
 

Grand Lake Planning Commission 
Wednesday, October 08, 2025 at 6:30 PM 

Online via Goto Meeting 

The Town of Grand Lake upholds the Six Pillars of Character:  
Citizenship, Trustworthiness, Respect, Responsibility, Fairness and Caring 

AGENDA 

1. Call to Order 

2. Roll Call 

3. Unscheduled Citizen Participation 

This time is reserved for members of the public to make a presentation to the Commission on items 

or issues that are not scheduled on the agenda. The Commission will not make any decisions on 

items presented during this time. 

4. Conflicts of Interest 

5. Items for Discussion 

A. QUASI JUDICIAL – Resolution 12-2025 - Consideration of a Lot Consolidation Application 

Located at 107 Perry Street and 405 Mountain Avenue.  

B. QUASI JUDICIAL – Resolution 13-2025 – Consideration of a Preliminary Development 

Application Located at 900 Grand Avenue. 

C. QUASI JUDICIAL – Resolution 14-2025 – Consideration of a Preliminary Development 

Application Located at 1016 Grand Avenue and 1001, 1005, and 1007 Lake Avenue (known as 

the Leatherwood Development). 

6. Future Agenda Items 

7. Adjourn Meeting 

You will not be able to actively participate via the web streaming. 

https://us06web.zoom.us/j/85799820762?pwd=4yR1StSx4EGjkcdLxH3led6HRs2u9k.1 

 

You can also dial in using your phone: 

719-359-4580 

Meeting ID: 857 9982 0762 

Access Code: 372997 
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PLANNING COMMISSION STAFF MEMORANDUM 
 

DATE: October 8, 2025 

TO: Chairman Shockey and Planning Commissioners  

FROM: Emily Weber, Contract Staff - Planning Department 

SUBJECT: QUASI JUDICIAL (PUBLIC HEARING) – Resolution 12-2025 – A Lot Consolidation 

located at 107 Perry Street and 405 Mountain Avenue.  

 

 

Overview 

 Property Owner and Applicant: Edna Stoddard  

 Applicant Representatives: Diane Masterson  

 Project Location: 405 Mountain Avenue  

 

 Project Zoning: Single Family Residential – Medium Density 

 Attachments: 

o Lot Consolidation Plat 

 

The applicant is proposing to consolidate Lots 7 and 8, Block 31 into a single 14,963 square foot lot. Lot 7 

currently contains a single-family home, while Lot 8 is vacant land. Both lots are under the same 

ownership. The applicant is not proposing any site plan modifications at this time and is only requesting to 

vacate the shared lot line between the two parcels. 

 

Staff Analysis 

Public notices for the proposed lot consolidation were completed in accordance with Municipal Code 

requirements outlined in Town Code Section 12-6-8(B)(3). Notices included details for both the Planning 

Commission and Board of Trustees meetings.  

 

The staff analysis is based on review criteria established in Town Code Section 12-6-8 – Resubdivision 

Regulations. Per Town Code, the Planning Commission and Board of Trustees shall apply the following 

criteria when considering a lot consolidation application. Approval shall not be granted unless all criteria 

are met: 

1. The combined lot(s) are legal lots as defined in Section 12-6-8(A)1. 
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2. The combined lot(s) would not subsequently create additional lots other than the resultant lot(s). 

3. The lot consolidation would not adversely affect existing access, drainage, utility easements, or 

rights-of-way. 

4. The lot consolidation would not adversely affect adjacent properties and the property owners' 

health, safety, and enjoyment of their property. 

5. Any covenants, deed restrictions, or other conditions of approval that apply to the original lots 

must also apply to the resultant lot(s). 

 

The proposed lot is a legal, conforming lot that meets the minimum standards outlined in the Town Code. 

The consolidation does not result in the creation of additional lots and does not negatively impact 

adjacent properties. Existing access to the site remains unchanged, and as such, the consolidation does 

not adversely affect drainage, utility easements, or rights-of-way. 

 

Additionally, staff acknowledges that the applicant may propose a new ADA-accessible access in the 

future. Only one access point is permitted per site. Should the applicant wish to pursue access from the 

Perry Street right-of-way instead of the existing Mountain Avenue right-of-way, approval must be obtained 

from the Town Public Works Department. 

 

Staff Recommendation  

Staff finds that the application complies with Chapter 12, Article 6 of the Grand Lake Town Code. 

 

Planning Commission Discussion and Determination 

The Planning Commission should discuss the request amongst themselves, with consideration of staff 

analysis, public comments, and the findings of fact from the code, in order to make a 

decision/recommendation.  

 

Sample Planning Commission Motions 

Approval with or without conditions 

I move to approve Planning Commission Resolution 12-2025, a resolution recommending 

approval of a Lot Consolidation located at 107 Perry Street and 405 Mountain Avenue. 

… with the following conditions: 

  

 

 Denial (Using the evaluation factors of the Municipal Code for findings of fact) 

I move to deny Planning Commission Resolution 12-2025, a resolution recommending denial of 

a Lot Consolidation located at 107 Perry Street and 405 Mountain Avenue. 
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TOWN OF GRAND LAKE 

PLANNING COMMISSION 

RESOLUTION NO. 12 – 2025 

 

A RESOLUTION RECOMMENDING APPROVAL OF A LOT CONSOLIDATION 

LOCATED AT 107 PERRY STREET AND 405 MOUNTAIN AVENUE. 

 

WHEREAS, Edna Stoddard (the “Owner”) is the owner of certain real property located within 

the Town of Grand Lake, more particularly described as follows: 

 

Lot 7 and 8, Block 31, Town of Grand Lake according to the Plat recorded at Reception 

9066, also known as: 107 Perry Street and 405 Mountain Avenue (the “Property”); and  

 

WHEREAS, the Owner is requesting to consolidate the two lots to create one 14,963 square foot 

lot; and 

 

WHEREAS, the Town received a Lot Consolidation application (the “Application”) from the 

Owner; and 

 

WHEREAS, on October 8, 2025, the Planning Commission reviewed the Owners’ Lot 

Consolidation request at a Public Hearing; and, 

 

WHEREAS, based on the Application, the representations of the Owner to the Planning 

Commission, and public comments, the Planning Commission has considered the following 

factors set forth in the Grand Lake Municipal Code Section 12-6-8(B)(4): 

1. The combined lot(s) are legal lots as defined in Section 12-6-8(A)1. 

2. The combined lot(s) would not subsequently create additional lots other than the resultant 

lot(s). 

3. The lot consolidation would not adversely affect existing access, drainage, utility 

easements, or rights-of-way. 

4. The lot consolidation would not adversely affect adjacent properties and the property 

owners' health, safety, and enjoyment of their property. 

5. Any covenants, deed restrictions, or other conditions of approval that apply to the 

original lots must also apply to the resultant lot(s). 

 

WHEREAS, upon a thorough consideration of the factors of Section 12-6-8(B)(4) of the Grand 

Lake Municipal Code, the Planning Commission finds such factors weigh in favor of approval of 

the Application. 
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NOW THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE 

TOWN OF GRAND LAKE, COLORADO, 

 

1. The Planning Commission recommends that the Application be approved by the Board of 

Trustees subject to the conditions set forth in Section 2., below. 

 

2. The Planning Commission’s recommendation for approval is based on the Applicant 

satisfying the following conditions. Unless specified otherwise, such conditions should 

be satisfied before the matter is considered by the Board of Trustees. 

a. Payment by the Owner of all legal, engineering, and administrative fees incurred 

by the Town in connection with the review, processing, consideration, and action 

on the Application. 

b. Compliance by the Owner with all representations made to the Planning 

Commission during all public hearings or meetings related to the Application. 

c. The Owner complies with all other federal, state, and local regulations, including 

but not limited to, obtaining building permits, business regulations, and right of 

way permits; and, 

d. In granting this Request the Commission is not obligated to grant similar requests 

in the future nor does granting this Request set a precedent for any future 

requests. 

e. This authorization shall run with the transfer of the Property from the Owner to 

their successors, heirs, or grantees. 

f. ANY ADDITIONAL CONDITIONS, IF APPLICABLE 

 

3. Severability:  If any 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 of the remaining portions of this Resolution. The Planning Commission 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 as 

embraced in this Resolution are hereby repealed and all resolutions or parts of resolutions 

inconsistent with the provisions of this Resolution are hereby repealed. 
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DULY MOVED, SECONDED AND ADOPTED BY THE PLANNING COMMISSION OF 

THE TOWN OF GRAND LAKE, COLORADO THIS 8th DAY OF OCTOBER 2025. 

 

 

( S E A L )      

 

 

 

ATTEST: TOWN OF GRAND LAKE 

 

 

Alayna Carrell James Shockey, 

Town Clerk Planning Commission Chairman 

 

Votes Approving:     

Votes Opposed:     

Absent:     

Abstained:     
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PLANNING COMMISSION STAFF MEMORANDUM 
 

DATE: October 8, 2025 

TO: Chair and Planning Commission   

FROM: Emily Weber, Contract Staff - Planning Department 

SUBJECT: QUASI JUDICIAL (PUBLIC HEARING) – Resolution 13-2025 – Preliminary Development 

Application for a 3-story mixed-use building located at 900 Grand Avenue. The proposal 

consists of ground floor commercial and two residential units.  

 

 

Overview 

 Property Owner and Applicant: 900 THOUSAND LLC 

 Applicant Representatives: Kaylee and Will Wallesen 

 Project Location: 900 Grand Avenue  

 

 Project Zoning: Commercial Zone District (C) 

 Attachments: 

o Letter from Applicant  

o Updated Preliminary Site Plan and Renderings  

 

The applicant is proposing to redevelop the project site with a new multistory mixed-used development 

that includes a ground floor commercial space and two residential units on the second and third floors. 

The project lot is approximately 5,000 SF and is located in the community’s core downtown area. The 

commercial space is intended to be a taphouse with an outdoor patio with gas fire pits and overhead 

heating elements.  

 

Background 
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The Planning Commission reviewed the Preliminary Development Application and held a public hearing 

at its August 20, 2025 meeting. The Planning Commission recommended that the Town Board approve 

the Preliminary Development Application for 900 Grand Avenue, subject to the following conditions.  

1. The applicant shall apply for a Conditional Use Permit for the proposed mix of residential and 

commercial uses on the site. 

2. The step back requirement shall apply to the façades facing Grand Avenue and Ellsworth 

Street. 

3. The proposed primary exterior material shall not be metal. 

4. The shed roof alternative along Ellsworth Street, as presented during the Planning Commission 

meeting on August 20, 2025, shall be incorporated into the final design. 

 

At its meeting on August 25, 2025, the Board of Trustees reviewed the Preliminary Development 

Application and voted to continue the item to the September 8, 2025 meeting. During the discussion, the 

Board requested that the applicant provide additional materials demonstrating compliance with step back 

and material requirements. The Board also deliberated on whether the step back standard applies to both 

the Grand Avenue and Ellsworth Street façades and discussed the interpretation of the street wall. 

Overall, the Board expressed a preference for minimal use of metal materials and a reduction in overall 

building mass. 

 

At the September 8, 2025 meeting, the Board reviewed the updated materials provided by the applicant. 

At that time, the Board voted to refer the application back to the Planning Commission for further review, 

specifically to evaluate its compatibility with the anticipated Central Business District (CBD) Overlay 

standards. The Board requested that the Planning Commission provide a recommendation that considers 

the historic context of the downtown area. 

 

The following elements are currently under consideration but have not yet been approved by the Planning 

Commission or the Board of Trustees: 

 Establishing specific design standards and requirements for the core downtown area that 

emphasize the historic character of Grand Lake, including the western rustic architectural style. 

 Encouraging a reduction or elimination of open space requirements for mixed-use developments 

within the CBD Overlay zone.  

 Requiring that the street wall be maintained in some capacity to preserve the traditional urban 

form within the CBD Overlay zone.  

 

The CBD Overlay has not yet been adopted and therefore the application must be reviewed under the 

current code requirements. However, the applicant may voluntarily consider elements of the anticipated 

CBD standards into the final proposal. 

 

Staff Analysis 

Staff’s analysis is based on the updated plans submitted on August 29, 2025. These materials were 

provided to assist in evaluating compliance with step back and massing requirements and do not include 

engineered plans. A complete set of plans will be required at time of Final Development Application 

submittal per Town Code Section 12-9-2 (E).  

 

The following analysis references the applicable standards outlined in Town Code Section 12-2-18 – 

Regulations for Commercial District, Section 12-2-26 – Regulations for Mixed Use Developments, Section 

12-2-28 – Parking Regulations and Design Standards, and Section 12-7-4 – Design Standards for 
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Structures.  

 

Town Code Section 12-2-18 – Regulations for Commercial District  

The proposal meets all setback and height requirements, and the proposed commercial and residential 

units are uses permitted by right in the Commercial District. However, mixed-use developments in the 

Commercial District with greater than 50% of the total square footage of the building being used for 

residential purposes shall obtain a conditional use permit. The applicant is proposing 3,980 SF of 

commercial space (including the taphouse and outdoor patio) and 4,079 SF of residential space, requiring 

a conditional use permit. The applicant intends to apply for a conditional use permit at time of Final 

Development Application. 

 

Town Code Section 12-2-26 – Regulations for Mixed Use Developments  

Multiple family dwellings may be constructed above commercial uses provided that they meet all 

requirements outlined in section 12-2-26. This includes that trash and service areas shall be screened 

from view from the dwelling units. The trash enclosure is proposed to be constructed with wood, meeting 

the screening requirements.  

 

The minimum open space land area required is 35% of the site, or 1,750 square feet of space. The 

applicant is meeting this requirement with the proposed 1,775 square foot patio in front of the building.  

 

Town Code Section 12-2-28 – Parking Regulations and Design Standards 

The proposed 3-bedroom residential unit requires 2 parking spaces, and the proposed 2-bedroom 

residential unit requires 1.5 parking spaces for a total of 4 parking spaces. The proposal includes 4 

parking spaces on-site, meeting the residential parking requirements. The commercial unit requires 9 

parking spaces, however, these spaces may be provided in the public right-of-way adjacent to the site. 

