
 

Grand Lake Planning Commission 
Wednesday, July 19, 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: 06-21-2023 

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. Consideration for Replacement of a Non-Conforming Structure (Mobile home) Located At Block 14, 
Grand Lake Estates 2nd Filing To The Town Of Grand Lake; More Commonly Referred To As 700 Lake 
Front Road #23 

7. Items for Discussion 

8. Future Agenda Items 

9. Adjourn Meeting 

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

 

https://zoom.us/j/96360206519?pwd=VHcwODFTNnQ2SWNOTDA1M2d5NFYwUT09  
You can also dial in using your phone. 1 (346) 248-7799 

Meeting ID: 936 7288 8470 
Access Code: 141859 
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Grand Lake Planning Commission 
Wednesday, June 21, 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: Called to order at 6:33PM 

 
2. Roll Call 

PRESENT 
Chairman James Shockey 
Vice Chairman Heather MacSlarrow 
Commissioner John Murray 
Commissioner Judy Burke 
Commissioner Heather Bishop 
Commissioner Greg Finch 
 

Commissioner Bergquist has resigned her position with the Planning Commission at the last Board of 
Trustee meeting when she was appointed as Mayor Pro Temp. 
 

3. Consideration to approve Meeting Minutes 
 

Motion to approve meeting minutes of 5/3/2023 and 6/7/2023 was made by Commissioner Murray, 
Seconded by Commissioner Finch. 
Voting Yea: Vice Chairman MacSlarrow, Commissioner Murray, Commissioner Burke, Commissioner Bishop, 
Commissioner Finch 
Voting Abstaining: Chairman Shockey 
Approved 5:0:1 
 

4. Unscheduled Citizen Participation: No unscheduled citizen participation.  
 
5. Conflicts of Interest: No conflicts of interests. 
  
6. Items of Business 
 

A. Public Hearing (Quasi-Judicial) Resolution 06-2023; A Resolution Recommending Approval of A Lot 
Consolidation of Lots 5-8, Block 20, Town of Grand Lake, More Commonly Referred to as 612 Grand 
Ave. 
 

Community Development Director White introduced the item. 
 

Public hearing was opened at 6:40PM.  No one in the audience requested to speak during the public 
hearing was closed at 6:41PM. 
 

Commissioner Murray opened a discussion regarding the driveway being fully open.  It was agreed that 
it was it is not nonconforming and not creating new entrances.  
Motion to approve Resolution 06-2023 was made by Vice Chairman MacSlarrow, Seconded by 
Commissioner Burke. 
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Voting Yea: Chairman Shockey, Vice Chairman MacSlarrow, Commissioner Murray, Commissioner 
Burke, Commissioner Bishop, Commissioner Finch  
Approved 6:0 
 

B. Public Hearing (Quasi-Judicial) Recommendation of a Minor Subdivision Preliminary and Final 
Development Plan for the Vacant Property Located at Subd: METES & BOUNDS 76 ALL 8.98 AC IN LOT 1 
SEC 1 T3N R76 DESC B/203 P/256 Also Referred to as the “Lucy Love Subdivision” 
 

Public hearing was opened at 6:46PMby Chairman Shockey. 
 

Community Development Director White presented the item of business. 
 

Commissioner Bishop asked if the town has a cost of the development and maintenance of the 
road. Community Development Director stated that there will be an agreement with the County to 
assist in maintenance, though we do not have an exact amount. 
 

Commissioner Finch requested clarification regarding neighbor's letters, which was given. 
 

Commissioner Murray brought up the potential access to from the north, which was discussed at 
length.  Commissioner Burke requested an updated title agreement.  
 

Commissioner Bishop asked if the Board of Trustees have done a cost benefit analysis. Which they 
have not.  
 

Tom Stanley, owner of the plat in question, came forth to speak. He addressed Commissioner Murray's 
comment accessing the property from the north, due the the condition of the Foxy Lane, to the north 
of the property, would not be able to handle additional traffic.  Which is why the road would come 
through the suggested subdivision.  
 

