
 

 

 

PLANNING COMMISSION 

Wednesday, June 21, 2023 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. 

Call to Order 

Roll Call 

Approval of Minutes 

1. Minutes from May 17, 2023 Meeting 

Public Hearing 

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

2. Application for Conditional Use - Mixed Use Residential/Commercial (CC Zone) - Tax ID 
7105214001 

3. Application to Vacate Portion of El Moro Right of Way (Block 26, Glen Park) 

4. Application to Vacate Bijou Ave Right of Way (Glen Park) 

5. Application to Replat Block 31 to Five Lots - Located at Buena Vista /Virginia 

Business Items 

6. Update on Elephant Rock Property Master Plan Activity (Trustee Jessica Farr) 

7. Review Draft Sign Code 
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Town of Palmer Lake, CO AGENDA 6/21/2023 
 

 

Public Comment 

Please sign in, state your name and address for the record, and address the Commission on matters not 
on the agenda. Please note that the Commission will not take action on your comments but may refer it 
to staff or to a future agenda. Public members are allowed 3 minutes for comments. Thank you! 

Next Meeting (July 19) and Future Items 

Application for Conditional Use for Mixed Use Commercial/Residential (56 Hwy 105) 

Application for Minor Subdivision - Rock Ridge Reserve 

Adjourn to WORKSHOP (if needed) to Review/Discuss Draft Sign Code  

 
Americans with Disabilities Act 

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

Notice 

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

Wednesday, May 17, 2023, at 5:00 PM 
Palmer Lake Town Hall – 28 Valley Crescent, Palmer Lake, Colorado 

MINUTES 

Call to Order. Vice Chair Fisher called the meeting to order at 5:00 pm.  

Roll Call. Present: Commissioners Bill Fisher, Amy Hutson, Mark Bruce, Tim Caves, Susan Miner, 
Lindsey Zapalac. Excused: Charlie Ihlenfeld.  

Approval of Minutes 

1. Minutes from February 22, 2023, Meeting. MOTION (Hutson, Bruce) to approve the minutes 
from the February 22 meeting. Motion PASSED (6-0).  

Business Items 

2. Consider Recommendation to Extend Temporary Conditional Use, 773 Highway 105 (Diacut / 
Hayco) – The property owner, Bruno Furrer of Diacut, requested an extension for the 
temporary conditional use of the property on behalf of tenant Hayco for one year with the 
possibility of extending it three years. Due to multiple circumstances, the tenant is not able to 
move from the property. Hayco’s general manager, Mr. Loren Burlage, was questioned about 
the lack of screening on the property and his plans to screen the area. Mr. Burlage stated he 
did not have a plan to address screening. Discussion took place about the ongoing 
repair/replacement of fence posts and screening due to previous high winds. Town Clerk, 
Dawn Collins informed the Commission members that other than a question of screening on 
the fence, there were no complaints on file. Commissioner Hutson asked about the screening 
requirements in the approved conditional use. Collins stated screening was not included, only 
that the conditional use was to come back before the commission if additional time was 
requested for use. For new Commissioners, Collins explained when a conditional use is 
needed. Commissioners expressed concern that a three-year extension would set a precedent 
for others. Mr. Roger Moseley encouraged the Commission to follow the Town’s zoning and 
ordinances. MOTION (Hutson, Miner) to recommend to the Board of Trustees extending the 
Temporary Conditional Use for an additional twelve (12) months. Motion PASSED (6-0). 

3. Review Status of the Draft Sign Code - Commissioner Fischer stated they were making 
progress and hoped to have a daft tonight during their workshop. There was discussion 
concerning a consistent look across all documents. Commissioner Caves requested CMI’s 
presence at the meetings/workshops. Collins explained that funds are limited, and the 
consultant is being used on other projects. However, CMI could possibly be brought into 
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Town of Palmer Lake, CO MINUTES 5/17/2023 
 

 

 

meetings virtually. Collins also reminded the members there are several sign permit 
applications pending to come before the Commission.  

4. Update - Land Use Code Critical Issues & DOLA Funds – Collins updated the members on her 
meeting with Todd Leopold of DOLA. They are expecting to see the Energy Impact grant award 
within the next week. Once the funds are received, an RFP will be issued to rewrite the critical 
issues within the code. She continues to work with DOLA for additional funds for a full rewrite 
of the code. She anticipates continuing this project in 2024. Next steps would be a critical 
issues workshop, which would be consultant driven. Collins conveyed CMI’s request for 
clarification from the last workshop - does the commission prefer to have Subdivision and 
Zoning as one code called Zoning Regulations or to keep them separate? Staff recommended 
combining to one section. The Commission members mostly agreed to combine into one 
section. 

