
Exhibit B 

Design Review and Development Process Outline 

I. PRE-PLANNING

1.01 Acquisition of Inform c 1ti0n. The Owner is encouraged to revie\v the rules and
regulations of the I eighbourhood Company to become familiar with the design review process. 

1.02 Pre-planning Stage Meeting. The Owner shall schedule H pre-planning stage meeting 
with the executive director of the Neighbourhood Company (the "Executive Director"). At such 
meeting, the following may occw·: 

(a) The Executive Director will provide to the Ovmer information regardiJ1g The
Neighbourhoods at Keystone. 

(b) The Executive Director will provide to the Owner general information
regarding the design review and development proccssc . ORB , cheduled meetings and concerns 
regarding the Owner's Sile. 

(c) The Owner will provide general infonnation regarding the proposed
Construction Site (use. design, purpose, concept). 

Site. 
(d) The Owner and the Executive Director shall tour the proposed Construction

(e) The Owner will have the opporturtity to express any concerns regarding the
proposed Construction Site. 

stage. 
l .03 No Formal Action. No formal action wt!! be tnken by the ORB at the pre-plannjng

rr. CONCEPT ANO DESIGN DEVELOPME T 

2.01 Submission of Concepr and DesiQn Oewlopmcnt Plan Materials. The Owner shall 
submit the concept and design development plan submittals. 

2.02 forrnnl Action. Within 30 days aft.er receiving the submittals described in Section 
2.0\ above. the DRB shall tnke any of the following formal actions: 



(a) Approw the subminals. with or without conditions: or

(b) Disapprove the submit1als. in which cas\: the Owner shall mnke such design
changes as the DRB shall require and resubmit the concept and design development plans to the 
ORB. 

Ill. FINAL DESIGN PLANS 

3.01 Submission or Final Dt!sign ReviC\\' tvbterials. (:1) After receiving approval of the 
concept and design development plans pursuant to Section 2.02 above. the Owner shall submit the 
Gnal design review submittals. 

3.02 Formal Action. Within 30 days aiier receiving the subrnittals described in Section 
3.01 above .. the ORB shall take any of the following formal actions: 

(a) Approve the submittals. \Nith or without conditions; or

(b) Disapprove the submittals. in which case the Owner shall make sucl1 design
changes as the DRB shall require a.nd resubmit the final design review submittals to the DRB. 

rv. FJNAL CONSTRUCTlON DRAWINGS A D ACCESS PLANS 

4.01 Submission of Final Construction Drawi,rns and Access Plans. Upon receipt of 
approval of the final design review submittals pursuant to Section 3.02 above and prior to 
commencing construction, the Owner shall submit to the DRB the final eonstruction drawing and 
access plan submittals nncl copies of all other materials submitted to Summit County in connection 
wilh the proposed Construction Activity. 

4.02 Site Inspection. lf required by the DRB. the Owner shall (i) stake the footprints of 
(A) all improvements to be constructed on the Site, and (B) all parking. storage and laydown areas
and (ii) request a site inspection or the Site.

4.03 Formal Action. lf the DRB rejects the final construction drawings and access plan 
submittals to be made by the Owner pursuant to Section 4.01 above or finds the results of any 

required site inspection to be unsatisfactory. the Owner shall make such changes as the DRB shall 
n::quire and tJ1en resubmit such subminals to the ORB and/or request a follow-up site inspection, as 
the DRB may require. If the DRB approves such submittals and finds the results of any required site 
inspection to be satisfactory, the ORB shall approve the Owner's proposed Consrruction Activity. 

V. CO STR.UCTION INSPECTJO. S

5.01 Framing Inspection. The ORB may require the Owner to deliver to the DRB an
improvement location certificate !or the Construction Site. which (i) is certified by an engineer or 



surveyor registered in Lhe Stale of Colorado: (ii) sho,vs the loc.,tion of all permanent improvements 
then located on the Construction Site: and (iii) sets forth the elevations of all floors and the highest 
roof ridge of all such permanent improvements. Thereafter. the ORB may inspect the framing to 
ensure that the Construction Activity is being performed in compliance with the approved final 
working drawings and the Regulations., within tvvo clays after notice from the Owner. conduct a 
framing inspection. which shall be conducted only after the DRB hc1s received a satisfactory 
improvement location ce1tificate; 

5.02 Mnndatorv Inspections. The ORB shall. within ten days after notice from the Owner, 
conduct the folJowing inspections: 

(a) a substantial completion inspection. which sh.ill be conducted only upon
substantial complelion of all construction activity, and 

(b) a final inspection, which shall be conducted only upon final completion of the
project, including all landscaping and all corrective work required by the ORB. 

