Town of Fraser
PO Box 370, Fraser, CO 80442 office: 970-726-5491 fax: 970-726-5518 “’VA

www.frasercolorado.com

BOARD OF TRUSTEES Date Prepared: February 12,2026
STAFF REPORT & REQUEST FOR BOARD ACTION Meeting Date: February 18, 2026

RE: Grand Park West Mountain Filing 1 (Planning Areas 10W and 11W) — Revised Final Plat and FPDP
To: Town of Fraser Board of Trustees
From: Garrett Scott, Town Planner
Project Number: TF22-10
Project Address: North of a proposed extension of Grand Park Drive, west of the UP railroad
Applicant: West Mountain Development, LLC
Property Owner: West Mountain Development, LLC
Zoning: Planned Development (PD)
CC: Michael Brack, Town Manager
Alan Sielaff, Assistant Town Planner

MATTER BEFORE THE BOARD OF TRUSTEES & ACTION REQUESTED:

Approval of a revision to the previously approved Final Plat and Final Planned Development Plan (FPDP) for
the proposed West Mountain Filing No. 1 development, which maintains the previously approved 79 single-
family residential units but reorients the street and lot arrangement to facilitate a new roundabout
intersection intended to serve the next phase of development in Filing No. 2.

BACKGROUND

In 2005, the Fraser Board of Trustees approved the current Planned Development District Plan (PDDP)
for the Grand Park Development. The PDDP encompasses approximately 1,311 acres of land divided into
27 planning areas. Each planning area is associated with an approximate acreage and a maximum
allowed number of residential units, lodging (i.e., hotel) units, and commercial square footage.
Pertaining to this proposal as the first phase of the West Mountain Development, the PDDP depicts
Planning Area 10W as containing 40.8 acres while 11W contains 16.1 acres. The current approved Final
Planned Development Plan (FPDP) and Final Plat proposes 79 detached residential units on 33.2 acres
within these two planning areas, with additional development in 10W to be included in future
development phases.

The initial West Mountain Filing 1 Preliminary Plat and Final Planned Development Plan (FPDP)
applications were submitted to the Town in October of 2022. On March 22, 2023, through PC Resolution
2023-03-01, the Fraser Planning Commission approved the Preliminary Plat with conditions and
recommended approval of the FPDP with conditions. The applicant then submitted a Final Plat
application in February 2024. On May 22, 2024, the Fraser Planning Commission recommended approval
of the Final Plat with conditions via PC Resolution 2024-05-02. The Board of Trustees then approved the
Final Plat and FPDP on June 5, 2024 through Resolution 2024-06-04. In December 2024, the applicant
submitted a revised Final Plat and FPDP application which was determined to be a major amendment
requiring action by the Planning Commission and Board of Trustees. On January 15, 2025, the Fraser
Planning Commission recommended approval of the Final Plat and FPDP with conditions via PC
Resolution 2025-01-02. The Board of Trustees then approved the amended Final Plat and FPDP on
January 22, 2025 through Resolution 2025-01-09. The applicant has since worked with Town staff on
addressing the conditions of approval, particularly conditions 1 and 2 that relate to pending referral

TF22-10 Grand Park WMF 1 Revised Final Plat and FPDP Page 1 of 9



Town of Fraser
PO Box 370, Fraser, CO 80442 office: 970-726-5491 fax: 970-726-5518 m

www.frasercolorado.com

review comments and the requirement of obtaining final approval of the West Mountain Water Master
Plan and associated construction design drawings and reports as stipulated in Articles 5.3, 5.5, and 5.6 of
the 2003 Annexation Agreement. Presently, neither the FPDP nor any phase of the Final Plat have been
recorded given that the conditions of approval have not yet been fully met.

The applicant has now requested a second revision to the FPDP and Final Plat and proposes to reorient
the street and lot arrangement while keeping the total unit count for West Mountain Filing 1 the same at
79 units. The applicant submitted materials on December 19, 2025 and upon review of the applicable
provisions of the Fraser Municipal Code, including but not limited to Sec. 19-2-160 (PD Amendments)
and in concurrence with the Town Attorney, staff determined that this modification, specifically a
rearrangement of lots, blocks, and building tracts, and changes in the provision of common open spaces,
is considered a major amendment to the approved FPDP and requires approval by the Planning
Commission and Board of Trustees. While the proposed amendment does not alter the previously
approved 79 units, it significantly adjusts the road network and lot arrangement by proposing a
roundabout intersection on Grand Park Drive that connects to the future Outpost Club and mixed-use
development proposed in West Mountain Filing 2. The current proposal for West Mountain Filing 1 also
adds an additional (third) road connection into the development from Grand Park Drive.

