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FORWARD
An Overview of the Legal Structure Governing Real Estate Development  
at Peninsula Papagayo

The Costa Rican Institute of Tourism (“ICT”) is the governmental authority that  

granted the Peninsula Papagayo Master Concession, and which is responsible for  

regulating development within the Golfo Papagayo Tourist Pole. 

All real estate development at Peninsula Papagayo must comply with ICT Regulations 

for the “General Master Plan of the Gulf of Papagayo Tourism Project,” as amended. 

Owners of concessions within the Peninsula Papagayo Project Master Plan must also 

comply with The Master Declaration of Covenants, Conditions, Restrictions, and Access 

Ways for the Peninsula Papagayo Resort Community (the “Master Declaration”). 

The Master Declaration contains a set of rules and regulations governing the  

development, operation, and maintenance of all lots and parcels within the Peninsula 

Papagayo Project Master Plan, which is binding on all concessionaires. Among other  

requirements, this document mandates that all Homesites be developed in a closely 

monitored, environmentally sensitive manner to preserve, protect and enhance the  

natural environment. 

The Master Design Guidelines interpret and implement the provisions of the Master 

Declaration by setting forth the standards and procedures for architectural review and 

approval. They complement Costa Rica’s Regulatory Law covering the development 

and execution of the Gulf of Papagayo Tourism Project. They do not replace, restrict 

or diminish any statutory or regulatory powers vested in ICT or the Master Association 

Board of Directors.

The Master Design Guidelines for Single-Family Residential Homesites apply to all 

Homesites at Peninsula Papagayo. Other policies govern hotels, mixed-use, and  

commercial structures.

Administration and enforcement of the Master Design Guidelines are the  

responsibility of the Master Design Review Board (“MDRB”), which has jurisdiction 

over the design and construction of all improvements, and any subsequent  

alterations, within the Peninsula Papagayo Resort Community.

All inquiries related to the Master Design Guidelines should be emailed to:  

mdrb@peninsulapapagayo.com.

Capitalized terms shall have the meaning described in the Master Declaration unless 

otherwise indicated.

mailto:mdrb%40peninsulapapagayo.com?subject=Master%20Design%20Guidelines
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1.0 DESIGN PHILOSOPHY & OBJECTIVES
1.1 Design Philosophy

The master developer believes that architecture (and landscape architecture) should 

evolve from the place itself and the physical nuances of individual homesites. The aim  

is to encourage the subtle blending of structures with the landscape — structures  

interwoven with nature. It is a context-sensitive design and development approach  

that seeks harmony between nature and the built environment, aimed at preserving 

Peninsula Papagayo’s iconic landscape for generations to come. 

1.2 Objectives For Residential Design

Integrate with Natural Features 
Each homesite has unique opportunities and constraints. Architecture and landscape 

architecture should respond to natural features and harmonize with the surrounding 

landscape.  

Structures should integrate with the existing contours to minimize the  
environmental impact. 

The impact of the building scale should be minimized through the variation  
in forms. 

The landscape design should harmonize with the architecture and integrate with 
the existing landscape. 

The building-landscape interface should be adaptive to Guanacaste’s tropical  
dry tropical forest climate.  

Preserve the Natural Environment 
The Shoreline, Mangrove Preserves, and Nacascolo Valley are all examples of areas at 

Peninsula Papagayo designated as natural preserves. These areas offer sanctuaries  

to unique species of flora and fauna while providing open space buffers, increased 

homesite privacy, and protected views. The Costa Rican Government and the  

Peninsula Papagayo Resort Community are sensitive to the value of these areas and 

have designated them as natural preserves and non-buildable areas. As such, residents 
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can enjoy the continued proliferation and protection of the peninsula’s flora and fauna.

To preserve the night sky, the lighting of public and private areas will be directed  

away from the sky, water, and neighboring houses. The general level of illumination is 

intended to be no greater than that needed for safety and wayfinding.

Take Responsibility and Reduce Your Environmental Footprint 
Applicants are encouraged to pursue viable design strategies and building practices  

to increase water and energy efficiency and reduce waste and emissions. The initiatives 

listed below should be considered as part of an overall strategy to reduce embodied 

and operational carbon.

Integrated Design Process 
Green building design is best accomplished through an integrative design process 

supported by a sustainability consultant who works collaboratively with the design 

team to deliver a range of economic, environmental, and health benefits.

Site-Sensitive Design 
Buildings should be designed and sited in careful response to solar orientation and 

prevailing breezes. Solar orientation can be effectively used to minimize cooling 

costs throughout the year. Additionally, proper solar orientation reduces utility costs 

associated with lighting the building by introducing natural light wherever practical. 

In general, shading devices are often needed for the high summer sun, but when 

properly designed can invite the low winter sun. Natural ventilation should be  

considered concerning which windows operate and how they are oriented to the  

sun and breezes.

Careful design and integration of buildings with the topography and natural site 

features will help minimize site impacts, reduce construction costs and potential 

impacts on natural vegetation, and disrupt drainage patterns. Site work should 

balance cut and fill volumes and reuse topsoil and other native materials as much 

as possible in an effort, to reduce the export of materials off-site. When designing 

floor plans, designers should include enough space for recycling within kitchen  

and garage areas.
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Life-Cycle Assessment (LCA)  
A Life-Cycle Assessment (LCA) is a useful design tool that enables a vital  

analysis process and determines different solutions to minimize the building’s  

environmental impact through its life cycle. When an LCA is conducted at the  

early design stages, the design team can analyze the building massing and form, 

structural elements, and construction systems and select the most suitable  

materials according to their environmental performance. 

Dematerialization  
Steel and concrete are the largest sources of carbon emissions in the built  

environment. Alternate structural systems and the use of recycled materials  

for foundations, floors, basement walls, driveways, walkways, patios, and other  

flatwork should be explored to minimize embodied carbon.

Durability 
When selecting materials for a project, their service life should be considered. 

Materials that require ongoing replacement over the building’s service life lead to 

higher carbon emissions due to waste generated and impacts from manufacturing 

new materials, transportation, and installation.

Locally Manufactured Products  
Selecting locally manufactured materials will help reduce carbon emissions  

from transportation. However, because emissions from manufacturing are  

typically higher than emissions generated during the transportation stage, certain 

imported technologies may actually have less overall impact on the environment. 

Hence, trade-offs between locally manufactured products and imported, innovative 

technologies should be analyzed.

Energy-Efficient Appliances 
Energy-efficient appliances should be specified whenever possible. Such  

appliances are significantly more efficient with their use of water and  

electricity and are now available in various models, finishes, and colors that fit a 

range of budgets and nearly any decor. Using these appliances will help reduce 

utility bills, which in turn helps reduce the impact on the local environment. At the 

very least, energy-efficient-rated dishwashers, refrigerators, and washers/dryers 

should be specified.
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Wood 
The use of reclaimed wood is encouraged to help reduce the number of trees  

harvested for construction. An added benefit is that this wood is usually very  

rustic in nature, with an enhanced character that is often highly coveted. When 

new wood must be used for construction, such as for rough framing members,  

designers are encouraged to specify wood certified by an organization such as  

the Forest Stewardship Council (FSC). These organizations oversee lumber  

harvesting from source to destination and will certify that the wood is a  

renewable resource, grown using environmentally appropriate practices and  

harvested in a well-managed forestry operation.

Windows 
Windows represent the largest source of heat loss or gain through the exterior 

envelope of a residence. However, by specifying energy-efficient window units, 

designers and builders can reduce energy costs and increase comfort levels within 

the home. Energy-efficient windows are designed to decrease solar heat gain in 

summer, helping to reduce cooling loads.

Insulation 
Insulation within exterior walls and roofs is the primary barrier against heat  

gain in a residence. Accordingly, architects should specify high R-values and  

recommend insulating materials that are “green” products. The climate of  

Peninsula Papagayo has significantly more cooling days than heating days.  

Proper insulation is critical to maintaining interior comfort with minimum energy if 

air conditioning is used. Spray-applied cellulose insulation is an excellent choice for 

exterior walls. It is typically manufactured from recycled or other green materials, 

has relatively high R-values, and helps act as a barrier against air infiltration. In  

addition, cellulose insulation typically contains fewer toxic binders than other types 

of spray insulation and is formaldehyde-free, which helps to preserve indoor air 

quality. Since some types of cellulose insulation are inappropriate for sloped  

conditions — such as within vaulted ceiling spaces — manufacturers or installers 

should be consulted as part of the design process. The use of spray insulations 

without CFCs or HCFCs is highly encouraged. All types of spray-applied insulation 

help eliminate air movement within wall and ceiling cavities, reducing heat loss, 

and lowering utility bills. Cotton batts are a good choice if batt insulation products  
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are specified instead of spray-applied products. This type of insulation usually  

consists of recycled cotton material and generally does not contain harmful  

chemicals or other elements that may impact indoor air quality. When using batt 

insulation, sealant or caulk should be applied around all penetrations within  

exterior walls, including openings for receptacles, lights, plumbing, ductwork, 

doors, and windows. Wood plates for framed walls at floor lines should also be 

sealed, either with sealant or sill seal. Fiberglass batt insulation should be  

avoided when possible. However, some fiberglass products contain recycled glass 

and formaldehyde-free binders and are more desirable than standard fiberglass 

batts.

Paints, Stains, and Sealers 
Designers should stress using low-toxic products for paints, stains, and sealers to 

achieve a healthier and cleaner environment by reducing air pollutants and toxic 

waste. Many of these products are water-based (natural) rather than solvent-based 

(a toxic chemical), which makes them healthier to work with and easier to clean 

up. Paints or stains with low volatile organic compounds (VOCs) should be  

specified. VOCs provide buildings and cars with a “brand-new” smell but are  

major negative contributors to indoor air quality.

Flooring Materials 
Wood floors represent an excellent opportunity to use sustainable building  

materials. Reclaimed or salvaged wood can be used for flooring, adding character 

to the residence’s interior. When these materials are impractical, wood certified by 

an organization such as the Forest Stewardship Council should be specified. Solid 

wood floors are generally preferred over engineered wood products from an  

environmental health standpoint. This is because solid wood floors can be  

refinished numerous times, require lower amounts of energy and fuel to produce, 

and are not manufactured with volatile compounds that may impact indoor  

air quality.

Tile floors also represent an opportunity for sustainable design. Local, natural stone 

is a great choice for flooring, both from an aesthetic and environmental standpoint. 

For ceramic tile products on floors, walls, and countertops, brands that contain 

high amounts of recycled material should be considered.
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Landscaping 
Landscape plans that respect the dry tropical forest character of Peninsula  

Papagayo and the use of native plant species are strongly encouraged. Native 

plants require less irrigation than other species and should be used as much as 

possible to reduce water demand. Trees, shrubs, flowers, and groundcover can  

be efficiently irrigated using low-volume drip irrigation systems that use much  

less water than their spray counterparts; such low-volume systems are strongly  

encouraged. Using locally available materials will help reduce the energy expended 

to transport plant material to the project site, increase the plantings’ survival rate, 

and reduce environmental waste. Turf lawns are enormous water consumers and 

should be limited as much as possible.

Lighting 
Economics, health, and aesthetics favor the maximum use of daylighting in  

buildings. Sunlight is free and uses no electricity, so long as solar gain requires 

cooling is kept in check. Recent developments in glazing technology have made 

windows much more energy-efficient, so daylighting optimization can be achieved 

with less concern about costly solar gain in summer.

In addition to using traditional windows for daylighting, other methods for  

introducing natural light — such as clerestories, skylights, light shelves, and atria — 

are encouraged. The careful detailing of simple architectural details such as wide 

windowsills, louvers, walls, and other methods of bouncing light deep into a  

building can help ensure the most efficient use of natural light. Generally, designers 

and builders should use daylighting wherever practical before using electric  

lighting. Fixtures using compact fluorescent bulbs (CFB) should be specified  

when artificial lighting is required. A CFB uses approximately one-quarter of the 

electricity of incandescent bulbs and lasts up to 10 years. Many recessed lighting 

systems are now available in CFB, including dimmable options. Architects and  

Interior Designers are encouraged to look for recessed fixtures designed to hold 

the CFB horizontally to maximize the lighting effectiveness. CFBs are also available 

in traditional table lamps, floor lamps, and floodlights.
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Standards and Certification Systems 
There are many programs in the marketplace to help guide, demonstrate, and  

document efforts to deliver more sustainable, high-performance buildings.  

Applicants are encouraged to investigate the “Sustainable Construction”  

certification offered by Costa Rica’s Programa Bandera Azul Ecológica (Blue Flag 
Ecological Program), as well as Passive House Institute US, a non-profit 501(c)(3) 

organization committed to making high-performance passive buildings the  

mainstream market standard.  

Measuring Environmental Impacts 
There is a growing need to calculate the total impact of construction. The most 

important time is in the early design stages, allowing designers and engineers to 

target carbon reductions through material selection, specification, efficiency, and 

reuse. Applicants are encouraged to take advantage of the latest tools to help 

quantify the environmental impact of building materials for whole-building analysis 

and comparative analyses of design options.

• Architecture 2030 Carbon Smart Materials Palette

• LCA Practice Guide by the Carbon Leadership Forum

• Athena Sustainable Materials Institute’s Impact Estimator

• Tally for Revit application by KieranTimberlake

• Beacon for Revit by Thornton Tomasetti

• Embodied Carbon in Construction Calculator (EC3) by the Carbon  
	 Leadership Forum

• One Click LCA by Bionova

• AIA Framework for Design Excellence

https://banderaazulecologica.org/landing-de-categorias/construccion-sostenible
https://banderaazulecologica.org/landing-de-categorias/construccion-sostenible
https://www.phius.org/about/mission-history
https://materialspalette.org/palette/
https://carbonleadershipforum.org/lca-practice-guide/
https://calculatelca.com/
https://kierantimberlake.com/page/tally
https://core-studio.gitbook.io/beacon/
https://www.buildingtransparency.org/en/
https://www.oneclicklca.com/
https://www.aia.org/resources/6077668-framework-for-design-excellence
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Offsetting Residual Emissions  
As awareness of the impacts of carbon emissions in construction has increased, so 

too has the use of carbon offsets, which either compensate for or neutralize those 

impacts. 

Where approaches and technologies do not yet exist at a scale that can eliminate 

carbon emissions from construction projects or building operations, Applicants  

are encouraged to use offsetting as a near-term solution to account for and  

compensate for residual emissions from the construction of their projects. 

MDRB encourages direct investment into local offsets in Costa Rica that provide 

tangible environmental and/or social improvements, particularly those with  

nature-based co-benefits or co-benefits in line with the UN’s Global Goals for  

Sustainable Development determined via independent third-party verification.  

For more information, email carbonoffsets@ppgy.net.

mailto:carbonoffsets%40ppgy.net?subject=Master%20Design%20Guide
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2.0 MASTER DESIGN REVIEW BOARD
2.1 Purpose And Authority Of MDRB

The Master Design Review Board (“MDRB”) establishes and enforces the design  

standards outlined in the Master Design Guidelines, per the provisions outlined in the 

Master Declaration. 

Concessionaires must obtain MDRB approval for all Improvements, including initial  

construction and any subsequent modification, before moving forward with either ICT 

approval or construction.

2.2 MDRB Functions

It is the duty of MDRB to perform the following actions:

Consider and respond to all applications in a manner consistent with the  
Master Declaration, the Master Design Guidelines, the General Master Plan for  
the Gulf of Papagayo Tourism Project (administered by the Costa Rican Tourism 
Institute), and all other applicable Costa Rican laws and regulations.

Amend the Master Design Guidelines as deemed appropriate, subject to the  
approval of the Board of Directors of the Master Association.

Perform any duties assigned to it by the Board of Directors of the  
Master Association.

2.3 Meetings And Voting

The MDRB will meet as needed to perform and carry out its duties, typically biweekly.  

If no submittals are made two weeks before a scheduled meeting, that meeting will  

automatically be canceled. A majority vote of members present at the meeting  

will determine all actions taken by MDRB. Actions may be approved without a  

meeting if approved by a majority of all MDRB members. MDRB will keep and maintain 

accurate records. All decisions taken by MDRB will be recorded in meeting minutes and 

forwarded to Applicants in writing within ten (10) business days of the meeting.
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2.4 Appeal Process

Owners may appeal any decision of MDRB through the following process:

Within 30 days following a disputed MDRB decision, the Owner must submit a  
letter to MDRB describing the basis for the appeal, including any new information 
and extenuating circumstances.

MDRB will review the Owner’s appeal and render a decision in writing within  
10 business days.

If MDRB denies the appeal, the Owner may submit a final appeal application to the 
Board of Directors of the Peninsula Papagayo Master Association. The appeal shall 
be adjudicated per the policies and procedures established by the Master  
Association Board of Directors. This decision shall be final and binding. No  
improvements subject to an appeal shall be constructed before issuing the  
appeal decision authorizing the Improvements.

2.5 Variances

MDRB may approve applications that include variances to the Master Design Guidelines. 

Any request for a variance from these guidelines will be evaluated at the sole discretion 

of the MDRB. To consider a request for the grant of a variance, the following factors 

shall be considered:

Whether exceptional and extraordinary physical circumstances exist.

Whether strict application of the Master Design Guidelines would cause  
undue hardship.

Whether the hardship referred to above is self-imposed by the Applicant.

Whether an undesirable change will be produced in the neighborhood’s  
character or a detriment to adjoining Homesites or nearby properties will  
be created by granting the variance.

Whether the benefit sought by the Applicant can be achieved by some other  
method that will be feasible for the applicant to pursue but would not require  
a variance.
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Whether the requested variance is significant and of a material nature.

Whether the proposed variance will adversely affect or impact the physical  
or environmental conditions in the neighborhood or the Peninsula Papagayo  
Resort Community.

Before MDRB considers any variance request, the Applicant shall provide a formal  

written request separately addressing each factor listed above and payment of the  

applicable MDRB Review Fee. Before MDRB approves any variance, it must be  

demonstrated that the proposal is consistent with the overall objectives of the Master 

Design Guidelines and that the deviation will not adversely affect adjoining Homesites. 

If granted a variance, no violation of the Governing Documents contained in the  

Master Declaration shall be deemed to have occurred concerning the matter for which 

the variance was granted. The granting of any such variance shall not operate to waive 

any of the terms and provisions of the Master Declaration or these Master Design 

Guidelines, as amended from time to time, for any purpose except as to particular land 

and particular placement covered by the variance, nor shall it in any way affect the 

Owner’s obligation to comply with all applicable laws affecting his or her use of the 

premises, including without limitation, zoning ordinances, and Lot/Unit setback lines 

or requirements imposed by the jurisdictions in which the Peninsula Papagayo Resort 

Community is located.

