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Project Impact Statement 
 
Project: Rocky Mountain Repertory Theatre – Off‐Broadway Housing 
 
General Info: 
The Rocky Mountain Repertory Theatre currently houses their seasonal staff in existing cabins located 
on a 0.516‐acre site at 450 Broadway Street in Grand Lake. The Repertory Theatre would like to 
demolish and replace eight of the nine existing cabins with two new 2‐story buildings. Each of the new 
proposed buildings will have three units, for a total of six units between the two buildings. Each unit will 
have four bedrooms for a total of (24) bedrooms between the six units.  
 
Use and Character of the Project: 
The new proposed buildings will maintain the existing use, and every attempt has been made to make 
the buildings fit the architectural vernacular of the Town of Grand Lake as to not affect the character of 
the development. The proposed design includes building elements like covered boardwalks, complex 
rooflines, and overall massing in keeping with buildings and building elements seen throughout the 
Town. Additionally, material and color choices meet Three Lakes design criteria.  
 
Overall Coverage of the Structures: 
The existing buildings on the site have a combined total area of 7,385 square feet. One of the nine 
existing cabins on the site (Judy’s House) is to remain and has a total area of 3,152 square feet spread 
across three levels. The total combined area of existing buildings to be demolished is 4,233 square feet. 
The new proposed 2‐story buildings have a combined total area of 8,288 square feet. 
 
Intensity and Density of Use: 
The existing cabins – excluding Judy’s House, which is to remain – can accommodate (19) people. Judy’s 
House has (6) bedrooms, each of which has two beds, for a total of (12) people. Between the existing 
cabins to be demolished and Judy’s House, the existing buildings can accommodate a total of (31) 
people. 
 
The new proposed buildings can house a total of (24) people, which is a net gain of five people over the 
existing cabins to be demolished. Upon completion of the new buildings, five existing beds in Judy’s 
House will be moved to the new residences, leaving only (7) beds in Judy’s House. With these (7) beds 
plus the (24) new proposed beds, the reconfigured campus can accommodate (31) people total. 
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Traffic Circulation and Public Utilities/Drainage: 
The total number of required off‐street parking spaces is (21) spaces. The new proposed design includes 
the addition of (2) handicap accessible spaces and (15) standard parking spaces on the site. A variance is 
to be requested for the (4) additional required parking off‐street parking spaces that aren’t being 
provided. 
 
As many trees in the Town Right‐of‐Way as possible are to be preserved and there will be no 
downstream impact to neighboring properties. The total disturbance area for the project is one half‐
acre, with the proposed design improving the existing conditions. The site has been graded to follow 
historic drainage patterns, with no additional burden on any of the adjacent properties. No storm sewer 
infrastructure is available in the area, which limits drainage design options. Following historic drainage 
patterns with no increase in runoff is the best option. Runoff on the northerly portion of the site will 
continue to travel west to the roadside ditch along the easterly right‐of‐way of Broadway. Drainage on 
the southerly portion of the site will drain to a small, proposed infiltration area south of Building B and 
north of Lake Avenue to reduce runoff from crossing the public street as it does in the current condition. 
In the event of a significant event and the capacity of the infiltration area is exceeded, runoff will sheet 
flow across Lake Ave and follow its historic drainage pattern to the south. There is no additional burden 
on the property on the south side of Lake Avenue. 
 
Utility service sizes and locations have yet to be finalized. 
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JURISDICTION THE TOWN OF GRAND LAKE
GRAND COUNTY BUILDING DEPARTMENT
THREE LAKES WATER AND SANITATION DISTRICT
GRAND LAKE FIRE PROTECTION DISTRICT
COLORADO DEPARTMENT OF PUBLIC HEALTH AND ENVIRONMENT 

APPLICABLE CODES 2015 IBC - INTERNATIONAL BUILDING 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
THE TOWN OF GRAND LAKE MUNICIPAL CODE

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

APPLICABLE CODES AND STANDARDS

CONTACT INFO:
ARCHITECT:

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

SURVEYOR:

CORE CONSULTANTS
MICHAEL KERVIN
78967 US HWY 40
WINTER PARK, CO 80482
PH: 970.564.3900

SOILS ENGINEER:

KUMAR & ASSOCIATES, INC.
JAMES PARKER
240 ANNIE ROAD
PO DRAWER 1887
SILVERTHORNE, CO 80498
PH: 970.468.1989

CIVIL ENGINEER:

CORE CONSULTANTS
ANDREW KIDDER
3473 SOUTH BROADWAY
ENGLEWOOD, CO 80113
PH: 303.730.5990

STRUCTURAL ENGINEER:

ASCENT GROUP INC.
JARED VEENSTRA
79050 US HWY 40
WINTER PARK, CO 80482
PH: 970.363.6100

TOTAL ACREAGE: 0.516

TOTAL SQUARE FOOTAGE TO BE DEVELOPED: 8,288 sf

TOTAL SQUARE FEET OF NON-RESIDENTIAL FLOOR SPACE: 244 sf

ESTIMATED CONSTRUCTION COST: $4.1M

PROPOSED METHOD OF FINANCING: THE PROPOSED PROJECT IS TO BE FINANCED BY PRIVATE DONATIONS.

