
 

Grand Lake Planning Commission 
Wednesday, February 15, 2023 at 6:30 PM 

Town Hall - 1026 Park Ave. * Participation In-Person Only* 
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. Consideration to approve Meeting Minutes 

4. 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. 

5. Conflicts of Interest 

6. Items of Business 

A. Quasi-Judicial Public Hearing: Daven Haven Planned Development Amendment #3, Continued from 
02-01-2023 

7. Items for Discussion 

B. 2020 Comprehensive Land Use Plan item review 

8. Future Agenda Items 

C. CHFA-TA Update for Mary Drive Parcel 

9. Adjourn Meeting 

For live streaming (listening only) scan the QR code. 
You will not be able to actively participate via the web streaming. 

 
You can also dial in using your phone. 1 (719) 359-4580 

Meeting ID: 936 7288 8470 
Access Code: 141859 
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Date: February 15th, 2023
To: Chairman Shockey and the Planning Commission
From Kim White, Community Development Director
RE: Quasi-Judicial Public Hearing: Daven Haven Planned Development Amendment #3, Continued 
from 02-01-2023

Purpose

The Town has received a request for an Amended Final Plat and Development Plan for the Daven 
Haven Cottages Planned Development. The request proposes to subdivide the property to allow for 
an additional parcel, parcel 5, to construct a new residence and modifies parcel lines within the 
Planned Development. The Barnes Family Trust is the applicant represented by Carey and Gregory 
Barnes.   A copy of the Third Amendment Plat is attached.

The Daven Haven Planned Development (PD) consists of 2.44 acres.  The PD includes a lodge
building, accessory structures (laundry building, maintenance building, numerous sheds, a gazebo), 
and 12 residential cabins with area for open space, parking and snow storage. The underlying zone 
district for this PD is Resort.  

Additionally, the current location of the concrete pad for the Trash is located partially on the town 
ROW on Cairns Ave. This item can be included during this hearing and to allow the Trash 
encroachment to remain, would require the approval of an encroachment license.

Project Amendment History

The subject property was included as a part of the Marina Drive Minor Subdivision platted July 10, 
2000 .  A brief amendment history is provided in the table below.  

2001 Marina Dive 
Minor 
Subdivision
(REC 2002-007243)

Subdivide 4+ 
acres into 3 
parcels  

Easement for Structural Encroachment 
into Public ROW 
Ordinance 13-2001

2002 Daven Haven 
Cottages 
Planned 
Development
(REC 2008-007245)

Subdivide and 
create PD 
“overlay” 
(Resort zoning 
designation)   

Planned 
Development 
Plan 
Ord 4-2002 
FDP for PD 

Subdivide Parcel 
3 (2.4 acres) 
into two
parcels, 18-unit 
townhouses 
(Parcel 3) Lodge 
(Parcel 4). 

SIA for public 
improvements to Cairns 
Ave, Marina Drive 
internal road and 
parking area, water 
sewer and hydrants.
replace pool with 
gazebo as GCE

2008 Daven Haven 
Cottages 
Planned 
Development
(REC 2008-011705)

First 
amendment

Removed future 
cabin sites 
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2011 Daven Haven 
Cottages 2nd

Amendment
(REC 2012-002995) 

Second 
amendment

PC Resolution 
No. 13-2011 

Define parcel 
boundaries for 3 
and 4. 

Subdivide land for 
Lodge (parcel 4 (.39 
acres)) and reduce land 
for cabins / HOA (parcel 
3 - 2.05 acres) removal 
of garages increased 
snow storage area. 

2012 Correction Plat 
Daven Haven 
Cottages
(REC 2012-009954)

Correct 
previous 
plat errors

Correct 
building 
dimensional 
and site 
data errors 

Amended and 
restated decs
(cap of 12 
units) .  

Parking 
for lodge 
– 20 
spaces 
Parking 
for cabins 
– 24 (two 
/cabin) 

2023 3rd Amended final 
Plat Daven Haven 
Cottages  

Applicant 
needs to 
provide 
info. 
Include   
stated 
purpose for 
replat. 

Need 
clarification 
Status of 
Mutual 
Easement 
Agreement 

Notice of Hearing

Legal Notice was published in the Middle Park Times on December 29th, 2022 advertising the date and 
time of this Hearing.  Additionally, 16 certified mailings were sent, return receipt requested, to property 
owners within 200’ of the subject parcel on December 23, 2022. As of the date of this memo 11 adjacent 
property owners have signed as having received the notice. No formal comments have been received.  

Per the Code, amendments to previously approved plats and plans are to be made by the Board of 
Trustees with recommendation by the Planning Commission. Amendments shall be considered as a 
new development application and shall follow the provisions for standards and specifications set forth 
in the Code. (§12-9-7). If an application is deemed incomplete, after the deadline for submission, the 
application should not be heard by the Planning Commission.

Staff Recommendation 

Per the Code, the Commission is to make a recommendation to the Town Board of Trustees 
regarding the proposed amendment.  The Commission opened the Public Hearing on January 18th, 
2023.  No public Comment was taken at that time.  The Commission shall continue the Public 
Hearing by taking public comment and close the Public Hearing prior to turning the matter over to 
the Commission for Commission discussion and action.  
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Staff’s review of the request finds that all of the requirements for the amendment of the plat are 
complete except one item (item “a” below). Per the Municipal Code (12-2-25) “Lienholder consent 
shall be required and the Town will not approve a Final PD Plan without such consent.” The 
applicant shall notice all owners, including the lienholders, about the change in the planned 
development. The owner has stated that notices are sent to the lienholders, but the responses have 
not been received to date.  All other property owners have given permission to move forward with 
the amendment to the planned development.

Staff recommends that the Planning Commission review the items and discuss any items it deems 
incomplete or in need of more information.  If all items meet the guidelines of the municipal code 
for completion, staff recommends a favorable motion with the condition that the applicant provide 
Staff with proof of consent from the lienholders prior to March 6th, 2023.

Required Information

a. The Barnes Family Trust is not the sole owner of the area that is included in this application 
request to amend the Daven Haven subdivision and development plan.  A statement of 
ownership is required.  Provide all the property owners, including any lien holders and 
parties having a real interest in the property. This amendment requires owners 
authorization and signatures.  If owners are represented by a power of attorney having 
signature authorization provide the supporting documents stating power to sign. (including 
the HOA) Leinholder consent has not been acquired.

b. Provide a Current Title Commitment – Parcel 4 received, missing parcel 3 – up-to-date 
Owner and Encumbrances has been received for all properties associated with the Planned 
Development.

c. Provide a narrative description of the character of the proposed development; goals and 
objectives; explanation of the rationale behind the request, explanation of conformance to 
the Comprehensive Plan. -Received

d. A description of the existing conditions and proposed changes.  Identify any improvements 
necessary for access, open space Clarify anticipated legal treatment of common ownership 
and maintenance of said open space areas. - Received  

e. 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. - Received  

f. Quantitative data for the following: total number and type of dwelling units; parcel size; 
proposed lot coverage of buildings and structures; gross and net residential, commercial 
densities; total amount of open space (separates figures for usable or improved open 
space); total amount of non-residential construction (including a separate figure for 
commercial,) with the amount of open space associated. - Received  

g. Add Note documenting the proposed maximum height of all buildings. -agreed during 
original PD negotiations in 2001 (PC resolution 02-2001)
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h. Add Note referencing proof of legal, appropriated private water rights and/or source of 
proposed water service. -determined in 1996-2001 hearings  

i. Add Note referencing proof of sewer service availability and service provider. Follow 
technical drawing requirements per Code. - Received  

j. Name of the proposed development shown on a vicinity locator map at a legible scale. -
Received  

k. Graphic depicting Site conditions [including contours at two foot (2') or less intervals, water 
courses, flood plains (i.e., 100 year), unique natural features, and vegetation cover]. -
grading and vegetation not shown on plat.

