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I. BACKGROUND AND STATEMENT OF INTENT 
 
Harmony with the surrounding environment is paramount.  The intent of these regulations is that the 
homes be indigenous to the physical and historical context of The Estates at Settlers Creek; that 
they incorporate sensitive siting, protection of natural site features, and native and natural materials. 
The Estates at Settlers Creek residences look to a combination of National Park Lodge and high-
country fishing camp vernacular for their design and inspiration. 
 
The standards, procedures and information that follow (Standards and Procedures) are intended to 
formulate and define the means by which homes can be built at The Estates at Settlers Creek in a 
manner in which they will be compatible with each other and the very unique setting.  The 
standards will be the criteria for judgement by the Neighbourhood Company’s Design Review 
Board (the Board) and form the basis of control imposed by the Board.  Compliance with the spirit 
of these standards is crucial to the mutual enhancement and protection of the qualities of The 
Estates at Settlers Creek; and to the Neighbourhood Company's commitment to the preservation of 
this ruggedly handsome area. 
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II. GRANTING CLAUSE 
 
Under the terms of the Declaration of Covenants, Conditions and Restrictions for the 
Neighborhoods at Keystone (hereafter called "Declaration"), the Board does hereby establish these 
Standards and Procedures pursuant to the Declaration.  Copies of the most recent Standards and 
Procedures may be obtained at the Administrative Office of Declarant, Keystone/Intrawest L.L.C. 
(Declarant), located at the Keystone Resort, Summit County, Colorado.  The Declaration will 
control if there are any discrepancies between these Standards and Procedures and the Declaration. 
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III. GENERAL PURPOSES 
 
These Standards and Procedures are made by the Board for the purpose of maintaining standards for 
the development of Lots 1-26, Settlers Creek, Filing No. I.  The purposes also include guarding 
against unnecessary and unreasonable interference with the views, natural beauty and ecological 
integrity of the Estates at Settlers Creek.  Development of the Estates at Settlers Creek is also 
subject to the zoning and planning regulations of Summit County, Colorado, and to applicable 
federal, state and county statutes, rules and ordinances. 
 
Although final judgment of any submission must remain the discretionary opinion of the Board, the 
Board will be guided in its decisions by the Standards and Procedures, which are summarized 
below.  These Standards and Procedures may be changed from time to time as the Board deems 
necessary or appropriate. 
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IV. DEFINITIONS 
 
A. "Building Envelope" means building envelope as defined in Settlers Creek, Filing No. 1. 
 
B. "Declarant" has the definition defined in Section II above. 
 
C. "The Design Review Board" or "the Board" has the definition defined in Section I above and 

is established and empowered in the Declaration.  Article X is the primary part of the 
Declaration that defines the rights of the Board. 

 
D. "Improvement" shall mean any house, porch, patio, excavation, landscaping, or any other 

structure of any kind or exterior addition to or change or alteration thereto. 
 
E. "Lot" has the meaning given to that term in the Declaration and is any of the lots 1-26, 

Settlers Creek, Filing No. 1. 
 

F. "Owner" has the meaning given to that term in the Declaration. 
 
F. "Plat" means Settlers Creek, Filing No. 1. 
 
G. "Standards and Procedure" has the definition as defined in Section I above. 
 
Any other capitalized terms used in these Standards and Procedures that are not defined herein, 
have the meanings given to them in the Declaration.  
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V. DESIGN REVIEW BOARD 
 
Pursuant to the Declaration, no Improvement may be constructed or installed on any Lot without the 
prior review and written approval of the Board.  The Board may approve a proposed Improvement, 
approve a proposed Improvement subject to the satisfaction of certain conditions imposed by the 
Board or withhold its approval to a proposed Improvement. 
 
Applicants for Board action may, but need not, be given an opportunity to be personally heard in 
support of their application.  If the Board gives approval with conditions, the applicant will be 
allowed to meet with the Board, if requested by the applicant. 
 
The address of the principal office of the Board shall be: Box 9251, Keystone, Colorado 80435.  For 
the purpose of mailing, the Secretary shall be the agent for the Board. 
 
A. Right of Waiver 

The Board maintains the right to waive or vary the Standards and/or Procedures in its 
reasonable discretion as it deems necessary or appropriate. 

 
B. Non-Liability of the Board and Declarant 

Neither the Board nor the Declarant shall be liable to anyone submitting plans to them for 
approval, or to any Owner by reason of mistake in judgment, negligence or non-feasance 
arising out of or in connection with the approval, denial, or failure to approve any plans and 
specifications.  Every Owner or other person who submits plans to the Board for approval 
agrees, by submission of such plans and specifications, that he will not bring any action or 
suit against the Board or Declarant to recover damages.  Approval by the Board shall not be 
deemed to constitute compliance with the requirements of any local building codes and it 
shall be the responsibility of the Owner or other person submitting plans to the Board to 
comply therewith. 
 

C. Enforcement 
 

These Standards and Procedures may be enforced by the Board as provided in the 
Declaration. 
 
Except as otherwise provided in the Declaration, the Board shall have the right to enforce, 
by a proceeding at law or in equity, the provisions, conditions and regulations now or 
hereafter imposed by the Board.  Failure by the Board to enforce any provision or regulation 
herein contained shall in no event be deemed a waiver of the right to do so thereafter. 

 
D. Grading, Dimensions, Elevations and other Information Submitted By An Owner 
 

Any Owner submitting plans for approval to the Board shall be responsible for the 
verification and accuracy of all Lot dimensions, grade, elevations and the location of the key 
features of the natural terrain. 

 
E. Resubmittal of Plans and Appeal 
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In the event of any denial or conditional approval by the Board of a schematic design, 
preliminary design, or construction document submission, the resubmission of plans shall 
follow the same procedure as outlined in Section VIII hereof.  The Owner or his architect 
shall reply in writing to any concerns expressed by the Board during the review process.  
Any exterior additions or changes to the Lot or residence that are not a part of the original 
construction document approval shall be submitted to the Board for review and approval 
following the same procedure as outlined in Section VIII hereof. 

 
F. Owner Representation 
 

All representatives of the Owner, including but not limited to his architect, engineer, 
contractor, subcontractor, and their employees, shall be made aware of and abide by the 
standards and procedures outlined in the Declaration; the Declaration of Covenants, 
Conditions and Restrictions for The Estates at Settlers Creek; the Articles of Incorporation 
for The Estates at Settlers Creek homeowners association; and these Standards and 
Procedures, and the Construction Period Regulations contained in Appendix "A" of these 
Standards and Procedures. 
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VI. LOT DEVELOPMENT STANDARDS 
 
The Lot development standards, together with the architectural standards, form the basic visual and 
planning direction necessary to maintain the natural setting and integrate residential development 
into it. 
 
The preservation of open space, common areas, and indigenous vegetation combined with 
sympathetic residential design and Lot planning is the overriding goal of the Board and in turn the 
Owners involved in this process. 
 
As further described in Section VII G, revegetation at The Estates at Settlers Creek is required to 
return the disturbed areas to a natural condition through the use of natural grasses, flowers, and 
small plantings.  High water consumption plantings, such as sod, are discouraged. 
 
The following Lot development standards will be in effect at The Estates at Settlers Creek: 
 
A. Building Setbacks 
 

Summit County has established setbacks for the Lots pursuant to the zoning and the Plat for 
the Lots.  In addition, the Board has established and may establish more restrictive setbacks 
for certain Lots within The Estates at Settlers Creek in order to promote buildings in 
harmony with, and subservient to the surrounding natural features with consideration given 
to views from neighboring Lots.  Refer to the individual Site Plan, Building Envelope and 
Development Constraints Drawings included in Appendix "D" of these Architectural 
Standards and Procedures. 
 
The Board on an individual basis will judge the specific locations of structures and 
Improvements in relation to the setback lines.  Each building location will be analyzed as to 
its visual impact, relationship to views and neighbors, safety, access, and preservation of 
existing significant trees and landscape features. 
 
In accordance with the requirements of the Summit County Development Code, no 
Improvements may occur in any required setback, except for the following minor structures 
or uses: 
 
 Uncovered decks and patios within 18" of ground level 
 Driveways 
 Flagpoles 
 Mailboxes and newspaper tubes 
 Planters 
 Play equipment 
 Signs, with an approved sign permit 
 Walkways 
 Minor utility facilities 
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Owners are urged to vary the locations of front and rear building walls from existing homes 
on adjacent Lots. 

