or square feet of areas to be conveyed, 
dedicated, or reserved as common and private open spaces, public open spaces or 
parks, recreaPonal areas, school sites, and similar public and quasi-public uses and 
any proposed fees in-lieu of land dedicaPon, or combinaPon thereof. NOT 
PROVIDED 

e. ExisPng and proposed circulaPon system of arterial and collector-type streets and 
major points of access to public rights-of-way for vehicle, pedestrian, and bicycle 
traffic. NotaPons of proposed ownership, public or private, shall be included. The 
locaPons of local streets may be required at the discrePon of the planning 
commission. EXISTING ROADS SHOWN, EXISTING ACCESS TO HWY 105 SHOWN, NO 
INDICATION OF OWNERSHIP, see below. 

f. A generalized grading plan for streets requiring substanPal cuts and fills. NOT 
PROVIDED. 

g. DescripPon and lot layout showing how 17.3. 610 Slope and stormwater quality 
control requirements impact site development. NOT PROVIDED. 
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h. The proposed concept and general off-site connecPon methods for uPlity service 
including sanitary sewers, storm sewers, water, electric, gas, cable, and telephone 
lines. NOT PROVIDED. 

i. Preliminary drainage plan for the enPre project indicaPng proposed on-site 
faciliPes and treatment and abatement of drainage to adjoining properPes. NOT 
PROVIDED. 

j. A preliminary lighPng plan. NOT PROVIDED. 

k. AddiPonal informaPon. The planning commission may require addiPonal 
informaPon from the applicant to evaluate the character and impact of the 
proposed PD on the town, including not limited to fiscal impacts, traffic, wildlife, 
environmental impact etc. over the period of the generalized development 
schedule. NOT PROVIDED. 

 
Findings pursuant to PLANNED DEVELOPMENT PLAN (Sec. 17.2.160 Planned 
Development- new code # but old Code references are listed for ease of reference)  

THE APPLICATION IS NOT COMPLETE AND SHOULD NOT MOVE FORWARD UNTIL ALL CODE 
REQUIREMENTS ARE MET. 

 

Applicant's SubmiJed Checklist Summary 

• General applicaPon form – NO 
o ApplicaPon form for type of applicaPon – yes  

• ApplicaPon fees, cost reimbursement agreement (Not applicable, see Quote and 
Contract with Prism dated June 25th and July 1st.) 

• Planned Development Plan (17.72.140) applicaPon notes ECOSPA P.D. Amendment 
• This cannot be an amendment because the southern parcel of the property is not 

zoned. The Elephant Rock Property consists of two parcels, the northernmost parcel is 
noted as PUD in the Assessor's records, but none of the required recorded documents 
nor an ordinance zoning PUD exist. No development plan, neither a Planned 
Development Plan nor a Final Development Plan, was ever submiMed. 

• The following code provisions have applied to all PDs and PUDs starDng with the 
submiMal of the Elephant Rock Villas property in 2023. 
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Sec. 17.1.90 Expira0on of Land Use Approvals.  

(a) Approval by the Board of Trustees of any Planned Development District PD plan, Final 
PD development plan (FDP), subdivision plat, condiDonal review use, site plan, or any 
other land use approval that does not consDtute an amendment to the Official Zoning 
Map shall remain in effect for three (3) years unless a longer vesDng period is granted 
by the Board of Trustees.  

Sec. 17.2.162 Effec0ve date and establishment of a planned development district (PD). 

ExisDng PDs shown on the official zoning map. Planned developments without a planned 
development plan (PDP) or final development plan (FDP) recorded at the El Paso County 
Clerk and Recorder's Office are required to iniDate a new planned development zoning 
applicaDon. 

REQUIREMENTS PER PD CHECKLIST 

• Legal descripPon of the total site – NO 
• Proof of ownership – no. Show on the site plan the full boundary and acreage for each of 

Parcel 1 and Parcel 2 and EcoSpa- GMS to check the survey as required by the Contract; 
the applicant has submiRed the old PUD that is not to scale. 