Commission Finch asked Mr. Stanley if there is a concern for the road since Mr. Stanley is responsible 
for paving.  Mr. Stanley stated he is not concerned as long as the town engineers the road for the 
traffic it will be expected to handle.  
 

James and Linda Good, of 486 CR 471, Grand Lake, attending the meeting online, spoke regarding the 
road that would impact the community surrounding the suggested subdivision.  
 

Dave Schulte, of 759 CR 471, Grand Lake, would like more information regarding the future planning of 
the potential subdivision and the Mathew's Trak the town owns. Community Development Director 
White explained that there are no official plans for the Mathew's Trak, many ideas have been sketched 
out. There would be public notices made.   
 

Michael Sobon, of 829 Grand Ave, Grand Lake, asked if the access to the 101 SFH was on 471.  Mr. 
Stanley answered this question and said it was a loop feed that did exit that way. 
Mr. Stanley was brought up again by Chairman Shockey regarding the recreational trail, requesting 
that the title be changed on the plot. 
 

Public hearing was closed at 7:30PM by Chairman Shockey.  The Planning Commission discussed the 
comments amongst themselves at length.  
 

Motion made to approve the recommendation by Commissioner Finch, Seconded by Vice Chairman 
MacSlarrow. 
Voting Yea: Chairman Shockey, Vice Chairman MacSlarrow, Commissioner Bishop, Commissioner Finch 
Voting Nay: Commissioner Murray, Commissioner Burke 
Approved 6:2 
 

7. Items for Discussion: None. 
 
8. Future Agenda Items: None. 

3



9. Adjourn Meeting: Meeting adjourned 7:57PM. 
 

Motion made to adjourn meeting by Commissioner Murray, Seconded by Commissioner Bishop. 
Voting Yea: Chairman Shockey, Vice Chairman MacSlarrow, Commissioner Murray, Commissioner Burke, 
Commissioner Bishop, Commissioner Finch 
Approved: 6:0 

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

 
 

https://zoom.us/j/96360206519?pwd=VHcwODFTNnQ2SWNOTDA1M2d5NFYwUT09  
You can also dial in using your phone. 1 (346) 248-7799 

Meeting ID: 963 6020 6519 
Access Code: 642153 

 
 
 
 

                                                                                           
James Shockey, Chairman  
 
 
ATTEST:  
 
 
                                                                                           
Alayna Carrell, Town Clerk  
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July 19th, 2023 

To: Chairman Shockey and the Commissioners 

From: Kim White, Community Development Director 

RE: Consideration to Adopt Resolution 08-2023 to Grant the Expansion and Enlargement of a Non-
Conforming Structure Located at Block 14, Grand Lake Estates 2nd Filing; More Commonly Referred to 
as 700 Lake Front Road (A.K.A. Shadow Mountain Recreation Park) #23 

 Location Map: 

 Purpose: 
To replace an existing trailer with a newer unit. The owner states that the 1957 trailer is uninhabitable 
with major plumbing issues and needs replacement. 
 
Background: 
Town Staff received an application to replace a mobile home in the Shadow Mountain Recreation Park 
which is zoned Resort. Resort zoning does not allow for mobile home units, therefore the applicant has 
requested an exception be granted to allow them to replace the pre-existing, non-conforming unit.  

Marina Dr. 

Center Dr. 
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According to Certificate of Title, the existing mobile home (Unit #23) was constructed in 1957. Staff 
properly noticed the request and received one letter in opposition of the request (see attached). 
 
Owners submitted required paperwork for the request: 

• Site Plan 
• Explanation of Hardship- the existing 1957 trailer is 48.5 ft. x 10 ft. in dimension. Trailers are no 

longer available in this size and are larger in width than previously manufactured.  
• Survey 
• Signed Agreement for Services with the Town and deposit 
• HOA approval letter 

 
The proposed replacement trailer has a smaller square footage and is within the HOA guidelines for size 
(see table 1).    
 
