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Preface

his document, Book III: Site, Landscape and Architectural Guidelines for Condominium Lodges,
constitutes part three of the Design Guidelines (Guidelines) for Empire Pass.

These Guidelines have been created to ensure that all Improvements at Empire Pass preserve the
natural beauty of the surrounding mountain landscape and contribute to a cohesive architectural
style. The Design Guidelines explain the architectural aesthetics and site considerations that
are to guide the design and construction all new buildings, building additions, site work, and
landscaping within Empire Pass. The review and approval of all building and site Improvements
are subject to the discretion of the Design Review Board (DRB) as described in these Guidelines.
Separate Guideline documents (Books I, II and III) exist for each building type (Custom
Home, Condominium Lodge and Townhouse/Cluster Home), as described below. In addition, a
separate Guideline document (Book IV) exists to establish and explain the construction process,
organization of the Design Review Board, and the design review process. All four documents are
collectively referred to as the Design Guidelines:
Book I:
Book II:

Site, Landscape and Architectural Design Guidelines for Custom Homes
Site, Landscape and Architectural Design Guidelines for Townhouse and
Cluster Home Units
Book III: Site, Landscape and Architectural Design Guidelines for Condominium
Lodges
Book IV: Design and Construction Review Process and Appendices for all Building Types

The Design Guidelines package for each Owner is made up of two documents: one of Books I, II
or III (depending on the applicable building type) and Book IV. The illustrations provided in the
Design Guidelines are intended to convey concepts, and not to depict specific plans for construction.
The Guidelines will be administered and enforced by the Empire Pass Design Review Board in
accordance with the procedures set forth in the Master Declaration of Covenants, Conditions and
Restrictions (CC&Rs) for Empire Pass. The Guidelines may be amended from time to time, as
deemed necessary by the DRB. In the event of any conflict between the Design Guidelines and
the CC&Rs, the CC&Rs shall govern and control.
It is the Owner’s responsibility to ensure they have the most current edition of the Guidelines
and have carefully reviewed all applicable sections of the CC&Rs. These Guidelines are binding
on any persons, company or firm that intends to construct, reconstruct or modify any permanent
or temporary Improvements at Empire Pass.
All capitalized terms used in these Design Guidelines are defined in Appendix A.

Approved and adopted at Master Home Owner’s Association meeting, April 14, 2004
EMPIRE PASS
CONDOMINIUM LODGES
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Addenda Pages
The following Sections of the Empire Pass Design Guidelines have been superseded by any
previous issue of the Empire Pass Design Guidelines. These Sections have been incorporated
into this issue of the Guidelines.
It is the Owner's responsibility to ensure that they have all current Guidelines and/or Addenda
from the DRB.
Chapter 2 - Site and Landscape Guidelines
- Section 2.19.4 Seasonal and Holiday Outdoor Lighting and Decoration Applicable
to All Areas Exclusive of Common Areas (October 2007)
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1.0
An Introduction to Empire Pass

Figure 1.1 - Empire Pass : An All-Season Mountain Village

1.1

The E mpire Pass Communi t y Vi s i on

Empire Pass is an all-season Mountain Village set in the beautiful Wasatch Mountain Range
adjacent to Park City and Deer Valley. During the winter, residents and guests may take
advantage of skiing, snowshoeing and a variety of other recreational opportunities. The summer
offers guests and residents a broad choice of outdoor activities including golfing, boating,
swimming, hiking, mountain biking, picnicking and horseback riding. A wide-range of
music, art and other cultural events is available in Empire Pass and the greater Park City area
year round. These all-season recreational opportunities enhance the vitality of the resort and
strengthen the feeling of community among residents and guests.
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The Mountain Village consists of a collection of interconnected neighborhoods. A mix of
residential building types, including Custom Homes, Condominium Lodges, Townhouses
and Cluster Homes, will surround the central ski run, to create the “Village Core”. Within
the Village Core, the Alpine Club offers members access to fitness and spa facilities, food
and beverage services, lounges, a general store and ski valet services. Beyond the core, other
mountain neighborhoods offer additional Custom Home, Condominium, Townhouse and
Cluster Home sites. An integrated system of shuttle transportation, ski runs, hiking and
biking trails, and pedestrian paths connect individual buildings and neighborhoods to the
Village Core, each other and the greater Park City area, allowing residents and guests to leave
their cars behind.
The design of all buildings and related Improvements at Empire Pass is to build upon and
reinforce the vision of establishing a truly interconnected Mountain Village while addressing
the goals and objectives laid forth in these Design Guidelines.

1.2

The Empire Pas s D e s i gn Ap p r oa c h

The natural environment surrounding Empire Pass provides the inspiration for all design.
The beauty of the landscape draws residents to the Resort both for the opportunity to live in
such an environment and to take advantage of the first-class recreation available throughout
the Resort and the surrounding Park City/Deer Valley area. Three main objectives, as listed
below, have been identified to ensure all Residences and other Improvements are designed in
harmony with the goals and overall design approach at Empire Pass. Owners, their Architects
and Landscape Architects are to work together through all phases of design and construction
to ensure all aspects of the design are consistent with these objectives and those listed
throughout the Design Guidelines.
•

Architecture and site planning is to preserve and build upon the natural
setting. All buildings, structures, landscape and site Improvements are to take
their cue from the surrounding natural vegetation patterns and landforms. The
lasting impression formed by visitors to Empire Pass should be of the dominance
and beauty of the natural mountain setting, not of buildings and other manmade structures or Improvements. All buildings are to be sited and designed to
minimize tree removal and disturbance to the site.
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Buildings are designed
around existing vegetation,
rock outcroppings and
landforms.
Rustic and natural building
materials are used to
integrate buildings with the
surrounding landscape.

Figure 1.2 - Buildings Are Subordinate to the Landscape
•

Building and landscape design are to emphasize and reinforce the communitywide circulation system that links and interconnects neighborhoods within
Empire Pass as well as the outlying Park City area. Empire Pass is designed
as a truly pedestrian-friendly Mountain Village. All Residences at Empire Pass,
whether Condominium Lodges, Custom Homes, Townhouses or Cluster Homes are
to include building and landscape designs that connect, enhance and support this
community-wide system of trails and paths. (Refer to Section 1.1.)

•

Natural building materials, consistent with the resources available in the
surrounding area and region, are to be utilized in authentic ways using
traditional building techniques. Buildings and landscape structures are to
be constructed of natural and indigenous building materials. The use of rustic
construction materials, close to their native state further helps to reinforce the
Improvement’s connection to the land and naturally blends structures into the
surrounding landscape.

These three objectives form a solid foundation for all design work at Empire Pass. Owners and
their Consultants are to ensure the direction of their work incorporates these principles. Final
interpretation and approval regarding a design’s compliance with these Guidelines is subject to
the sole discretion of the DRB.
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Roofs are broad and sheltering
with deep overhangs.

Bold forms are in scale with
the mountain setting.

Natural and indigenous
construction materials
tie buildings to the
surrounding environment.

Figure 1.3 - Mountain Lodge Influences: The Ahwanhee Hotel

1.3

The Empire Pass Style – Architectural Character

Design at Empire Pass draws inspiration from Craftsman architectural traditions and the historic
mountain lodges of the West, such as Bryce Canyon Lodge, Yosemite’s Ahwanhee Hotel and Mt.
Hood’s Timberline Lodge. Described below are general characteristics, inspired by each of these
traditions, that are to be incorporated into all design work:
•

Buildings use bold forms, spacious volumes and oversized structural elements that are
in scale with the natural mountain setting.

•

Indigenous materials are used to create rustic, informal buildings that are in harmony
with the natural setting.

•

Exterior materials and details are rustic, but finely crafted using traditional building
techniques.

•

Broad, sheltering roofs, typically using simple, gable forms, are the dominant
building element and provide shade and protection at windows, entries and porches.
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•

Roof structures, including framing, outriggers and rafter tails, are expressed.

•

Hand-crafted details, often using hand-shaped wood and hammered metal, add a
richness and warmth to buildings.

•

Building extensions, such as covered entries, porches, overhangs and/or arcades are
used to add texture to buildings and to provide a connection to the outdoors.

The Design Guidelines incorporate these basic concepts and explain, in greater detail, the
specifics of their application within Empire Pass.

Hand-crafted details add
warmth to buildings.

Large windows are
divided and located
below deep overhangs
to minimize reflectivity.

Craftsman influenced
detailing lends a unique
character to individual
buildings.

Figure 1.4 - Craftsman Influences
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How Thes e Des i gn Gui de l i ne s a r e Or ga ni z e d

The Design Guidelines for Empire Pass consist of four separate documents. Books I, II and III
address the siting, landscape and architectural Guidelines for Custom Homes, Townhouses/
Cluster Homes and Condominium Lodges, respectively. Book IV sets forth the design review
process, construction review process and Appendices for all building types. Each document is
organized into the chapters and appendices listed below. Although the general subject matter
of Books I, II and III is similar in nature, each document contains specific design criteria that
address concepts and/or objectives unique to the respective building type.
BOOKS I, II AND III:
1. An Introduction to Empire Pass – Chapter 1 summarizes the community makeup and design aesthetic, including a brief overview of the architectural traditions
that contribute to and identify the Empire style.
2. Site and Landscape Guidelines – Chapter 2 outlines the standards and Guidelines
for siting all buildings sensitively to the surrounding landscape and environment.
3. Architectural Guidelines – Chapter 3 provides Guidelines and standards for
the construction, remodeling, renovation and/or alteration of any building
Improvement. This section includes standards on building massing, height, color
and exterior finish design.
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B O O K I V:
4. Design Review Board Organization – Chapter 1 provides a description of how
the Design Review Board (DRB) administers the design and construction review
process. It describes the composition of the DRB, its function and jurisdiction, as
well as its responsibility to uphold, and right to amend, the Empire Pass Design
Guidelines.
5. Design Review Process – Chapter 2 outlines the entire procedure required to
obtain approval for new building construction, site Improvements or alterations
and additions to existing structures. It delineates the submission materials
required for each phase of review and describes the process by which approval is
granted.
6. Construction Guidelines – Chapter 3 describes the construction review process
and outlines various Guidelines intended to assure the preservation of the
surrounding landscape and environment throughout the construction process.
7. Appendices – Appendix A contains a list of defined terms, capitalized throughout
this document. Appendix B provides an approved native plant list for use within
Empire Pass. Appendix C contains a list of prohibited plant species.
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2.0
Site and Landscape Guidelines

T

he following chapter sets forth Guidelines and standards for all site work relating to
each Lot, including grading, planting, siting of structures, design of outdoor areas and
preservation and enhancement of the landscape and views.