l. The location and floor size of all existing and proposed buildings, structures, and other 
improvements including maximum heights, types of dwelling units, density per type, and 
non-residential structures, including non-residential facilities. –location and type of existing 
buildings shown. Proposed buildings on parcel 5 not designed at time of plat, however 
restrictions have been listed on the plat for future construction with a max height (28’), 
minimum setback from Cairns (10’) and maximum density (1 Single family structure), 
underlying zoning of Resort.

m. Clearly identify the location and size in acres or square feet of all areas to be conveyed, 
dedicated or reserved as common open spaces, public open spaces or parks, recreational 
areas,  and similar public and quasi-public uses. General common elements shown

n. Clearly identify the proposed circulation system of streets and ways including pedestrian 
and bicycle paths, off-street parking areas, loading areas, and major points of access to 
public rights-of-way (including major points of ingress and egress to the development). –
Easement/maintenance agreement updated.

o. Notations of proposed ownership - public or private - should be included where 
appropriate. - Received  

p. Add Information on land areas adjacent to the proposed Planned Development including 
land uses, zoning classifications, unique natural features of the landscape? – neighboring 
properties shown

q. Add the existing and proposed utility systems and easements including sanitary sewers, 
storm sewers, and water, electric, gas and telephone lines -shown in 1996-2001 hearings  

r. A landscape plan indicating the treatment and materials used for open spaces, and a 
revegetation plan showing treatment of disturbed areas. -determined in 1996-2001 
hearings  

s. Add any proposed treatment of the perimeter of the Planned Development, including 
materials and techniques used such as screens, fences and walls -determined in 1996-2001 
hearings

t. The snow removal and storage plan. Meets code standards.  
u. The applicant shall provide an address mylar (14" x 18" black line) that includes the 

following: 
address(es) as assigned by the Town of Grand Lake, north arrow, name of the development, 
identification of legal description (lot & block, parcel, unit, etc.), road names and adjoining 
subdivisions, for the Grand County Department of Planning and Zoning. -PDF received, to be 
printed prior to Board Hearing
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v. The applicant shall provide a closure sheet including (lots with dimensions and ties to 
monumentation, bearings and distances, - Received  

1. Add a general note that the Daven Haven Planned Development final plan and subdivision plat 
have been combined with this application.  -Complete  

2. Provide the updated ingress/egress provisions and maintenance of Daven Haven Lane/Cottage 
Drive. -Complete  

3. Mutual Easement Agreement (Rec #2012003170) has been updated and is noted on the plat. 
The HOA covenants have been updated and are included. -Complete  Both documents will need 
to be recorded.  Applicant is responsible for all recording fees. 

4. Planning Commission Signature Block has been added. -Complete  
5. HOA signature block has been added. -Complete  
6. A statement of consent stating the owners and members of the HOA have agreed to allow the 

single signature block has been received by Staff.
7. A Purpose statement has been added to the plat. -Complete  
8. Amendment History of the property is listed on the plat. -Complete  
9. Lodge Trash has been added to parcel 4, requires an encroachment license. Previous 

encroachment license denied in 2010 (See information attached with Resolution 15-2010).  
10. Reference to Lodge building encroachment ordinance 13-2011 is on the plat. -Complete  
11. Underlying zoning of Resort District noted on the plat. -Complete  
12. Conditions of height limit of “28’” (PC resolution 02-2001), side and rear setbacks set by code, 

except where existing buildings are currently located, has been added. -Complete  

Motion
After closing the Public Hearing, the Commission may make the following motion:

Planning Commission moves to have Staff work with the attorney to draft a Resolution to 
Recommend the Daven Haven Planned Development 3rd amendment with the following
conditions:
1) that proof of lienholder consent is received by staff prior to the Board of Trustees 

Hearing.
2) The Applicant acquire an encroachment agreement for the Trash located partially in the 

Town Right of Way.
3) _______________________________________________________________________

OR 
Move to continue the matter- move to gather more information and continue the Planning 
Commission’s review until the Commission is ready to make a recommendation to the Town 
Board

OR
Motion to Deny the Daven Haven Planned Development 3rd amendment based on the 
following: __________________ 
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eece1773-473d-4668-a53f-40bfb4ea1e76

CTM eSignature by:

Bruce Appel
7079859d-2967-40a9-b540-b4f736b0bac0

CTM eSignature by:

Joelle Appel

81ab911c-92eb-4178-9e65-842e5c3860a3

CTM eSignature by:

Christopher Whitney Mandel

94d44c6a-b297-4bc7-9698-4f2853e1ea73

CTM eSignature by:

Cecil Jones

013d0b4b-07d8-4ec5-80f8-9c3b7e9372ff

CTM eSignature by:

Claudia Dreiling

0076caa7-76e5-43cc-b600-18b2fba48ac0

CTM eSignature by:

Daniel A. Debacco
4f3474ba-1aea-4b74-bc8e-c7f0844d55d5

CTM eSignature by:

Katrina M. Debacco

283d37bf-697d-45a7-ac55-210965ba8c07

CTM eSignature by:

Cecil Jones

20b873c1-5996-45ba-a86e-296502f0485c

CTM eSignature by:

Claudia Dreiling

a9725002-d3ce-4015-a8d2-fa7f7ee0c9af

CTM eSignature by:

Christine L. Stanley

1b419a76-d65d-476e-9c01-aaffd186bbc0

CTM eSignature by:

Greg A. Barnes

33686e4e-eba5-4d7d-9473-b195dfeaa75a

CTM eSignature by:

Carey A. Barnes

8739749b-bb43-4e74-9319-ed5816476c45

CTM eSignature by:

Rebecca A. Schreuder
4d51147f-cc7f-4257-ab07-63b2cd1ac0c7

CTM eSignature by:

John H. Schreuder
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Certificate of Completion
Document Information

Document Number: 8a0e2645-dc68-479f-b8a2-615c08533eaa
Document Name: Unsigned HOA form
Date Created: 1/28/2023 11:48:07 AM (MST)
Date Modified: 2/7/2023 9:09:00 PM (MST)
Document Owner: Donna Ready
Signatures: 14

Signatures/Initials

Bruce Appel
Signed: 2/7/2023 8:09:05 PM (MST)
IP Address: 98.55.109.60

Joelle Appel
Signed: 2/7/2023 9:08:59 PM (MST)
IP Address: 98.55.109.60

Christopher Whitney Mandel
Signed: 1/29/2023 11:12:56 AM (MST)
IP Address: 172.58.242.120

Cecil Jones
Signed: 1/30/2023 1:05:46 PM (MST)
IP Address: 76.154.112.147

Claudia Dreiling
Signed: 1/30/2023 1:08:10 PM (MST)
IP Address: 76.154.112.147

Daniel A. Debacco
Signed: 2/7/2023 11:23:17 AM (MST)
IP Address: 71.205.228.240

Katrina M. Debacco
Signed: 2/7/2023 11:22:41 AM (MST)
IP Address: 71.205.228.240

Cecil Jones 8

Section 6, ItemA.