Public Comment 

Mr. Roger Moseley stated he is sensitive to the Town’s housing issues. He wants the 
Commission to plan not just approve. He is concerned about the change of the original RA 
zoning to a PUD where Recovery Village was established and the subdivision of the 13 acres. He 
objects to the Elephant Rock Villas coming in and not abiding by the original RA zoning of the 
property. He thinks it goes against the Master Plan.  

Next Meeting (June 21) and Future Items. Discussion took place about informing the members of 
upcoming applications and it was agreed to provide them as submitted. No action is needed. 

*Upcoming Review of Application for Conditional Use (parcel 7105214001) 

*Upcoming Review of Application(s) to Vacate Town ROW (El Maro, Bijou) and Replat Lots 

*Upcoming Review of PUD and Master Plan Submittal (Elephant Rock Villas) 

Adjourn. MOTION (Zapalac, Miner) to adjourn at 5:46 pm. Motion passed.  

 

 
____________________________________   __________________________________ 
Planning Commission Chair       ATTEST:  Julia Stambaugh, Deputy Town Clerk 
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  June 21, 2023 ITEM NO.  SUBJECT:  Application for Conditional 
Use – Mixed Use Res/Comm in CC Zone 
(Primrose/Columbine) Presented by:  

Town Administrator /Clerk 

 
 
Background 
 
This request is for a conditional use permit for the triangular parcel (tax ID 7105214001) at Primrose/Columbine 
(CC zone) for mixed use residential and commercial. The potential buyer and/or landowner will be in attendance to 
speak to this request.  
 
Staff does not have concern of the use; however, staff does have concern for a planned development, which is two-
fold –  

1) visibility around a structure coming uphill on Primrose toward Columbine, and  
 
2) parking regulations for development of the site.   
 
Note: Where a commercial zoned property abuts residential zoning, the code states requirements for distance 
and screening for parking (Sec 17.84.010). Being a mixed use, code is unclear what code should be followed 
and, even with a variance for the lot size, it will be limiting to accommodate the parking regulations. 

 
 

Actions to Consider 
 
Review the request and consider recommendation for the Conditional Use permitting mixed use. 
 
Options: 

 Commission may approve the conditional use for the mixed use of commercial-residential and address the 
site development when a submittal is made; thus, recommending approval with a condition that the site 
development plan is referred to the Planning Commission. Add any other pertinent conditions. 

 Commission may deny the conditional use for reasons stated in the motion to deny. 

 Commission may request additional information and, therefore, continue the hearing to another meeting 
date. 
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(1)

(2)

(3)

(4)

(5)

(6)

(7)

(8)

(9)

(10)

(11)

(1)

(2)

(3)

(4)

(5)

(6)

(7)

(8)

(9)

CHAPTER 17.52. - CONVENIENCE COMMERCIAL (CC) ZONE

17.52.010. - Permitted uses.

Permitted uses in the CC zone are as follows:

Restaurants.

Service establishments, such as barbershops and beauty shops, watch and jewelry repair,

pharmacies, pick-up stations for laundry or dry cleaning.

Commercial (business) offices, including realty, insurance and travel agencies.

Retail stores, including only the following: drug, clothing, boutiques, sporting goods, books,

small grocery, antiques, gift, crafts, small office supply, bakery, print shops, furniture and

florist.

Art, photographic, health, dance and music studios.

Day care centers.

Nursing homes, housing ten or fewer full-time residents.

Bed and breakfast establishments, having ten or fewer rooms.

Private or government owned community buildings such as libraries, parks, museums, art

galleries and post offices.

Medical and dental clinics/offices.

Funeral homes and mortuaries.

(Code 1973, § 17.38.010; Ord. No. 3-1995, § 2, 1995; Ord. No. 7-1999, § 1, 1999; Ord. No. 18-2000, § 18, 2000)

17.52.020. - Conditional uses.

Conditional uses in the CC zone are as follows:

Educational institutions.

Religious institutions.

Licensed liquor and beer outlets.

Hotel/motel.

Light equipment sales and repair shops.

Public and semi-public uses.

Cabinetry, wood crafting shop.

Nonprofit organizations.

Video rental stores.
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(10)

(11)

(12)

(13)

(a)

(1)

(2)

(b)

(1)

(2)

Nursing homes, housing 11 or more full-time residents.