SUMMARY STATEMENT

MUNICIPALITY: TOWN OF GRAND LAKE, COUNTY OF GRAND, STATE OF COLORADO

TOWNSHIP: 3 NORTH

RANGE: 75 WEST OF THE SIXTH PRINCIPAL MERIDIAN

SECTION: A PART OF THE NORTHWEST QUARTER OF SECTION 5

BLOCK: 19

LOT NUMBERS: 9, 10 & 11

SITE INFO

MAX. BUILDING HEIGHT: 29' 2-1/2"

OPEN SPACE/LANDSCAPING:
OPEN SPACE REQUIREMENTS WILL BE GOVERNED BY THE SETBACK REQUIREMENTS PER TOWN OF GRAND 
LAKE MUNICIPAL CODE [12-2-7 (D)8]. ALL REQUIRED SETBACKS HAVE BEEN INCORPORATED IN TO THE 
PROJECT DESIGN AND ARE SHOWN ON PLAN DOCUMENTS.

SITE LIGHTING:
LIGHTING SHALL BE CONSISTENT WITH THE DARK SKY CONCEPT THROUGH THE UTILIZATION OF 
APPROVED NIGHTSCAPING FIXTURES, WHICH PREVENT ADVERSE EFFECTS OF ARTIFICIAL NIGHT 
LIGHTING. LIGHTING SHALL BE DOWN-CAST TO THE FULLEST EXTENT POSSIBLE. ACCENT ORNAMENTAL 
LIGHTING SHALL BE PERMITTED AND IS HIGHLY RECOMMENDED. SEASONAL ORNAMENTAL LIGHTING 
SHALL BE PERMITTED BUT SHALL BE KEPT IN PROPERLY WORKING ORDER. OTHER EXTERIOR ORNAMENTAL 
LIGHTING SHALL BE REVIEWED ON A CASE-BY-CASE BASIS.

PARKING:
REQUIRED # OF OFF-STREET PARKING SPACES PER UNIT:
        NEW CONSTRUCTION:

(6) UNITS x (2.5) SPACES = (15) SPACES

        EXISTING ADU TO REMAIN: (2.5) SPACES

ADDITIONAL REQUIREMENTS:
        GUEST PARKING: (1.2) SPACES

        LOADING/UNLOADING: (1.5) SPACES

        ACCESSIBLE PARKING: (1) SPACE REQ'D, (2) TO BE 
        PROVIDED.

TOTAL OFF-STREET PARKING SPACES:
        (20.2) SPACES ROUNDED-UP TO (21) TOTAL REQ'D OFF-STREET PARKING SPACES

        (17) TOTAL OFF-STREET PARKING SPACES PROVIDED
            *VARIANCE TO BE REQUESTED

REFUSE/TRASH ENCLOSURE:
NO TRASH ENCLOSURE/RECEPTACLE REQUIREMENT IS LISTED UNDER TOWN OF GRAND LAKE MUNICIPAL 
CODE SECTION 12-2-17: REGULATIONS FOR COMMERCIAL TRANSITIONAL DISTRICT (CT). A SCREENING 
WALL WILL BE PROVIDED TO MINIMIZE VISUAL IMPACT OF TRASH RECEPTACLES ON THE PUBLIC R.O.W.

SNOW STORAGE:
REQUIRED SNOW STORAGE IS CALCULATED AT 33% OF THE TOTAL PARKING, PATHWAYS, AND DRIVING 
AREAS:
        PARKING AREA: 2,399 sf

        PATHWAYS (BOARDWALKS): 3,227 sf

        DRIVING AREAS: N/A

        TOTAL: 5,626 sf

5,626 sf x 33% = 1,857 sf REQ'D SNOW STORAGE AREA
   *2,273 sf PROVIDED PER SITE PLAN

SITE DATA

THE TOTAL DISTURBANCE AREA FOR THE PROJECT IS ONE-HALF ACRE, WITH THE PROPOSED DESIGN 
IMPROVING EXISTING CONDITIONS. THE SITE HAS BEEN GRADED TO FOLLOW HISTORIC DRAINAGE PATTERNS, 
WITH NO ADDITIONAL BURDEN ON ANY OF THE ADJACENT PROPERTIES. DUE TO THERE BEING NO STORM 
SEWER INFRASTRUCTURE IN THE AREA THE DESIGN TEAM IS LIMITED ON DRAINAGE OPTIONS AND IS 
FOLLOWING HISTORIC DRAINAGE PATTERNS WITH NO INCREASE IN RUNOFF. RUNOFF ON THE NORTHERLY 
PORTION OF THE SITE WILL CONTINUE TO TRAVEL WEST TO THE ROADSIDE DITCH ALONG THE EASTERLY RIGHT-
OF-WAY OF BROADWAY. DRAINAGE ON THE SOUTHERLY PORTION OF THE SITE WILL DRAIN TO A SMALL 
PROPOSED INFILTRATION AREA SOUTH OF THE PROPOSED ‘BUILDING B’ AND NORTH OF LAKE AVENUE TO 
REDUCE RUNOFF FROM CROSSING THE PUBLIC STREET AS IT DOES IN THE CURRENT CONDITION. IN THE EVENT 
OF A SIGNIFICANT EVENT AND THE CAPACITY OF THE INFILTRATION AREA IS EXCEEDED, RUNOFF WILL SHEET 
FLOW ACROSS LAKE AVENUE AND FOLLOW ITS HISTORIC DRAINAGE PATTERN TO THE SOUTH. THERE IS NO 
ADDITIONAL BURDEN ON THE PROPERTY ON THE SOUTH SIDE OF LAKE AVENUE. DRAINAGE CALCULATIONS 
ARE SHOWN ON THE INCLUDED CIVIL ENGINEERING SHEETS.