 
 
Table 1 

  
 

 

 

 

 

 

 

 

Figure 2 

 
 

 Existing trailer Lot size Replacement 
Option a 

Replacement 
Option b 

Dimensions 45’ x 10’ 48.5’ x 20’ 37’-3” x 10’-10” 36’-1” x 11’5” 
Square Footage 450 sf 970 sf 404 sf 412 sf 
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Municipal Code 12-2-6 Definitions states: 
Mobile Home - Any vehicle or similar portable structure originally constructed to have no 
foundation other than wheels, jacks or skirtings and so designed or constructed to permit 
occupancy as living or sleeping quarters and shall have been issued a manufacturer's statement 
of origin. 

Municipal Code 12-2-32 Non-Conforming Uses and Structures states: 

(A)Non-Conformance - Certain uses of land and buildings may be found to be in existence at the 
time of the passage of this Article which does not meet the requirements as set forth herein. It is 
the intent of this Article to allow the continuance of such non-conforming use. 

1.  A building or use that is in violation of the requirements of this Code and was 
constructed or established since the adoption of this Code without the necessary 
approvals, permits or authorizations from the Town is considered nonconforming. The 
owner and/or operator of a nonconforming building or use shall be subject to actions and 
penalties allowed by this Code and all other applicable Town Ordinances and shall be 
required to correct the nonconforming situation to come into conformance with all 
applicable standards and regulations of this Code. 

(B) Expansion or Enlargement  

1.  A non-conforming building or use to be extended or enlarged shall conform with the provisions 
of this Article. 

(a) Special Exceptions to Provisions on Expansion of Non-Conforming Uses 
3.  The Planning Commission may authorize, upon appeal in specific cases, an exception permitting 
an increase in a non-conforming use on a parcel when the parcel has similar non-conformances, 
subject to terms and conditions fixed by the Commission.  No exception shall be authorized 
hereunder unless the Commission shall find that all the following conditions exist: 

(a) The use is a non-conforming use as defined by this Article and is in full compliance with 
all requirements of this Article applicable to non-conforming uses; 

(b) That, owing to exceptional and extraordinary circumstances, literal enforcement of the 
provisions of this Article regarding non-conforming uses will result in unnecessary 
hardship; 

(c) That the exception will not substantially or permanently injure the appropriate use of 
adjacent conforming property in the same zone district or other zone districts; 

(d) That the exception will not alter the essential character of the district in which is 
located the property for which the exception is sought; 

(e) That the exception will not weaken the general purposes of this Article or the 
regulations established herein for the specific district; 

(f) That the exception will be in harmony with the spirit and purposes of this Article. 
(g) That the exception will not adversely affect the public health, safety, or welfare. 

 
 
 

7

Section 6, ItemA.



 

 
Additional Information: 
In 2007, the Planning Commission reviewed a planned development application for Block 14, GLE 2nd 
filing, which was called the Shadow Mountain Recreation Park. The Commission recommended the 
planned development proceed with preliminary plat. The planned development has not moved forward 
since 2007.  

• The Board of Trustees granted an Encroachment License for Unit #6 by Resolution 1-2016. 
• The Planning Commission granted a change to a non-conforming structure by Resolution 23- 

2015 (Unit #6). 
• The Board of Adjustment denied a variance application to expand the existing mobile home 

square footage (Unit #10) in 2006. 
• The Board of Adjustment granted a variance application to expand the existing mobile home 

square footage (Unit #15) in 2005. 
• The Board of Adjustment granted a variance application to expand an existing mobile home 

square footage (Unit #13) in 2002. 
• The Board of Trustees granted a variance application to expand an existing mobile home square 

footage (Unit #12) in 2022. 
 