Mixed-residential dwelling and commercial use occurring in the same building.

Single-family and multifamily uses (R10,000, R3 and R4 subject to all requirements of those

particular zones).

Other such uses as listed and permitted which are not more detrimental, as determined by

the planning commission and board of trustees.

(Code 1973, § 17.38.020; Ord. No. 18-2000, § 19, 2000)

17.52.030. - Lot sizes and dimensions.

The sizes and dimensions of a lot in a CC zone shall be as follows:

Minimum lot size: 6,600 square feet.

Minimum lot width: 35 feet street frontage.

No side yard setback shall be required provided the building's side wall is constructed of at least

four-hour fire resistance material. If building material has less than four-hour fire resistance, a

minimum side yard of five feet shall be required. See section 17.44.030.

(Code 1973, § 17.38.030; Ord. No. 3-1995, § 4, 1995)

17.52.040. - Structure height and area.

The structure height and area requirements in a CC zone are as follows:

Maximum building height: not to exceed 30 feet.

Maximum area covered by structure: not to exceed 75 percent of lot.

(Code 1973, § 17.38.040; Ord. No. 3-1995, § 5, 1995)

17.52.050. - Required off-street parking and loading.

For required off-street parking and loading, see chapter 17.84.

(Code 1973, § 17.38.050; Ord. No. 3-1995, § 6, 1995)

17.52.060. - Signs.

Signs in the CC zone are permitted provided they comply with chapter 17.76.

(Code 1973, § 17.38.060; Ord. No. 3-1995, § 7, 1995; Ord. No. 18-2000, § 20, 2000)

17.52.070. - Sewerage.

Septic tanks may be permitted if all of the following conditions are met:
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(1)

(2)

(3)

Inability to tap existing sewer lines.

Ability to meet current county sewage disposal regulations.

Compliance with the provisions of chapter 16.48.

(Code 1973, § 17.38.070; Ord. No. 3-1995, § 8, 1995; Ord. No. 18-2000, § 21, 2000)

17.52.080. - Outdoor storage and buffering.

All outdoor storage must be screened from view by landscaping or fences. Landscaping and/or buffering

must also be provided between commercial and residential areas.

(Code 1973, § 17.38.080; Ord. No. 3-1995, § 9, 1995)
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AFFIDAVIT OF PUBLICATION
STATE OF COLORADO
COUNTY OF El Paso

I, Haley Zinnel, being first duly sworn, deposes and says that he is the 
Legal Sales Representative of The Tri Lakes Tribune, LLC., a corpo-
ration, the publishers of a daily/weekly public newspapers, which is 
printed and published daily/weekly in whole in the County of El Paso, 
and the State of Colorado, and which is called Tri Lakes Tribune; that a 
notice of which the annexed is an exact copy, cut from said newspaper, 
was published in the regular and entire editions of said newspaper 1 
time(s) to wit 05/31/2023

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

____________________________________________
Haley Zinnel
Sales Center Agent

Subscribed and sworn to me this 05/31/2023, at said City of Colorado 
Springs, El Paso County, Colorado.
My commission expires June 23, 2026.

             
____________________________________________
Karen Hogan
Notary Public
The Gazette

Document Authentication Number
20224024441-750024

171624

PUBLIC NOTICE

NOTICE OF PUBLIC 
HEARING

TOWN OF PALMER 
LAKE

Notice is hereby giv-
en that Palmer Lake 
Planning Commission 
shall hold a public 
hearing on Wed., June 
21, 2023, at 5 PM at 
the Town Hall, 28 Val-
ley Crescent, Palmer 
Lake, to consider a 
Conditional Use appli-
cation for a mixed use 
of residential dwell-
ing and commercial 
office in a CC zone, 
located at Lots 1, 2, 
3, Block 27, parcel ID 
7105214001, at Prim-
rose and Columbine.  
A recommendation 
will be made to the 
Board of Trustees 
on the same matter 
scheduled for Thu., 
June 22, 2023, at 6 PM. 
A copy of the com-
plete application is on 
file at the Town Clerk 
office at 719-481-2953. 
/s/ Dawn A. Collins, 
Town Clerk

Published in the Tri-
Lakes Tribune May 31, 
2023.
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  June 21, 2023 ITEM NO.  SUBJECT:  Application to Vacate 
Portion of El Moro Town Right of Way – 
Powell and Duran Walton Ventures Presented by:  

Town Administrator /Clerk 

 
 
Background 
 
This request is to vacate the remaining portion of El Moro platted ROW (undeveloped roadway), which a portion 
was previously vacated. The intent is to decrease density and development in the area. Abutting property owners 
Cindy Powell and Duran Walton Ventures agree and have included letters supporting the ROW vacation. One 
abutting property owner has not responded to the notice, and it is suggested by Town legal to include a permanent 
trail easement (about 10 ft) along said property as highlighted in orange.  
 