Signed: 1/30/2023 1:06:59 PM (MST)
IP Address: 76.154.112.147

Claudia Dreiling
Signed: 1/30/2023 1:10:07 PM (MST)
IP Address: 76.154.112.147

Christine L. Stanley
Signed: 2/7/2023 10:57:57 AM (MST)
IP Address: 75.71.153.161

Greg A. Barnes
Signed: 2/7/2023 8:06:01 AM (MST)
IP Address: 174.26.16.35

John H. Schreuder
Signed: 2/4/2023 2:30:51 PM (MST)
IP Address: 97.118.125.117

Carey A. Barnes
Signed: 2/7/2023 8:06:37 AM (MST)
IP Address: 174.26.16.35

Rebecca A. Schreuder
Signed: 2/4/2023 2:33:53 PM (MST)
IP Address: 97.118.125.117

Digitally signed by CTM Software Corporation
Reason: Document Validation, Timestamped by Symantec
Location: Wheat Ridge, Colorado
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Grand Lake Planning Commission 
 

Discussion of 2020 Comprehensive Land Use Plan Items 
 

 
TO: Chairman Shockey and Commissioners  
FROM: Kimberly White, Planning Department 
DATE: 02/15/2023 
RE: Discussion of 2020 Comprehensive Land Use Plan Items 
 
Purpose: 
The 2020 Comprehensive Land Use Plan contains Goals, Strategies, and Priority Actions that were 
obtained using public surveys and meetings. Staff has requested that the Planning Commission review 
the items and give a list of their priorities to Staff to begin researching and bringing forward 
throughout the year. 
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TOWN OF GRAND LAKE
Comprehensive Plan

November 2020November 2020
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DCB 1DA CB

Plan Organization
The 2020 Grand Lake Comprehensive Plan is designed 
to provide guidance for decision making in an easy to 

document is searchable with hyperlinks embedded into 
the Table of Contents.  Page numbers within each plan 

APPENDICES 

1. . The Town of Grand 
Lake Three Mile Area Plan is prepared to comply with 

2. Design Guidelines for the Central Business District 

The design guidelines address architecture, 

design review standards.

PROJECT MATERIALS

Large format versions of the planning maps in this 
document, along with other project support materials 
created during the planning process, are  available for 
viewing at the Town Hall.

An electronic version of the Comprehensive Plan and its 
appendices can be found on the Town website at  www.
townofgrandlake.com.  

IntroductionAA

BB

CC

DD

Plan Influences

Policy Framework

Implementation

also included.

A Healthy Economy and A Connected Community.  Each 

guiding principle and sets of achievable goals, key 

guide growth and land use decisions.

goals.

BBBBBBBBBBBBBBBBB CCCCCCCCCCC DDDDDDDDDDAAD

ntroductionIII

Overview        32
33-37

IntroductionAA

BB

CC

DD

1
       2

       3
      4

Plan Influences

Policy Framework

Implementation

5
       6

      7
      8,9

Overview        10
       11

     11

       12, 13
  14, 15

       16, 17
  18, 19

       20, 21

       22, 23
  24, 25

       26, 27
  28, 29

      30, 31

Table of Contents
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DCB DA CB

I

Functional Plans and Studies
3 Mile Area Plan

Design Guidelines
Downtown Community Assessment

Grand Avenue Streetscape Plan
Grand County Housing Study

Parks Open Space and Trails Plan
Strategic Trails Plan

Space to Create Report

Development Regulations

Sign Code
Building Code

Other Municipal Codes

Capital Improvement 
Programming

Annual Town Budget

GRAND LAKE COMPREHENSIVE PLAN

These words from the Grand Lake 2006 Comprehensive 

provides a guide to help unify decisions we make toward 

the plan on real community needs and Grand Lake values.  

Purpose and Authority

out a comprehensive plan for the physical development of 

Grand Lake Comprehensive Plan is considered necessary 

and harmonious development of the municipality and its 

The 2020 Town of Grand Lake Comprehensive Plan builds 

Lake.  The 2006 version of the comprehensive plan was 
used as an aid to create a more focused strategic planning 
document.  

The 2020 Town of Grand Lake Comprehensive Plan should 

1.

2.

This 2020 Town of Grand Lake Comprehensive Plan 

businesses, land owners, project applicants and developers 
with a broad policy tool for guiding decisions concerning 

studies.

BBBBBBBBBBBBBB CCCCCCCCCC DDDDDDDDDDDDAA D

Winter Bingo Exhibit
February 15, 2020
4:00 pm - 7:00 pm
Grand Lake Center
301 Marina Drive

Community Open House
February 25th, 2020

3:00 pm - 7:00 pm
Grand Lake Community House

Grand Lake Town Square

We want to hear from you!
Refreshments Provided

For more information please visit:
www.plan-tools.com/Projects/GrandLake

Grand Lake Comprehensive Plan Update
V i s i o n  2 0 2 0

3

ntroductionII

outreach.  A dedicated website established at the onset 

DCBDA CB

Planning Process

the list of accomplishments shown on page 4.  As with any 
comprehensive plan, there is a need to periodically review 

update.  

appointed the Grand Lake Comprehensive Plan Task 

several members of the community. 

A matching grant awarded for the project by the Colorado 

consultant team in December 2019 to prepare the plan 

public outreach assistance for the project. 

public workshop held at the Grand Lake Community House 

Community Workshop 1

BBBBBBBBBBBBBBBBB CCCCCCCCCCC DDDDDDDDDDAAD

I
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I
Prior Plan Accomplishments

2006 Comprehensive Plan Action Item Accomplishments Since 2006 Plan Adoption
Conduct a detailed analysis of providing affordable 
housing using other mountain resort communities as 
guidelines.

Research provision to provide developer incentives for 
inclusionary zoning. 

regarding affordable housing fees, individual studies, and 
inclusionary zoning.

Establishing an ordinance to proactively rehabilitate 
storefronts. Commercial Enhancement Grant Program established.

designation.

Solicit applications for members to form a Central 
Business District Design Advisory Board (CBDDAB).

adoption of the Streetscape Masterplan in 2015.
Work with CBDDAB members to review and prioritize A, B, 
and C district guidelines. districts.
Establish design guideline package for architecture, 
landscape, signage and lighting. review regulations.

special events. special events.

boat tours. Enterprise.  Headwaters Marina town run enterprise.

rehabilitation projects. revolving loan program.
Eliminate fences, walls & permanent structures within the 

Design Standards for fences & walls.
Establish guidelines for development in wetlands & 
wildlife habitat areas.
Establish guidelines for Mountain Pine Beetle 
management, coordinate with regional efforts.
Establishment of a hillside development ordinance for 
steep slopes.

kayaking center.

Headwaters Marina leases to Mountain Paddlers. The 

Boat ramp reconstruction. Project completed.

Evaluate costs and implementation of conceptual 
monument signage sketches. Cost estimates and sketches completed.

& Garfield) to be part of Lakefront Park development.
Cost analysis completed, property purchased, resold and 
rezoned.

alignments and waterfront program uses.

Workshop with business owners to develop boardwalk 
design, landscaping, lighting and identify funding. 

2015 Grand Avenue Streetscape Masterplan adopted as 

Community Development.

Establish town trail signage for way finding along West 
Portal Rd. 2014 Town adopted Wayfinding Master Plan.

BBBBBBBBBBBBBB CCCCCCCCCC DDDDDDDDDDDDAA D

VAILAVON

LYONS

WALDEN

GRANBY

GOLDEN

FRASER

EMPIRE

DILLON

DENVER

BOULDER

LOVELAND

LONGMONT

KREMMLING

GRAND LAKE

GEORGETOWN

ESTES PARK

WINTER PARK

FORT COLLINSSTEAMBOAT
SPRINGS

HOT
SULPHUR
SPRINGS

R O U T T

G R A N D

E A G L E

L A R I M E RJ A C K S O N

B O U L D E R

G I L P I N

C L E A R

5

PP lan Influences

DA CB

Setting
Grand Lake is a small, rural mountain community located 

water body.  Grand Lake is characterized by its scenic lake 

HISTORIC CONTEXT

Cheyenne and Arapaho hunted in the area.  The large 
body of water now known as Grand Lake was originally 

town known as Grand Lake City emerged on the west 

to the Town every summer, and the Grand Lake Yacht 

brought more summer visitors and cemented Grand Lake 
as a gateway community.  

major snowfall of the season through Memorial Day, Grand 
Lake sits at the end of the road near the western entrance 

in the winter and its shoulder seasons.  Despite its limited 
accessibility, an increasing number of sport enthusiasts 

to the area for its beauty, culture and charm. 