2.1

Site and L andsc a p e Ob j e c t i v e s

The proper treatment of the site’s natural topography and vegetation is vital to ensuring all
Improvements at Empire Pass are made in harmony with the surrounding landscape and are
complementary of the overall community design. The following site and landscape objectives
have been identified as the basis for integrating Condominium Lodges with their natural
surroundings:
•

Preserve, maintain and enhance the natural tree and vegetation patterns to anchor
buildings to the land. Trees provide a valuable backdrop that integrates buildings
with the landscape. All buildings are to be sited to minimize tree removal, while
still capturing selected views. Introduced native plant materials are to blend the
architecture with the natural landscape. Natural and existing landscape features such
as rock outcroppings, vegetation and topography are to be preserved, to the greatest
extent feasible, when siting buildings and designing outdoor spaces in order to
achieve a seamless transition from the built to the natural environment.

•

Incorporate site-specific design solutions that respond to the site’s unique
topography and micro-climate. Buildings are to be sited to minimize grading by
following and/or stepping with the natural topography. Outdoor areas are to be
designed to take advantage of sunlight, provide wind and snow protection and capture
views.

EMPIRE PASS
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•

Utilize existing and new landscape plantings to reduce the apparent bulk and
size of Condominium Lodges. Buildings are to be sited adjacent to large tree
stands. Large-scale planting materials are to be planted near buildings to “scale
down” buildings in order to make them more pedestrian friendly. Plant materials
are to be located to filter and buffer portions of the Condominium Lodges to give
the appearance of a “village like” collection of buildings, rather than one large
mass.

•

Utilize natural and indigenous building materials and Craftsman influenced
details for landscape structures, site walls and outdoor areas. Wood and stone
building materials that are extensions of the architecture are to be incorporated
into landscape designs. Craftsman inspired details are to be used throughout.

•

Build upon, enhance and extend the Mountain Village trail system.
Condominium Lodges are to incorporate skier and pedestrian paths that connect
to the existing trail system throughout the community. Paths and trails are to be
designed for use in all seasons.
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Siting Co ns id e r at i ons

Integrating buildings and other Improvements with the natural landscape is critical to
successful site planning. Suggested building locations have been indicated on the Preliminary
Plan of April 18, 2003, or subsequent revisions, in order to assist Owners and their
Consultants to maximize site attributes while minimizing potentially adverse impacts in
sensitive areas and to adjacent properties.
A site plan is to be prepared in concert with the architectural design. The site plan is to
illustrate how building siting, orientation, views, grading, driveway access and other design
issues have been addressed. Site plans are to find balance between the needs of preserving and
enhancing the natural features of the site and addressing the Owner’s own design objectives. A
Landscape Architect is to be retained from the beginning of conceptual design to collaborate
with the Architect in developing the site plan.
The following Guidelines describe how Improvements are to be integrated into the overall
landscape setting. Key site design concepts include:
•

Buildings on sloping sites are to minimize grading by aligning the long axis of
buildings parallel to existing contours and stepping building foundations and
ridgelines with the existing topography as it rises and falls.

•

Building placement and form is to respond to the sheltering function of
surrounding landforms and trees. Existing tree stands are to be used to create
windbreaks and/or to redirect wind around buildings and improved outdoor areas.

•

Buildings and all site Improvements are to be designed as integral elements of
the existing terrain and vegetation so that they recede into and merge with the
landscape.

•

Significant tree stands, identified during the design review process, are to be
preserved and protected during construction.
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Des ig n Parame t e r s a nd t he Emp i r e Pa s s
Preliminary Pla n

The Preliminary Plan of April 18, 2003, or subsequent revision, demonstrates how each
Lot may successfully accomodate Condominium, Townhouse and Cluster Home buildings.
Suggested building locations are shown on the plan to indicate how they may be sited to fit
the site’s unique attributes. Information provided on the Preliminary Plan includes, but is not
limited to, easements of record and recommended design parameters for the following: building
locations, Neighborhood Gathering Area locations, building size, unit counts, average unit
size, neighborhood street and driveway access, and ski in/ski out trails. In order to discuss the
particular attributes associated with the Lot and proposed construction, Owners are to meet with
the DRB at the Pre-Design Conference prior to beginning any design work. (Refer to Book IV,
Chapter 2 for a description of the design review process and meetings.)
2.3.1
DE SIG N PA R A MET ERS
The recommended design parameters shown on the Preliminary Plan were determined based on
Park City setback requirements, the specific characteristics of each site and the planning and
design criteria of Empire Pass. These criteria include:
•

Preserving the dominance of the natural setting;

•

Optimizing views and solar orientation;

•

Protecting view corridors;

•

Protecting sensitive environments;

•

Protecting and utilizing distinctive natural features, such as rock outcroppings,
vegetation and topography;

•

Reinforcing the system of skier and pedestrian connections within Empire Pass and
the surrounding Park City area.

•

Minimizing grading and vegetation removal;

•

Blending man-made Improvements into the topography and forest; and

•

Maintaining existing drainage patterns.

CONDOMINIUM LODGE DESIGN GUIDELINES

2-4

Empire Pass

SITE

AND

LANDSCAPE

GUIDELINES

Neighborhood Gathering Area
contains a unique paving and
landscape design that identifies
the neighborhood.
Ski trail

Ski-in/Ski-out
connection
Suggested Lodge
building location

Natural Area
Neighborhood streets are a
minimum of 15 feet and a
maximum of 18 feet wide.
Entry monuments identify
the neighborhood.

Figure 2.1 - Neighborhood Site Design

2.3.2
NAT U R A L A R EA
Within each Lot, a significant portion of the site is to be designated as a “Natural Area” that
is to remain in an essentially natural condition. Proposed trees, shrubs and ground covers to
be planted within the Natural Area are to blend with adjoining native landscaped areas to
create informal, natural screens that obscure built Improvements from off-site views. Good
forestry practices, including tree thinning and clearing of fire hazards, are permitted within
the Natural Area, subject to the Guidelines described in Section 2.15. All plant materials
introduced in this area are to be native species as indicated in the Approved Plant List (see
Appendix B). Refer to Section 2.14 for specific Guidelines regarding planting requirements
within the Natural Area.
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E ncroachments

All structures and site Improvements such as driveway turn-arounds, parking areas, patios,
pools and Accessory Buildings are to be located within the Lot boundaries. The DRB
recognizes, however, that each Lot presents its own unique design challenges. Owners and
their Consultants may develop design solutions involving minor encroachments outside of the
Lot that may be appropriate in certain cases. Such encroachments will be considered by the
DRB on a case-by-case basis and only when doing so presents a design solution that better
achieves the design intent and objectives outlined in these Guidelines. Upon DRB approval,
the Owner is responsible for obtaining all necessary Park City approvals.

2.5

Grading and Dr a i na ge

Grading and drainage designs are to focus on minimizing impacts to the site, including
impacts on existing vegetation, rock formations, water quality and drainage courses.
The Landscape Architect is to collaborate with a professional civil engineer, licensed in the
State of Utah, to prepare a full set of drawings, including grading, drainage, sedimentation
and erosion control plans for the design of all Improvements within Empire Pass.
2.5.1
G R A DING DE SIG N
Recommended building locations have been selected to minimize the need for excessive
grading. Site grading is to comply with the following Guidelines:
•

Grading is to be the minimum necessary to accommodate the development
of the Lodge, patios, driveways, parking areas, sidewalks and other requisite
Improvements. Excessive re-contouring of a site is not permitted. Refer to Section
2.2 for siting considerations regarding building placement.

•

In general, natural slopes are to be used rather than retaining structures. However,
retaining walls may at times be more appropriate in order to retain existing trees
and to avoid re-grading large areas of the site. The DRB may require the use of
retaining walls in some such instances. Refer to the Section 2.6 for additional
Guidelines regarding retaining walls.
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•

Slopes are not to exceed 2:1, unless it can be demonstrated that a steeper slope
will not erode.

•

Grading is to blend with the natural contours by feathering cuts and fills into
existing terrain.

•

Grading, landscaping or site Improvements are not to disrupt natural drainage
courses, paths, ski ways and/or easements.

•

All areas disturbed by grading operations are to be re-vegetated and additional
erosion control measures implemented as soon as possible. Erosion control mixes
are to utilize native plant materials that establish rapid surface stabilization. The
DRB may also require jute matting or other additional stabilization measures.

•

Cut and fill quantities are to balance on-site to the extent feasible.

2.5.2
•

DR A INAG E DE SIGN
Drainage plans are to locate snow storage and push zones where snow
accumulation will not block drains and/or dam melt-water runoff. Drainage
designs are to consider where melt-water will go and/or be retained on-site.

•

Drainage is to be dispersed within the Lot to the extent possible through the use
of dry creeks, outfalls, french drains, dispersion trenches and/or other means of
dispersion.

•

Drainage is to be directed away from the center of impervious surfaces to avoid ice
buildup. Paved or impervious areas are to be sloped a minimum of 2% to increase
water flow off of surfaces and to avoid ice accumulation.