 

 
 
Figure 1 
Setback distances have been established in order to promote buildings in harmony with, and 
subservient to the surrounding natural features with consideration given to views from neighboring 
Lots.  The Board on an individual basis will judge the specific locations of structures and 
Improvements in relation to property lines.  Each building location will be analyzed as to its visual 
impact, relationship to views and neighbors, safety, access, and the preservation of existing 
significant trees and landscape features. 
 
B. Fences, Walls, and Barrier Devices 
 

Fences, walls and barrier devices may be used for privacy and screening purposes within the 
Building Envelope. When used, such features must be incorporated into the structural and 
architectural design of the residence. The Design Review Board shall review the design, 
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size, materials, color and construction of such structures in relation to the proposed 
residence and its neighboring sites.  No metal, fabric, or stucco fences will be allowed. 
 
The construction of fences, walls and barrier devices outside the Building Envelope is 
prohibited. In no cases shall fences, walls or other barriers be permitted for the purpose of 
enclosing or delineating property lines. 
 
In accordance with the requirements of Summit County, fences shall be designed to be 
"wildlife friendly" per fences endorsed by the Colorado Division of Wildlife. 

 
 No kennels, dog runs or other exterior facilities for pets shall be permitted. 
 
C. Garages and Parking Spaces 
 

Garages must be integrated with the home design.  A minimum of two permanent parking 
spaces must be provided on the Lot and of the two permanent parking spaces, one must be 
an enclosed parking space.  The Board may grant an exception to these parking 
requirements if parking cannot be provided on the Lot due to physical constraints of the Lot.  
Such exception shall be specifically requested in writing and written approval allowing the 
exception must be obtained from the Board 
 
Where possible, garages shall be placed towards the rear of the Lot.  Side entry garages, 
with doors facing away from streets, are encouraged. 
 

D. Retaining Walls 
 

If the Lot requires any isolated retaining walls, they must be made of native stone or other 
materials that are complimentary to the natural surroundings.  No railroad tie, criblock or 
versalock retaining walls will be allowed.  Each retaining wall shall be reviewed on a case-
by-case basis. 
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Figure 2 
If the Lot requires any isolated retaining walls, they must be made of native stone or other 
materials that are complimentary to the natural surroundings. 
 
E. Utility Meters, Garbage Areas 
 

Utility meters, garbage areas, and other related utilitarian features shall be screened, buried 
or enclosed from view and designed as an integral (not stand alone) part of the home.  
Specific written approval must be obtained for such features.  Such features shall be of an 
approved color. 
 
In accordance with the requirements of Summit County, bear-proof trash cans, dumpsters, or 
dumpster enclosures shall be provided. 
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Figure 3 
Utility meters, garbage areas, and other related utilitarian features will be screened, buried, or 
enclosed from view and designed as an integral part of the home. 
 
F. Antennas and Satellite Dishes 
 

TV or radio antennas are not permitted on exterior roofs or walls.  Satellite dishes, 18" and 
smaller in diameter, may be allowed upon review on a case-by-case basis by the Board.  
Satellite dishes, if provided, must be screened as much as possible from view from all 
adjacent properties.  
 

G. Revegetation 
 

It is the Board's philosophy to encourage the "natural condition" of the area.  This "natural 
condition" is defined as a combination of indigenous plant material, trees, topsoil, rock 
formations and natural terrain and features that exist before construction on and around the 
Lot.  Furthermore, the Owner is required to submit a complete revegetation plan and 
schedule at the construction document submittal for review.  Installation and maintenance of 
the revegetation plant material on the site are the responsibility of the Owner.  Formal 
landscaping shall be prohibited. 

 Refer to Appendix C – "The Estates at Settlers Creek Landscaping Guidelines". 
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Figure 4 
A combination of indigenous plant material and trees shall be used.  Formal landscaping shall be 
prohibited. 
 
H. Driveway 
 

Driveways shall be paved with a hard surface material.  Materials other than asphaltic 
concrete shall be reviewed by the Board on a case-by-case basis.  Plain concrete drives will 
not be approved.  Textured and/or colored concrete drives may be allowed. 
 
The maximum width of paved driveway surfaces, excluding parking areas immediately 
adjacent to and within twenty-four feet (24’-0") of garages,  shall not exceed twelve feet 
(12’-0"). 
 
Driveway grades shall not exceed an eight percent (8%) slope, without specific Board 
approval. 
 
Where culverts are required, they shall be submitted for review and approval by the Board 
and Summit County Engineering. 
Driveways shall be staked for approval at the Construction Document Review. 

 
 The only site access during the construction of the home will be over the approved driveway 

for the Lot. 
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I. Walks 
 
 All walkway surface materials shall be reviewed approved by the Board.  Flagstone or 

natural stone surfaces are encouraged.  Crusher fine materials may be used.  Concrete, if 
used, shall be integrally colored.  Color and texture shall be reviewed on a case-by-case 
basis.  Asphalt walks will not be allowed. 

  
J. Decks, Greenhouses, Swimming Pools, Etc. 
 

Decks shall be designed to minimize unsightly supporting structures and to complement the 
total design.  Underpinning for decks more than three feet (3’-0") above grade must be 
designed without visible cross bracing or with a continuous screen wall to conceal structural 
supports. 

 
Figure 5 
Decks shall be designed to minimize unsightly supporting structures and to compliment the total 
design. 
 

Greenhouses, swimming pools and hot tubs are recognized amenities but must meet code 
and design review standards, as do other architectural elements. Swimming pools shall not 
be prefabricated "above ground" style. 
 
Temporary shelters, tents, and storage units are not permitted. 
 

K. Signs 
 

The following signage is permissible at The Estates at Settlers Creek homesites, subject to 
review and approval by the Board: 
 

House number and/or owner name signs.  Signage location and copy shall be 
submitted and reviewed with the Construction Document submittal.  The signage 
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shall be fabricated and installed to design specifications.  Address signage shall be 
installed prior to the post-construction inspection.   
 
Construction signs - limited to one sign per Lot not to exceed six (6) square feet of 
total surface area.  The location of construction signage shall be shown on the site 
plan at the Schematic Design Review stage.  This sign shall not be placed prior to 
groundbreaking and shall be removed upon issuance of the Certificate of Occupancy. 
 
Real estate signs – limited to one sign per Lot not to exceed four (4) square feet of 
total surface area.  These signs may be placed on the day that the listing goes into 
effect and must be removed no later than seven days after closing.  
 

All signs shall conform to the Keystone Resort Sign Code adopted by Summit County 
Government now in effect or hereafter amended. 
 
All signs shall be freestanding.  At no time shall signs be placed on or nailed to trees or 
structures. 

 
L. Mailboxes 
 

In the event that mail delivery service becomes available to The Estates at Settlers Creek, 
the Board will provide a detailed mailbox design and the Owner shall have it fabricated and 
installed according to design specifications. 

 
M. Natural Drainage 
 

No Owner or contractor shall interfere with or redirect the natural course of any drainage 
and runoff nor construct any Improvement, place any landscaping or alter the drainage 
pattern or runoff from its natural flow into or across the land of another except to the extent 
such alteration in drainage pattern or runoff is approved in writing by the Board, and any 
other public authorities having jurisdiction.  This is to include all irrigation ditches and 
canals now existing at The Estates at Settlers Creek. 
 
Pursuant to the Plat and a separate declaration of easements, Summit County and the 
Declarant have established drainage easements on certain Lots. Refer to the Plat and to the 
individual Site Plan, Building Envelope and Development Constraints Drawings included in 
Appendix "D" of these Architectural Standards and Procedures for specific locations.  No 
structures or Improvements shall be allowed within drainage easements. 
 

N. Trenches 
 

Insofar as possible, trenches shall be located in such a way that no tree roots will be 
damaged.  In situations where this requirement cannot be adhered to, the Owner shall ensure 
that its contractor shall exercise great care to minimize the damage to roots.  Where there are 
major roots, the contractor shall hand dig the trench under the roots.  When roots, in 
particular the fine feeder roots, are exposed to air and sun, they will dry out and lose their 
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function of taking up moisture.  For this reason, it is essential that the contractor keep such 
areas moist until such time as he backfills the trench.  Where roots have been damaged or 
exposed, trenches shall be backfilled with loose soil suitable for plant life in order to 
stimulate new feeder growth.  Backfill shall be kept moist. 