Regional Context Map 

Historic Grand Lake 2

DA CB

I
REGIONAL CONTEXT

becomes the Trail Ridge Road Scenic Byway as it runs 

in the summer and fall, Trail Ridge Road is the highest 

AAAAAAAAAA BB CCCCCCCCCCC DDDDDDDDDDDD 60
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Community Profile

Grand Lake Housing Units: 2018

Housing Category # Units

995

256

739

Vacancy Rate 74.3%

Total Population 505

Household Population 502

Group Quarters 
Population

3

Persons per Household 1.96

Source: State Demography Office

Population Growth

Year Population Growth Rate

1990 259

1995 337 5.4%

2000 418 4.4%

2005 407

2010 469 2.9%

2015 483 0.6%

2018 505 1.5%

Source: State Demography Office

Population Distribution by Age for 2018

Grand Lake: All Jobs, 2017

Household Income Distribution

DA CB

Geography
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PP lan Influences
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Relevant Plans and Studies

Date Short Title Description

Various Grand Lake Municipal Code
Regulations.

2002 Traffic Design Concept This document provides an overview and design concepts associated with creating a 
roundabout at West Portal Rd., Lake Ave. and Center Dr.

2003

2003 Grand Lake Trails: The 

2004
A preliminary analysis of future improvements to the roadway network on the west side 
of Grand Lake. Particular attention is focused on improving traffic flow at the connection 

2006

2009 Parks, Open Space and Trail 
Plan (Draft)

This draft supplement to the 2006 comprehensive plan document provides a 

recommendations for park improvements.

2011 Grand County Master Plan This is a policy document for making orderly and desirable decisions concerning the 
future use of land in the County.

2012

2014

Rocky Mountain Repertory 

Study

2013 Downtown Grand Lake 
Community Assessment

This report provides an overview of the downtown assessment process, a list of 
observations, and recommendations for downtown improvement.

2014 Gateway Community Livability 
Assessment

This report evaluates the natural, cultural, physical and economic health of the 

2014 Wayfinding Master Plan
This document creates a wayfinding signage masterplan that includes conceptual signage 
designs, preliminary signage locations, probable costs for sign fabrication and installation, 
and an action plan.

2015 Plan
This strategic plan identifies specific wildland fire risks and provides prioritized mitigation 
recommendations designed to reduce those risks.

2015 Grand Avenue Streetscape 
Plan

This is a streetscape plan for Grand Avenue from Portal Road to Hancock Street. The 

function, safety, walkability, and appearance.

2016 Grand Lake Clarity 
water clarity goals (instead of standards) for Grand Lake. 

2016 Transportation & Human 
Services Plan

This plan serves as the Regional Coordinated Transit and Human Services Plan for the 

service providers to improve mobility.

2017 Policy Summary Analysis An analysis conducted by various community members of policies associated with the 

2018 Grand County Housing Study This study focuses on strategies to develop housing that will be affordable for County 
residents, with specific application to Grand Lake.

2018 Grand Lake Shoreline 
Lakeside Park, and includes parking and transit options.

2019 and Arts Market Survey

This preliminary feasibility study is the first step in determining how an affordable arts 

assets, and resources.

2019 Headwaters Trails Alliance 
Strategic Trails Plan

This document is an update to the 2014 Headwaters Master Trails, with a more specific, 
geographic regional approach to defining specific priorities and goals, with specific 

2019 Proposed capital improvements for the Town of Grand Lake and their projected cost over 

DA CB

PP lan Influences
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PP olicy Framework
Overview

principles, achievable goals, key strategies and priority 

framework hierarchy:

Vision Statement

Guiding Principles *

Plan Themes

Achievable Goals

Key Strategies

Priority
Actions

* Informed by Heart & Soul Value Statements

A CB

VISION STATEMENT 

Grand Lake.

PLAN THEMES

The principal areas of focus and organizing elements 
of the Comprehensive Plan. Each plan theme contains 

GUIDING PRINCIPLES

Each plan theme is framed by a guiding principle.   A 

The guiding principles are informed by several value 
statements prepared by Grand Lake Heart & Soul and 
public input.  

ACHIEVABLE GOALS 

importance.  Achievable goals are informed by a review 

KEY STRATEGIES 

PRIORITY ACTIONS 

DA CB

P
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PP olicy Framework
Vision Statement

A NATURAL ENVIRONMENT

Guiding Principle:  

surroundings, the water, trails, forests, wildlife, and 

to protect our wonderful natural resources and provide 
access to them.

AN AUTHENTIC PLACE 

Guiding Principle: 

We value the historical character and serenity of our 

and around Grand Lake.

“The Town of Grand Lake 
will protect its natural environment, 
preserve its history, and enhance its 
economic vitality to ensure quality 
of life for its residents, businesses, 

and visitors “

DA CBDA CB

Plan Themes and Guiding Principles
The following are the four plan themes for the 2020 Grand Lake Comprehensive Plan, followed by their guiding principles. 

A HEALTHY ECONOMY

Guiding Principle: 

community.  Grand Lake is noted for the casual, historical, 
western character of its shops, restaurants and lodgings, 

strengthening.  We welcome current and future business 

District and award of Space to Create.

A CONNECTED COMMUNITY

Guiding Principle:

P

(credit: mountainlake.com)
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PP lan Theme: A Natural Environment
Background
Grand Lake is surrounded by thousands of acres of 
public lands and has an abundance of scenic and natural 
resources.  With a vast amount of open lands come a 
number of regional and local trails for hikers, mountain 

snowmobilers.  Several of these trails connect directly 
to Grand Lake with trailheads located on the edge of 

enhancing accessibility to this trail system is vital to the 

Local trail 3

Grand Lake water clarity 5

Moose near Grand Lake  4

A diverse array of wildlife can be seen in Town and on 
nearby trails, including moose, bear, bobcat, deer, elk, 

throughout the area serve as wildlife corridors.  Ample 

key to remaining useful as wildlife movement corridors. 

Many of the local creeks and streams feeding both 
Grand Lake and Shadow Mountain Reservoir feed the 
headwaters of the Colorado River system.  The Colorado 
River basin is the primary source of water for Colorado 

Colorado River Basin.

The CBT project pumps the water uphill to Grand Lake, 
through a series of reservoirs including Shadow Mountain 

deepest natural lake at 507 acres and 265 feet deep.  

annually.  Due to this regulated water level, Grand Lake 

an important role in the desirability of Grand Lake for 

DA CB DA CBAAAAAAAAAAA BBBBBBBBBBBBBB CC DDDDDDDDDD C 13

PP lan Theme: A Natural Environment

geologic hazards. These geologic hazards include rockfall, 
avalanche, and mudslides on unstable or steep slopes.  

surrounding unincorporated area. 

The heavily forested steep slopes surrounding Grand 

Beetles, which, since 2006, caused mortality in over 
90% of large diameter Lodgepole pine in and around 

reduce those risks.  

the community. The lakeshore and adjoining mountain 
views are valuable assets which are vulnerable to 

Reducing the risks of natural hazards and conserving 

sound environmental stewardship.

Sailing on Grand Lake 8

View of Shadow Mountain Reservoir 7

View of Mount Craig, a.k.a.  “Mount Baldy”  6

DA CBDA CB AAAAAAAAAA BBBBBBBBBBBBBBBBB CC DDDDDDDDDDDC
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ACHIEVABLE GOALS, STRATEGIES AND PRIORITY ACTIONS

Open Space & Trails

Achievable Goal: To conserve public open lands and their abundant natural resources.
Key Strategy:  Work with national, state and local agencies and organizations where necessary to effectively manage public 

Achievable Goal: To improve access to, and interconnectivity with, designated open lands.

Key Strategy:  Work with national, state and local agencies and organizations to improve access to permanently reserved 
designated open lands for passive and active recreational uses.

Viewshed Protection

Achievable Goal: To preserve scenic vistas.
Key Strategy:  Work with Grand County to ensure the preservation of key lake and mountain view corridors.

Watershed Protection

Achievable Goal: To keep Grand Lake blue.

Key Strategy:  Work with federal, state and local agencies to monitor and improve water clarity in Grand Lake.