LOCATION MAP
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ZONING & LAND USE

The property is zoned Planned Development (PD) and regulated by the Grand Park PDDP. Planning Area
10W allows for 174 residential units, 350 lodging units, and 30,000 square feet of commercial space
while 11W allows 41 residential units and 50 lodging units. The original FPDP approved in June 2024
proposed 72 residential units, which was then increased to 79 units (consisting of 47 units in 10W and 32
units in 11W) with the amendment approved in January 2025. The FPDP that is now under consideration
does not change the total unit count but redistributes the units within the planning areas, proposing 38
units in 10W and 41 residential units in 11W. The January 2025 FPDP included a total acreage of 33.2
acres across Planning Areas 10W.1, 10W.2, and 11W. This proposed amendment increases the acreage
for 10W.1 and 11W to 36.8, an increase of 3.6 acres, while now including 16.7 acres allocated to open
space and major roads in Planning Area 23W, for a total FPDP area of 53.5 acres.

PROPOSED LAND USE MAP
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SITE PLAN, PARKING, LANDSCAPING & SNOW STORAGE

As identified as the reason for the major amendment, the main revision proposed is the addition of a
roundabout at the intersection of Grand Park Drive and the collector roadway (Outpost Club Drive) that
serves both West Mountain Filing 1 and the proposed West Mountain Filing 2 development, which is
anticipated to include the Outpost Club and additional commercial, lodging, and multifamily residential
uses. The Planning Commission previously reviewed a Sketch Plan for West Mountain Filing 2 on April 23,
2025, and the applicant has since submitted an FPDP and Preliminary Plat for this development area
consisting of Planning Areas 8Wb, 9W, 10W.2, 10W.3, and 23W. The Planning Commission will review
this proposal at a future meeting; however, various submittal items (e.g., civil plans, drainage report,
etc.) have been combined for both development areas and are provided in the packet for reference.

In terms of impacts to the Filing 1 development area, the collector road connection to Filing 2 was
previously called Pinewood Drive and proposed as the first intersection along Grand Park Drive to the
west of the railroad. A second local road connection, Compass Drive, was proposed further west along
Grand Park Drive. In the current proposal, the first intersection west of the railroad is proposed to be a
local road, Overlook Drive, serving 10W.1 and connecting into the Filing 2 area, followed by a larger
roundabout intersection (Outpost Club Drive) which will serve as the main roadway access into Filing 2.
A third, minor intersection follows to the west at Compass Drive, which serves Planning Area 11W.
Following the submittal of this amendment to West Mountain Filing 1, the applicant has since provided a
Traffic Impact Study (TIS) for the entire Grand Park West Mountain development area, which is currently
under review. However, a preliminary review of this study indicates that the traffic generated by the
Filing 2 development area warrants an improved roundabout intersection as is proposed with this FPDP.
Because the Filing 1 area was previously approved at the current density, staff has no concerns about
the proposal to increase the capacity of the Grand Park Drive / Outpost Club intersection as it pertains to
Filing 1. Full review of the traffic study will be completed with the Filing 2 development review.

There are minimal to no changes to the proposed parking, landscaping, and snow storage requirements
from the previous approval. For parking, the proposed development consists of both single-family
detached and single-family attached residential dwelling units. Section 19-4-230 of the municipal code
requires 2 off-street parking spaces for each unit. While no specific parking areas are depicted as part of
the FPDP, each unit shall have at least two (2) off-street parking spaces and will be reviewed for
compliance when a building permit is submitted.

Section 19-4-185 requires one (1) square foot of snow storage for every three (3) square feet of
impervious surface area, or 33%. The applicant is proposing snow storage equal to 53% of the
impervious surface area, i.e., the roadways proposed to serve the development. Additional snow storage
for areas to be cleared on individual lots must be shown at the time of building permit application. It is
noted that Mountain Parks Electric and Xcel Energy have consistently provided referral review
comments that revisions to the plat notes and depicted snow storage areas are required in order to
meet their operational needs. This item will continue to be tracked as part of the referral review process
and is captured through proposed condition of approval #1, consistent with prior approval conditions.

Sheet 7 of the FPDP identifies the landscaping to be provided with the project, which only consists of
revegetating all areas disturbed during construction with a native grass mix. This is consistent with the
previous FPDP. Because this is a purely residential development within the Grand Park PDD, further
landscaping is not required per Section 14-5-40.
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REFERRAL REVIEW

The Final Plat and FPDP 7*" submittal documents were sent out on referral on December 30, 2025, and
referral agency comments and planning review comments were returned to the applicant on January 23,
2026. Due to the compressed timeline ahead of the requested public hearings, the applicant did not have
the opportunity to provide a response to comments prior to the Planning Commission hearing on January
28, 2026. The review summary is included as an attachment to this staff report.