DRAINAGE NARRATIVE

THE OWNER REQUESTS THAT GRAND LAKE AFFORDABLE HOUSING REQUIREMENTS BE WAIVED BASED ON 
THEIR NOT-FOR-PROFIT STATUS. A FORMAL REQUEST AND ADDITIONAL INFO HAS BEEN PROVIDED TO THE 
TOWN PLANNING DEPARTMENT. THE TOWN OF GRAND LAKE BOARD OF TRUSTEES WILL DETERMINE IF THIS IS 
ACCEPTABLE PER TOWN MUNICIPAL CODE.

AFFORDABLE HOUSING COMPLIANCY

THE DESIGN TEAM HAS MADE EVERY ATTEMPT TO WORK WITHIN THE LARGER CONSTRAINTS OF THE PROJECT 
TO ENSURE THAT THE PROPOSED BUILDINGS PERFORM WELL WITH REGARDS TO SOLAR HEAT GAIN. THE 
PRIMARY VOLUMES OF THE PROPOSED STRUCTURES ARE EAST/WEST ORIENTED. THE PROJECT SITE IS 
COMPARATIVELY FLAT WITH LIMITED VEGETATIVE COVER. THE DESIGN INCLUDES AWNINGS TO LIMIT 
SOUTHERN SUN EXPOSURE AS WELL AS PROTECT SITE USERS FROM RAIN, SNOW AND ICE. 

SOLAR ORIENTATION STATEMENT

PROPOSED 'BUILDING A' FOUNDATION TO BE APPROX. 10' 8" FROM EXTERIOR WALL OF EXISTING HOUSE TO 
REMAIN (JUDY'S HOUSE). THE PROPOSED DESIGN MEETS THE INTERNATIONAL BUILDING CODE REQUIREMENT 
FOR MINIMUM DISTANCE BETWEEN BUILDINGS (10' REQUIRED). THE TOWN OF GRAND LAKE MUNICIPAL 
CODE REQUIRES 20' BETWEEN BUILDINGS. THE TOWN OF GRAND LAKE FIRE MARSHAL HAS REVIEWED THE 
DESIGN AND PROVIDED A LETTER STATING THAT THE PROPOSED DISTANCE IS ACCEPTABLE AND THAT THE 
'BUILDING A' BOARDWALK AWNING ADJACENT TO JUDY'S HOUSE DOES NOT NEED TO BE SPRINKLERED. 
VARIANCE TO BE REQUESTED FOR THE DISTANCE BETWEEN 'BUILDING A' AND JUDY'S HOUSE.

EXISTING BUILDING ADJACENCY

PROJECT SITE ZONED AS COMMERCIAL TRANSITIONAL (CT). PER TOWN MUNICIPAL CODE 50' OF FIRST FLOOR 
AREA MEASURED FROM THE FRONTAGE SHALL BE DEDICATED TO COMMERCIAL SPACE. THE PROPOSED 
DESIGN DOES NOT INCLUDE COMMERCIAL SPACE. VARIANCE TO BE REQUESTED AS PART OF SITE 
DEVELOPMENT PLAN.

COMMERCIAL REQUIREMENT PER ZONING

AN EXISTING LOT LINE AGREEMENT BETWEEN THE TOWN AND SITE OWNERSHIP ALLOWS THE OVERALL 
PROJECT SITE TO BE COMPRISED OF THREE SEPARATE LOTS. A SUBDIVISION PLAT IS REQUIRED TO COMBINE 
THE THREE EXISTING LOTS IN TO ONE LOT. THIS IS TO BE COMPLETED AS PART OF THE PROPOSED PROJECT. THE 
PLAT WILL SUPERSEDE THE 2011 LOT LINE AGREEMENT.

SUBDIVISION PLAT

EXISTING BUILDING SQUARE FOOTAGES:
RESIDENTIAL OCCURRENCE 1: 425 sf
RESIDENTIAL OCCURRENCE 2: 288 sf
RESIDENTIAL OCCURRENCE 3: 292 sf
RESIDENTIAL OCCURRENCE 4: 1,082 sf
RESIDENTIAL OCCURRENCE 5: 934 sf
RESIDENTIAL OCCURRENCE 6: 494 sf
RESIDENTIAL OCCURRENCE 7: 252 sf
RESIDENTIAL OCCURRENCE 8:* 3,152 sf
   *JUDY'S HOUSE (TO REMAIN)
EXTRA FEATURE OCCURRENCE 1: 1 sf
EXTRA FEATURE OCCURRENCE 2: 120 sf
EXTRA FEATURE OCCURRENCE 3: 168 sf
EXTRA FEATURE OCCURRENCE 4: 1 sf
EXTRA FEATURE OCCURRENCE 5: 176 sf

TOTAL: 7,385 sf

NEW PROPOSED BUILDING SQUARE FOOTAGES:
BUILDING A: 4,143 sf
BUILDING B: 4,145 sf
RESIDENTIAL OCCURRENCE 8:* 3,152 sf
   *JUDY'S HOUSE (TO REMAIN)

