RIVER VALLEY RANCH

RVRMA EXECUTIVE BOARD MEETING
Wednesday, April 23 2025
Ranch House Conference Room & Zoom

Executive Board of Directors Management Attendees

Michael Banbury, President Ashley Lynch, General Manager

John Lund, Vice President James Maguire, Controller

Todd Richmond, Co-Treasurer Jessica Hennessy, Director of Design Review & Admin.
Carl Hostetter, Co-Treasurer Services

Ben Johnston, Secretary Ali Royer, Director of Programming & Community

RJ Spurrier, Director Engagement

Sherry Stripling, Director Travis Green, Facilities & Grounds Superintendent

Call to Order- Establish Quorum
Approval of Minutes

e Approval of Meeting Minutes of the RVRMA Executive Board
Meeting held on Wednesday, Feb 26, 2025 and Wednesday, March
26, 2025.

Public Comment
e Comments in public comment are for agenda items only.
Month End Financial Review - James Maguire

Management Update

e General Manager Report- Ashley Lynch

e Programming & Community Engagement Report- Ali Royer
e DRCReport-Jessica Hennessy

e Finance Report- James Maguire

e Facilities & Grounds Report- Travis Green


https://rvrma.org/wp-content/uploads/2025/04/Feruary-2025-BOD-Minutes_DRAFT.pdf

VI. Old Business

e Ranch House Renovation Update
e Twenty Second Amendment and Fire Defense and Water Conservation

VII. New Business
Vill.  Adjourn
IX. Executive Session

e Legal Matters Associated with RVR Fees



RIVER VALLEY RANCH

RVRMA EXECUTIVE BOARD MEETING
Wednesday, March 26, 2025
Ranch House Conference Room & Zoom
DRAFT MINUTES

Executive Board of Directors
Michael Banbury, President absent
John Lund, Vice President

Todd Richmond, Co-Treasurer
absent

Carl Hostetter, Co-Treasurer
Ben Johnston, Secretary absent
RJ Spurrier, Director absent
Sherry Stripling, Director absent

. Call to Order- Establish Quorum

Management Attendees

Ashley Lynch, General Manager

James Maguire, Controller

Jessica Hennessy, Director of Design Review & Admin.
Services absent

Ali Royer, Director of Programming & Community
Engagement absent

Travis Green, Facilities & Grounds Superintendent absent

Homeowner Attendees
In Person

Sarah Gilbertson

Betsy Gatehouse

Julie Kupecz

Pat Guerra

Via Zoom

Patti Crocket

e John Lund began the meeting at 5:30 p.m. A quorum was not reached due to
the absence of several board members.

Il.  Approval of Minutes

e The meeting minutes for the board meeting held on Wednesday,
February 26, 2025, were not approved due to the absence of a

quorum.

1. Public Comment



Julie Kupecz commented on the Twenty-Second Amendment item on the
agenda. She highlighted the section in the amendment that addresses DRC
discretion. Julie inquired whether the members of the committee were
architects, and Ashley clarified that there are two architects and one
landscape architect on the committee, with one of the architects being an
RVR homeowner. They serve at the discretion of the board. Julie then
expressed concerns about the DRC’s discretion in the guidelines, noting that
it could potentially create issues for the community. Ashley responded by
explaining that the proposed Twenty-Second Amendment generally
provides broader latitude to the DRC. John Lund mentioned that the DRC
has always had a certain level of latitude.

Sarah Gilbertson commented that there is a lot of subjectivity in the
guidelines and added that beauty is in the eye of the beholder emphasizing
that it’s a hard job. Sarah said that there are two new homes at the end of
Heritage that she was surprised to see that they were approved. Sarah added
that she would like to encourage everyone to apply for the grant through the
wildfire collaborative.

Julie Kupecz commented again that there is also an element in the
community now that divides the homes built earlier and the more current
homes. There is concern that people will separate the older homes with the
newer “cooler” homes and that could affect her home value.

Pat Guerra commented that it is a matter of being fair to both incumbents
and new home builders. Pat added that it is his tendency to have things that
are not negotiable be stated clearly as guidelines and if there is a good
reason, that guidelines are overturned by the DRC, then that needs to be
available to everyone. Pat went on to say that he personally views RVR lot
769 Perry Ridge as an incredible departure from what attracted him to RVR,
and it was also done in advance of changing the guidelines. Pat said that he
believes that the guidelines are being changed to allow for more structures
like 769 Perry Ridge and he has a big problem with that.

Betsy Gatehouse raised concerns about the Emerald Ash Tree Borer and other
trees that might be at risk beyond the EAB issue. Ashley requested that Betsy
send an email outlining her questions to help prioritize those trees.

The idea was offered by some in the room that the Chairperson of the DRC
could come to a board meeting for a Q&A with homeowners. John added
that the board strayed a bit from the public comment rules that are typical in
RVR board meetings due to the lack of a quorum and added that not much
can be accomplished by the board tonight.



V.

Month End Financial Review

James Maguire shared a financial presentation and reviewed February and year-to-
date budget versus actual and the reserve account. Overall, it was a great month
with just a little over $1,000 deficit. Income was short by $4,500, mostly due to DRC
income. This was partly offset by small savings in COGS and $2,750 savings in
expenses. Last month, there was a net deficit of about $6,000 so adding another
$1,000 brings us to year-to-date.

James then drilled down into the Income for year-to-date. The bulk of the shortage
comes from DRC income which is down $6,425 for the year. However, we expect
this to bounce back fully in March as DRC income looks very strong for March.
Everything else is doing just fine in terms of income.

Next, James featured expenses for year-to-date. Some line items went over budget
and others are saving money. We are saving a little on the personnel line mostly due
to some staff being on leave. There were some savings on the Grounds and Utilities
lines as well.

As for areas that went over budget, Irrigation is the highest and will most likely
continue to show being over budget throughout the year due to the water
reconciliation discussed last month. Ranch House expenses were also over by
$5,000, mostly due to some unexpected repairs to the steam room and HVAC
system. We also replaced benches in the weight room that we deteriorated.

The bottom line for year-to-date is a meager $1,195 overage which is less than a half
percent of the budget.

Finally James shared a snapshot of the reserve account on an accrual basis. The
beginning balance on February 1st was $5.968 million. We collected $47,000 in
reserves and added $16,000 of interest income for a gain of $63,484 in February.
We also spent a total of $83,194 reserve funds. $11,000 was for boiler repairs and the
balance was for architectural, preconstruction, and engineering fees for the
renovation project.

The ending reserve balance on February 28th was $5,948,475.

There was a question about the second installation for the special assessment and
James mentioned that it is due on August 15t of 2025.

Management Update

e General Manager Report- Ashley Lynch



Ashley on the EAB topic that was mentioned in the report. Ashley has also
contacted homeowners who have ash trees that border their properties and
are scheduled to be removed. Ashley added that anyone in the community
that has specific concerns with the removal process should bring it up. Ashley
reiterated that the town has been calling the shots on the removals and the
HOA is trying their best to keep the budget within our parameters for this
effort.

Ashley commented that they are considering a phased approach on the
renovation project. At the moment, we are entertaining a plan that would
accomplish a large scope of work in the fall, winter spring of 2025/2026, then
pause as the Ranch House is used over the summer and pick back-up in fall of
2026 and continue into the following year. There are a number of reasons this
phased approach is being entertained including risk management. Ashley
mentioned that value engineering has been implemented in the mail room for
example, and those plans have been slightly altered so that there is less
demolition and foundation work. Ashley reiterated that we will still get more
mailboxes and more square footage in this section of the building.