•

New drainage ways are to appear and function like natural drainage courses.
Drainages are to be rock lined with splash boulders to reduce velocity and
discharged into energy dissipaters.

•

Owners are responsible for controlling drainage resulting from the development
of their Lot. Drainage is not to be directed onto other Lots or properties, unless
located within a designated drainage easement.
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•

Culverts are to be used to direct drainage under driveways. Culverts, headwalls,
ditches and similar drainage structures are to be cut to match finished grade and
faced with stone similar to that used elsewhere on the site. The maintenance of
culverts and stone facing are the responsibility of the Owner.

•

Trenching for drainage lines is not to encroach within the dripline of existing trees.

•

Impervious surfaces (such as concrete paving) are to be minimized to the extent
feasible to encourage water percolation into the ground. The use of more pervious
materials such as crushed rock, porous asphalt or open-celled pavers is encouraged.
The use of infiltration trenches on the drainage side(s) of impervious areas is
encouraged. See Section 2.9 – ‘Exterior Hardscape and Outdoor Rooms’.

•

Drainage design is to minimize any potential for erosion and consequent
downstream water quality impacts per Park City regulations. See Book IV, Section
3.18 for additional erosion control measures.

2.6

Retaining and S i t e Wa l l s

Retaining walls and freestanding site walls are to be designed in accordance with those
standards established in Section 2.5 as well as with the following Guidelines:
•

Walls are to be located adjacent to or in close proximity to other built
Improvements and are to be constructed of boulders and/or faced with stone similar
to that found near the site and used elsewhere on the Lodge. Boulder and stone
selection is to be done in accordance with those standards specified in Section 3.8
– ‘Exterior Wall Materials’. Stone is to be laid in accordance with the structural
considerations described in Section 3.10.

•

Walls are not to exceed 4 feet in height, except in areas not visible from off-site
where they may extend up to 6 feet in height. Retaining walls in excess of 6 feet
are to be stepped with a minimum 4-foot wide planting terrace between walls. In
certain cases, the DRB may approve retaining walls in excess of 6 feet when it is
demonstrated that higher walls will result in a more sensitive design solution. If
approved, such modifications will be recommended to the appropriate Municipal
Authority for approval.
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Ends of walls gradually
transition to natural grade.

4-foot max.
wall height,
where visible
from off-site.
Shrubs planted along base and top
of walls to blend walls with the site.

Figure 2.2 - Retaining Wall

•

Walls exceeding 2 feet in height are to be designed with a minimum 2:12 batter.

•

Walls exceeding 4 feet in height are to be designed by a structural engineer.

•

Walls are to be designed as architectural extensions of the Residence or rock
outcroppings, helping to visually tie the building to the ground.

•

Tops of retaining walls are to blend with natural contours. Wall ends are not to
stop abruptly, but are to make natural transitions into existing landforms and
vegetation. Shrubs and vines are to be planted at the base and top of walls to
blend them with the site.
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Neighbo rhoo d S t r e e t s a nd D r i v e ways

The Preliminary Plan identifies a recommended entry driveway for each Lot. Unless otherwise
approved by the DRB, proposed neighborhood street access is to comply with that indicated
on the Preliminary Plan. Additional Guidelines regarding neighborhood streets, driveways,
garages and guest parking are noted below:
2.7.1

G E NE R A L C O N SIDERATIONS
•

Neighborhood streets and driveways are to follow alignments that minimize
grading, tree removal and other site disruptions.

•

Neighborhood streets, driveways and/or parking areas are to be designed to drain
quickly, accommodate snow removal equipment and provide access to snow storage
areas.

•

Neighborhood streets, driveways and/or parking areas are to be designed to drain
quickly, accommodate snow removal equipment and provide access to snow storage
areas.

•

Building, garage and driveway design and layout are to accommodate service
vehicle turn-arounds to avoid vehicles backing onto community roads.
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NE IG H B O R HO O D STREETS
Neighborhood streets are to be a minimum of 20 feet wide and a maximum of 22
feet wide.

•

Neighborhood street alignments are to break off of roadways at angles not less
than 75 degrees and then follow a curved alignment that minimizes visibility of
houses, garages, paved areas and other Improvements from community roads.

•

Neighborhood streets, where they come off of community roads, are to be built of
asphalt to match Empire Pass roads. Neighborhood streets may later introduce a
different material, such as unit pavers or an approved Empire Pass stone, provided
there is a smooth transition from one material to another.

•

Gradients at neighborhood streets are not to exceed 10%.

•

DR IV EWAYS
Curbs, where necessary for drainage or traffic control, are to be constructed of
stone or colored concrete as approved by the DRB.

2.7.3

•

Colors of finish paving materials are to blend with the surrounding earth colors.
Grey and/or white concrete may not be used at paving areas.

•

Driveways are to have a maximum of gradient of 12%. Heated driveways are
required for gradients greater than or equal to 8%.

•

Driveways are to be a minimum of 20 feet wide and a maximum of 22 feet wide,
except where they provide a turnaround at a garage and/or parking area.
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Garag es and Pa r ki ng Ar e a s

Parking garage and driveway alignments are to screen entries from the street. Garage and
parking designs are to adhere to the following Guidelines:
2.8.1

SIT IN G A ND D ESIGN REQUIREM ENTS
• Garage entries are to be screened from the street by grading driveway entries below
the line of site, using vegetation screening, extending roof overhangs or building
projections, and/or reorienting doors. Side entry garages are to be used whenever
possible.
•

Parking and turnaround areas are to be located within the Lot boundary. On-street
parking is not allowed anywhere within Empire Pass.

•

In order to limit site disturbance, every effort is to be made to prevent subgrade
parking from extending beyond the building footprint.

•

Garage doors are to be recessed a minimum of 12 inches, as measured from the
outside face of the wall.

•

Recreational vehicles, boat trailers and similar vehicles may not be parked on Lots
overnight.
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PA R KING SPAC E R EQUIREM ENTS
The location and design of parking spaces are to respond to the site’s natural
topography, setting and vegetation cover.

•

The quantity and minimum size of parking spaces is to satisfy all Park City
requirements. Both below-ground and at-grade parking spaces will be counted
towards the minimum parking space requirement. Carports are not allowed.

•

Exterior guest parking spaces are to be designed adjacent to entries and/or
Neighborhood Gathering Areas and are to be sufficient in number to handle the
visitor parking needs of the Lodge.

•

At-grade parking areas are to incorporate generous planting areas to break
up parking space groupings. A minimum of a 10-foot wide planting area is
encouraged between clusters of guest parking spaces. Guest parking spaces may be
accommodated at Neighborhood Gathering Areas or in parking areas adjacent to
the building.

•

The DRB maintains the right to increase parking requirements if the final
program for the Lot creates conditions where special events or uses could, in the
DRB’s opinion, increase the demand for parking.
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Ex terior Hards c a p e a nd Out door Rooms

Outdoor living spaces provide an effective transition between buildings and the outdoors
to reinforce the visual connection between buildings and site. Terraces, verandas, patios,
porches, courtyards and other similar outdoor spaces are to be an integral component of the
Condominium Lodge design. The following Guidelines are to be incorporated into exterior
hardscape design.
2.9.1
•

G ENE R A L C O N SID ERATIONS
Porches and covered outdoor spaces may be created by extending roofs and
overhangs. Materials are to be similar to those used in roof framing.

•

The transition from outdoor living spaces to the native landscape is to be made
gradually with hardscape materials transitioning to more pervious materials as
they move away from the building.

•

Plant materials, landscape structures and architectural devices are to be
incorporated into the design of outdoor spaces in accordance with Sections 2.12 &
2.14.

2.9.2
•

•

HA R D SC A P E A ND OUTDOOR ROOM SITING
C O N SID ER AT IO N S
In order to maintain a pedestrian scale, “outdoor rooms” are to be located adjacent
to portions of the building that have been stepped down to one or one-and-a-half
stories in height or placed under single-story roof elements or other architectural
projections.
Paths, outdoor stairs and outdoor rooms are to be designed to blend with the
natural topography and vegetation, and with associated retaining walls, fences or
building foundations.
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Patio and terrace design blends
buildings with the natural
topography and vegetation.
Outdoor rooms and terraces are located
adjacent to single story roof elements
to maintain a pedestrian scale.

Local stone is used at outdoor rooms to
emphasize the connection between the built
environment and the natural landscape.

Figure 2.3 - Outdoor Rooms
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•

Seasonal sun and wind exposure, along with how and when a space is to be used,
are to be primary considerations when designing and locating outdoor spaces.
For example, outdoor spaces might be placed on the east for protection from
prevailing winds, on the south for morning and evening use in the summer or on
northern locations for midday use during the summer.

•

Outdoor hardscape and landscape designs are to consider requirements for snow
removal equipment access, snow storage and melt-water drainage. All areas are
recommended to have positive drainage at a minimum of 2% grade to move water
off of surfaces quickly and minimize surface cracking and/or icing.

•

Locating paths in areas with good sun exposure is recommended to minimize ice
accumulation. Recommended gradients on paths are a maximum of 7% with a 2%
maximum cross slope. In steeper areas, steps with a minimum 16-inch tread and
6-inch riser are encouraged.

2.9.3
•

2.9.4
•

•

NE IG H B O R HO O D GATHERING AREAS
Neighborhood Gathering Areas, central meeting places and/or potential
transportation nodes, are to be incorporated in the landscape design of all
Townhouse and Cluster Home neighborhoods to provide a distinctive gathering
place for neighborhood residents.
HA R D SC A P E PAV ING M ATERIALS
Designs are to minimize the use of several types of paving materials in order to
produce an understated, unified design. Materials are to augment and complement
architectural materials while using proven techniques and applications that are
designed to withstand the winter climate.
The hardscape at Neighborhood Gathering Areas is to introduce special paving
material, such as stone pavers or bands, to create an attractive meeting place and
potential transportation node where residents connect to adjacent trails and/or
pick up shuttles.