5.03 Formal Action. 

(a)
ORB shall either: 

condttions: or 

Within three da�1s al'ler conducting the substantial completion inspection the 

(i) issue n temporary certificate of compliance, with or without

(ii) decline to issue a temporary certificate of compliance. in which
ca.-e the Owner shal I make such changes as the ORB shall require and then request that the 
ORB re-inspec1 t11e Construction Site. 

shall either: 
(b) \Vithin three days aft.er conducting the final completion inspection, the ORB

(i) issue a permanent certificate of compliance. on the condition
that the Owner has paid in Cull the balance of the applic:1tion fees for the project. if any; or 

(ii) decline to issue a permanent certificate of compliance, u1 which 
case the Owner shall make such changes as the ORB sh:rll require and then request that the 
ORB re-inspect rbe Construction Site. 

 



F:d1ibit C 

Minimum Requirements for Conrcpt and Design Plan Suhmittals 

l. Concept Development Suhmittals

a. Context Plan (location. i.e .. Neighbourhood)
b. Survey and/or Plat
c. Site, Grading and Drainage Plan
d. Utility Plan
c. Floor Plans, Roof Plan
f. Eleva I ions

g. Building Section
h. Snow Management Plan
1. Landscape Plan

J. Parking Plan

k. Massing Model
I. Application Form
m. Application Fee

2. Design Development Submitials
a. Sire, Grading and Drainage .PlaJ1

b. Utility Plan

c. Footings and Fou11dation Plan
d. Floor Plans. Roof Plan

c. Elevations
f. Building Sections

g. Details

h. Pallet of Materials and Colors
1. Snow MaJ1agement Plan

.l· Building Statistics. floor Areas and Heights 

k. Landscape Plans

I. 

111. 

11. 

0. 

I . Pavements and Smface Grades 
2. Construction Details
3. Exterior Furnishings and Lighting
4. Plaming

Erosion Control and Revegetation Plans

Parking Plan

Application Form

Application Fee



*Owners must submit 6 sets of ½ size drawings for all Concept ,md Design

Development Plans.

*The DRB may. but is not obligated to. allow Owners to combine Concept

Development and Design Development Submiuals.

 



Exhibit D 

Minimum Rcqui,·cmcnts for Final Design Review Suhmittals 

I. List and description of nil changes Crom the Concept and Design Development
submittals pr�viously approv<.:d by the DRE. together with six sets of'½ size clrmvings of all plans 

that have b<.:cn changed from those submitted !o and approvul by the DRB at the Concept and 
Design Development stage. 

2. Final construction dr:1v,1ings

 



Exhibi1 E 

l\.1inimum Requirements for Final Construction Drawing and Access Plan Suhmittal� 

a. Site plan
b. Utility plan
c. Footing and foundation plan
d. Floor plan
e. Elevations
f. Building sections

g. Details
h. Pallet of materials and colors
1. Snow management

J· Building statistics, floor areas, heights 
k. Landscape plans

1. Pavements and Surface Grades
2. Construction Details
3. Exterior Furnishjngs and Lighting

4. Planting
1. Erosion control and revegctation plan
m. Parking Plan
n. Access pl,m including a description of the proposed location of (i) access to

the jobsite. (ii) parking for construction vehicles and workers, (iii) fencing,
and (iv) all temporary structures including toilets and trash receptacles.

o. Description of changes from the final design review submittals previously
approved by the DRB.

p. Construction Storage. Staging and Signagc Plans

q. Application Form
r. Application Fee

*Owners must submit 6 els of'½ size drawings for all Finni Construction Drav,1ings and
Access Plan submittaJs.

* AU submittals required pmsuant to this Exhibit E shall be in the forms approved by the
Summit County Building, Planning and Engineering Depa1tmcnts.



Internal Procedures for the Design Review Board 

• Attendance is a required quorum of at least three members. If a quorum is not present an
"official" meeting can not take place. If four or less members are present and a vote takes
place with an equal number voting in favor or opposed then the vote will be forwarded to the
absentee member for an "off-line" decision.

• Timeline for application review is within 30 days of the date on the application. This is a
requirement of KNC Documents.

• Meetings will be set at the beginning of each year and will be published on the KNC website
as these meetings are open to the KNC Members. Written notice of these meetings will be
sent for confirmation.

• All non-quarterly meetings will be set as needed and advisors will be invited when
appropriate. Written notice of these meetings will be sent for confirmation ..

• Major applications will be reviewed as a group by members and advisors. Plans will be
delivered prior to the meeting for review.

• Minor applications will be reviewed on an individual basis via fax or mail with comments
sent back to the KNC office. If any concerns arise the minor application will be reviewed
during the next set meeting.

