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August 31, 2016

Attn: Roosevelt Ridge HOA

Re:  Comments for Covenants, Design Guidelines and Submittal Documents.

Scott,  I have reviewed the online documents listed above.  For the most part, the documents look to be in good shape.  I have the following comments.

Covenants

1.  Under Article IX – Design Review, Section 9.2(b)(iii) “Design Review Committee shall notify Declarant in writing within three business days of  any action (i.e., approval, partial approval or disapproval) it takes under this Article 9”  

Shouldn't this be thirty business days and not three?

Design Guidelines

1.  It is not clear if a Class 'A' asphalt composition roofing is allowed.  I noticed that the Wiatrowski residence is specifying asphalt composition roofing.  Please advise.

2.  It is not clear if a composition siding such as hardi-plank is allowed.  Please advise.

3.  There are a lot of fire wise design comments throughout the guidelines – i.e. 1 hr fire rating on walls, required sprinkler system, tempered windows, fire rated deck, etc.  While I agree with wanting to design with wild fire hazard in mind, most of these comments exceed the 2015 I.R.C. requirements.   You will likely get some push back from cost conscious home owners and builders. As you will see in my review comments for the current three homes, I have required a wild fire safety plan.  While this may be more subjective, I believe we can create a list of wild fire safety design suggestions, including defensible space, and review that plan on a case by case basis.  I am open to your thoughts on this.

4.  The exterior stone coverage calculation at 25% minimum is good, however the current guidelines call for this to include total wall area including doors and windows.  Typically, you would omit the door and window area and calculate the stone coverage based on wall area alone.

5.  Stucco is listed as an approved exterior material however I would consider limiting the amount of stucco so that you don't end up with a house that is entirely stucco with a little stone.  I don't believe that house style would fit with your “design with a mountain theme”.  I would also consider limiting the amount of differing exterior materials to three materials max. for siding and two materials max. for roofing.

6.  I would consider creating a window coverage calculation that will show the percentage of glazing on each facade.  I know that recently in Paradise Valley, a spec home builder came in and wanted to build a cheaper looking house with minimal glazing.  They did not have any minimum or maximum window coverage requirement in place.

7.  Not sure I would require tempered windows on downhill side of house.  This could be quite costly and could tie in with my wild fire safety comment above as a suggestion.  Many of the large expanses of glass and slider doors will already be tempered by code.  Also, not sure about requiring large expanses of glass be broken up structurally, or if so we may need to clarify what is meant by “large expanse of glass”.  I would require double or triple pane windows.  I would also have a requirement for interior window coverings be permanent type curtain or blinds and be neutral in color.

8.  The comment that doors should be in sheltered or protected areas is a bit vague.  I would consider requiring that all entry doors be covered.  In my opinion all homes should have a formal covered front porch.  This ties into your suggested design theme.  You will see that I made this a design requirement for the Graff residence.

9.  Regarding roofs – I would revise the roof pitch to be somewhere between 6:12 and 12:12.  I would also consider having a minimum roof overhang larger that a 1'-0” overhang.

10.  I would consider requiring more detail on chimney chase design and materials.  The chimney chase can be a focal point of design, especially in mountain home design.  Not sure you want someone to have exposed metal chimney flue without some sort of chase surround.  Would also probably have some requirement for spark arresters and downdraft preventers.

11.  I would revise the requirement that all accessory vehicles, (i.e. campers, rv's, atv's snowmobiles) be in an enclosed structure.  They should be screened as required in the covenants. Possibly we could create some screening guidelines.

12.  Not sure if gas and electric meters are to be in an enclosed structure?  This is typically not required.  We could suggest the placement of such items not be visible from the front of the house?

13.  Gilpin County does not require fire sprinklers in residential structures.  I would consider making this another suggestion under a wild fire safety plan.

14..  You may want to consider adding some green building suggestions or requirements.  Items such as renewable energy, low flow fixtures, increased insulation values, not toxic finishes, etc, etc, might be a nice way for you to distinguish Roosevelt Ridge Private Reserve.

15.  I would consider moving the Site Design Guideline section in front of the Architectural Guideline section.

16.  Are you really allowing for shared driveways?  This does not seem like a good idea.  Driveways over 250' shall require an emergency vehicle turn around or shall be sprinklered.

17.  It is not clear if there is already an existing defensible space plan in place for each lot, and if so, has this space already been cleared?

18.  I did not see a Roosevelt Ridge suggested plant species list.  Does this exist?

19.  May want to add that all exterior light fixtures are to be dark sky compliant.

20.  I would include some mass and scale requirements for the homes in Roosevelt Ridge.  I know that you are eager to sell lots right now, however I think it would be wise to have at least a 2,000 sq. ft. minimum house footprint with a minimum of a two car attached or detached garage.  The quality of your development should easily support that caliber of home.  On the flip side, you may want to limit the maximum size of any home to 7,000 or 8,000 sq. ft.  Also, you may want to limit the size and number of accessory structures.

21.  Add a storage section that puts restrictions on the storage of hazardous materials or chemicals, trash, refuse, etc.

Submittal Documents

1.  The control documents reference the Uniform Building Code.  Gilpin County is on the 2015 International Residential Code.

2.  I would only require one set, hard copy, and to scale drawings for both preliminary and final reviews.

3.  I would require a permit level set of drawings for final approval.  I have suggested this for the current home reviews.

Feel free to contact me with any comments or questions.

Regards,

David Sechler

Principal in Charge
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