TOTAL: 11,440 sf

EXISTING NUMBER OF BEDS/BEDROOMS:
RESIDENTIAL OCCURRENCES 1-7: (19) BEDS
RESIDENTIAL OCCURRENCE 8:* (12) BEDS/(6) BEDROOMS
   *JUDY'S HOUSE (TO REMAIN)

TOTAL: (31) BEDS

NEW PROPOSED NUMBER OF BEDS/BEDROOMS:
BUILDING A: (12) BEDS/(12) BEDROOMS
BUILDING B: (12) BEDS/(12) BEDROOMS
RESIDENTIAL OCCURRENCE 8:* (7) BEDS/(6) BEDROOMS
   *JUDY'S HOUSE (TO REMAIN)

TOTAL: (31) BEDS/(30) BEDROOMS

PROJECT IMPACT

REQUIRED OFF-STREET SPACES: (21) TOTAL SPACES

EXISTING PARKING SPACES: (0) STRIPED/PAINTED SPACES PROVIDED

NEW PROPOSED PARKING SPACES: (17) TOTAL OFF-STREET SPACES
*(2) ADA, (15) STANDARD
*VARIANCE TO BE REQUESTED

PARKING

PROPOSED PARKING SURFACE TO BE 2" OF COMPACTED GRAVEL. GRAVEL SURFACING FOR RESIDENTIAL 
UNITS IN CT ZONING DISTRICTS MAY BE PERMITTED BY THE PLANNING COMMISSION WITHOUT OBTAINING A 
VARIANCE (12-2-28 C-3-c-ii).

PARKING SURFACING

VICINITY MAP (N.T.S.)

AREA MAP (N.T.S.)

TRUE 
NORTH

TRUE 
NORTH

PROJECT SITE

PROJECT SITE FINAL
DEVELOPMENT
PLAN
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IMPROVEMENT LOCATION CERTIFICATE /
TOPOGRAPHIC MAP

LOTS 9, 10 & 11, BLOCK 19
A PART OF THE NORTHWEST QUARTER OF SECTION 5,
TOWNSHIP 3 NORTH, RANGE 75 WEST OF THE SIXTH

PRINCIPAL MERIDIAN,
TOWN OF GRAND LAKE, COUNTY OF GRAND, STATE OF

COLORADO

11/18/21

KDS

MSK

GENERAL NOTES

1.) THE BASIS OF BEARINGS SHOWN ON THIS IMPROVEMENT LOCATION CERTIFICATE ARE BASED
ON THE ASSUMPTION THAT THE EAST LINE OF LOT 9, BLOCK 18, BEARS N12°36'04"E, AS
MONUMENTED AND SHOWN HEREON.

2.) THE BASIS OF ELEVATIONS SHOWN ON THIS MAP ARE BASED ON NGS STATION M 361, A
STANDARD NGS BRASS CAP MARKED "M 361", PUBLISHED ELEVATION = 8318.17 U.S. SURVEY FEET.
ON-SITE ELEVATIONS TRANSFERRED BY RTK METHODS.

3.) THIS IMPROVEMENT LOCATION CERTIFICATE IS NOT A LAND SURVEY PLAT AS SET FORTH IN
CRS 38-51-102(12) OR AN IMPROVEMENT SURVEY PLAT AS SET FORTH IN CRS 38-51-102(9), NOR
DOES IT ESTABLISH PROPERTY BOUNDARIES OR THE TRUE RELATIONSHIP OF IMPROVEMENTS TO
THEM.  IMPROVEMENTS ARE GENERALLY SITUATED AS SHOWN AND ONLY APPARENT
IMPROVEMENTS AND ENCROACHMENTS ARE NOTED. IT IS PREPARED FOR THE SOLE PURPOSE OF
THE PARTIES STATED HEREON.  CORE CONSULTANTS INC. AND I MICHAEL S. KERVIN, WILL NOT BE
LIABLE FOR MORE THAN THE COST  OF THIS IMPROVEMENT LOCATION CERTIFICATE AND THEN
ONLY TO THE CLIENT SPECIFICALLY SHOWN HEREON.  THE CERTIFICATION OF THIS SURVEY
SHALL NOT AND DOES NOT EXTEND TO THIRD PARTIES. ACCEPTANCE AND/OR USE OF THIS
INSTRUMENT FOR ANY PURPOSE CONSTITUTES AGREEMENT BY ALL PARTIES TO ALL TERMS
STATED HEREON.

4.) THE EXTERIOR BOUNDARY, RECORDED EASEMENTS AND RIGHTS-OF-WAY, IF ANY, ARE SHOWN
ON THE ACCOMPANYING IMPROVEMENT LOCATION CERTIFICATE AS DISCLOSED ON THE FINAL
PLAT.  AT THE REQUEST OF THE OWNER NO ADDITIONAL RESEARCH WAS PERFORMED BY CORE
CONSULTANTS INC.  SEE NOTES ON THE RECORDED PLAT.

5.) CERTIFICATION NOT VALID WITHOUT THE ORIGINAL SEAL AND SIGNATURE.  THIS SURVEY
AND ALL RELATED DOCUMENTS ARE FOR THE SOLE USE OF THE CLIENT AT THE DATE OF
CERTIFICATION.