• Proposed development descripPon - NO 
• Design standards -NO 
• Open space descripPon – NO 
• Development schedule – NO 
• QuanPtaPve data 

o Number and type of dwelling units – no. Will this be applicable in later stages? 
o Approximate parcel size – NO 
o Gross and net residenPal densiPes – N/A 
o Amount of required land dedicaPon – NO 
o Water demand – NO 
o Sewer demand – NO 
o Proposed maximum height(s) and related dimensional standards – NO 
o LeRer from school district – no. 
o Graphic documents 

§ Vicinity map at legible scale NO- INDICATES NO SCALE 
§ ExisPng site condiPons 

• Topographic contours – NO 
• Watercourses – NO 
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• Floodplains (i.e., 100-year) – NO 
• Wetlands – NO 
• Wildlife habitat and corridors NO 
• Unique natural features NO 
• VegetaPon cover – NO -Indicate type of vegetaPon for areas 

outside of the tree-covered area. 
§ Subdivision lines and design informaPon 

• Subdivision boundary lines NO 
• Site designs in specific or prototypical form – FDP shows EcoSpa 
• General locaPon of all exisPng buildings and improvements - NO 
• Preliminary architectural standards - NO 
• ElevaPons – yes for EcoSpa 
• Planned construcPon materials of buildings and structures –?? 
• Open space – NO 
• General locaPon and size in square feet of open space and public 

use land – NO 
• Any proposed fees-in-lieu – no*. 

§ CirculaPon – The Traffic Impact Study - NO 
• Proposed arterial and collector-type streets – NO 
• Major points of access: 

o Vehicle – yes. 
o Pedestrian – NO 
o Bicycle – NO 

• NotaPons of proposed ownership (public or private)-NO 
• LocaPon of local streets – Note: Planning Commission may require 

this informaPon. 
§ Generalized grading plan for streets requiring substanPal cuts and fills – 

NO 
§ UPliPes 

• General off-site connecPon methods for: 
o Sanitary sewers – no. 
o Storm sewers – no 
o Water – no. 
o Electric – no. 
o Gas – no. 
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o Cable – no. 
o Telephone lines – no. 

§ DescripPon and lot layout showing how chapter 17.68, Hillside Overlay 
District, and stormwater quality control requirements impact site 
development – no. 

§ Drainage 
• Preliminary drainage plan - NO 
• On-site faciliPes – NO 

§ Preliminary lighPng plan – NO 
§ AddiPonal informaPon – Note: Planning Commission may require 

addiPonal informaPon. 

GMS ConsulKng Engineers 

1. AddiPonal comments are provided below, some of which may address similar topics as 
described above. Comments on a similar topic shall not negate one another, each 
comment shall be treated as a separate topic. 

2. The submiRal appears to have been prepared as an amendment to an exisPng PUD. 
However, according to the El Paso County Assessor informaPon, the parcel in which the 
improvements are proposed (parcel no. 710800016) does not have any zoning 
designaPon assigned to it. Therefore, it does not appear that the submiRal can be 
processed as an amendment to an exisPng PUD if the exisPng PUD is not 
exisPng/recorded. 

3. Certain parts of the submiRal are missing, which may reflect the opinions stated in the 
Prism contracted scope of work where it was suggested that the Town use its ability to 
exempt itself from the need for certain documents or acPons since it owns the property. 
It is the DRT's understanding from the Board of Trustees that the Town partake fully in 
the PD process and adhere to the current Municipal Code requirements for the PD 
process. 

4. Regarding the checklist form completed and included in the submiRal package, the 
following is noted:  

a. SecPon 1 – SubmiRal Requirements 
i. Project narraPve: the form indicates it is aRached, but a narraPve does 

not appear to be included. A separate page staPng an esPmate and 
Pmeline for the proposed Eco Spa development was included, and 
various notes and data tables provide pieces of informaPon on the 
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proposed development. However, these items do not appear to fulfill the 
wriRen project narraPve requirements for descripPon of the proposed 
development, quanPtaPve data for the project, PD zoning text for uses 
and standards, nor descripPon of open space. 

ii. Water and sewer demand: the checklist indicates this informaPon is not 
applicable. However, this informaPon must be provided, and as stated in 
the checklist form, provided for the enPre PD. 

iii. Traffic impact analysis: The form indicates this is unchanged per CDOT. 
CDOT has stated a State Access Permit is required. Traffic analysis 
informaPon must be provided to CDOT their review and determinaPon of 
the necessary improvements. With this proposed PD being a change in 
use, CDOT requires an access permit and a complete traffic analysis which 
may result in improvements to the property’s access point from Highway 
105. 