CONDOMINIUM LODGE DESIGN GUIDELINES

2-16

Empire Pass

SITE

•

•

2.10

AND

LANDSCAPE

GUIDELINES

Approved hardscape paving materials for outdoor rooms, paths and stairs include:
-

Local stone

-

Colored, stamped and/or patterned concrete

-

Pre-cast concrete pavers

-

Asphalt (at streets and paths only)

-

Chipped stone

-

Gravel and/or decomposed granite

-

Natural wood

-

Wood mulch

Untextured, uncolored concrete is inappropriate and may not be used.

Paths , Sidewal ks a nd S ki Tr a i l s

Paths and sidewalks are to connect Condominium Lodge buildings to the Mountain Village
trail, ski run and path system to allow Residents to move about the Resort without relying on
cars. The following Guidelines apply to the design of all paths, sidewalks and trails:
•

Paths, sidewalks and trails are to use an approved paving materials as listed in
Section 2.9.

•

Grading for ski-in/ski-out trails and connections is to follow those Guidelines listed
in Section 2.5 and 2.11 and should be designed to preserve significant trees and
vegetation.

•

Continuations of the community trail and path system are to connect at
Neighborhood Gathering Areas.

•

A ski-side primary entry is to be provided at the optimum ski-in, ski-out location.
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Tree and shrub plantings are located
adjacent to fences to blend them with
the surrounding landscape.

Fences are constructed of
native building materials
(timber and stone).

Figure 2.4 - Fence & Gate Design

2.11

F ences and Gat e s

An underlying goal for Empire Pass is to create a sense of continuity throughout the
Mountain Village. For this reason, the introduction of fences and gates is limited to that
necessary to establish privacy adjacent to pool terraces and outdoor service areas. When used,
fences and gates are to comply with the following Guidelines:
•

Fences are to begin a minimum of 10 feet behind the main building’s front facade.

•

Fences are to relate to and extend from the site’s architecture while responding to
the natural topography and landscape. Perimeter fencing of the property line is
not permitted.

•

Fences are not to exceed 4 feet in height except in areas not visible from off-site
and at pool enclosures, where they may extend up to 6 feet in height.

•

Fences and gates are to be constructed of timber or logs used in traditional rustic
western styles. Wrought iron fencing, painted black or green to recede into the
landscape, may only be used at pool safety enclosures and along skier bridges and
tunnels.
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4-foot maximum height
or 6-foot maximum if
not visible from off-site.

Fence design uses traditional
rustic western styles.

Figure 2.5 - Wood Fencing
•

Inappropriate wall and fence materials include, but are not limited to:
-

Railroad ties

-

Concrete block

-

Stucco

-

Pickets

-

Chain link

•

Wood fences are to be left to weather, treated and/or stained to blend in with the
surrounding trees and vegetation. Refer to Section 3.15 – ‘Approved Finishes and
Colors’.

•

Planting plans are to incorporate tree and shrub plantings adjacent to fences in
order to blend them with the surrounding landscape.

•

Pool and spa fencing required by code may require additional detailing and
landscape treatments, as specified by the DRB, to mitigate off-site visibility. Where
allowed, the use of non-fencing solutions, such as locking pool covers should be
considered.

•

Privacy fencing or extensions of house walls are to be used to block views of
utilities, mechanical equipment, trash enclosures and outdoor work areas. Such
areas may extend up to 6 feet, if the fence is not visible from off-site.
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L ands cape Str uc t ur e s a nd S i t e Fur ni s hi ngs

The design and siting of all landscape structures and furnishings are subject to the following
Guidelines:
•

Site furnishings and landscape structures, such as arbors, gazebos, pavilions, play
structures, greenhouses and/or decks, are to be located adjacent to deck and terrace
areas.

•

The height, color, materials and style of outdoor structures are to be the same or
similar to that of the Residence. In general, the same Guidelines that apply to
architecture apply to the design of landscape structures (refer to Chapter 3).

•

Play structures that do not adversely affect views from off-site may be considered
by the DRB provided they are constructed of natural materials and finished to
recede into the landscape. Brightly colored play structures or furnishings will not
be approved.

•

Sport courts and associated equipment will be considered on a case-by-case basis.
If approved, they are to be located in areas not visible from off-site.
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Po ols , Spas a nd Wat e r Fe at ur e s

All pools, spas and water features are to adhere to the following Guidelines:
•

Pools, spas and other water features are to be visually connected to the building,
designed as an integral part of its exterior design and located out of view from offsite.

•

The introduction of landscaped water features, such as artificial creeks, is not
allowed. Small decorative fountains are permitted within courtyards and/or other
outdoor spaces not visible from off-site.

•

Pool safety measures are to be taken in accordance with local governmental
regulations.

•

Pools and spas are to be set down into the ground, terraces and/or decks.

•

Spa and water feature equipment enclosures are to appear as extensions of the
Condominium Lodge and/or located in underground vaults to contain noise. Solid
noise absorbing covers for equipment will be required after installation if it is
discovered that the equipment is audible from adjacent properties.
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Planting Des ig n

The underlying goal of landscape design at Empire Pass is to preserve, enhance and continue
the natural landscape. The following Guidelines apply for all landscape planting designs:
2.14.1
•

G ENE R A L P L A N T ING CONSIDERATIONS
Emphasis is to be placed on siting buildings around existing trees to provide a
natural landscape buffer around built Improvements, non-native planting areas
and outdoor service areas.

• Large-scale plant materials are to be used adjacent to buildings to reduce the
visual bulk of the building. Trees, shrubs and other vegetation are to be clustered
close to the Condominium Lodge in order to break up the building’s massing and
keep the building in scale with the surrounding landscape.
•

Planting plans are to consider impacts on views from adjacent properties to ensure
plant materials do not obscure views at installation and/or at plant maturity.

•

Landscape plantings are to define outdoor spaces and entries, frame desirable
views, buffer prevailing winds and provide seasonal shade.

•

Plant color, texture and form are to visually tie buildings and Improvements to
the land and add interest to courtyards and other outdoor areas.

•

Areas disturbed by site development or construction are to be restored to reflect
the characteristics of the natural landscape. Areas adjacent to the building and
surrounding landscape Improvements are to be enhanced with native plant
materials to effectively transition to the Natural Area.

•

Landscape materials are to be planted in informal, natural patterns. Planting of
trees or shrubs in straight lines, circles or other unnatural patterns is not allowed.
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•

Owners are responsible for the care and maintenance of all plant materials located
in the public right-of-way between sidewalks/paths and the front street curb.

•

Introduced plant materials are to be equal in scale (at installation) to the natural
existing material surrounding the site use a mix of sizes that blend naturally into
existing vegetation.

•

Non-native plants, planting beds and gardens may be introduced adjacent to
buildings, provided they are not visible from off-site. Plants are to transition to an
all-native palette as one moves away from the Condominium Lodge towards the
Natural Area.

• Temporary irrigation is required for all landscape Improvements. Temporary
systems are to be removed or disconnected after two growing seasons or after plant
materials have been established.
•

Landscape Improvements are to minimize irrigation requirements by grouping
plant materials with similar water consumption needs. Refer to Section 2.17 for
irrigation requirements.

•

In order to minimize the use of water and to reinforce the integration of buildings
and Improvements with the natural environment, the introduction of manicured
lawns is discouraged. When used, manicured lawns are to be located within
courtyards or otherwise screened from off-site views by buildings, walls and/or
plant materials.

•

Recommended plant materials are listed in Appendix B – ‘Approved Plant List’.
These plants are not necessarily native to the alpine regions of Park City and may
require supplemental water for peak performance. Prohibited plant species are listed
in Appendix C.
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2.14.2
P L A N T Q UA N T IT Y AND SIZE REQUIREM ENTS
• Any trees greater than 6 inches in diameter at breast height (DBH) proposed
for removal are to be mitigated at a 1:1 ratio. Mitigation trees may be planted
anywhere on the Lot, subject to the Guidelines outlined in this section.
•

50% of evergreens required for mitigation are to be a minimum of 10 feet in
height; 50% are to be a minimum of 14 feet in height. 50% of deciduous trees
required for mitigation are to be a minimum size of 2-inch caliper DBH; 50% are
to be a minimum 3-inch caliber DBH.

•

All shrub plantings are to utilize a minimum 5-gallon container.

•

The DRB may require additional plant materials and/or sizes, as necessary, to
adequately filter views from off-site.

2.14.3
P L A N T IN G D ESIG N WITHIN THE NATURAL AREA
• Planting within the Natural Area is to be limited to native plant material as
specified in Appendix B – ‘Approved Plant List’.
•

2.14.4
•

•

In order to create a uniform edge treatment, plant materials and landscaping in
the Natural Area of each Lot is to smoothly interface with and transition into
the natural landscape adjacent to the trails and ski runs. Upon completion of
landscape Improvements, the property line between any ski run or trail and any
individual Lot should not be discernible. The use of mature landscape materials
that exceed minimum size requirements is encouraged.
P L A N T IN G D ESIG N AT THE NEIGHBORHOOD GATHERING
A R EA
Planting design at Neighborhood Gathering Areas is to break up large sections of
paving, provide shade during summer months and offer wind protection during
winter months. Plantings are to allow for sufficient sun penetration during winter
months to prevent ice buildup.
Special planting accents, such as a central tree island and/or planting area at
landscape benches, are to be designed to offer added interest and/or a “landmark”
at Neighborhood Gathering Areas.
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Fo res t Pres er vat i on

To ensure the long-term health and vigor of the surrounding forests, Empire Pass has prepared
a forest management plan with the following objectives:
•

Encourage a diversity of species.

•

Balance a healthy mix of mature trees with vigorous younger trees.

•

Thin trees to avoid over-crowding, competition, stress, pests and disease.