6.) FIELDWORK WAS COMPLETED 11-8-21 BY BRIAN MILLER AND JOHN INGLE.

7.) ALL UNDERGROUND UTILITIES SHOULD BE FIELD VERIFIED BY THE APPROPRIATE AGENCY PRIOR
TO ANY CONSTRUCTION.

LEGAL DESCRIPTION

ALL OF LOTS 9, 10 & 11, BLOCK 19, TOWN OF GRAND LAKE, GRAND COUNTY, COLORADO.

NOTICE

ACCORDING TO COLORADO LAW YOU MUST COMMENCE ANY LEGAL ACTION BASED UPON ANY DEFECT IN
THIS SURVEY WITHIN THREE YEARS AFTER YOU FIRST DISCOVERED SUCH DEFECT. IN NO EVENT MAY ANY
ACTION BASED UPON ANY DEFECT IN THIS SURVEY BE COMMENCED MORE THAN TEN YEARS FROM THE DATE
OF THE CERTIFICATION SHOWN HEREON.

MICHAEL SEAN KERVIN, CO PLS 34592
DATE: 11-19-21
CORE PROJ: 21-221
FOR AND ON BEHALF OF CORE CONSULTANTS, INC.

11-19-21

SURVEYOR'S CERTIFICATE

I HEREBY CERTIFY THAT THIS IMPROVEMENT LOCATION CERTIFICATE WAS PREPARED FOR

MUNN ARCHITECTURE

THAT IT IS NOT A LAND SURVEY PLAT OR IMPROVEMENT SURVEY PLAT, AND THAT IT IS NOT TO BE
RELIED UPON FOR THE ESTABLISHMENT OF FENCE, BUILDING, OR OTHER FUTURE IMPROVEMENT
LINES.  THIS CERTIFICATE IS VALID ONLY FOR THE USE OF THE CLIENT AND CORE CONSULTANTS,
INC AND DESCRIBES THE PARCELS APPEARANCES ON NOVEMBER 8, 2021, I FURTHER CERTIFY THAT
THE IMPROVEMENTS ON THE ABOVE DESCRIBED PARCEL, ON THIS DATE,  EXCEPT UTILITY
CONNECTIONS, ARE ENTIRELY WITHIN THE BOUNDARIES OF THE PARCEL, EXCEPT AS SHOWN,
THAT THERE ARE NO ENCROACHMENTS UPON THE DESCRIBED PREMISES BY IMPROVEMENTS ON
ANY ADJOINING PREMISES, EXCEPT AS INDICATED, AND THAT THERE IS NO APPARENT EVIDENCE
OR SIGN OF ANY EASEMENT CROSSING OR BURDENING ANY PART OF SAID PARCEL, EXCEPT AS
NOTED.

ADDRESS

450 BROADWAY AVENUE, GRAND LAKE, CO
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ROW IMPROVEMENTS PER TOWN OF 

GRAND LAKE REQUIREMENTS, TYP.

ROW IMPROVEMENTS PER TOWN OF 

GRAND LAKE REQUIREMENTS, TYP.

RE: CIVIL

(N) ELECT. PEDESTAL

7' TALL TRASH 
SCREENING 
WALL

LOTS 9, 10, & 11, BLOCK 19
TOWN OF GRAND LAKE

UNIT A

UNIT B

UNIT C

UNIT A

UNIT B

UNIT C

1" / 1'-0" ADA RAMP

1" / 1'-0" ADA RAMP

LINE OF ROOFS ABOVE (TYP.)

BLDG B - STORAGE

BLDG A -STORAGE

INGRESS/EGRESS FROM ALLEY OFF OF BROADWAY ST.

INGRESS/EGRESS OFF OF LAKE AVE.

DARK SKY COMPLIANT 
LIGHTING FIXTURE (TYP.)

SITE PLAN LEGEND:

EXISTING BUILDING 
TO REMAIN

SNOW STORAGENEW PROPOSED 
BOARDWALK

NEW PROPOSED 
BUILDINGS

EXISTING TREE 
(TO REMAIN)