2.6 Non-Liability

Neither the Master Developer, its successors or assigns, the members of the Master  

Design Review Board, nor the Master Association or its officers or employees shall  

be held liable for damages resulting from the MDRB approval process, including but  

not limited to: 

• Mistakes in judgment, negligence, or omissions arising from or in connection  
	 with the appointment or removal of any Master Design Review Board Member.

• Approval or rejection or failure to approve any such plans or specifications.

• Defects in plans or specifications submitted, reviewed, or approved by MDRB  
	 or any member of the MDRB, or any construction defects in such plans  
	 and specifications.
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• Constructing or performing any work, whether according to approved  
	 plans, specifications, and other materials.

• Development or manner of development of any land within Peninsula Papagayo.

• Executing and recording a form of approval or disapproval, whether the facts  
	 stated therein are correct.

• Performing any other function under the Master Design Guidelines.

• Stop Work Notices.

Upon submission of plans and specifications to MDRB for approval, every Owner agrees 

not to bring any action or suit against the Master Developer, any MDRB member, the 

Master Association, or any officer or employee thereof to recover any such damages.
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3.0 SITE DEVELOPMENT STANDARDS
The dynamic interaction between the sea and volcanic activity has created an  

extraordinary natural setting for residential development on Peninsula Papagayo.  

The ecology, however, is fragile and can suffer severe and lasting damage from site  

development. This section of the guidelines outlines the steps that must be followed  

to integrate development sensitively while mitigating potential environmental risks.

3.1 Homesite Diagram

Homesite Diagrams have been prepared for each lot by the Master Developer, indicating 

buildable areas, restricted areas, utility connections, and other important design  

parameters. Each Homesite has four discrete areas, which were planned to provide  

maximum flexibility in siting homes while preserving natural areas and view corridors. 

Building Envelope 

For site development purposes, the Building Envelope is the area for any earthworks, 

excavation, and all construction, including Dwelling Units, Accessory Dwelling Units,  

accessory structures, pools, patios, and landscaping improvements. Improvements  

related to access may extend beyond the Building Envelope; however, horizontal  

improvements shall not extend beyond the Building Envelope unless a variance is  

approved.  All applications are subject to the building restrictions outlined in Section 

3.3 below, the landscape guidelines in Section 4, and the architectural guidelines in 

Section 5. 

Criteria for siting and orienting buildings within the Building Envelope should include:

Preserving view corridors

Minimizing site disturbance and grading

Protecting habitat and natural features

Transition Area 
Visible from the street and adjacent Homesites, Setback/Transition Areas are subject to 

the most control and must remain in a natural state. Landscape in the Setback/Transition 

Area must conform to the guidelines set out in Section 4.
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Natural Area 
The Natural Area is that portion of the Homesite lying outside the Building Envelope, 

which is to remain in its natural state. Natural Areas shall be protected during  

construction and restored by the Owner if disturbed during construction.

Master Association Landscape Area 
The Master Association Landscape Area is that portion of the Homesite typically  

adjoining the primary or secondary road, planted and maintained by the Master  

Developer or Master Association. This area must remain in its existing condition or  

be restored by the Owner if disturbed during construction.

Please note: Homesite Diagrams should not be relied on for design purposes.  

Applicants are advised to obtain a land survey and geotechnical report before  

initiating their design process.

3.2 Combining Homesites

If an Owner has purchased two contiguous Homesites and wishes to combine the  

two lots into a single Homesite, the Owner must receive MDRB consent in writing. A 

proposed reconfiguration of the Building Envelope Area shall be submitted by the 

Owner’s Architect, and the MDRB must approve the reconfiguration prior to the  

Schematic Design Review Meeting—see Section 7.2. 

The revised Building Envelope may, at MDRB discretion, span the common homesite 

line provided it does not negatively impact views from nearby Homesites or cause 

other undue disturbances. MDRB review fees for one home submitted on a combined 

Homesite shall be treated as a single residence.

3.3 Building Restrictions

Height 
A building height of 10 meters is permitted outright under these guidelines. MDRB 

may agree to a variance increasing the permitted height up to 14 meters depending on 

site-specific constraints and mitigating circumstances. The maximum height permitted 

by ICT is 14 meters.
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In accordance with the measurement standard adopted by ICT, building height  

means the maximum vertical height of a structure measured from the lowest point  

of construction to the highest, including all exposed foundation elements and all roof 

elements.

In instances where there are two or more adjacent structures, provided there is an  

adequate natural separation between structures (as determined by ICT), building 

height shall mean the maximum vertical height of the tallest structure.

In cases where a project is subject to significant development constraints due to  

topography and/or other site characteristics, MDRB may, in its sole discretion, grant a 

variance to allow an increase in building height up to the 14 meters permitted by ICT 

provided the superstructure height (i.e., the height of the structure above foundation 

elements) not exceed 10 meters. In such instances, the foundation design for the  

elevations where the overall structure height exceeds 10 meters should be composed 

of vertical or near-vertical stone-faced walls for 20 to 30 percent of said perimeter and 

piers for the balance of said perimeter and no portion of the house should be placed 

on fill. Such variances will only be granted under circumstances where significant site 

constraints exist and the proposed design demonstrates heightened sensitivity to views 

from surrounding properties.

Site Coverage 

According to the ICT zoning regulation, site coverage may not exceed 30% of the lot area 

determined by the composite runoff coefficient (i.e., the weighted average coefficient of 

all altered surfaces). Runoff coefficients are subject to ICT review and approval.

Setbacks 

Setback dimensions are used to delineate the Building Envelope within the Homesite. 

These dimensions are standardized for each homesite type to the greatest extent  

possible. Setback lines and dimensions are indicated on the Homesite Diagram for  

each lot. No utilities or structures of any type (including retaining walls) are permitted 

within setback areas unless a variance is approved by MDRB.
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Floor Area 
The maximum floor area for each homesite type is determined by lot size and site  

coverage. The minimum floor area for each homesite type is as follows:

Promontory Homesites 372 m2 (4,000 ft2)

Mesa, Bluff, And Beachfront Homesites 232 m2 (2,500 ft2)

Hillside Homesites 140 m2 (1,800 ft2)

Density and Building Types 
A maximum of one (1) Single Family Residence may be constructed on a Homesite  

containing a maximum of twenty (20) bedrooms per hectare. Single Family Residence 

means a structure(s) incorporating one (1) Dwelling Unit and up to two (2) Accessory 

Dwelling Units, of which no more than one (1) may be allocated as Service/Caretakers 

Quarters and no more than one (1) may be allocated as Guest Quarters.

Dwelling Unit 

Dwelling Unit means a structure(s) containing one or more rooms, including one or 

more bathrooms but no more than one kitchen, designed for occupancy by one (1) 

family for residential purposes.

Accessory Dwelling Unit  

Accessory Dwelling Unit means a building, either attached or detached from a 

Dwelling Unit, which contains one (1) or more rooms which comprise a fully  

functional living unit, including a kitchen and bathroom, capable of being occupied 

by one or more persons living independently from the Dwelling Unit. No more than 

two Accessory Dwelling Units shall be permitted on any Homesite, of which no 

more than one may be allocated as Service/Caretakers Quarters and no more than 

one may be allocated as Guest Quarters.

Guest Quarters 

Guest Quarters mean a building to be occupied by the Owner, the Owner’s family, 

or the Owner’s guests containing no more than 800 square feet of interior  

space for single-family Dwelling Units of 4,000 square feet or less of interior 
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air-conditioned space. Guest Quarters for single-family Dwelling Units that exceed 

4,000 square feet of interior air-conditioned space shall not exceed twenty (20%) 

percent of the square footage of the single-family Dwelling Unit or 1,500 square 

feet of interior space, whichever is less. Guest Quarters shall not contain a  

full-service kitchen. The kitchen area of Guest Quarters shall only be served with 

110-volt electric circuits. Refrigerators may not be greater than 8 cubic feet. No  

ovens are permitted. Guest Quarters shall not be rented or leased other than in 

conjunction with the rental or lease of the Dwelling Unit.

Service/Caretaker Quarters 

An accessory Dwelling Unit designated as Service/Caretaker Quarters shall  

consist of only one building and is considered an accessory to a single-family 

Dwelling Unit, subject to the same requirements as the main house. These quarters 

shall be occupied by a person or family providing service/caretaker services for the 

subject Dwelling Unit and shall not be rented or leased, other than in conjunction 

with the rental or lease of the subject Dwelling Unit. The maximum allowable  

interior air-conditioned space for the Service/Caretaker Quarters is 500ft2.

3.4 View Corridors

View corridors are integral to the natural setting and enjoyment of community spaces 

at Peninsula Papagayo. Homesite development that impacts views from community 

spaces and other homesites is controlled by the MDRB. View corridors are to be left 

open. Design should be sensitive to preserving view corridors and open space between 

buildings.

3.5 Grading, Drainage, And Erosion Control

Grading activities and drainage design should minimize disruption of the site, preserve 

natural features, and maintain natural drainage patterns. Erosion-associated risks must 

be minimized using all appropriate precautions and best practices.
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Grading Guidelines

Grading design should minimize cut and fill.

In general, cut and fill should balance, and all cut and fill slopes should resemble 
the existing surrounding topography.

Prior to grading, any topsoil or fertile subsoil suitable for landscape should be 
stockpiled. It should not be used for bulk filling.

Grading design shall avoid unstable conditions, erosion, and unnecessary loss  
of vegetation.

Retaining walls should be avoided. If no other option exists, walls should be made 
of rock, wood timbers, concrete, or concrete masonry with plaster or stone veneer.

All cut, fill, and retaining walls must create smooth transitions at the top and  
bottom of slopes to appear as extensions of the natural landform.

Drainage Guidelines

Care should be taken to properly mitigate the flow of water from the Building  
Envelope to the Natural Area and adjacent homesites, residences, and public areas.

Existing drainage swales should not be altered. Whenever possible, drainage shall 
be conveyed on the surface. Swales should be designed so that they can be  
stabilized by rock or vegetative means. Long, linear swales should be avoided. 
Curves should be used that work with the topography and help slow water velocity.

Where practical, naturally existing drainage courses are to be protected  
from erosion.

New drainage ways are to be designed to appear and function like natural  
drainage ways.

Increased water flow from the Homesite is to be managed to the greatest extent 
possible within the Homesite itself. To ensure this, the MDRB requires a detailed 
drainage plan to be prepared by a licensed Costa Rican architect or engineer.
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Detention ponds should be used where feasible with appropriate  
infiltration/movement of stormwater runoff from the surface to the subsoil.

Ponds and artificial water features may be built and contained within the  
designated Building Envelope only. Exceptions may be granted through the  
approval of a variance.

Materials and sizes for all culverts and driveways are to be approved by the MDRB.

When appropriate, gutters and downspouts will direct drainage from the roofs to 
on-site drainage collection areas.

Retaining Wall Guidelines

Retaining walls should blend with the existing topography.

Where grade changes exceed 2 meters, stepped back or terraced wall structures 
with ample planting terraces of no less than 2 meters should be used. All retaining 
walls are to be designed by the Architect or a licensed structural engineer under 
applicable Costa Rican building codes. During construction, retaining walls  
must be inspected and approved in writing by the Architect or a licensed  
structural engineer.

Natural rock or block faced with rock or plaster is highly recommended for all  
retaining walls. A dry-stack pattern, similar in appearance and structure to the  
traditional “Guanacaste wall,” is preferred.

The tops of walls should blend with natural contours. The ends of walls should not 
be abrupt but should create natural-looking transitions to the existing landforms 
and vegetation.

3.6 Driveways, Garages, And Parking Areas

Architects should seek to minimize the visibility of driveways, garage doors, and  

off-street parking from the common areas and adjoining Homesites. Strategic plantings 

and landscape features are strongly encouraged.
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Driveway design should take advantage of existing grades and reduce site  
disturbance to the extent possible. All driveways are to follow alignments that  
minimize grading.

Existing grades within the adjacent right-of-way may not be altered without  
MDRB approval.

Retaining walls, if required, are not permitted to extend into any right-of-way.

Driveway construction must not impact utilities located within the right-of way.

Only one driveway access is permitted for each Homesite.

Visibility of paved areas should be minimized.

Driveways should not interfere with regulated or significant trees.

Use of local pervious materials is strongly encouraged. Approved materials for 
driveways include turf block, stone pavers, colored and/or patterned concrete, 
pre-cast concrete pavers, or other materials approved by MDRB. Concrete must be 
integrally colored. The color of all finish paving materials should complement the 
proposed improvements and blend with the surrounding landscape. Feature strips 
of separate materials will be reviewed on a case-by-case basis by MDRB. No  
asphalt or plain concrete is permitted.

Driveways must be dust-free. Loose surfaces, such as crushed rock must be  
installed with a stabilizer or binder coat to eliminate dust. Driveways must be  
maintained to eliminate airborne dust pollution.

Driveways should be designed and constructed to provide fire protection access in 
accordance with the following specifications:

Fire Truck access to within 15 meters of an exterior door that can be opened 
from the outside and provides access to the interior of the building.

Unobstructed width of not less than 3.5 meters in a straight section and a  
minimum width of 5.5 meters at the parking space.
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Unobstructed vertical clearance of not less than 4.1 meters (13 feet).

Load carrying capacity of no less than 35 tons.

All-weather driving surface.

Unobstructed external turning radius of not less than 10m (33 ft) for the fire 
department truck of the Peninsula of Papagayo.

Angle of approach and departure shall not exceed 0.3 meters drop in 5  
meters (1 ft drop in 20ft, 5%).

Maximum gradient of 20% (8°).

Any single-family residence that does not meet the fire protection access  
requirements set forth above shall have a Fire Department Connection (siamese  
connection) capable of supplying a Class I System (see appendix for defined terms). 
The Class I System must cover each 2,500 m2 of construction and comply with the 
maximum hose travel distance of 61 m to cover the entire area. If exceeding one of 
them, another Class I Hose Valve must be included to comply with this requirement. 
The distance between each Class I Hose Valve cannot be higher than 61 m. The  
Fire Department Connection (siamese connection) and the Class I Hose Valves  
shall be tested hydraulically by Peninsula Papagayo Fire Department to verify its  
correct operation.

All driveways must include a garage or carport that can accommodate a minimum 
of two cars. Garages and carports may be open or enclosed. Garage and carport 
entries should be oriented away from the adjacent street to the extent possible. 
Side-loading is encouraged.

All driveways must include a turnaround.

Parking and turnaround areas must be located within the Building Envelope.

As no on-street parking is permitted at Peninsula Papagayo, Homesites should  
also contain a minimum of one guest parking space. Some hillside homesites  
may not allow for guest parking, which will require review by the MDRB on a  
case-by-case basis.
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3.7 Utilities And Recycling

The connection point for each utility system is shown on the Homesite Diagram,  

including domestic water, irrigation water, telecommunications, electricity, and sanitary 

sewer. Owners are responsible for designing and constructing the necessary  

connections.

Tap Fee 

To receive the benefit of the above-described utility systems, Owners must pay a tap 

fee to the Resort Operator. The prevailing tap fee, currently $25,000 plus VAT, should 

be received by the Resort Operator not less than six (6) months before the completion 

of construction.

Potable Water 
Upon the  Owner’s request and payment of the tap fee, the Resort Operator will  

coordinate the installation of the domestic water meter. A provisional potable line  

will be made available during construction.

Irrigation Water 
Each residence must provide an irrigation system including an irrigation tank, which is 

independent of the domestic water system. Upon the Owner’s request and payment of 

the tap fee, the Resort Operator will coordinate the installation of the irrigation water 

meter. A provisional irrigation line will be made available during construction.

Wastewater 
All residences in the Community are required to use individual grinder pumps in order 

to connect to the wastewater collection system. The Resort Operator carries an  

inventory of E/One grinder pumps and recommends that brand for future convenience.

Subscriber Terminal Unit 
The Subscriber Terminal Unit (“STU”) provides the connection point between the fiber 

optic cables coming from the access road to the internal telecommunications systems 

for each residence. The STU is required for a residence to receive cable TV, internet, 

and telephone. It is designed to accommodate security monitoring and future  

technology as well. A STU will be provided and installed for each residence at the  

completion of construction by the Resort Operator. It is the responsibility of the  

owner of each residence to construct a pedestal for the STU and to properly locate the 
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STU according to the instructions received from the Resort Operator. Each residence 

must connect its telecommunications services from the telecommunications manhole 

through the conduit provided at each lot. The Resort Operator will provide up to 20 

meters of fiber optics cable at its cost from the telecommunications manhole to the 

final location of the STU. If additional fiber optics cable is necessary, the Owner will be 

required to pay the extra cost.

Electricity 
The electric service available within the Resort Community is 120v/208v, three phase.  

It is the responsibility of each applicant to provide the secondary wiring from the  

existing transformer or low voltage connection point to the electric meter, to be  

located within the Building Envelope. Such wiring shall use the existing conduit  

provided from the transformer or low voltage connection point to the edge of the 

right-of-way. The location of the final electric meter must be approved by ICE prior  

to the initiation of construction and screened from public view. Electric service is  

provided by the Costa Rican Electricity Institute (“ICE”); therefore, each project must 

comply with the rules and regulations of ICE.

Cable TV, Telephone and Internet 
Cable television, telephone, and internet service are available from third-party providers 

upon request by the Owner and completion of the installation of the STU.

Trash and Recycling 

The Resort Operator will provide appropriate containers for trash and recycling to  

each residence. The design for each home must include a location for the number of 

containers required by Costa Rican Law. The containers must be accessible to the  

Resort Operator for collection purposes but inaccessible to animals. Said location must 

be within the Building Envelope. During the construction of the residence, the Resort 

Operator will provide the necessary trash removal for construction debris as required, 

and the owner/contractor will be billed accordingly.
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4.0 LANDSCAPE GUIDELINES
Landscape architecture should comply with the Design Philosophy and Objectives  

(set out in Section 1.0), and the provisions set out below.

Existing plant and animal life should be protected. Landscape design should  
support regional native biodiversity and ecosystem functioning. 

Plants should be selected based on their ability to adapt to the microclimate of  
the individual homesite. A balanced mix of plants should be selected, composed  
mostly of native species requiring minimal irrigation. Native plants that are  
threatened or endangered should be planted throughout so their seeds can spread 
into the natural and restored areas.

Fragrant plants that provide habitat and sustenance for hummingbirds and other 
pollinators are strongly encouraged.  

Turf grass should be avoided.