iv. Development schedule, supporPng maps, plans, and drawings, water 
resources report, master uPlity plan, sanitary sewer will serve leRer, and 
the preliminary drainage plan are all indicated on the form as not 
applicable or no changes. However, this informaPon is required, and no 
data or informaPon has been provided as a basis for each of these 
individual items. 

b. SecPon 2 – Drawing Requirements: several items do not appear to be provided 
on the submiRal drawings. All submiRals must be scalable. These include, but are 
not necessarily limited to, the following. 

i. Abuxng subdivision or parcel owners 
ii. The general size and locaPon of proposed public lands and dedicated 

common open space 
iii. Setbacks graphically shown on drawings with references to actual building 

setback dimensions 
iv. Survey data for the proposed development and enPre PD with 

appropriate notaPons for exisPng and proposed property corners, as well 
as all necessary references to recorded survey monumentaPon. 

v. Preliminary landscape plan 
vi. Proposed grading plan 

vii. Slope, grading, and disturbance area requirements in accordance with 
current code secPon 17.3.610 (previous code secPon 17.68) 
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viii. Stormwater quality control requirements in accordance with current code 
secPon 17.3.610 (previous code secPon 17.68) 

ix. Areas sloping 15% or greater 
x. Preliminary drainage plan for the enPre project 

xi. Traffic circulaPon and access plans 
xii. ExisPng and proposed right-of-way, access easements, uPlity easements 

and drainage easements  
xiii. ExisPng and proposed circulaPon system for vehicles and pedestrians 

within and adjacent to the property 
xiv. Proposed concept for uPlity services 
xv. Preliminary lighPng plan 

xvi. Maintenance provisions and plan 

Chavez ConsulKng 

1. The redevelopment of the Elephant Rock property began in August of 2024 with the 
demoliPon of the old camp structures.  The land disturbance associated with the 
demoliPon was less than one (1) acre in size.  However, future development of the site 
will ulPmately result in greater than one (1) acre of land disturbing acPvity.  As such the 
site is an applicable development site as defined by the Town of Palmer Lake Municipal 
Separate Storm Sewer System (MS4) Permit.  All  

2. In addiPon to the items menPoned above, there are a few MS4 Permit required 
documents that will need to be completed by all future developers of the Elephant Rock 
property.  The following two MS4 applicability documents are required to be submiRed 
prior to any construcPon acPvity on-site. 

3. ToPL MS4 Applicability EvaluaPon Form 
4. ToPL MS4 Post ConstrucPon Stormwater Management Applicability EvaluaPon Form 
5. The grading and erosion control plan required above must be developed in accordance 

with the Town of Palmer Lake Grading and Erosion Control Plan Checklist.  In addiPon to 
the grading and erosion control plan a stormwater management plan will also be 
required.  The stormwater management plan must be developed in accordance with the 
Town of Palmer Lake Stormwater Management Plan Checklist.  The checklist must be 
submiRed with the corresponding plan. 

6. Post-construcPon stormwater management will be required for the redevelopment of 
the 28-acre site.  The creaPon of parking areas and other impervious areas will trigger 
the requirement to construct a permanent stormwater quality control structure.  
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Notes:
 Please Refer to Chapter 17.72 Planned Development in Title 17-Zoning for the full

regulaƟons.
 A property ‘can only be zoned PD when no district in this Code, and no combinaƟon of

districts can be used to approve a new development that provides substanƟal addiƟonal
benefits to the town that would not otherwise be required by this Code, nor is it intended to
be used to approve variaƟons from the standards and criteria in this Code. Since the planned
development accommodates innovaƟve paƩerns of development, development standards,
dimensional requirements, and permiƩed uses are negoƟated and shall be allowed as set
forth in the planned development plan (PDP) and final development plan (FDP). Significant
addiƟonal benefits to the town must be demonstrated. This chapter is to implement the
provisions of the Planned Unit Development Act of 1972 (C.R.S. § 24-67-101 et seq.) as
amended.’

 Town staff will strive to review the submiƩed applicaƟon for completeness within ten (10)
days of receipt. Once an applicaƟon is deemed complete, the required payment of fees are
received, and the cost reimbursement agreement is signed, the applicaƟon will be
forwarded to appropriate staff and referral agencies.