Programming & Community Engagement Report- Ali Royer
DRC Report- Jessica Hennessy

Finance Report- James Maguire

Facilities & Grounds Report- Travis Green

VI. Old Business

Ranch House Renovation Update
Twenty Second Amendment and Fire Defense

John commented that the two topics of the Ranch House Renovation and
Twenty Second Amendment were discussed earlier in the meeting and
there wasn’t anything more to say.

VII. New Business

RVR Street Lights

Ashley commented that there are a number of streetlights that don’t work
in RVR. It was mentioned that the streetlights in RVR are aesthetically
different from those in the larger Carbondale community. Ultimately RVR is
responsible for the streetlights that are in the neighborhood, and we
would have to pay to replace any out of order streetlamps. Ashley added



that the replacement lamps won’t likely look like what are currently in
place in RVR. There may be an option for us to repair the current poles but
that would require Excell to give the HOA permission to do so. Ashley
added that there is also potential to eliminate some of the lights in the
community. At this time, it’s work in progress, and we are hopeful that we
are zoning in on a solution on the topic.

Homeowner, Patti Crockett, commented that many of the lights through
the years, since 2001, have been taken out by people who do not want light
and in some cases, lights were shot out with BB guns.

VIll.  Adjourn
The meeting ended at 6:20 p.m.



RIVER VALLEY RANCH
MASTER ASSOCIATION

April 23, 2025

General Manager’s Report

Governance/Operations:

e We continue to work on items concerning the execution of the Ranch House renovation
plan. Please refer to the renovation update in the board packet.

e Ali Royer will be returning on 4/28. | will note that | am particularly excited to have her
back.

e Fertilization and Aeration is complete in the community. Spraying will occur on May 5%
to May 9™.

e We have met with many members of the community who are being directly impacted
by tree removals that largely took place over the last few weeks. At this time re-
planting is being coordinated for the future (perhaps fall 2025). We continue to work
with the Town of Carbondale to meet our mutual goals for EAB mitigation.

Staffing

e We are currently hiring for summer staff (lifeguards)—specifically looking for employees
over 15Y.0.

e We have hired a new Front Desk person to accommodate some changes related to
vacant positions. Gabby Vergara will soon be training to assist in covering these shifts.

¢ In addition to the shift coverage above, by the time of this writing, Rachel will likely be
out on maternity leave! Sarah Gager will be covering most of Rachel’s outstanding
shifts.

Sub-Associations & Neighborhoods
e The Boundary — They held an HOA meeting on 4/17/2025. They are entertaining a wildfire
mitigation plan to be voted on in the upcoming board meeting.
e Crystal Bluffs —
e The community had trees removed for fire mitigation, stump grinding will take place on
4/24
¢ The Fairways— No updates
e Old Town and Settlement —
e Siding quotes are in process and summer painting has begun.
e We had a SAC meeting on 4/10/26
e Thompson Corner
o The community held their annual meeting on 3/18. Their 2025 budget was
approved.




Ranch House Report 4.23.25—Sarah Gager, Member Services Supervisor

Fitness: We are currently bringing on Johnna Modene, a recommendation from our current
Pilates instructor, Alexandra, to take over the Thursday class. As we transition into summer,
we are also working to add water aerobics classes to the schedule. Additionally, we have
purchased pedal blocks for the Assault Bike to better accommodate our members.
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II ll RIVER VALLEY RANMCH
Time

Day Location Class Instructor
Monday 424
A-00-7-00 AM Studic PEAK Fitness Jacs
3:00 - 9:00 AM Z00M Qigong: Moving Meditation Cari
8:00 - 9-00 AM Studio Piates for Everyone Al=xandra
9:30 - 10:30 AM Studlic Strong & Stable Shaylee
Tuesday 422
800 - 9-00 AM Studio Genfle Slow Flow Yoga Anthony
9:30 - 10:30 AM Sfudio HIT Lauren
5c30 - 6:30 PM Lap Pool Master Swim Ciave
Wednesday 423
G-00-7-00 AM Studic PEAK Fitness Jacs
3:00 - 9-00 AM Z00M Qigong: Moving Meditation Cari
3100200 AM Studic Cyding + Upper Body Strength Susan
11:00 - 12:00 PM Studic Genfie Slow Flow Yoga Shelly
Thursday 4724
730 - 8230 AM Studio Vinyasa Flow (moderate) Shelly
9-30 - 10:30 AM Studio Dynamic Strength Bionnie
New Instructor 10:45-11:45 AM Studic Pilates for Everyone TBD
5c30 - 6:30 PM Lap Pool Master Swim Ciave
Friday 425
A-00-7-00 AM Studic PEAK Fitness Jacs
3:00 - 9-00 AM Studic Genfie Slow Flow Yoga Shelly
930 - 10:30 AM Studio Cyde + Strength Shayles
Saturday 426
9-00 - 10:00 AM Studio Ageless Atnlste John
10:15- 11:15 AM Studic Bootcamp Shaylee
Sunday 427
430 - 5:30 PM Studic Restore & Renew Yoga Ellen

Ranch House Usage- February Summary

- 2,815 check-ins for March (compared to 2,324 check-ins in February, and
compared to 2,616 March 2024)
o 2,594 were homeowners or transferred memberships
o 221 were Thompson Corner or ADU members



Tennis

Staff

Court 2 was ready on April 16, and we expect a second court to be ready later
this week. Cristina has been working on the clinic schedule and is currently
providing lessons for tennis members.

Previous summer employees have been contacted, and we are continuing to
interview applicants for lifeguard positions. We have hired a new front desk staff
member who will begin working full-time in mid-May. Red Cross/Lifeguard
training is scheduled to take place from May 14 to May 16.

Recent & Upcoming Events

Recent Events

4/5- Bingo Night

4/11- Spirit and Cocktail Tasting with Woody Creek Distillers
4/17- Artist Meet and Greet- Megan George

4/20- Easter

Upcoming Events

4/29- RVR4Good Monthly Meeting with Guest Speakers
TBD



DRC Report, April 2025 - Jessica Hennessy
The following new construction projects were reviewed by the DRC in April:

e Lot: 727, 438 Crystal Canyon | Review: Second Preliminary

e Lot: N03, 4144 Crystal Bridge | Review: First Preliminary Review

e Lot: W10, 3901 Crystal Bridge | Review: Landscape & Grading
Additionally, the following submittals have been assessed by the committee:

e 379 Crystal Canyon - Landscape/Patio Improvements
e 106 Crystal Canyon - Siding Color Change

e 719 Perry Ridge - Siding Color Change

e 1180 Heritage - Enlarge Window & Sliding Door

e 863 Perry Ridge — Neighbor Landscape Comments (included DRC site visit)
e 112 Bowles - Crushed Refined Path & Tree Reduction
e 860 Perry Ridge - Driveway Changes

e 3500/3560 Crystal Bridge — Hot Tub Screening

e 328 Crystal Canyon - Civil Engineer Grading Review

e 115 Bowles — Changes to Approved Landscape

e 809 Lakeside - Fire Pit Addition

e 3892 Crystal Bridge - Rear Home Renovation

DRC numbers April 2025:

e There have been 43 Administrative Review Applications processed so far this year.

e There are currently 22 homes in the construction phase (from breaking ground to the
final inspection phase/closeout).

e There are 5 applicants in the Preliminary Design Review phase.

e There are 3 applicants finalized by DRC and waiting on permits from the Town of
Carbondale.

e There are currently 30 total active new construction DRC files.
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RIVER VALLEY RANCH

Financial Report for Month Ending March 31, 2025
Prepared by James Maguire, Controller

Executive Summary

March concluded with a favorable $10,227 surplus, which positively impacted the year-to-date
financial performance, converting a prior minor deficit into a net surplus of $2,965. This
improvement was primarily driven by a significant increase in DRC income, which reached $15,000
in March, contrasting with the sub-$7,000 figures reported for the preceding two months. The
monthly budget for DRC income is $9,600.