• Sign applications are reviewed on an administrative level. KNC sign programs are
considered a major application and are reviewed by the ORB.

• Conference calls are acceptable for minor applications but are highly discouraged for major
applications.

• Applicants are encouraged to be available during meetings to answer any questions and
respond to comments. The applicant will be dismissed from the meeting prior to the vote.

• All applicants will be notified of the results by phone or email within three to five business
days of the meeting. Official written notification will be sent within one week of the meeting.

• All Board comments to the KNC should be written legibly or typed to prevent confusion
when giving comments to the applicants.

• Any neighborhood in which a major application is received will be notified that plans are on
file in the Neighbourhood Company office. A representative from the appropriate
neighborhood may view (not copy) the plans in the Neighbourhood Company office and can
submit, in writing, to the ORB a detailed list of concerns/questions relating to that application
which will be reviewed at the next ORB meeting.

 



I. 

DRB PROCEDURES AND REQLJIRl�MF,NTS 

Development Process 

A. Prcplanning

(2.01) 

I. Prcplanning meeting between owner and l�.xecutivc Director or
other de ignntcd person for 1.·ducational purposes.

a. Resort O\'crview. the role or River Run in the overall
Keystone development.

b. Design Rcvi1.·w
c. Development Process
d. Concerns regnrcling particular sill'

2. Prcplanning lnfonnulion to be provided by the applica11t.

a. Use. Design. Purpose, Concept.
b. Master Plan. Vision of the Neighbourhoods.
c. .Information regarding local regulatory entities and service

providers (addresses, contacts and phone numbers) such as.
The eighbourhoocl Compcmy, the ORB, Summit County
Planning Department, Summit Cmrnty Building
Department. Snake River Water District. Snake Ri er
Sewer District, Snake River Fire District. cable tv. electric
and natural gas.

d. Design Review Proces
c. Minimum Submittal Requirements

I. Concept Developmt:nt
2. Design Oevclop1m:nt
3. Conlr:1ct Documents

f. Spccinl Issues

13. Submitt�ll Requirements

1. /\.ppliculion Fee

a. Application foe is based on actual cost to rcvievv the project
plus 10% administrntion IL'L'. Actual cost will incluck
d1.;sign co11sulw11ts cost. travel. food. lodging. copying costs
and inspection Ices.

b. Estimated fee will be paid at the time ofi 1pplication and
then any remaining balance will bl.'. puicl before final
certi ficatc of completion is signed.

 



2. Concept Development

a. Statement of purpose with vision for retail usage
b. Context Plan (location i.e. Neighbourhood)
c. Plat
d. Site. Gr:idin!..!. and Drainage Plan
c. Utility Plan
r. Floor Plans. Roof Plan

g. EIL-vations
h. Building Scctiuns
1. Snow Management

J. Landscape
k. Parking Lcvt.:I Plan
I. Massing Model (to include ad,iaccnl buildings and iLe

f t:uturc::.)
111. Application Form
n. Application Fee

3. Design f)evelop111cnt

:1. Site, Grading und l)rainagc Plan 
b. Utility !'Ian
L:. Floor Pl:111
d. 1·:lcvations
e. Building Section�
r. Dctai Is

g. Palkt of'MaLL:ric1b and Colors
h. Snow Mun;igcrncnt
1. Building. 't::ilistics. Floor Areas. I kights

J. Lrnclsenpc Plans
I. Pnvcmcnts and SurfoCl' Grades
') Construction Details 
3. Furni:shings and Lighting
4. Planting

k. Erosion Control �rnd RL·vcgd;ition Plan
I. Pmking L1,;vcl Plan
m. Application
n. Fee

4. fin::il Design Review

a. Review changes made during development procl.'.Ss.
I. Submit a list or all changes made since last review
2. Submit final construction drawings

b. Footing rind Foundation Plan

 



c. List and drawing will be sent to 11oard for rc,·ie,,.
d. lf list is. ignificant Bonrd meeting will be called.

5. Construction Documems - for Neighbourhood C0mpany
administ.rnlivc use nnd perrnanrnl record. Must be the same as
approved by Summit County Building Dcparlmcn1. Will be ust.:d
for com pl in nee inspcclion .

a. Sile. Crnding �md Drain:1gc Plan
b. Utility Pbn
c. Footing and Foundation Plan
cl. 1-'loor Plan
c. Clev�1tions
r. Building S1.:ctions

g. Details
h. Pallet or materials and colors (to be.:: used for in.-;pL·ction)
1. Snov,, Managc111cn1

J. Builclin!.! Statistic�, floor An.:�1s, I !eights
k. Landscape Plans

I. Pavements and surface gracks
2. Construction details
3. Furnishing nnd lighting
4. Plan1ing

I. Erosion control and revegctation plan
m. PaJ-king Level Plan
n. Application
0. rec

6. I nsp1.:ctions (tO be performed by a repn.:si:ntatiw of thl.: ORB)

a. Consistency with previous ;1pprov:ils
b. Owncr/Dcvclopcr must inform the Neighbourhood

Comprn1y or L'XIL-rior dL'sign changl's.
c. Firnd c1..:rtilicalc ol·cornplction - linal cornpktion. site.

landscape, building.
d. Final payment of fee LO be m;idc prior to sign-off for linal

Ccrti ficnt� or Occupancy.