The use of large canopy trees that negatively impact views from community view 
corridors and other homesites is not permitted. 

Soils, rocks, paving stones, and other landscape materials should appear  
naturalistic, blending seamlessly with the surrounding landscape and in harmony 
with the character of the overall community.

Soils and mulches that enhance soil moisture retention and reduce water needs for 
planted areas are required. Adequate planting soil depth and well drained planting 
beds are critical to successful plant growth.

A list of approved plant material is contained in Appendix B – Approved Plant List. 
Other (non-invasive) plants may be permitted subject to MDRB approval.

4.1 Planting Guidelines

Homesites are divided into four zones with different planting guidelines for each.  

A list of approved plant material is included in Appendix B – Approved Plant List.
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Association Landscape Area 

The Association Landscape Area is typically planted by the Master Developer  

and maintained by the Master Association. These areas must remain in their planted 

condition or restored by the Homeowner if disturbed because of the Homeowner’s  

construction activities.

Setback/Transition Area 
Landscape in the setback areas should be a transition between the natural landscape 

and the landscape of the residence. The planting  should be naturalistic in character 

— softening, screening and shading new structures while providing privacy between 

neighboring lots and protecting view corridors. 

Plant materials should be principally native to the region or well adapted to the 
climate without being invasive. 

Planting should be composed of under, middle, and upper story layering.

Regular lineal hedging, rows of trees, monoculture planting and turf grasses  
are not allowed. 

Natural rock outcroppings should be preserved. 

Transition areas often provide migration corridors as well as habitat for native wildlife. 

Planting in these areas should continue to provide support for movement and habitat. 

Limited improvements related to access may extend into the Setback/Transition Area 

subject to MDRB approval. 

Building Envelope Area 
The Building Envelope defines the area of primary development, where designers have 

the freedom to create a lush ornamental landscape.

Planting on Hillside and Beachfront homesites should generally be denser and 
more and tropical in character while planting on Bluff, Mesa, and Promontory 
homesites should be consistent with the character of native vegetation found  
on these sites. 

Increasing the density of plantings with a balance of evergreen materials is  
encouraged to offset the loss of existing plants due to construction.
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The use of larger specimen trees is recommended in areas close to the house to 
help lessen the scale of building massing.

Palm trees are not indigenous to Peninsula Papagayo and their use in residential 
areas is regulated. Certain low or clump form palms and other evergreens up to  
8 meters in height may be permitted as specimen accents if they appear as a  
natural understory, layered within a canopy of native species.

Natural Area

Natural Areas are to remain in their natural condition or be supplemented with site 
specific native materials. 

Any disruption to the Natural Area must be restored with indigenous materials. 

No changes in drainage patterns and water volumes, or intrusion of soils or  
construction debris, are allowed in the Natural Area.

4.2 Tree Protection

Applicants are required to obtain a tree survey identifying all restricted, landmark 
and specimen trees on their Homesite.

Restricted trees are protected by Costa Rican law and cannot be removed. The 
area below the canopy drip line of restricted trees is governed by national law.

Landmark trees and larger specimen trees should also be preserved to the extent 
possible. The area below preserved Landmark and specimen trees should be left 
undisturbed and fenced to restrict access during construction.

All tree removal is subject to approval by MDRB and ACG (Area de Conservación 
Guanacaste), which is part of SINAC (Sistema Nacional de Areas de Conservación) 
of the MINAE (Ministerio de Ambiente, Energía y Telecomunicaciones). ACG will  
review the applications for tree cutting permits once the SETENA (Secretaría  
Técnica Nacional Ambiental) grants the environmental approval to each project. 
Removal of trees with a trunk diameter of 15 cm (6”) and above is only allowed  
under special circumstances and, in addition to the approval of the MDRB, is  
subject to the approval of applicable Costa Rican agencies.



1.0
Design 

Objectives

2.0
Review 
Board 

6.0
Construction

7.0
Review 
Process

Plant 
List

Color 
Palette

3.0
Zoning

4.0
Landscape

5.0
Architecture

32

Table of Contents

Authorized tree removal must be carried out to not cause disturbance or damage 
to adjacent trees. All cut vegetation must either be reused on site or  
removed off site with appropriate government permits. No burning is allowed.

4.3 Irrigation Guidelines & Restrictions

Landscape design and irrigation systems should be designed to minimize water 
usage and runoff.

A separate water meter for irrigation will be required in accordance with the rules 
and regulations promulgated by the Master Developer.

Drip irrigation systems should be used for trees, shrubs, and larger ground covers.

Spray heads should not overthrow water onto buildings or other hard surfaces.

All irrigation lines should be adequately buried.

Rainwater collection and grey water reuse systems for irrigation are  
highly recommended.
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5.0 ARCHITECTURAL GUIDELINES
Applicants must comply with the  design philosophy and objectives for architectural 

design at Peninsula Papagayo are set out in Section 1.0 of these guidelines.

5.1 House Types

Applicants have significant flexibility to achieve the objectives set forth in these design 

guidelines. At the same time, design teams will find that certain housing types are  

better suited for specific lots and homesite types. This section of the guidelines  

describes each home type and presents general design strategies appropriate to each.

Beachfront Houses 
Beachfront homesites are among the most ecologically and aesthetically sensitive 

homesites on Peninsula Papagayo. Though no buildings may be placed in the  

Setback/Transition Area, in certain circumstances minor encroachments for site  

elements such as pools, patios and privacy walls may be permitted under a variance  

if adjoining homesites and public areas are not adversely affected, and there is a  

minimum setback of two meters. No alterations or improvements of any kind are  

permitted in the Public Area.

Defining Characteristics

Proximity to maritime and public zones

Proximity to adjacent residences
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Key Approval Issues

Massing 

Scale

Privacy between homes

Preservation of view corridors

Integration with the public zone

Massing

One- or two-story Dwelling Unit

One story Accessory Dwelling Unit

Encouraged Characteristics

Massing should be broken up with courtyards, terraces, and varied roof forms to 
reduce scale

Good fenestration design to reduce direct heat gain and glare

New planting should be dense and tropical, integrating with the natural area and 
public zone
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Bluff Houses 
Bluff homesites typically have a flat building pad located 3-5m below the roadway.  

The entry to these homes will also be set below the main road elevation. In most cases 

it is possible for a garage or carport to remain at the roadway elevation, but issues of 

accessibility must be thoroughly studied.

Defining Characteristics

Location of building envelope on hillside proximate to the plateau edge

Key Approval Issues

View corridors

Driveway access

Roof design

Massing

One- or two-story Dwelling Unit

One story Accessory Dwelling Unit

Encouraged Characteristics

Variation of forms, texture and color to reduce perceived scale

Articulation of courtyards, patios, walkways, and other site elements

Pergolas and sculptural trellises



1.0
Design 

Objectives

2.0
Review 
Board 

6.0
Construction

7.0
Review 
Process

Plant 
List

Color 
Palette

3.0
Zoning

4.0
Landscape

5.0
Architecture

36

Table of Contents

Mesa Houses 
Mesa houses are sited on level ground near the mesa edge with the main entry  

nominally at the same elevation as the local street/road. Typically, the body of the 

house rests on grade. On certain sites, the Dwelling Unit may be located at the mesa 

edge with an Accessory Dwelling Unit on a lower level. Mesa houses will generally  

be a horizontal, one-story mass on the entry side with a two-story elevation on the 

downhill side.

Defining Characteristics

Location of building envelope on plateau proximate to the mesa edge

Gentle slope

Key Approval Issues

View corridors

Siting and orientation

Roof design

Massing

One- or two-story primary structure, one-story secondary structures at  
lower grade.

Encouraged Characteristics

Variation of roof forms is encouraged; the primary roof should not be a  
prominent feature.

Secondary spaces can be treated as extensions of the primary mass or as  
separate pavilions.
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Promontory Houses 
Promontory Houses should be designed to blend into the topography and vegetation 

as much as possible and not dominate the natural setting. It is important that the house 

resides in the landscape without overpowering it.

Defining Characteristics

Larger and relatively flat building envelopes at higher elevations

Key Approval Issues

Massing and perceived scale

Massing

One- to three-story primary structure, one-story secondary structure

Encouraged Characteristics

Variation of forms and height to reduce perceived scale

Hillside Houses 

Hillside sites should not be disturbed by extensive excavation and re-grading.  

Valuable natural features such as large specimen trees and natural waterways should  

be preserved.  

Defining Characteristics

Location of building envelope on hillside between plateau edge and shoreline

Steeper and more dramatic slopes

Key Approval Issues

Siting and orientation of buildings to minimize the impact of grading on  
natural features

Drainage and erosion control

Roof design

Scale of pools and water features on decks above grade
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Two basic design approaches are encouraged for Hillside Homesites depending on  

natural features.

Hillside Type 1 - Solid Mass House 
Comprised of rectilinear masses that extend to the ground clad in wood, plaster, stone, 

tile, etc.

Massing

Two stories in height with the potential of a third level near grade or downslope.

Encouraged Characteristics

Use of articulation and variation of forms, texture and color

Use of wood for porches, verandas and trellises

Hillside Type 2 - Treehouse 

Built on individual columns to minimize site disturbance with freestanding enclosed 

living spaces connected by covered walkways.

Massing

One- or two-stories in height with the potential of a smaller third level near grade 
or downslope.

Encouraged Characteristics

Garages should be located at street level
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5.2 Roofs

In keeping with the goals of visual harmony and sensitivity to the environment,  

variation in roof forms and masses is strongly encouraged.

Form and Pitch

There are no explicit restrictions concerning roof form and pitch. 

While variety in roof forms is encouraged, designers must consider the impact roof 
forms will have on adjacent homesites, view corridors, and overall integration with 
the surrounding environment.

Eave Depths

Designers should consider the need for sun shading and wind-driven rain  
protection. Generally, eaves should have a minimum depth of 1.50 meters. 

The integration of trellises or other shading devices as an extension of or  
enhancement to the roof edge is encouraged.

Roofing Materials

Acceptable roofing materials are fire-and-insect-treated wood shingles,flat clay 
tiles, flat stone tiles, and flat metal tiles.

Roof finish should be in muted tones derived from the site and complying with the 
Color Palette. 

Metal roofing materials must be dull or matte finish.

Reflective roof tiles are not permitted. 

If copper is used, surface treatment must be used to enhance aging. 

Green roofs are permitted provided the plant material does not demand excessive 
irrigation/maintenance. 

Synthetic or natural close-cropped thatch roof covering is permitted; however, fire 
suppression for thatched roofs must be carefully considered. Long-stem thatch 
may be used on cabanas and other outdoor structures.
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Spanish mission tile, s-tile, barrel tile, asphalt shingles , and loose-laid decking  

material (e.g. gravel) are specifically prohibited on all structures.

Gutters and Downspouts

Gutters, downspouts, and flashing should be copper or another metal with a matte 
finish to match adjacent trim, fascia, or roof. 

Any painted metal must comply with the Color Palette.

Skylights

Skylights should not protrude noticeably from the roof. 

Skylight glazing shall not be backlit and shall be manufactured using non-reflective 
material or under a trellis. 

Skylight framing and glazing shall be colored or coated to match adjacent  
materials and shall comply with the Color Palette.

Applicants are encouraged to consider clerestory windows and/or light tubes in lieu 
of traditional skylights as they are more energy efficient natural lighting solutions.

Light tubes must comply with the same requirements as skylights.

Solar Equipment

Solar panels must not project above the roof or be obtrusive in any way,  
must not cause glare, and must not be visible from any other area within the  
Peninsula Papagayo Resort Community.

The ICT has separate regulations covering solar equipment, which the MDRB  
must acknowledge when reviewing and approving design submissions. These  
regulations are subject to change, and it is the responsibility of all Applicants to 
understand and satisfy these separate ICT regulations. All MDRB decisions with 
respect to solar energy installations are subject to ICT approval.
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Lightning Protection

Lightning protection rod supporting posts are to be integrated into the design of 
the roof ridge cap with the same material and color requirements as other roofing 
and flashing material. 

No decorative element may exceed the permitted Building Height.

Mechanical Equipment

Roof-mounted mechanical equipment is prohibited on any roof unless, in the  
judgment of the MDRB, it does not adversely affect views from roadways, other 
lots, or public spaces. 

When permitted, such equipment must be screened from view from roadways,  
other lots, and public spaces. Mechanical equipment should be in enclosed  
structures, designed to minimize potential noise and vibration transfer to neighbors. 

Noise from mechanical equipment shall not exceed 45 decibels at the nearest  
property line.

Rooftop equipment and/or large vents are to be grouped and concealed in roof or 
wall structures. 

Structures designed to enclose rooftop vents or equipment should appear to  
be extensions of the body of the house and will adhere to the same material  
requirements as other elements of the building exterior.

5.3 Exterior Walls and Finishes

Exterior walls and finishes should express sensitivity to the local environment and help 

the residence blend into the natural setting. They should be simple, reflecting a style 

that speaks of Costa Rica and a dry tropical environment. 
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Architectural Concrete 
For this section, MDRB will rely on the American Concrete Institute (ACI) definition  

of architectural concrete: “concrete exposed as an exterior or interior surface in the 

completed structure, [that] contributes to its visual character, and is specifically  

designated as such in the contract documents.”

Architectural concrete can be an appropriate and attractive low maintenance finish 
material, enhancing the architectural expression of the residence. 

The approved use of architectural concrete could be structural or decorative. It  
may use a variety of finishes and forming techniques, provided the surface of the 
concrete is treated as a finish material as opposed to an incidentally exposed  
structural grade concrete slab edge, foundation, retaining wall, pile, column or pier, 
which are not allowed. 

All exposed architectural concrete must meet the same color standards as any  
other exterior finish material and comply with the Color Palette. 

Concrete may be integrally colored, stained, or painted to meet these standards.  
The contractor shall prepare a minimum of 2’ x 2’ x 8” concrete sample showing the 
final concrete color and texture for review and approval by the MDRB representative 
before the construction of concrete elements. All architectural-grade concrete must 
meet or exceed the standard set by the approved mock-up sample.

Stone, Wood, Bamboo, Metal, and Other Materials

Local or regional stone, plaster, natural wood, bamboo, and natural matte finish 
(non-reflective) metals installed as tiles are appropriate exterior materials. 

No exposed concrete block or brick is allowed. 

Finished material on all walls must be continued down to finish grade, thereby  
eliminating unfinished foundation walls.

Sustainably produced composite materials that mimic or complement the look of 
natural materials (ideally materials containing a significant recycled content) are 
acceptable subject to MDRB approval. 
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All exterior materials should be selected with the dry tropical marine environment 
in mind to reduce the need for maintenance. 

Stone should be used, laid, or attached in a way that emphasizes the natural  
character of the stone. For example, stone is a heavy material, so it makes sense 
to use stone for portions of a design that are embedded into or supported by the 
earth. On the other hand, it wouldn’t make sense to use stone for design elements 
that span or cantilever. Large grout joints, a “tiled” application on a wall, or any 
other applications that dilute the natural character of the stone, should be avoided. 
Rough or honed finishes are required. Polished or otherwise glossy stone finishes 
are specifically prohibited for exterior applications. The colors of proposed stone 
finishes should be derived from the site and comply with the Color Palette. 

When using natural wood, designers are encouraged to use sustainably harvested, 
recycled, or salvaged products whenever possible.

5.4 Doors And Windows

A seamless connection between interior and exterior spaces is one of the critical 
success factors in designing for the Peninsula Papagayo lifestyle. Window and door 
openings should be designed to take advantage of views and ocean breezes.

Designing for sufficient natural ventilation, solar protection, and energy  
performance of air-conditioned spaces is key to the enjoyment of the  
Peninsula Papagayo lifestyle. 

Vast expanses of glass are encouraged, while the glare often associated with these 
expanses of glass is not. Owners are required to demonstrate that glass will not 
create excessive glare. 

Appropriate shading such as overhangs or trellises along with other strategies 
should be deployed to reduce glare. 

The color of frames and mullions is subject to the same regulation as any other  
exterior finish material, per Section 5.5 below. Black window frames may be  
approved in certain situations through a variance application.
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5.5 Color Palette

The color of exterior finishes should fuse with the Homesite’s geology and botany and 

blend harmoniously with the surrounding native landscape - e.g., grayish browns from 

tree bark, greens from foliage, or browns, taupes, and warm grays from rocks  

and soil.

All exterior finishes must comply with the color palette shown in Appendix E.

Exterior colors approved by MDRB are subject to subsequent review and approval 
by ICT as part of the agency’s normal authorization process. 

Wood, stone, and rock should be carefully chosen to complement the natural  
landscape. Warm earth-tone hues are desired. In general, maintaining the  
natural color of materials is recommended. 

Stains may be used to protect wood from weathering, to give it a more refined  
texture, or to achieve a darker hue. A shiny appearance is not permitted. Stains 
should be a semi-transparent matte finish. No high-gloss finishes are allowed. 

Homeowners planning to repaint or refinish exterior surfaces must confirm the 
original color and LRV with the MDRB. (There is no cost for such submissions.)
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Light Reflectance Value (LRV) 
Manufacturers of paint, sealers, and stains provide an LRV rating for each product  

and color that they sell. LRV is defined as the amount of visible light that reflects from 

a surface. Surfaces and colors with an LRV below 50 absorb light, while surfaces and  

colors with an LRV above 50 reflect light. 

Colors used for exterior materials must have LRV levels between 20-60. 

Non-standardized finishes and natural unfinished materials must be tested to  
confirm LRV prior to approval. 
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LIGHT REFLECTANCE VALUE (LRV) 

Manufacturers of paint, sealers, and stains provide an LRV rating for each product 
and color that they sell.  LRV is defined as the amount of visible light that reflects 
from a surface. Surfaces and colors with an LRV below 50 absorb light, while 
surfaces and colors with an LRV above 50 reflect light. Colors on houses at 
Peninsula Papagayo must  absorb light rather than reflecting  light.   

● Colors used for exterior materials shall have LRV levels between 5-50.  
● Non-standardized finishes and natural unfinished materials must be tested 

to confirm LRV prior to approval.  
● True black colors (defined as any color with an LRV below 5) will be avoided 

as they do not frequently occur in nature.  
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Color Saturation

Color and/or hue is limited by the color chart below. 

Bright and saturated colors are to be avoided.

For any given color and/or hue, saturated colors are those colors with very little 
white, grey, or black and would be those colors in the top 1/3 of a standard color 
chart as shown in the image below are “saturated”. Less saturated colors (those 
colors in the lower 2/3 of the chart) are allowed.
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5.6 Exterior Elements 

Accessory structures and building projections should appear as natural extensions of 

the main house and are subject to the same design requirements.