The applicants will be in attendance to speak to this request.  
 
Staff does not have any issue with this request and supports the vacation with the condition that landowners 
eliminate or reduce internal lot lines due to reduced access and include the walking easement of 10 ft to the plat. 
 
 

Action to Consider 
 
Review the request and move on a recommendation for the requested vacation of El Moro ROW with the condition 
to eliminate/reduce internal lot lines and file the recording with a 10 ft easement. 
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AFFIDAVIT OF PUBLICATION
STATE OF COLORADO
COUNTY OF El Paso

I, Haley Zinnel, being first duly sworn, deposes and says that he is the 
Legal Sales Representative of The Tri Lakes Tribune, LLC., a corpo-
ration, the publishers of a daily/weekly public newspapers, which is 
printed and published daily/weekly in whole in the County of El Paso, 
and the State of Colorado, and which is called Tri Lakes Tribune; that a 
notice of which the annexed is an exact copy, cut from said newspaper, 
was published in the regular and entire editions of said newspaper 1 
time(s) to wit 05/31/2023

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

____________________________________________
Haley Zinnel
Sales Center Agent

Subscribed and sworn to me this 05/31/2023, at said City of Colorado 
Springs, El Paso County, Colorado.
My commission expires June 23, 2026.

             
____________________________________________
Karen Hogan
Notary Public
The Gazette

Document Authentication Number
20224024441-747521

171804

PUBLIC NOTICE

NOTICE OF PUBLIC 
HEARING

TOWN OF PALMER 
LAKE

Notice is hereby giv-
en that Palmer Lake 
Planning Commission 
shall hold a public 
hearing on June 21, 
2023, at 5 PM at the 
Town Hall at 28 Val-
ley Crescent, Palmer 
Lake, to consider a re-
quest to vacate a por-
tion of right of way, 
El Moro Ave, in Block 
26 Glen Park.  A rec-
ommendation will be 
made to the Board of 
Trustees on the same 
matter scheduled to 
be heard on June 22, 
2023, at 6 PM. A copy 
of the complete appli-
cation is on file at the 
Town Clerk office, at 
719-481-2953.  

/s/ Dawn A. Collins, 
Town Clerk

Published in the Tri-
Lakes Tribune May 31, 
2023.
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  June 21, 2023 ITEM NO.  SUBJECT:  Application to Vacate Bijou 
Ave Town Right of Way – Duran Walton 
Ventures Presented by:  

Town Administrator /Clerk 

 
 
Background 

 
This request is to vacate the small portion of Bijou Ave, platted undeveloped roadway. The intent is to replat the 
landowner property to decrease overall density in the area. There is currently a water line in the ROW, which the 
applicant will pay for relocating to Virginia. Per the water department, this is a better service to the existing 
residents.  
 
The applicant will be in attendance to speak to this request.  
 
Staff does not have issues with this request and supports the vacation with the condition that the applicant fund the 
relocation of the water line within one year of the approved filing, as offered by the applicant.  
 
Subsequent to this approval, the applicant will request a replat of the parcels. 
 
 
Action to Consider 
 
Review the request and move on a recommendation for the requested vacation of Bijou ROW, including a condition 
to fund the water line relocation within one year. 
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AFFIDAVIT OF PUBLICATION
STATE OF COLORADO
COUNTY OF El Paso

I, Haley Zinnel, being first duly sworn, deposes and says that he is the 
Legal Sales Representative of The Tri Lakes Tribune, LLC., a corpo-
ration, the publishers of a daily/weekly public newspapers, which is 
printed and published daily/weekly in whole in the County of El Paso, 
and the State of Colorado, and which is called Tri Lakes Tribune; that a 
notice of which the annexed is an exact copy, cut from said newspaper, 
was published in the regular and entire editions of said newspaper 1 
time(s) to wit 05/31/2023

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

____________________________________________
Haley Zinnel
Sales Center Agent

Subscribed and sworn to me this 05/31/2023, at said City of Colorado 
Springs, El Paso County, Colorado.
My commission expires June 23, 2026.