 
O. Tree Protection 
 

Improvements shall be located on the Lot where they least alter the natural terrain and tree 
cover.  Wherever possible, vegetation shall separate new Improvements from existing ones.  
Trees shall not be cut or tree roots disturbed for trenching without specific approval of the 
Board.  Trees or groups of trees adjacent to the construction area shall be fenced and 
protected during the construction period.  Such fencing shall also remain in place until such 
time as the major part of the outside work is completed.  Trees and other existing vegetation 
are valued and are to be preserved whenever possible.  It is mandatory that the specifications 
and the contract agreement between the Owner and contractor clearly define the intent of 
preserving the plant life.  Any Owner whose contractor damages trees, shrubs or 
groundcover shall be required to replace such plants or trees by appropriate replanting. 
 
Cut logs during construction have been known to result in increasing the number of insects, 
in particular, pine beetles that can substantially destroy trees in the area.  To reduce this 
potential problem, the following practices shall be followed: 
 
1. Chip all material over 3" in diameter.  This treatment will kill any insects currently 

in the logs and prevent further invasion. 
 

2. Remove all infested logs to an open area on the Owner's Lot, pile them in small neat 
piles (no more than 4 logs high) and cover with clear plastic.  Such plastic shall be of 
sufficient thickness (recommend 6 mil.) to remain intact for three (3) months.  
Resulting solar heating should kill most of the new generation of pine beetles. 

 
Note: This method is strongly recommended by the Board as an alternative to 
chemical treatments. 

 
3. Remove all infested logs to an open area on the Owner’s Lot and spread out in a 

single layer.  Each piece shall be rolled periodically to expose all bark surfaces to the 
sun to ensure even heating. 

 
4. Remove all logs to an open area on the Owner’s Lot, buck and split and spread split 

pieces to allow solar heating and drying. 
 

5. Peel and freshly cut logs so that insects cannot breed. 
 
6. Remove all material to an open area on the Owner’s Lot and treat each infested log 

with insecticide.  The Colorado State Forest Service can recommend an insecticide. 
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7. Apply an insecticide to healthy trees to prevent attack by future generation of pine 
beetles.  The chemical of choice is carbaryl (trade name is Sevin).  Properly applied, 
this treatment will last at least two (2) years (four(4) generations of pine beetles). 

 
P. Stakeout (Must be completed for Construction Document Review) 
 

The location of each Improvement within the buildable envelope must be approved by the 
Board and Summit County at the Construction Document Review.  In determining the 
proper location of existing and future Improvements on adjacent Lots and such other 
monetary or aesthetic considerations as it may deem necessary. 
 
The following shall also be complied with in reference to the Construction Document 
Review period: 

 
1. The Improvement shall be defined with four feet (4'-0") wood or steel stakes and 

shall be identified as N.E., N.W., S.E., and S.W. corners.  The outline of the 
Improvement may be required to be marked by connected string between corner 
stakes.  Side and front parcel lines may also be required to be marked in a similar 
manner.  The main floor elevation of the structure shall be clearly marked on the 
stakes. 

 
2. All property corners shall be clearly marked by the Owner.  All Lot corner(s) stakes 

shall remain in place during the construction period.  Temporary removal to facilitate 
construction is permitted but replacement is required. 

 
3. All trees proposed for removal shall be tagged with orange-colored plastic tape. 

 
4. No trees, shrubs, or groundcover shall be removed before the Board's stakeout 

inspection since these would be lost if the structure is relocated. 
 
5. Driveway locations shall be staked at each side of the drive at ten foot (10’-0") foot 

intervals from the street to the proposed garage. 
 
6. All Improvements other than the proposed residence shall also be staked at this time. 
 
7. Preservation fencing shall be in place or string provided to define the proposed 

fencing. 
 

Q. Outdoor Lighting 
 

All exterior lighting fixtures shall be submitted to the Board for review and approval.  
Exterior lighting shall also conform to the Summit County Lighting Regulations. 
 
It is the intent of the Board to have lights which are functional and which enhance the 
overall appearance but which will not be disturbing to neighbors, pedestrians or motorists.  
In general, floodlights will not be allowed unless specifically reviewed and approved by the 
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Board.  No lights shall be emitted from any Lot which are unreasonably bright or cause 
unreasonable glare. 
 
With the exception of subdued downlighting located along drives, parking areas, walkways, 
and decks immediately surrounding the home, all exterior lighting shall be attached to the 
home. 
 
All light fixtures shall have indirect light sources or light sources that are recessed within 
the fixture.  Only incandescent lamps shall be used with a maximum of 40 watts. 
 

R. Wildfire Mitigation and Forest Management 
 

Each Owner submitting plans and specifications for the Board’s review shall be required to 
show that the points required to be obtained for the Summit County Wildfire Mitigation 
Regulations, covering the construction of single family homes, have been achieved by 
obtaining the required amount of points from Table 14-C of the Summit County Wildfire 
Mitigation Regulations without using Section C (tree thinning).  
 
All Owners shall follow the recommendations of the "Forest Management Plan for Ski Tip 
South, Filing 1", prepared by A Cut Above Forestry.  Copies of the Plan are available from 
the Declarant.  This provides management guidelines and implementation direction for the 
private landowners that address concerns and objectives determined by the Colorado State 
Forest Service, the Declarant and the Summit County Development Code.  The management 
guidelines address wildfire mitigation, enhanced forest health and vigor, and reduction of 
mountain pine beetle risk. 
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VII. ARCHITECTURAL STANDARDS 
 
All design requirements set forth within this section shall be incorporated into the construction 
document review submittal in the form of general notes, details or drawings. 
 
A. Professional Design Assistance 
 

It is required that all Owners engage a licensed architect, familiar with mountain home 
design, for the design of their residences.  It is further required that the architect personally 
visit the Lot prior to the submission of the Schematic Design Statement of Intent. 
 
"Off the Shelf" or stock plans are not acceptable design solutions for Improvements on The 
Estates at Settlers Creek Lots. 
 
Repetitive use of the same plan shall not be allowed at The Estates at Settlers Creek.   

 
B. Design and Configuration 
 

The goals of architectural design for The Estates at Settlers Creek are to encourage the 
integration of buildings with their site, and to ensure a high level of design quality 
throughout the community. It is intended that the design of the Lots and Improvements be as 
indigenous to the physical and historical context of The Estates at Settlers Creek and the 
mountain region as possible. These goals will be achieved by sensitive design and the use of 
building materials and colors that blend Improvements with their site. 
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Figure 6 
It is intended that the design of the Lots and Improvements be as indigenous to the physical and 
historical context of The Estates at Settlers Creek and the mountain region as possible These goals 
will be achieved by sensitive design and the use of building materials and colors that blend 
Improvements with their site.     
 

Special consideration will be given to the siting of the building with emphasis on the 
relationship to existing grades; preservation of natural site features, drainage patterns, trees, 
and plants; and the relationship to the neighboring Lots and vistas.  Site disturbance shall be 
minimized. 
 
There is no single architectural style that expresses The Estates at Settlers Creek design 
theme.  Owners have the latitude of individual expression to design the home of their 
choice.  "Street-oriented" facade design or "theme" design transplanted from another time or 
area, such as Chalet, Hacienda, Colonial, Tudor will not be permitted. 
 
Front entries and facades shall be prominent features.  Garages shall not dominate the 
architecture of the structure and shall be subordinate to the residence.  Garage walls shall be 
set back behind the front primary walls of the home.  Where possible, garages shall be side 
loaded. 
 
The residences shall have exterior elevations, roofs and details that are coordinated and 
consistent in their architectural treatment.  Care shall be given to proportion, scale and 
massing qualities. 
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Roof forms shall utilize the gable configuration with sheds and dormers as complimentary 
form devices.  Mansard, Gambrel, and A-Frame roof forms are not permitted.  Flat roofs 
may be used for linking purposes and as a minor design element, or in sod roof applications. 
 

C. Building Height, Scale and Massing 
 

Homes in The Estates at Settlers Creek shall be designed of a scale and mass that are 
sensitive to the site.  In keeping with The Estates at Settlers Creek design philosophy of 
designing with the site, homes should step with the natural contours of the lot.   
 
Large massive structures that dominate the site and homes with long continuous wall planes 
shall be avoided. The mass of a structure can be reduced by stepping building heights as 
described above, varying eave lines, and by providing offsets in building elevations.  
 
Pursuant to the Keystone Resort Planned Unit Development Designation, the zoning for The 
Estates at Settlers Creek, the maximum building height permitted within The Estates at 
Settlers Creek is thirty-five feet (35’-0").  In addition, the Board may establish more 
restrictive building height limits for certain Lots within The Estates at Settlers Creek in 
order to promote buildings in harmony with, and subservient to the surrounding natural 
features with consideration given to views from neighboring Lots.  Refer to the individual 
Site Plan, Building Envelope and Development Constraints Drawings included in Appendix 
"D" of these Architectural Standards and Procedures. 
 