There are 9 regular parking spaces and 1 accessible parking space directly adjacent to the site, meeting 

the commercial parking requirements.  

 

The applicant is required to provide snow storage for the site, which may be located within on-site parking 

spaces. The application is meeting the snow storage requirements.  

 

Town Code Section 12-7-4 – Design Standards for structures 

The applicant has made the following changes in response to the Planning Commission’s 

recommendations and the Board of Trustees discussion. 

 The primary building material has been changed from wood grain metal shiplap siding to cedar 

lap siding. Rustable standing seam metal siding is now proposed as an accent material, which is 

permitted under Town Code. 

 Town Code states that after the first two stories, “each additional story shall step back from the 

street wall a minimum of 12 feet to preserve the viewshed.” While the building is setback 36 feet 

from Grand Avenue and does not continue the street wall, the applicant has incorporated step 

backs on both the Grand Avenue and Ellsworth Street façades.  

 The applicant has reduced the overall massing of the building and made design adjustments to 

minimize its visual impact. Additional changes to the façades include modifications to the 

placement and quantity of accent materials. 
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Updated Submittal (above) 

 
Previous Submittal (above) 

 

Planning Commission Discussion and Recommendation 

Staff recommends the Planning Commission discuss the request themselves, with consideration of staff 

analysis, the Planning Commission recommendation, public comments, and the findings of fact from the 

code, in order to make a recommendation to the Board of Trustees.  

 

Sample Motions 

Approval with or without conditions 

I move to approve Resolution 13-2025, a resolution recommending approval of a Preliminary 

Development Application for a 3-story mixed-use building located at 900 Grand Avenue. 

 

… with the following conditions: 

  

 

 Denial (Using the evaluation factors of the Municipal Code for findings of fact) 

I move to recommend that the Board of Trustees approve Resolution 13-2025, a resolution 

recommending denial of a Preliminary Development Application for a 3-story mixed-use 
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building located at 900 Grand Avenue. 
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TOWN OF GRAND LAKE 

PLANNING COMMISSION 

RESOLUTION NO. 13-2025 

 

A RESOLUTION APPROVING A PRELIMINARY DEVELOPMENT APPLICATION 

FOR 900 GRAND AVE  

 

WHEREAS, 900 THOUSAND LLC (the “Owner”) is the owner of certain real property 

located at 900 Grand Avenue, within the Town of Grand Lake, more particularly described as 

Lot 8, Block 11, Town of Grand Lake, State of Colorado; and 

 

WHEREAS, the Owner has authorized Kaylee and Will Wallesen (the “Applicant”) to apply 

for a Preliminary Development Application (“Application”); and  

 

WHEREAS, Section 12-9-4 of the Grand Lake Municipal Code (the “Code”) establishes 

procedures for Minor Developments; and 

 

WHEREAS, Section 12-9-2 of the Code requires that a Preliminary Development Plan 

shall be reviewed by the Planning Commission for a recommendation of approval, approval with 

conditions, or denial to the Town Board; and 

 

WHEREAS, on August 20, 2025, the Planning Commission reviewed the Application 

request at a public meeting approved Resolution 08-2025 and recommended approval of the 

Application to the Board of Trustees; and 

 

WHEREAS, the Board of Trustees reviewed the Application, the presentation by the 

Owner, the recommendation of the Planning Commission, and the public testimony presented at 

the regularly scheduled meeting on August 25, 2025 and September 8, 2025; and  

 

WHEREAS, on September 8, 2025, the Board of Trustees recommended that the 

Planning Commission review the updated application materials; and  

 

WHEREAS, the Planning Commission reviewed the Application at a public hearing on 

October 8, 2025, and found the Application to have satisfactorily addressed the consideration 

factors in Section 12-9-2 of the Code; and 

 

WHEREAS, upon a thorough consideration of the Application and applicable Code 

requirements, the Planning Commission finds such factors weigh in favor of approval of the 

Application. 

 

13

Section 5, ItemB.



Page 2 of 2  

NOW THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE 

TOWN OF GRAND LAKE, COLORADO, 

 

1. The Planning Commission recommends that the Application be approved by the Board of 

Trustees.  

 

2. Severability:  If any 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 of the remaining portions of this Resolution. The Planning Commission 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. 

 

3. Repeal: Existing resolutions or parts of resolutions covering the same matters as 

embraced in this Resolution are hereby repealed and all resolutions or parts of resolutions 

inconsistent with the provisions of this Resolution are hereby repealed. 

 

 

DULY MOVED, SECONDED AND ADOPTED BY THE PLANNING COMMISSION OF 

THE TOWN OF GRAND LAKE, COLORADO THIS 8TH DAY OF OCTOBER 2025. 

 

 

( S E A L )      

 

 

 

ATTEST: TOWN OF GRAND LAKE 

 

 

Alayna Carrell James Shockey, 

Town Clerk Planning Commission Chairman 

 

Votes Approving:     

Votes Opposed:     

Absent:     

Abstained:     
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September 30, 2025 
  
Town of Grand Lake Planning Commission 
1026 Park Avenue 
Grand Lake, CO 80447 
 
RE: Planning Commission Review — 900 Grand Avenue 
 
Dear Commissioners:  
 
On behalf of our four-member ownership team at 900 Thousand, LLC, we want to thank you for 
your continued collaboration on our proposed mixed-use building at 900 Grand Avenue. We are 
grateful for the Planning Commission’s thoughtful feedback on our designs, and we look forward 
to continuing the process in a way that ensures this project can both preserve and enhance the 
unique character of Grand Lake.  Our goal for this meeting is to outline the design standards that 
will guide our project.  
 
Background 
 
As you know, we are proceeding with this project as a Minor Development under the code. We 
have fortunately already received substantial feedback on our project from Town staff, the 
Planning Commission, and the Board of Trustees as part of that process. Since submitting our 
Plan Set to the Grand County Building Department on July 6, we have met with Town staff and 
their partners at Ayres Associates; presented to the Planning Commission on August 20; 
presented to the Board of Trustees on August 25; revised our plans in collaboration with Ayres 
team; and presented again to the Board of Trustees on September 8. The September 8 meeting 
concluded with the Board of Trustees voting to send the project back to the Planning 
Commission for further review and discussion on October 8.  The Board of Trustees specifically 
asked us to consider our project in light of the historical design overlay the Town has been 
discussing.  
 
Next Steps 
 
We recognize and appreciate that the Board of Trustees wants to see projects take into account 
the historical design overlay, even though it is still in early planning stages. We also think it is 
important to note that the code explains what rules apply to applications like ours. Section 12-9-
4(E)5.(b)3 states that the “only basis for rejection of a final Development Application shall be its 
non-conformance to adopted rules, regulations and Sections of the Municipal Code currently in 
force and effect and the lack of conformance with the approved Preliminary Development 
Application.” We believe this means the Town is required to hold applications to the terms of the 
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current code, not future proposals that may or may not become part of the code. Nevertheless, as 
the Board of Trustees suggested, we want to work together with the Town to find a path forward 
that works for the Town and for our project.  
 
Our sincere hope is that this meeting allows us, in partnership with the Planning Commission, to 
come up with a set of mutually agreeable standards to guide our project. We want nothing more 
than to be a good partner to the Town, and we will be able to do this most effectively with a clear 
set of expectations for navigating the coming rounds of reviews and approvals. 
 
Specifically, we are hopeful that this meeting can achieve the following shared goals of 900 
Thousand and the Planning Commission:  
 

• Setting the historic design guidelines that will apply to our project 
• Determining how the Town will evaluate whether we have furthered those guidelines 
• Identifying any specific elements of our designs the Planning Commission would like to 

see modified to promote the guidelines 
 
Our goal in developing the space at 900 Grand Avenue is to contribute to the Grand Lake 
community in a meaningful, positive way by introducing both new business and new housing 
opportunities while honoring the western heritage of the Town. We envision this space as one 
shared by locals and visitors, one which offers four-season amenities and adds to the growing 
vibrancy of this singular place. 
 
We thank you once again for your collaboration and partnership, and we look forward to 
continuing our work together during this meeting and throughout the remainder of the 
development process. Please feel free to contact us with any questions you may have. 
 
Sincerely, 
 
Will & Kaylee Wallesen 
Managing Partners 
900 Thousand LLC 
 
willwallesen@gmail.com | (972) 984-0446 
kayleewallesen@gmail.com | (402) 680-1890 
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PLANNING COMMISSION STAFF MEMORANDUM 
 

DATE: October 08, 2025 

TO: Chair and Planning Commission  

FROM: Josh Olhava, AICP, Contract Staff - Planning Department 

SUBJECT: QUASI JUDICIAL (PUBLIC HEARING) – Resolution 14-2025 – Preliminary Plat and 

Preliminary Development Application for a new mixed-use commercial and residential 

development located at 1016 Grand Avenue and 1001, 1005, and 1007 Lake Avenue 

(commonly referred to as the Leatherwood Development). 

 

 

Overview 

 Property Owner and Applicant:  Spirit Lake Condos, LLC 

 Applicant’s Representative:  Jim Kreutzer 

 Consultant:  Gabe Bellow, MA Studios 

 Location: 1016 Grand Avenue and 1001, 1005, and 1007 Lake Avenue 

 Zoning: Commercial Zone District (C) 

 Attachments: 

o Application 

o Preliminary Development Plan  

 

 

The applicant is proposing to develop a new multistory mixed-use development comprised of three new 

Site 
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buildings and the renovation of two existing buildings along Lake Avenue. The proposal includes 16,482 

square feet of new ground floor commercial space and 19 residential units, with a mix of 1, 2, and 3-

bedroom units. Parking is provided on-site for the residential units and utilize the on-street parking credit 

allowance in code for the commercial areas. Open space is also provided on-site following current code 

requirements. 

 

Excerpt from the Preliminary Development Plan (attached) 

 
 

Excerpt of Grand Avenue Rendering from the Preliminary Development Plan (attached) 

 
 

Excerpt of Lake Avenue Rendering from the Preliminary Development Plan (attached) 
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Background 

The Planning Commission and Town Board of Trustees have held different meetings with the applicant 

over the past year and a half regarding the project. The applicant has continued to revise the plans to 

meet the current code requirements and the requests of the Planning Commission and Board of Trustees. 

 

The formal meetings documented by staff include the following. 

 Summer 2024 – Town Board and Planning Commission concept plan review 

 December 4, 2024 – Planning Commission sketch plan review 

 January 8, 2025, and February 2, 2025 – Planning Commission recommendation on early 

variance requests for the site. 

 February 10, 2025 – Board of Trustees action on early variance requests for the site. 

 August 20, 2025 – Planning Commission recommendation on a variance request for first floor 

residential for the site. 

 August 25, 2025 – Board of Trustees action on a variance request for first floor residential for the 

site. 

 

The applicant submitted the initial preliminary application materials on June 30, 2025, along with a 

variance request that was presented to the Commission and Trustees for consideration in August 2025 

(as noted above). During that time, the preliminary plans were sent to referral agencies to review. Staff 

and the applicant received a few comments regarding utility easements and coordination with utility 

providers that will be addressed prior to the final development plans being presented to the Planning 

Commission and Board of Trustees, pending action on this preliminary plan review. 

 

Pages 18-20 of the attached Preliminary Development Plan show prior iterations of the architecture that 

were presented to the Commission and Trustees. These show the evolution of changes that were 

requested and required based on denial of certain variance requests. 

 

 

Staff Analysis 

Public notices were completed following Municipal Code requirements for Preliminary Plan applications. 

Notices included both the Planning Commission and Board of Trustees meeting details.  

 

The applicant revised their plans to meet existing code requirements, and the requests of the 

Commission and Trustees. Staff were able to review these updates at a high level and will continue to 

review further as the applicant works towards the final development plan submittal. The following key 
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observations capture critical code requirements and prior discussions by the Commission and Trustees. 

 Preliminary Plat: Staff will continue to collaborate with the applicant to refine the preliminary plat 

application to combine necessary lots for buildings that overlap existing lot lines. 

 Building Height: Based on the drawing provided, it appears the maximum allowed height of 40 

feet (35 feet, plus five feet due to site topography for each building) has been met by the 

applicant. 

o Sec. 12-2-6 – Definitions for Height, Building 

o Sec. 12-2-18(C) – Commercial District Zoning Standards 

 Parking: The plans accurately calculate on-site parking for residential units with the applicant 

providing more than required by code. Additionally, the applicant has accurately calculated the 

on-street parking credit for the site.  

o Sec. 12-2-28(B) – Parking Requirements 

o Sec. 12-2-28(B)3. – On-Street Parking Credits 

o Please note parking is one of the elements staff is evaluating and working at the direction 

of the Trustees to review and clarify as part of our efforts to develop a Downtown Zoning 

Overlay to preserve the downtown character of the community. We don’t anticipate the 

changes to impact the final development plans for this project. 

 Open Space: The applicant revised their plans to show adequate on-site open space under 

current code requirements. 

o Sec. 12-2-26 – Mixed Use Developments 

o Please note that as part of staff’s work on the Downtown Zoning Overlay, the on-site 

open space requirements are anticipated to be drastically reduced or removed to 

preserve the downtown character of the community. The applicant may choose to modify 

their plans before final review and action by the Trustees for the final development plan if 

the updated ordinance is adopted by the Trustees. This work is anticipated for 

Commission review and Trustee action within the next two months. 

 Architecture: Plans have been revised by the applicant following the Sketch Plan review and 

earlier discussions with the Trustees. The included architectural details and materials align with 

current code requirements based on staff’s high-level review of the revised plan set provided at 

the end of September 2025. A couple of core elements staff will continue to collaborate with the 

applicant on including the following. 

o The distribution of windows and wainscotting along the bottom of the windows on the 

ground floor to preserve the existing architectural characteristics of the community. 

o Roof pitches and forms to maintain the height but also add variation, particularly along 

Grand Avenue. 

o Separation of materials to distinguish building entrances and unit variations. 