Year-to-date irrigation expenses are currently $8,000 over budget. As previously communicated,
this variance is projected to increase by approximately $1,000 per month due to the early-year
water reconciliation with the golf course. Mitigation strategies are being implemented through
expenditure reductions in other operational areas. Notably, personnel costs are currently $7,000
below budget, and grounds maintenance costs have been reduced by over $5,000.

Regarding reserves, the focus remains on the Ranch House renovation project, with
commencement anticipated post-Labor Day. The second installment of the special assessment,
totaling slightly over $1 million, is due on August 1st. The project is currently in the planning and
design phase, incurring associated architectural, engineering, and pre-construction expenditures.
Further details will be provided in the General Manager’s report.

Revenue Analysis

March concluded with total income of $229,380, exceeding the budgeted amount of $225,596 and
resulting in a surplus of $3,784. The primary contributor to this positive variance was DRC income,
which amounted to $5,451.

Conversely, property transfer income was $1,500 below budget due to a lower number of property
closings in March, with only one transaction recorded. However, an increase in home sales activity
is anticipated for April, suggesting a potential recovery in property transfer income in the
subsequent reporting period.

Expense Analysis

In March, the Cost of Goods Sold (COGS) totaled $8,272, exceeding the budgeted amount of
$5,800. This brings the year-to-date COGS to $19,893, which is above the year-to-date budget of
$17,400. The approximate $2,000 overage in COGS is attributable to fitness class instruction.
Notably, fitness class income has also exceeded budget by a similar amount, resulting in a net
neutral impact. The increase in class offerings aims to better accommodate homeowner needs
and schedules.

Actual expenses for March amounted to $181,318, remaining below the budgeted $190,233. Year-
to-date actual expenses are $550,580, resulting in a favorable variance of $7,720 compared to the
year-to-date budget of $563,300. This underspending is evident across most line items. Personnel
costs, the largest expense category, are currently at $361,615 year-to-date, representing a $7,201



savings against the budgeted $368,816. Grounds maintenance also reflects a positive variance of
$5,473. These savings helped offset the previously reported $8,137 year-to-date overage in
irrigation expenses.

Budget vs Actual - Bottom Line

The year-to-date financial performance through March reflected a less than 1% variance, with a
total net surplus of $2,965.

Investments

As of March 31st, the association held 23 active Certificates of Deposit (CDs) with a total valuation
exceeding $4 million. These investments generate over $16,700 in monthly interest income.
Management is actively pursuing strategies to optimize returns on available cash reserves to
supplement the reserve account in anticipation of significant expenditures related to the Ranch
House renovation and other reserve projects. Further CD acquisitions were made in April, which
will further accelerate interest income. Currently, all available cash, beyond the necessary
operational funds, is strategically allocated to interest-bearing instruments.

Reserve Fund Summary

The RVRMA's total reserve fund balance began March 1%t on an accrual basis at $5,948,475
comprised of $3,078,660 in capital reserves and $2,869,815 in special assessment funds.

Reserve income from dues totaled $47,090, and interest income was $16,746.

Reserve expenditures totaled $90,934, including $62,260 from the special assessment fund and
$28,674 from the capital reserve fund. Both contained fees for preconstruction, architecture, and
engineering related to the ranch house renovation and capital improvement project. We also had
tennis court cracks filled with acrylic for $10,273 and a new computer installed for $2,502.

The ending reserve fund balance for March 315 was $5,921,377 with $3,113,822 in capital reserves
and $2,807,555 in special assessment funds.

Conclusion

The financial position of RVRMA remains robust. Year-to-date operational expenses are tracking
within 1% of the approved budget, and the current forecast indicates no significant concerns.
While irrigation expenses are projected to increase, proactive adjustments have been
implemented to mitigate their impact.

The primary financial focus for the current year is the reserve account, in anticipation of upcoming
major renovation and capital reserve projects. We are still working through projected expenditures
and forecasts for the project. Further details regarding these projects can be found in the General
Manager's report.



River Valley Ranch Master Association
Profit & Loss Budget Performance

Reserve Balance March 1
Income - Reserve Dues & Interest
Spending

Reserve Balance March 28

Captial Reserve Special Assess. Total RVRMA

3,078,660 2,869,815 5,948,475

63,836 0 63,836
(28,674) (62,260) (90,934)

3,113,822 2,807,555 5,921,377

March 2025
March Budget YTD Actual YTD Budget Annual Budget
Income
Assessments - Operating 191,146 191,163 573,440 573,489 2,294,100
Homeowner Reimbursable Assessments 10,304 10,300 30,912 30,900 135,000
Memberships 5,266 5,000 15,346 15,000 82,500
Swim & Fitness 1,434 1,083 6,117 4,249 27,100
Tennis 3,950 5,000 3,950 5,000 207,000
Design Review Committee 15,051 9,600 27,826 28,800 115,000
Other Income 2,229 3,450 5,233 7,650 91,500
Total Income 229,380 225,596 662,824 665,088 2,952,200
Cost of Goods Sold
Swim & Fitness 6,967 5,000 16,267 15,000 71,500
Tennis 0 0 0 0 170,200
Concessions 588 300 1,343 900 28,500
Credit Card Fees 717 500 2,283 1,500 20,000
Total COGS 8,272 5,800 19,893 17,400 290,200
Gross Profit 221,108 219,796 642,931 647,688 2,662,000
Expense
Personnel 122,681 121,199 361,615 368,816 1,603,400
Grounds 4,381 7,050 18,077 23,550 374,000
Irrigation 19,319 16,650 43,087 34,950 124,800
Ranch House Expenses 8,316 12,768 38,586 37,888 153,300
Utilities 9,627 11,610 33,554 36,830 138,100
Administrative 11,593 11,031 39,117 36,191 130,200
Finance 183 200 739 700 7,500
Design Review Committee 1,312 4,000 10,081 12,000 46,000
RVR Community Expenses 3,905 5,725 10,724 12,375 84,700
Total Expense 181,317 190,233 555,580 563,300 2,662,000
Net Operating Surplus / Deficit 39,791 29,563 87,351 84,388 0
RVRMA Reserve Activity
March 2025
Reserve Income March Budget YTD Actual YTD Budget Annual Budget
Reserve Assessment Income 47,090 47,090 141,270 141,270 565,080
Investment Interest Income 16,746 15,000 49,610 45,000 120,000
Total Reserve Income 63,836 62,090 190,880 186,270 685,080



River Valley Ranch Master Association

Public - Balance Sheet
As of March 31, 2025

ASSETS
Current Assets
Checking/Savings
Wells Fargo Operating
Investment Accounts
Total Checking/Savings
Accounts Receivable

Special Assessments A/R

HOA Dues A/R
Miscellaneous A/R
Total Accounts Receivable
Other Current Assets
Undeposited Funds
Interest Receivable
Prepaid Expenses
Inventory
Total Other Current Assets
Total Current Assets
Fixed Assets
TOTAL ASSETS
LIABILITIES & EQUITY
Liabilities
Current Liabilities
Accounts Payable

Accounts Payable - Vendors
Accounts Payable - Payroll
Accounts Payable - Payroll Tax
Accounts Payable - P&D Deposits

Total Accounts Payable
Credit Cards

Wells Fargo Credit Card

Total Credit Cards
Other Current Liabilities

Interest Payable - P&D Deposits
Prepaid HOA Dues

Prepaid Income - DRC Fees
Prepaid Income - Tennis

Sales Tax Payable
AVLT Payable
Payroll Liabilities

Total Other Current Liabilities

Total Current Liabilities

Total Liabilities

Equity
Reserves (RVRMA, OT, TS)
Prior Operating Fund
Transfers to from Reserves
Retained Earnings
Net Income

Total Equity
Rounding

TOTAL LIABILITIES & EQUITY

272,814

5,822,964

6,095,778

1,111,306
1,400
0

1,112,706

1,970
36,376
81,030

5,235

124,611
7,333,095

604,339

7,937,434

121,483
51,066
4,637
903,740

1,080,926

2,989
2,989

14,036
40,410
46,636
12,850
159

0

4,615
118,706

1,202,621

1,202,621

6,028,305
1,058,167

(604,204)
154,302
98,243

6,734,813

0

7,937,434



Dear Board Members,

| am pleased to provide an update on the recent grounds and facilities activities at River
Valley Ranch.