Hazard Mitigation

Achievable Goal: To reduce the risks of natural hazards.

flood damage and other natural hazards.

14 DA CB DA CB

PPP lan Theme: A Natural Environment

AAAAAAAAAAA BBBBBBBBBBBBBB CC DDDDDDDDDD C

Guiding Principle:  
We value the Grand Lake area’s unique natural surroundings, the water, trails, forests, wildlife, 
and mountains.  We appreciate those organizations that work to protect our wonderful natural 

resources and provide access to them.

Priority Action:

Priority Action:

recommendations in the HTA Strategic Trails Plan.

Priority Action:

where necessary.

supplemental regulations for viewshed protection.

Priority Action:

and enhance the shoreline and surface water regulations

Priority Action:

Conservation Board for flood damage prevention.

for increasing defensible space and reducing structural ignitability.

Grand County Office of Emergency Management.

15DA CBDA CB AAAAAAAAAA BBBBBBBBBBBBBBBBB CC DDDDDDDDDDDC
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PP lan Theme: An Authentic Place
Background

that strongly values its history and local culture. 

several buildings listed on the Colorado Historic Register, 
including:

• The Grand Lake Community House built in 1922 

Community House is used for a variety of public and 
private events. 

• 

and Grand Lake. 

• 

House currently serves as a museum.

• 
in 1915. The GLAHS is working to preserve the 

auto tourism history.

Historic Places.

Grand Lake Community House 9

Grand Lake Lodge 11

12

10
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PP lan Theme: An Authentic Place

is interrupted by a glacial moraine and West Portal Road, 
most notably in the steep hillside of the Woodpecker Hill 

Walden Street, are 80 feet wide. Mountain Avenue and 

character, most notably in the form of the boardwalks that 

of Grand Avenue was completed.  The Grand Avenue 

1.
Avenue (Portal Rd. to Vine St.) with a driving lane, 

2. Enhance the corners from Vine St. to Hancock St. 

safety.

3.

4.
maintenance plan, and development strategies to 

and studies completed since 2006, including the original 

Grand Lake Community Assessment, and the Gateway 
Community Livability Assessment.  As such, the Grand 
Avenue Streetscape Plan is a valuable community design 
tool for maintaining and enhancing the heart of Grand 
Lake, its central business district. 

future Town growth areas: 

1.

2.

drainages. 

3.

River. Commercial development in this area should 
complement, and not directly compete with, 

that could be incorporated into Grand Lake with  minimal 
impact.

The Town does not currently have an adopted Three 
Mile Area Plan.  A Three Mile Area Plan could provide 

adopted and annually updated in accordance with state 

DA CBDA CB 17AAAAAAAAAAA BBBBBBBBBBBBBB CC DDDDDDDDDDC 66
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Priority Action:

from the Design Guidelines for the Central Business District and the Streetscape Master Plan.

Priority Action:

eighteen zoning districts, and consolidate permitted uses into a single table for ease of reference.

consolidate application types into a single table for ease of reference.

code and resolve any discrepancies or redundancies.

since 2012.

Priority Action:

Guiding Principle:  
We value the historical character and serenity of our small-town community that supports the 

quality of life in and around Grand Lake.

ACHIEVABLE GOALS, STRATEGIES AND PRIORITY ACTIONS

Community Design

Land Use

Managing Growth

Achievable Goal: To maintain control of local land use decisions.

Key Strategy: Work with Grand County and others to direct growth into appropriate locations.

19DA CB18 DA CB AAAAAAAAAA BBBBBBBBBBBBBBBB CC DDDDDDDDDDDAAAAAAAAAA BBBBBBBBBBBBBB CC DDDDDDDDDDDD
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Background

economy has been strongly linked to tourism and outdoor 

asset for the community.  Over 4.5 million tourists visited 

eastern gateway, Estes Park, and do not make the journey 

Western RMNP Entrance 13 Snowmobiling in Grand Lake area  15

14

events, notably performances by the Rocky Mountain 
Repertory Theatre.

to a winter wonderland.  The Grand Lake Golf Course 

within one hour drive of Grand Lake.  And with access 
to hundreds of miles of snowmobile trails, Grand Lake is 

revenue from retail, restaurant, and lodging has been 
steadily increasing for the last several years.

during the spring of 2020.  Seasonal workers from foreign 
countries were also not able to travel to Grand Lake during 
the pandemic. High school students also typically leave 

also need to be supported with myriad social and human 
services in order to live year round in Grand Lake.

CAAAAAAAAAA BBBBBBBBBBBBBB CC DDDDDDDDDDDD

PP lan Theme: A Healthy Economy

DA CB 23DA CB

PP lan Theme: A Healthy Economy

sustaining a healthy economy.  The 2018 Housing Plan 
for the Study Areas of Granby, Grand Lake, Kremmling, 

housing unit goal by 2023: 20 homes and apartments 
deed restricted at or below 120% of the Area Median 

plan noted that accomplishing this goal would address 
67% of the gap, in the Grand Lake area.

workforce housing project. A market study is underway 

6 to a unit) to the nightly rental inventory.  While adding to 

term rental policy.

Providing an array of community services for workers is 
also key.  Such services should include day care and medical 

and Tourism element within a comprehensive plan. The 

(5).

P
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ACHIEVABLE GOALS, STRATEGIES AND PRIORITY ACTIONS

Economic Recovery & Development

Key Strategy: Work with state agencies, community development organizations and local business owners and tenants to 

development regulations.

Attainable Housing

Key Strategy: Work with federal, state and local agencies and the private sector to develop new workforce housing in Grand 
Lake.

P
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PP lan Theme: A Healthy Economy

Priority Action:

Create temporary parklets on Grand Avenue between Hancock Street and Vine Street to add usable outdoor space and 

specified temporary use provisions for commercial zoning districts.

signage, including addressing of the seven consecutive day limitation.

Priority Action:

adjustments to improve economic resiliency.

businesses by streamlining development review and permitting procedures.

Avenue between Hancock Street and Vine Street.

artisan industry, high density residential, institutional and civic uses.

Priority Action:

housing development.

Develop and purchase land as needed for workforce housing.

Guiding Principle:  
We value the businesses providing quality services, employment opportunities and an economic 

base for our community.  Grand Lake is noted for the casual, historical, western character 
of its shops, restaurants and lodgings, even more convenient as our year-round economy is 

strengthening.  We welcome current and future business opportunities.

P
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PP lan Theme: A Connected Community

Emergency Service Providers

Emergency Medical Grand County EMS

Protection District

Protection District

Law Enforcement Grand County Sheriff 
Department

Public Education

Granby Elementary 
School (Granby)

Granby Elementary 
School (Granby)

East Grand Middle 
School (Granby)

Middle Park High School 
(Granby)

A former elementary school, the Grand Lake Center is 
owned by the Town of Grand Lake.  With the conversion 
of the elementary school into the Grand Lake Center,  all 
students are bused to schools in Granby.

The Town of Grand Lake contracts with Grand County 
for law enforcement and emergency medical service 

located in Granby.  Middle Park Heath operates a medical 
clinic at the Grand Lake Center four days a week.

Local bridge 16

Lake Front Park 17

Grand Lake Center 18

C AAAAAAAAAA BBBBBBBBBBBBBBB CC DDDDDDDDDD
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PP lan Theme: A Connected Community
Background

infrastructure consists of civic, cultural and religious 

in that it is empowered with a spirit of community pride 

community spirit is in no small part dependent on fostering 

infrastructure: its roadways, pathways, and signature 

roadway network will be needed to enhance safety for 
pedestrians and cyclists.

that transects the western edge of Grand Lake.  The 

sole major access point, and was designed to handle 

are currently unavailable. Granby, located 16 miles south 

access to commercial bus and passenger train services.