 

Staff reviewed the preliminary plans and reports and find no deficiencies at this time. The applicant noted 

they will continue to work with utility providers and final approval from such providers will be required prior 

to a final development plan being presented to the Commission and Trustees. Final plans and reports will 

be reviewed in greater detail with the final development plan submission. 

 

 

Staff Recommendation 

Based on the plans as presented, and discussions and feedback received from the Commission and 

Trustees during prior meetings, staff recommends approval of the preliminary plat and development plan. 
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Planning Commission Recommendation 

Staff recommends the Commission discuss the request with consideration of staff analysis, public 

comments, and the review criteria from code to make a recommendation to the Board of Trustees. 

 

Sample Motions 

Approval with or without conditions 

I move to approve Resolution 14-2025, a resolution recommending approval of a preliminary 

plat and preliminary development plan for a new mixed-use commercial and residential 

development located at 1016 Grand Avenue and 1001, 1005, and 1007 Lake Avenue 

(commonly referred to as the Leatherwood Development) 

 

OR… with the following conditions: 

  

  

 

 Denial 

I move to approve Resolution 14-2025, a resolution recommending denial of a preliminary plat 

and preliminary development plan for a new mixed-use commercial and residential 

development located at 1016 Grand Avenue and 1001, 1005, and 1007 Lake Avenue 

(commonly referred to as the Leatherwood Development), based on the following findings of 

fact: 

  

  
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TOWN OF GRAND LAKE 

PLANNING COMMISSION 

RESOLUTION NO. 14-2025 

 

A RESOLUTION RECOMMENDING APPROVAL OF A PRELIMINARY PLAT AND 

PRELIMINARY DEVELOPMENT APPLICATION FOR 1016 GRAND AVENUE AND 

1001, 1005, AND 1007 LAKE AVENUE  

 

WHEREAS, Spirit Lake Condos, LLC (the “Owner”) is the owner of certain real property 

located at 1016 Grand Avenue and 1001, 1005, and 1007 Lake Avenue, within the Town of 

Grand Lake, State of Colorado; and 

 

WHEREAS, the Owner has submitted for review and consideration a Preliminary Plat and 

Preliminary Development Application (“Application”); and 

 

WHEREAS, Section 12-6-6 of the Grand Lake Municipal Code (the “Code”) establishes the 

procedures for Preliminary Plats; and 

 

WHEREAS, Section 12-9-2 of the Code requires that a Preliminary Development Plan be 

reviewed by the Planning Commission for a recommendation of approval, approval with 

conditions, or denial to the Town Board of Trustees; and 

 

WHEREAS, the Planning Commission reviewed the Application at a public hearing on 

October 8, 2025, and found the Application to have satisfactorily addressed the consideration 

factors in Sections 12-6-6 and 12-9-2 of the Code; and 

 

WHEREAS, upon a thorough consideration of the Application and applicable Code 

requirements, the Planning Commission finds such factors weigh in favor of approval of the 

Application. 

 

NOW THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE 

TOWN OF GRAND LAKE, COLORADO, 

 

1. The Planning Commission recommends that the Application be approved by the Board of 

Trustees.  

 

2. Severability:  If any 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 of the remaining portions of this Resolution. The Planning Commission declares 

that it would have passed this Resolution and each part or parts thereof irrespective of the 
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fact that any one part or parts be declared unconstitutional or invalid. 

 

3. Repeal: Existing resolutions or parts of resolutions covering the same matters as 

embraced in this Resolution are hereby repealed and all resolutions or parts of resolutions 

inconsistent with the provisions of this Resolution are hereby repealed. 

 

 

DULY MOVED, SECONDED AND ADOPTED BY THE PLANNING COMMISSION OF 

THE TOWN OF GRAND LAKE, COLORADO THIS 8TH DAY OF OCTOBER 2025. 

 

 

( S E A L )      

 

 

 

ATTEST: TOWN OF GRAND LAKE 

 

 

Alayna Carrell James Shockey, 

Town Clerk Planning Commission Chairman 

 

Votes Approving:    0 

Votes Opposed:    0 

Absent:    0 

Abstained:    0 
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Leatherwood Grand Lake
Block 5, Grand Lake, CO 80447

Spirit Lake Condos, LLC

Preliminary Development Application & Preliminary Plat Plans

09/24/2025
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GENERAL
G0.00 LEATHERWOOD - COVER ●
G0.00 LEATHERWOOD E/T/L - COVER ●

SURVEY
V1.00 SURVEY ●
V1.00 SURVEY ●

ARCHITECTURAL
A0.01 ARCHITECTURAL ABBREVIATIONS AND SYMBOLS ●
A0.01 ARCHITECTURAL ABBREVIATIONS AND SYMBOLS

LEGEND
●

A1.00 PROJECT SITE PLAN - EXISTING ●
A1.00 PROJECT SITE PLAN - EXISTING ●
A1.01 PROJECT SITE PLAN - OPEN SPACE CALCS ●
A1.01 PROJECT SITE PLAN - OPEN SPACE CALCS ●
A1.02 PROJECT SITE PLAN - PLAT/SITE CONCEPT ●
A1.02 PROJECT SITE PLAN - GROUND FLOOR CONCEPT ●
A1.03 PROJECT SITE PLAN - PHASING CONCEPT ●
A1.03 PROJECT SITE PLAN - PLAN CONCEPT ●
A1.04 PROJECT SITE PLAN - PLAN/PARKING CONCEPT ●
A1.04 PROJECT SITE PLAN - GRADING CONCEPT ●
A1.11 OVERALL EXTERIOR ELEVATIONS ●
A1.12 OVERALL EXTERIOR ELEVATIONS ●
A5.01 OVERALL EXTERIOR ELEVATIONS ●
A5.03 BUILDING 1 HEIGHT STUDY ●
A5.04 EVENT CENTER/ LAKE/TREE EXHIBIT ●
A5.21 OVERALL EXTERIOR PERSPECTIVES ●
A5.21A OVERALL EXTERIOR PERSPECTIVES - A ●
A5.21B OVERALL EXTERIOR PERSPECTIVES - B ●

CONTACT INFO:
ARCHITECT:

MA STUDIOS, LLC
SCOTT MUNN, AIA
315 E. AGATE AVENUE
GRANBY, CO 80446
PH: 970-887-9366

SURVEYOR:

AZIMUTH SURVEY COMPANY
WARREN WARD
P.O. BOX 653
FRASER, CO 80442
PH: 970-531-1120

SOILS ENGINEER:

KUMAR & ASSOCIATES, INC.
JAMES PARKER
240 ANNIE ROAD, P.O. DRAWER 1887
SUMMIT COUNTY, CO 80498
PH: 970-486-1989

CIVIL ENGINEER:

CORE CONSULTANTS, INC.
CHASE JUSTICE
3473 SOUTH BROADWAY
ENGLEWOOD, CO 80113
PH: 303-730-5916

STRUCTURAL ENGINEER:

ASCENT GROUP, INC.
JARED VEENSTRA
79050 US HWY 40, UNIT 1C
WINTER PARK, CO 80482
PH: 970-363-6100

1) COPYRIGHT:
ALL PLANS, DESIGNS AND CONCEPTS SHOWN IN THESE DRAWINGS ARE THE EXCLUSIVE PROPERTY OF MA STUDIOS, AIA. LLC AND SHALL NOT BE USED, DISCLOSED, OR REPRODUCED FOR ANY PURPOSE WHATSOEVER WITHOUT THE ARCHITECT'S 
WRITTEN PERMISSION.

2) CODES:
THIS PROJECT IS GOVERNED BY THE LOCALLY ENFORCED BUILDING CODES AS ADOPTED BY THE AUTHORITY HAVING JURISDICTION (AHJ). CODE COMPLIANCE IS MANDATORY. THE DRAWINGS AND SPECIFICATIONS SHALL NOT PERMIT WORK THAT 
DOES NOT CONFORM TO THESE CODES, UNLESS NOTED OTHERWISE. THE GENERAL CONTRACTOR AND THE SUBCONTRACTORS SHALL BE RESPONSIBLE FOR SATISFYING ALL APPLICABLE CODES AND OBTAINING ALL PERMITS AND REQUIRED 
APPROVALS. BUILDING AREAS ARE SHOWN FOR CODE PURPOSES ONLY AND SHALL BE RECALCULATED FOR ANY OTHER PURPOSES.

3) FIELD VERIFICATION:
VERIFY ALL DIMENSIONS, CONDITIONS, AND UTILITY LOCATIONS ON THE JOB SITE PRIOR TO BEGINNING ANY WORK OR ORDERING ANY MATERIALS. NOTIFY ARCHITECT OF ANY CONFLICTS OR DISCREPANCIES IN THE DRAWINGS IMMEDIATELY.

4) DIMENSIONS:
WRITTEN DIMENSIONS ALWAYS TAKE PRECEDENCE OVER SCALED DIMENSIONS. DO NOT SCALE DRAWINGS. VERIFY ALL DIMENSIONS SHOWN PRIOR TO BEGINNING ANY WORK AND NOTIFY ARCHITECT OF ANY CONFLICTS OR DISCREPANCIES FOR 
INTERPRETATION OR CLARIFICATION. PLAN DIMENSIONS ARE TO THE FACE OF THE FRAMING MEMBERS, FACE OF WOOD FURRING OR FACE OF CONCRETE WALLS UNLESS OTHERWISE NOTED. SECTION OR ELEVATION DIMENSIONS ARE TO TOP OF 
CONCRETE, TOP OF PLYWOOD, OR TOP OF WALL PLATES OR BEAMS UNLESS OTHERWISE NOTED

5) DISCREPANCIES:
THE OWNER HAS REQUESTED THE ARCHITECT TO PROVIDE LIMITED ARCHITECTURAL AND ENGINEERING SERVICES. IN THE EVENT THAT ADDITIONAL DETAILS OR GUIDANCE ARE NEEDED BY THE CONTRACTOR FOR THE CONSTRUCTION OF ANY 
ASPECT OF THIS PROJECT, HE OR SHE SHALL IMMEDIATELY NOTIFY THE ARCHITECT. FAILURE TO GIVE SIMPLE NOTICE SHALL RELIEVE THE ARCHITECT OF RESPONSIBILITY. DO NOT PROCEED IN AREAS OF DISCREPANCY UNTIL ALL SUCH 
DISCREPANCIES HAVE BEEN FULLY  RESOLVED WITH WRITTEN DIRECTIONS FROM THE ARCHITECT.

6) DUTY OF COOPERATION:
RELEASE OF THESE PLANS CONTEMPLATES FURTHER COOPERATION BETWEEN THE OWNER AND/OR OWNER'S REPRESENTATIVE, HIS OR HER CONTRACTOR, AND THE ARCHITECT. DESIGN AND CONSTRUCTION ARE COMPLEX. ALTHOUGH THE 
ARCHITECT AND HIS CONSULTANTS HAVE PERFORMED THEIR SERVICES WITH DUE CARE AND DILIGENCE, THEY CANNOT GUARANTEE PERFECTION. COMMUNICATION IS IMPERFECT, AND EVERY CONTINGENCY CANNOT BE ANTICIPATED. ANY 
AMBIGUITY OR DISCREPANCY DISCOVERED BY THE USE OF THESE PLANS SHALL BE REPORTED IMMEDIATELY TO THE ARCHITECT. FAILURE TO NOTIFY THE ARCHITECT COMPOUNDS MISUNDERSTANDING AND INCREASES CONSTRUCTION COSTS. A 
FAILURE TO COOPERATE BY A SIMPLE NOTICE TO THE ARCHITECT SHALL RELIEVE THE ARCHITECT FROM RESPONSIBILITY FOR ALL CONSEQUENCES.

7) CHANGES TO WORK:
ANY ITEMS DESCRIBED HEREIN THAT IMPACT PROJECT BUDGET OR TIME SHALL BE REQUESTED FROM THE CONTRACTOR VIA A WRITTEN CHANGE ORDER REQUEST PRIOR TO SUCH WORK. PERFORMANCE OF SUCH WORK WITHOUT APPROVAL BY 
CHANGE ORDER INDICATES THE GENERAL CONTRACTOR'S ACKNOWLEDGMENT OF NO INCREASE IN CONTRACT SUM OR TIME. CHANGES FROM THE PLANS OR SPECIFICATIONS MADE WITHOUT THE CONSENT OF THE ARCHITECT ARE 
UNAUTHORIZED AND SHALL RELIEVE THE ARCHITECT OF RESPONSIBILITY FOR ANY AND ALL CONSEQUENCES RESULTING FROM SUCH CHANGES.

8) WORKMANSHIP:
IT IS THE INTENT AND MEANING OF THESE DRAWINGS THAT THE CONTRACTOR AND EACH SUBCONTRACTOR PROVIDE ALL LABOR, MATERIALS, TRANSPORTATION, SUPPLIES, EQUIPMENT, ETC. TO OBTAIN A COMPLETE JOB WITHIN THE 
RECOGNIZED STANDARDS OF THE INDUSTRY.

9) SUBSTITUTIONS:
SUBSTITUTION OF "EQUAL" PRODUCTS WILL BE ACCEPTABLE WITH THE ARCHITECT'S WRITTEN APPROVAL.

10) CONSTRUCTION SAFETY:
THESE DRAWINGS DO NOT INCLUDE THE NECESSARY COMPONENTS FOR CONSTRUCTION SAFETY.  THE GENERAL CONTRACTOR SHALL PROVIDE FOR THE SAFETY, CARE OF UTILITIES AND ADJACENT PROPERTIES DURING CONSTRUCTION AND 
SHALL COMPLY WITH STATE AND FEDERAL SAFETY REGULATIONS.

11) EXCAVATION PROCEDURES:
UPON COMPLETION OF ANY EXCAVATION, THE OWNER SHALL RETAIN A SOILS ENGINEER TO INSPECT THE SUBSURFACE CONDITIONS IN ORDER TO DETERMINE THE ADEQUACY OF FOUNDATION DESIGN. CONTRACTOR SHALL NOT POUR ANY 
CONCRETE UNTIL APPROVAL IS OBTAINED FROM SOILS ENGINEER.