1. SUBMITTAL REQUIREMENTS
This checklist, with items checked off
30-day requirement signed waiver
Mineral rights noƟficaƟon
Project narraƟve:
 DescripƟon of the proposed development

-see 17.72.140 (3)
 QuanƟtaƟve data for the project (see

17.72.140 (7) and also see 17.72.090
Density)

 PD zoning text (see 17.72.010) including
principle uses, accessory uses, acreage of
planning area(s), dimensional standards,
development standards, design standards,
open space descripƟon, lighƟng, drainage,
and other negoƟated zoning aƩributes

 DescripƟon of open space, including
accessibility and allowed uses

Water and sewer demand for the enƟre PD
Traffic impact analysis

SUBMITTAL REQUIREMENTS
Development schedule and submission of
subdivision applicaƟon if applying for
concurrent review.
SupporƟng maps, plans, and drawings (see
drawing requirements below)
Water resources report
Master uƟlity plan, including proposed general
off-site connecƟon methods for both deep and
shallow uƟliƟes
Sanitary Sewer will serve leƩer
Preliminary drainage plan
If there are any residenƟal units, a leƩer from
the school district

2. DRAWING REQUIREMENTS
See Basic Drawing requirements form
AddiƟonal PDP requirements:
 Phasing schedule, if phased
 Ownership configuraƟon

Planned Development Plan Checklist
form date: 3-27-25
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DRAWING REQUIREMENTS

 Project Table: acreage, permiƩed uses,
zoning, site coverages, density, parking,
percent of open space, setbacks and other
staƟsƟcs

 Type of residents expected, if any
 Abuƫng subdivisions or parcel owners;

include required setbacks – 200 Ō. from
Highway 105 and building setback of 25 Ō.
from the perimeter of the district (see
17.72.080)

 General size and locaƟon of proposed
public lands and common open space

 Layout of lots, blocks, and streets
 Proposed parks, trails, open space,

recreaƟon
 Landforms and topographic character
 Site condiƟons
 2’ contour interval, 10’ if slope is 30% or

greater, contours to extend 100’ beyond
property lines

Preliminary landscape plan
Natural features
Provisions to protect or incorporate natural
features
A generalized grading plan; include streets that
require cut and fill
Slope, grading, disturbance area, and erosion
per secƟon 17.68 showing how stormwater
quality control requirements can be met
Areas sloping 15% or greater
Watercourses and floodplain
Preliminary drainage plan for the enƟre project
Footprint of structures and buildings to remain
Proposed subdivision boundary lines and site
design in specific or prototypical form
Traffic circulaƟon and access plans showing
ROW or access easement, and pavement
widths
Parking areas: type of surface and if enclosed
Flood cerƟficaƟon, if any
100-year floodplain
ExisƟng and proposed circulaƟon system,
within and adjacent to the property. (see
17.72.140 (9) (e))

DRAWING REQUIREMENTS
Proposed concept and general off-site
connecƟons for uƟlity services
Preliminary lighƟng plan
Preliminary landscape plan
Maintenance Provisions and Plan (see
17.72.080)
Such other addiƟonal informaƟon the PC or the
BOT may require

3. REVIEW PROCESS
The following is a general descripƟon of the steps
involved in processing an applicaƟon.
NOTE: PC means Planning Commission, BOT
means Board of Trustees.
Step 1:
ApplicaƟon
submiƩal

Applicant submits complete
applicaƟon 30 days prior to
Planning Commission meeƟng

Step 2:
ApplicaƟon
completeness

Town staff reviews the
applicaƟon for completeness
and noƟfies the applicant of
any deficiencies. Applicant
addresses deficiencies and
updates submiƩal.

Step 3.
CerƟficaƟon of
completeness

The project will not be
scheduled for PC’s review unƟl
all required informaƟon has
been confirmed, at which point
Town staff provides a
completeness cerƟficaƟon.

Step 4: Refer
applicaƟon to
parƟes of
interest

This is a 30-day process for
referral agencies to respond.

Step 5: Staff and
DRT review

Staff and DRT review the
applicaƟons and sends
comments to the applicant.

Step 6: Applicant
revisions

Applicant addresses comments
received and submits any
revisions

Step 7: Staff
review and
memo

Staff reviews any revisions and
prepares memo to Planning
Commission
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Step 8: PC
hearing date and
noƟce

Town publishes noƟce and
prepares sign(s); post sign(s)
and applicant mails to

REVIEW PROCESS conƟnued

property owners within 300
feet from the boundary of the
property

Step 9: PC public
hearing and
recommendaƟon

Planning Commission
recommends approval,
approval with condiƟons,
denial, or conƟnues the
hearing for 30 days.