NON-RESIDENTIAL

DARK SKY 
COMPLIANT 
LIGHTING FIXTURE

PROPOSED BUILDING SQUARE FOOTAGES:
BUILDING A: 4,143 sf
   LEVEL 01 = 2,520 sf
   LEVEL 02 = 1,623 sf

BUILDING B: 4,145 sf
   LEVEL 01 = 2,522 sf
   LEVEL 02 = 1,623 sf

A & B TOTAL: 8,288 sf

EXISTING HOUSE (TO REMAIN): 3,152 sf

TOTAL UNIT-TYPE AREAS:
UNIT A: 1,429 sf
   LEVEL 01 = 852 sf
   LEVEL 02 = 577 sf

UNIT B: 1,292 sf
   LEVEL 01 = 769 sf
   LEVEL 02 = 523 sf

UNIT C: 1,292 sf
   LEVEL 01 = 769 sf
   LEVEL 02 = 523 sf

DENSITY PER UNIT TYPE:
BUILDING A: (12) PEOPLE
   UNIT A: (4) PEOPLE
   UNIT B: (4) PEOPLE
   UNIT C: (4) PEOPLE

BUILDING B: (12) PEOPLE
   UNIT A: (4) PEOPLE
   UNIT B: (4) PEOPLE
   UNIT C: (4) PEOPLE

NON-RESIDENTIAL FACILITY SQUARE FOOTAGES:
BUILDING A:
   STORAGE: 119 sf

BUILDING B:
   STORAGE: 120 sf

PROPOSED OUTDOOR SQUARE FOOTAGES:
PARKING: 2,399 sf

BOARDWALKS: 3,227 sf
   
OPEN SPACE: 10,642 sf
   
TOTAL PROPERTY = 22,541 sf
   *LEVEL 02 AREAS NOT INCLUDED

GROSS AREA CALCULATIONS

LIGHTING SHALL BE CONSISTENT WITH THE DARK SKY CONCEPT 
THROUGH THE UTILIZATION OF APPROVED NIGHTSCAPING FIXTURES, 
WHICH PREVENT ADVERSE EFFECTS OF ARTIFICIAL NIGHT LIGHTING. 
LIGHTING SHALL BE DOWN-CAST TO THE FULLEST EXTENT POSSIBLE. 
ACCENT ORNAMENTAL LIGHTING SHALL BE PERMITTED AND IS HIGHLY 
RECOMMENDED. SEASONAL ORNAMENTAL LIGHTING SHALL BE 
PERMITTED BUT SHALL BE KEPT IN PROPERLY WORKING ORDER. OTHER 
EXTERIOR ORNAMENTAL LIGHTING SHALL BE REVIEWED ON A CASE-BY-
CASE BASIS.

SITE LIGHTING

315 EAST AGATE AVENUE
P.O. BOX 21

GRANBY, CO 80446
970-887-9366

WWW.MUNNARCH.COM

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

HI
TE

C
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
HE

 E
XP

RE
SS

ED
 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 :

STAMP :

ISSUANCE : DATE :

ARCHITECT :

NOT F
OR C

ONSTR
UCTIO

N

FO
R R

EFE
RE

NCE O
NLY

I:\
Pr

oj
ec

ts
-n

ew
\1

91
4 

- R
M

RT
-R

M
RP

\a
\M

A
_R

M
RT

-R
M

RP
_A

22
 D

ev
el

op
m

en
t P

la
n.

rv
t

6/
10

/2
02

2 
9:

06
:2

5 
A

M

3 of 11

PR
O

JE
C

T 
#

:  
19

14

O
FF

-B
RO

A
D

W
A

Y 
H

O
US

IN
G

FI
N

A
L 

D
EV

EL
O

PM
EN

T 
PL

A
N

45
0 

BR
O

A
D

W
A

Y 
ST

, G
RA

N
D

 L
A

KE
, C

O
 8

04
47

SITE PLAN

SCALE: BACK REF:1" = 10'-0"3 of
11

1 PROJECT SITE PLAN

TRUE 
NORTH

0'

SCALE: 1" = 10'-0"

5' 10' 20' 40'

FINAL
DEVELOPMENT
PLAN

2022-0608



4"3"
3"

10"

5"

CS

CS

CS

CS

SSCO

SSCO

SSCO

SSCO

SSCO

SSCO

SSCO

SSCO

SSCO

SS

SS

SS

SS

SS

SS

SS

SS

SS OH

OH
OH

<

S77°20'36"E  149.82'

S1
2°

31
'2

0"
W

  1
50

.3
3'

N77°21'07"W  150.03'

N
12

°3
6'

04
"E

  1
50

.3
5'

SS

SS

SSCO

LO
T 

11

LO
T 

10

(8
0'

 R
.O

.W
.)

B
R

O
A

D
W

A
Y

 S
T

R
E

E
T

(80' R.O.W.)

LAKE AVENUE

LO
T 

11

LO
T 

10

LO
T 

10

LO
T 

9

PROPERTY LINE

PROPERTY LINE

EDGE OF ASPHALT

ED
G

E 
O

F 
AS

PH
AL

T

16' ALLEY

EX-A
0.45 47.4%

2

EX-B
0.34 28.4%

1

20'

1 inch = 20 ft.

0 40'

315 EAST AGATE AVENUE
P.O. BOX 21

GRANBY, CO 80446
970-887-9366

WWW.MUNNARCH.COM

PR
O

JE
C

T 
#

:  
19

14

O
FF

-B
RO

A
D

W
A

Y 
HO

US
IN

G
RO

C
KY

 M
O

UN
TA

IN
 R

EP
ER

TO
RY

 P
RO

PE
RT

IE
S,

 IN
C

45
0 

BR
O

A
D

W
A

Y 
ST

. G
RA

N
D

 L
A

KE
, C

O
 8

04
47

SHEET TITLE :

SHEET NUMBER :

STAMP :

ISSUANCE : DATE :

ARCHITECT :

EXISTING DRAINAGE
PLAN

4 OF 11

3/
8/

20
22

 1
1:

04
 A

M
X:

\2
1-

22
1 

Lo
t 9

-1
1 

Bl
oc

k 
19

 G
ra

nd
 L

ak
e_

RM
RT

\C
iv

il\
C

A
D

\P
la

ns
\E

xis
tin

g 
D

ra
in

ag
e 

Pl
an

.d
w

g

3846538465

CRUSHER FINES
MAINTENANCE ACCESS

LIMITS OF CONSTRUCTION

EMERGENCY OVERFLOW ROUTE

RIPRAP

PROPOSEDEXISTING

RETAINING WALL

EXISTING DRAINAGE BASIN

PROPOSED DRAINAGE BASIN

WETLAND

100 YEAR FLOODPLAIN

< DRAINAGE SWALE

PROJECT BOUNDARY

CENTERLINE

RIGHT OF WAY (R.O.W.)