The height of building is the vertical distance above a reference datum measured to the 
highest point of the coping of a flat roof or to the average height of the highest gable of a 
pitched or hipped roof.  The reference datum shall be selected by either of the following; 
whichever yields a greater height of building: 
 
The elevation of the highest adjoining sidewalk or ground surface within a five foot (5'-0") 
horizontal distance of the exterior wall of the building when such sidewalk or ground 
surface is not more than ten feet (10'-0") above lowest grade. 

 
An elevation ten feet (10'-0") higher than the lowest grade when the sidewalk or ground 
surface described in Item 1 above is more than ten feet (10'-0") above lowest grade. 
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Figure 7 
Pursuant to the Keystone Resort Planned Unit Development Designation, the maximum building 
height permitted within The Estates at Settlers Creek is thirty-five feet (35’-0") as defined by the 
Uniform Building Code (U.B.C.). 
 

When two-story homes are proposed, the second floor shall be limited to a maximum of 
75% of the first floor area. 
 
In order to prevent excessive shading on adjacent Lots, bulk plane limits have been 
established for Lots 14, 15, 16, 17, 18 and 19.  As shown on Figure 8, additional setbacks 
from the north property lines are required.  
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Figure 8 
Bulk Plane Diagram 
 

D. Roofs 
 

Roof forms shall be simple and shall utilize gable and hip configurations, except as noted. 
Shed roofs may be permitted as secondary roof forms provided they are attached to the 
primary building form. Flat roofs may be used only for limited connecting elements linking 
other roof masses or in sod roof applications.  Mansard, gambrel and A-frame roof forms are 
not permitted. 
 
With the exception of flat connecting roofs, all roof slopes shall be a minimum of 4 in 12 to 
a maximum of 12 in 12. 
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Figure 9 
Roof forms shall be simple and shall utilize gable and hip configurations and complimentary forms.  
With the exception of sodded roofs and flat connecting roofs, roof slopes shall be a minimum of 4 in 
12 to a maximum of 12 in 12. 
 

Roof overhangs and dormers are encouraged to add interest and variety to roof forms. When 
used, dormers shall be an integral part of the roof form and designed in proportion to the 
overall scale of the roof. Dormers may be gable, hip or shed forms. 
 
No roofs shall be built over setback lines. 
 
Roof material and color shall be selected to blend the residence with the site and 
surroundings.  A weathered appearance is desired.  Color and reflectivity of all roofing 
material is subject to the review and approval of the Board.  Materials allowed include wood 
shingles and shakes, heavy composition shingles, slate, or flat-profiled unglazed concrete 
tile Built up roofing of approved finish will be allowed only on small, flat connecting roof 
elements. Metal roofing and rolled composition roofing shall be reviewed by the Board on a 
case by case basis.  Glazed tile roofing is not permitted in The Estates at Settlers Creek.   
 
All finished roof surface material is required to be a minimum Class B rating.  The Snake 
River Fire Protection District should be contacted for additional information on minimum 
ratings for roof materials. 
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Prefinished or anodized flashing shall be used. Treated copper flashing is permitted. 
Exposed aluminum flashing is not permitted. 
 
Snow diverters and retainers may be necessary on certain roof forms. If used, they shall be 
designed as decorative elements consistent with the overall design of the residence. 
 
Gutters and downspouts are discouraged because of freezing conditions. 
 
TV or radio antennas are not permitted on exterior roofs.  See Section VI F. for satellite 
dishes. 
 

E. Skylights 
 

Skylights, when used, shall be flat glass with frames colored to match adjacent surfaces and 
shall be integrated with the roof form to be as unobtrusive as possible.  Special 
consideration shall be given to color, finishes, and reflective aspects of skylights as they 
may affect neighboring Lots. 

 
F. Exterior Walls 
 

As the major supporting element of a structure, exterior walls shall lend the feeling of 
strength and mass. The use of exterior wall materials shall therefore be selected and 
designed with consideration of the "visual weight" the wall must carry.  The feeling of 
strength and mass can be accomplished with the judicious use of "solid" materials such as 
stone, timbers and logs.  Stone, when used, shall be Arkansas River Moss Rock. 
 
In all cases, heavier materials such as stone, timbers, and logs shall be used around the base 
of the structure to create a "mass wall" to visually support the upper levels of the home.  
Foundation walls must be concealed to finished grade with one of these materials.  Exposed 
concrete foundation walls are not allowed.  Window openings in mass walls should be 
relatively small in scale and be used in an informal pattern on the wall with deep-set reveals 
and varied proportions. 
 
In contrast to the lower mass walls of a structure, lighter natural wood elements may be used 
above to support the upper levels of the structure.  Acceptable materials for these upper 
levels include logs, timbers, plank siding, board and batten, and wood shakes.  These 
materials should be heavily textured and irregular.   
 
Accent materials, such as metal siding, may be used in limited amounts subject to the review 
and approval by the Board on a case by case basis. 
 
Traditional siding materials such as bevel lap, channel rustic, tongue and groove, and 
uniform shingles are discouraged and are subject to the review and approval of the Board on 
a case by case basis.   
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Materials not permitted for exterior walls include plywood siding, synthetic siding, ferro 
cement siding, stucco, concrete block, brick, unit masonry, adobe, and contrasting light or 
dark grout or mortar. 
 
Large expanses of continuous wall planes shall be avoided.   
 
 

 

 
 
Figure 10 
Indigenous or native materials appropriate to The Estates at Settlers Creek shall be used. 
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G. Windows 
 

Openings for windows and doors shall be designed in proportion to the structure and form of 
the residence. Openings of unusual shapes, sizes, and colors that distract from the overall 
design of a home shall be avoided. 
 
Generally, large window panes should be detailed with window mullions and large banks of 
windows should be designed with intermediate framing or deep recesses to reduce the scale 
of the glass area. 
 
Window openings in mass walls should be relatively small in scale and be used in an 
informal pattern on the wall with deep-set reveals and varied proportions. 
 

 
Figure 11 - Fenestration 
Openings for windows and doors should be designed in proportion to the structure and form of the  
residence.  
 

Clad wood windows are recommended.  Clad materials such as anodized metal, baked 
enamel or plastics are subject to the review and approval of the Board. 
 
True divided light windows may be used.  Interior snap-in mullions are not acceptable. 
 
Insulated glass windows are required by state and local energy codes.  Clear, solar gray and 
solar bronze glass may be used.  Other colored, reflective or mirrored glass is not permitted. 
 
Exterior wood shutters shall be reviewed by the Board on a case by case basis. 
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H. Entries and Exterior Doors 
 

Front entries shall be a prominent feature.  Garages shall not dominate the structure and 
shall be subordinate to the residence.  Garage walls shall be set back behind the front 
primary walls of the home.  Where possible, garages shall be side loaded. 
 
Simple decorative doors such as carved wood, plank, and glazed are encouraged for exterior 
doors.  Ornate, gaudy or period designs are not permitted.   
 

 

 
 
Figure 12 
Simple decorative doors such as carved wood, plank, and glazed are encouraged for exterior doors.  
Ornate, gaudy, or period designs are not acceptable. 
 

Garage doors shall be wooden or of a material and color to match adjacent surfaces.  Simple 
unique designs are encouraged.  When facing the street, single-car garage doors shall be 
used.  When facing a side yard, double-car doors may be used. 

 
I. Exterior Stain, Paint and Finishes  
 
 All exterior wood surfaces shall be treated with natural preservatives or semi-transparent 

stains.  This may require thinning down of pigmented stains by 25% to 75% to achieve a 
semi-transparent finish.    
 
Colors shall be selected in concert with other building materials and natural colors found on 
the site. Muted, non-contrasting, colors are required. 
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All exposed metals (except for natural metals such as copper and zinc), sheet metals, or 
primed woods shall be painted to natural muted, non-contrasting colors. 
 
Colors for clad windows and other pre-finished materials shall be selected to complement 
other building materials.  
 
Color samples on all actual proposed materials must be submitted to the Board at the 
construction document review to determine the appropriateness for The Estates at Settlers 
Creek. 

 
J. Solar Energy 
 

Energy saving features and passive solar design considerations are encouraged whenever 
possible. 
 
Active solar applications are encouraged as an integral part of the architectural design if 
they can be screened from public view.  Solar panels, when used, shall be integrated with 
the roof form to be as unobtrusive as possible. Roof mounted solar panels shall be flat glass 
with frames colored to match adjacent surfaces and shall be installed flush with the roof line. 
Special consideration shall be given to color, finishes and reflective aspects of solar panels 
as they may affect neighboring Lots. 
 