Staff Comments: 
Commissioners shall find that 12-2-32 (B) (3) items a-g exist in order to approve an exception to the non-
conforming condition. Staff believes the completion of the Planned Development Application would 
alleviate most building permit requests for the property. Considering the age of the Planned Development 
Application and lack of progress by the Applicant to complete review by the Town, Staff believes issuing 
building permits to the structures only encourages the application to remain idle. 
 
Staff recommends the Commission adopt the draft resolution as presented, which grants the replacement 
of the existing non-conforming mobile home with a less non-conforming unit and includes the following 
conditions: 

1.  The Applicant obtains an approved Building Permit for the Property; and, 
2. The Applicant complies with all other federal, state, and local regulations; and, 
3.  In granting this Request the Commission is not obligated to grant similar requests in the future 

nor does granting this Request set precedent for any future requests; and, 
4. The Applicant has one (1) year to comply with all the conditions and requirements above or this 

authorization shall become null in void. 
 
Commission Discussion: 
 
The Commission should discuss the findings of fact for the non-conforming structure, and the request of 
the Applicant. 
 
Motion: 
The Commission has several options to consider including: 

1. Adopt Resolution 08-2023 as presented; or, 
2. Adopt Resolution 08 -2023 resolution with modifications; or, 
3. Deny the resolution. 
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Date:   July 14, 2023 

To:   Kimberly White 

From:  Keith Stratman 

Subject: Explanation of Hardship 

 

The existing trailer was built in 1957 and is in an uninhabitable state.  The unit 

was not winterized years ago and has major plumbing issues, plus considering 

that the unit was built in 1957, it is outdated in every way possible.  We have 

been unable to locate a new unit with the exact dimensions of the existing trailer.  

We are seeking your permission to replace the existing trailer with a new Park 

Model Home trailer.  The Park Model dimensions are slightly different than the 

existing trailer, but with a smaller overall footprint than the existing trailer.   
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NOTICE OF PUBLIC HEARING
NOTICE is hereby given that the Grand Lake 
Planning Commission will hold a Public Hearing 
on Wednesday, July 19th, 2023 at 6:30 PM at 
1026 Park Ave. Grand Lake Town Hall, to review 
a variance request regarding the replacement of an 
existing trailer with a new trailer at Shadow Mountain 
Lake MH Park Subdivision, Block 14, space #23 
also known as 700 Lake Front Rd. #23. Trailers 
are pre-existing, non-conforming structures.  The 
request is for relief to expand in size.
Also, Public Notice is hereby given that the Grand 
Lake Board of Trustees will hold a Public Hearing 
on Monday, July 24th, 2023 at 6:30 PM at 1026 
Park Ave. Grand Lake Town Hall, to review a 
variance request regarding the replacement of an 
existing trailer with a new trailer at Shadow Mountain 
Lake MH Park Subdivision, Block 14, space #23 
also known as 700 Lake Front Rd. #23. Trailers 
are pre-existing, non-conforming structures.  The 
request is for relief to expand in size.
Additional information is available for public 
inspection at Town Hall during normal business 
hours.  Public comments and participation are both 
encouraged and welcome, either in person at the 
public meeting, in writing to the Town of Grand Lake, 
P.O. Box 99, Grand Lake, CO  80447 or by e-mail to 
planner@toglco.com 
PUBLISHED IN THE SKY-HI NEWS ON FRIDAY, 
JUNE 30, 2023.
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Allow sender  | Block sender

From: Irene Shaw
To: Kim White
Subject: Variance on 700 Lake Front Rd. #23
Date: Friday, July 7, 2023 12:22:12 PM

Caution! This message was sent from outside your organization.

I received the certified letter from the town of Grand Lake regarding a variance for
700 Lake Front Rd. #23.  I am very much opposed to this.  If one person is allowed
a variance, many will follow and you won't be able to refuse them.

Rules are made for a reason.  I asked the Forest Service if I could build a boat
house.  I was told no.  The existing ones are grandfathered in, and they're not
allowing any more to be built.  I must abide by that rule, and I understand.