12) FIELD CUTTING OF STRUCTURAL MEMBERS:
THE GENERAL CONTRACTOR AND THE SUBCONTRACTORS SHALL FIELD COORDINATE AND OBTAIN APPROVAL FROM ENGINEER BEFORE ANY CUTTING, NOTCHING OR DRILLING OF ANY CAST-IN-PLACE CONCRETE, STEEL FRAMING OR ANY OTHER 
STRUCTURAL ELEMENTS WHICH MAY AFFECT THE STRUCTURAL INTEGRITY OF THE BUILDING. REFER TO 2015 I.R.C., MANUFACTURER'S OR SUPPLIER'S INSTRUCTIONS, AND STRUCTURAL DRAWINGS FOR ADDITIONAL REQUIREMENTS.

13) WEATHER CONDITIONS:
THE OWNER HAS BEEN ADVISED THAT DUE TO HARSH WINTER CONDITIONS, ROOF AND DECK SURFACE MUST BE MAINTAINED REASONABLY FREE OF ICE AND SNOW TO ENSURE MINIMAL PROBLEMS WITH THESE SURFACES. ALL ROOFING, 
ROOFING MEMBRANE AND WATERPROOFING SHALL BE APPROVED IN WRITING BY PRODUCT MANUFACTURER (W.R. GRACE FOR BITUTHENE, ETC.) PRIOR TO PROCEEDING WITH ANY WORK. FAILURE TO PROVIDE THESE WRITTEN APPROVALS 
REMOVES ALL RESPONSIBILITY FOR THE WORK FROM THE ARCHITECT.

14) BUILDING AREA:
BUILDING AREAS ARE SHOWN FOR CODE PURPOSES ONLY AND SHALL BE RECALCULATED FOR ANY OTHER USE.

15) PROJECT STAKING:
THE GENERAL CONTRACTOR SHALL VERIFY ALL EXISTING GRADES AND STAKE ALL BUILDING CORNERS AND DRIVEWAY LOCATION FOR OWNER/ARCHITECT AND DESIGN REVIEW BOARD APPROVAL PRIOR TO BEGINNING ANY SITE CLEARING.

16) SITE DISTURBANCE:
IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO PROTECT THE EXISTING TREES TO REMAIN AND ADJACENT PROPERTIES FROM DAMAGE DURING CONSTRUCTION. PROVIDE PROTECTIVE FENCING THROUGHOUT CONSTRUCTION.

17) PROJECT GRADES:
THE GENERAL CONTRACTOR SHALL CHECK AND VERIFY ALL GRADES INCLUDING PAVED AREAS & ALL SLOPES PRIOR TO POURING ANY FOUNDATION. SURVEY WORK SHOULD BE VERIFIED IN DETAIL.

1) ENVIRONMENTAL HEALTH
IT IS THE ARCHITECT'S INTENT THAT THE CLIENT RECEIVE A PRODUCT THAT IS BOTH FUNCTIONAL AND DESIGNED WITH THE HEALTH AND WELL-BEING OF THE CLIENT IN MIND, TO THIS END, IT IS ASSUMED THAT MATERIALS SPECIFIED WILL BE, 
WHENEVER AND WHEREVER POSSIBLE, OF THE HIGHEST QUALITY AND OF AN ENVIRONMENTALLY SOUND NATURE. THIS INCLUDES, BUT IS NOT LIMITED TO, PAINTS AND CARPETS WITH NO TO LOW VOLATILE ORGANIC COMPOUND EMISSIONS.

2) RECYCLED MATERIALS & PRODUCTS
FULLY OR PARTIALLY RECYCLED MATERIALS & PRODUCTS ARE TO BE USED AS ALTERNATIVES TO ORIGINAL-USE PRODUCTS WHENEVER APPROPRIATE (e.g. LUMBER, FLOORING, ETC.). IT IS FURTHER EXPECTED THAT THE CONTRACTOR WILL 
PURCHASE MATERIALS THAT ARE MANUFACTURED AS PHYSICALLY CLOSE TO THE LOCATION OF THE PROJECT AS CAN BE REASONABLY EXPECTED, WITH THE CONSIDERATION OF CARBON EMISSIONS IN MIND.

3) INSULATIONS
WHERE CELLULOSE INSULATION IS USED AS AN ALTERNATIVE TO FIBERGLASS BATT OR FOAM, CONTRACTOR IS TO ADHERE STRICTLY TO MANUFACTURER'S GUIDELINES FOR INSTALLATION AND MOISTURE CONTROL. R-VALUES MUST EQUAL OR 
EXCEED SPECIFIED R-VALUES ON PLANS.

4) GLUES AND ADHESIVES 
LOW V.O.C. GLUES AND ADHESIVES ARE TO BE USED WHEN THEY MEET PROJECT TOLERANCES. EXAMPLES INCLUDE: DAP® 2000® Heavy-Duty Projects VOC-Compliant Construction Adhesive & PL 400® Low VOC Heavy Duty Construction Adhesive. 

5) PAINTS AND SOLVENTS
USE LOW- OR ZERO-V.O.C. PAINTS SUCH AS KELLY-MOORE 'ENVIRO-COTE' OR DEVOE 'WONDERPURE' TYPE PAINTS. EXTERIOR OIL-BASED PAINTS ARE TO BE THINNED OR CLEANED WITH TURPENTINE, OR OTHER NATURAL SOLVENTS. USE 
NATURAL PAINTS WHERE POSSIBLE, AS THE CLIENT REQUIRES.

6) RESOURCES
USE THE LEED ONLINE GUIDELINES FOR SUSTAINABLE OPTIONS. ADDITIONAL RESOURCES CAN BE FOUND AT-
http://www.green-buildings.com/products-certification
THE NAHB GREEN ICC 700 NATIONAL GREEN BUILDING STANDARD CAN ALSO BE USED TO INFORM THE SUSTAINABLE BUILDING PRACTICES PLAN OUTLINED BELOW.
http://www.NAHBGREEN.ORG

7) THE CONTRACTOR IS TO PRESENT A SUSTAINABLE BUILDING PRACTICES PLAN TO THE ARCHITECT & CLIENT DETAILING THE PROPOSED SUSTAINABLE ALTERNATIVES HE OR SHE INTENDS TO IMPLEMENT.

GENERAL NOTES

SUSTAINABLE CONSTRUCTION PRACTICES JURISDICTION GRAND COUNTY BUILDING DEPARTMENT
GRAND LAKE WATER AND SANITATION DISTRICT
GRAND LAKE FIRE PROTECTION DISTRICT
COLORADO DEPARTMENT OF PUBLIC HEALTH AND ENVIRONMENT 
CENTRAL DOWNTOWN - COMMERCIAL ZONING DISTRICT

APPLICABLE CODES 2015 IRC - INTERNATIONAL RESIDENTIAL CODE
2015 IECC - INTERNATIONAL ENERGY CONSERVATION CODE
2015 IFC - INTERNATIONAL FIRE CODE
2015 IFGC - INTERNATIONAL FUEL GAS CODE
2015 IMC - INTERNATIONAL MECHANICAL CODE 
2015 IPC - INTERNATIONAL PLUMBING CODE 
2017 NEC - NATIONAL ELECTRIC CODE

ACCESSIBILITY STANDARDS 2010 ADA STANDARDS FOR ACCESSIBLE DESIGN
2017 ICC / ANSI A117.1 - ACCESSIBLE AND USEABLE BUILDINGS AND FACILITIES

APPLICABLE CODES AND STANDARDS

1) AIR LEAKAGE
THE CONTRACTOR IS RESPONSIBLE FOR PROVIDING A SEALED, WEATHER TIGHT BUILDING THERMAL ENVELOPE AS REQUIRED PER IECC R402.4 WITH CAULKING, GASKETS, WEATHERSTRIPPING 
OR OTHERWISE SEALED WITH AN AIR BARRIER MATERIAL, SUITABLE FILM OR SOLID MATERIAL AT THE FOLLOWING LOCATIONS:

A.  BUILDING THERMAL ENVELOPE - AT ALL EXTERIOR BREAKS, JOINTS, SEAMS AND PENETRATIONS.
B.  CEILING / ATTIC
C. WALLS
D. WINDOWS, SKYLIGHTS AND DOORS.
E. RIM JOISTS
F. FLOORS (INCLUDING ABOVE GARAGE AND CANTILIVERED FLOORS)
G. CRAWL SPACE WALLS
H. SHAFTS, PENETRATIONS
J. NARROW CAVITIES
K. GARAGE SEPARATION - AIR SEALING BETWEEN THE GARAGE AND CONDITIONED SPACES
L. RECESSED LIGHTING
M. PLUMBING AND WIRING 
N. SHOWER / TUB ON EXTERIOR WALL
O. ELECTRICAL / PHONE BOX ON EXTERIOR WALLS
P. HVAC REGISTER BOOTS
Q. CONCEALED SPRINKLERS
R.  COMMON WALLS BETWEEN UNITS
S.  OTHER SOURCES OF INFILTRATION

ENERGY CODE REQUIREMENTS

MINIMUM DESIGN CRITERIA

THE CONTRACTOR IS TO PROVIDE LABOR AND MATERIAL FOR THE TESTING, MANUFACTURE AND INSTALLATION OF THE FOLLOWING AS REQUIRED PER CODE:

A. RADON TESTING AND MITIGATION

SPECIAL TESTING 

GRAND COUNTY, COLORADO -  CLIMATE ZONES 7 & 8 (IECC 2015, TABLE R402.1.2, RESIDENTIAL ENERGY EFFICIENCY):

1.  ROOF R-VALUE (MIN) – ATTIC AND OTHER: _____________________________________________ R-49

2.  WALL R-VALUE (MIN) – ABOVE GRADE / WOOD FRAMED: _______________________________ R-20+5 OR 13+10
THE FIRST R-VALUE IS CAVITY INSULATION, THE SECOND VALUE IS CONTINUOUS INSULATION, OUTSIDE THE STUD CAVITY ON THE EXTERIOR OF THE WALL.

3.  MASS WALL R-VALUE (MIN): __________________________________________________________ R-19/21
THE SECOND VALUE IS APPLIES WHEN MORE THAN HALF THE INSULATION IS ON THE INTERIOR OF THE MASS WALL

4.  FLOOR R-VALUE (MIN) – JOIST / FRAMING: ____________________________________________ R-38
OR INSULATION SUFFICIENT TO FILL THE FRAMING CAVITY (R-19 MIN)

5. BASEMENT WALL R-VALUE (MIN): _____________________________________________________ R-15/19 
(R-15 CONTINUOUS INSULATED SHEATHING ON INTERIOR OR EXTERIOR OR R-19 CAVITY INSULATION @ INTERIOR OF BASEMENT WALL.)

6.  SLAB-ON-GRADE FLOOR R-VALUE / DEPTH (MIN): _______________________________________ R-10, 4 ft 
(ADD R-5 TO THE REQUIRED R-VALUE FOR SLAB EDGE ON HEATED SLABS. INSULATION DEPTH SHALL BE THE DEPTH OF THE FOOTING.) 

7.  CRAWLSPACE WALL R-VALUE (MIN): ___________________________________________________ R-15/19
(R-15 CONTINUOUS INSULATED SHEATHING ON INTERIOR OR EXTERIOR OR R-19 CAVITY INSULATION @ INTERIOR OF BASEMENT WALL.)

8. FENESTRATION MINIMUM U-FACTOR: ________________________________________________ 0.32

9.  SKYLIGHT MINIMUM U-FACTOR: _____________________________________________________ 0.55

10.  GLAZED FENESTRATION SHGC: _______________________________________________________ NR

11.  DESIGN SNOW LOAD: _______________________________________________________________ 90 PSF (ROOF)

12.  WIND LOAD (ULTIMATE): ____________________________________________________________ 125 MPH

13.  SIESMIC DESIGN: ___________________________________________________________________ CATEGORY B

14.  FROST DEPTH: ______________________________________________________________________ 3'-0" MIN (TOP OF FOOTING)

VICINITY MAP

HW
Y 34

PROJECT SITE

GCR 278

WEST PORTAL ROAD

GRAND LAKE

GRAND AVE

SHADOW MOUNTAIN LAKE

PARK AVE

MOUNTAIN AVE

LAKE AVE

G
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FI
EL

D

PRELIM. DEV. APP. 2024-1021
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PO Box 21 

Granby, CO 80446 

970-887-9366 

Dear Residents, Stakeholders, and Community Members, 
 
Spirit Lake Condos (LLC) & MA Studios (AIA) are pleased to submit this Preliminary Development Application for the mixed-use 
development on Grand & Lake Avenues entitled “Leatherwood”. Per the Town of Grand Lake Municipal Code of Ordinances 
(March 28th, 2024) Chapter 12 (Land Use Regulations), Article 9 (Land Development Regulations), the following narrative is 
intended to be paired with the attached drawings illustrating the design intent for the sites described in the above legal 
description. The following narrative is organized based on the submittal requirements outlined in Section 12-9-2-D. 
 

1) One (1) copy of title work including a statement of present and proposed ownership. This statement shall include the 
address of the applicant, all the property owners in the development, development signors for all public and/or private 
parcels, and any lien holders for all public and/or private parcels. See title work, attached. 

2) Summary Statement of Proposal including the following: 
(i) Total acres and square feet to be developed: 1.029 Acres (44,877 SF) @ combined property line. 
(ii) Total number of proposed dwelling units. 19 Residential Units (1,2 & 3-bed units, see plans) 
(iii) Total number of square feet of non-residential floor space. Of our total 62,790 proposed square feet (Gross SF), 

we have 16,482 sf of commercial tenant space. 
(iv) Total number of off-street parking spaces, including those associated with single family residential use. Of the total 

86 parking spaces provided in our calculations, 38 parking spaces are provided off-street for residential use. 
Commercial parking is provided via our on-street parking credits, calculated using the prescribed .085sp/ft on all 
lot frontages available across our project scope. (Per GL code sec 12-2-28(b).3.B) 

(v) Estimated construction cost and proposed method of financing of the streets and related facilities, water 
distribution system, sewage collection system, storm drainage facilities, and such other facilities as may be 
necessary to complete the development plan. The estimated construction costs of any items related to street 
facilities, water distribution and such other facilities to complete the development shall be paid for with 
company funds and/or construction loans. 