Website: Please reference the landscape tab on the website for important dates and
information.

Irrigation: We are currently flushing and pressurizing mainlines throughout the community;
all lines are pressurized minus Heritage as we are waiting on a part to arrive. | recommend
delaying full scheduled watering until the beginning of May, watering 3 days a week should
be sufficient in the springtime. When summer hits | recommend bumping up to an even or
odd-day schedule. These watering methods promote root growth, prevent soil leaching,
and save water! I’'m always happy to help homeowners customize their irrigation
controllers for optimum watering practices.

Aeration and Fertilization will be completed by Friday the 18th to all common areas and
the Settlement and Old Town neighborhoods.

Weed Spraying Schedule: Spring Turf May 5-9, Vacant Lots June 16-20 (one day), Summer
Turf August 18-22

Mowing: Regular mowing is scheduled to begin on Monday, May 12th.

Tennis Courts: Tennis court number 2 is open. We are currently rolling courts 3 and 4 and
hope to have them both operational ASAP.

EAB: We have successfully removed over 20 Ash trees as part of phase one of our EAB
treatment plan as set forth by the town of Carbondale arborist.

Travis Green
Landscape and Facilities Superintendent



Ranch House Renovation Updates

April 23,2025

The CD (construction Documents) phase of the design is set to wrap up on the Friday prior to this
board meeting (after finalization of this document). The CD set will be used to establish a final
pricing round from the contractor (RA Nelson). As has been noted in the past, this pricing would be
the basis for contract negotiations establishing a GMP (guaranteed maximum price).

The estimated costs up until now have been over budget. This is largely due to the reserve portions
of the project. As areminder to the community, the Special Assessment was based upon segments
of the renovation as outlined when voting on the long-range plan. In addition to those items, we
have a great deal of deferred maintenance as outlined within the Reserve study. Those reserve
study components are amongst the most expensive items that the project entails. At this time,
approximately 82% of the project overage is attributed to reserve items. Reserve items largely
consist of the pool deck/pool related areas and roofing, though they also include some items such
as misc. window replacements. You can refer to the Dec. 11" update below for an image that
breaks down items attributed to reserves.

As we have discussed in the past, we have reconstructed our entire reserve study and we believe
that the plan is achievable under current pricing estimates, keeping year end reserve balances
above a margin that we feel is safe for the community (over $1M in reserves at the end of each year).

As the CD set is released, we are mindful of the current economic situation, most particularly, the
potential for tariff related inflation that could come to bear as RAN completes their final pricing
round. That said, we do have a $500,000 contingency built into our numbers. That $500,000 is in
addition to RAN’s contingency which is 5% of the overall project costs. As we await the final
pricing, we are optimistic.

The project phasing plan that | introduced in the March meeting will be memorialized in this
upcoming CD set. As noted previously, that plan would aim to accomplish the outdoor pool and
pool deck work + the east addition to the Ranch House beginning in the Fall of 2025 (after the
summer pool season comes to a close). That work would conclude prior to Memorial Day 2026.
We aim to close facilities only as necessary and, while we have not finalized construction
schedules, we have always discussed phasing that project to best minimize impacts to the lap
lanes.

Phase One 9/2025 to 5/2026:

e New pool deck

e New plaster on all bodies of water

e New tilework (mostly the tile just above the waterline) but also tilework on the bottom of lap
lanes

e 2 new large built-in umbrellas in addition to the two that already remain

e New pool furniture



Miscellaneous landscape work needed after demo-install.
The east addition: this will consist of 2 family changing rooms (full shower and toilet
facilities), one new office, a small storage space and a large covered patio under the
roofline for community usage. It will also include a small bathroom that would function in
the same manner as the current bathroom near the front desk.

o The current office near the locker rooms would become flex space. It’s usage is

TBD.

Shade structure over the existing kid’s playground

Phase Two of the project (9/2026 to 5/2027) would accomplish all additional items in the Ranch
House Renovation Plan, inclusive of the items below. As above, this is not an exhaustive list but this
is the same plan that has been shared from the beginning of the community vote for the project:

Expanded mailroom (mailroom is staying in the current location but square footage will be
expanded in the manner as noted in the March update and the images below).

The bar will receive new countertops and new equipment to make it more ergonomic. The
front of the bar will also receive an update to reflect aesthetic changes made by designers.
The Coffee Area will be renovated

The current restroom off of the front desk will be converted to a back of the house area for
food storage/refrigeration, with a utility sink and hand washing sink.

Full locker room re-model.

New FF&E throughout (furniture, fixtures and equipment).

RH floors to be sanded and refinished

New paint throughout

New front desk (it was more cost effective to replace the existing desk vs. remodeling it to

match other interior improvements).

While we don’t have the finalized CD (construction documents) set, | wanted to include some
images provided by Land and Shelter (Architect) as a sneak peak. This gives more of an idea of
what the next rendition of the East Addition will look like. It differs slightly from the previous sketch
shared in this document. As noted above, an open patio concept has been added in lieu of a larger
storage area. This slightly reduces costs, while also giving a covered patio for the community to
enjoy. | have also included a sketch of the pool deck showing the proposed locations of additional
shade structures. You will see those areas shaded in yellow.
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Ranch House Renovation Updates

March 26,2025

We continue to work through financials surrounding the renovation project. We are currently
working through the CD phase (construction documents). At this stage the majority of the financial
analysis revolves around the potential phasing of the overall project.

Phasing the project over 2 seasons is being discussed. This would mean that one portion of the
construction would take place spanning between Labor Day and Memorial Day 2025/2026.
Another phase could then take place between Labor Day and Memorial Day 2026/2027. The
potential benefits of phasing are being entertained largely for 2 reasons: 1) financial and 2) risk
management. I’d like to note here, that no final decisions have been made as of yet.

From a financial perspective, phasing would allow our reserve balance to replenish between 2
waves of construction. This would allow our balance to be at a higher level throughout the process
despite resulting in an overall larger price tag. Here it should be noted that depleted balances in
any association’s reserve brings risk. Unforeseen circumstances can always arise. As we make
these financial decisions, we are acting very conservatively to ensure that our reserve projections
keep the community safeguarded. As has been noted in the past, we have manually “re-built” our
reserve study over the past several months. In our latest version we analyzed this from a month-by-
month perspective vs. previous renditions that looked at reserve balances from an annualized
perspective. We have also further engaged Todd Richmond (who acts as Board Treasurer along with
Carl Hostetter). While we have not arrived at a suggested path forward concerning the overall
project timeline, we have made great strides, and we feel that we are in a good place. We believe
that we’ve taken all variables into consideration. We can now plug different scenarios into our
spreadsheets, giving us detailed data on how those decisions might impact our reserves into the
future. Concerning value engineering (VE), the plan is currently being drawn roughly as has been
shared in the past. VE, is a process that has limited yields, and while there are miscellaneous items
that could be (and have been) eliminated from the plan, the overall impact on our reserve balances
over time is often of limited impact. | will elaborate more on this later.