Transportation Service Providers

General Aviation
(Granby)

Airport Shuttle

Bus Bustang Outrider

Train Amtrak (Granby)

Utility Service Providers

Communication

Centurylink
Comcast
Direct TV

Rkymtnhi.com

Telephone Centurylink
Comcast
Vonage

Power

Electric Mountain Parks Electric
Sunpower

Xcel Energy

Sewer & Water

Sewer Three Lakes Water and 
Sanitation District

Water Town of Grand Lake

services in Grand Lake are provided by a variety of public 

unincorporated property owners that are reliant on water 
wells. 
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Priority Action:

Avenue.

Priority Action:

consistent with the Wayfinding Master Plan.

Priority Action:

employee parking, and shared parking opportunities.

Priority Action:

activities.

and sledding.

Establish a local designation process to work with local landowners and Town government to protect important historic 
properties.

Enhance internet and telecommunications service coverage, speed, and strength within the community.

Guiding Principle: 
We value positive, transparent collaboration between Town, surrounding community and 

other contributing organizations to provide quality services.

D AV
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ACHIEVABLE GOALS, STRATEGIES AND PRIORITY ACTIONS

Mobility

Achievable Goal:  To develop a safe and efficient traffic circulation system.

Key Strategy: Work with federal, state, and county agencies to enhance local and regional mobility.

Wayfinding

Achievable Goal: To create an effective and cohesive system of wayfinding signage.

Parking

Key Strategy: Work with local businesses to address customer parking needs.

Community Services and Facilities

population and growth.

communications, power, water and sewer facilities, law enforcement and medical services.

V
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PP lan Theme: A Connected Community
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II mplementation
Implementation Matrix

MATRIX KEY 

Priority Level

2. Vital
3. Desirable

Timeframe

Long Term (LT):  5+     years

Cost

$$$:  $500K+

Plan monitoring 19

Partner Acronym

CCCD  Colorado Center for 
  Community Development

CHLT  Colorado Headwaters Land Trust

CPW  Colorado Parks and Wildlife
CRHSB  Colorado River Headwaters Scenic Byway
CRWCD  Colorado River    

GAC  Grand Arts Council
GC  Grand County

GCBR  Grand County Board of Realtors
GCCOA  Grand County Council on Aging
GCED  Grand County Economic Development
GCHA  Grand County Housing Authority

GCTB  Grand County Tourism Board

GLAHS  Grand Lake Area Historical Society
GLC   Grand Lake Center
GLCC  Grand Lake Chamber of Commerce

GLMRD  Grand Lake Metropolitan 

GLRC  Grand Lake Rotary Club
GLTG  Grand Lake Trail Groomers
GLYC  Grand Lake Yacht Club
GOCO   Great Outdoors Colorado
HTA  Headwaters Trail Alliance
MPH   Middle Park Health 

  Water Conservancy District 

  Council of Government 

A AAAAAAAAAA BBBBBBBBBBBBBBB CCCCCCCCCCC DD
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II mplementation
Overview
The 2020 Grand Lake Comprehensive Plan provides 
a framework for guiding growth, development and 
redevelopment in Grand Lake in the foreseeable future.  

planning policy document closely linked to numerous other 
planning tools, including intergovernmental agreements, 

and other plans and studies.  

The success of the 2020 Grand Lake Comprehensive Plan 

Grand Lake.   As the principal authority and champion for 
the comprehensive plan, the Town has the capacity to 

The Colorado Department of Local Affairs compiled the following list of potential uses for an adopted 
comprehensive plan: 

1.

2.  The plan is a guide and resource for the 

3.

4.

5.

6.

BAAAAAAAAAA BBBBBBBBBBBBBB CCCCCCCCCC DD 74
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Priority Timeframe Cost Partners

1 ST $ CHLT, GLMRD, HTA

2 ST $ DOLA

2 MT $ CDTC, GLMRD, HTA

2 MT $

3 LT $$$

3 LT $ GLRD

2 MT $

1 ST $ CDOT, DOLA, GC

2 MT $ DOLA

2 ST $

1 ST $

2 ST $ DOLA, GLYC, TLWA

2 ST $

1 ST $

1 ST $

2 ST $ DOLA

1 ST $$$ DOLA, GLDC

3 LT $$

2 MT $$

2 ST $ DOLA

2 ST $ DOLA

1 ST $ DOLA

2 ST $ DOLA

2 ST $ DOLA

1 ST $ GC, TLWSD
1 ST $ GC, TLWSD
3 ST $

35

I

DCB DA CB

II mplementation
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Theme: A Natural Environment
Open Space & Trails

recommendations in the HTA Strategic Trails Plan.

Viewshed Protection

where necessary.

supplemental regulations for viewshed protection.

Watershed Protection

in 2021.

and enhance the shoreline and surface water regulations.
Hazard Mitigation

Conservation Board for flood damage prevention.

increasing defensible space and reducing structural ignitability.

Grand County Office of Emergency Management.
Theme: An Authentic Place
Community Design

from the Design Guidelines for the Central Business District and the Streetscape Master Plan.

Land Use

zoning districts, and consolidate permitted uses into a single table for ease of reference.

application types into a single table for ease of reference.

code and resolve any discrepancies or redundancies.

since 2012.
Managing Growth

34
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Priority Timeframe Cost Partners

1 ST $

1 ST $

1 ST $ DOLA, GLCC

1 ST $ DOLA, GLCC

1 ST $ DOLA, GLCC

1 MT $

2 ST $ DOLA, GLCC

2 ST $ DOLA, GLAHS, GLCC

2 ST $ DOLA, GLCC

1 ST $ DOLA

2 ST $ DOLA

1 ST $ DOLA

2 ST $ DOLA

1 ST $ GCHA
1 ST $$
1 ST $$$

2 ST $$
3 LT $

2 MT $$$ CDOT

3 LT $$$ CCCD
3 LT $$$
2 LT $$ CCCD, CDOT

2 MT $ CDOT, DOLA, HTA

2 MT $ DOLA

1 ST $ CCCD, CDOT, GLCC

3 LT $ CCCD

2 MT $ GAC, RMRT
2 MT $ GAC
2 MT $$ DOLA
2 MT $
2 MT $ GCCOA, GCHA, DOLA,  CCCD
1 ST $$$

A

B

C

D

II mplementation

37DA CBAAAAAAAAAA BBBBBBBBBBBBBBB CCCCCCCCCCC DD

Theme: A Healthy Economy

Economic Recovery

business capacity working within specified design guidelines.

temporary use provisions for commercial zoning districts.

including addressing of the seven consecutive day limitation.
Economic Development

to improve economic resiliency.

streamlining development review and permitting procedures.

between Hancock Street and Vine Street.

high density residential, institutional and civic uses.

Attainable Housing

development.

Develop and purchase land as needed for workforce housing.

Theme: A Connected Community

Mobility

Avenue.

Wayfinding

with the Wayfinding Master Plan.

Parking

parking, and shared parking opportunities.

Community Services and Facilities

Establish a local designation process to work with local landowners and Town government to protect important historic properties.

Enhance internet and telecommunications service coverage, speed, and strength within the community.

DCBDA CB36

A

B

C

D
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Grand Lake Town Board
Steve Kudron, Mayor
Jonah Landy, Mayor Pro-Tem
Michael Arntson
Ernie Bjorkman
Tom Bruton
Melissa Ratzmann
Cindy Southway

Grand Lake Planning Commission
Hayden (Hoppe) Southway, Chairperson
Robert Canon, Vice Chairperson
Ernie Bjorkman
Judy Burke 
Diane Mahoney
John Murray 
James Shockey 

Grand Lake Comprehensive Plan 
Task Force
Ginny Wilkinson, Chairperson 
Jim Cervenka, Vice Chairperson
Jennifer Brown
Tom Bruton
Judy Burke 
Elin Capps 
Cindi Cunningham 
John Murray 
Donna Ready 
Alan Walker

Special Thanks

original 2006 Grand Lake Comprehensive Plan that preceded this 2020 Grand Lake Comprehensive Plan update.