K. Trash and Utility Enclosures 
 

See Lot Development Standards, Section VI E. 
 
L. Chimneys and Roof Vents 
 

Chimneys are often prominent visual and structural elements of a home. They shall be 
designed in proportion to the rest of the structure and be constructed of materials that lend a 
substantial and stable appearance. Unpainted flues or chimneys are not permitted.  All 
chimneys and flues shall be designed with down-draft deflectors and spark arrestors. 
 
Roof vents and flues shall be grouped and concealed from view by enclosing such features 
in a manner compatible with the design of the residence.  Unpainted flues or vents are not 
permitted. 
 

M. Minimum Square Footages 
 

The minimum size requirement for each residence is twenty-two hundred (2200) square feet 
of finished livable area excluding garages and unfinished basements. 
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N. Changes 
 

No changes in plans or materials previously approved may be undertaken without prior 
written approval of the Board. 
 
No work shall be undertaken (other than routine maintenance and repair) which will result 
in changes in the exterior appearance, including painting and staining, without prior written 
approval of the Board. 
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VIII. THE ESTATES AT SETTLERS CREEK REVIEW AND APPROVAL 
PROCEDURES 

 
The Estates at Settlers Creek Review and Approval Procedures provide the framework by which the 
Board can review, process and approve proposed  residential development. 
 
All Owners shall comply with the following procedures in order to gain the necessary approvals and 
shall reply in writing to any concerns expressed by the Board during the review process. 
 
A. Orientation Meeting 
 

Purpose: To allow Owners and/or architects to familiarize themselves with and to discuss 
the Architectural Standards and Procedures.  Note: This is required. 
 
Composition of Meeting: The meeting will be held at the Keystone Resort and on site by 
appointment only.  The Owner and/or his architect must be present to review the 
architectural standards and Lot constraints with representatives of the Design Review Board.  
Copies of the Architectural Standards and Procedures will be available at this time. 
 
Time:  Allow two hours including a review of the Lot. 

 
B. Schematic Design Statement of Intent 

 
Purpose: To communicate to the Board the Owner's design intentions. 
 
Form of Submittal: The submittal shall include the following: 
 
1. A minimum of one copy (additional copies may be requested) of a written and/or 

graphic explanation to include the design approach, siting philosophy, and materials 
to be used. 

 
2. A minimum of one copy (additional copies may be requested) of a site plan (scale: 

1"=20'-0" minimum) to include building location, driveway, parking, grading, tree 
locations, revegetation plan, retaining walls (if any), designated storage areas for 
excess fill, construction debris and materials, and a designated parking area for 
construction vehicles. 

 
3. A $3,000 Application Fee. 
 
4. A meeting at the site shall be required unless the Board decides that is not necessary. 
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Address Submittal to: Design Review Board – Keystone Neighbourhood Company 
The Estates at Settlers Creek  
140 Ida Belle Drive F4 
Keystone, CO 80435 

 
Time:  The Board shall schedule a meeting and respond within thirty (30) days of receipt of 

the Schematic Design Statement of Intent submission.  The Owner and his architect 
must be present at the Board meeting. 

 
C. Preliminary Design Review 
 

Purpose:  To communicate to the Design Review Board through drawings and related 
material the Owner's residential design. 

 
Note:  Should the Owner and/or his architect submit a combination preliminary 
design/working drawing, he does so at his own risk.  The Board can, in its discretion, make 
changes that may substantially alter the design.  Such changes must therefore be resubmitted 
on a new set of drawings. 

 
 Form of Submittal: The submittal shall include the following items: 
 

1. A minimum of one copy (additional copies may be requested) of a site plan (scale: 
1"=20'-0" minimum), to include but not limited to building location, driveway, 
parking and staging areas, grading, tree locations (marking those for intended 
removal and those to be protected by snow fencing enclosure), designated storage 
areas for excess fill, construction debris and materials (i.e. disturbance area), a 
designated parking area for construction vehicles, other structures of temporary 
nature to facilitate construction, existing and proposed contour lines at 2'-0" 
intervals, decks, utilities and accessory Lot development of any kind.  This site plan 
shall incorporate any changes required by the Board to the site plan submitted in the 
Schematic Design Stage. 
 

2. A minimum of one copy (additional copies may be requested) of floor plans and roof 
plan (1/4"=1'-0"). 
 

3. A minimum of one copy (additional copies may be requested) of exterior elevations 
(1/4"=1'-0") to include existing and proposed grade levels, material and color 
indications. 
 

4. A minimum of one copy (additional copies may be required) of building sections. 
 
5. Schematic Revegetation Plan - to include existing and proposed plant material and 

configuration. 
 

6. One architectural model or three copies of perspective renderings or photo overlays 
as needed to describe the character and form of the building three-dimensionally. 
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Address Submittal to: Design Review Board – Keystone Neighbourhood Company 

The Estates at Settlers Creek  
140 Ida Belle Drive F4 
Keystone, CO 80435 

 
Time:  The Board shall schedule a meeting and respond within thirty (30) days of receipt of 

all of the Preliminary Design documents.  The Owner and/or his architect must be 
present at the Board meeting. 

 
 
D. Construction Document (Working Drawing) Review 
 

Purpose:  To ensure the Construction Document's conformity with the approved preliminary 
design.  Any changes from the preliminary design shall be brought to the Board's attention. 

 
Form of Submittal: The submittal shall include four (4) copies of the following items, all 
incorporating any changes required by the Board at the Preliminary Design Stage: 

 
1. Site Plan, at 1" = 20'-0" minimum, to include erosion control measures 

 
2. Floor plans at 1/4" = 1'-0" 

 
3. Roof Plan 

 
4. Exterior Elevations and Details 

 
5. Building Sections 
 
6. A minimum of one (additional copies may be requested) collage (8 1/2" x 11") 

depicting exterior materials, colors and texture. 
 

7. Specifications and finish schedules to include The Estates at Settlers Creek 
construction period regulations.  See Appendix A. 

 
8. Revegetation Plan 
 
9. The submittal shall include an actual "Lot staking" of the building corners, 

driveways, and other Improvements (See Lot Development Standards, Stakeout 
Section VI O.) 

 
10. Construction schedule - to include starting and completion dates of the dwelling as 

well as the revegetation work. 
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Address Submittal to: Design Review Board – Keystone Neighbourhood Company 

The Estates at Settlers Creek  
140 Ida Belle Drive F4 
Keystone, CO 80435 

 
Time:  The Board shall schedule a meeting and respond within thirty (30) days of receipt of 

all of the required Construction Documents.  The Owner and/or his architect must be 
present at the Board meeting.  Upon approval by the Board, the Owner and his 
contractor shall be required to execute an agreement that Owner and his contractor 
represent and promise to construct the Improvement(s) consistent and in accordance 
with approved Construction Documents and the provisions, conditions and 
regulations contained herein. 

 
CONSTRUCTION DOCUMENTS MUST BE APPROVED IN WRITING BY THE 
BOARD PRIOR TO SUBMISSION OF THE DOCUMENTS TO THE SUMMIT COUNTY 
BUILDING DEPARTMENT FOR A BUILDING PERMIT. 

 
E. Compliance Fee 
 

To ensure compliance with the approved house and landscape plans and to offset damage to 
public streets and Improvements, a compliance fee in the amount of $3,000 shall be 
submitted to the Board prior to construction.  The compliance fee will be held in trust by the 
Board until final inspection and approval of the house and landscaping is completed by the 
Board.  The Board may use the compliance fee to cure any noncompliance with its approval 
or these Standards and Procedures and to repair any damage to public Improvements caused 
by the Owner’s contractor.  The compliance fee, or any remaining portion thereof, will be 
refunded after final inspection and approval. 

 
F. Pre-Construction Site Meeting 
 

Purpose:  To ensure construction staging is consistent and in accordance with these 
Standards and Procedures and the construction period regulations. 

 
Time: A Board member or its agent shall meet with the Owner and his contractor at the site 
after the Construction Documents have been approved and prior to construction.  Items of 
review are shown on the attached sample Pre-Construction Review Checklist. 
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G. Construction Period Review 
 

Purpose:  To monitor the progress and compliance of the Owner's contractor to the 
construction documents as approved by the Board and the construction period regulations. 

 
Time:  A Board member or its agent shall periodically visit and monitor the construction to 
determine compliance with the construction document approval.  Items of review are shown 
on the attached sample Interim-Construction Review Checklist.  Any items of non-
compliance shall be immediately corrected or removed by the Owner and/or his contractor. 