From a risk management perspective, phasing the project is beneficial because it allows us to
execute a smaller scope of work in each Fall/Winter/Spring, reducing the risk that project delays
will extend into higher volume summer months.

Furthermore, a phased approach also reduces the risk that unforeseen circumstances could drive
costs up. While we are working toward establishing a GMP (Guaranteed Max Price), there are still
many variables that can drive costs up once a project is underway. These variables generally arise
in a way that can’t be predicted. Taking a phased approach could afford us the opportunity to
change strategies after the completion of the first phase if necessary.



The most significant area of VE that has made its way into the drawings concerns the mail room. If
you look back through this document, you will see the schematics of the mailroom as had
previously been drawn. More recent drawings achieve added square footage in the mailroomin a
way that reduces projected costs. The bump out that previously extended down the NW side of the
building (see the yellow square in the below sketch) has been eliminated. The wall facing the bike
parking is drawn below in its current location (note the orange line below). The primary change to
the walls of the mailroom can be seen on the left side of the below drawing. By extending that wall
at an angle, we can achieve more square footage at a greatly reduced cost. Here, its important to
note that gas lines currently exist in the area colored yellow below. This design could keep those
lines in place, further reducing costs.

1'-9 172"
2-11" 172" [Ro.
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Ranch House Renovation Updates

February 26,2025

We will be receiving data from the second pricing round (from RA Nelson) by Friday 2/21. Once we
have that pricing we will internally crunch numbers during the week of the board meeting. We have
a planned meeting with our Architect and GC on the week following the board meeting. Our path
forward will be determined by that pricing.

Once we process that information and revise plans as needed, we will be entering the Construction
Documents Phase (CD). During that stage we will work toward a guaranteed maximum price with
RA Nelson and pursue contract completion. Concerning our contract with Land + Shelter, we
submitted changes to our latest draft in coordination with our legal team. We met with L+S to
discuss their comments. We have agreed on a path forward and should be signing a contract soon.
We are using an AlA contract (B-133) with inserted language from our attorney.



Ranch House Renovation Updates

January 22,2025

We have entered the Design Development phase (DD), with a full DD set to be released on Friday
1/17/25. That plan will be used by RA Nelson as they complete another pricing round. This pricing
round should be exhaustive (3 to 4 weeks), allowing us to make final decisions to the scope based
upon where we stand with our budget.

We held a working session with the RVRMA BOD in late December to discuss details, ensuring that
they were versed in project specifics. We have also continued to work on projected financials,
completing what is essentially a new reserve study that can give us a clearer picture of our reserve
balances over time. We accomplished this by using a software tool (uPlanlt) that came with our
last reserve study via Association Reserves. We also completed a spreadsheet that mirrors the
uPlanlt Tool, allowing us to change a myriad of details to project future outcomes. As an example,
we cah change the expected rate of return on our reserve investments in the future, change future
funding, and change future expected expenditures to see what implications it might have on reserve
balances in years to come. In doing this, we can have more confidence that our reserve balances
are sufficient to avoid risks as we move deeper into the contracting phases with RA Nelson.

Concerning the contracting, RA Nelson is currently working under a $35K maximum pre-
construction agreement, upon which we will develop a Guaranteed Maximum Price (GMP). We will
not sign a construction contract until we have an agreed upon GMP, with a full list of dated
documents upon which sub-contractor bids and all GC costs are based. We are working with our
lawyers (a construction law expert) to review all contract language for both the RA Nelson Contract
as well as our contract with Land + Shelter. Again, | would like to offer thanks to Marc Margulies for
his expertise and assistance through this process.

As we forge through these phases and await another round of pricing we hope to have more
detailed designs to share (please see the Dec. 11" report below for more details on design).

On arelated note, we are beginning preventive maintenance measures on our boilers in an effort to
ensure that they can extend their useful life for around 6 more years. We are replacing ignition
modules and collecting quotes for other proactive measures to better ensure that they will function
until replacement.



December 11, 2024

We held a meeting with the Design Advisory Group (DAG) on December 3" to discuss Schematic
Design (SD) prior to entering the Design Development (DD) phase.

We received preliminary pricing from RA Nelson (RAN) on November 15™. That pricing caused us to
request updates to SD pricing to evaluate alterations to the scope being considered. During the
meeting with the DAG we reviewed pricing and made recommendations for drawings that would
bring us into Design Development. We continue to work with financials to ensure that we have a
full understanding of all costs. To be clear, the design is still in flux and future pricing rounds will
allow us to make adjustments as we fine tune details.

From the perspective of the “special assessment portion” of the project, the current design shows
us nearly flat with our budget, though as noted earlier this pricing and scope is still very much
subject to change.

From the perspective of the reserve portion of the project, we asked the General Contractor (GC) to
entertain additional preliminary bids for work on the pool deck/pool plastering, etc. We are
awaiting those new estimates to gain confidence in preliminary pricing estimates. Here it should be
noted that we are not soliciting bids from sub-contractors at this stage of design. Pricing estimates
are being obtained to ensure that we have dependable estimates to guide design decisions.

At this stage, we plan to perform needed maintenance/replacement for all reserve items that were
discussed during the course of the Long-Range Planning Committee’s (LRPC) work. A short list of
those items include: maintenance building replacement, pool deck replacement, partial window
replacements, roof replacement, resurfacing all bodies of water, replace coping and tile work in
pools, etc. These are some of the most expensive items to accomplish, particularly those related
to the pools/pool decking. Preliminary cost estimates from a local contractor on these items came
in high—hence our investigation into alternative preliminary price estimations. There are many
other extraneous reserve items that are in our reserve study such as boiler replacement or
augmentations to our HVAC system. At this time, we are reviewing all pricing and performing due
diligence (as noted in my previous report) to guide a path forward.

Since my last report in November, we have had our boilers inspected and they have received an
overall clean bill of health, though there are components that will always be subject to unexpected
failure. As we had this work done, we had discussions about maintenance priorities should we
retain the current boilers for a longer period of time. Boilers and HVAC work may be part of a longer
strategy of planned replacement given the large-scale expense and the anticipated additional life
that current components seem to have. Solar is also a consideration, we are obtaining price
estimates and ROl projections.

We hope to have a design set to share soon, but | will share some more specific design details of
the mailroom, as it’s overall design and dimensions seem to be more stable at this time. | will also
elaborate a bit more on the overall design concepts.



Overall Design:

At this time, the current design is quite similar to what the LRPC recommended. The baris planned
to undergo a full refresh with new equipment, barstools a new bar top, keeping its current rough
dimensions. Awindow will be added, creating a pool view and letting light into the reception area.
The front desk will likely be replaced to be more ergonomic and space efficient. Lighting fixtures
will be upgraded throughout the main level with all new furniture. The current restroom behind the
front desk will be repurposed for refrigeration and dry storage with a utility sink. We will also be
adding new modern water fountains that allow water bottles to be refilled. All of this is roughly in
keeping with the concepts shared with the community. This is by no means a comprehensive list,
but we will share more in the coming months.

The east addition on the other side of the great room fireplace has been drawn slightly larger than
what the LRPC had envisioned, adding a storage area and an office area (likely used by the tennis
pro). This design was entertained by the DAG under the assumption that added square footage
here might be of little cost. It was drawn by the architects to understand if it would be advantageous
from a cost perspective. It would eliminate the need for any renovations to the tennis shed
(Cristina’s office) and storage could be used just off of the Great Room. As we move through design
stages, we will need to weigh the usefulness of this space with financial realities. That said, ifitis
not vetted, we can’t make informed decisions.