Town Staff
John Crone, Town Manager
Kimberly White, Town Planner

Project Consultants

Paul Mills, RLA   Russell + Mills Studios
Shelley La Mastra, RLA  Russell + Mills Studios
Colleen Hannon  West Slope Resource   
    Development

Photo Credits
1   Russell + Mills Studios
2  grandlakehistory.org
3   mountainlake.com
4   mountainlake.com
5   mountainlake.com
6  mountainlake.com
7  mountainlake.com
8  mountainlake.com
9  historycolorado.org
10  tripadvsor.com
11  skyhinews.com
12  westernriv.com
13  roadtravelamerica.com
14  mountainlake.com
15  mountainlake.com
16  mountainlake.com
17  mountainlake.com

19  Russell + Mills Studios
Cover page Grand Lake Chamber of Commerce
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Grand Lake Planning Commission 
 

CHFA- Technical Assistance Update 
 

 
TO: Chairman Shockey and Commissioners  
FROM: Kimberly White, Planning Department 
DATE: 02/15/2023 
RE: Informative Update for CHFA – Technical Assistance 
 
Purpose: 
To Update the Planning Commission on the progress of the consultants for the feasibility study of the 
Mary Drive Parcel.  
 
Background: 
The Town applied for a technical assistance grant through CHFA for proposed affordable housing. Using 
the responses from the recent polls during the Municipal Lands Master Plan, the technical assistance 
committee started work on a feasibility study for the Mary Drive Parcel.  
 
Update: 
 
The attached documents show the proforma for the proposed project and some proposed renderings. 
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Housing Development & Preservation Application Spreadsheet Development Costs
Project Name:
Date: 2/9/2023
Applicant: New! Checklist
Spreadsheet Version: 2/9/2023
County: Grand

Development Budget Total Cost Cost/Unit Cost/Sq Ft Rentable Square Footage 29,682
ACQUISITION COSTS Non Living Square Footage
Land 0 0.00 Total Project Square Feet 29,682
Existing Structures* 0 0.00 Number of Units 27
SUBTOTAL $0 0 0.00
SITE IMPROVEMENTS* % of Non-living SF 0.0%
On-Site Infrastructure Grading, Parking & Drainage $405,000 15,000 13.64
Off-Site Infrastructure 0 0.00
Demolition 0 0.00
SUBTOTAL $405,000 15,000 13.64
CONSTRUCTION*
New Construction 0 0.00
Rehabilitation 0 0.00
General Requirements 0 0.00
Contractor Overhead & Profit 0 0.00
Contractor Construction Contingency 0 0.00 0.00% % of construction
Owner Hard Cost Contingency 0 0.00 0.00% % of construction
FF&E 0 0.00 Construction Loan
Building Permit Fees 0 0.00 Loan to Total Project Costs 65%
Other (Specify) $275PSF 8,162,550 302,317 275.00 Debt 8,062,887
SUBTOTAL $8,162,550 302,317 275.00 Equity Requirement 5,342,248
PROFESSIONAL FEES Rate 6.00%
Architect Fees 0 0.00 Amortization I/O
Engineering Fees 0 0.00 Const Loan Term 1
Real Estate Attorney Fees 0 0.00 % of Const Interest Accrued 60%
Surveys 0 0.00 Fee 1.00%
Green Planning and Design Fees 0 0.00 Constuction Loan Interest after Y1 290,264
Construction Management Fees 0 0.00
Construction Accounting 0 0.00
Other (Specify) Estimated @ 8% of Hard Costs 612,191 22,674 20.63
SUBTOTAL $612,191 22,674 20.63
CONSTRUCTION FINANCE
Construction Insurance (H&L, Builder's Risk) 0 0.00
Construction Performance & Payment Bonds 0 0.00
Construction Loan Orig. Fee 1.00% $80,629 2,986 2.72
Construction Interest 290,264 2,986 2.72
Construction Lender Legal Fees 0 0.00
Title and Recording 0 0.00
Taxes During Construction 0 0.00
Insp. Fees (3rd party/Bank) 0 0.00
Power/Telecom Fees 0 0.00
Other (Specify) 0 0.00
SUBTOTAL $370,893 5,973 5.43
PERMANENT FINANCE AND SYNDICATION 
Loan Fees & Expenses ######################### $52,770 1,954 1.78
Lender Legal Fees 0 0.00
Title and Recording 0 0.00
Bond Cost of Issuance 0 0.00
Organization Costs 0 0.00
Tax Opinion 0 0.00
Syndication Legal Fees 0 0.00
Other (Specify) 0 0.00
SUBTOTAL $52,770 1,954 1.78
SOFT COSTS
Tap Fees (Water/Sewer) 6500/tap water (3/4); 9,500/tap s $256,500 9,500 8.64 Water is enterpriseTown can buy water taps with aff housing fund (~
Impact Fees 0 0.00
Appraisals 0 0.00
Market Study 0 0.00
Environmental Studies (Phase 1, Phase 2, Lead, Asbestos, etc.) 0 0.00
Other Studies (traffic, wetlands, etc.) 0 0.00
Geotechnical/Soils Testing 0 0.00
Material Testing 0 0.00
Capital Needs Assessment 0 0.00
Temporary Relocation 0 0.00
Permanent Relocation 0 0.00
Tax Credit Fees 0 0.00
Marketing 0 0.00
Cost Certification 0 0.00
Green Certification Fees (LEED Certification, etc.) 0 0.00
Soft Cost Contingency 0 0.00 0%
Other (Specify) $100PSF $2,968,200 109,933 100.00
SUBTOTAL $3,224,700 119,433 108.64
DEVELOPER FEE / PROFIT
Developer's Fee 3% of hard and soft costs $341,618 12,653 11.51
PSH Developer Fee Boost (up to 5%, LIHTC only) 0 0.00
Third Party Development Management/Owner's Rep 0 0.00
Consultants 0 0.00
Other (Specify) 0 0.00
SUBTOTAL (i.e. - maximum developer fee) $341,618 12,653 11.51 2.66%
RESERVES
Operating Reserve $93,636 3,468 3.15 6.0 Months of expenses & debt
Debt Service Reserve $132,328 4,901 4.46 (6.0) Months of debt
Lease-up Reserve 0 0.00
Replacement Reserve $350 per unit $9,450 350 0.32
Other (Specify) 0 0.00
SUBTOTAL $235,414 8,719 7.93
TOTAL DEVELOPMENT EXPENSES $13,405,135 $488,722 $444.56

per unit per SF
Hard Costs $317,317 $288.64 64.9%
Soft Costs $179,170 $162.98 36.7%
Land Costs $0 $0.00 0.0%
*costs included in hard cost evaluation.

% of Total (less Dev. Fee, Res., & Acq)

Grand Lake Spreadsheet 2022 Page 1 of Dev Budget
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Housing Development & Preservation Application Income + Expenses
Project Name: 0
Date: 2/9/2023
Applicant: 0
Spreadsheet Version: 2/9/2023
County: Grand

STABILIZED FIRST YEAR INCOME EXPENSES
 Type of Unit (Bd/Bath) Income Level (% AMI) # of units Unit Size (Sq. Ft.) Monthly Rent Total Annual Rent Max Rent Administrative Expenses

1 Bed 1 Bath 55% 3 450 $908 $32,688 $908 Management Fee
2 Bed 1 Bath 80% 10 918 $1,586 $190,320 $1,586 Salaries
3 Bed 2 Bath 80% 14 1,368 $1,833 $307,944 $1,833 Benefits

Legal
Accounting

#VALUE! Advertising
#VALUE! Office Supplies
#VALUE! Telephone
#VALUE! Audit
#VALUE! Leased Equipment
#VALUE! contingency)
#VALUE! Other (specify)
#VALUE! Total Administrative $0
#VALUE! Operating Expenses
#VALUE! Fuel (Heat/Water)
#VALUE! Electricity
#VALUE! Water
#VALUE! Sewer
#VALUE! Gas
#VALUE! Trash Removal
#VALUE! Security
#VALUE! Cable
#VALUE! Resident Transportation
#VALUE! Wifi
#VALUE! Other (specify)
#VALUE! Other (specify)