 
H. Project Completion Review 
 

Purpose:  To ensure the final building form is consistent and in accordance with the 
construction document approval. 

 
Submittal:  The Owner shall inform the Board in writing ten (10) days prior to the 
occupancy permit inspection by the Summit County Building Department. 

 
Time: The Board will respond in writing within one week of receipt of the conformance or 
non-conformance of the final building form.  See attached sample Post-Construction Review 
Checklist.  All Improvements not in conformance shall be removed or corrected by the 
Owner prior to occupancy of the home. 
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IX. TECHNICAL AND INFORMATIONAL MATERIAL 
 

As a guide to Owners, architects and contractor doing residential design and construction at 
The Estates at Settlers Creek, the following technical and informational material has been 
compiled. 

 
A. Applicable Codes and Regulations 

 
The latest edition of the following codes, as amended and adopted by Summit County and/or 
other regulatory agencies, shall be followed: 
 

 1. Uniform Building Code  
 
 2. Uniform Fire Code 
 
 3. Uniform Plumbing Code 
 
 4. Uniform Mechanical Code 
 
 5. National Electric Code 
 
 6. Occupational Safety and Health Act (OSHA - Applicable OSHA regulations and 

guidelines shall be observed. 
 
B. Permits, Approvals and Inspections 
 

1. Design Review Board (See Review and Approval Procedures, Section VIII). 
 
2. Submission by Owner and/or contractor of all documents necessary to procure 

building permit from the Summit County Department of Building and Safety. 
 
3. Building Department Inspection - periodic on-site inspections of foundation, rough 

framing, final. 
 
4. State Electrical Inspector - electrical inspection. 
 
5. Construction Period Review. 
 
6. Project Completion Review and Inspection. 
 
7. Certificate of Occupancy, Summit County Building Department. 
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C. Soil, Drainage and Geology 
 

Keystone/Intrawest L.L.C. recommends that all Owners obtain a geotechnical report to 
verify their Lot and soils conditions before construction. 

 
D. Natural Vegetation 
 

Reading sources are: 
 

A Guide to the Wood Plants of Colorado, by George W. Kelly, Pruett Publishing, Boulder 
1970. 
 
Field Guide to Rocky Mountain Wildflowers, by John J. Craighead and Frank Jr. and Ray 
Davis, Outdoor Recreation Institute, Houghton, Mifflin Company, Boston 1963). 
 

E. Utilities and Services 
 

Water  Snake River Water District – Note that all homes must be provided 
with sprinkler systems. 

 
Sewer  Snake River Sewer District 
 
Electric/Gas  Public Service Company of Colorado 
 
Telephone  Qwest or Keystone Telecom 
 
Cable TV  AT & T Cable Services 
 

F. Approvals 
 

These Standards and Procedures are adopted by the Design Review Board for The Estates at 
Settlers Creek on the _____ day of _________________, 2000. 
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APPENDIX A 
CONSTRUCTION PERIOD REGULATIONS 

 
In the best interest of all The Estates at Settlers Creek owners and contractors, the following 
regulations shall be enforced during the construction period.  These regulations shall be a part of the 
construction document specifications for each residence and all contractors and owners shall abide 
by these regulations.  The contractor will be required to go to the construction site with a member of 
The Estates at Settlers Creek Design Review Board before work begins.  It is also required that the 
contractor be familiar with and abide by the applicable section of The Estates at Settlers Creek 
Declaration and the Architectural Standards and Procedures. 
 
1. Construction Limits 
 

The architect shall provide a detailed plan of construction limits on the site plan prior to 
construction at the Schematic Design Review stage.  The plan shall be implemented with 
snow fencing, rope, barricades or like materials prior to construction.  The plan shall include 
size and location for construction material storage area, limits of excavation, drive areas, 
parking, chemical toilet location, temporary structures, dumpster, fire extinguisher, utility 
trenching, and construction sign. 

 
2. Construction Trailers, Sheds or Temporary Structures 
 

Use of construction shelters shall be approved in writing by the Board prior to installation.  
Its size shall not exceed 120 square feet.  All temporary structures shall be removed upon 
the occupancy permit issuance. 

 
3. Daily Operation 
 

Working operation hours for each construction site, including the delivery of materials, shall 
be as follows: 
 

Monday through Friday: no earlier than 7:00 a.m. and no later than 7:00 p.m. 
  Saturday   no earlier than 8:00 a.m. and no later than 5:00 p.m. 
  Sunday    no construction activities allowed 
 
4. Excavation 
 

Excess excavation material shall be stored within a snow-fenced area for no more than two 
weeks before it must be removed from the Lot.  It shall not be placed in common areas, 
roads or other Estates at Settlers Creek property.  All excavation, except for drives and 
utility trenching, shall be on the Owner's Lot. 
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5. Debris and Trash Removal 
 

Daily clean up of the construction site is mandatory.  Proper disposal of refuse and storage 
of material is of prime importance and is the contractor's responsibility.  Debris and trash 
shall be removed on a weekly basis by being hauled covered or enclosed to the Summit 
County Landfill.  After the contractor has been requested to remove the construction debris 
or trash and this is not done, Declarant will have it removed and bill the contractor for all 
costs incurred.  Burning of trash or construction debris is prohibited in The Estates at 
Settlers Creek. 

 
6. Storage of Construction Material, Trash, and Equipment 
 

Storage areas shall be fenced according to approved "construction limits" areas designated 
on the Lot plan.  The contractor shall be responsible for maintaining and storing 
construction materials, trash and equipment in these areas. 

 
7. Chemical Toilets 
 

Chemical toilets shall be provided by the contractor and placed in an approved location. 
 
8. Vehicles and Parking 
 

All vehicles shall be parked in the designated area shown on the site plan so as not to inhibit 
traffic or damage surrounding natural landscape.  Vehicles shall not be left on The Estates at 
Settlers Creek roads overnight.  Vehicles shall not exceed 25 miles per hour on any Estates 
at Settlers Creek road unless otherwise posted. 

 
9. Pets 
 

Contractors, subcontractors and employees are prohibited from bringing dogs or other pets 
to the construction site. 

 
10. Blasting 
 

Any plans to blast shall be brought to the attention of the Board before commencement and 
shall be approved by Declarant.  Property safety and proactive actions shall be used. 

 
11. Restoration and Repair 
 

Damage to any property other than the Owner's shall be promptly repaired at the expense of 
the person or entity causing the damage. 
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12. Dust, Noise and Odor 
 

Every effort shall be made to control dust, noise and odor emitted from a construction area.  
Radios, tape players, or other such devices must be played at a low volume.  The contractor 
shall be responsible for watering, screening or oiling dust problem areas as well as 
controlling noise and offensive odors from the site. 

 
13. Signage 
 

Construction signs shall be limited to one sign per Lot not to exceed six (6) square feet of 
total surface area to be located on the Lot.  The sign shall be free standing.  At no time shall 
signs be placed on or nailed to trees. 

 
14. Fire Extinguishers 
 

A minimum of one serviceable ten-pound ABC rated dry chemical fire extinguisher shall be 
located on each construction site in a conspicuous location. 

 
15. Construction Access 
 

The only approved construction access during the time a home is being built shall be over 
the approved driveway for the Lot unless the Board approves an alternative access point. 