             
____________________________________________
Karen Hogan
Notary Public
The Gazette

Document Authentication Number
20224024441-746992

171805

PUBLIC NOTICE

NOTICE OF PUBLIC 
HEARING

TOWN OF PALMER 
LAKE

Notice is hereby giv-
en that Palmer Lake 
Planning Commission 
shall hold a public 
hearing on June 21, 
2023, at 5 PM at the 
Town Hall at 28 Val-
ley Crescent, Palmer 
Lake, to consider a 
request to vacate a 
right of way, Bijou Ave, 
abutting lots 10, 11, 1, 
20 Glen Park.  A rec-
ommendation will be 
made to the Board of 
Trustees on the same 
matter scheduled to 
be heard on June 22, 
2023, at 6 PM. A copy 
of the complete appli-
cation is on file at the 
Town Clerk office, at 
719-481-2953

/s/ Dawn A. Collins, 
Town Clerk

Published in the Tri-
Lakes Tribune May 31, 
2023.
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  June 21, 2023 ITEM NO.  SUBJECT:  Application to Replat Parcels 
– Duran Walton Ventures 

Presented by:  

Town Administrator /Clerk 

 
 
Background 
This request is to replat the numerous lots to a total of five lots subsequent to the vacation of ROW and also deeding 
a small portion of lot 5 to meet the setbacks for the existing structure on the property line.  
 
The applicant will be in attendance to speak to this request.  
 
Staff supports this replat.  
 
 

Action to Consider 
Review the request and move on a recommendation for the requested replat to five parcels. 
 

44

Item 5.



45

Item 5.



46

Item 5.



47

Item 5.



AFFIDAVIT OF PUBLICATION
STATE OF COLORADO
COUNTY OF El Paso

I, Haley Zinnel, being first duly sworn, deposes and says that he is the 
Legal Sales Representative of The Tri Lakes Tribune, LLC., a corpo-
ration, the publishers of a daily/weekly public newspapers, which is 
printed and published daily/weekly in whole in the County of El Paso, 
and the State of Colorado, and which is called Tri Lakes Tribune; that a 
notice of which the annexed is an exact copy, cut from said newspaper, 
was published in the regular and entire editions of said newspaper 1 
time(s) to wit 05/31/2023

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

____________________________________________
Haley Zinnel
Sales Center Agent

Subscribed and sworn to me this 05/31/2023, at said City of Colorado 
Springs, El Paso County, Colorado.
My commission expires June 23, 2026.

             
____________________________________________
Karen Hogan
Notary Public
The Gazette

Document Authentication Number
20224024441-748733
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PUBLIC NOTICE

NOTICE OF PUBLIC 
HEARING

TOWN OF PALMER 
LAKE

Notice is hereby giv-
en that Palmer Lake 
Planning Commission 
shall hold a public 
hearing on June 21, 
2023, at 5 PM at the 
Town Hall at 28 Val-
ley Crescent, Palmer 
Lake, to consider a re-
quest to replat Block 
31, Lots 1 thru 4 and 
Lots 14-20, located at 
between Buena Vista 
and Virginia. A rec-
ommendation will be 
made to the Board of 
Trustees on the same 
matter scheduled to 
be heard on June 22, 
2023, at 6 PM. A copy 
of the complete appli-
cation is on file at the 
Town Clerk office, at 
719-481-2953. 

/s/ Dawn A. Collins, 
Town Clerk

Published in the Tri-
Lakes Tribune May 31, 
2023.
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  June 21, 2023 ITEM NO.  SUBJECT:  Update on Elephant Rock 
Property Master Plan Activity 

Presented by:  

Town Administrator /Clerk 

 
 
Background 
 
Trustee Jessica Farr will be present to provide an update on the master plan activity for the elephant rock property. 
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TOWN OF PALMER LAKE 

PLANNING COMMISSION - AGENDA MEMO 
 

DATE:  June 21, 2023 ITEM NO.  SUBJECT:  Review Draft Sign Code 

Presented by:  

Town Administrator /Clerk 

 
 
Background 
 
The Planning Commission has worked diligently and assembled a very well done draft of the sign code. Thank you 
Commissioner Fisher for leading this effort and for every member’s input.  
 
A rough draft, distributed earlier this week, was also forwarded to CMI as directed by members for a review, 
comments, and recommendations. It is anticipated to have a draft with CMI comments early the week of 6/19 to 
distribute to members for review of the comments – either at the meeting or at the noticed workshop time following 
the meeting. CMI will also offer date/time(s) for a virtual workshop to review the draft code language further, if 
needed, as well as a guide to reviewing development applications. 
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