C. /\dministration of Design Rcvicw FL:1.:s

1. Design review fees arc based on actual costs.
a. Consullant Fees (travel, lodging, meals)
b. Inspection recs
c. Copying & Mail Costs
d. Misc Costs

 



2. Estimated fees would be paid at the time or application.
3. 10% of the total cost will be aJJed to cover staff time to administer

the program.
4. f-inal adjusted payment will be made bdore final sign-off for

Ccrtificati: of Occupancy.

 



LANDSCAPE DESCRIPTION FOR THE NEIGHBOURHOODS AT KEYSTONE 

River Run at Keystone 

The core of the village consists of perennials and annuals in barked flower beds with smaller 
trees that do not block retail spaces and larger trees around the outer or residential edges of the 
buildings. These larger trees are planted in an effort to reduce the scale and mass of the large 
buildings. The only grass allowed is in park areas. Wild grasses and flowers are placed in areas 
of transition such as in the wetland and river edge areas which are situated in such a way as to 
minimize the spread of the wild grasses into the more formal flower beds. Hanging baskets and 
flower boxes are encouraged in the main core of the village. Public sculpture and water features 
are encouraged in the main core and courtyards of River Run. 

Ski Tip and Trappers Crossing 

This landscaping is characterized by lodge pole pines and spruce trees with natural grasses. wild 
flowers and buck and rail fencing. The only formal lawn grass, flower beds and window boxes 
are adjacent to the Ski Tip Lodge and the parking berm. Boulders are also an accent feature and 
lighting is kept to a residential neighbourhood theme. There should be very little difference in the 
vegetation between the development and the wetlands. 

River Run South (Lone Eagle and The Timbers) 

This Neighbourhood exists within the spruce forest and should celebrate that fact. All vegetation 
around the buildings should accentuate the stone bases of the buildings and add seasonal color 
to enliven the darker north sides of the buildings using perennial and annual flowers, shrubs and 
deciduous trees. Some other conifers can be used on a limited scale. Boulders, wild flowers and 
low shrubbery should be used where the property transitions from the ski slope to the 
landscaping close to the building and these types of landscaping should be able to survive under 
heavy snow pack. This transition will enable guests and homeowners to distinguish between the 
ski area and the building grounds. 

 



Landscape Guidelines for River Run 

► All landscaping must be irrigated with an automatic system whether in the ground, in a
hanging basket or planter box.

► Irrigation systems must be compatible with models noted in the booklet (to be provided)
► Native grasses will not be allowed in the village center where their seed could be spread

by the wind to surrounding formal landscape areas.
► All new automatic irrigation systems must be tested at the developers expense by the

maintenance contractor hired by the KNC prior to the system being accepted.
► All new systems will only be accepted after as built plans are presented to the KNC.
► All new plantings must also be inspected and have a minimum of a twelve month

warranty and be planted no later than August 1 st to ensure their survival through the
winter months. If planted later they must be hand watered for six to eight weeks.

► All top soils must be tested and results known prior to installation. Soil depth must be
twelve inches for flower beds and six inches for shrub beds.

► All trees, shrubs and flower beds must be irrigated.
► All conifers must be a minimum of eight feet in height. Twenty five percent of the mix

may consist of eight foot trees and the rest must be a mixture of larger trees.
► All deciduous trees must be a minimum of two feet caliper in size and only twenty five

percent of the mix may be the minimum size as well as including a mixture of multiple
stem trees.

► All shrubs must be a minimum of five gallons.
► Please see the following lists for acceptable trees, shrubs, perennials, ground cover

plants and mulches.

TREES 

Colorado Spruce 
Bristlecone Pine 
Quaking Aspen 
Thin Leaf Alder 

SHRUBS 

Potentilla 
Siberian Pea 
Canadian Lilac 
Elderberry 
Three Leaf Sumac 
Common Juniper 

Limber Pine 
Narrow Leaf Cottonwood 
Engleman Spruce 

Peking Cotoneaster 
Arnold's Honeysuckle 
Mountain Spirea 
Twinberry 
Bog Birch 

A List of Flowers can be obtained from the Neighbourhood Company office. 