 
The following items are prohibited at The Estates at Settlers Creek: 
 
1. Oil changing of vehicles and equipment without proper receptacles and removal procedures. 
2. Concrete equipment cleaning or concrete dumping without proper cleanup and restoration. 
3. Careless treatment of trees or preservation areas. 
4. Removing any rocks, trees, plants, or topsoil from any portion of The Estates at Settlers 

Creek other than the Owner's property. 
5. Exceeding the speed limit. 
6. Careless use of cigarettes or flammable items. 
7. Burning of trash or construction debris. 
8. Firearms. 
9. Signs other than approved house number, owner name, construction or real estate signs. 
10. Use of spring, surface or irrigation water for any purpose. 
11. Contractors' or employees' animals. 
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APPENDIX B 
DESIGN REVIEW BOARD 

PRE-CONSTRUCTION REVIEW CHECKLIST 
 
Site Visit/Review 
 
Owner:   

Address:   

   

Subdivision:   Lot:   

Contractor:   

Address:   

Phone:   

 
Project Start 
 
  $3,000 Schematic Design Statement of Intent Application Fee 
  $3,000 Construction Compliance Fee 
  Lot Corners Identified 
  Building Staked 
  Photos Taken 
  Parking/Staging Areas Established 
  Snow Fencing Placed Around Protected Trees 
  Excavation Stockpile Area Established 
  Establishment of Disturbance Area/Snow Storage 
  Toilet Location 
  Trees Flagged for Removal 
  Utilities Check 
  Site Construction Trailer 
 
Comments:   
 
   
 
   
 
    
Design Review Board Member Owner or Agent 
 or its agent 
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DESIGN REVIEW BOARD 
INTERIM – CONSTRUCTION REVIEW CHECKLIST 

Site Visit/Review 

 
Owner:   

Address:   

   

Subdivision:   Lot:   

Contractor:   

Address:   

Phone:   

Construction Inspection 
 
  Construction Debris Removed Regularly 

  Construction Materials Stacked Orderly 

  Workers Parking in Designated Area 

  Maintenance of Minimum Disturbance Area 

  Radios Cannot be Heard Beyond Property Line 

  Snow Fencing Maintained/Established 

  No Dogs on Construction Site 

  Toilet Location 

  Spoils Property Located (Dirt/Snow) 

  Adherence to Site Construction Plan 

  Compliance with General Construction Rules 

  Compliance with General Construction Guidelines 

  Snow Storage/Removal 

Comments:   

   

Compliance   Non Compliance    

    
Design Review Board Member Owner or Agent 
 or its agent 
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DESIGN REVIEW BOARD 
POST - CONSTRUCTION REVIEW CHECKLIST 

 
Site Visit/Review 
 
Owner:   

Address:   

   

Subdivision:   Lot:   

Contractor:   

Address:   

Phone:   

 
Final Inspection 
 
  Site Clean 

  Revegetation Complete or Substantially in Progress 

  Address Sign Installed 

  Firewood Stacked Orderly 

 
Comments:   

   

   

 
    
Design Review Board Member Owner or Agent 
 or its agent 
 
Exterior Building Review per Approved Plan   

By:   

Title:   

Date:   

Compliance with Design Review Board approved Construction Documents and Standards and 
Procedures. 
    
  Initials 
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APPENDIX C 
THE ESTATES AT SETTLERS CREEK 

 LANDSCAPE/REVEGETATION GUIDE 
 
INTRODUCTION 
 
The Estates at Settlers Creek is located at an elevation varying from 9390 to 9435 feet above sea 
level.  This high alpine environment creates unique challenges for those wishing to restore the 
vegetation around their new home. 
 
This guide provides useful information necessary for the preparation of a landscape/revegetation 
plan as well as the installation and maintenance of landscaping at The Estates at Settlers Creek.  All 
new homes at The Estates at Settlers Creek must have a landscape/revegetation plan consistent with 
this guide prior to Construction Document Review by The Estates at Settlers Creek Design Review 
Board. 
 
The primary emphasis of this document is restoration (revegetation) of the natural environment.  
With certain exceptions, "formal" landscaping on a large scale is discouraged.  Formal landscaping 
shall be confined to small areas at the entry of the home. 
 
LANDSCAPE/REVEGETATION PLAN REQUIREMENTS 
 
The landscape/revegetation plan should consist of three sheets: an Existing Conditions Plan; a 
Construction Impact Plan; and, Proposed Landscape/Revegetation Plan.  All three sheets should 
conform to the following standards: 
 

- a sheet size of 24"x 36" (larger projects may require a larger sheet size). 
 
- north arrow and scale.  A scale of 1" = 20' is recommended. 
 
- topographic contours at two foot intervals. 

 
The individual plans shall contain the following detailed information applicable to each plan.  If it 
can be done legibly, these plans may be incorporated into a single sheet. 
 
Existing Conditions Plan 
 
Location of the following: 
 
1. All evergreen trees six feet (6’-0") high and greater on and adjacent to the property. 
2. All aspen trees with a trunk caliper of 1-1/2" and greater on and adjacent to the property. 
3. Significant native shrubs on and adjacent to the property. 
4. Property lines and easements. 
5. All utilities. 
6. Roads and/or driveways. 
7. Significant features of the site such as views, water courses, large rocks, etc. 
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8. A portion of adjacent structures.  If an adjacent Lot has not yet been developed show a 
portion of the Lot. 

 
With the exception of adjacent structure information, this plan contains all of the information 
normally requested by an architect in a topographic survey of the property. 
 
Construction Impact Plan 
 
This plan serves two purposes.  First, it focuses the owner's, architect's and contractor's collective 
attention on minimizing site disturbance during construction.  Secondly, this plan maximizes the 
opportunity to protect as much of the indigenous vegetation as possible.  This plan shall contain the 
following information: 
 
1. The limits of construction and grading activity. 
2. Materials storage area. 
3. Construction parking area. 
4. The location of the chemical toilet. 
5. Excavation material stockpile(s).  These areas must be completely enclosed with snow fence 

or a similar barrier.  All construction activity shall occur within the confines of the fencing. 
6. All trees on site that will be retained.  All trees within and adjacent to the Lot that are to be 

retained must be protected with snow fence.  The snow fence must be placed outside of the 
drip line of the branches.  This prevents construction vehicles from compacting the soil 
around the roots of the tree.  If the tree is not protected in this manner, the compacted soil 
will eventually kill the tree. 

 
Landscape/Revegetation Plan 
 
This plan shall contain the following information: 
 
1. All vegetation to be retained on site. 
2. All areas to be revegetated.  Notes shall be provided that describe the method of 

revegetation, seed mixture and type of mulching to be used. 
3. A plant list and legend that identifies all plant materials by common and botanical name.  

The size of plant materials must also be identified.  Shrubs shall be described by container 
size and trees by height or trunk caliper. 

4. New drainage swales created by regrading of the site. 
5. Proposed site elements such as walkway lighting, retaining walls, berming, stone or concrete 

walks, etc. 
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DESIGN CONSIDERATIONS 
 
The Board strongly encourages that site design focus on restoration of the natural environment.  
Structures shall be integrated with the natural features of the site.  The growing season at The 
Estates at Settlers Creek's elevation averages less than one hundred (100) days per year and only 
twenty-nine (29) of those are frost-free.  This means the revegetation process will take a few years 
to mature.  Minimizing disturbed areas will hasten the healing process.  Rapid revegetation also 
assists in erosion control. 
 
Irrigation is another major consideration of site design.  In The Estates at Settlers Creek, irrigated 
and manicured lawns are prohibited.  The Board does encourage the use of indigenous plant 
materials that after two or three years of watering (to allow the plant to establish itself) will gain all 
the moisture they need from rain and snow. 
 
Appropriate landscape design shall: 
 

- retain existing plant materials and site features where possible. 
- utilize indigenous plant materials for landscape/revegetation. 
- help soften the hard edges of buildings, parking areas and other man-made elements. 
- provide screening or buffering of adjacent structures. 
- enhance the appearance of the site and the structures on the site. 
 

Elements of Landscape Design 
 
The successful completion of a landscape/revegetation shall result in a site that does not appear 
"landscaped".  The site shall appear as if the new structure was placed on the site without disturbing 
the surrounding vegetation. 
 
Another element to consider in landscape design is a recognition of the new microclimates created 
by the new structure.  The plants that once grew on the northern portion of the property may not 
survive in the shade and shadow created by the north side of a building.  Plants placed under roof 
sheds shall be tolerant to the additional moisture created by run-off from the roof. 
 
As a general rule, formal landscaping features such as color beds and hedges are prohibited, except 
as noted below.  Color beds and other formal landscape treatments are acceptable for entry features.  
Entry plantings shall be restricted to four hundred (400) square feet or less. 
 
Special Considerations 
 
Snow Removal.  Plants, except grasses, shall never be placed adjacent to driveways and walkways 
where snow stacking will occur.  The compacted snow that results from driveway plowing will 
ultimately kill most shrubs.  Plants shall not be placed adjacent to walkways where some form of 
ice melting agent will be used.  Most ice melting agents contain sodium, calcium or magnesium 
salts that are toxic to plants. 
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Berming.  Berming may be an appropriate design element for some landscape/revegetation 
applications.  Berms must appear to be a natural landform.  A pile of dirt is not an acceptable berm.  
Berms shall be compacted and have a maximum side slope of 2:1. 
 
RECOMMENDED: 

• Create a natural land form. 
• Use soil that will support and sustain plant life. 
• The scale of the berm shall be appropriate for the location. 

 
NOT RECOMMENDED: 

• Do not create berms with sharp peaks. 
• Do not create berms with steep side slopes. 