Garages and Carports

Garages, carports, and other parking areas must be sited and designed so that  
visibility from the street is minimized.

The use of strategic landscape features to screen vehicles and garages is  
strongly encouraged.

Side loading is strongly encouraged. Garage doors should not face roadways  
except when site conditions make other orientations impossible. In these  
situations, owners will need to apply to MDRB for a variance.

Garage design and construction must meet all the same requirements as  
other structures.

All homesites must include a garage that can accommodate a minimum of  
two cars.

Pools, Jacuzzis and Water Features

Pools, Jacuzzis, and water features should integrate with the architecture of the 
house and natural site features, blending as much as possible with the landscape 
and being as unobtrusive as possible.

Swimming pools, spas, and ponds should be placed within the Building Envelope 
and situated to minimize sound and light transfer to adjacent homesites.

The exposed walls/edges of infinity pools and spas must utilize rock and neutral 
colors on exposed pool walls or surfaces that are visible from off-site. All pools, 
spas or water features with infinity edges that are visible from common areas  
or other homesites are required to utilize an edge detail that must be approved  
by MDRB.

The design and operation of pools, spas, and water features should conserve water. 
Sand filters are prohibited.
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Pool design should provide for draining the pool into tanker trucks when  
emptying of the pool is required. No water associated with emptying a pool  
shall be discharged onto the ground, into natural or constructed drainage ways,  
or into sanitary sewers.

Overflow drainage from pools shall be discharged to the sanitary sewer system. No 
water associated with overflow shall be discharged onto the ground or into natural 
or constructed drainage ways.

Decks, Verandas, Porches, Arbors, Trellises, Palapas, Bridges, Stairs, and other  
Ancillary Structures

The use of ancillary structures is encouraged to provide shade, protect buildings 
from intense weather, create interior/exterior living areas and to make connections 
between structures and/or landscape elements.

Ancillary structures must be located within the private area of the building  
envelope so that they do not impede views from neighboring homesites.

A minimal functional depth for awnings and other shading structures should be 
1.8m (~6’) but deeper structures are encouraged.

Decks are to be constructed with natural, composite or reclaimed wood. Other  
materials are subject to approval by MDRB.

Railings may be glass, wood, or metal, but should be anti-reflective or have a  
matte finish.

Exterior Service and Storage Areas

Service and storage areas should not be visible from outside the Homesite, should 
integrate with the architecture, and should produce minimal noise, smell, or any 
other disturbance to public areas or adjacent homesites.

Service and storage areas are to be located within the Building Envelope and 
screened from view.
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Enclosures and screens should complement the character, materials, and colors of 
the primary structures.

Pool and spa equipment should be located behind walls or in underground vaults 
to contain noise. Solid noise-absorbing covers for equipment may be required  
after installation if it is discovered that the equipment is audible from adjacent 
homesites.

No visible storage of boats, recreational vehicles, jet skis or trailers is permitted. 
Where feasible, storage for these vehicles and equipment should be integrated  
into the main building.

All utility sources shall be adequately screened from view with materials  
compatible with the structure. All utilities shall be installed underground.

The sound level of any operating equipment (including without limitation, air  
conditioning units, pumps, generators, etc.) shall not exceed 45 decibels at the 
nearest property line.

Each residence should provide for all necessary fueling and servicing related to any 
equipment to be performed while the associated fuel/service vehicles are located 
within the Homesite. No such fueling/servicing may be accomplished using  
adjacent roadways.

All domestic water and irrigation tanks must be located underground with only 
minimal necessary projections, which projections must be screened from view.

Exterior storage of patio furniture and BBQs in areas visible from off-site is allowed 
provided: if stored uncovered, furniture is stored in the same location as if it were 
in use; or if stored covered, the covers must be made from non-glare material and 
have an earth-tone color palette.

Trash and Recycling Enclosures

Each residence must provide for covered storage of all trash and recycling  
containers required by Costa Rican Health Ministry regulations. Before  
designing trash and recycling enclosures, designers must understand current  
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Costa Rican Health Ministry regulations and they must facilitate compliance  
with those regulations.

Trash container storage areas must be designed to be odor-free and integrated 
with other structures such as garages or carports to the extent possible. Enclosure 
doors should not face the street.

Trash and recycling enclosures are subject to the same requirements as  
other structures.

Walls and Fences

The nature of these structures makes them particularly vulnerable to obstructing 
views or to blemishing the natural landscape and terrain. As such, careful building 
and planting design to minimize the need for privacy walls and fences is desired.

Walls and fences are to be used only for privacy purposes.

Walls and fences may not be built along property lines or Building Envelopes for 
extended lengths.

Privacy walls should be used only when necessary and should be located so  
as not to impact views from the adjacent homesites. Landscape solutions, like 
berming and dense planting, are preferred.

Approved materials for walls and fences include natural rock or stone, bamboo, 
multi-hued and textured cement plaster, wood, and other MDRB-approved  
material. Architectural concrete may be permitted subject to MDRB approval.  
Indigenous materials are also recommended.

Fence and wall designs should integrate with the architecture of the house.

Gate posts are not permitted.

Gates must be integrated into the architecture. Materials such as architectural 
metal, wood and bamboo are encouraged. Any announcer or security equipment 
should be carefully integrated into the adjacent wall.

If constructed, driveway gates or pedestrian gates are to be located within the 
Building Envelope. 
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Freestanding Address Monument  
The intent of these criteria is to improve the appearance of the vertical elements and 

supporting structures of freestanding address monuments. 

A wayfinding sign identifying the Homesite lot number only may be located along 
the front property line to which the lot number applies, adjacent to the driveway. 

No signage other than the freestanding address monument is permitted.

The address monument should incorporate architectural features, elements,  
materials, finishes, colors and textures that are similar or complementary to the 
architecture of the Residence. 

The freestanding address monument may not exceed 24” in width and 24”  
in height. 

Numbers should be 5 inches high.

Fully shielded down-lighting is permitted for the sole purpose of illuminating  
the numbers.

Paths, Exterior Stairs, Courtyards, and Terraces

These special landscape features should blur the line between indoor and outdoor 
space, blending with the natural topography and extending the interior space into 
outdoor “rooms.”

Terraces and patios should be located within the Building Envelope.

Paths, outdoor stairs, and terraces should be planted, colored, and designed to 
make a smooth transition to the Natural Area or Transition Area.

The use of natural and local materials such as stone, tile, and/or architectural gravel 
is encouraged. Concrete may be used provided it is colored and textured to  
compliment the house.

Extending flooring materials from the inside of the house to the outdoor spaces  
are encouraged.
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The use of architectural devices such as balconies and courtyards to help in the 
gradual transition from indoors to outdoors is encouraged.

Antennae and Flagpoles

Flagpoles, satellite dishes, and other TV aerial installations may be approved by 
MDRB provided they are not visible from adjacent lots, streets, and public areas.

5.7 Lighting 

The goal is to allow the minimum lighting necessary to provide for safety, the creation 

of subtle drama and the enjoyment of outdoor living while not impairing views of the 

dramatic panorama of distant nighttime lights or the natural darkness of the sky.

The life span of exterior bulbs is limited and the operation and use of lighting utilizing 

switches, time clocks, interlocked circuitry, and the like are subject to failure and  

alteration. Therefore, an installation that is determined acceptable during its initial  

operation may later be found to be in non-compliance, and, in such case, will be  

required to be brought into compliance.

General Lighting

Fully shielded lighting fixtures must be employed throughout so that no exposed 
light bulbs or lighting lenses are visible outside the house. The goal is to allow the 
minimum lighting necessary to provide for safety, the creation of subtle drama 
where appropriate, and the enjoyment of outdoor living, while not impairing views 
of the dramatic panorama of distant nighttime lights or the natural darkness of  
the sky. 

Up-lighting and/or wall washing is not permitted. 

Apart from driveway and pathway lights, all lighting must occur within the  
Building Envelope. 

Light-emitting diode (LED) fixtures are mandatory. 
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The maximum allowable level of illumination for any vertical or horizontal exterior 
surface is as follows:

Entries and decks: 10 foot-candles maximum

Walkways: 6 foot-candles maximum

Other exterior areas: 0.5 foot-candle maximum

Interior Lighting

Interior lighting becomes a neighborhood concern when the light that spills to  
the exterior of the residence causes glare when seen from other lots, streets, or 
public areas.

Special care and attention should be given to the orientation and brightness of  
display lighting and other intense accent lighting that may be reflected to the  
exterior, mainly through high windows, clerestories, or skylights. 

No interior light sources pointing up or out, or visible through tall windows,  
clerestories or skylights are allowed. 

Window tinting and/or films are required on all skylights and clerestories to a  
maximum of 5% visible light transmission (VLT). 

The maximum level of illumination from interior lighting is a three-foot-candle, 
measured at 20 feet from the face of the glass.

Exterior Lighting 
Even though light spilling from interior spaces contributes to the lighting of the exterior 

and should be accounted for in the overall lighting design, “exterior lighting” as used 

herein shall mean light sources that are located outside of the home. Exterior lighting  

is generally for one of two purposes: safety and/or enjoyment of outdoor living  

spaces. For maximum allowable levels of illumination see Section 5.7.1: General  

Lighting Requirements. 
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Safety Lighting 
Lighting intended to illuminate vehicular and pedestrian areas is to be used only  

when residents are receiving guests or circulating outdoors. Fully shielded driveway 

downlighting may be used to provide illumination for access from the street to a  

garage provided the lights are at grade (and mounted on posts or otherwise mounted 

not over 18 inches above the ground, with covers or canopies so that the light is cast 

downward) and are consistent with low wattage landscape path lighting. Such lights 

must also comply with the requirements for downlights in these guidelines. For maximum 

allowable levels of illumination see Section 5.7.1: General Lighting Requirements.

Accent Lighting 
Lighting intended to illuminate outdoor living areas such as patios, pool decks, or  

landscaping behind walls, may be used only between dusk and 11:00 p.m. All lighting 

must comply with the maximum allowable levels of illumination—see Section 5.7.1:  

General Lighting Requirements.

Mounting 
Mounting of exterior light fixtures shall not exceed 18 inches above the ground;  

provided, however: (i) if attached to a wall, mounting shall not exceed 30 inches  

above the ground; and (ii), if attached to a house wall, mounting shall not exceed  

80 inches above the ground.

Shielding 
All exterior lighting shall be fully shielded and must limit the beam spread to a field  

angle of no more than 50 degrees from vertical nadir.

5.8 Green Design 

Refer to Objectives for Residential Design — Section 1.2
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6.0 CONSTRUCTION GUIDELINES
6.1 Approved Builder Program

Only Approved Builders are authorized to build homes at Peninsula Papagayo.  

Please contact the MDRB Executive Coordinator for a list of Approved Builders. 

Program Rationale 
Peninsula Papagayo has been designated a project of national importance by the  

Costa Rican government. The Master Declaration requires that it be developed by the 

Master Developer and its successor developers in an aesthetically pleasing manner that 

preserves, protects, and enhances the special environment of the Land. As the holder 

of the Peninsula Papagayo Master Concession, the Master Developer has a substantial 

interest in ensuring that all Improvements within the Peninsula Papagayo Resort  

Community enhance the Land and do not impair the Master Developer’s ability to  

market, sell, or lease its interest in the Land. MDRB  has created the Approved Builder 

Program to meet these obligations.

Criteria to Become an Approved Builder 
Qualified homebuilders are invited to apply to become an Approved Builder at  

Peninsula Papagayo by submitting the appropriate application form to the MDRB  

Executive Coordinator. Completed submittals will be included on the agenda of the 

next scheduled MDRB meeting and evaluated based on the following criteria:

Approved Builders must be a Costa Rican company in good standing, evidenced 

by a recent Company Search Report issued by The National Registry of Costa Rica. 

(Approved Builders must present an updated Company Search Report every year 

on the anniversary date of their acceptance into the program.)

Approved Builders must be registered and in good standing with the Federal  

College of Engineers and Architects (C.F.I.A.), evidenced by a valid identification 

number (PIN) and certification of active conditions.

Approved Builders must have at least five (5) years of directly related experience 

with professional responsibility for constructing luxury homes of similar size,  

quality, and value. Relevant past projects that demonstrate the required  

experience should be listed on the application form.
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Applications must demonstrate excellence in luxury residential construction 

through reputation and track record. Submittals should document three  

comparable projects built by the applicant for clients who are not family members, 

including a description of works, photos, civic address, client contact information, 

and a bona fide reference. MDRB may interview all such references to gain insights 

into the builder’s workmanship, attention to detail, and overall reputation. 

Contractor Contractual Agreement & Fiduciary Duty to MDRB  
By applying to become an Approved Builder and signing Peninsula Papagayo’s  

Approved Builder Agreement, Contractors will enter into a fiduciary relationship  

with MDRB. Contractor representations and warranties will include the following: 

The Contractor shall abide by the Master Declaration, Rules and Regulations,  

and Master Design Guidelines.

The Contractor shall accept sole responsibility for constructing the Improvements 

per the Final Design Package and Building Permits.

The Contractor shall not make any modifications to the Final Design Package that 

affect the exterior elements of the Project without the prior written approval of 

MDRB, per Section 7.3.

Failure to comply with the above conditions may result in fines, suspension, or  

termination of the Approved Builder Agreement. In the event of termination, the  

builder will be precluded from participating in future projects at Peninsula Papagayo.

Contractor Sanctions for Non-Compliance 
Violations of the Rules and Regulations or Master Design Guidelines may result in the 

following sanctions against the Contractor:

First Offense: A fine of $10,000, and a compliance deposit of $20,000 for the  

Contractor’s next project. 

Second Offense:  A fine of $20,000, and a compliance deposit of $40,000 for the 

Contractor’s next project. 

Third Offense: Termination of the Approved Builder Agreement.
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Contractor fines and compliance deposits are in addition to other fines and compliance 

deposits that may be assessed to the Homeowner.

Contractors with past offenses can clear their records by building new projects that 

comply. When a Contractor completes a new project without a violation, the most  

recent offense will be removed from their record. 

Contractor fines are payable upon receipt in the form of a wire transfer payable to: 

“Asociación Maestra de la Comunidad del Resort Península Papagayo” (cédula jurídica 

3-002-398720). No new projects will be approved until payment of outstanding  

Contractor fines and compliance deposits is received.  

Sanctions approved by MDRB may be appealed by the Contractor to the Master  

Association Board of Directors following the process described in Section 2.4.

6.2 Pre-Construction Meeting

A minimum of two (2) weeks prior to commencing construction, the Contractor and 

Owner Representatives must meet with the MDRB Executive Coordinator to present 

Building Permits, review the Construction Regulations set forth in Section 6.6, and  

coordinate scheduling, site access and construction activities. 

6.3 Insurance
Prior to commencing construction, the Contractor shall procure the following coverages:

A Construction All-Risk policy in the amount of the value of the project being  
constructed. This policy shall include comprehensive liability in the amount of  
no less than 40 percent of the value of the project being constructed.

An Automobile Liability policy covering bodily injury in the amount of US $200,000 
per person and US $300,000 per accident, and property damage in the amount 
of US $100,000 per accident. This policy should cover all owner, leased, hired, and 
non-owned automobiles.

A Workers’ Compensation policy (as required by law) that covers all employees 
working on the project being constructed. Also, the Contractor shall be responsible 
to ensure that all subcontractors also have the Workers’ Compensation policies  
required by law.
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A certificate of insurance for each of the aforementioned policies must be provided to 

MDRB before commencing construction, confirming the coverage amounts and stating 

that the insurance coverage will not be terminated without at least 30 days written  

notice to Peninsula Papagayo Resort Community Master Association.

6.4 Construction Management Plan

Following the pre-construction meeting and prior to commencing construction,  

Applicants must prepare and submit a Construction Management Plan for MDRB  

approval describing how the Contractor will manage the construction process while 

protecting the Homesite and neighboring properties during the construction process. 

The Construction Management Plan must include the following:

A plan showing the limit of site disturbance, the limit of site grading, trees to  
be removed or protected, construction parking, equipment storage, lay down  
area and supply storage, vehicle access, debris storage and dumpster location, 
temporary construction buildings, trailers, and sanitary facilities. All such facilities 
shall be located to minimize the impact on adjacent Homesites.

Location of temporary utilities and permanent utility trenches.

Location of the temporary sign required by SETENA.

Erosion control and soil stabilization plans.

Location and type of fire protection equipment and resources.

Site drainage plans for the construction period.

Detail plans and techniques for tree protection.

Location and design of any construction safety or security fencing.

Fencing and other methods to minimize and mitigate the visual impact of the  
construction from neighboring properties and adjacent roadways.
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6.5 Site Disturbance

Construction and building practices should minimize site disturbance during construction. 

Erosion Control, Excavation and Grading 
Watering and/or other methods must be used to control blowing dust resulting from 

grading and construction operations. During construction, erosion must be minimized 

on exposed cut and/or fill slopes through proper soil stabilization, water control, and 

revegetation. Contractors are responsible for the implementation of erosion-control 

measures. All runoff from the site should be reasonably silt-free. Grading operations 

may be suspended by the MDRB during periods of heavy rains or high winds. Owners 

shall fully compensate the Master Association for any damages to Peninsula Papagayo 

(excluding the Homesite), including damage to Improvements, landscaping, or other 

facilities and equipment caused by or resulting from the Owner’s activities and/or the 

activities of the Owner’s Contractor(s). All topsoil disturbed by grading operations 

must be stockpiled and covered to minimize blowing dust within the construction area. 

Further, the topsoil must be reused as part of the site restoration/landscaping plans. 

Fill or topsoil material brought to the Homesite shall be free of termites and deleterious 

matter. Pursuant to applicable law, excavated material may only be exported to a  

disposal site approved by SETENA. There shall be no blasting or discharge of  

explosives on any Homesite. 

Archeological Discoveries 
Peninsula Papagayo is known to contain artifacts of historical and archeological  

significance. The Master Developer has already performed several archeological studies 

to locate the major sites of archeological significance. These studies should minimize 

“construction” discoveries. If any object, artifact, or structure of possible archeological 

or historical significance is discovered during construction, landscaping, or other  

activity on a Homesite, construction activity must immediately cease so as not to  

further disturb the object or structure and the Owner shall promptly notify the  

Costa Rican Government. Until such time as a governmental agency has evaluated the 

discovery, all construction activity will cease and may not commence until notification 

by the Costa Rican government. Owners must notify the Contractor and all persons 

performing construction, landscaping, excavation, or any other work on their Homesite 

of these obligations.
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6.6 Construction Regulations

Construction Hours 
The time of construction will be limited to the period from 7:00 am to 5:30 pm  

Monday through Saturday. Construction on Sunday is not permitted unless approved by 

the MDRB. Non-disruptive activities that do not involve heavy equipment or machinery 

may occur at other times subject to the review and approval of the MDRB. Exceptions 

may be granted for hotel development parcels and other special projects by the Master 

Developer deemed to be of significance to the community. An authorized project  

representative is to be on-site while any work is being done. No personnel are to remain 

at the construction site after working hours. Under no circumstances will working  

activities be allowed during the following days: January 1, Holy Thursday-Holy Sunday, 

May 1, July 25, September 15 and December 25.