•

Require the removal of dead and diseased trees and the trimming of dead tree
branches. (Refer to Section 2.16 for fire safety and prevention Guidelines.)

2.15.1
T R E E P R O T E C T ION GUIDELINES
Tree removal for building construction and Lot maintenance will be managed by the Design
Review Board, and further overseen by Park City. Tree retention and health is to be managed
using the following Guidelines:
•

Tree protection and fertilization measures are to be taken on all large trees (12-inch
caliper DBH or greater) within 30 feet of construction activity, including those
outside of the Improvement Envelope.

•

Tree wells constructed of approved stone are to be used when adding fill under the
drip line of major trees. A blanket of porous stone and a network of aeration lines
are to be installed at existing grade to allow air to reach the roots and to prevent
over-compaction.

•

Protective fencing is to be erected around all existing trees during construction.
Refer to Book IV, Section 3.20 for tree protection measures during construction.

•

Additional Guidelines are provided in the Forest Management Plan available from
the DRB.
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2 . 1 5 . 2 T R E E R EMOVA L G UIDELINES
Tree removal is to be done with the approval of the DRB according to the following
Guidelines:
•

Within the Natural Area, tree removal is to be avoided wherever possible, while
still maintaining the health of the trees. In limited instances, the DRB may
approve tree removal or thinning within the Natural Area for view corridors or
solar exposure, provided it does not unreasonably increase visibility of buildings
and other Improvements from off-site.

•

The DRB may approve tree removal and/or selective tree thinning within the
Improvement Envelope in order to accommodate buildings, driveways, sun
exposure and selected views.

•

Unauthorized tree removal is subject to fines of up to $5,000 per tree, payable to
the Master Association.
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Fire Safety a nd D e f e ns i b l e S pa c e Pr ov i s i on s

Portions of Empire Pass are located in wildfire hazard areas. A number of measures have been
implemented to reduce the risk of wildfire in Empire Pass, including the design and use of ski
runs and roadways as natural fire breaks. Nonetheless, it is important that Owners be aware of
the possibility of wildfire. The threat of wildfire can be greatly reduced with the thoughtful
planning and maintenance of a defensible space around the building. With this in mind, the
following fire safety standards have been implemented:
•

All buildings are required to have interior and exterior eave sprinkler systems, as
may be required by the appropriate Municipal Authority.

•

Potential fire fuel (such as dead limbs, leaves, needles and other material) is to be
removed from areas immediately surrounding built structures.

•

Owners are to select building and landscape planting materials that provide low
fuel for potential fires.

•

The maintenance of a 30-foot safety zone in all directions around the building is
strongly encouraged. Within this zone, the following fire prevention actions are
recommended:

•

-

Regularly dispose of slash and debris materials resulting from thinning
operations.

-

Periodically mow dry grasses and vegetation.

-

Stack firewood away from the building.

-

Maintain an irrigated area around buildings.

Exterior wood building materials are to comply with all fire safety standards and
procedures established by Park City, other applicable Municipal Authorities and the
DRB. Regular observations for ongoing compliance with these standards will be
conducted as described in Book IV, Section 2.12.
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I rrig ation and Wat e r Cons e r vat i on

The following irrigation guidelines apply for all Condominium Lodges:
•

Permanent underground irrigation systems for lawns and flower gardens are
limited to areas adjacent to the building and other built Improvements.

•

Automatic irrigation systems are required at all re-vegetation areas (excluding the
30-foot wildfire safety zone). These systems may be abandoned when plantings
have been clearly established after a minimum of two growing seasons.

•

The use of moisture sensors, drip irrigation and pop-up heads are encouraged to
conserve water.

•

Back flow preventors are required; manual valves are permitted.

•

Trenching for irrigation lines is not to encroach within the dripline of existing
trees.

•

Mulch all new planting areas, including trees in lawn areas, with a minimum of 3
inches to retain soil moisture, reduce erosion and provide for weed control.

2.18

Outdoo r Artw or k

Outdoor artwork is encouraged at Neighborhood Gathering Areas, adjacent to entry areas,
subject to the following Guidelines:
•

All outdoor artwork is to be reviewed and approved by the DRB, prior to display.

•

Designs are to be consistent with the rustic mountain vernacular used throughout
Empire Pass and with the building’s architecture.

•

Artwork is to be located adjacent to the Neighborhood Gathering Area and/or
Lodge entry.

•

Views of outdoor artwork are to be screened from off-site.
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the light source.

GUIDELINES

Rustic timber detailing
reflects locally available
materials

Fixture design is rustic, consistent with the
building’s architecture.
Iron arm
bracket.

Figure 2.6 - Craftsman Influenced Light Fixtures

2.19

Ex terior Lig ht i ng

The clarity of the night sky in the Park City area is to be preserved. To help preserve the dark
nighttime sky the following lighting Guidelines are to be observed:
2.19.1
•

•

2.19.2
•

L IG H T IN G FIXT URES
Lighting fixture design is to be consistent with the architectural details of the
building.
Light fixtures at pathways and driveways are to be a maximum height of 24
inches.
L O C AT IO N O F L IG HT FIXTURES
Light fixtures, with the exception of driveway and address marker lighting, are to
minimize impacts on adjacent properties. Light sources are not to be visible from
adjacent buildings and/or off-site.
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Hooded path light conceals
the light source.

Light sources are recessed
and downward facing to
preserve the nighttime sky.

Light sources are
25 watts or less.

Exterior lighting at driveways,
paths, trails and other landscape
areas not visible from off-site is
the minimum required for safety.

Figure 2.7 - Exterior Lighting Concepts
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•

Recessed light fixtures are to be used at building entries and entry monuments.
Street lighting at neighborhood streets is not permitted.

•

Low-level path lighting is to be used at Neighborhood Gathering Areas to
provide subtle lighting at path entrances, waiting areas and transportation nodes.
Light fixtures at Neighborhood Gathering Areas are to be distinctive from, but
complementary of, those used elsewhere in the neighborhood.

•

In order to minimize glare and exterior light spill, interior lighting is to be
concentrated at activity areas and minimized adjacent to windows. Lighting
adjacent to windows is to be directed towards the building’s interior and baffled
with architectural or decorative devices, such as deep roof overhangs and curtains.

•

The following light types and locations are not permitted:

2.19.3
•

-

Security yard lights

-

Landscape, plant or tree lighting.

-

Architectural lighting of buildings with the exception of sign lighting and
seasonal holiday lighting, as approved by the DRB.

L IG H T E MISSIO N
Exterior night lighting is to be kept to an absolute minimum as required for
safety and address identification at entrances, driveways and buildings. All light
fixtures are to be activated for short-term use only.

•

Exterior lighting is to use downward facing, horizontal cut-off fixtures, which
hide the light source. Uplighting is not allowed.

•

Lanterns are to use low intensity (25 watt or less) light sources with translucent or
frosted glass lenses. Clear glass may be acceptable with low voltage bulbs and clear
glass bulbs, subject to the DRB review of visibility from off-site.

•

Driveway lighting is to be the minimum required for safety and is not to be
spaced at regular intervals. Guardrails with reflectors may be used to help mark
the driveway.
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•

Security lighting for emergency purposes may be permitted by the DRB, provided
the sources are not visible from off-site, are fully shielded and are set on a timer or
motion detector.

•

Light sources are to be a warm, soft color that accurately renders true color.
Typically, incandescent or halogen bulbs are acceptable. Sources that emit harsh,
glaring white light are not permitted.

•

The preservation of the nighttime dark sky in and around Empire Pass is as
important during the holiday season as it is throughout the remainder of the year.
The seasonal use of temporary lighting devices for holiday decorations is to be used
judiciously with this principle in mind. Only white or clear light in traditional
round, elliptical or candle-shaped bulbs may be used for holiday lighting. Seasonal
lighting is permitted for a single term of no more than sixty (60) consecutive days
per year.
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SE A SO NA L A N D H OLIDAY OUTDOOR LIGHTING AND
D EC O R AT IO N A P P LICABLE TO ALL AREAS EXCLUSIVE OF
C O MMO N A R E A S

Seasonal/Holiday Outdoor Lighting shall be permitted between November 15 and March 1
of the subsequent year and permitted between the hours (MST) of 5PM and midnight. The
specific guidelines for installation in landscaped areas are as follows:
•

No more than (6) six trees per individual property are permitted to be lighted
for the purpose of seasonal lighting and decoration during winter months. Such
lighting is to be installed in a manner that allows individual property owners
enjoyment of seasonal lighting without causing undue glare or other negative
visual impacts to neighboring properties or as viewed from areas outside the
resort.

•

White, string lights are required. Absolutely no chasing, blinking, or “icicle”
lights are permitted.

Seasonal/Holiday Outdoor Lighting shall be permitted between November 15 and March 1
of the subsequent year and permitted between the hours (MST) of 5PM and midnight. The
specific guidelines for installation on or around structures are as follows:
•

White, string lights, which may or may not be attached to garland, may decorate
porches or deck structures to include railings, as well as the main entrance
(doorway and associated entryway structure) to the home.

•

“Outlining” of a home or individual architectural features of a home by applying
stings of lights to run continuously along roof eaves, window trim or other
prominent architectural features of a home is not permitted.

•

Plastic statuary, inflatable lawn displays and other similar ornate displays
containing un-natural, non-indigenous materials are not permitted. However,
garland and/or wreaths which simulate, in a life-like manner, true, organic
evergreen or deciduous tree boughs will be permitted; garland and wreaths made
of organic materials are preferred and encouraged.
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Service Areas , S t or a ge a nd ut i l i t y Loc at i on s

The following Guidelines apply for all outdoor service and storage areas:
•

Trash disposal, outdoor work areas, utility meters and connections, transformers, air
conditioning units, satellite dishes, pool/spa equipment and similar above-ground
devices are to be completely screened from off-site views by the use of architectural
devices and/or plant materials. Where feasible, these areas are to be integrated
into the building’s architecture. The location and screening of such devices will
be reviewed by the DRB throughout all stages of the design review process. Noise
emission from such devices is to be contained.