3) A narrative of the proposed handling of the increased drainage at the concentration points or of internal pattern 
changes. The drainage report shall include the supporting calculations for runoffs, time or concentration and flow 
capacity with all assumptions clearly stated and with proper justification when needed or requested. See civil engineer 
statement, attached. 

4) Statement of compliancy to the AFFORDABLE HOUSING REQUIREMENTS found in Municipal Code Section 12-10-
3 including, but not limited to, number of proposed units, unit size, type and amenities, as well as a Local Employee 
Residence schedule for the development. – The affordable housing requirements (LERP) shall be met by 
developer/owner’s provision of associated fee/cash payment per town requirements. 

5) Conversion Report, if applicable. – Not Applicable. 
6) Solar Orientation statement as outlined in Section 12-9-10(F)5(b) Solar Orientation. – Solar orientation of all buildings 

within the development has been maximized to provide ample solar exposure for all possible residential units. North 
facing slopes have been minimized and southern-facing balconies and windows are an utmost priority for the project 
as a whole. The natural topography of the property lends itself to southern exposures and maximum solar incidence 
– landscape design will account for the intensity of the solar exposure through the use of native and low-
maintenance, xeric plantings and natural materials. Snow and ice melting conditions will be mitigated through the 
architectural forms of the development itself, as well as additional snow-fencing and protection methods to ensure 
that public access routes and general pedestrian circulation are accounted for in drainage and snowmelt design. 

7) Open Space and Land Dedication statement, if applicable. – Open Space and Land Dedication statement pertaining to 
the project shall be noted on the final plat per the direction of the Planning Department. 
 
 

 

 
 
         
 

 

 

 
 
PO Box 21 

Granby, CO 80446 

970-887-9366 

September 24, 2025 
Spirit Lake Condos, LLC 
PO Box 11 
Grand Lake, CO 80447-0011 
 
 

Preliminary Development Application 
Leatherwood Grand Lake 

 
 
 
 
 
 
 
RE: Preliminary Development Application - Narrative 
Parcel Numbers: 119305223003, 119305223005, 119305223006, 119305223009 
Site Address: Varies (Existing Addresses to be modified during re-plat/subdivision): 1016 Grand Avenue, 1001 & 1005 & 1007 Lake 
Avenue 
Legal Summary: Lots 4-6 & 9-14, Block 5 (Grand Avenue & Lake Avenue Parcels). Town of Grand Lake, Grand County, CO. Sec.5 
T3N R75W 6TH PM. 
 
Project/Property Owner:  
Spirit Lake Condos, LLC 
 (720) 546-7390 
 glservicesllc@yahoo.com 
 
Architect/Planner:  
MA Studios, LLC (Scott Munn, AIA & Gabe Bellowe, AIA) 
 (970) 887-9366 
 gabe@maarchitectural.com  
 scott@maarchitectural.com 
 
Consultant Engineers: 
CORE Engineering – Civil Engineering and Design (Justin Simpson & Chase Justice) 
(303) 703-4444 
jsimpson@liveyourcore.com 
Ascent Engineering – Structural Engineering and Design (Jared Veenstra & John Cevaal) 
(970) 363-6100 
j.veenstra@ascentgrp.com  
Azimuth Surveying – Survey & Topographical Analyses (Warren Ward, PLS) 
(970) 531-1120 
wward8100@gmail.com  
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8) Any additional information as may be required by the Planning Commission or staff to evaluate the character and 
impact of the proposed Development suggested at the time of Sketch Plan. All input received during the previous 
sketch plan & preliminary plan reviews has been considered and has informed the revised drawing package 
submitted along with this application. 

9) Additional Written Documents: 
(i) A description of the character of the proposed development, the goals and objectives of the project, an 

explanation of the rationale behind the assumptions and choices made by the applicant, and an explanation of the 
manner in which it has been planned to conform to the Town's Comprehensive Plan. 

We introduce Leatherwood Grand Lake, a transformative mixed-use development project that promises 
to enhance our downtown area. Our proposed development seeks to rehabilitate a series of dilapidated and 
vacant lots in the central core of the commercial zoning district and the town’s historic district. This 
rehabilitation takes the form of new, mixed-use spaces that bring much needed residential space into the 
town’s core, above lively & vibrant new commercial spaces to accommodate the growing economy of Grand 
Lake. Re-activation of this now-vacant portion of ‘Block 5’ seeks to enhance the daily experience of all in the 
community, and to reflect the vision and intent of the surrounding population at large. Quantitatively, the 
project consists of 19 new residential units and multiple ground-level commercial condominium units at ground 
level on Grand Avenue, Garfield Street and Lake Avenue.  

A few items of particular note at this stage of review: 
A. UNIT COUNT (Residential) 

a. Event Center – 3 Units 
b. Lake House – 3 Units 
c. Building #1 – 8 Units 
d. Building #2 – 5 Units 

B. PARKING CALCULATIONS 
a. See plans attached. 

C. PHASE BREAKDOWN: at this conceptual stage, our phases are inter-related & may be completed 
concurrently. Please reference the attached concept plans for detail: 

1. EVENT CENTER LAKE AVENUE RESTAURANT AND PLAZA (restoration) 
2. EVENT CENTER MAIN FLOOR CONDO (1) (restoration/addition) 
3. EVENT CENTER UPPER-LEVEL CONDOS (2) (restoration/addition) 
4. (3) CONDOS IN LAKE HOUSE (restoration/addition) 
5. B1 (mixed-use, new construction) 
6. B2 (mixed-use, new construction) 

(ii) A development schedule indicating any sub-division platting sequences, the type of construction and approximate 
date(s) when construction of the Development or phases of said development can be expected to begin and to be 
completed, and the timing and construction of any public improvements. See above phasing breakdown: A 
development schedule shall be submitted prior to final plat. The subdivision platting sequences shall be 
completed on a phase-by-phase basis, illustrated on the development plans attached. Construction of Phases 1 
through 6 would begin Spring of 2026. Removal & adaptive reuse of the existing motel buildings and re-grading 
of the property will begin Fall of 2025.  The proposed multiple phases of construction shall be solely dictated by 
the absorption of the previously constructed phases. 

(iii) A description of the proposed open space to be provided at each stage of development; an explanation of how 
said open space shall be coordinated with surrounding developments; a statement explaining anticipated legal 
treatment of common ownership and maintenance of said open space areas. The construction of boardwalk & 
public improvements was intended to be completed by Fall of 2025. This milestone has shifted to Summer/Fall 
of 2026. Vertical construction would be contained within fenced areas outside of/up to the common areas, 
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allowing access for the general public without interfering with construction activity. Off-site street, utility and 
boardwalk construction would be completed on a phase-by-phase basis. 

(iv) A description of proposed covenants, grants of easements or other restrictions to be imposed upon the use of the 
land, including common open spaces, buildings, and other structures within the development. The granting of 
easements or other restrictions including common open spaces and other structures within the development 
shall be supplied and outlined on the final plat with the direction of the Planning Staff. Proposed covenants shall 
be supplied and approved prior to final plat recordation. 

(v) A statement of the applicant's intentions with respect to the nature of future sales and/or leases of all portions of 
the Development. – Sales and leasing activity shall be handled by qualified staff of the developer and/or licensed 
real estate professionals. 

(vi) Quantitative data for the following: total number and type of dwelling units; number of bedrooms in each unit; 
parcel size; proposed lot coverage of buildings and structures; gross and net residential, commercial and industrial 
densities; total amount of open space (including a separate figure for usable or improved open space); and the 
total amount of non-residential construction (including a separate figure for commercial, institutional, or industrial 
facilities) with the amount of open space associated with these developments. Our proposed development 
includes the addition of (19) residential units in (4) distinct buildings, as well as 16,400+ SF of commercial/public 
tenant space for the benefit of the community at large. Gross Floor Area is 62,790 SF, with 16,482 SF dedicated 
to commercial space and 46,308 SF dedicated to new residential condominium space (including common use 
corridors, mechanical and circulation spaces). 

(vii) Physiographic and environmental studies of the proposed site prepared and attested to by qualified professional 
authorities in the following fields: soil quality, slope and topography, geology, water rights and availability, surface 
and ground water conditions, and any impact on wildlife. The entire development is located within the Town of 
Grand Lake on platted lots reserved for development meeting all Town codes. Soil quality, slope and 
topography, geology shall/is being addressed by our geotechnical consulting firm and those studies shall be 
supplied to the Town. Surface and groundwater conditions shall be handled by the team’s geotechnical 
consultant and civil engineer. All of the platted lots in the project are located within the central business district 
of the Town of Grand Lake. All codes shall be adhered to as pertaining to the impact on wildlife. 

(viii)  A report detailing the traffic impact of the Development on the Town street system is to be represented in 
conjunction with this information.  Traffic impact report not undertaken – not necessary within project scope. If 
traffic report is required, it will be conducted by the town’s consultant engineers. 

(ix) The proposed maximum height of all buildings within the Development. Our proposed development includes (4) 
buildings of various heights, measured individually based on town standards of 35’ to 40’ maximum height from 
lowest corner to maximum roof height. The massing of our proposed buildings directly reflects the town code’s 
intent for “Grand Lake” massing standards – buildings should be broken up into a variety of architectural forms 
to reduce the visual impact of the building from pedestrians. ‘Sawtooth’ massing shall be included to break-up 
long continuous building facades and buildings shall have their upper floors set back from the lot frontage to 
reduce the impact of upper floors on the streetscape. For the buildings that have larger than 5’ change in grade 
at their footprint, maximum height will be measured at a point 40’ above the lowest corner of the building at 
grade. All buildings in the proposed development will comply with these standards. 

(x) Proof of legal, appropriated private water rights and/or source of proposed public water service. Proof of sewer 
service availability. Water is available through the Town of Grand Lake to supply the subdivision. Sewer is 
available through Three Lakes Water and Sanitation District to supply the subdivision. It is our understanding 
that there is adequate water and sewer service through these utility providers. Credit shall be given for any 
existing water and sewer taps that were transferred through the purchase of the property. 
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25.5 SPACES (CALC @ .085 SPACES PER FOOT)

300' - 3" (LAKE AVE. FRONTAGE)

GRAND LAKE

BOARDWALK/PIER

(12.7 SP @ .085 SP/FOOT)

149' - 6" (FRONTAGE)

(E) TO 
REMAIN 

LAKE AVE. 

(E) 2-STORY 
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REMAIN
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BLDG TO 
REMAIN

(E) 2-STORY 
BLDGS TO REMAIN

(E) ALLEY TO REMAIN (16' R.O.W.) -MINIMAL GRADING AT BUILDING ENTRIES-

PHASE 5
(8) RES UNITS

(8) COMM UNITS
(E) PARKING

(E) PUBLIC PARKING
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T .
 

PIONEER 
GARDEN

STOVER 
LAKEFRONT

YACHT CLUB

LAKE AVE. 

FUTURE TURNAROUND 
(LOADING/DELIVERIES/ETC)

PHASE/PARCEL BREAKDOWN:

1. EVENT CENTER LAKE RESTAURANT/PLAZA
2. EVENT CENTER ALLEY LEVEL - 1 UNIT
3. EVENT CENTER PENTHOUSE - 2 UNITS
4. LAKE HOUSE - 3 UNITS
5. B1 - 13 UNITS (5 COMMERCIAL/8 RESIDENTIAL)
6. B2 - 8 UNITS (3 COMMERCIAL/5 RESIDENTIAL)

PHASE 6
(5) RES UNITS

(3) COMM UNITS

PHASE 4
(3) RES 
UNITS

PHASE 
1/2/3

(3) RES 
UNITS

(1) COMM

SITE LEGEND:

RESIDENTIAL UNIT (W/ 
RESIDENTIAL ABOVE, TYP)

EXISTING BUILDING (TO REMAIN)

SNOW STORAGE

COMMERCIAL @ GRADE 
(RESIDENTIAL ABOVE, TYP)

PHASE SEPARATION (APPROX)

NEW BOARDWALK

EXISTING BOARDWALK

LANDSCAPED OPEN SPACE

NEW ASPHALT/PAVING (RE: CIVIL)

PARKING @ GRADE 
(RESIDENTIAL ABOVE, TYP)

LEGAL DESCRIPTION: BLOCK 5, LOTS 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14 
TOWN OF GRAND LAKE
COUNTY OF GRAND,
STATE OF COLORADO

CONSTRUCTION TYPE: EXISTING CONSTRUCTION: VARIES, VB TYPICAL
NEW CONSTRUCTION: VB - WOOD FRAMED (NON-FIRE RATED) W/ AUTOMATIC SPRINKLERING

ZONING CLASSIFICATION: C - COMMERCIAL

FRONT YARD SETBACK: 0' - 0" 
SIDE YARD SETBACK: 0' - 0" 
REAR YARD SETBACK: 0' - 0" 

MAX BUILDING HEIGHT: 35' - 00" TYP, (40' - 00" WHERE GRADE CHANGE IS GREATER THAN 5')

EXISTING BUILDING HEIGHT: 51'-6", 30'-8", 29'-2"

HEIGHT (STORIES): 2/3 STORIES EXISTING, ALL NEW CONSTRUCTION TO COMPLY WITH GRAND LAKE CODES

GROSS SITE AREA: 1.029 ACRES (44,877 SF) @ COMBINED PROPERTY LINE

PROJECT ZONING SUMMARY

1. ELECTRICAL, CABLE T.V. AND TELEPHONE TO BE UNDERGROUND IN COMMON TRENCH. VERIFY ALL UTILITY LOCATES PRIOR TO ANY WORK. 
COORDINATE UTILITY ROUTING WITH APPLICABLE COMPANY - ALL UTILITIES TO BE UNDERGROUND.