Access to Construction Site/Security 
Peninsula Papagayo requires all contractors to comply with the following:

Provide MDRB with a written list of the individuals, entities and vehicles  
needing access to the Homesite for the purpose of constructing the  
authorized Improvements.

All construction traffic must report to the visitor’s gate and provide personal  
identification, the Contractor’s name and job site.

Limit access to the Homesite construction area only via approved designated 
routes, specified by MDRB.

Consolidate all deliveries of materials and equipment to the extent feasible and  
notify the Peninsula Papagayo security department of any oversized material  
deliveries, traffic disrupting activities, and activities that produce excess noise.

Qualified project security guards may be employed by the Owner or Contractor  
at their discretion. Such security guards must be in uniform and registered in  
advance with the Peninsula Papagayo security department with all supporting  
documentation. Each guard must be furnished with a radio that can communicate 
directly with the Peninsula Papagayo security department. Under no circumstances 
are guards permitted to sleep on-site or be engaged as a construction worker during 
the day and a guard at night.
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Fencing 
To protect the Natural Area of the Homesite from damage due to construction  

operations, a chain-link fence at least 1.8 m (six feet) high shall be installed to  

completely enclose the Building Envelope designated and approved in the  

Construction Management Plan. The fence shall have a single entrance located at the 

driveway entrance and shall be maintained intact until the completion of construction. 

The construction trailer (if any), portable toilet, construction material storage, and 

dumpsters must all be contained within the chain-link fence. In special cases, the MDRB 

may allow materials to be stored outside the chain-link fence within the Homesite. If  

it is necessary to conduct construction activities outside of a Building Envelope to 

complete an Improvement within the Envelope, the Owner or Contractor may submit  

to the MDRB a boundary description of the proposed encroachment. The MDRB will 

require the construction area outside the Building Envelope to be returned as closely as 

possible to its original condition when construction is complete.

Signage 
Temporary signage visible from outside the Homesite shall be limited to the sign  

required by SETENA for all construction sites in Costa Rica. It is the responsibility of the 

Owner to meet all SETENA requirements. No other sign(s) may be visible from  

outside the Homesite. The SETENA sign must be removed at the time the house is  

substantially complete or when the MDRB directs the sign to be removed.

Vehicles and Parking 
Construction crews shall not park on, or otherwise use, any other Homesites or open 

space. Private and construction vehicles and machinery shall be parked only within the 

Building Envelope or in areas designated by MDRB. All vehicles shall be parked so as 

not to inhibit traffic. No construction vehicles shall be parked on any roadways within 

Peninsula Papagayo. At the single entrance in the construction fence, a 3.65m (12’-0”) 

wide temporary gravel construction access shall be installed and maintained in good 

condition throughout construction. Each Contractor shall be responsible for its  

subcontractors and suppliers obeying the speed limits posted within Peninsula  

Papagayo. Fines for traffic violations may be imposed on the Owner in accordance  

with Master Association policies. Adhering to posted speed limits shall be a condition 

included in the contract between the Contractor and its subcontractors/suppliers.  

Repeat offenders may be denied access to Peninsula Papagayo by the Resort Operator.
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Equipment and Material Storage 
All construction materials, equipment, and vehicles will be stored within the  

fenced boundary of the MDRB-approved construction area, and outside any  

resource-protection areas within the approved construction area. Equipment and  

machinery will be stored on-site only while in use. Dangerous and/or hazardous  

materials must be stored in compliance with all applicable laws and regulations.

Construction Trailers 
Construction trailers and similar structures must be approved by MDRB as part of the 

Construction Management Plan prior to the start of construction. All such facilities will 

present an image compatible with the aesthetic standards of the Resort Community as 

determined by MDRB and shall be removed from the Homesite prior to release of the 

Compliance Deposit. Temporary living quarters on the Homesite are not permitted.

Pests 
Soil under all concrete slabs at grade, and under all building floors, whether on ground 

or over airspace, and under all footings and masonry foundation walls, shall be treated 

against subterranean termites by a licensed pest control company. Chemicals used  

outside of the dwelling or in accessible spaces under the dwelling, shall be applied in  

a safe manner to mitigate exposure to humans, flora, and fauna.

Sanitary Facilities 
Sanitary facilities, including potable water, must be provided on-site for construction 

personnel in a number and location that follow American National Standards Institute 

regulation Z4.3. All portable toilets must be cleaned at least twice a week. The facility 

must be screened from the view of adjacent Homesites and roads.

Debris and Trash Removal 
Contractors must clean up all trash and debris on the construction site at the end of 

each day. Lightweight material (including packaging) must be weighted or covered to 

prevent wind from blowing such materials from the construction site. Domestic trash 

and garbage and construction waste should be kept in separate containers. The trash 

removal service will be provided by the Resort Operator. Contractors are prohibited 

from dumping, burying, or burning trash anywhere on the Homesite or Peninsula  

Papagayo except in areas, if any, specifically designated by the MDRB. During the  

construction period, each construction area must be kept neat and tidy to prevent it 
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from becoming a public eyesore or affecting adjacent Homesites. Dirt, mud or debris 

resulting from construction activity must be promptly removed from roads, open  

spaces, driveways, etc. Any cleanup costs incurred by the MDRB, or the Master  

Association will be billed to the Owner.

Transportation 
The transportation of construction workers from the remote parking lot at the entrance 

of the Resort Community to individual worksites must be accomplished using the  

services of the Resort Operator. Logistical and financial arrangements for these  

services should be made directly with the Resort Operator.

Restricted Activities 
The following practices are prohibited in association with all construction projects:

Changing oil on any vehicle or equipment on the site itself or at any other  
location within Peninsula Papagayo other than at a location, if any, designated  
for that purpose by the MDRB.

Allowing concrete suppliers, plasterers, painters, or subcontractors to clean  
their equipment anywhere but the location designated, if any, for that purpose  
by the MDRB.

Removing any rocks, plant material, topsoil, or similar items from any other  
Homesite within Peninsula Papagayo, including other construction sites.

Carrying any type of firearm within Peninsula Papagayo.

Using disposal methods or equipment other than those approved by the MDRB.

Careless disposition of flammable material. (At least three (3) 10-pound ABC-rated 
dry chemical fire extinguishers shall be present and available in conspicuous places 
on the construction site at all times.)

Careless treatment or removal of protected plant materials or plants not previously 
approved for removal by the MDRB.

Use of illegal drugs.

Use of alcoholic beverages other than during pre-approved and  
supervised functions.
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Use of or transit over any golf course area.

Pets on the construction site.

Illumination of construction signage.

Use of radios and other audio equipment at construction sites.

Feeding or disturbing any wild animals.

Use of drones unless approved by the Master Association.

Use of cameras or video recording devices other than for purposes of recording 
images of the Homesite and views required for design purposes.

Cleaning concrete mixing trucks or facilities anywhere but the location designated, 
if any, by the MDRB.

Use of loud or offensive language.

Use of horns or whistles other than those required for safety purposes.

Owners are solely responsible for the conduct and behavior of their Contractors,  
subcontractors, agents, and other representatives while on the premises of  
Peninsula Papagayo. 

6.7 Property Damage

Damage and scarring to any Homesite, improved space, or open space, including but 

not limited to roads, driveways, concrete curbs, gutters, utilities, vegetation, and/or  

other Improvements, resulting from construction operations, will not be permitted.  

If any such damage occurs, it must be repaired and/or restored promptly at the  

Owner’s expense. 

6.8 Non-Compliance

Any Architect or Owner Representative (collectively, “Project Participants”) who  

repeatedly fails to comply with the Master Association Declaration, Master Association 

rules and regulations, MDRB guidelines, or MDRB policies may be restricted from  

participating in any construction project at Peninsula Papagayo. After a Project  
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Participant has received three written notices from the MDRB in relation to violations of 

any of the rules, regulations, guidelines, policies, the MDRB may recommend to  

the Board of Directors of the Master Association that said Project Participant(s)  

be prohibited from participating in any future construction project within the Resort 

Community. If the Board of Directors of the Master Association votes to approve such 

sanctions, said Project Participant shall be precluded from participating in any future 

construction projects at Peninsula Papagayo.
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7.0 DESIGN REVIEW PROCESS
The Design Review Process is intended to help homeowners and their design teams  

harmonize their vision with the requirements outlined in these guidelines and other  

applicable regulations governing construction at Peninsula Papagayo.

MDRB must grant Design Approval prior to the initiation of any Improvements,  

including, but without limitation, the following:

Construction of all new buildings

Construction, renovation, expansion, or refinishing of the exterior of an existing 
building, fences, bridges, pools, driveways, patios and/or culverts, and other  
site Improvements

Removal of vegetation or clearing of land other than that required pursuant to the 
lot maintenance regulations
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Applicants must obtain Final Design Approval from MDRB before applying for ICT, APC, 

and municipal building permits. Required environmental approvals from SETENA and 

MINAE may be obtained in a parallel process. A conceptual overview of the approval 

process is set out below.

Peninsula Papagayo 
Master Design Review Board (MDRB)

MDRB
Approval

Costa Rica Tourism Board (ICT) 

Federated College of Engineers and 
Architects of Costa Rica (CFIA/APC) 

SETENA 
Approval

MINAET 
Approval

Municipal 
Approval

ICT 
Approval

CFIA/APC 
Approval

Design Approvals

Costa Rica National Environmental Technical Secretariat (SETENA)

Costa Rica Ministry of Environment and Energy (MINAET)

Construction Permitting 

Environmental Approvals

City of Liberia

Construction Permitting Process 
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MDRB Meeting
Pre-Design Review 

MDRB 
Final Approval 

Letter

Deliver the 
Schematic Design  

Application & Submittal 
Package to MDRB

MDRB Meeting
Schematic Design Review

MDRB Meeting
Final Plan Review

If in compliance/
approved

If in compliance/
approved 

Prepare the 
Schematic Design  

Application & 
Submittal Package

Prepare the 
Final Plan Application & 

Submittal Package

Prepare Revised
Submittal Package

Submit Revised 
Submittal  Package

MDRB Meeting 
Schematic Design Review

Deliver the 
Final Plan Application & 

Submittal Package 
to MDRB

MDRB 
Preliminary 

Approval Letter

MDRB meetings are 
scheduled two weeks 
following receipt of a 

complete submittal package

If in compliance/
approved

If not in compliance/ 
rejected 

Prepare Revised 
Submittal Package

Submit Revised 
Submittal  Package

MDRB Meeting
Final Plan Review

If in compliance/
approved

If not in compliance/ 
rejected 

If not in compliance/
rejected 

If not in compliance/ 
rejected 

Schematic Design Phase

Design Development Phase

MDRB Design Review Process
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7.1 Design Review Meetings

Through a series of consultations and meetings, MDRB will evaluate all development 

applications based on the provisions contained in the Master Design Guidelines.  

Other than specific limitations and regulations imposed by ICT (e.g., height, site  

coverage, density, roof materials) and those arising from the Peninsula Papagayo  

Master Concession and Master Declaration, the interpretation of these standards is  

left up to the discretion of the MDRB. 

Pre-Design Meeting 
Prior to the preparation of any materials for formal MDRB review, the Owner and/or  

authorized representative(s) of the Owner must meet with the MDRB Executive  

Coordinator for a Pre-Design Meeting to review relevant regulations and identify  

potential development issues.

Schematic Design Review Meeting 
Following the pre-design meeting, Applicants should proceed to prepare and submit 

to MDRB for review and approval a Schematic Design Package—defined in Section 7.2. 

The Architect or Engineer of Record shall prepare and certify all architectural and  

engineering plans. All landscape plans shall be approved and certified by a Landscape 

Design Professional. Please refer to the appendix for the defined terms.

The Schematic Design Package should be delivered to the MDRB office at least two (2) 

weeks before the meeting date at which the Architect and/or Owner Representative 

wish to present the package. The MDRB will review and comment on the Schematic  

Design Package at the meeting and allow time for discussion with the Owner  

Representative. After completing its review, the MDRB will vote to approve the  

Schematic Design Package with prior-to conditions or disapprove. All decisions taken 

by MDRB will be included in a summary of the meeting and forwarded to the Owner 

Representative in writing within 10 business days. If approved, Applicants may proceed 

to prepare and submit the Final Design Package for review and approval by the MDRB.  

If approved with conditions, Applicants may resubmit a revised Schematic Design  

Package to the MDRB or may move forward and prepare a Final Design Package for 

MDRB review and approval. Applicants who choose the latter option do so at their own 

risk. If the MDRB does not approve the Final Design Package, Applicants must redesign 
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and resubmit a new Schematic Design Package. There will be no charge for such  

resubmission. Schematic Design Package approval is valid for a period of one year,  

after which time a new submittal and review fee is required.

Final Design Review Meeting 
Within twelve (12) months of approval of the Schematic Design Package, Applicants 

should submit to MDRB for review and approval a Final Design Package—defined  

in Section 7.2. The Architect or Engineer of Record shall prepare and certify all  

architectural and engineering plans. All engineering plans shall be prepared and  

certified by a licensed Engineer. All landscape plans shall be approved and certified 

by a landscape design professional with appropriate credentials, as approved by the 

MDRB. Upon receipt of a full and complete Final Design Package, the MDRB shall add 

the application for review at the next scheduled meeting or a later meeting if desired 

by the Owner. MDRB will review and comment on the Final Design Package at the 

meeting and allow time for discussion with the Architect and/or Owner Representative. 

After its review, MDRB will vote to approve, approve with conditions, or disapprove 

the Final Design Package. If the Final Design Package is approved (the “Final Design 

Approval”), Applicants may then proceed and apply for all required Building Permits 

based on the approved Final Design Package. If approved with conditions, Applicants 

must re-submit a revised Final Design Package until unconditional approval is received 

from the MDRB. If MDRB rejects the Final Design Package, Applicants must resubmit 

a new Final Design Package for review and approval. There will be no charge for such 

resubmission. All decisions taken by MDRB will be included in a summary of the  

meeting and forwarded to the Owner Representative in writing within 10 business days. 

Final MDRB approval is valid for a period of two (2) years, after which time the entire 

review process (including review fees), starting with the Schematic Design Package, 

must be reinitiated.

7.2 Process And Submittals

This section contains the overall approval roadmap, and the specific deliverables  

required by MDRB at each step of the design review and construction process. 
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Pre-Design Meeting

Purpose

Provide the Owner Representative with the information necessary to initiate the 
design and approval process.

Identify potential design issues in the context of existing site conditions and  
the Master Design Guidelines. 

Deliverables

The Architect/Owner Representative should have a working knowledge of the  
Master Design Guidelines before the Pre-Design Meeting.

General Discussion Topics

Homesite characteristics and existing conditions, including any Restricted Trees 
and Landmark Trees.

Questions regarding the MDRB Design Review Process.

Schematic Design Review Meeting

Purpose

For Applicants to present the Schematic Design Package

For the MDRB to ask questions about the project and to discuss potential  
compliance issues

For the MDRB, following the Applicant’s presentation, to vote to either approve, 
approve with prior-to conditions or reject the Schematic Design Package

Before Meeting

Applicants must deliver a complete Schematic Design Package to the MDRB office 
at least two weeks before the meeting date. The MDRB Executive Coordinator will 
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inform the applicant if the package is incomplete. After the applicant has met  
all submittal requirements, the project will be placed on the agenda of the next 
MDRB meeting. 

One (1) week before the Schematic Design Review Meeting, Applicants must  
ensure that the primary building corners and center of the driveway are surveyed 
and properly staked on the Homesite. In some instances, MDRB may require that 
roof ridge line flags be erected to indicate the proposed heights of buildings.

Submittal Requirements

One full-sized set of drawings at the scale(s) indicated, signed by the Architect,  
including all the information set out in this section below (the “Schematic  
Design Package”)

Digital copy of all drawings saved to a CD or USB drive in Adobe PDF  
read-only format

Completed and signed Application Form (attached as Appendix D)

Payment of the Schematic Design Package review fee in the form of a wire transfer 
payable to: “Asociación Maestra de la Comunidad del Resort Península Papagayo” 
(cédula jurídica 3-002-398720)

Variance request(s) and associated payment if applicable

Project Participants

A list containing the names and professional credentials of all design team members.

Location Map

A map drawn to 1:300 scale or larger showing the Homesite and its relationship to 

adjacent Homesites, improvements, view corridors, and environmentally sensitive 

areas that may be impacted by construction.

Existing Conditions Plan

Prepared and certified by a qualified topographer (certified by the College of 

Topographical Engineers of the Federated College of Engineers and Architects  
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of Costa Rica) at a minimum scale of 1:100, the Existing Conditions Plan verifies 

pad grades, tops and toes of slope, edges of existing features, and all Homesite 

attributes that will reasonably impact or be impacted by development. This survey 

should show existing topography at 1-meter contour intervals, Building Envelope, 

Homesite boundaries, all utility connections, Restricted Trees, Landmark Trees, 

and relevant existing conditions such as, but not limited to, natural waterways, 

walkways, and cart paths. Locations of all trees over 10cm caliper at 30cm above 

ground and any significant natural features such as rock outcrops or any significant 

drainage corridors must also be indicated. Refer to Appendix C, Homesite Survey 

Requirements, for specific information that must be shown on all surveys and site 

base plans.

Site Analysis

Minimum of 1:100 metric scale site analysis drawing illustrating development  

suitability, constraints, and opportunities including such factors as sun, wind,  

views, access, topography, and natural site features, based upon the Existing  

Conditions Plan.