 
 

 
 
 
 
Figure 13 
Berming may be an appropriate design element for some landscape/revegetation applications.  
Berms must appear to be a natural landform.  A pile of dirt is not an acceptable berm.  Berms shall 
be compacted and have maximum slope of 2:1.  The top of a berm must be rounded, its side slope(s) 
must be smooth, and the toe of the slope must blend with the existing grade. 
 
Screening.  Sometimes it may be appropriate to place a tree screen between a new structure and an 
adjacent home's deck or windows.  The appearance from the adjacent property must be considered.  
The "picket fence" approach to tree planting is inappropriate.  Trees shall be grouped to provide a 
"natural" appearance, provide an adequate screen and maximize the aesthetics from both properties. 
 
Rock.  It is not uncommon to uncover very large rocks during foundation excavation.  In some 
instances a large rock can be used very effectively to add visual interest to the landscape.  The end 
product shall appear to be a natural part of the landscape and not something left on the site. 
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Plant Materials.  According to the Forest Management Plan, Owners should plant a diverse variety 
of species and should avoid planting lodgepole pine trees.  The Estates at Settlers Creek has been 
infested with dwarf mistletoe, a predatory plant that attacks pine trees.  It is best to landscape with 
trees that are not susceptible to its infestation, such as Spruce, Fir, Limber Pine and Bristlecone 
Pine.  Owners should contact a local landscape professional. 
 
Restoration of the "natural condition," except in those areas that are "an extension of the living 
area," is required.  Landscaping shall consist of native grasses, flowers and small plantings that 
require little or no maintenance after establishment.  High water consumptive plants and sod are 
prohibited.  In addition, any homesite that causes disturbance to the hillside along the river must be 
revegetated immediately.  This steep slope has the potential for severe erosion problems if proper 
revegetation and slope stabilization techniques are not used. 
 
Extensive use of native wildflowers and trees is strongly encouraged. 
 
The use of temporary water-conservative irrigation systems are encouraged to establish newly 
planted vegetation. 
 
Lawn maintenance such as mowing is prohibited. 
 
RECOMMENDED PLANT LIST 
 
The following is a list of plant materials that have been successfully used by the Keystone 
Landscaping Department.  Keystone has several microclimates and some plants may not work well 
in all areas of the resort.  If you have questions on specific plants, please contact the Keystone 
Landscaping Department or a local nursery. 
 
SHRUBS 
 
Buffaloberry, Canadian 
Buffaloberry, Silver 
 
Chokecherry, Western 
Chokecherry, Shubert 
Cinquefoil, Shrubby 
Cotoneaster, Peking 
Currant, Alpine 
Currant, Golden 
Currant, Wax (Squaw) 

Shepherdia canadensis 
Sherphedia argentea 
 
Prunus virginiana var. melanocarpa 
Prunus virginiana 'Shubert'' 
Potentilla fruticosa var. floribunda 
Cotoneaster acutifolia 
Ribes alpinium 
Ribes aureum 
Ribes cereum 
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Elder, Cutleaf 
Elder, Golden 
Elder, Red Berried 
 
Gooseberry, Pixwell 
Gooseberry, White 
 
Honeysuckle, Zabels 
 
Ninebark 
 
Peashrub, Siberian 
Potentilla, Golddrop 
Potentilla, Jackman 
Potentilla, Katherine Dyke 
 
Rabbitbrush 
Raspberry, Wild Red 

Sambucus canadensis lacianata 
Sambucus canadensis aureum 
Sambucus pubens 
 
Ribes pixwell 
Ribes inerme 
 
Lonicera kor.  'Zabel'' 
 
Physocarpus malvaceus 
 
Caragana arborescens 
Potentilla parvifolia 
Potentilla fruiticosa 'Jackman'' 
Potentilla fruiticosa 'Katherine Dyke'' 
 
Chrysothamus nauseous 
Rubus strigosus 

Rose, Woods  
 
Sage, Mountain 
Sage, Silver 
Serviceberry 
Snowberry, Mountain 
Spirea, Rock 
 
Thimbleberry, Rocky Mountain 
 
Willow, Blue Fountain 
Willow, Bluestem 
Willow, Dwarf Arctic 
Willow, Mountain 

Rosa woodsii 
 
Atremesia ftigida 
Artemesia cana 
Amelanchier alnifolia 
Symphoricarpus oreophilus 
Holodiscus dumosus 
 
Rubus deliciosus 
 
Salix purpurea pendula 
Salix irrorata 
Salix purpurea nana 
Salix purpurea nana 
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PERENNIALS AND GROUNDCOVERS 
 
Aster 
 
Black-eyed Susan 
Bleeding Heart 
Bluebells 
Blue Flax 
 
Columbine 
 
Delphinium 
 
Edelweiss 
 
Fireweed 
Forget-Me-Not, Alpine 
Foxglove 
 
Gaillardia 
Gentian 
 
Harebells 
Holly (Oregon Grape) 

 
 
Aster spp. 
 
Rudbeckia hirta 
Dicentra spp. 
Mertensia spp. 
Linum lewisii 
 
Aquilegia spp. 
 
Delphinium elatum 
 
Leonto podium alpinium 
 
Epilobium spp. 
Eritrichum aretioides 
Digitalis spp. 
 
Gaillardia atistata 
Gentiana spp. 
 
Campanula spp. 
Mahonia repens 

Iris, Rocky Mountain 
 
Johnny Jump-up 
Juniper, Common 
 
Kinnickinninck (woody) 
 
Larkspur 
Lupine 
 
Maltese Cross 
Monkshood 
 
Pasque Flower 
Penstemon 
Phlox 
Pinks 
Poppy, California 
Poppy, Icelandic 
Poppy, Oriental 

Iris missouriensis 
 
Viola kitaibelianna 
Juniperus communis 
 
Arctostaphylos uva-ursi 
 
Delphinium spp 
Lupinus spp. 
 
Lychinics chalcedonia 
Aconitum columbainum 
 
Pulsatilla patens 
Penstemon spp. 
Phlox spp. 
Dianthus spp. 
Escholtzia califomica 
Papaver nudicale 
Papaver orientalis 
Sedum 
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Shasta Daisy 
Shooting Star 
Siberian Iris 
Snow in Summer 
Snow on the Mountain 
Sweet William 
 
Yarrow 
 
EVERGREEN TREES 
 
Fir, Subalpine 
 
Pine, Bristlecone 
Pine, Limber 
Pine, Lodgepole 
 
Spruce, Colorado Blue 
Spruce, Englemann 
 
 
DECIDUOUS TREES 
 
Alder 
Alder, Thinleaf 
Aspen 
 
Birch, Western Red 
 
Cottonwood, Narrowleaf 
 

Sedum spp. 
Chrysanthemum maximum 
Dodecatheon spp. 
Ifis siberica 
Cerastium tomentosum 
Euphorbia marginate 
Helianthemum nummularium 
 
Achillea spp. 
 
 
 
Abies lasiocarpa 
 
Pinus aristata 
Pinus flexilis 
Pinus contorta laifolia 
 
Picea pungens glauca 
Picea englemannii 
 
 
 
 
Alnus incana 
Alnus tenuifolia 
Populus tremuloides 
 
Betula occidentalis fontinalis 
 
Populus angustifolia 
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GRASSES 
 
All seeding shall be done with a proven high altitude grass seed mix and sown at recommended 
application rate.  The seed mix purity rate shall be a minimum of 90-95 percent pure live seed 
(PLS).  Certain slope aspects, particularly those which are south facing, may require special 
planting such as water and mulching to ensure successful plant establishment.  Recommended seed 
mixtures are as follows: 
 

A. Short Mix 50% Baron Kentucky Bluegrass 
(4-6 inch) 25% Pennfine Perennial Ryegrass 

 25% Fortress Red Creeping Fescue 
 
 

B. Long Mix 15% Redtop grass 
(6 + inch) 15% Fortress  Red Creeping Fescue 
 15% Troy Kentucky Bluegrass 
 15% Orchard Grass or Clover 
 10% Timothy 
 10% Pennfine Retries 
 10% Smooth Brome Manchar 
 10% Intermediate Wheatgrass 

 
 

C. Highway Department Mix Streambank Wheatgrass 
  Western Wheatgrass 
  Kentucky Bluegrass 
  Smooth Brome Manchar 
  Timothy 
  Red Fescue 
  Meadow Foxtail 
  Slender Wheatgrass 
  White Dutch Clover 
  Alside Clover 
  Mountain Lupine 
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APPENDIX D 
 
 

SITE PLAN, BUILDING ENVELOPE AND 
DEVELOPMENT CONSTRAINTS DRAWINGS 




















