VIEW AT EAST SIDE ADDITION




In terms of the locker room renovation, that scope is still evolving but we do hope to re-tile showers
and steam rooms, upgrade all plumbing fixtures and sinks, install all new countertops, paint
lockers and add programmable 4-digit locks. The bathroom stalls are also planned to be upgraded
with all urinals and toilets to be replaced. Of course we will also repaint to an alternative color
scheme.

As noted previously, the plan for the mailroom seems to be more stable. This area is planned to
move forward with some small modifications (slightly different than the Long-Range Plan in terms
of its shape and design). The photos below illustrate its shape and form, which is more in keeping
with the architecture of the existing building. This design allows the expansion to retain its current
shed roof form bringing the addition further to the east, creating the shape you see outlined in red
below. The current internal door to the mailroom will likely be eliminated to produce additional
space and a more open feel (this door is never closed, there is no operational need for it). You may
notice that the window below with red dots has slightly changed. This window is in the staircase
leading to the boardroom. Under the plan the window transom will remain, but the shed roof form
will continue across the current window.

This design would facilitate new mailboxes that are recommended by the USPS and it would allow
nearly double the number of parcel lockers (see illustration below). The existing island will also be
substantially larger.
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From the special assessment side of the remodel, pricing came back roughly in line with
expectations, largely thanks to an aggressive contingency that was added to the plan. There is still
much work to be done to refine the scope while ensuring that the project comes in on budget. We
are in the contractual stages, formulating a contract with the GC that includes a Guaranteed
maximum price.



The details of the renovation are in flux, but it is exciting to see things coming together. Preliminary
pricing did cause us to reconsider some items, but the majority of cost overruns seem to center on
reserve items. As discussed, we need to obtain more information on pricing before navigating
forward. That said, the items outlined in the original LRP are a priority to accomplish (see
screenshot below).

Improvements not in the plan to be funded from Reserves

RIVER VALLEY RANCH

Maint. Bldg. Rplacement
5$100,000

Main & Lap Pool Resurface
$300,000

e -
OTannis Shop Refurbish

Paol Decking Replacement

% 452,500
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$25,000

Windows Replacement
$150,000 (Partial)

E————

Roof Replacement
Note - $202,730

Cost estimates from Association Reserves Study (May 19, 2023)




Previous Report from 11/13/2024

Given that our last board meeting occurred in late October, there are no significant updates. We
have been working to ensure that details have been considered to get the most accurate
preliminary pricing from RA Nelson.

As we receive that pricing, we will be in a better position to consider a path forward as we progress
through the design process. We are also continuing a due diligence process with an HVAC
contractor. Conversations related to HVAC are related to reserve expenditures, as opposed to items
related to the Special Assessment portion of the project.

As we receive pricing, we want an estimated idea of what an overhaul of the current heating/cooling
system of the Ranch House might cost. Our boilers are original to the building. Those boilers
ultimately serve to heat the Ranch House and they also have a role in heating the pool via dedicated
heat exchangers. The specific projects that we want preliminary cost estimates related to these
mechanicals are:

1) Afullreplacement of our castiron boilers, replacing them with high efficiency boilers
2) Transitioning our HVAC system to a variable air volume (VAV) system.
a. Our current system uses constant velocity, meaning that air is always circulating
(the vents are always blowing air). This system utilizes an ERV (energy recovery
Ventilator) which reduces the workload of the air conditioning units.
b. While constant velocity is not as efficient as a VAV system would be, it does allow
for maximum air exchange in the building, which is useful in a health club setting.

We have an appointment set to have the current boilers inspected. Our HVAC maintenance
purveyor will be physically inspecting the inside of the boilers. We hope that this will give us the
most accurate indication of remaining useful life.

Boiler upgrades and VAV would have ROI, but they are some of the most expensive items addressed
on our reserve study. While they are due for replacement, with funding via our reserve study, there
could be enormous cost savings from delaying that project if the current units have a clean bill of
health.

The due diligence that we are doing concerning our HVAC system is a good way to understand
where we stand on the overall planning for the renovation at this time. The current schematic
design sets have been crafted to ensure that we receive pricing, giving us enough information to
forge a path forward.

| should also note that due diligence is also being conducted to understand the costs related to
solar as we consider the roofing project at the Ranch House.



Previous Report from 10/24/2024

The update that was included in September’s Board Report appears below this update. For anyone
who is not familiar with what was discussed at the September Board meeting, please refer to that
report.

Since that time, a meeting was held with the GC, Architect, and RVR Design Advisory Group (DAG)
to discuss early stages of Schematic Design. The conversation largely centered on specific plans
for the added square footage to the east of the Great Room, along with specific ideas for a
restructuring of the current bar. We also walked the locker rooms to discuss the remodel scope
that might be included in the Schematic Design for subsequent pricing. This meeting was helpful to
guide us toward a preliminary Schematic Design.

The timeline for design phases is included below, though it might require you to zoom in on the PDF
file to read. We hope to conclude SD and have cost estimates provided by the GC by 11/15. This
will give us a better understanding of overall costs for both the special assessment portion of the
project as well as the portion that would be funded by existing reserves.

As has been discussed previously, from an accounting perspective, we are tracking costs for the
reserve portion vs. the assessed portion of the project separately.

Concerning Engineering: Sopris Engineering has been working on a site survey and Bighorn
Engineering will soon be engaged to review M&E. A meeting was also held to walk mechanicals
with the vendor who maintains our boilers/HVAC, to better understand the current systems.

Construction Start
6/6/2025




Previous Report from 9/25/2024

During the annual meeting | covered this topic in more detail. This document will further discuss
processes that have unfolded since that time.

As noted in that meeting, we have selected RA Nelson (RAN) as a General Contractor. We
ultimately decided on them after pursuing 2 other alternatives. RAN offered the best pricing
structure via their RFP. They also provided references alongside comparative projects that were
very similar in size and scope to our renovations at the Ranch House, inclusive of work on
pools/community centers. The references provided were also outstanding. RAN had pre-existing
knowledge of our project, having volunteered to assist us during the Long-Range Planning
Committee’s OPC (opinion of probable cost) phase with the McMahon Group. In this way, they fully
understood what we were hoping to accomplish at the Ranch House.

Since that time, we have also selected an Architectural firm. After interviewing other architects, we
ultimately decided to work with Land + Shelter (L+S), led by Andrea Korber. L+S is a well-known
local architecture and planning firm. They have been involved with Carbondale projects such as:
the Carbondale Pool/Rec Center and True Nature. As a long-time local, Andi has family in RVR and
has familiarity with both our community, and our facility.

While we have made commitments to both L + S and RAN, our current obligations do not yet extend
to the full scope of the renovation project. As we begin the Schematic Design (SD) process, we are
working toward a full contract with both firms. As this SD phase comes to a close, we will work with
RA Nelson for a preliminary pricing round. That will give us a more detailed idea of costs allocated
to specific portions of the scope.

Up to this stage, our internal team has largely consisted of a working group, which is growing over
time. I’d like to thank the following homeowners for providing their expertise to consult on the
project. As we move through the SD phase, this group will serve a more formal role as a Design
Review Team.

e AshleyLynch (GM)

e CarlHostetter (Co-Treasurer of the RVRMA Board)

e Marc Margulies (Boundary homeowner and retired Architect & Owners Rep)
e Rob Morey (Owners Rep, Old Town Homeowner)

e Zach Smith (RVR Custom Homes owner, Builder)

e Elizabeth Lozner (Caryatid Structural Engineering, RVR Homeowner)

e Jennifer Dicuollo (DRC Committee Member, Landscape Architect)



The timeline of the project will become clearer as we march through the planning stages, but we
hope to accomplish the bulk of project from Labor Day 2025 to Memorial Day 2026. The
Architectural phases of the plan leading up to the construction documents and construction
administration phases will take some time to complete.