•

Service and storage areas are to be made inaccessible to wildlife.

•

Owners are responsible for providing utility service lines from the property line to the
building. Utility easements have been established throughout Empire Pass in order to
facilitate the installation and maintenance of utilities.

•

In order to minimize site disturbance, all utility lines are to be located underground,
and when feasible, under or along driveways. Utility alignments are to minimize
grading and tree removal.
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Entry Mo nume nt s
•

An entry monument identifying the Condominium Lodge and address is to be
installed and maintained by the Owner and/or Builder. Entry monuments are to be
located within 20 feet of the intersection of the driveway and neighborhood street.

•

Entry monument designs are to draw from the same vernacular used on Empire Pass
community signs and address markers used throughout the Resort.

•

Entry monuments are not to exceed 6 feet in height. Identification signs are not to
exceed 6 square feet.

•

Entry monuments and addresses are to be illuminated using internally shielded
light fixtures.

•

Real estate signs are not permitted within Empire Pass.

•

Any maintenance work performed on entry monuments and/or address markers by
the Master Association will be billed to the Owner.

Mail and Del i v e r y Boxe s

Outdoor mailboxes, newspaper boxes, package tubes and similar delivery containers are not
permitted.
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3.0
Architectural Guidelines
Buildings blend with and
relate to the surrounding
natural landscape.

Building facades and ridgelines are
articulated, stepped and broken up
to reduce the apparent building mass.

Natural construction materials
connect the building to the site.

Figure 3.1 - Architectural Design Objectives

T

he following chapter sets forth Guidelines and standards for all work relating to the
renovation, alteration or addition to the exterior finish of an existing structure and/or
new construction of building(s), including Building Heights, massing, color and materials.

3.1

Architectural D e s i gn Ob j e c t i v e s

Buildings at Empire Pass are to be rustic in nature, drawing inspiration from the Craftsman
architectural tradition and the historic mountain lodges of the West. The following design
objectives, inherent in these traditions, have been identified to help further the overall vision for
Empire Pass.
•

Design buildings that blend with and relate to the surrounding natural landscape.
Building masses are to be bold and in scale with the dramatic mountain setting.
Buildings are to generally step with existing topography to reflect the natural
movement of, and remain subordinate to, the land.

EMPIRE PASS
CONDOMINIUM LODGES
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•

Articulate building facades and massing to reduce the apparent bulk and size
of Condominium Lodges. The stepping of ridgelines and introduction of single
story roofs, balconies, building projections and other architectural elements are to
be used to create the impression that buildings are smaller than they actually are.
Architectural design is to be integrated with landscape design to create buildings that
do not overwhelm the pedestrian and overall outdoor experience.

•

Design buildings that respond to the local climate and take advantage of the
outdoor lifestyle of the Wasatch Mountains. Buildings are to be oriented to the
outdoor lifestyle available year-round to residents of the Park City Region. Decks,
balconies and windows are to be located and designed to capture views, maximize sun
and shade (depending on season), reduce wind exposure and otherwise take advantage
of the spectacular outdoor environment.

•

Develop custom detailing designs that distinguish each Condominium Lodge
from those located elsewhere in Empire Pass. Custom detailing at accent features,
exposed roof structure, balconies, railings, chimney caps, colors, materials and
other architectural elements are to create a unique architectural character for each
Condominium Lodge.

•

Utilize natural and indigenous building materials to strengthen the connection of
buildings to the land. Building materials are to be selected to reflect those locally or
regionally available.
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Roof Forms
• The dominant element of
the building, including
gable ends and dormers.

Building Walls
• Expressed as wood shingle,
horizontal siding, board
on board vertical siding or
stone structures.

Foundation Walls
• Structural stone walls that
merge with the ground.
• Flared at base to anchor
buildings to the site.

Figure 3.2 - Building Forms: Three Elements

3.2

Building Fo r ms

Building forms are to be designed with three main elements:
1. Foundation walls are to merge with the ground plane and be expressed as
structural stone walls generally one story or less in height. Where grades drop
off, foundation walls may extend up to one and one half stories in height and may
include habitable spaces requiring large openings. In order to further integrate
buildings with their setting, walls are to be battered at highly visible corners and
columns and/or banked into the site’s topography and linked to rock outcroppings.
The intent is to obscure the line of demarcation between structures and natural
features.
2. Building walls are to be expressed as wood shingle, horizontal siding, board on
board vertical siding or stone structures.
3. Roof forms, which include slopes, gable ends, and dormers, are to be the dominant
element of the building.
In summary, buildings are to reflect the scale and drama of their mountain setting, have
large sheltering roofs clearly supported by large over-scaled vertical and horizontal structural
elements such as beams, columns, or stone piers that rest on strong foundations merging with
the land.
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Single story elements are introduced to provide
texture and reduce the perceived Building Height.

3.3

Building Mass , S c a l e a nd Comp os i t i on

All buildings are to be designed in scale with and responsive to the natural setting. The
following concepts outline ways in which to achieve this result:
•

Building masses are to be composed of clusters of building forms so that they
appear to be a collection of individual masses and not rows and/or stacks of
essentially identical “products”.

•

Building masses are to use simple, bold rectangular forms that are residential in
scale.
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Accent Features, such as full-height stacked
balconies, are introduced to articulate and
break up building massing.
Buildings are a “collection”
of forms rather than one large,
unarticulated rectangle.

Figure 3.3 - Building Mass and Composition
•

Roof forms and skylines are to be fragmented with foundations and roof lines
stepping to follow existing slopes. Roof lines are to step down at the ends of
buildings, per the Guidelines specified in Section 3.5.

•

Structures greater than 60 feet in length are subject to specific offset requirements
per Park City. Owners and their Consultants are to consult the Park City Land
Management Code for details.
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Accent Features (architectural elements that add interest and relief to
building elevations) are to be incorporated in order to create the sense that the
Condominium Lodge consists of a collection of building forms rather than one
large unarticulated rectangular mass. Condominium Lodges may incorporate the
following techniques to create Accent Features:
-

The use of full-height stacked balcony elements or other building projections to
break up the perceived building length.

-

The incorporation of building projections of various heights that are approximately the size of a bedroom, living room or large alcove.

-

Variations in building materials at entries, balconies and other building projections.

Adjacent condominium buildings are to be designed to blend with and not
contrast with each other. This is to be achieved by:
-

Matching eave heights of adjacent buildings;

-

Using similar, but not identical, roof forms;

-

Breaking up long horizontal lines at wall and roof planes by introducing vertical
elements, such as balconies and dormers; and

-

Linking buildings to landscape features and neighboring condominium buildings, by the use of walls, plantings, patios and/or terraces.

Porte cocheres, entry gables, shed roofs, balconies and other single story elements
are to be introduced to reduce the apparent height and mass of buildings and to
provide shadow and texture.
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Building Size

In conjunction with building Massing, building size will be evaluated by the DRB to ensure
building’s are in scale with their surrounding natural setting. Building size is calculated using
two different formulas: Gross Floor Area (defined below) and Saleable Square Feet. (Refer to
Appendix A for the definition of Saleable Square Feet.)
•

Per the Park City Land Management Code, the Gross Floor Area is defined as:
The Area of a Building, including all enclosed Areas designed for human occupation.
Unenclosed porches, Balconies, patios and decks, vent shafts and courts are not
calculated in Gross Floor Area. Garages, up to a maximum Area of 600 square
feet… are not considered Floor Area. Basement Areas below Final Grade are not
considered Floor Area.

•

The “Building Area” total noted on the Preliminary Plan corresponds to the
recommended Gross Floor Area for each building.

•

Regardless of the recommended Gross Floor Area, the Massing of any building is to
be responsive to the size and setting of the site.
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Ridges step down a minimum of
one-half Story at each end of the
building for a minimum of 10% of
the building length.

Ridges step down a minimum of
one Story (at one or both ends)
for 25% of the building length.

Building
Height

Existing Grade

Figure 3.4 - Building and Ridge Height Design

3.5

Building Heig ht

Building heights are to be designed according to the following Guidelines in order to create
buildings that are pedestrian-friendly and not overwhelming in scale.
3.5.1

B UIL DING H EIG H T DEFINITION

Building Height is measured as “the vertical distance under any roof or roof element to
existing grade”, or as set forth in the most current Park City Land Management Code.
Building Height is subject to the most restrictive of the following Guidelines:
•

Buildings are to comply with maximum Building Height as specified by Park
City.

•

Building Heights are to generally be consistent with the recommended building
size noted on the Preliminary Plan of April 18, 2003, or subsequent revisions.

•

The height of chimneys, cupolas and other roof forms will be reviewed on a caseby-case basis.
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ST O RY D EF INIT IO N
•

A Story is defined as a living level contained between the surface of any floor and the
surface of the floor above it, or if there is not a floor above, then the space between the
floor and the ceiling next above it. Any portion of a Story exceeding 18 feet in height
shall be considered an additional Story for each 18 feet or fraction thereof.

•

Stories contained within the roof by utilizing dormers or similar roof structures are
considered to be one-half Story.

3.5.3

R IDG E HE IG H T S
•

Roof ridges are to step down a minimum of one-half Story at each end of the building
for a minimum of 10% of the building length.

•

Roof ridges are to step down a minimum of one Story at one or both ends of the
building for a minimum combined total of 25% of the building length.

•

The percentage of lowered ridge heights at condominiums may be reduced at the
discretion of the DRB if the Applicant can demonstrate that a better relationship will
exist with an adjacent building(s) and that a higher percentage of taller elements will
improve the building’s overall massing in a way that better meets the intent of these
Guidelines.