Site Plan

Minimum 1:100 metric scale, based on the Existing Conditions Plan (Survey)  
showing the following:

Existing topography (1 meter contour intervals) with proposed mass grading

Building footprint with finished floor grades

Natural Area, Building Envelope, Transition Area, and Master Association  
Landscape Area

Location of all existing trees having a trunk measuring 15 cm or more in diameter

Trees the Applicant proposes to remove

Location of rock outcroppings and boulders

Orientation and photos of primary views from site
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Location of archeological findings if any

Location and height of proposed retaining walls

Location of driveway, parking areas, turnarounds and/or other paved areas with 
finish grades and materials indicated

Location of fences/walls, patios, decks, walks, pools and any other site amenities

Location of trash containers

Location of utility services

Location of pet facilities

On-site drainage retention and storm water connections to existing  
drainage features

Site coverage calculation in accordance with ICT requirements

Site Sections

Minimum 1:100 metric scale, showing: proposed buildings, building heights,  

elevations, along with existing and finished grades in relation to its surrounding site 

(including adjacent Homesites and roads).

Schematic Building Elevations and Sections

Minimum 1:50 metric scale including indicating the following:

Roof heights

Existing and finished grades

Exterior materials and preliminary color choices

Doors and windows

Exposed foundation materials

Deck, railing and exterior stair materials (color chips and samples recommended)
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A minimum of (4) elevations and (2) sections shall be submitted; one elevation 
must illustrate shadows and proposed materials and colors

Schematic Floor Plans

Minimum 1:50 metric scale to include general construction type, configuration and 

use of all rooms and spaces within the residence, and exterior lighting schemes 

with location of fixtures.

Schematic Roof Plan

Minimum 1:50 metric scale to include general construction type, roof slopes  

(including location of drainage systems), along with exterior roofing materials  

and colors (color chips recommended).

Schematic Landscape Plan

Minimum 1:100 metric scale schematic landscape plan illustrating:

Existing and proposed trees and vegetation

Plant list with both botanical and common names along with reference images

Conceptual planting scheme showing location of plant material categorized by use 
(i.e. screening, flowering, accent, ground cover, etc.)

Irrigated area

Drainage plan

Exterior lighting plan

Erosion control measures

Area of disturbance

Paving and patio areas with materials and colors

Garden walls and walks with materials and colors (color chips recommended)
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Pools and terraces

Water features and exterior artwork

Preliminary Environmental Impact Assessment

A letter signed by the Architect of Record summarizing the estimated  

environmental impacts of the proposed development, including: 

Estimate of embodied carbon within an order of magnitude *

Estimate of operational carbon within an order of magnitude *

A preliminary strategy to compensate for the total building life cycle impacts  
that prioritizes a reduction first approach (reducing operational energy use and 
embodied emissions) and embraces the potential of local offsets to facilitate  
positive social and environmental impact in pursuit of overall net zero emissions

*For methodology and assistance in completing the Environmental Impact  

Assessment, please contact the MDRB Executive Coordinator

Study Model

The model can be either physical or 3D digital

If physical, the model must be at a minimum scale of 1:150 in metric

The area of the model should extend from the roadway in front of the Homesite  
to no less than ten meters beyond the rear boundary of the Building Envelope,  
extending the full distance from side lot line to side lot line, accurately depicting 
the proposed Improvements and information contained on the Existing  
Conditions Plan
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Final Design Review Meeting

Purpose

For the Applicant to present the Final Design Package (100% DDs)

For the MDRB to ask questions about the project, and to discuss potential  
compliance issues

For the MDRB, after the Applicant’s presentation, to vote to either approve,  
approve with prior-to conditions, or reject the Final Design Package

Before Meeting

The Applicant must deliver a complete Final Design Package to the MDRB office at 
least two weeks prior to the date of the meeting at which the applicant desires to 
present the package

If the Final Design Package is not complete, the MDRB will inform the Applicant, 
and after the Applicant has met all the submittal requirements, the project will be 
placed on the agenda of the next MDRB meeting

The MDRB Executive Director will contact the Applicant to notify them of the 
meeting date 

The Applicant may attend this meeting in person or remotely via conference call

Submittal Requirements

One full-sized set of drawings at the scale(s) indicated, signed by the  
Architect of Record, including all of the information set out in this section below  
(the “Final Design Package”)

Material and Color Board, with all related specifications and color codes

Digital copy of all drawings saved to a CD or USB drive in Adobe PDF  
Read-only format

Completed Application Form (attached as Appendix C)
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Payment of the Final Design Package Review fee in the form of a wire transfer  
payable to: “Asociación Maestra de la Comunidad del resort Península Papagayo” 
(cédula jurídica 3-002-398720)

Variance request letter and payment of associated fee if applicable

Site Plan 

1:100 metric scale minimum, must illustrate the complete lot, including:

Existing topography and proposed grading (1-meter contour interval)

Existing trees with a caliper over 15 cm indicating any trees that are intended to  
be removed. 

All major vegetation areas that are existing

Any archeological areas on the site

Utility locations and tie-in points

Property boundaries and existing restrictions, setbacks

Drainage

Building configuration with roof plan, decks and terraces, indicating finished  
floor grades

Access driveway, parking area, and turnarounds

Proposed area of construction disturbance

Fences and walls showing top and bottom elevations

Patios, courtyards, pools and any other site amenities

Site coverage calculation
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Roof Plan

1:50 metric scale minimum indicating:

Roof pitch and direction of slope

Ridges, valleys, hips and pitch breaks

Roofing materials

Skylights and dormers

Gutters and downspouts

Foundation Plan

1:50 metric scale minimum indicating top and bottom elevations of all walls,  
unexcavated areas, and crawl space areas

Floor Plan and Interior Architecture

1:50 metric scale minimum, indicating:

Overall building configuration and dimensions

All room dimensions and room layouts

Exterior door and window locations and sizes

Location of mechanical and electrical systems and fire sprinkler and monitoring 
systems

Location of air conditioning system components, gas tanks, irrigation water tanks, 
generators, etc.

Mechanical rooms and flue/duct chases

Location and type of all exterior lighting fixtures with cut sheets

Kitchen appliances
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Floor plans of all garages, accessory, or ancillary structures

Landscape Plan

1:100 metric scale minimum, indicating:

Location of existing trees (over 15 cm caliper) to be saved and removed

Planting plan by species and size of all proposed trees, shrubs, and ground cover

Patio, deck, and other hardscape areas

Swimming pools and hot tubs

Driveway and parking areas

Retaining walls

Fences and privacy walls

Pet facilities

Service areas

Exterior lighting

Irrigated areas

Area of disturbance, revegetation, and plant protection

Address sign

Water features and exterior artwork

Exterior Building Elevations and Sections

1:50 metric scale minimum, illustrating the following:

The highest ridge of the roof, the elevation of each floor, and the existing and 
finished grades for each elevation oriented in accordance with the site plan
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Interior/exterior relationships

All materials, colors and finishes including walls, roofs, vents, floors, porches,  
terraces, patios, windows, doors and light fixtures

Profile, size, and material used for exterior trim detailing, including trim around 
doors and windows

Expressed exterior structural components

Satellite dish sizes and locations

Utility meters and connections

Address marker design and location

Drainage details

A minimum of (4) elevations and (2) sections shall be submitted; all exterior  
elevations must illustrate shadows and proposed materials and colors

Exterior Finishes and Details

Indicating the visual expression of materials, structure finishes, trim, soffit and  

fascia, railings, chimney caps, and other such details.

Material and Color Board

Describing through actual samples the proposed exterior materials for all building 

elements, including:

Roof material and color(s)

Wall materials and color(s)

Exterior trim material and color(s)

Exterior material and color(s) of windows and doors

Exterior stone/rock
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Fence/wall materials

Exterior railings

Paving and deck materials

Product information and color codes for all exterior materials

Updated Environmental Impact Assessment

An updated letter signed by the Architect of Record summarizing the revised  

environmental impacts of the proposed development, including:  

Updated estimate of embodied carbon within an order of magnitude *

Updated estimate of operational carbon within an order of magnitude *

An updated strategy to compensate for the total building life cycle impacts  
that prioritizes a reduction first approach (reducing operational energy use and 
embodied emissions) and embraces the potential of local offsets to facilitate  
positive social and environmental impact in pursuit of overall net zero emissions

*For methodology and assistance in completing the Environmental Impact  

Assessment, please contact the MDRB Executive Coordinator

Study Model

The model can be either physical or 3D digital

If physical, the model must be at a minimum scale of 1:150 in metric

The area of the model should extend from the roadway in front of the Homesite  
to no less than ten meters beyond the rear boundary of the Building Envelope,  
extending the full distance from side lot line to side lot line, accurately depicting 
the proposed Improvements and information contained on the Existing  
Conditions Plan
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7.3 Modifications

Any change that affects an exterior element such as a building facade, ancillary  

structure, driveway, wall or landscaping, which varies from the plans and  

specifications forming part of the approved Final Design Package, is subject to the  

prior review and approval of MDRB. The Owner Representative should submit a  

complete modification package to the MDRB office at least two weeks prior to the  

date of the meeting at which the applicant desires to present the package. If the  

package is not complete, the MDRB will inform the applicant, and after the applicant 

has met all the submittal requirements, the project will be placed on the agenda of the 

next MDRB meeting. The MDRB Executive Director will contact the applicant to notify 

them of the meeting date. The applicant may attend this meeting in person or remotely 

via conference call. MDRB will review the modified plans and provide the applicant with 

a summary of its review in writing within ten (10) days of the meeting.

Submittal Requirements

One (1) full-sized set of drawings clearly illustrating all proposed revisions must 
be submitted to the MDRB at least two weeks prior to the date of the meeting at 
which the applicant desires to present the proposed modifications. All such  
changes must be shaded or otherwise identified on all affected drawings, and all 
drawings must be coordinated and certified by the Architect or Engineer of Record

Modifications to the Final Design Package are subject to MDRB review fees based  
on the scope of change—see Section 7.6.5. If such variations, additions, or  
modifications affect 25 percent or more of the floor plan, or if they affect the  
building massing or siting, MDRB will require Owners to submit a new Final  
Design Package

Completed Application Form (attached as Appendix D)

Payment of the applicable MDRB review fee in the form of a wire transfer  
payable to: “Asociación Maestra de la Comunidad del resort Península Papagayo.” 
(cédula jurídica 3-002-398720)
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7.4 Building Permits

Following Final Design approval from the MDRB (valid for two years provided there  

have not been any significant design changes), Owners must meet all the other  

submittal and approval requirements of the Costa Rican Institute of Tourism (ICT), the 

Costa Rican Federated College of Engineers and Architects of Costa Rica (C.I.F.A.), the 

National Environmental Technical Secretariat (SETENA), the Ministry of Environment 

and Energy (MINAE), and the local municipality—see approval roadmap on page 65.

7.5 Construction Monitoring

During the construction process, MDRB will conduct site inspections at each of the  

following construction milestones:

• Inspection #1: Layout

• Inspection #2: Framing and Mock-up

• Inspection #3: Exterior Materials & Finishes

• Inspection #4: Landscape

The purpose of each inspection is to verify compliance with the approved Final Design 

Package, Construction Management Plan, and the Rules and Regulations of the  

Peninsula Papagayo Resort Community Master Association. These reviews are separate 

from inspections required by the municipality and other government agencies and  

shall not be considered a replacement for such inspections. Applicants are required to 

submit a written request to the MDRB office for each inspection. Inspections will be 

carried out and an inspection report will be issued within 10 business days. Prior  

to each inspection, the Architect or Engineer of Record shall certify in writing that all 

Improvements are consistent with the Final Design Package and in compliance with  

all Building Permits.

Layout Inspection 
At this stage the following items will be reviewed:

Location and height of foundation elements compared to the approved  
Final Design
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Framing and Mock-up Inspection 
The framing review is to be conducted after all electrical, mechanical, and gas rough-ins 

are completed, and prior to the installation of insulation. Items to be reviewed at this 

stage include:

Building frame and roofing compared to approved Final Design

Location and size of doors and windows compared to approved Final Design

A full-scale mock-up accurately representing exterior finishes in accordance with 
the Final Design Approval, if applicable.

Exterior Materials & Finishes Inspection 
The exterior materials and finishes inspection is to be conducted once all exterior  

materials and finishes are completely installed to ensure consistency with the approved 

mock-up(s). Deviations from the approved mock-up may result in additional submittal 

requirements and review fees per Sections 7.3 and 7.6.

Landscape Inspection 
The landscape inspection will occur once all fine grading and earthwork are complete 

and planting has been installed and is sufficiently established. Items to be reviewed  

include plant material and placement relative to the approved Final Design Package 

and established setbacks. If planting deviates from the approved Final Design Package,  

additional submittal requirements and review fees may apply—see Sections 7.3 and 7.6.

7.6 Standard Policies

Non-Waiver Agreement 
MDRB approval of any drawings or specifications or work done or proposed shall  

not be deemed to constitute a waiver of any right to withhold approval of any similar 

drawing, specification, or matter whenever subsequently or additionally submitted for 

approval. For example, MDRB may disapprove a design that does not comply with the 

Construction Documents Review even though such non-compliance may have been 

unnoticed or overlooked at the time of Design Development Approval. Furthermore, 

should MDRB overlook or not be aware of any item of non-compliance at any time 
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during the review process, construction process, or its final observation prior to issuing 

its Certificate of Completion, the Owner is in no way relieved from compliance with the 

Master Design Guidelines or any other applicable codes, ordinances, or laws.

Notice Of Non-Compliance And Red Tag/Stop Work Notice 
If, during a site inspection, MDRB finds changes or alterations that have not been  

approved, MDRB will issue a Notice of Non-Compliance within ten (10) working days of 

the observation. The MDRB will describe the specific instances of non-compliance and 

require the Owner to comply or resolve the discrepancies. The Owner will then have 

thirty (30) days to remedy the non-compliance unless otherwise agreed to in writing by 

MDRB. MDRB has the authority to place a Stop Work Notice (“Red Tag”) at the job site 

to enforce compliance. 

Certificate Of Completion And Occupancy 
MDRB must issue a Certificate of Completion and Occupancy before occupancy of the 

Residence. The process for receiving the Certificate of Completion and Occupancy is  

as follows:

The Owner Representative shall notify MDRB in writing when construction is 
deemed complete by the Contractor (“Notification of Completion”).

The Notification of Completion shall include a signed letter from the Architect  
or Engineer of Record certifying that the construction was completed in strict  
compliance with the Final Design Package and the conditions outlined in the  
Final Design Approval (“Certification of Compliance”).  

Within ten (10) calendar days of receipt of the Notice of Completion, the MDRB  
Executive Coordinator will conduct a site inspection to verify the Responsible  
Professional’s Certification of Compliance.

A Certificate of Completion and Occupancy will be approved by MDRB if the  
Project is verified to be in strict compliance with the Final Design Package and  
the conditions outlined in the Final Design Approval. 

Non-compliance 

If MDRB determines that the Project is not in strict compliance, a Notice of 

Non-Compliance will be issued, specifying the details of the non-compliance.  

Upon receipt of the Notice of Non-Compliance, the Owner Representative may:
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Undertake to remedy the non-compliance, and upon a finding by the MDRB  
Executive Coordinator that the Project is in Strict Compliance, a Certificate of  
Compliance and Occupancy will be issued; or

Request a meeting with the MDRB to explore the possibility of a Temporary  
Certificate of Compliance or a variance from the Final Design Package and the  
conditions set forth in the Final Design Approval. The granting of a Temporary  
Certificate of Compliance or a variance is at the discretion of the MDRB.

If the non-compliance condition cannot be resolved with the MDRB, the matter  
will be referred to the Master Association Board of Directors. 

Owner Compliance Deposit 
A compliance deposit is required from the Owner prior to the start of construction.  

The amount will vary according to total floor area, as follows:

Up to 5,000 sq. ft.: $20,000

5,001 sq. ft. to 7,500 sq. ft.: $30,000

7,501 sq. ft. to 10,000 sq. ft.: $40,000

Over 10,000 sq. ft.: $50,000

(“Owner Compliance Deposit”)

The purpose of the Owner Compliance Deposit is to promote compliance with the  

Master Design Guidelines generally, the First Design Approval specifically, and to assure 

the timely payment of associated fees or fines that may become due and payable to 

the Master Association or Master Developer.

The Owner Compliance Deposit shall be held until a Certificate of Completion and  

Occupancy for the project has been issued by the MDRB. If any aspect of the  

Owner’s Project is deemed to be non-compliant with the Final Design Approval, or if 

at the time that the refund of the Owner Compliance Deposit is requested, there are 

outstanding amounts due to the Master Developer or Master Association related to the 

utilities or the construction of the Project, the MDRB will so notify the Owner. If after 60 

days, the non-compliance or outstanding amount due has not been remedied, or a plan 
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for bringing the Project into compliance has not been approved by MDRB, the MDRB 

may, at its discretion: (i) expend all or a portion of the Owner Compliance Deposit to 

bring the project into compliance, (ii) expend all or a portion of the Owner Compliance 

Deposit to pay for the outstanding amounts due, or (iii) continue to hold the Owner 

Compliance Deposit until such time as any non-compliance or the outstanding amount 

due has been satisfied.

MDRB REVIEW FEES

Schematic Design Review: $2,000

Final Design Review: $2,000

Modifications: $250

Minor Changes: TBD

Variances: $500 each

Applicable Tax not included.
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APPENDIX A -  DEFINED TERMS
Unless otherwise indicated, all capitalized terms set forth in the Master Design Guidelines 

shall have the meaning outlined in the Master Declaration. Many of the following terms 

are used throughout these Master Design Guidelines; therefore, the section number(s) 

referenced for each term should not be construed as comprehensive.

Accessory Dwelling Unit – A building, either attached or detached from a Dwelling 

Unit, which contains one (1) or more rooms which comprise a fully functional living unit, 

including a kitchen and bathroom, capable of being occupied by one or more persons 

living independently from the Dwelling Unit. No more than two Accessory Dwelling 

Units shall be permitted on any Homesite, of which no more than one may be  

allocated as Service/Caretakers Quarters and no more than one may be allocated  

as Guest Quarters.

Ancillary Structures – Those secondary structures directly related to a residence such 

as a garage, pool equipment enclosure, trash enclosure, or landscape structure.

Applicant – The Owner requesting approval from MDRB.

Approved Builder – A qualified contractor in good standing with MDRB with a valid 

Approved Builder Agreement per Section 6.1. 

Architect – An individual licensed to practice architecture in Costa Rica, any State  

within the United States, or any other jurisdiction approved by the MDRB.

Architect or Engineer of Record – An individual licensed to practice architecture or 

civil engineering in Costa Rica by the College of Engineers and Architects of Costa Rica 

(CFIA), whose stamp appears on the plans submitted to MDRB.

Association Landscape Area – As shown on all Homesite Diagrams, the portion of the 

Homesite typically adjoining the main or secondary road; this area will be planted and 

maintained by the Master Association.