The following agencies/entities provided comments on the latest submittal (Major Amendment, 7th
submittal overall). Addressing all comments to the satisfaction of that agency/entity, as well as any nhew
comments provided as a result of any revisions, is recommended as a condition of approval for the Final
Plat and Final Planned Development Plan (FPDP).

e Town of Fraser Engineering (Merrick) and Public Works — Greg Steed, Donna Barrentine, Jeanne
Boyle, and Katherine Knight

e JVAM Law Firm, as Town Attorney — Cooper Gehle

e East Grand Fire Protection District No. 4 — Ryan Mowrey

e Xcel Energy — Julie Gittins

e Mountain Parks Electric, Inc. — Jessica Tain

An 8" submittal has since been received by the Town on February 9, 2026 and includes responses to the
7™ submittal review. This 8 submittal has been sent out on referral. These materials will be included as
an attachment to this staff report but final review comments on this most recent submittal will not be
ready before the Board of Trustees meeting on this item.

PUBLIC NOTICE

Sec. 19-1-215 establishes the requirements for public notice when public hearings are required with land
use review. For a Final Plat and Final Planned Development Plan (FPDP), a public hearing is required when
the application is considered by the Planning Commission but not when considered by the Board of
Trustees. Proper notice was provided for the Planning Commission meeting held on January 28, 2026 by
both the Town and the applicant as was detailed in the staff report prepared for that meeting.

CONDITIONS OF FINAL PLAT AND FPDP APPROVAL — RESOLUTION 2025-01-09

On January 22, 2025, by Resolution 2025-01-09, the Board of Trustees voted to approve the first amended
FPDP and Final Plat with five conditions. The following table lists the conditions of approval and current
status.

Resolution 2025-01-09 Conditions of Approval Status

1) Prior to FPDP and Final Plat recordation, the Applicant must address all  Unresolved
outstanding review comments to the satisfaction of the Town and/or
applicable entity and revise and resubmit all documents accordingly.
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2) Prior to recordation of the FPDP and the Final Plat, the Applicant shall Unresolved
receive approval from the Town of Fraser of the West Mountain Water

Master Plan and associated construction design drawings and reports, as

stipulated in Articles 5.3, 5.5, and 5.6 of the 2003 Annexation Agreement.

3) Prior to Final Plat recordation, the Applicant shall execute an approved Unresolved
Development Improvements Agreement and provide the appropriate

surety.

4) Prior to Final Plat recordation, the Applicant shall provide the Town Unresolved
with the following items as outlined in the Major Subdivision Final Plat

Checklist:

a. Proof of filing the applicable articles of incorporation with the
Secretary of State and the executed originals of all legal documents,
including a final executed SIA and any required collateral.

b. Final plat Mylar with appropriate signatures

c. A fourteen (14) inch by eighteen (18) inch black line Mylar for the
purpose of incorporating the data into a 911 emergency system,
containing the name and subdivision, the section, township and range in
which the subdivision is located, all street names, lot numbers, street
addressing numbers, and unit numbers (if applicable).

d. A digital file of the approved final plat and 911 emergency system
drawing in both CAD and PDF format for the Town’s Geographic
Information System (GIS).

5) Concurrent with Final Plat recordation, the Applicant shall record the Unresolved
Development Improvements Agreement (DIA) as well as the necessary
HOA declaration, restrictive covenants, and bylaws.

The above conditions have generally been carried over and were the basis of the proposed conditions
presented to the Planning Commission as part of the January 28, 2026 hearing. The Planning Commission
voted to recommend approval of the application with conditions by a vote of 3-1 (2 Planning
Commissioners were absent from the meeting and 1 position is currently vacant). The one vote against the
Planning Commission resolution was due to the continued inclusion of condition #2 requiring that the
West Mountain Water Master Plan be approved prior to recordation of the FPDP or any Final Plats. The
commissioner explained that the vote was due to concerns about the legal ability of the Town to include
this condition as based on the applicant’s request for it to be removed and stated reasoning during the
Planning Commission hearing.

At issue is disagreement whether mere submittal of the water master plan is sufficient or whether Town
approval of the master plan is required. The applicable sections of the 2003 Rendezvous Annexation
Agreement are cited below. While these sections begin with a statement of required submittal, they
include additional language requiring approval bolded below:

Section 5.3: “...Acceptance by Fraser of the [Water Source] facilities and ongoing operations and
maintenance responsibilities shall be accomplished at the time of FPDP or subdivision approval
pursuant to the Subdivision Regulations.”
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Section 5.5: “Prior to approval of an FPDP or subdivision application Developer shall submit design
drawing and text documents based upon the Master Water Plan for any Water Source Facilities and
Water Local Facilities. Developer shall be responsible for all Water Source Facilities and Water Local
Facilities required to supply water to the Rendezvous Property under the decree in Case No.
98CW41 — Water Division No.5...No subdivision shall be approved, or approved with conditions,
unless Fraser has determined by a professional engineer with hydrologic expertise, that such water
supply wells and system are capable both in quantity and quality of providing a physical and legal
water supply for the subdivision and fully meet all requirements of the approved Augmentation
Plan or other applicable water court decree.”