•

In order to minimize the building’s perceived height, single Story roofs totaling 10%
of the length of the building are to be incorporated on at least 3 elevations. Single
story roofs must project out a minimum of 10 horizontal feet to be used for the above
calculation.

3.6

Acces s o ry Buil di ngs

All Accessory Buildings, such as pool houses, are subject to the following Guidelines:
•

Accessory Buildings are to be similar to the Condominium Lodge in detailing and
stylistic qualities.

•

Accessory Buildings may be freestanding or connected to the Condominium Lodge by
outdoor rooms and/or architectural projections such as breezeways or arcades.
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Traditional timber construction
is expressed at roof structures.

GUIDELINES

Roof pitch is generally
between 4:12 and 6:12.
Roofs are large, sheltering
and predominantly gabled.

Figure 3.5 - Roof Design

3.7

Roo fs

In keeping with the mountain climate, roof designs are to be kept simple. Roofs are to be
designed in accordance with the following Guidelines:
3.7.1

R O O F MAT ER IA LS AND COM POSITIONS
•

Roofs are to be large sheltering forms, predominantly single or double gabled,
with hips and sheds permitted at smaller, secondary roofs. Clipped gables, conical,
and flat roofs are generally discouraged, but may be considered at secondary roofs
on a case-by-case basis. A-frame roofs are not allowed.

•

Roofs are to use a limited palette of materials in order to present a coherent design
image throughout the community. Approved primary roof materials include:
-

Cedar shakes, A-rated

-

Cementitious shakes (resembling naturally weathered cedar and using traditional shapes
and patterns) may be used only where code does not permit cedar shakes

-

Copper (used in limited applications)
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•

Wood shake shingles are to comply with all fire safety standards and procedures
established by Park City, other applicable Municipal Authorities and the DRB. Periodic
and regular inspections will be conducted by the DRB to insure compliance with these
standards. Refer to Section 2.12 of Book IV for a description of the inspection process.

•

Shakes and shingles resembling cedar shakes are to have a minimum of 6 to 8 inches
of exposure. Patterns, such as rhythmic double coursing of shingles, are to be used to
emphasize horizontality.

•

Roof structures are to be designed to express traditional timber construction.
Traditional trusses, braces, brackets and column spacing are to be used where they are
needed to prevent the appearance of unsupported spans and cantilevers.

•

Flashing, gutters and downspouts are to be constructed of durable materials, such as
copper or other pre-finished metals that have the appearance of aged copper. Metals are
to weather and/or be treated to blend with the adjacent walls and roofs.

•

All exposed metal is to be consistent in appearance and finish.

3.7.2

R O O F P IT C H ES A ND DIM ENSIONS
• Roof pitches are to generally be between 4:12 and 6:12. The DRB may consider
alternate roof pitches provided the roof relates well to the wall mass below, is wellsuited to the specific site and presents an overall aesthetic consistent with these Design
Guidelines when viewed from off-site.
•

Roofs sharing the same ridge are to have the same pitch. Pitch breaks are permitted
when they occur at architecturally appropriate locations such as plate lines or changes in
plane. Double pitched roofs are encouraged at covered porches.

•

Long roof overhangs (minimum of 24 inches) are to be incorporated to give a sense of
shelter and enclosure. Deeper overhangs are to be used above large window openings.

•

Roof edges at eaves and rakes are to be open, exposing structural elements, and not
boxed in. Fascia and eave depths are generally to be thin in keeping with Craftsman
influences.

•

Roofs eaves are not permitted within 7 feet of finished grade.
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D O R MER S
•

Dormers may be gable or shed.

•

When designed as an extension of upper-level walls, dormers are to be constructed
in the more traditional manner, with the eaveline of the main roof broken on
either side of the dormer.

3.7.4

SNOW G UA R D S, GUTTERS, AND DOWNSPOUTS
•

Roof design is to anticipate snow shedding and storage. Pedestrians may be
protected from snow shedding by building entries, porches and balconies into
gable ends. Either cold roof or super insulated roof construction may be used.

•

Exposed downspouts are to be located to avoid long return sections from the eave
to the wall of the building and are to be integrated with vertical elements on the
building such as structural columns or corner trim.

•

Snow guards may be used, per Park City building regulations, wherever
significant amounts of snow may accumulate over occupied areas, such as entries,
patios, decks, balconies or parking areas.

•

Snow guards are to be constructed of plate steel vertical supports with timber or
steel members that relate to nearby structural members. All exposed steel is to be
acid-washed or painted to match the roof or building trim.

•

Gutters and downspout are to be used at roofs that partially cover outdoor
gathering areas. Where roofs are in constant shadow or have northern exposures,
gutters and downspouts may be more effective when used in conjunction with
heat tape.

•

Gutters used below snow guards are to be designed to withstand the load of the
accumulated snow and ice released from snow guards.
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Approved materials for gutters, downspouts and eavelines include:
-

Copper

-

Lead-coated copper

-

Galvanized steel, acid-washed

-

Corten steel

-

Pre-finished metal, finished to look like aged copper

Gutter sections may be traditional or half-round.

Ex terior Wall M at e r i a l s

Exterior wall materials are to use authentic, indigenous and rustic looking materials, such as
local stone, rough-sawn wood and hammered metal. The following Guidelines apply to the
use of all exterior wall materials at Empire Pass.
3.8.1

MAT E R IA LS A N D FINISHES
•

•

Approved foundation wall finish materials include:
-

Local stone (dry-stacked, rustic appearance)

-

Local boulders

Approved building wall finish materials include:
-

Local stone (dry-stacked, rustic appearance)

-

Wood shingles

-

Horizontal wood siding (minimum 7.5 inches to the weather)

-

Vertical board on board siding

-

Cementitious shingle and siding, with a texture to simulate natural wood grain

CONDOMINIUM LODGE DESIGN GUIDELINES

Empire

Pass

3-13

ARCHITECTURAL

•

GUIDELINES

Inappropriate exterior wall materials include, but are not limited to:
-

Concrete/stucco

-

Faux and/or non-local stone

-

Cobblestone and river rock

-

Logs

-

Board and batt

•

Additional wood and stone siding materials may be considered by the DRB on a
case-by-case basis.

•

A maximum of three exterior wall materials (two wood and one stone) and a
minimum of two (one wood and one stone) are to be used on any one building.

•

Reflective materials or finishes are not allowed. All materials are to utilize
staining or natural weathering processes which render them non-reflective within
one year of completed construction.

3.8.2

ST O N E WA L L A P P LICATIONS
•

Stone is to be used at building foundations and ground floor levels to give
buildings the appearance of having a properly proportioned and load bearing
foundation. Stone may also be used to define three-dimensional elements, such as
entries and singular “pop-out” rooms or room-sized volumes. Stone is not to be
used merely as a skirting strip around building bases or as panels within a wood
sided wall.

•

Stone walls are to be battered (minimum 2:12) at the base for at least 8 to 10
feet from finished grade. Battered walls are to flare out at the bottom at corners,
columns and other prominent areas.
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WO O D WA L L A P P LICATIONS
•

Wood siding is to be limited to two types per building. Shingles are to be the
dominant wood siding material, but may be complemented with horizontal plank
or vertical board on board siding. If shingles are combined with an alternative
siding, the shingles are to account for a minimum of 60% of wood siding
materials. Transitions between wood siding materials are to generally take place
at offsets in the wall plane, such as at cantilevers and/or building additions, rather
than in horizontal layers. Horizontal wood siding is not to be used above shingle
siding.

•

Shingles are to have a minimum thickness of 3/8 of an inch at the butt end.

• Timber is to be the predominant material for support elements and is to be handhewn and/or rough-sawn. Logs may be used as vertical support elements, but are
to be rustic, unpeeled or hand-peeled. Machine peeled logs are not allowed.
• Timbers and logs are to be dimensioned to reflect authentic structures and to
reflect their natural surroundings, including the size of nearby trees.
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Craftsman inspired
design incorporates a
high level of artistry.

GUIDELINES

Doors placed in stone
walls are heavy, rustic,
deeply recessed and
relatively tall and narrow.
Large areas of glass
are shaded with deep
roof overhangs.

Metal detailing
adds an additional
layer of texture.

Multi-pane design reduces
glare and reflectivity while
still allowing for views.

Figure 3.6 - Custom Fenestration Design

3.9

Doo rs and Windows

Fenestration design is to comply with the following Guidelines:
3.9.1

G ENE R A L G U ID EL INES
•

Windows and doors are generally rectangular in shape.

•

Fenestration design is to utilize traditional mullion, muntin and authentic
divided lite patterns, consistent with Craftsman influences. Custom designs are
encouraged.

•

Openings, divisions, supports and trim are to be appropriately scaled to the
structural expression of the wall in which they are located. For example, windows
or doors in stone walls are to be relatively small and topped with a properly
scaled lintel or occasional arch. Wood walls with piers and larger spans may
accommodate larger window openings.
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•

Windows and doors set into stone walls are to be recessed a minimum of 6 inches.
Window frames and mullions are to project out beyond recessed glass surfaces.

•

Glass may be coated and tinted to control solar heat gain, but a mirrored
appearance is not acceptable.

3.9.2

E XT E R IO R DO O R S
•

Entry portals and enclosures are to exhibit a high level of artistry in the detailing
of structural connections, doors, windows and trim.

•

Doors are to avoid the danger of shedding snow by placing them under gable roofs
or other protected roof areas.

•

Door massing and sizes are to be appropriately scaled to the size and materials of
the wall in which they are placed. Heavy, rustic doors are to be placed in stone
walls. Lighter, more transparent doors are more appropriately used in window wall
assemblies. Doors in stone walls are to be relatively tall and narrow, supported by
deep, rough-sawn wood or cut stone lintels. Lintels are to be wider than the doors
they span, in proportion to the width of the opening.

•

Exterior doors are to be either wood or wood clad in maintenance-free metals such
as copper, powder-coated aluminum and acid-washed galvanized steel. Copper
cladding may be left to patina naturally, provided it loses its reflective properties
within one year of completed construction.