2. PROVIDE POSITIVE DRAINAGE AT ALL BUILDING PERIMETERS. (SLOPE AWAY FROM BUILDING AT 1:12 MIN.)

3. REFER TO FOUNDATION PLAN FOR FOUNDATION DRAIN LOCATION AND SLOPE. DRAINS TO BE CONNECTED TO STORM SEWER AT STREET.

4. PROVIDE 4-6" DIA. STONE RIP RAP OVER WEED BARRIER FABRIC AT EAVES AND VALLEY DRIP LOCATIONS.

5. STAKE BUILDING LOCATIONS FOR OWNER, ARCHITECT, AND CONSULTANT ENGINEER REVIEW PRIOR TO ANY WORK.

6. GENERAL CONTRACTOR TO REVIEW & COMPLY WITH ALL TOWN OF GRAND LAKE REGULATIONS AND REQUIREMENTS.

SITE NOTES

MAX LOT COVERAGE: THE FIRST FLOOR OF MULTI-STORY BUILDINGS MAY COVER ONE HUNDRED (100%) PERCENT OF THE LOT OR PARCEL, BUT ALL ITEMS CALLED FOR IN THE ON-SITE UTILITY USE AREA DESCRIBED 
BELOW SHALL STILL BE PROVIDED ON THE LOT OR PARCEL. (TOGL ARTICLE 2: ZONING REGULATIONS 12-2-18(D).9)

ON-SITE UTILITY USE AREA: EACH LOT OR PARCEL SHALL PROVIDE TWO (2) OFF-STREET PARKING SPACES AND A TRASH STORAGE AREA ON THE LOT. (TOGL ARTICLE 2: ZONING REGULATIONS 12-2-18(D).10)

SNOW STORAGE: CONVENIENT AND ACCESSIBLE SNOW STORAGE AREAS SHALL BE PROVIDED FOR PARKING AREAS EQUIVALENT TO ONE-THIRD (1/3) OF THE TOTAL DRIVE AND PARKING AREAS. (TOGL ARTICLE 2: 
ZONING REGULATIONS 12-2-28(C)2)

TOTAL EXTERIOR DRIVE/PARKING SF:   2,100 SF
SNOW STORAGE (REQUIRED) =      700 SF
SNOW STORAGE (PROVIDED) =   2,400 SF

LIGHTING (EXTERIOR): LIGHTING SHALL BE CONSISTENT WITH THE ‘DARK-SKY CONCEPT’ THROUGH THE UTILIZATION OF APPROVED NIGHTSCAPING FIXTURES, WHICH PREVENT ADVERSE EFFECTS OF ARTIFICIAL NIGHT 
LIGHTING. THIS SHALL INCLUDE COMPONENTS TO REDUCE: SKY GLOW GLARE, LIGHT TRESPASSING AND CLUTTER, DECREASED NIGHT VISIBILITY, AND ENERGY WASTE.  (TOGL ARTICLE 7: DESIGN 
REVIEW STANDARDS 12-7-6).

LOADING/UNLOADING AREAS: CHANGES IN STRUCTURE (ENLARGED SO AS TO INCREASE THE FLOOR AREA BY MORE THAN TEN PERCENT (10%) IN ANY GIVEN TWO-YEAR PERIOD) SHALL NECESSITATE ALLEY-ACCESS 
LOADING/UNLOADING AREAS.  

BUSINESS SIGNAGE: NO SIGN SHALL BE ERECTED, PLACED, OR MODIFIED EXCEPT AS PERMITTED BY THIS SIGN CODE. (TOGL ARTICLE 2: SIGN CODE 6-2-3)

ASSUMPTION:  SIGNAGE REVISIONS / NEEDS ARE YET TO BE DETERMINED AND WILL BE SUBMITTED SEPARATELY AS REQUIRED.

DRAINAGE REQUIREMENTS: THE SITE PLAN MUST INDICATE FACILITIES FOR ADEQUATE DRAINAGE REQUIRED THAT ARE PROPOSED TO CONNECT TO THE TOWN’S DRAINAGE SYSTEM. NATURAL EROSION CONTROL OR 
RETENTION PROVISIONS MUST BE LOCATED ON THE LANDSCAPE PLAN. (TOGL ARTICLE 1: BUILDING REGULATIONS 9-1-1(B).7)

EXTERIOR MATERIALS: ALL PAINT COLORS SHALL BE APPROVED BY TOWN STAFF PRIOR TO PAINTING. (TOGL ARTICLE 1: BUILDING REGULATIONS 12-7-4(A)

ALL NEW METAL PANEL SIDING SHALL COMPLY W/ ZONING CODE 12-7-4(B).4.D.

PARKING DESIGN REQUIREMENTS: STANDARD PARKING SPACE, UNCOVERED: 10' - 0" (WIDE) x 20' - 0" (LENGTH)
12-2-28(B).2.A

STANDARD PARKING SPACE, COVERED/INDOOR: 10' - 0" (WIDE) x 18' - 0" (LENGTH)

ACCESSIBLE PARKING SPACE: 8' - 0" (WIDE) x 18' - 0" (LENGTH) W/ 5' - 0" MIN ACCESS AISLE

STUDIO/1 BEDROOM: 1 SPACE
2 BEDROOM: 1.5 SPACES
3 BEDROOM: 2 SPACES
GENERAL RETAIL/BANK/OFFICE/PUBLIC/PERSONAL SERVICES: 1 SPACE/350 S.F. TOTAL FLOOR AREA

ACCESSIBLE PARKING REQUIRED: ONE DESIGNATED ACCESSIBLE (HANDICAPPED) PARKING SPACE SHALL BE REQUIRED AS A PART OF THE OVERALL OFF-STREET PARKING REQUIREMENTS MANDATED UNDER THIS SECTION FOR 
12-2-28(B).6 EACH TWENTY-FIVE (25) OFF-STREET PARKING OR FRACTION THEREOF. IN ALL CASES THE ACCESSIBLE SPACE SHALL BE LOCATED IN A MANNER CLOSE AND CONVENIENT TO THE MAIN PEDESTRIAN 

INGRESS/EGRESS. 

PARKING CALCULATIONS: COMMERCIAL (1SP/350 SF FLOOR AREA) = 16,482 SF/350 SF = (47.09) SPACES REQUIRED

1-BEDROOM UNITS:
LAKEHOUSE - (2) 1-BED UNITS   (2) REQUIRED SPACES
BUILDING #1 - (2) 1-BED UNITS   (2) REQUIRED SPACES

2-BEDROOM UNITS:
LAKEHOUSE - (1) 2-BED UNIT              (1.5) REQUIRED SPACES
EV. CENTER - (2) 2-BED UNITS   (3) REQUIRED SPACES
BUILDING #1 - (4) 2-BED UNITS            (6) REQUIRED SPACES
BUILDING #2 - (5) 2-BED UNITS (7.5) REQUIRED SPACES

3-BEDROOM UNITS:
EV. CENTER - (1) 3-BED UNIT   (4) REQUIRED SPACES
BUILDING #1 - (2) 3-BED UNITS   (4) REQUIRED SPACES

TOTAL RESIDENTIAL PARKING REQUIRED: (28) SPACES REQUIRED

PARKING COUNT: ALL RESIDENTIAL UNITS ARE PARKED WITHIN THEIR RESPECTIVE BUILDING

OFF STREET PARKING REQUIRED/PROVIDED: 
28 SPACES REQUIRED/38 SPACES PROVIDED (OFF ALLEY GARAGES) FOR RESIDENTIAL UNITS.

ON STREET PARKING PROVIDED:
(47.09) SPACES REQUIRED/48 SPACES PROVIDED (ON-STREET TOTAL INCL. ADA)
BASED ON "ON-STREET PARKING CREDITS" CALCULATED AT 0.085 SPACES/1' OF FRONTAGE FOR GRAND AVE, LAKE AVE & GARFIELD ST - 12-2-28(B).3.B - ROUNDED UP
2+ PROVIDED SPACES TO BE ACCESSIBLE (ACCESSIBLE ON-STREET - 1 PER 25 SPACES)

77 TOTAL SPACES REQUIRED  - 86 TOTAL SPACES PROVIDED

TOGL COMMERCIAL REGULATIONS:
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SCALE: BACK REF:1" = 30'-0"A1.03

1 PROJECT SITE PLAN - PHASING/MACRO CONCEPT 0'
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PHASE 5
(8) RES UNITS

(8) COMM UNITS
(E) PARKING
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LAKE AVE. 

FUTURE TURNAROUND 
(LOADING/DELIVERIES/ETC)

PHASE/PARCEL BREAKDOWN:

1. EVENT CENTER LAKE RESTAURANT/PLAZA
2. EVENT CENTER ALLEY LEVEL - 1 UNIT
3. EVENT CENTER PENTHOUSE - 2 UNITS
4. LAKE HOUSE - 3 UNITS
5. B1 - 13 UNITS (5 COMMERCIAL/8 RESIDENTIAL)
6. B2 - 8 UNITS (3 COMMERCIAL/5 RESIDENTIAL)

PHASE 6
(5) RES UNITS

(3) COMM UNITS

PHASE 4
(3) RES 
UNITS

PHASE 
1/2/3

(3) RES 
UNITS

(1) COMM

SITE LEGEND:

RESIDENTIAL UNIT (W/ 
RESIDENTIAL ABOVE, TYP)

EXISTING BUILDING (TO REMAIN)

SNOW STORAGE

COMMERCIAL @ GRADE 
(RESIDENTIAL ABOVE, TYP)

PHASE SEPARATION (APPROX)

NEW BOARDWALK

EXISTING BOARDWALK

LANDSCAPED OPEN SPACE

NEW ASPHALT/PAVING (RE: CIVIL)

PARKING @ GRADE 
(RESIDENTIAL ABOVE, TYP)

LEGAL DESCRIPTION: BLOCK 5, LOTS 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14 
TOWN OF GRAND LAKE
COUNTY OF GRAND,
STATE OF COLORADO

CONSTRUCTION TYPE: EXISTING CONSTRUCTION: VARIES, VB TYPICAL
NEW CONSTRUCTION: VB - WOOD FRAMED (NON-FIRE RATED) W/ AUTOMATIC SPRINKLERING

ZONING CLASSIFICATION: C - COMMERCIAL

FRONT YARD SETBACK: 0' - 0" 
SIDE YARD SETBACK: 0' - 0" 
REAR YARD SETBACK: 0' - 0" 

MAX BUILDING HEIGHT: 35' - 00" TYP, (40' - 00" WHERE GRADE CHANGE IS GREATER THAN 5')

EXISTING BUILDING HEIGHT: 51'-6", 30'-8", 29'-2"

HEIGHT (STORIES): 2/3 STORIES EXISTING, ALL NEW CONSTRUCTION TO COMPLY WITH GRAND LAKE CODES

GROSS SITE AREA: 1.029 ACRES (44,877 SF) @ COMBINED PROPERTY LINE

PROJECT ZONING SUMMARY

1. ELECTRICAL, CABLE T.V. AND TELEPHONE TO BE UNDERGROUND IN COMMON TRENCH. VERIFY ALL UTILITY LOCATES PRIOR TO ANY WORK. 
COORDINATE UTILITY ROUTING WITH APPLICABLE COMPANY - ALL UTILITIES TO BE UNDERGROUND.

2. PROVIDE POSITIVE DRAINAGE AT ALL BUILDING PERIMETERS. (SLOPE AWAY FROM BUILDING AT 1:12 MIN.)

3. REFER TO FOUNDATION PLAN FOR FOUNDATION DRAIN LOCATION AND SLOPE. DRAINS TO BE CONNECTED TO STORM SEWER AT STREET.

4. PROVIDE 4-6" DIA. STONE RIP RAP OVER WEED BARRIER FABRIC AT EAVES AND VALLEY DRIP LOCATIONS.

5. STAKE BUILDING LOCATIONS FOR OWNER, ARCHITECT, AND CONSULTANT ENGINEER REVIEW PRIOR TO ANY WORK.

6. GENERAL CONTRACTOR TO REVIEW & COMPLY WITH ALL TOWN OF GRAND LAKE REGULATIONS AND REQUIREMENTS.

SITE NOTES

MAX LOT COVERAGE: THE FIRST FLOOR OF MULTI-STORY BUILDINGS MAY COVER ONE HUNDRED (100%) PERCENT OF THE LOT OR PARCEL, BUT ALL ITEMS CALLED FOR IN THE ON-SITE UTILITY USE AREA DESCRIBED 
BELOW SHALL STILL BE PROVIDED ON THE LOT OR PARCEL. (TOGL ARTICLE 2: ZONING REGULATIONS 12-2-18(D).9)

ON-SITE UTILITY USE AREA: EACH LOT OR PARCEL SHALL PROVIDE TWO (2) OFF-STREET PARKING SPACES AND A TRASH STORAGE AREA ON THE LOT. (TOGL ARTICLE 2: ZONING REGULATIONS 12-2-18(D).10)

SNOW STORAGE: CONVENIENT AND ACCESSIBLE SNOW STORAGE AREAS SHALL BE PROVIDED FOR PARKING AREAS EQUIVALENT TO ONE-THIRD (1/3) OF THE TOTAL DRIVE AND PARKING AREAS. (TOGL ARTICLE 2: 
ZONING REGULATIONS 12-2-28(C)2)

TOTAL EXTERIOR DRIVE/PARKING SF:   2,100 SF
SNOW STORAGE (REQUIRED) =      700 SF
SNOW STORAGE (PROVIDED) =   2,400 SF

LIGHTING (EXTERIOR): LIGHTING SHALL BE CONSISTENT WITH THE ‘DARK-SKY CONCEPT’ THROUGH THE UTILIZATION OF APPROVED NIGHTSCAPING FIXTURES, WHICH PREVENT ADVERSE EFFECTS OF ARTIFICIAL NIGHT 
LIGHTING. THIS SHALL INCLUDE COMPONENTS TO REDUCE: SKY GLOW GLARE, LIGHT TRESPASSING AND CLUTTER, DECREASED NIGHT VISIBILITY, AND ENERGY WASTE.  (TOGL ARTICLE 7: DESIGN 
REVIEW STANDARDS 12-7-6).