This puts us on track to accomplish the bulk of the improvements in 2025/2026. As a reminder to
the community, the full plan, inclusive of financial data, remains available on the RVRMA website.
You will find it on the top of the homepage. In that PDF, you will find a detailed accounting of
expenditures, projecting those to happen in 2025/2026.

As we move deeper into the planning stages, more comprehensive cost estimates will be
forthcoming.

It should be noted that the top priorities for this project remain to be:

1) Tocomeinon, or below, budget.
2) To minimize disruption to the Ranch House as much as possible, focusing on timeframes
outside of the peak summer season.
a. lItis our goalto keep the facility open to the public to allow use of the building at all
times.

Ashley Lynch

GM RVRMA



RIVER VALLEY RANCH

Executive Summary: Twenty Second Amendment to RVR Master Designh Guidelines

Purpose and Intent

The Twenty-Second Amendment to the River Valley Ranch Master Design Guidelines seeks to update the
design guidelines to prioritize fire safety and water conservation. It removes obsolete and unnecessary
design restrictions that were put in place 25 years ago by the original developer of RVR, and that the RVR
Board believes unfairly limit RVR homeowner's rights to improve and enhance their property values.
These changes are modest in nature and seek to preserve the community’s aesthetic appeal and existing
ranch architectural style. This Amendment is the culmination of nearly a year of dedicated effort which
included outreach and input from local architects and builders who have completed the design and build
process in the community.

Key Changes
Fire Safety Measures

e Mandates Class A fire-resistant roofing materials

Prohibits cedar shake shingles (as RVRMA transitions away from the cedar shake material, all new
projects will be prohibited from installing this flammable material).

Allows metal roofs to cover up to 100% of roof area (previously limited)

Encourages non-combustible materials for garage doors, decks, balconies, and fences

Discourages combustible mulch adjacent to homes
¢ Removes evergreen tree requirement

Water Conservation

Promotes drought-tolerant landscaping

Deletes language to imply sod is in any way required

Allows homeowners to further reduce their tree counts beyond the minimum requirement at the
discretion of the DRC (qualitative planting not quantitative will be a priority).

e Gravel/stone ground cover remains a priority for low water landscape technique
Design Elements

e Relaxes the "three distinct masses" building requirement

¢ Allows for flat roofs as secondary elements

e Relaxes restrictions on roof overhangs, window types, and cantilevers



¢ Removes window recessing requirements
¢ Removes window mullion requirement
e Allows sliding windows and doors (previously prohibited)
e Permits double-wide garage doors without visual separation
Material Requirements
e Removes percentage limitations on stucco and metal siding
e Eliminates requirement for lintels and sills at door/window in stone openings
e Allows more flexibility in retaining wall materials, including board-form concrete
Process Improvements
o Clarifies DRC's authority to evaluate proposals on a case-by-case basis
e Simplifies coordination process for irrigation sleeves
Benefits to Homeowners

e Greater Design Freedom:
By reducing overly prescriptive requirements, homeowners and designers can tailor projects to
modern needs without straying from the community’s visual identity.

¢ Enhanced Safety and Sustainability:
The focus on fire safety and water conservation ensures that homes are better equipped to handle
environmental challenges while preserving property values.

e Clearer Guidelines:
Streamlined language and updated review processes are intended to reduce ambiguities, making
it easier for homeowners to understand and comply with the guidelines.

The changes in this Amendment emphasize fire-resistant design and water conservation practices in
response to growing environmental concerns. The Twenty Second Amendment also represents a shift
to remove obsolete design restrictions, often dating from 25 years ago, to allow homeowners more
freedom to improve and enhance their property values, in both remodel projects and in new
construction, while ensuring that traditional ranch house design vocabulary in our community is
respected.



The RV

Twenty Second Amendment

To the RVR Master Design Guidelines
Eighth Edition, Revised November 2017

DRAFT

The following Amendment, relevant to Sections: 4.1 Design Appropriate to the Site, 4.5
Building Height, 4.7 Building Mass and Form, 4.15 Other Design Features of
Importance, 5.2 Roof Forms, 5.6 Roofing Materials, 5.7 Overhangs, 5.8 Pitches, 5.14
Gutters and Downspouts, 5.17 Cantilevers, 5.19 Exterior Wall Materials (Twentieth
Amendment), 5.25 Stone Wainscoting, 5.27 Lintels, 5.28 Lintels and Sills, 5.29 Stucco
(Eighteenth Amendment), 5.30 Metal Siding, 5.34 Arrangements, 5.35 Large Window
Openings, 5.43 Prohibited Window Type, 5.45 - Garage Doors, 5.48 Balconies, 5.51
Exterior Stairs (Tenth Amendment), 5.63 Soffits, 5.66 Equipment Enclosed or Screened,
5.68 Site Utilities, 6.24 Side Yards, 6.25 Back Yards,6.26 Quantities versus Lot Area
(Fourteenth Amendment), 6.29 Planting Requirements in the Settlement (Fourteenth
Amendment), 6.38 Sleeving, 6.46 Grading Requirements, 6.57.2 a. (Nineteenth
Amendment), 6.57.4 Site Retaining Walls (Nineteenth Amendment), 6.61 Decks at
Ground Level, 9.22 Irrigation Sleeves, Block F - Old Town, Section 3 - Neighborhoods:
Special Requirements (Second Amendment), Appendix F, in the 2017 edition of the
RVR Master Design Guidelines, was reviewed and unanimously approved by the RVR
Design Review Committee on {Insert Date}.

R Design Review Committee at the direction of the RVRMA Executive Board has

established the following document in an effort to remove barriers for residents related to
both Firewise home design and drought tolerant landscape. The Twenty Second

Amend

ment also serves to remove obsolete and outdated design restrictions, many dating

from 25 years ago, which unnecessarily limit RVR homeowner's rights to improve and
enhance their property values. This includes reasonable and modest changes, while
continuing a larger theme of emphasizing the ranch house architectural design vocabulary
in our community. The broader goal is to preserve the natural beauty of the mountain valley
setting, ensuring harmonious residential design which protects and enhances property

values.

RVRMA acknowledges the importance of fire-resistant design and water-wise practices,
and itis the intention of this document to provide updates furthering the establishment of a
fire safe and water conscious community. With these revisions to some of the prescriptive

require
Guideli

ments in the guidelines, the Twenty Second Amendment to the RVR Master Design
nes shall grant the Design Review Committee broader capacity to approve design

that allows fire defense, drought tolerant landscape, as well as removing obsolete and
unnecessary restrictions on design.



Projects that demonstrate thoughtful high-quality design will be afforded greater flexibility.
Compliance remains of the utmost importance and the understanding of a cooperative
working relationship among all parties involved is paramount.

RVRMA encourages fire-resistive home design and construction to reduce the potential
that your home could contribute to a wildfire. RVRMA asks that you keep fire dangers top-
of-mind during your design process, seeking ways to reduce vulnerabilities to fire.
Applicants can visit rvrma.org for additional resources on wildfire risk reduction. RVR
encourages consultation with Firewise professionals in order to ascertain strategies to
mitigate risk. Landscape design should also respond to concerns of fire protection and the
implementation of a defensible space surrounding the home is encouraged.

RVRMA also encourages water conservation practices and the use of drought tolerant
landscape. Designs must be compatible with the overall aesthetic themes in the
community. The DRC has broad latitude to dictate both qualitative and quantitative
elements of landscape designs. Applicants are encouraged to seek out a design
professional with expertise in this area.