EASEMENT

FES, FOREBAY, & TRICKLE CHANNEL

STORM MANHOLES

STORM INLETS

DIRECTIONAL FLOW ARROW

DESIGN POINTX X

X
XX.X

0.45
0.60

AREA

BASIN DESIGNATION

100 YEAR COEFFICIENTS

X
XX.X

0.45
0.60

AREA 5 YEAR COEFFICIENTS

OUTLET STRUCTURE

EXISTING STORM & STUB OUT

PROPOSED STORM & STUB OUT

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

5279 PROPOSED MINOR CONTOUR

5280 PROPOSED MAJOR CONTOUR

LEGEND

NOTE:
CORE HAS NOT BEEN PROVIDED WITH GUIDANCE FROM THE PUBLIC
WORKS DEPARTMENT ON WHAT IMPROVEMENTS ARE REQUIRED
WITHIN THE PUBLIC RIGHT-OF-WAY ON EITHER FRONTAGE. THE
RIGHT-OF-WAY IMPROVEMENTS WILL BE DESIGNED WHEN DIRECTION
IS PROVIDED.

06/08/22
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DRAINAGE PLAN
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CRUSHER FINES
MAINTENANCE ACCESS

EMERGENCY OVERFLOW ROUTE

RIPRAP

PROPOSEDEXISTING

EXISTING DRAINAGE BASIN

PROPOSED DRAINAGE BASIN

100 YEAR FLOODPLAIN

PROJECT BOUNDARY

CENTERLINE

RIGHT OF WAY (R.O.W.)

EASEMENT

FES, FOREBAY, & TRICKLE CHANNEL

STORM MANHOLES

STORM INLETS

DIRECTIONAL FLOW ARROW

DESIGN POINTX X

X
XX.X

0.45
0.60

AREA

BASIN DESIGNATION

100 YEAR COEFFICIENTS

X
XX.X

0.45
0.60

AREA 5 YEAR COEFFICIENTS

OUTLET STRUCTURE

EXISTING STORM & STUB OUT

PROPOSED STORM & STUB OUT

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

5279 PROPOSED MINOR CONTOUR

5280 PROPOSED MAJOR CONTOUR

LEGEND

NOTE:
1. BOARDWALK AREAS ARE CALCULATED AS 40% IMPERVIOUS DUE

TO FREE DRAINING COMPACTED GRAVEL SUBBASE

2. CORE HAS NOT BEEN PROVIDED WITH GUIDANCE FROM THE 
PUBLIC WORKS DEPARTMENT ON WHAT IMPROVEMENTS ARE 
REQUIRED WITHIN THE PUBLIC RIGHT-OF-WAY ON EITHER 
FRONTAGE. THE RIGHT-OF-WAY IMPROVEMENTS WILL BE
DESIGNED WHEN DIRECTION IS PROVIDED.

3846538465
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PLANTER BOXES, TYP.

3 SYAL
1 POTR
2 PHNA

BOULDER, TYP.

POTR1

POTR3
POTR1

PISO3
POTR1
RIAU3

CAFE TABLE AND
CHAIRS, TYP.

COBBLE MULCH (1,490 SF)

PEA GRAVEL MULCH (2,486 SF)

FLAGSTONE PAVER (59)

LEGEND

DECIDUOUS TREES QTY BOTANICAL NAME COMMON NAME CONT CAL
POTR 7 POPULUS TREMULOIDES QUAKING ASPEN B & B 2"CAL
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From: Yost, Cheria K
To: Kim White
Cc: Kim White; ROMO Superintendent, NPS
Subject: Public hearing notice for preliminary/final development plan review in Grand Lake
Date: Monday, June 6, 2022 1:14:25 PM

Hi Kim, 

Thank you for sending the development proposal for 450 Broadway Street. The Town of
Grand Lake zoning requires night sky friendly lighting. We appreciate your consideration of
light hoods, direction, hue, and lumens that will keep lights focused where needed while
allowing park visitors to experience exceptional dark nights. 

Rocky Mountain National Park has no additional comments on the proposal.  

Have a good week, 
Cheri

Cheri Yost 
Park Planner
Rocky Mountain National Park
(970) 586-1320

mailto:Cheri_Yost@nps.gov
mailto:kwhite@toglco.com
mailto:kwhite@toglco.com
mailto:ROMO_Superintendent@nps.gov


From: Jean Johnston
To: Kim White
Subject: RE: [External] Public hearing notice for preliminary/final development plan review in Grand Lake
Date: Tuesday, June 7, 2022 7:25:28 AM
Attachments: FBlogo20x20_f385a67c-d933-45ab-89b5-afca2eff55b1.png

twitter20x20_4b90b8ef-da46-4b7b-814e-87a8b9a2dc73.png
RMRT aerial.pdf

Hi Kim,

I am concerned about the clearance for MPEI powerlines from the buildings.  Please see the
attached pdf.