0 #N/A Total Operating $0
0 #N/A Maintenance Expenses
0 #N/A Maintenance Supplies
0 #N/A Maint. Salaries
0 #N/A Repairs
0 #N/A Maint. Contracts

Total units: 27 Total Rent Income $530,952 Extermination
Total rental sq ft: 29,682 Grounds

Avg. Affordability (% AMI): 77.2% Parking Income Snow Removal
Units at or Below 60% AMI: 3 Laundry Income Elevator

Vending, Application, Late Fees 100 Other (specify)
Total Income 531,052 Other (specify)

Vac. Rate 7.00% Less Vacancy -37,174 Total Maintenance $0
Effective Gross Income 493,878 Other Expenses

Real Estate Taxes
DEBT SERVICE Payment in Lieu of Taxes

1st Mortgage (264,655) Property Insurance
2nd Mortgage 0 Replacement Reserve
3rd Mortgage 0 Other (CHFA Avg OpEx) $187,272

TOTAL DEBT SERVICE (264,655) Total Other $187,272
Break Even Point 91.51% Poss D/S @ 1.15 DCR $266,614 TOTAL ANNUAL EXPENSES $187,272

Project Debt Coverage Ratio 1.16 NET OPERATING INCOME $306,606
P.U.P.A. Expenses* $6,936

Utilities      *P.U.P.A = Per Unit Per Annum Expenses
Tenant Paid Utilities: Owner Paid Utilities:

Utility Allowances:
0 Bed*
1 Bed*
2 Bed*
3 Bed*
4 Bed*

Grand Lake Spreadsheet 2022 Page 1 of Inc & Exp
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Housing Development & Preservation Application Permanent Financing Sources
Project Name: 0
Date: 2/9/2023
Applicant: 0
Spreadsheet Version: 2/9/2023

Total Development Costs (from Dev. Budget tab): $13,405,135
SOURCES OF FUNDS
FIRST MORTGAGE

Lender
Type of Loan Conventional
Principal $5,277,000
Interest Rate 4.00%
Term (#Years) 40
Amortization 40
Annual Payment -264,655 1.16 DCR

SECOND MORTGAGE
Lender
Type of Loan
Principal
Interest Rate
Term (#Years)
Amortization
Annual Payment 0 1.16 DCR

THIRD MORTGAGE
 Lender

Type of Loan
Principal
Interest Rate
Term (#Years)
Amortization
Annual Payment 0 1.16 DCR

TAX CREDIT EQUITY
9% LIHTC Proceeds $0.00
4% LIHTC Proceeds
State AHTC Proceeds
Historic Tax Credits (Fed. or State)
Other Tax Credits (describe)

GOVERNMENT GRANTS AND SOFT DEBT
DOH Grant/Loan Select Grant or Loan $2,700,000 100,000 per unit

Select Grant or Loan
Other Grants/Loans (describe) Select Grant or Loan $0

OTHER GRANTS (NON-GOVERNMENTAL)
Grant
Grant
Select Grant or Loan $0

OWNER EQUITY
Deferred Dev. Fee 0.00%
Other Owner Equity (describe)
Other Owner Equity (describe)

TOTAL SOURCES $7,977,000
GAP (SURPLUS) $5,428,135

Break Even Point 0.92 Poss Debt Service @ 1.15 DCR 266,614
Debt Coverage Ratio 1.159 Max Loan amount @ 1.15 DCR $5,277,035
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Housing Development & Preservation Application Operating Proforma
Project Name: 0
Date: 2/9/2023
Applicant: 0
Spreadsheet Version: 2/9/2023

YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10
Rent Income (increasing by 2%) 2% $530,952 $541,571 $552,402 $563,451 $574,720 $586,214 $597,938 $609,897 $622,095 $634,537
Other Income (increasing by 2%) 2% $100 $102 $104 $106 $108 $110 $113 $115 $117 $120
Less Vacancy 7% ($37,174) ($37,917) ($38,675) ($39,449) ($40,238) ($41,043) ($41,864) ($42,701) ($43,555) ($44,426)
Eff. Gross Income $493,878 $503,756 $513,831 $524,108 $534,590 $545,282 $556,187 $567,311 $578,657 $590,230
Total Annual Expenses (increasing by 3.00%) 3% ($187,272) ($192,890) ($198,677) ($204,637) ($210,776) ($217,100) ($223,613) ($230,321) ($237,231) ($244,347)
NET OPERATING INCOME $306,606 $310,866 $315,154 $319,470 $323,814 $328,182 $332,575 $336,990 $341,427 $345,883
Total Debt Service ($264,655) ($264,655) ($264,655) ($264,655) ($264,655) ($264,655) ($264,655) ($264,655) ($264,655) ($264,655)
Other Annual Payments (Ground Lease, PSH, etc) $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Cash flow Available $41,951 $46,210 $50,499 $54,815 $59,158 $63,527 $67,919 $72,335 $76,771 $81,228
Debt Coverage Ratio 1.16 1.17 1.19 1.21 1.22 1.24 1.26 1.27 1.29 1.31

Projected Payments from Cash flow
Asset Management Fees (escalating at 3%) 3% $0 $0 $0 $0 $0 $0 $0 $0 $0
Deferred Developer Fees $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Payment from DOH CF Loan $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Payment from Cash Flow Loan #2 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Payment from Cash Flow Loan #3 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Available Cash after Payments $41,951 $46,210 $50,499 $54,815 $59,158 $63,527 $67,919 $72,335 $76,771 $81,228

YEAR 11 YEAR 12 YEAR 13 YEAR 14 YEAR 15 YEAR 16 YEAR 17
Rent Income (increasing by 2.00%) 2% $647,228 $660,172 $673,376 $686,843 $700,580 $714,591 $728,883 Yrs. 1-10 Yrs. 11-15 Total
Other Income (increasing by 2.00%) 2% $122 $124 $127 $129 $132 $135 $137 $0 $0 $0
Less Vacancy 7% ($45,314) ($46,221) ($47,145) ($48,088) ($49,050) ($50,031) ($51,031)
Eff. Gross Income $602,035 $614,076 $626,357 $638,884 $651,662 $664,695 $677,989
Total Annual Expenses - inc. by 3% ($251,678) ($259,228) ($267,005) ($275,015) ($283,266) ($291,764) ($300,517) Yrs. 1-10 Yrs. 11-17 Total
NET OPERATING INCOME $350,357 $354,847 $359,352 $363,869 $368,396 $372,932 $377,473 $0 $0 $0
Total Debt Service ($264,655) ($264,655) ($264,655) ($264,655) ($264,655) ($264,655) ($264,655)
Other Annual Payments (Ground Lease, PSH, etc) $0 $0 $0 $0 $0 $0 $0
Cash flow Available $85,702 $90,192 $94,697 $99,214 $103,741 $108,276 $112,817
Debt Coverage Ratio 1.32 1.34 1.36 1.37 1.39 1.41 1.43 Yrs. 1-10 Yrs. 11-17 Total

$0 $0  
Projected Payments from Cash flow
Asset Management Fees (escalating at 3%) $0 $0 $0 $0 $0 $0 $0
Deferred Developer Fees $0 $0 $0 $0 $0 $0 $0
Payment from DOH CF Loan $0 $0 $0 $0 $0 $0 $0 Yrs. 1-10 Yrs. 11-17 Total
Payment from Cash Flow Loan #2 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Payment from Cash Flow Loan #3 $0 $0 $0 $0 $0 $0 $0
Available Cash after Payments $85,702 $90,192 $94,697 $99,214 $103,741 $108,276 $112,817

Deferred Developer Fee Totals

DOH CF Loan

Cash Flow Loan #2

Cash Flow Loan #3
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