I think rules are made for a reason and I think the city will end up with a whole new
trailer park.   If the trailers are in need of repair, they must repair them.  They
bought the mobile home knowing they couldn't move a new one in just to get a
bigger one.    Those lots are fairly small already.  To expand in size, would make it
more crowded.  There are certain rules we must follow and this rule needs to be
kept in place with no exceptions.

Thank you for the letter and keeping neighbors informed.

Sincerely
Irene Shaw
312 Lakeside Drive
Grand Lake  (303) 475-4505
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          Shadow Mountain Lake Recreation Park Inc. 

                         700 Lake Front Road 

                            P.O Box 711 

                       Grand Lake Co 80447 

 

To: Kim White                                                                                                                                                                                                     

Grand Lake Town Planner 

kwhite@toglco.com 

 

From: Mark Miller 

Shadow Mountain Lake Recreation Park  

shadowmtnrecpark@gmail.com 

Subject: Keith & Holly Stratman unit #23 Trailer Replacement 

 

Pursuant to your request: 

After review of the details for the two models submitted by Holly & Keith Stratman. 

We the SMLRP board of directors find the proposed units (Park Model 1001475-Park 

Model1001835)  to be architecturally compatible and a allowable fit within the allotted space 

guidelines and square footage of the previous unit.(See attached images ) 

 

If we may be of any additional service in regard to this matter please let us know. 

 

Sincerely, 

 

SMLRP-President 
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Unit #1 - 2023 Fairmont Homes Country Manor - 100147S RV Park Model 

• Unit dimension = 37’ 3” x 10’ 10” = 404 sq ft 
• Existing unit per title = 45’ x 10’ = 450 sq ft 
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Unit #2 - 2023 Fairmont Homes Country Manor - 100183S RV Park Model 

• Unit has (2) exterior doors – per discussion with Ray, he thought this was required 
• Unit dimension = 36’ 10” x 10’ 6” = 399 sq ft 
• Existing unit per title = 45’ x 10’ = 450 sq ft 
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TOWN OF GRAND LAKE 
PLANNING COMMISSION 

RESOLUTION NO. 08 – 2023 
 

A RESOLUTION AUTHORIZING THE REPLACEMENT OF A  
NON-CONFORMING STRUCTURE LOCATED AT  

BLOCK 14, GRAND LAKE ESTATES 2ND FILING TO THE TOWN OF GRAND LAKE; 
MORE COMMONLY REFERRED TO AS 700 LAKE FRONT ROAD #23 

 
WHEREAS, Keith and Holly Stratman (the “Applicant”) are the property owner of Unit 23 

located at Block 14, Grand Lake Estates 2nd Filing to the Town of Grand Lake (herein the “Property”); 
and 
 

WHEREAS, the Property appears to be Non-Conforming (the “Non-Conforming Structure”) for 
a variety of reasons, including but not limited to, the following: 

• Municipal Code 12-2-6 [Zoning] Definitions 
• Municipal Code Use by Right for the Zoning District; and, 

 
WHEREAS, the Town of Grand Lake (the “Town”) received a building permit application from 

the Applicant which was denied pursuant to Grand Lake Municipal Code (the “Code”) requirements; 
and 

 
WHEREAS, subsequently, the Town received a Land Use Application from the Applicant 

requesting to replace an existing Non-Conforming Structure as shown on the Zoning Variance Request 
Application dated June 5th, 2023(the “Application”); and, 
 

WHEREAS, Municipal Code 12-2-32 Non-Conforming Uses and Structures states: 
(A)Non-Conformance - Certain uses of land and buildings may be found to be in existence at the 
time of the passage of this Article which does not meet the requirements as set forth herein. It is 
the intent of this Article to allow the continuance of such non-conforming use. 