Building Permits – Those approvals and documents required and issued by the  

appropriate municipal and national governmental entities controlling the construction 

of buildings and site Improvements in Guanacaste; not to be confused with the design 

approvals required under this document.
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Class I System – A system that provides a 2 1/2” (65mm) hose connection to  

supply water for use by the Peninsula Papagayo Fire Department. Each of the hose 

connections shall be capable of providing a minimum of 250gpm at 100psi.

Construction Documents – Those plans and specifications prepared by the Architect 

and consulting engineers that describe the Improvements to be constructed.

Construction Management Plan – A detailed plan and description showing the area 

and manner in which all construction activities will be confined and how the remaining 

portions of the Homesite will be protected.

Contractor – An Approved Builder responsible for constructing the Residence, in  

accordance with the Final Design Package and Building Permits for the project.

Design Review Process – The process for reviewing and approving Homesite  

Improvements administered by the Master Design Review Board — See Section 7.

Dwelling Unit – A building containing one or more rooms, including one or more  

bathrooms but no more than one kitchen, designed for occupancy by one (1) family  

for residential purposes.

Engineer – Engineer means a civil engineer registered and licensed by the College of 

Engineers and Architects of Costa Rica (CFIA). 

Final Design Package – The submittal required for Final Design Review, described in  

Section 7.2 on pages 71-76. 

Fire Department Connection (Siamese connection) – A connection through which  

the Fire Department can pump supplemental water into the sprinkler system, standpipe 

system, or other water-based fire protection system according to the building design. 

The Siamese connection must have the same number of 2 1/2” (65mm) inlet  

connections as per Class I Hose Valves are needed to cover all the area. The location 

of the Fire Department Connection (Siamese connection) and the Class I Hose Valves 

should be approved by the Peninsula Papagayo Fire Department.

Floor Area – The Floor Area, for purposes of these guidelines, shall be the enclosed 

habitable indoor space, measured from the inside of interior walls. It will not include 

garage, mechanical, deck, or terrace spaces.

https://www.peninsulapapagayo.com/master-design-guidelines/design-review-process/
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Guest Quarters – A building to be occupied by the Owner, the Owner’s family, or  

the Owner’s guests containing no more than 800 square feet of interior space for 

Dwelling Units of 4,000 square feet or less of interior air-conditioned space. Guest 

Quarters for Dwelling Units that exceed 4,000 square feet of interior air-conditioned 

space shall not exceed twenty percent (20%) of the square footage of the Dwelling 

Unit or 1,500 square feet of interior space, whichever is less. Guest Quarters shall not 

contain a full-service kitchen. The kitchen area of Guest Quarters shall only be served 

with 110-volt electric circuits. Refrigerators may not be greater than 8-cubic feet. No  

ovens are permitted. Guest Quarters shall not be rented or leased other than in  

conjunction with the rental or lease of the Dwelling Unit.

Guanacaste Wall – The traditional dry-stacked stone walls seen throughout the  

agricultural areas of Guanacaste.

Homesite – Synonymous with Lot/Unit. Homesite shall mean any plot of real property 

within Peninsula Papagayo Resort Community shown on any final registered map  

intended to be improved with one single-family dwelling.

Homesite Diagram – A diagram prepared by the Master Developer for a specific  

residential lot. The diagram will indicate important design considerations and  

constraints to be addressed in the design of the residence.

ICT – ICT shall mean the Costa Rican Tourism Institute, the governmental authority 

which granted the Peninsula Papagayo Master Concession on the Peninsula Papagayo 

Master Concession Property, and which is solely responsible for granting further con-

cessions with respect to the Lot/Units and Parcels comprising the Peninsula Papagayo 

Resort Community. This entity controls the concession land at Peninsula Papagayo. 

Improvement(s) – Improvement(s) shall mean any change from natural grade  

(including removal of vegetation or trees), destruction of vegetation and tree removal, 

all structures, buildings, landscaping and appurtenances thereto of every type and kind, 

including, but not limited to, buildings, outbuildings, walkways, trails, the paint on all  

exterior surfaces, waterways, sprinkler pipes, irrigation systems, storm drainage  

systems, garages, swimming pools, hot tubs, spas, tennis courts, golf courses, putting 

greens, improved beach areas, marinas and channels and other recreational facilities, 

roads, driveways, parking areas, fences, screening walls, retaining walls, stairs, decks, 
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hedges, windbreaks, plantings, planted trees and shrubs, fire breaks, poles, signs, and 

solar equipment to the extent allowed by the Master Design Guidelines.

Landmark Trees – Trees identified by the Master Developer that have a particular size, 

form, and character such that they provide an added value to the individual property 

and the Resort Community in general. Refer to Individual Homesite Diagrams for the 

location and designation of Landmark Trees.

Landscape Design Professional – A professional approved by MDRB with significant 

experience in designing and installing landscape improvements.

Light Reflectance Value (LRV) – A numerical designation representing the amount  

of light a color reflects. The higher the LRV value, the greater the amount of light  

reflected, and therefore the lighter the color will appear.

Master Association – The Master Association shall mean the Peninsula Papagayo Resort 

Community Master Association.

Master Declaration – The Master Declaration shall mean the Master Declaration of  

Covenants, Conditions and Restrictions, and Reservation of Access Ways for the  

Peninsula Papagayo Resort Community, as it may be amended from time to time.

Master Design Guidelines – The Master Design Guidelines shall mean those  

architectural rules, regulations, and guidelines from time to time adopted by the  

Master Design Review Board with respect to structures, landscaping, fences, and other 

Improvements. The Master Design Guidelines may impose different conditions and  

special design standards upon various Homesites, Lots/Units, Parcels, or  

Neighborhoods in light of topography, location, visibility, or other factors.

Master Design Review Board – Master Design Review Board (MDRB) shall mean the  

design review board established pursuant to the Master Declaration to review and  

approve all design of Improvements within the Peninsula Papagayo Resort Community 

(including landscaping) and any subsequent alterations thereof.

Master Developer – The Master Developer shall mean Ecodesarrollo Papagayo,  

SRL, and any successor or assignee designated as a successor Master Developer by 

recorded instrument.
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Neighborhood Associations – Each Neighborhood within the Peninsula Papagayo  

Resort Community may (but is not required to) form a separate owners association to 

administer and maintain aesthetic, recreational, or other improvements that are peculiar 

to that particular Neighborhood, and to exercise the voting rights of the Owners within 

the Neighborhood on Master Association matters requiring a vote of the Members.  

The formation will be by separate articles of organization, and each association may 

enact its own conditions, restrictions, and rights of access, provided, however, such 

conditions, restrictions, and rights of access are approved by the Master Developer,  

before the Class B Termination Date, or by the Board of Directors thereafter. Each  

such association is referred to herein as a Neighborhood Association and shall have  

jurisdiction over a Neighborhood concurrent with (but subject to) the jurisdiction of  

the Master Association. 

Non-Buildable Area – That portion of a Homesite, outside of the Building Envelope, 

that is considered non-buildable by the MDRB or Master Developer due to physical,  

archeological, or other constraints.

Notice of Non-Compliance – Notice of Non-Compliance shall mean the notice sent  

by the Master Design Review Board notifying a Homeowner that the Improvement  

constructed or installed on his or her Homesite, Lot/Unit or Parcel was built without  

obtaining approval of the Master Design Review Board or does not substantially  

comply with the plans approved by the Master Design Review Board.

Owner – Owner or Homeowner shall mean the Person or Persons, including Master  

Developer, holding title to a concession of record with respect to a Homesite/Lot/Unit 

or Parcel of Record within the Peninsula Papagayo Resort Community, excluding those 

Persons holding title as security for the performance of an obligation.

Owner Representative – That Architect, or Engineer, with professional responsibility for 

the Project, registered and in good standing with the Costa Rican Federated College 

of Engineers and Architects, authorized by the Owner in writing to act on its behalf in 

connection with all matters about the MDRB application.

Peninsula Papagayo Construction Gate – A gated entry into Peninsula Papagayo  

designated for construction access. All construction traffic will be required to enter 

Peninsula Papagayo through the Construction Gate.
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Peninsula Papagayo Master Concession – Peninsula Papagayo Master Concession shall 

mean that certain grant of Concession to Ecodesarrollo Papagago, LTDA, by the ICT  

dated as of January 15, 1993, and all subsequent amendments thereto.

Peninsula Papagayo Resort Community/Peninsula Papagayo – Peninsula Papagayo 

Resort Community, Peninsula Papagayo or Property shall mean those areas that are 

subject to the Master Declaration, whether held in fee title or by Concession.

Person – Person means any individual, partnership, corporation, trust, trustee,  

unincorporated organization, and the heirs, executors, administrators, or other legal 

representatives of any individual.

Resort Operator – Resort Operator shall mean Ecodesarrollo Papagago, LTDA., or  

another entity designated by the Master Association.

Restricted Trees – Restricted Trees are those trees deemed ecologically significant and 

are therefore protected by the Costa Rican government. Restricted Trees cannot be 

removed without specific approval by the appropriate governmental agencies.

Service/Caretaker Quarters – An accessory Dwelling Unit designated as Service/Care-

taker Quarters shall consist of only one building and is considered accessory to a  

single-family Dwelling Unit, subject to the same requirements as the main house. These 

quarters shall be occupied by a person or family providing service/caretaker services 

for the subject Dwelling Unit and shall not be rented or leased other than in conjunction 

with the rental or lease of the subject Dwelling Unit. The maximum allowable interior 

air-conditioned space for the Service/Caretaker Quarters is 500 sq. ft. 

Setback – The distance from the property boundary to the Building Envelope of each 

Homesite. The setback will be indicated on each Homesite Diagram.

Site Coverage – The site area covered by the building foundation “footprint” plus all  

impervious surface areas such as terraces, walkways, driveways, auto courts, pools,  

and pool decks.

Stop Work Notice – The Stop Work Notice or “Red Tag” shall mean a stop work notice 

issued by the Master Design Review Board indicating that all construction activity must 

cease immediately.
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View Corridor – Areas designated within the open space or portions of private  

Homesites that are to be left relatively open to preserve the enjoyment of views  

from roads, trails, and residences within the community.
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APPENDIX B -  APPROVED PLANT LIST
Trees

Scientific Name

Acosmium panamense  

Albizia niopoides  
 

Anacardium  
occidentale 

Andira inermis  
 

Anona purpurea  

Anona glabra  

Astronium graveolens  
 

Azadirachta indica 

Bauhinia variegata

Bombacopsis quinatum 

Brosimum alicastrum 

Bucida buceras 

Bursera simaruba  

Caesalpinia coriaria 

Caesalpinia eriostachys 
 

Calliandra surinamensis

Cananga odorata 

Common Name 

Carboncillo 

Silk tree 
 

Cashew Nut 

Cabbage Tree 
 

Soncoya 

Pond Apple 

Ron ron 
 

Neem

Orchid Tree

Spanish Cedar

Mayan Breadnut 

Black Olive

Gumbo-limbo 

Indian Savin Tree

Indian Savin Tree 

Powder Puff

Ilan Ilan

Spanish Common Name

carboncillo - chichipate,  
comenegro, guayacán 

guanacaste blanco -  
cenizaro macho,  
gallinazo, gavilancillo

marañon  

almendro de montaña -  
almendro, arenillo,  
carne asada

toreta - gallina gorda,  
zoncoya

anona del rio - guanabana  
silvestre, 

ronron - comenegro,  
gateado, jaco, jacobillo,  
jocote de fraile, 

neem, nim 

arbol de orquidia

pochote - cedro pochote

ojoche - ojoche de fruta

olivo negro

indio desnudo - indio  
pelao, almácigo, caraña,

nacazcolo

saino - sainillo, saino  
de playa

pompón

ilang-ilang

Native

 

N 
 

 

N 
 

N 

N 

N 
 

N

N

N 

N

N 

Restriction

 

 
 

 

 
 

 

i 

 
 

i

 

 

Ref

T01 

T02 
 

T03 

T04 
 

T05 

T06 

T07 
 

T08

T09

T10

T11

T12

T13 

T14

T15 

T16

T17
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Calycophyllum  
candidissimum  

Carica papaya  

Cassia fistula 

Cassia grandis 

Cedrela odorata 

Ceiba pentandra 

Cecropia peltata 

Clusia rosea 

Coccoloba  
guanacastensis 

Coccoloba uvifera 

Cochlospernum  
vitifolium 

Cojoba arborea  

Conocarpus erectus  
 

Conocarpus erectus  
var. sericeus

Cordia collococa  
 

Cordia gerascanthus  

Crescentia alata 

Dalbergia retusa 

Delonix regia 

Dyphysa americana 

Lemonwood 
 

Papaya 

Golden Shower Tree

Pink Shower Tree

Spanish cedar

Kapok Tree

Trumpet Tree

Autograph Tree

Sea grape 

Sea grape

Poro-poro  

Wild tamarind 

Buttonwood 
 

Silver Buttonwood 

Clammy Cherry 
 

Princewood 

Mexican calabash

Rosewood

Flame-of-the-forest

American Diphysa

madroño - conejo,  
colorado, conchudo,  
sálamo, surá

papaya - papaya  
comarrona, suara, surepa

canafistula 

carao - carol, sandal,santal 

cedro

ceiba

guarumo

copey

papaturo 

uva de playa 

poroporo 

lorito - alagarrobo,  
ardillo, tamarindo

mangle verde -  
botoncillo, mangle negro,  
mangle torcido 

mangle plateado 

muñeco - buriogre,  
buriogre amarillo,  
babas y mocos 

laurel negro - laurel  
mastate

jicaro - sabanero, jicarillo

cocobolo - cachimbo

malinche - famboyan

guachipelin 

N 
 

N 

N

N

N

N

N

N 

N

N 

N 

N 
 

N 

N 
 

N 

N

N

N

 
 

i 

 

vii

 

 

vii 
 

vii 

 
 

 

T18 
 

T19 

T20

T21

T22

T23

T24

T25

T26 

T27

T28 

T29 

T30 
 

T31 

T32 
 

T33 

T34

T35

T36

T37
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Enterolobium  
cyclocarpum 

Ficus cotinifolia 

Ficus goldmanii 

Ficus jimenezii

Ficus elastica

Guaiacum sanctum 

Guazuma tomentosa 

Hymenaea courbaril  

Lysiloma divaricatum 

Manilkara zapota 

Moringa oleifera

Muntingia clabura  
 

Parkinsonia aculeata  

Plumeria rubra  

Psidium guajava 

Pterocarpus rohri 

Samanea saman 

Sapondias mombin

Sapondias purpurea 

Schizolobium parahyba 

Sideroxylon capiri  

Simarouba glauca  

Sterculia apetala 

Earpod Tree 

Higueron 

Chilamate

Higueron

Rubber Ficus

Lignum vitae

Guacimo

West Indian Locust  
Tree

Willow-leaf red  
quebracho

Níspero, zapote

Moringa

Capulin 
 

Jerusalem Thorn 

Fragipani 

Apple guava

Padauk

Rain Tree

Jobo 

Jocote

Brazillian firetree

Yellow tapir 

Paradise Tree 

Panama  

guanacaste - genizaro,  
jarina 

higueron

chilamates

higueron

ficus de hule

guayacal real

guacimo

 

quebracho 

nispero, zapotillo 

marango

chitató, chicható, nigua,  
chicató, chirriador,  
capulín, niguito

paloverde, espino del  
Cairo, espino negro

cacalojote, juche,  
flor blanca

guayabo

mukwa

cenizaro

jobo

jocote

gallinazo, gavilan, zorra

caracolillo, nispero de  
monto, tempisque

aceituno, manteco,  
negrito, olivo

panama, cataño,pan  
de leche

N 

N

N

N

N

N

N 

N 

N

N 
 

N 

N 

N

N

N

N

N

N 

N 

 

 

 

 

i

i

vi 
 

 

 

i

i

 

 

 

T38 

T39

T40

T41

T42

T43

T44

T45 

T46 

T47

T48

T49 
 

T50 

T51 

T52

T53

T54

T55

T56

T57

T58 

T59 

T60 
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Swietenia macrophylla 

Swietenia mahogoni 

Tabebuia orchracea 

Tabebuia impetiginosa 

Tabebuia rosea 

Tamarindus indica 

Tecoma stans  

Terminalia catappa 

Terminalia oblonga  

Brazilian Mahagany

Caoba

Gold trumpet tree

Ipe

Savannah oak

Tamarind

Yellow Trumpetbush 

Beach almond

Surah guayabón 

caoba

caoba

cortez, cortez amarillo

cortez negro, roble negro

roble de sabana

tamarindo

candelillo, carboncillo,  
serrecillo, vainillo 

almedro de playa 

escobo amarillo, guayabo  
de monte

N

N

N

N

N

N 

N 

 

 

T61

T62

T63

T64

T65

T66

T67 

T68

T69 

Palms

Ref

P1

P2

P3

P4 

P5 

P6

P7 

P8

P9 

P10

P11

Scientific Name

Acoelorrhaphe wrightii

Acrocomia crispa

Acrocomia vinifera 

Archontophoenix  
alexandrae

Archontophoenix  
cunninghamia 

Areca triandra 

Attalea rostrata 

Bismarckia nobilis 

Chamaedorea  
costaricana

Cryosophila warscewiczii

Cryosophila williamsii

Common Name 

Paurotis palm

Belly Palm

Grugru palm

Alexandra palm 

Piccabeen palm  

Golden feather palm

Central American  
Royal Palm

Bismarck Palm

Cat palm  

Silver Star Palm 

Root-spine palm

Spanish Common Name

Palma cuba 

Palmera Barrigona

coyol

palmera real australiana,  
palma alejandra

seafortia, Palma  
de Cunningham

palma bambú

Palma Real 

bismarca

pacaya, palmilla 

Guagara

Mojarillo

Native

 

 

N

N 

N 

N

Restriction

iii 

iii 
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P12 

P13

P14

P15

P16

P17

P18

P19

P20

P21

P22

P23

P24 

P25

P26

P27 

P28 

P29

P30

P31 

P32

P33 

P34

Chrysalidocarpus  
lutescens 

Coccothrinax argentata

Cocos nucifera 

Copernicia baileyana 

Dypsis lutescens

Elaeis oleífera

Encephalartos sp.