1. Along the west side of the project - MPEI requires a 15’ setback from the existing pole line
(red lines on the map) to the nearest portion of any structure including overhangs and decks.
This provides 5’ separation from the wires to the building.

2. We have an existing underground secondary power line (dashed blue line on the map) for the
building that is to remain in the Northeast corner of the property.  We need 5’ separation
from the power line to any part of a building.  It does not look like we have adequate
separation looking at Sheet A1.00.  The power line can be relocated at the developer’s
expense.

The developer needs to contact MPEI before starting the demo process on the power lines on the
north side of the property, so we can disconnect the meters.

Also - please include me on the email list.  This went to ssimmons@mpei.  Please add
jeanj@mpei.com

Thank you for your consideration.  Jean

Jean Johnston
Right of Way Specialist, Sr Staker

JeanJ@mpei.com
ex 265

Mountain Parks Electric, Inc.
321 West Agate Ave • P.O. Box 170, Granby, CO 80446-0170 • 970.887.3378 
We are owned by those we serve.

This institution is an equal opportunity provider and employer.

Click here to take our quick online survey for chance to win a $100 bill credit!

mailto:JeanJ@mpei.com
mailto:kwhite@toglco.com
mailto:jeanj@mpei.com
https://us-west-2.protection.sophos.com/?d=mpei.com&u=aHR0cDovL3d3dy5tcGVpLmNvbS8=&i=NWVlYjk5ZjA0M2EyZTkwZTlhNzhiMzA0&t=R1U2T1JldVpHTG5FK1ZqUE1JbDEyVS9wQWhFTTdkUEpiVE5FWFQzclEyRT0=&h=1e26f052975448089a1e318c888de0fe
https://us-west-2.protection.sophos.com/?d=facebook.com&u=aHR0cHM6Ly93d3cuZmFjZWJvb2suY29tL01vdW50YWluUGFya3NFbGVjdHJpYy8=&i=NWVlYjk5ZjA0M2EyZTkwZTlhNzhiMzA0&t=THdEdHFXL1YzL3Zobm9OcnhEVEdsSExQOXhxRWxsMTFwSjFBR0VxVTAxWT0=&h=1e26f052975448089a1e318c888de0fe
https://us-west-2.protection.sophos.com/?d=twitter.com&u=aHR0cHM6Ly90d2l0dGVyLmNvbS9NdG5QYXJrc0VsZWM=&i=NWVlYjk5ZjA0M2EyZTkwZTlhNzhiMzA0&t=TGRheFFiOEJuNGE0V0VlQ0Y2MXdrSXZNeGN2RFhMczlDWXVUamRmbWZmYz0=&h=1e26f052975448089a1e318c888de0fe
https://us-west-2.protection.sophos.com/?d=mpei.com&u=aHR0cDovL3d3dy5tcGVpLmNvbS9vbmxpbmUtc3VydmV5&i=NWVlYjk5ZjA0M2EyZTkwZTlhNzhiMzA0&t=SEowZHhDenFHbUMyOHNteHBPMU51REpIQUJuYzlJVk1aSzZuL1RYbU9ZST0=&h=1e26f052975448089a1e318c888de0fe
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PO Box 528, Granby CO 80446 

 
 
June 6, 2022 
 
Town of Grand Lake 
Kimberly White\Community Development Director 
PO Box 99 
Grand Lake, CO 80447 
 
RE:  450 Broadway Street, Grand Lake 
 
Dear Ms. White, 
 
No concerns at this time, see general guidlines below: 
 
Preliminary Plat Review General Guidelines 
 
Application 
 Must apply for Gas service at Xcel Energy Builders Call Line.  Gas main is present in the surrounding area. Gas main will 

be installed at 36” depth and must be 10’ away from water & sewer main, electric 5’.  Gas will be installed in a sole trench- no 
other utilities are to be located with main or services.  

 Gas main preferable to be installed in a 5’ easement.  Acceptable easement language provided on final plat.  
 Reinforcement may be needed for existing system depending on the current capacity (additional cost of reinforcement 

will be the responsibility of the applicant.)  
Meter Locations 

 While customer preference regarding meter location deserves reasonable consideration, it remains the right of the Company 
to determine the placement of meters. All meter locations including multiple points of service shall have the approval of the 
local Xcel Design Department. 

 Meters and service regulators are to be set outside the serviced structure where they will be readily accessible and be 
protected from corrosion and other damage, including vehicular.  Meter sets in areas of deep snow need to be placed on a 
gable end (no shed roof allowed) Note: Due to excessive snowfall, ice and snow shields will not be permitted in the 
following Colorado counties: Eagle, Lake, Park and Summit. Meters shall be installed on the gable or non-drip side of a 
building or in an approved remote location from the building or structure in these counties.” 

 
Please note – this is not a final assessment of what the new gas distribution will entail. There may be additional things in the 
field I cannot see. Once an application has been submitted to Xcel Energy, we can start the full design process and identify 
the scope of work that will need to be done for this request. 

 
Sincerely,  
 
Kathleen Jacoby 
 
Kathleen Jacoby 
 
Kathleen Jacoby 
Xcel Energy | Responsible By Nature 
Designer, Mountain Division 
583 East Jasper Court, Granby CO 80446‐0528 
P: 970‐262‐4055  F:  970‐887‐2453 
E:  kathleen.jacoby@xcelenergy.com 
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