At the January 2026 Planning Commission meeting, the applicant also produced an approval letter by
Merrick as Town Engineer dated November 2024. This letter, however, only approved the construction
documents as were submitted at that point in time; these construction documents have subsequently been
revised by the applicant and at this time still require approval. The other critical element of the water
master plan is the water study report, which identifies water source facilities and storage tank capacity. At
this time, the Town has not received an updated water study report. Because the West Mountain Water
Master Plan is still not finalized and submittals related to the master plan are either under review or have
not been received, staff is recommending this condition be carried forward as it was included without
protest during the original public hearings on this application in June 2024 and the first revision in January
2025.

Staff has additional concerns about the applicant’s intent to fully address review comments as required
through condition #1. Since the January 28, 2026 Planning Commission meeting, the applicant has provided
an 8™ submittal which includes responses to the comments provided by referral review agencies. Through 7
prior submittals of the final plat over the span of 2 years, utility referral agencies Mountain Parks Electric
and Xcel Energy are still unable to provide approval of the final plat. This is due to the continued
unwillingness of the applicant to provide the requested easements and plat notes necessary to serve the
development with electric and natural gas service in conformance with the policies and standards of these
utility providers. In multiple rounds of the final plat review, staff has cited Sec. 19-4-120 (Public right-of-way

and easements) of the Town code to the applicant, which states the following:

(a)(2) Easements shall be provided for all gas, electric, telephone and cable television utility lines, in
accordance with the requirements of the utility provider.

(b) Specifications. Refer to Chapter 14 of this Code, Design Criteria and Construction Standards. For
easements other than a Town-owned utility, refer to the individual gas, electric, telephone
and/or cable television utility provider.

The applicant’s response to staff’s citation of the Town code warrants highlighting, as they have defiantly
stated “MPEI and Xcel Energy are not governing bodies that have any authority under the Fraser town Code,
nor should the Town of Fraser let these for profit monopolies governed by the PUC of Colorado dictate how
and what is platted in the Town of Fraser.” Although the applicant later states in their response to the
comments provided by these utility agencies that they are working to come up with mutually agreeable
notes, this quoted statement from the applicant underscores why staff is carrying forward this condition of
approval. Town staff will not approve any final plat documents without approval of referral utility agencies.
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REQUEST: Approval of an amended Final Plat and FPDP for West Mountain Filing 1 (Planning Areas
10W and 11W) of Grand Park.

RECOMMENDATION: Staff recommends that the Planning Commission APPROVE the amended Final
Plat and FPDP subject to the following conditions:

CONDITIONS:

1) Prior to Final Plat recordation, the Applicant must address all outstanding review comments to
the satisfaction of the Town and/or applicable entity and revise and resubmit all documents
accordingly.

2) Prior to recordation of the FPDP and the Final Plat, the Applicant shall receive approval of the
West Mountain Water Master Plan and associated construction design drawings and reports
from the Town of Fraser, as stipulated in Articles 5.3, 5.5, and 5.6 of the 2003 Annexation
Agreement.

3) Prior to Final Plat recordation, the Applicant shall execute an approved Development
Improvements Agreement and provide the appropriate surety.

4) Prior to Final Plat recordation, the Applicant shall provide the Town with the following items as
outlined in the Major Subdivision Final Plat Checklist:

a. Proof of filing the applicable articles of incorporation with the Secretary of State and the
executed originals of all legal documents, including a final executed DIA and any
required collateral.

b. Final plat Mylar with appropriate signatures

c. Adigital file of the approved final plat and 911 emergency system drawing / address
map in both CAD and PDF format for the Town’s Geographic Information System (GIS).

5) Concurrent with Final Plat recordation, the Town shall record the Development Improvements
Agreement (DIA) as well as the necessary HOA declaration, restrictive covenants, and bylaws.

Attachments:
01 West Mountain Filing 1 Final Plat (8" Submittal, unreviewed)
02 West Mountain Filing 1 FPDP (8" Submittal, unreviewed)
03 Final Civil Construction Documents WMF1 (8th Submittal, unreviewed)
04 Phase Ill Drainage Report WMF 1 (8th Submittal, unreviewed)
05 Wetland Exhibit West Mountain Filing 1 and 2
06 Grand Park West Mountain TIS (January 2026)
07 Combined 7th Submittal Referral Review Comments
08 Applicant Response to 7th Submittal Planning Review Comments
09 Merrick Review Comments — West Mountain Water System Construction Plans - 8th Submittal
10 Proof of Public Notice
11 Receipts for Mailed Notices
12 Adjacent Property Owners List
13 Planning Commission Resolution 2026-01-01

Resolution 2026-02-03
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