LOADING/UNLOADING AREAS: CHANGES IN STRUCTURE (ENLARGED SO AS TO INCREASE THE FLOOR AREA BY MORE THAN TEN PERCENT (10%) IN ANY GIVEN TWO-YEAR PERIOD) SHALL NECESSITATE ALLEY-ACCESS 
LOADING/UNLOADING AREAS.  

BUSINESS SIGNAGE: NO SIGN SHALL BE ERECTED, PLACED, OR MODIFIED EXCEPT AS PERMITTED BY THIS SIGN CODE. (TOGL ARTICLE 2: SIGN CODE 6-2-3)

ASSUMPTION:  SIGNAGE REVISIONS / NEEDS ARE YET TO BE DETERMINED AND WILL BE SUBMITTED SEPARATELY AS REQUIRED.

DRAINAGE REQUIREMENTS: THE SITE PLAN MUST INDICATE FACILITIES FOR ADEQUATE DRAINAGE REQUIRED THAT ARE PROPOSED TO CONNECT TO THE TOWN’S DRAINAGE SYSTEM. NATURAL EROSION CONTROL OR 
RETENTION PROVISIONS MUST BE LOCATED ON THE LANDSCAPE PLAN. (TOGL ARTICLE 1: BUILDING REGULATIONS 9-1-1(B).7)

EXTERIOR MATERIALS: ALL PAINT COLORS SHALL BE APPROVED BY TOWN STAFF PRIOR TO PAINTING. (TOGL ARTICLE 1: BUILDING REGULATIONS 12-7-4(A)

ALL NEW METAL PANEL SIDING SHALL COMPLY W/ ZONING CODE 12-7-4(B).4.D.

PARKING DESIGN REQUIREMENTS: STANDARD PARKING SPACE, UNCOVERED: 10' - 0" (WIDE) x 20' - 0" (LENGTH)
12-2-28(B).2.A

STANDARD PARKING SPACE, COVERED/INDOOR: 10' - 0" (WIDE) x 18' - 0" (LENGTH)

ACCESSIBLE PARKING SPACE: 8' - 0" (WIDE) x 18' - 0" (LENGTH) W/ 5' - 0" MIN ACCESS AISLE

STUDIO/1 BEDROOM: 1 SPACE
2 BEDROOM: 1.5 SPACES
3 BEDROOM: 2 SPACES
GENERAL RETAIL/BANK/OFFICE/PUBLIC/PERSONAL SERVICES: 1 SPACE/350 S.F. TOTAL FLOOR AREA

ACCESSIBLE PARKING REQUIRED: ONE DESIGNATED ACCESSIBLE (HANDICAPPED) PARKING SPACE SHALL BE REQUIRED AS A PART OF THE OVERALL OFF-STREET PARKING REQUIREMENTS MANDATED UNDER THIS SECTION FOR 
12-2-28(B).6 EACH TWENTY-FIVE (25) OFF-STREET PARKING OR FRACTION THEREOF. IN ALL CASES THE ACCESSIBLE SPACE SHALL BE LOCATED IN A MANNER CLOSE AND CONVENIENT TO THE MAIN PEDESTRIAN 

INGRESS/EGRESS. 

PARKING CALCULATIONS: COMMERCIAL (1SP/350 SF FLOOR AREA) = 16,482 SF/350 SF = (47.09) SPACES REQUIRED

1-BEDROOM UNITS:
LAKEHOUSE - (2) 1-BED UNITS   (2) REQUIRED SPACES
BUILDING #1 - (2) 1-BED UNITS   (2) REQUIRED SPACES

2-BEDROOM UNITS:
LAKEHOUSE - (1) 2-BED UNIT              (1.5) REQUIRED SPACES
EV. CENTER - (2) 2-BED UNITS   (3) REQUIRED SPACES
BUILDING #1 - (4) 2-BED UNITS            (6) REQUIRED SPACES
BUILDING #2 - (5) 2-BED UNITS (7.5) REQUIRED SPACES

3-BEDROOM UNITS:
EV. CENTER - (1) 3-BED UNIT   (4) REQUIRED SPACES
BUILDING #1 - (2) 3-BED UNITS   (4) REQUIRED SPACES

TOTAL RESIDENTIAL PARKING REQUIRED: (28) SPACES REQUIRED

PARKING COUNT: ALL RESIDENTIAL UNITS ARE PARKED WITHIN THEIR RESPECTIVE BUILDING

OFF STREET PARKING REQUIRED/PROVIDED: 
28 SPACES REQUIRED/38 SPACES PROVIDED (OFF ALLEY GARAGES) FOR RESIDENTIAL UNITS.

ON STREET PARKING PROVIDED:
(47.09) SPACES REQUIRED/48 SPACES PROVIDED (ON-STREET TOTAL INCL. ADA)
BASED ON "ON-STREET PARKING CREDITS" CALCULATED AT 0.085 SPACES/1' OF FRONTAGE FOR GRAND AVE, LAKE AVE & GARFIELD ST - 12-2-28(B).3.B - ROUNDED UP
2+ PROVIDED SPACES TO BE ACCESSIBLE (ACCESSIBLE ON-STREET - 1 PER 25 SPACES)

77 TOTAL SPACES REQUIRED  - 86 TOTAL SPACES PROVIDED

TOGL COMMERCIAL REGULATIONS:
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SCALE: BACK REF:1" = 30'-0"A1.03

1 PROJECT SITE PLAN - PHASING/MACRO CONCEPT 0'
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FUTURE TURNAROUND 
(LOADING/DELIVERIES/ETC)

PHASE/PARCEL BREAKDOWN:

1. EVENT CENTER LAKE RESTAURANT/PLAZA
2. EVENT CENTER ALLEY LEVEL - 1 UNIT
3. EVENT CENTER PENTHOUSE - 2 UNITS
4. LAKE HOUSE - 3 UNITS
5. B1 - 13 UNITS (5 COMMERCIAL/8 RESIDENTIAL)
6. B2 - 8 UNITS (3 COMMERCIAL/5 RESIDENTIAL)

PHASE 6
(5) RES UNITS

(3) COMM UNITS

PHASE 4
(3) RES 
UNITS

PHASE 
1/2/3

(3) RES 
UNITS

(1) COMM

SITE LEGEND:

RESIDENTIAL UNIT (W/ 
RESIDENTIAL ABOVE, TYP)

EXISTING BUILDING (TO REMAIN)

SNOW STORAGE

COMMERCIAL @ GRADE 
(RESIDENTIAL ABOVE, TYP)

PHASE SEPARATION (APPROX)

NEW BOARDWALK

EXISTING BOARDWALK

LANDSCAPED OPEN SPACE

NEW ASPHALT/PAVING (RE: CIVIL)

PARKING @ GRADE 
(RESIDENTIAL ABOVE, TYP)

LEGAL DESCRIPTION: BLOCK 5, LOTS 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14 
TOWN OF GRAND LAKE
COUNTY OF GRAND,
STATE OF COLORADO

CONSTRUCTION TYPE: EXISTING CONSTRUCTION: VARIES, VB TYPICAL
NEW CONSTRUCTION: VB - WOOD FRAMED (NON-FIRE RATED) W/ AUTOMATIC SPRINKLERING

ZONING CLASSIFICATION: C - COMMERCIAL

FRONT YARD SETBACK: 0' - 0" 
SIDE YARD SETBACK: 0' - 0" 
REAR YARD SETBACK: 0' - 0" 

MAX BUILDING HEIGHT: 35' - 00" TYP, (40' - 00" WHERE GRADE CHANGE IS GREATER THAN 5')

EXISTING BUILDING HEIGHT: 51'-6", 30'-8", 29'-2"

HEIGHT (STORIES): 2/3 STORIES EXISTING, ALL NEW CONSTRUCTION TO COMPLY WITH GRAND LAKE CODES

GROSS SITE AREA: 1.029 ACRES (44,877 SF) @ COMBINED PROPERTY LINE

PROJECT ZONING SUMMARY

1. ELECTRICAL, CABLE T.V. AND TELEPHONE TO BE UNDERGROUND IN COMMON TRENCH. VERIFY ALL UTILITY LOCATES PRIOR TO ANY WORK. 
COORDINATE UTILITY ROUTING WITH APPLICABLE COMPANY - ALL UTILITIES TO BE UNDERGROUND.

2. PROVIDE POSITIVE DRAINAGE AT ALL BUILDING PERIMETERS. (SLOPE AWAY FROM BUILDING AT 1:12 MIN.)

3. REFER TO FOUNDATION PLAN FOR FOUNDATION DRAIN LOCATION AND SLOPE. DRAINS TO BE CONNECTED TO STORM SEWER AT STREET.

4. PROVIDE 4-6" DIA. STONE RIP RAP OVER WEED BARRIER FABRIC AT EAVES AND VALLEY DRIP LOCATIONS.

5. STAKE BUILDING LOCATIONS FOR OWNER, ARCHITECT, AND CONSULTANT ENGINEER REVIEW PRIOR TO ANY WORK.

6. GENERAL CONTRACTOR TO REVIEW & COMPLY WITH ALL TOWN OF GRAND LAKE REGULATIONS AND REQUIREMENTS.

SITE NOTES

MAX LOT COVERAGE: THE FIRST FLOOR OF MULTI-STORY BUILDINGS MAY COVER ONE HUNDRED (100%) PERCENT OF THE LOT OR PARCEL, BUT ALL ITEMS CALLED FOR IN THE ON-SITE UTILITY USE AREA DESCRIBED 
BELOW SHALL STILL BE PROVIDED ON THE LOT OR PARCEL. (TOGL ARTICLE 2: ZONING REGULATIONS 12-2-18(D).9)

ON-SITE UTILITY USE AREA: EACH LOT OR PARCEL SHALL PROVIDE TWO (2) OFF-STREET PARKING SPACES AND A TRASH STORAGE AREA ON THE LOT. (TOGL ARTICLE 2: ZONING REGULATIONS 12-2-18(D).10)

SNOW STORAGE: CONVENIENT AND ACCESSIBLE SNOW STORAGE AREAS SHALL BE PROVIDED FOR PARKING AREAS EQUIVALENT TO ONE-THIRD (1/3) OF THE TOTAL DRIVE AND PARKING AREAS. (TOGL ARTICLE 2: 
ZONING REGULATIONS 12-2-28(C)2)

TOTAL EXTERIOR DRIVE/PARKING SF:   2,100 SF
SNOW STORAGE (REQUIRED) =      700 SF
SNOW STORAGE (PROVIDED) =   2,400 SF

LIGHTING (EXTERIOR): LIGHTING SHALL BE CONSISTENT WITH THE ‘DARK-SKY CONCEPT’ THROUGH THE UTILIZATION OF APPROVED NIGHTSCAPING FIXTURES, WHICH PREVENT ADVERSE EFFECTS OF ARTIFICIAL NIGHT 
LIGHTING. THIS SHALL INCLUDE COMPONENTS TO REDUCE: SKY GLOW GLARE, LIGHT TRESPASSING AND CLUTTER, DECREASED NIGHT VISIBILITY, AND ENERGY WASTE.  (TOGL ARTICLE 7: DESIGN 
REVIEW STANDARDS 12-7-6).

LOADING/UNLOADING AREAS: CHANGES IN STRUCTURE (ENLARGED SO AS TO INCREASE THE FLOOR AREA BY MORE THAN TEN PERCENT (10%) IN ANY GIVEN TWO-YEAR PERIOD) SHALL NECESSITATE ALLEY-ACCESS 
LOADING/UNLOADING AREAS.  

BUSINESS SIGNAGE: NO SIGN SHALL BE ERECTED, PLACED, OR MODIFIED EXCEPT AS PERMITTED BY THIS SIGN CODE. (TOGL ARTICLE 2: SIGN CODE 6-2-3)

ASSUMPTION:  SIGNAGE REVISIONS / NEEDS ARE YET TO BE DETERMINED AND WILL BE SUBMITTED SEPARATELY AS REQUIRED.

DRAINAGE REQUIREMENTS: THE SITE PLAN MUST INDICATE FACILITIES FOR ADEQUATE DRAINAGE REQUIRED THAT ARE PROPOSED TO CONNECT TO THE TOWN’S DRAINAGE SYSTEM. NATURAL EROSION CONTROL OR 
RETENTION PROVISIONS MUST BE LOCATED ON THE LANDSCAPE PLAN. (TOGL ARTICLE 1: BUILDING REGULATIONS 9-1-1(B).7)

EXTERIOR MATERIALS: ALL PAINT COLORS SHALL BE APPROVED BY TOWN STAFF PRIOR TO PAINTING. (TOGL ARTICLE 1: BUILDING REGULATIONS 12-7-4(A)

ALL NEW METAL PANEL SIDING SHALL COMPLY W/ ZONING CODE 12-7-4(B).4.D.

PARKING DESIGN REQUIREMENTS: STANDARD PARKING SPACE, UNCOVERED: 10' - 0" (WIDE) x 20' - 0" (LENGTH)
12-2-28(B).2.A

STANDARD PARKING SPACE, COVERED/INDOOR: 10' - 0" (WIDE) x 18' - 0" (LENGTH)

ACCESSIBLE PARKING SPACE: 8' - 0" (WIDE) x 18' - 0" (LENGTH) W/ 5' - 0" MIN ACCESS AISLE

STUDIO/1 BEDROOM: 1 SPACE
2 BEDROOM: 1.5 SPACES
3 BEDROOM: 2 SPACES
GENERAL RETAIL/BANK/OFFICE/PUBLIC/PERSONAL SERVICES: 1 SPACE/350 S.F. TOTAL FLOOR AREA

ACCESSIBLE PARKING REQUIRED: ONE DESIGNATED ACCESSIBLE (HANDICAPPED) PARKING SPACE SHALL BE REQUIRED AS A PART OF THE OVERALL OFF-STREET PARKING REQUIREMENTS MANDATED UNDER THIS SECTION FOR 
12-2-28(B).6 EACH TWENTY-FIVE (25) OFF-STREET PARKING OR FRACTION THEREOF. IN ALL CASES THE ACCESSIBLE SPACE SHALL BE LOCATED IN A MANNER CLOSE AND CONVENIENT TO THE MAIN PEDESTRIAN 

INGRESS/EGRESS. 