•

Doors constructed of solid wood may be built of panels, planks or timbers, and
hand-hewn, distressed, or similarly finished. Custom designs using a Craftsman
inspired style are strongly encouraged.

•

Storm shutters, if proposed, are to be operable and designed as traditional finished
shutters.
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WINDOWS
•

•

Approved window types include:
-

Fixed

-

Double-hung

-

Awning

-

Casement

Jalousie, glass block and similar window types are not allowed. Pivoting and/or
hopper windows will be considered on a case-by-case basis.

• Large areas of glass are to be shaded by projecting roof overhangs, balconies or
porches to minimize their visibility and their reflections, as seen from off-site.
Multi-pane window designs are to be used. Single-pane windows larger than 30
square feet are to be incorporated into a window composition that uses large scale
vertical and horizontal structural members and include multiple smaller sized
panes surrounding the larger pane. Single-pane windows are not to exceed 50
square feet.
• Window proportions are to be based on a vertical or square unit, whether set into
a wall or grouped together in horizontal openings.
•

The shapes and details of all openings are to be appropriate to the structural
expression of the walls within which they are located. Large windows may be
located in frame walls that are recessed and set back under roof overhangs in order
to minimize reflection and glare.
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•

Windows set into stone are to be supported by deep lintels constructed of roughsawn or hand-hewn wood, cut stone, or cast concrete. Lintels, appropriately
proportioned for the wall material in which they are located, are likewise encourage
at wood walls.

•

Window designs are to be consistently applied throughout all elevations of a
building through the use of consistent proportions, modular elements and/or
similar lite designs.

•

Windows are to be clad in maintenance free metals such as copper, powder-coated
aluminum or acid-washed galvanized steel. Copper cladding may be left to patina
naturally, provided it loses its reflective properties within one year of construction
completion. Vinyl cladding may be considered at the sole discretion of the DRB
on a case-by-case basis subject to quality review. Refer to Section 3.15 for approved
color selections.

•

Window shutters, if proposed, are to be operable and sized to completely cover
windows. Their design and placement are to be consistently applied on all
elevations.

•

Window wells are only permitted on two sides of the building where they are not
visible from off-site and may not extend beyond the drip line of the roof edge.
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Structural E xp r e s s i on

Structural systems that use timber and stone materials and traditional construction techniques
are to be apparent on all buildings. The following Guidelines are to be used to ensure the
appearance of “structural integrity”:
•

Structural roof framing elements, including ridge beams, purlins, outriggers,
brackets and rafter tails, are to be expressed on building exteriors.

•

Stone walls are to have a dry-laid, structural appearance rather than a veneered look.
They are to incorporate a mix of sizes and shapes with larger stones predominantly
at lower levels. Stone walls are to return around corners and step down to grade.
Unsupported, non-keyed horizontal spans over openings or doors are not allowed.
Natural bedding planes are to be laid horizontally. Both horizontal and vertical
joints are to be frequently interrupted.

•

Narrow pyramidal piers and straight-line tapers are to be avoided. When stone
features adjoin, or are used within 5 feet of each other, they are to be merged and
designed as one continuous feature. See Figure 3.7.

•

Window and/or door headers are to be wider than the opening they span and
appropriately scaled for the load they bear.

•

All exposed horizontal structural elements are to appear to be clearly supported by
adequately-sized vertical column elements, either freestanding or expressed within
building walls. Trusses or transfer beams are to be used where vertical elements
cannot be positioned directly beneath horizontal elements.

•

Different, closely related, but not contrasting shades of color may be used to accent
structural features.
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Natural stone bedding planes
are laid horizontally with both
horizontal and vertical joints
frequently interrupted.

Adjacent stone columns
and supports converge
at the base.

Roof framing is expressed and
appropriately proportioned.

Stone supports have a dry-laid,
structural appearance and are
battered at the base in visibly
prominent areas.

Figure 3.7 - Structural Expression
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Chimneys and Roof Pr oj e c t i ons
•

The sizes of chimneys are to be in scale with the building’s architecture.

•

Rooftop equipment, including vents and all flues 6 inches in diameter or greater,
are to be concealed in chimney-like structures that are an integral part of roof
designs.

•

Heights of wood-burning chimneys are to comply with all applicable codes.
Heights of gas-burning chimneys or boiler flues are to match those of their wood
burning counterparts.

•

Chimney veneers are to be constructed of stone to match and/or complement
building materials.

•

Chimneys may terminate in decorative caps of stone or metal. Creative designs,
such as arched openings and barrel or pitched metal roofs, are encouraged. When
flat or pitched stone caps are used, they are to have a minimum thickness of 6
inches. All chimney caps are to have screen spark arrestors per local codes.

•

Air conditioning and heating equipment are to be incorporated within roof
structures and may not be mounted on roofs, unless completely concealed.

F ireplaces

Per Park City code, only one wood burning device is permitted in each condominium
building. Wood-burning fireplaces are not allowed in individual condominium units. The
quantity of gas burning fireplaces is not restricted.
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Railing and porch designs
utilize Craftsman inspired
detailing.

Railing materials are appropriately
scaled for the structure and size of
the porch.

Figure 3.8 - Connection to the Outdoors

3.13

Deck s , Balcon i e s a nd Ra i l i ngs

Decks and balconies are to be used to strengthen the connection between the indoors and the
outdoors, subject to the following Guidelines:
•

•

•

Railing designs are to utilize Craftsman inspired detailing, consistent with that
used elsewhere on the building. Approved railing materials include:
-

Unpeeled or hand-peeled logs

-

Timber, rough-sawn, hand-hewn and/or carved

-

Metal, non-reflective and similar to metal detailing used elsewhere on the Residence

Inappropriate rail materials include, but are not limited to:
-

Glass

-

Plastic

Balcony, deck, porch and railings are to be unique to each Condominium Lodge
in order to create an identity distinct from that of other Condominiums within
Empire Pass.
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Figure 3.9 - Railings use natural timber, wrought iron and hammered
metal to create custom Craftsman inspired designs.
•

Two to three variations of railing design may be used and located so as to reinforce
the impression of the Condominium Lodge as being a “collection” of buildings.

•

Railing materials are to be appropriately proportioned to fit the structure and size
of the porch, deck, balcony and/or stairs on which they are located.

•

Floors of balconies that are visible from off-site, or from units located above or
adjacent to them, are to be finished in wood, stone or colored, stamped or patterned
concrete.

•

Wood used in balconies, guardrails and handrails is to be clear-finished or stained
with semi-transparent stain. Paint and other opaque finishes are not permitted.

•

Design of balconies, decks and porches is to take into consideration shade, sun,
wind, snow shedding and other climatic influences.
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Rustic timber detailing
reflects locally available
materials

Hammered metal
hardware.
Custom iron
strapping design.

Figure 3.10 - Craftsman Inspired Detailing

3.14

Details

Details at eaves, openings, chimneys, joints, connections, exposed structural elements,
hardware and other applications of materials are to express continuity with traditional
Craftsman inspired techniques and are to be unique to each Condominium Lodge. Variation
in design and materials used on exterior hardware is encouraged. Approved materials include
brass, copper and wrought iron. Industrial, highly-reflective finishes such as brushed or
polished metals are not permitted. Metal details are to be hand-wrought, hammered and/or
powder-coated.
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Approved Fin i s he s a nd Col or s

The color of exterior elements, including roofs, walls, trims and landscape structures, is
generally subdued, complementary of and slightly darker than the colors found in the
surrounding landscape. Accent colors and trims, however, are to add more vibrancy and
warmth to buildings.
•

•

Building elements are to fall within the following general color ranges:
-

Roofs are to be brown, gray, dark green and/or gray-green in hue

-

Wood walls are natural browns

-

Accent and trim colors are golds, reds, greens and blues, reflected in the natural
environment

-

Fences are similar in color to building walls

Accent trim is to be selected to distinguish the individual Condominium Lodge
from other Lodges found throughout Empire Pass.

• Wood walls, shingles, structural elements and fences are to use more transparent
stains to emphasize and retain the natural texture, grain and variation of the wood.
• Wood shutters are to be stained to match wood windows or trim, or painted to
match baked enamel colors.
•

Stone and wood materials are not to be covered with paints and/or opaque stains.

•

Steel vertical supports at snow guards are to be painted black or to match roof
colors.

•

An approved color palette that specifies the above-listed color ranges is available
from the DRB.
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Sk ylig hts , Sola r Pa ne l s a nd S at e l l i t e D i s hes

Skylights, solar panels and satellite dishes are to be completely screened from off-site and are
subject to the following additional Guidelines:
•

Satellite dishes and their locations are to be approved by the DRB. An application,
application fee and proposed location for all satellite dishes must be submitted to
the DRB for review and approval prior to satellite dish installation. (Refer to Book
IV for design review procedures and application requirements.)

•

Satellite dishes are to be a maximum of 24 inches in diameter and colored to
blend with the site or building. The number of satellite dishes is to be the
minimum required to accommodate all units.

•

Skylights and solar panels are permitted only where not visible from off-site.

•

Where approved, skylights are to use clear, flat and non-reflective glass. Skylights
are to match the pitch of the roof and are not to extend further than 4 inches
above the roof plane.

•

Interior lights may not be pointed upwards through skylights or cast light onto
overarching vegetation.
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I T/Telecommuni c at i on Fa c i l i t i e s

All Condominium Lodges will have access to high bandwidth infrastructure that delivers
high-speed data connection for real-time services such as remote-location teleconferencing,
learning, healthcare and entertainment. In order to avoid impacts to off-site views, all wiring
and equipment housing is to be incorporated as part of the building design and not as an
exterior detached utility closet. Recommended cabling requirements are outlined in the
Multi-Family Residential Pre-Wire Guidelines, available from the DRB office.
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