Step 10: Final
revisions

Applicant addresses PC
comments and submits
documents for BOT hearing

Step 11: Final
Staff review and
report to BOT

Staff reviews submiƩed
documents and prepares
memo to BOT

Step 12: BOT
public hearing ,
and recording if
approved

BOT adopts resoluƟon of its
decision. If approved, PDP
documents are recorded with
El Paso County Clerk and
Recorder.

Step 13: FDP
applicaƟon

Final PD applicaƟon must be
submiƩed within one year of
approval.

Step 14: PDP
expiraƟon

Following noƟce at a public
hearing, BOT may terminate
the PDP if the FDP applicaƟon
is not made within a year or an
extension is granted.

PDP Minor
Amendment
(see step 10)

Minor amendments are
processed by Town
Administrator and DRT.

PDP Major
Amendments
(see step 11)

See list of Major Amendments.
Major amendments are subject
to the same review process as
the original applicaƟon.

4. SUMMARY OF CRITERIA FOR APPROVAL
See SecƟon 17.72.50 CondiƟons and Standards
See SecƟon 17.070 Buffering, Screening and
setbacks
Open Space Requirements must be saƟsfied (see
17.72.100)

Maintenance provisions and plan must be approved
by BOT aŌer PC review (see 17.72.080)
See SecƟon 17.72.020 EffecƟve Date and
establishment of a Planned Development District

For Office Use Only:

ApplicaƟon received date:__________________

Accepted as complete date:________________

PC hearing date:__________________________

BOT hearing date:________________________

El Paso County Clerk and Recorder

RecepƟon no. or Book & Page_____________

RecepƟon date_________________________

Amendment recorded:

RecepƟon no. or Book & Page_____________

RecepƟon date_________________________
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ECO-SPA  P.D.  AMENDMENT

DESIGN & CONSULTING GROUP
P.O. BOX  441730 phone:  720-689-7324
AURORA, CO. 80044 web:  PrismDCG.COM

PRISM
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42 Valley Crescent Street, PO Box 208, Palmer Lake, CO 80133 
Ph: 719-481-2953  Fax: 719-488-9305 

www.townofpalmerlake.org 

 

Date: November 26, 2025  

To: Glen Smith, Interim Town Administrator, Town of Palmer Lake (TOPL) 
 Erica Romero, Town Clerk, Town of Palmer Lake 
 Scott Krobb, Town Attorney 

CC: Mark Morton, PE, GMS, Inc., Consulting Engineers, Town of Palmer Lake 
John Chavez, Chavez Consulting Inc., LLC, Stormwater Consultant, Town of Palmer Barb Cole, 
Founder/Executive Director, Community Matters Institute Lake 

From: Town of Palmer Lake Development Review Team 

Re: Elephant Rock Town-owned and EcoSpa Planned Development Plan Submittal Completeness 
Review 

 

Background 
The Development Review Team (DRT) conducted a completeness review of the Planned Development 
Plan submittal for the town owned Elephant Rock parcels.  The Town of Palmer Lake Planned 
Development Plan (PDP) Checklist was the basis for determining completeness of the submittal.  In 
addition to the checklist, Town of Palmer Lake Resolutions 52-2025 and 58-2025 and attachments were 
used to evaluate consistency of the submittal with the scope of work approved by the Board of Trustees. 
 
The DRT approached the review with the following understanding: 

• The expected Planned Development Plan is for the entire 28 acres (two parcels) owned by the Town 
of Palmer Lake; 

• the PDP was to include the EcoSpa development are as part of the PDP (e.g., first phase); 

• the Town-owned property was to follow the same regulations as applicable to all other PDP's 
processed by the Town. No exceptions to the Town Code. 

• There is No Zoning indicated for the southern parcel. There is only PUD zoning for the northernmost 
property adjacent to Hwy 105; 

• A PUD Amendment is not possible on the southern parcel. 
 