PARKING CALCULATIONS: COMMERCIAL (1SP/350 SF FLOOR AREA) = 16,482 SF/350 SF = (47.09) SPACES REQUIRED

1-BEDROOM UNITS:
LAKEHOUSE - (2) 1-BED UNITS   (2) REQUIRED SPACES
BUILDING #1 - (2) 1-BED UNITS   (2) REQUIRED SPACES

2-BEDROOM UNITS:
LAKEHOUSE - (1) 2-BED UNIT              (1.5) REQUIRED SPACES
EV. CENTER - (2) 2-BED UNITS   (3) REQUIRED SPACES
BUILDING #1 - (4) 2-BED UNITS            (6) REQUIRED SPACES
BUILDING #2 - (5) 2-BED UNITS (7.5) REQUIRED SPACES

3-BEDROOM UNITS:
EV. CENTER - (1) 3-BED UNIT   (4) REQUIRED SPACES
BUILDING #1 - (2) 3-BED UNITS   (4) REQUIRED SPACES

TOTAL RESIDENTIAL PARKING REQUIRED: (28) SPACES REQUIRED

PARKING COUNT: ALL RESIDENTIAL UNITS ARE PARKED WITHIN THEIR RESPECTIVE BUILDING

OFF STREET PARKING REQUIRED/PROVIDED: 
28 SPACES REQUIRED/38 SPACES PROVIDED (OFF ALLEY GARAGES) FOR RESIDENTIAL UNITS.

ON STREET PARKING PROVIDED:
(47.09) SPACES REQUIRED/48 SPACES PROVIDED (ON-STREET TOTAL INCL. ADA)
BASED ON "ON-STREET PARKING CREDITS" CALCULATED AT 0.085 SPACES/1' OF FRONTAGE FOR GRAND AVE, LAKE AVE & GARFIELD ST - 12-2-28(B).3.B - ROUNDED UP
2+ PROVIDED SPACES TO BE ACCESSIBLE (ACCESSIBLE ON-STREET - 1 PER 25 SPACES)

77 TOTAL SPACES REQUIRED  - 86 TOTAL SPACES PROVIDED

TOGL COMMERCIAL REGULATIONS:
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SCALE: BACK REF:1" = 30'-0"A1.03

1 PROJECT SITE PLAN - PHASING/MACRO CONCEPT 0'

SCALE: 1" = 30'-0"
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SITE PLAN: OPEN SPACE

(E) 3-STORY 
WOOD 

FRAMED BLDG 

G
AR

FI
EL

D
 S

T.
 

(8
0'

 R
.O

.W
.)

LAKE AVE. 

GRAND AVE. (100' R.O.W.)

(E) SHED

BUILDING #1:
  12,408 SF (TOTAL FP)
    8,558 SF (LEVEL 1 - 1 COMM)
   1,284 SF (LEVEL 2 - COMMERCIAL & LOBBY)
    3,790 SF (LEVEL 2 - RES PARKING)
    7,320 SF (LEVEL 2 - 4 RES UNITS)
  10,916 SF (LEVEL 3 - 4 RES UNITS)

BUILDING #2:
6,613 SF (TOTAL FP)
5,000 SF (LEVEL 1 - COMMERCIAL)
6,711 SF (LEVEL 2 - RES PARKING & 1 RES UNIT)
5,083 SF (LEVEL 3 - 4 RES UNITS)

OPEN SPACE CALCS:

TOTAL AREA WITHIN PROPERTY LINE:         1.03 ACRES     = 44,877 SF
TOTAL BUILDING FOOTPRINTS: 27,030 SF
ON-SITE OPEN SPACE: (44,877-27,030-2,140 APRON)    =15,707 SF

PERCENTAGE (OPEN SP/LOT AREA):   (15,707/44,877) = 35.00%
PER GL CODE (TABLE 12-2-26-3): GROUP III
REQUIRED OPEN SPACE: 35% MINIMUM

TOTAL COMMERCIAL/OFFICE: 16,482 SF
TOTAL RESIDENTIAL: 46,308 SF
TOTAL GROSS SF/FLOOR AREA 62,790 SF

PERCENTAGE (COMMERCIAL/TOTAL):   16,482/62,790 = 26.25%
REQUIRED COMMERCIAL %: 25-50%

BLDG #1: LAKE/GARFIELD(8 UNITS)(8 GARAGES) EVENT 
CENTER
(3 UNITS)

(3 GARAGES)

TREE & 
LAKE 

HOUSE
(3 UNITS)

(3 GARAGES)

BLDG #2: GRAND AVE(5 UNITS)(2 GARAGES)
(3 W/ SHARED GARAGE)

TREE & LAKEHOUSE (0 SF COMMERCIAL):
3,320 SF  (TOTAL FP)
1,449 SF (LAKE LEVEL - 1 CONDO/UNIT)
1,392 SF  (LEVEL 2 - 1 CONDO/UNIT)
3,152 SF (LEVEL 3 - PARKING & 1 CONDO/UNIT)

EVENT CENTER:
4,869  SF  (TOTAL FP)
1,640 SF (LAKE AVE - COMMERCIAL)
1,940  SF (LEVEL 1 - PARKING)
1,599  SF (LEVEL 1 - 1 CONDO/UNIT)
2,956  SF (LEVEL 2 - 2 CONDOS/UNITS)

1016 GRAND AVENUE
(LOT 4-6, BLOCK 5)

1001, 1005, 1007 LAKE AVENUE
(LOT 9-14, BLOCK 5)

NEW CURB & GUTTER 
AT NEW BOARDWALK

NEW BOARDWALK 
(GARFIELD & LAKE)

(E) PUBLIC 
BOARDWALK & PIER

EDGE OF (E) ASPHALT

GRAND LAKE

(E) 2-STORY 
BLDG TO 
REMAIN

(E) 2-STORY 
BLDG TO 
REMAIN

(E) 2-STORY 
BLDG TO 
REMAIN

(E) 2-STORY 
BLDG TO 
REMAIN

(E) 1-STORY BLDG 
TO REMAIN

149' - 6"

PUBLIC PATIO & RETAIL 
@ LAKE AVENUE

16
' -

 1
"TRASH

PHASE/PARCEL BREAKDOWN:

1. EVENT CENTER LAKE RESTAURANT/PLAZA
2. EVENT CENTER ALLEY LEVEL - 1 UNIT
3. EVENT CENTER PENTHOUSE - 2 UNITS
4. LAKE HOUSE - 3 UNITS
5. B1 - 13 UNITS (5 COMMERCIAL/8 RESIDENTIAL)
6. B2 - 8 UNITS (3 COMMERCIAL/5 RESIDENTIAL)

(E) ALLEY TO REMAIN (16' R.O.W.) -MINIMAL GRADING AT BUILDING ENTRIES-
40' - 11"

TRASH

PUBLIC PATIO & RETAIL 
@ LAKE AVENUE

PUBLIC PATIO & RETAIL 
@ LAKE AVENUE

PUBLIC PATIO & RETAIL 
@ GRAND AVENUE

PUBLIC PATIO & RETAIL 
@ GRAND AVENUE

SITE LEGEND:

RESIDENTIAL UNIT (W/ 
RESIDENTIAL ABOVE, TYP)

EXISTING BUILDING (TO REMAIN)

SNOW STORAGE

COMMERCIAL @ GRADE 
(RESIDENTIAL ABOVE, TYP)

PHASE SEPARATION (APPROX)

NEW BOARDWALK

EXISTING BOARDWALK

LANDSCAPED OPEN SPACE

NEW ASPHALT/PAVING (RE: CIVIL)

PARKING @ GRADE 
(RESIDENTIAL ABOVE, TYP)
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PROJECT SITE PLAN -
OPEN SPACE CALCS
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SCALE: BACK REF:1" = 20'-0"A1.01

1 PROJECT SITE PLAN - OPEN SPACE CALCS
0'

SCALE: 1" = 20'-0"

10' 20' 40' 80'
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CONCEPTUAL MASSING 

LAKE AVE

LAKE AVE

GRAND AVE

GRAND AVE
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NOTE:
3D PERSPECTIVES ARE FOR REFERENCE ONLY.  SEE 
ARCH DRAWINGS FOR MORE DETAILED INFORMATION.

SCALE: BACK REF:A5.21A A3.01
1 3D - Vignette from Marina

SCALE: BACK REF:A5.21A A3.01
2 3D - Vignette from Lake

SCALE: BACK REF:A5.21A

3 3D - Axon 1

SCALE: BACK REF:A5.21A

4 3D - Axon 2

SCALE: BACK REF:A5.21A

5 3D - Axon 3

SCALE: BACK REF:A5.21A

6 3D - Axon 4

PRELIM. DEV. APP. 2024-1021
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CONCEPTUAL MASSING - FACADE SCHEMATICS & MASSING AERIALS

LVL 1 EC (E BAR)
115' - 0 1/32"

GL WATER LEVEL (8367.0)
91' - 6 1/16"

GL WATER LEVEL (8367.0)
91' - 6 1/16"

B1 - LVL 0 SUBFLOOR
100' - 0"

B1 - LVL 1 SUBFLOOR
112' - 0"

B1 - LVL 2 SUBFLOOR
123' - 6"

B1 - LVL 3 SUBFLOOR
135' - 0"

LVL 2 - EC
128' - 6"

(E) LVL 0 - EC
101' - 4 25/32"

EC - ROOF
141' - 0"

BUILDING #1

TREEHOUSE

EVENT CENTER

EXISTING ALLEY GRADE

b1 40' max
139' - 6"

DARK-SKY LIGHTING AT GARAGE ENTRIES, TYP TRASH ENCLOSURE AT ALLEY W/ PRIVACY 
FENCING & HEAVY-DUTY GATE SYSTEM

EXISTING TREEHOUSE ROOFLINE

12
' -

 0
"

B2 - GROUND FLOOR FFE
109' - 0"

40
' -

 0
" (

M
AX

 B
U

IL
D

IN
G

 H
EI

G
H

T) BUILDING #2

EXISTING ALLEY GRADE

B2 - LVL 2 SUBFLOOR
121' - 6"

B2 - LVL 3 SUBFLOOR
134' - 0"

DARK-SKY LIGHTING AT GARAGE ENTRIES, TYP

TRASH ENCLOSURE AT ALLEY W/ PRIVACY 
FENCING & HEAVY-DUTY GATE SYSTEM

A
LL

 D
RA

W
IN

G
S 

A
N

D
 W

RI
TT

EN
 D

O
C

UM
EN

TS
 H

ER
EI

N
 C

O
N

ST
IT

UT
E 

TH
E 

O
RI

G
IN

A
L 

IN
TE

LL
EC

TU
A

L 
PR

O
PE

RT
Y 

O
F 

TH
E 

A
RC

H
IT

EC
T 

A
N

D
 

M
A

Y 
N

O
T 

BE
 R

EU
SE

D
, R

EP
RO

D
UC

ED
 O

R 
D

IS
C

LO
SE

D
 W

IT
H

O
UT

 T
H

E 
EX

PR
ES

SE
D

 W
RI

TT
EN

 C
O

N
SE

N
T 

O
F 

M
UN

N
 A

RC
H

IT
EC

TU
RE

, L
LC

.  

SHEET TITLE :

SHEET NUMBER :

ISSUANCE : DATE :

NOT FOR CONSTRUCTION
FOR REFERENCE ONLY

315 EAST AGATE AVENUE
GRANBY, CO 80446
970-887-9366
MAARCHITECTURAL.COM

C
:\

Us
er

s\
ga

be
\D

oc
um

en
ts

\M
A

_2
40

2_
Le

at
he

rw
oo

d
_A

24
_S

ITE
_g

a
be

Q
M

4J
A

.rv
t

9/
24

/2
02

5 
9:

43
:5

2 
A

M

A1.12

OVERALL EXTERIOR
ELEVATIONS
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SCALE: BACK REF:A5.21A A3.01
1 3D - Vignette from Marina

SCALE: BACK REF:A5.21A A3.01
2 3D - Vignette from Lake

SCALE: BACK REF:A5.21A

3 3D - Axon 1

SCALE: BACK REF:A5.21A

4 3D - Axon 2

SCALE: BACK REF:A5.21A

5 3D - Axon 3

SCALE: BACK REF:A5.21A

6 3D - Axon 4

PRELIM. DEV. APP. 2024-1021

PREVIOUS ITERATION - FROM 06/30/2025
KIOSK ON GRAND AVENUE, RESIDENTIAL ON GROUND FLOOR ON LAKE AVE
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SCALE: BACK REF:A5.21 A3.01
1 3D - Vignette from Marina

PRELIM. DEV. APP. 2024-1021

SCALE: BACK REF:A5.21 A3.01
2 3D - Vignette from Lake

SCALE: BACK REF:A5.21

3 3D - Axon 1

SCALE: BACK REF:A5.21

4 3D - Axon 2

SCALE: BACK REF:A5.21

5 3D - Axon 3

SCALE: BACK REF:A5.21

6 3D - Axon 4

4-STORY BUILDING #1
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SCALE: BACK REF:A5.21 A3.01
1 3D - Vignette from Beach

CONCEPT REVISION 2024-0618

SCALE: BACK REF:A5.21

2 3D - Vignette from Lake1
A3.01

SCALE: BACK REF:A5.21

3 3D - Axon 1

SCALE: BACK REF:A5.21

4 3D - Axon 2

SCALE: BACK REF:A5.21

5 3D - Axon 3

SCALE: BACK REF:A5.21

6 3D - Axon 4

PREVIOUS ITERATION - FROM 06/17/2024
3-STORY MASSES ON GRAND AVE
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