CURRENT (to be deleted):

4.1 Design Appropriate to the Site:

Buildings are to be designed such that they appear to fit into the site instead of just sitting
on top of it. To accomplish this goal, buildings must follow topographic changes through
the use of stepped floor level or details on the exterior of the home that give the
appearance that the building steps up or down where appropriate. This is particularly
important for the hillside lots along the South and West perimeter of the property. While it
is required that building masses follow natural site contours, nothing in these guidelines
shall prohibit a single floor level, provided that the building height, massing and grading
guidelines are met. The DRC may require, in such a case, that the exterior detailing of the
building reflect changes in contour through change in siding materials and details.

4.1 Design Appropriate to the Site:

Buildings must follow topographic changes through the use of stepped floor level or details
on the exterior of the home that give the appearance that the building steps up or down
where appropriate. This is particularly important for the hillside lots along the South and
West perimeter of the property. While it is required that building masses follow natural site
contours, nothing in these guidelines shall prohibit a single floor level, provided that the
building height, massing and grading guidelines are met. The DRC may require, in such a
case, that the exterior detailing of the building reflect changes in contour through change in
siding materials and details.



CURRENT (to be deleted):

4.5 Building Height:

Generally the maximum height limit established by Town of Carbondale Zoning
Regulations is 27 feet to the mid-point of the roofs pitch measured from a fixed point such
as the street in front of the home , sufficient for a two story building with pitched roof,
specific requirements of the Town should be obtained by individual homesite owner.

4.5 Building Height:

The maximum height limit for homes is established and covered by the Town of
Carbondale Zoning Regulations. Specific requirements of the Town should be obtained by
the individual homesite Owner.

CURRENT (to be deleted):

4.7 Building Mass and Form:

Buildings must be residential in scale and preferably asymmetrical in form. Exterior
volumes should express the nature and organization of interior spaces to provide
articulation of walls and roofs. In order to guarantee the articulation of multiple masses
within each building, a minimum of at least three distinct masses are required on each
home. Building elements such as walls and roofs and roof ridges cannot have an unbroken
horizontal length greater than 30 feet not including distance required for roof overhangs.
Exterior elevations may not exceed two-stories in height without some form of setback or
other architectural elements that create visual relief. Similarly, elements that create long
horizontal banding such as unbroken wainscots are not permitted.

4.7 Building Mass and Form:

Buildings must be residential in scale and preferably asymmetrical in form. Exterior
volumes should express the nature and organization of interior spaces to provide
articulation of walls and roofs. The DRC may consider allowing less than 3 masses in
unique circumstances as long as the architecture meets the intent of the guidelines.
Exterior elevations may not exceed two-stories in height without some form of setback or
other architectural elements that create visual relief. Similarly, elements that create long
horizontal banding such as unbroken wainscots are not permitted. Building elements such
as walls, roofs, and ridgelines should not have excessive horizontal lengths.



CURRENT:

4.15 Other Design Features of Importance:

eTypical ranch house detail like covered porches expansive stone chimneys and strong
structural expression.

¢ Houses designed to optimize views and utilize natural features found on-site.
¢ An architectural vocabulary that emphasizes a ranch house heritage.

¢ In the custom homesite neighborhoods at River Valley Ranch: the intentis to create a
sense of spaciousness and of living close to the land in a place where the natural
environment dominates the scene.

* Trees in natural looking clusters; riparian forms along the drainage ways and water's
edges; windbreak forms around houses or groups of houses and groves at “landmark”
locations such as intersections and entries.

eExterior surface that harmonize with the natural landscape as well as provide an outer
skin that will withstand the climate extremes.

*Windows deeply recessed to give an appearance of substantial wall thickness strength
and durability.

¢ Natural and stained, rather than painted finishes.
¢ Unfenced front yard.

* Residences which are environmentally friendly and comply with the Town of Carbondale

4.15 Other Design Features of Importance:
The 7th bullet point which reads: “Windows deeply recessed to give an appearance of
substantial wall thickness strength and durability” shall be deleted.

CURRENT (to be deleted):

5.2 Roof Forms:

A simple pattern of primary and secondary roof forms relatively steep pitches dormer and a
limited palette of materials and colors are the primary characteristics of acceptable roof
forms. Gable roof forms are to be primary elements in the design. Hip roof forms with
dormers and limited shed roofs are to be used as secondary elements in the design. Large
unbroken expanses of single pitched roof, flat and mansard roof forms are prohibited.

5.2 Roof Forms:
A simple pattern of primary and secondary roof forms relatively steep pitches dormer and a



limited palette of materials and colors are the primary characteristics of acceptable roof
forms. Gable roof forms are to be primary elements in the design. Hip roof forms with
dormers and limited shed or flat roofs are to be used as secondary elements in the design.
Mansard roofs are prohibited.

CURRENT (to be deleted):

5.6 Roofing Materials

In general, roofing materials are to be non-reflective textured and a variegated dark color.
Unit roofing materials such as wood shakes or shingles that meet all applicable fire
retarding standards. Composite thick butt architectural grade asphalt shingles are all
encouraged. standing seam metal roofs and oxidized corrugated metal roofs may be
approved if they are an integral part of the overall building aesthetic, but they are not
permitted to cover 100% of the roof. In general, metal roof should be the secondary
material used in coordination with another approved material. Metal roofs must have a
non-reflective surface and a muted dark color. No simulated materials such as plastic
shakes or metal panels designed to appear as other materials will be allowed without
special review and exception from the DRC. In these cases, the DRC is instructed to be
open to advances in technology, but sensitive to proposed alternative materials
appearance and proven durability.

5.6 Roofing Materials:

In general, roofing materials are to be non-reflective texture and a variegated dark color.
Composite thick butt architectural grade asphalt shingles are required. Metal roofs are
permitted to cover up to 100% of the roof, overall aesthetic of the home will be considered.
Metal roofs shall be 24 gauge and must have a non-reflective surface and a muted dark
color. Cedar shake shingles are prohibited. Class A roofing materials are required to
minimize the threat of fire.

CURRENT (to be deleted):

5.7 Overhangs:

Broad roof overhangs can create deep shadow lines that reduce the appearance of the
wall expanse and add visual interest to the overall structure. A minimum overhang of 2
feet, measured horizontally, is required. Other architectural roof elements such as
corbels, rafter tails, and decorative cornices are encouraged to create shadow patterns,
visual depth, and interest. Smaller elements such as dormers and selected shed roof may
have appropriately scaled overhangs of 6 inches to 12 inches.

5.7 Overhangs:
The DRC will use its discretion when evaluating roof overhangs.



CURRENT (to be deleted):

5.8 Pitches:

A slope of 6 inches vertical in 12 inches horizontal (6:12) is required. Porch roofs and
limited shed roofs are exempt from this requirement and may have a minimum pitch of
3:12. The lower pitched roofs will be limited to a maximum of 20% of the roof and will be
reviewed on a case-by-case basis by the DRC.

5.8 Pitches:
A minimum slope of 6 inches vertical in 12 inches horizontal (6:12) is required. Shed and

hip roofs are exempt from this requirement and will be reviewed on a case-by-case basis
by DRC.

CURRENT (to be deleted):

5.14 Gutters and Downspouts:

These must follow rooflines and building forms in logical places in order to diminish their
overall visual impact. Copperis encouraged. Otherwise, downspouts and gutters must be
dark or muted colors that are complementary to the color scheme of the home.

5.14 Gutters and Downspouts:

These must follow rooflines and building forms and must be generally located at building
corners in order to diminish their overall visual impact. Downspouts and gutters must be
muted colors that are complementary to the color scheme of the home.

CURRENT: (to be deleted):

5.17 Cantilevers:

Suspended building masses, decks and cantilevered building elements 