1.  A building or use that is in violation of the requirements of this Code and was 
constructed or established since the adoption of this Code without the necessary 
approvals, permits or authorizations from the Town is considered nonconforming. The 
owner and/or operator of a nonconforming building or use shall be subject to actions and 
penalties allowed by this Code and all other applicable Town Ordinances and shall be 
required to correct the nonconforming situation to come into conformance with all 
applicable standards and regulations of this Code; and, 

 
WHEREAS, Municipal Code 12-2-32 Non-Conforming Uses and Structures states: 
 (B) Expansion or Enlargement  

1.  A non-conforming building or use to be extended or enlarged shall conform with the 
provisions of this Article. 

(a) Special Exceptions to Provisions on Expansion of Non-Conforming Uses 
3.  The Planning Commission may authorize, upon appeal in specific cases, an exception 

permitting an increase in a non-conforming use on a parcel when the parcel has similar 
non-conformances, subject to terms and conditions fixed by the Commission.  No 
exception shall be authorized hereunder unless the Commission shall find that all the 
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following conditions exist: 
(a) The use is a non-conforming use as defined by this Article and is in full 

compliance with all requirements of this Article applicable to non-
conforming uses; 

(b) That, owing to exceptional and extraordinary circumstances, literal 
enforcement of the provisions of this Article regarding non-conforming uses 
will result in unnecessary hardship; 

(c) That the exception will not substantially or permanently injure the appropriate 
use of adjacent conforming property in the same zone district or other zone 
districts; 

(d) That the exception will not alter the essential character of the district in which 
is located the property for which the exception is sought; 

(e) That the exception will not weaken the general purposes of this Article or the 
regulations established herein for the specific district; 

(f) That the exception will be in harmony with the spirit and purposes of this 
Article. 

(g) That the exception will not adversely affect the public health, safety, or 
welfare; and, 

 
WHEREAS, Block 14, Grand Lake Estates 2nd Filing is owned and operated by a Board of 

Directors (herein after “the Association”); and,  
 

WHEREAS, in 2005 the Association submitted a Planned Development Application to the 
Town more commonly referred to as the Shadow Mountain Recreation Park (herein after the Planned 
Development Application); and,  
 

WHEREAS, on October 2, 2007 the Commission reviewed the Planned Development 
recommending the Association move proceed with the Planned Development Application; and, 
 

WHEREAS, the intent of the Planned Development Application was to resolve the non 
conforming issues associated with Block 14, Grand Lake Estates 2nd Filing; and, 
 

WHEREAS, the Planned Development Application has sat idle since 2007; and 
 
 WHEREAS, the Application requests removal of an existing non-conforming mobile home 
constructed in 1957 that is in need of substantial repair or replacement with a more modern manufacture 
home on a permanent chassis; and 
 
 WHEREAS, the existing mobile home size is no longer produced, however, the replacement 
manufactured home is approximately 40 square feet smaller, resulting in an overall lessened degree of 
non-conformity. 
 
NOW THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE TOWN 
OF GRAND LAKE, COLORADO, 
 
 
THAT, the Commission reviewed the Request and found the Applicant met the criteria of Municipal Code 
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12-2-32; and, 
 
THAT, the Commission hereby grants the Request of the Applicant contingent on the following conditions 
of approval: 

1. The Applicant obtains an approved Building Permit for the Property; and, 
2. The Applicant complies with all other federal, state, and local regulations; and, 
3. In granting this Request the Commission is not obligated to grant similar requests in the future nor 

does granting this Request set precedent for any future requests; and, 
4. The Applicant has one (1) year to comply with all the conditions and requirements above or this 

authorization shall become null in void. 
 
 
DULY MOVED, SECONDED AND ADOPTED BY THE PLANNING COMMISSION OF THE 
TOWN OF GRAND LAKE, COLORADO THIS 19th DAY OF JULY 2023. 
 
 
        Votes Approving:    
  ( S E A L )     Votes Opposed:   
        Absent:   
        Abstained:           
 
 
ATTEST:       TOWN OF GRAND LAKE 
 
             
Alayna Carrell       James Shockey 
Town Clerk        Planning Commission Chairman 
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