Euterpe microspadix

Euterpe oleracea

Geonoma longevaginata

Heliconia nicoli

Heliconias sp

Hyophorbe lagenicaulis  

Livingstonia chinensis 

Molineria capitulata

Phoenix sylvestris 

Phoenix reclinata  

Phoenix roebelenii 

Phoenix canariensis

Ptichosperma  
macarthurii 

Rhapsis excelsa 

Sabal palmetto 

Wodyetia bifurcata 

Multi Palm  

Silver Palm

Coconut

Baily Palm

Areca Palm

American Oil Palm

Kaffir bread

Bamboo Palm 

Assai Palm

Súrtuba

Giant Bird of Paradise

Lobster Claw

Bottle Palm  

Chinese Fan Palm

Palm Grass

Silver Date Palm 

Reclining Date Palm  

Pygmy Date Palm 

Phoenix

Macarthur Palm  

Lady Palm 

Sabal Palm 

Foxtail Palm

areca, palma de frutos  
de oro

Palma de plata

coco, cocotero

Palma Yarey

palma areca, Palmera Bambú

Coquito

Pan de Kaffir

Palmito

Palma asai

Súrtuba.

Ave de paradiso grande

heliconia roja

Palma botella o Palmiste  
Gargoulette

palmera de abanico china

coquillo

Phoenix de la India o dátil  
silvestre

Palma datilera del Senegal,  
palma fénix

Robeleni

Palma canaria

Palma Macarthur 

Palmera bambú

Palmera de Carolina, palma  
cana, guana cana

Cola de zorro

N 

N

N

N

N

N 

 

 

 

 

 

iii

v

 

iii 

iii 

iii

iii

iii 

iii

iii 

iii
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Bamboo

Shrubs and Accents

Ref

B1 

B2

B3 

B4 

Ref

S1 

S2

S3

S4

S5

S6

S7

S8

S9 

S10

S11

S12

S13

S14

S15

Scientific Name

Bambusa ventricosa  

Bambusa vulgaris 

Bambusa  
dendrocalamus asper

Guadua angustifolia 

Scientific Name

Acanthocereus  
tetragonus

Agave sp 

Agave americana

Agave variegada

Allamanda neriifolia 

Allamanda cathartica

Aloe variegata

Alpinia purpurata 

Alpinia zerumbet  

Ananas comosus

Anthurium salvanni

Musa

Bougainvillea glabra 

Bromilia pinguin 

Bromelia spp 

Common Name 

Budda Belland  
Bamboo Gramineae

Bambu Gramineae

Green Bamboo 

Columbian  
Timber Bamboo

Common Name 

night-blooming  
cereus

Agave

Century Plant

Agave

Bush Allamanda

Allamanda

Aloe

Red Ginger

Shell Ginger 

Minuature Pineapple

Tobaco plant

Banana

Bougainvillea 

Pinguin Bromelia 

Bromeliads 

Spanish Common Name

bambu budda 

bambú amarilla

bambú gigante 

guadua 

Spanish Common Name

Tuna cardón 

agave

agave azul

agave

jalapa

alamanda, jalapa amarilla

zabilla

antorcha

lagrimas de san juan, lirio  
de colon, collar de reina

piña

tabacon

banano

venadera

pinguin, piña de ratón

bromelia

Native

 

 

N  

Native

N 

 

N

N

Restriction

i 

i

i 

i 

Restriction

 

 

ii

ii, v
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S16

S17 

S18

S19 

S20

S21

S22

S23 

S24

S25

S26

S27

S28

S29

S30

S31

S32

S33

S34

S35

S36

S37

S38

S39

S40

S41

S42

Brunfelsia pauciflora 

Caesalpinia pulcherrima  

Calathea lutea

Capparis  
cynophallophora 

Carissa macrocarpa 

Cassia bicapsularis 

Chrysobalanus icaco 

Chrysopogon  
zizaniodes

Codiaeum variegatum 

Cordyline terminalis 

Cortaderia selloana 

Crinum amabile 

Crinum asiaticum 

Crinum americanum

Cycas circinalis

Cycas revoluta

Dioon mejiae

Dioon spinulosum

Dracaena marginata 

Dracaena reflexa 

Duranta repens 

Euphorbia milli

Ficus nitida

Ficus microcarpa

Forestiera segregata 

Galphimia glauca 

Hamelia patens 

Tomorrow

Dwarf Poinciniana 

Cigar calathea

Black Willow  

Carissa 

Cassia Shrub

Icaco/Cocoplum

Vetiver Grass 

Croton

Ti Plant 

Pampas Grass 

Crinium Lily 

Crinum Lily 

Crinum Lily 

Queen sago

King Sago palm

Sacred Ear Dioon

Giant Dioon

Red-Eyed Dracaena 

Song of India 

Golden Dewdrop

Christ Thorn

Nitida

Curtain fig

Wild Olive

Thryallis 

Firebush 

san juan, ayer, hoy y mañana 

claveliana, hoja sen,  
malinche

bijagua, platanilla

camaron blanco 

carissia

senna

icaco

vetiver 

croto 

cana india, 

pasto de pampas, cortadera

lirio arania 

lirio 

Lirio

cica

cica

palma teosinte

coyolito de cerro

dracaena marginata

estrella de belen 

duranta

corona de Cristo

laurel de indias

microcarpa

olivo

buton de oro

candelita

N 

N

 

N

 

N

N

N

N

N

 

 

 

iv

iv

iv

iv
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S43

S44

S45 

S46

S47

S48

S49

S50 

S51 

S52

S53

S54

S55 

S56

S57

S58

S59

S60

S61 

S62 

S63 

S64 

S65

Hibiscus rosa sinensis 

Ixora coccinea 

Ixora coccinea ‘Petite’  

Jasminum multiflorum 

Jasminum volubile 

Jatropha integerrima

Jatropha multifida

Lantana camara  

Lantana camara  
‘Gold Mound’ 

Lantana montevidensis 

Ficus elastica

Ligustrum japonicum 

Ligustrum sinense  
‘Variegatum’ 

Murraya paniculata 

Nerium oleander 

Palicourea guianensis

Pandanus ssp 

Pandanus utilis

Pennisetum setaceum  

Pentas lanceolata  

Philodendron selloum  

Philodendron xanadu  

Pittosprum tobira

Hibiscus 

Ixora 

Dwarf Ixora 

Star Jasmine 

Wax Jasmine 

Peregrina 

Coral Plant

Lantana  
Verbenaceae

Gold Mound Lantana  
Verbenaceae

Trailing Lantana 

Rubber Ficus

 Japanese Privet 

Varigated Chinese  
Privet Oleaceae

Orange Jasmine 

Oleander 

Showy Cappel

Pandanas 

Screwpine

Fountain Grass  

Penta  

Split Leaf  
Philodendron

Xanadu  
Philodendron

Tobira

amapola, clavelon

flor de fuego, 

flor de fuego, moño  
de señora

jazmin estrella 

jazmin

jatropha

jatropha

camara, lantana y bandera  
española

lantana, cinco negritos  

lantana rastrera 

ficus de hule

aligustre

aligustrina, ligustrina  

mirto 

laurel de flor, oleander

cafecillo

pandanos, palma de tornillo

pandano

hierba penacho, hierba  
fuente africana.

pentas, flor estrellita  
de jardín

filodendro de hoja cortada 

garra de León  

pitosporo japones 

 

N 

N 

 

N

N
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S66

S67

S68

S69 

S70

S71

S72

S73

S74 

S75

S76

S77

Psittacorum heliconia

Opuntia ficus-indica

Russelia equisetiformis 

Sanseveria trifasciata 

Scaevola frutescens 

Schefflera spp.

Stenocereus arigonii 

Swinglea glutinosa

Turnera ulmifolia  

Yucca gigantea

Zamia furfuracea

Zamia florida

Bird of Paradise

prickly pear

Firecracker Plant 

Mother-in-Law’s  
Tongue

Beach Naupaka 

Schefflera

Columnar cactus

Swinglea

Damiana/Yellow  
Alder Turneraceae

Spineless yucca

Zamia

Coontie

avecilla

opuntia

lagrimas de cupido 

lengua de tigre 

lechuga de playa

arbol paraguas enano 

cardon 

limon swingla 

hierba damiana 

itabu

zamia

zamia pequena

N

N

 

N

N 

N

 

vii

 

Groundcover Vines

Ref

G1

G2 

G3 

G4

G5 

G6

G7

G8 

G9

Scientific Name

Arachis pumila

Asparagus densiflorus  

Catharanthus roseus/ 
blanco 

Cuphea hyssopifolia 

Daniela tazmanica  
variegada

Daniela tazmanica 

Evolvulus glomeratus 

Ficus Pumila  

Hymenocallis latifolia 

Common Name 

Peanut 

Asparagus Fern  

Periwinkle  

Cuphea L

Varigated Flax-lily 

Flax-lily

Blue Daze 

Creeping Fig 

Spider Lily 

Spanish Common Name

mani

esparraguera, helecho  
espárrago

vinca rosada 

cufea

lirio de tasmania 

daniela

evólvulo y daze azul

hiedra, Ficus trepador,  
Ficus rastrero

lirios araña

Native

 

 

 

 

Restriction
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G10

G11 

G12

G13

G14

G15 

G16 

G17

G18

Ipomoea pes-capri 

Mandevilla splendens  
Mandevilla, 

Nephrolepis exaltata 

Ophiopogan japonicus 

Parthenocissus inserta

Petra volubilis 

Pithecoctenuium  
crucigerum

Tradescantia spathacea

Wedelia trilobata 

Railroad Vine

Pink Allamanda  

Sword Fern 

Mondo Grass 

Thicket creeper

purple wreath,  
sandpaper vine

Manila tamarind 

Moses in the Cradle

Wedelia 

Ipomea

dipladenia sanderi y  
jazmín brasileño

helecho boston

zacate azul

falsa uva

raspe de hucan 

bateita, petaquilla 

magueyito Morado

margarita rastrera

N

N 

N

N 

N 

N

N

Restrictions

i. Clumping Bamboos may be used as singular accents and as a visual barrier if and 

only when planting space is restricted. Bamboos are to sited away from any public road 

or cartpath and no closer than 50m of the golf course to avoid maintenance issues with 

roots or dropping leaves. 

ii. Fruit trees are allowed as singular trees in low numbers so as to avoid an  

accumulation of fruit droppings.

iii. Palms to planted in irregular groupings and may not be planted in a regular pattern 

or formal allee.

iv. Plant to be used as singular accent or low density.

v. Plant to be placed in areas protected from wind to avoid damage through  

dehydration of leaf shredding. 

vi. Weak wooded tree to be planted away from structures and/or vehicular or  

pedestrian circulation. 

vii. Plant when used as a visual barrier is to be planted with other species to  

encourage a mixed border. 
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APPENDIX C — HOMESITE SURVEY REQUIREMENTS
The following format and information should be used in the compilation of the individual 

survey required to be provided by the applicant for each Peninsula Papagayo Homesite. 

The survey included in the purchase and sale package is not acceptable as a substitute 

for the survey described herein. The Homesite Survey described herein shall be prepared 

and certified by a Licensed Costa Rican Land Surveyor. All drawings should be delivered 

in AutoCAD 2000 (or more recent) with the coordinate system and vertical datum  

conforming to DEHC’s (the project civil engineer) coordinate system, which will be  

provided at the request of the surveyor. All AutoCAD entities (line types, colors, etc.) 

are to be “by layer.” All line type scales set at 1. Survey drawn at 1/1 formatted in metric 

units. The survey is to be plotted at 1:200 metrics for review purposes. X-refs should be 

placed on individual specific layers (i.e., x-diagram).

The following items should be shown on separate layers:

Property boundaries

Building Envelope and Transition Areas

Existing Restrictions

Existing topography with grades drawn at 1-meter contours and 5-meter contours, 
shown on separate layers

All utilities including but not limited to the following:

• Electrical

• Potable water

• Waste Treatment

• Telecommunications

• Non-potable water service (irrigation)
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Utilities to show, where possible, depth of bury, location and points, and sizes of  

service. The following site elements are to be shown on the survey:

• Location of existing features with spot grades

• Rock outcrops with spot grades at base and high points

• Existing vegetation with spot grades at trunk (type of tree to be shown  
   with trunk diameter and approximate height and spread of canopy)

• Existing walls with TW and BW grades

• Notable features such as natural waterways, lava outcrops, etc.

• Edges of existing pavement

• The permitting authorities may require other information and it is the lot  
   surveyor’s responsibility to ensure that the survey meets those requirements.
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APPENDIX D -  APPLICATION FORM &  
SUBMITTAL CHECKLIST
Part l:  Application Type

Schematic Design

Final Design

Modification

Date of Submittal:

Date of MDRB Meeting:

Part ll: The Applicant

Concessionaire Name:

Authorized Representative: 

Name:	

Email: 

Phone:

Address for Notices:
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Part III: The Property

Catastro Plan Number: 

Lot Number: 

Street Name: 

Lot Area (m2):

Homesite Type:

 

Part IV: Project Participants

Design Architect

Name:

Email:

Phone:

Architect of Record

Company Name:

C.F.I.A. PIN: 

Responsible Professional:   

C.F.I.A. PIN:

Email:

Phone:
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Landscape Architect   

Design Company:

Email:

Phone:

Contractor:

Name:

Email:

Phone:

Approved Builder   

Company Name: 

C.F.I.A. PIN: 

Responsible Professional:   

C.F.I.A. PIN:

Email:

Phone:
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Part V: The Proposed Project

Program

Total Number of Bedrooms (including service): 

Total Number of Bathrooms (including service): 

Total Number of Parking Spaces (including garage):  

Total Floor Area (m2): 

Floor Area By Type -  

Interior Floor Area with AC (m2): 

Interior Floor Area under Roof (m2):

Exterior Floor Area (m2):

 

Site Coverage

Allowable Site Coverage @ 30% Lot Area (m2): 

Proposed Site Coverage (m2): 

Proposed Site Coverage (%): 
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Building Height

Proposed Maximum Building Height (m): 

 

Earthworks Cut/Fill

Proposed Cut Volume (m3)

Topsoil  

Structural Material  

Proposed Fill Volume (m3) 

Proposed Volume To Be Exported from the Site (m3) 

I hereby certify that, to the best of my knowledge, the information provided in this  

Application is true and accurate.

Architect Of Record

Name	:

Signature:

Date:
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MDRB Design Review Process 

Submittal Checklist

Step 1: Pre-Planning Meeting

Verify that the Applicant has a copy of the current Master Design Guidelines  

and Appendices

Discuss the general design philosophy and objectives for residential  

design per the Master Design Guidelines

Discuss the design review process

Discuss design and construction schedule

Discuss specific issues such as lot configuration, setbacks, restrictions,  

and utilities

Step 2: Schematic Design Review

Completed Application

Schematic Design Review Fee

One set of full-sized drawings plus Computer Disk

Submittal prepared by licensed Architect

Existing Site Conditions (1:100)

Topography

Building Envelope

Area of Disturbance

Boundaries

Setbacks

Existing Restrictions

Locations and sizes of existing trees (greater than 10 cm caliper)
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Proposed Site Plan and Grading (1:100)

Topography (existing and new contours)

Building Envelope

Area of Disturbance

Boundaries

Setbacks

Existing Restrictions

Locations and sizes of existing trees (greater than 10 cm caliper)

Schematic Building Floor Plans (1:100)

Walls, doors, and windows

Roof overhangs

Elevations for each floor

Schematic Building Roof Plans (1:100)

Roof pitch and direction of slope

Materials

Chimneys and major flues (called out as painted)

Ridges, valleys, hips, and pitch breaks

Exterior walls below (dashed)

Schematic Building Exterior Elevations (1:100)

Exterior materials called out

Building Height Calculations 

Per ICT Measurement Standard

Compliance with Master Design Guidelines
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Schematic Landscape Plan (1:200)

Location and type of existing vegetation

Location and type of proposed vegetation

Area of Disturbance

Erosion control measures

Primary building corners and center of driveway must be staked

Study Model

Preliminary Environmental Impact Assessment 

Estimate of embodied carbon within an order of magnitude

Estimate of operational carbon within an order of magnitude

Preliminary strategy to reduce and offset emissions

Step 3: Final Design Review

Completed Application

Final Design Fee

One set of full-sized drawings plus Computer Disk

Submittal prepared by licensed Architect

Site Plan (1:100)

Access drive and parking

Survey of trees to be saved and trees to be removed (greater than 10 cm caliper)

Site grading and drainage

Existing and final topography

Utility locations and tie-in points

Area of Disturbance

Property boundaries and existing restrictions
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Setbacks

Building configuration and roof plan

Decks and terraces

Foundation Plan (1:100)

Top and bottom elevations of all walls

Unexcavated areas

Crawl space areas

Building Floor Plans (1:100)

Overall building dimensions

Room layouts

Mechanical rooms and flue/duct chases

Exterior window and door locations

Roof overhangs above

Meter and utility locations

Satellite dish location

Exterior lighting systems (locations shown and cut sheets provided)

Roof Plan (1:100)

Indicate all roof pitches and direction of slope

Call out roof materials

Indicate chimneys and mechanical flues

Call out ridges, valleys, hips, and pitch breaks

Gutter locations

Show exterior walls below (dashed)

Exterior Building Elevations (1:50)

Building height shown
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Exterior materials and colors called out

Window and door locations and configurations

Exterior trim shown

Exterior expressed structural components

Meters and utility connections

Satellite dish location

Finished grade

Building Sections (1:50)

Showing roofs, walls, floors, porches, terraces, patios, decks, exposed structure, 

room names, and finished grade

Exterior Building Details (no scale)

Indicating visual description of materials, structure, finishes, trim, soffits, railings, 

chimney caps, etc.

Landscape Plan (1:200)

Survey of existing trees to be preserved and removed (greater than 15 cm caliper)

Proposed plantings (trees, shrubs, and ground cover) shown by species and size

All patio, deck, and other hardscape areas

Driveway and parking areas

Retaining walls

Fences and privacy walls

Pet facilities (if applicable)

Service areas

Exterior lighting (and cut sheets)

Irrigated areas indicated

Address monument sign
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Updated Environmental Impact Assessment 

Estimate of embodied carbon within an order of magnitude

Estimate of operational carbon within an order of magnitude

Updated strategy to reduce and offset emissions

Material and Color Board (no scale)

Actual samples, photos, and catalog cut sheets

Must illustrate all exterior materials and colors

Perspective Sketches or 3-D Renderings

Must adequately convey 3-dimensional massing

Step 4: Pre-Construction Meeting

Construction Management Plan (same scale as Site Plan)

Construction access

Construction parking

Temporary buildings

Location of sanitary facilities

Fencing around Area of Disturbance

Construction signage

Proposed method of maintaining natural drainage around worksite

Tree protection

Erosion control

Material storage and staging

Dumpster location

Proposed Construction Schedule

Compliance Deposit
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APPENDIX E -  COLOR PALETTE