The following documents, provided by Prism Design and Consulting Group were reviewed: 
1. A completed PD checklist 
2. One page graphic entitled EcoSpa PD Amendment Updated October 2025,  
3. EcoSpa Site Plan for 2.80 acres- no dimensional requirements are noted, and it references 

“height per PUD zone or in original PUD zone"- nothing was ever submitted nor recorded per 
Town research. Dimensional requirements must be established. 

4. EcoSpa at Chautauqua Springs Willin's Proposal. 
5. EcoSpa Addition/Remodel- Noted as "Final Development Plan (FDP)” 
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42 Valley Crescent Street, PO Box 208, Palmer Lake, CO 80133 
Ph: 719-481-2953  Fax: 719-488-9305 

www.townofpalmerlake.org 

 
Completeness Review Results 
The submittal is not representative of the entire Elephant Rock property.  The entire submittal is focused 
only on the 2.8 acres identified as the EcoSpa area.  There was no information provided for the 
remaining areas of 28 acre property.   
 
Checklist Requirements 
Of the sixteen (16) items listed on the PDP Checklist as “Submittal Requirements,” only five items were 
provided.  Most required items were incorrectly identified as “Not Applicable, “unchanged,” or “no 
change,” and not provided.  Of the thirty-one (31) Drawing Requirements identified in the PDP Checklist 
only seven (7) items were provided, and they were only for the EcoSpa area. 
 
Survey  
A boundary survey was not provided.  All drawings provided are based on a PUD Mater Plan for the 
Salvation Army Camp Elephant Rock developed in1986. 
 
Civil Engineering Services 
Preparation of Phase 3 Drainage Analysis Plan was not conducted and is required for the entire 28 acre 
site.  A Phase 1 Drainage letter may be acceptable upon development of the Phase 3 Analysis. 
At a minimum, a Grading and Erosion Control Plan is required at this point for the EcoSpa project.   
A PUD/PD exhibit is required for the entire 28-acre site and was not submitted. 
 

Conclusion 
The memo serves only as a brief overview of the Elephant Rock property submittal review.  For complete 
descriptions of the issues identified in the review please refer to the Completeness Review Memo 
provided to the applicant. 
 
The entire Elephant Rock property will exceed greater than one (1) acre of land disturbing activity during 
the redevelopment of the site.  Therefore, the Town’s Municipal Separate Storm Sewer System (MS4) 
permit requirements will apply to the development of the site.  Even though the EcoSpa development 
may disturb less than one (1) acre of land it is part of a larger plan of development (or sale) that will 
disturb more than one acre of land.  None of the Town’s MS4 requirements have been addressed. 
 
The submittal provided is inadequate for approval at this time.  The DRT recommends that the matter be 
continued until such time as the consultant can provide all the required documentation for approval of 
the PDP and address the MS4 permit requirements. 
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AFFIDAVIT OF PUBLICATION
STATE OF COLORADO
COUNTY OF El Paso

I, Eliana Hero, being first duly sworn, deposes and says that she is the 
Legal Sales Representative of The Colorado Springs Gazette, LLC., a 
corporation, 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 Colorado Springs Gazette; 
that a notice of which the annexed is an exact copy, cut from said news-
paper, was published in the regular and entire editions of said newspaper 
1 time(s) to wit 11/14/2025

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.

____________________________________________
Eliana Hero
Sales Center Agent

Subscribed and sworn to me this 11/14/2025, at said City of Colorado 
Springs, El Paso County, Colorado.
My commission expires December 15, 2025.

____________________________________________
Karen Hogan
Notary Public
The Gazette

Document Authentication Number 20224024441-644955

231177

NOTICE OF PUBLIC HEARING
TOWN OF PALMER LAKE

Notice is hereby given that Palmer Lake 
Planning Commission shall hold a public 
hearing on Wednesday, December 3, at 5 pm 
at the Town Hall, 28 Valley Crescent, Palmer 
Lake, to Public hearings will be held on an 
application by The Town of Palmer Lake on 
behalf of The Eco Spa LLC, for the proposed 
Eco Spa LLC, Planned Development Plan for 
Zoning for The Park of the NE4NE4 LY Nely 
of Pine Crest Tri – Dist Assembly Grds Add 
1 Sec 8-11-67 Ex those por conv to Town of 
Plamer Lake by Rec #209128930. A copy of 
the complete application is on file at the 
Town Clerk office at 719-481-2953
/s/ Erica N. Romero, Town Clerk

Published in The Gazette November 14, 
2025.
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