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1 PROJECT DESCRIPTION

The purposeof theDouble Diamond Ranch PUD isto divideapproximately798 acreswithinSouth

Meadows PhaseIIIinto46 parcelsforfutureresidential,park,and schooluseand toestablishspecific

designcriteriatoeffectivelymonitorthedevelopmentoftheseparcels.The intentofthetentativemap isto

createlargeparcelsorvillages,whichmay besoldtovarioushome buildersforsubsequentsubdivisioninto

individualbuildinglots.No residentialconstructionwilldirectlyfollowfromtherecordationofthefinal

map,whichcreatestheselargeparcels.Separatetentativemaps andsubsequentfinalmaps willberequired
foreachvillagebeforeanyresidentialconstructioncancommence.

1.1 SiteDefinition

The Double Diamond Ranch PUD DesignGuidelinesrelateto thedevelopmentof 798 acresinthe

4 southernportionofthecityofReno locatedinWashoe County,Nevada.The siteisboundedon thewestby" theproposedDoubleR Boulevard,on thenorthby SouthMeadows Parkway,andon theeastandsouthby

8% theBellaVistaandDamonte Ranches.The DoubleDiamond Ranch ispartofSouthMeadows PhaseIII

f' andencompassesthemajorityoftheresidentiallanduseapprovedinthatplan,asshown inFigure1.

PHASE 111

SOUTH MEADOWS P

PHASES I& 11 ,,,.r

ouble Diamon

FIGURE 1

LOCATION MAP
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A ZONING MAP AMENDMENT FROM SFR-6(UNDER RESOLUTION OF INTENT FROM LLR-2.5)TO

PUD AND A TENTATIVE MAP TO DEVELOP A 45-LOTSUBDIVISION ON 770ACRES WAS

RECOMMENDED FOR APPROVAL BY THE RENO PLANNING COMMISSION ON MAY 17,1995.AT

A MEETING HELD ON JUNE 13,1995,THE CITY COUNCIL UPHELD THE RECOMMENDATION OF

THE PLANNING COMMISSION AND APPROVED THE ZONING MAP AMENDMENT AND

TENTATIVE MAP, SUBJECT TO CONDITIONS. THE CONDITIONS OF APPROVAL ARE

PRESENTED IN THE APPENDIX

ON OCTOBER 2,1996THE RENO PLANNING COMMISSION RECOMMENDED APPROVAL FOR A

ZONING MAP AMENDMENT AND TENTATIVE MAP AMENDMENT FOR THE DOUBLE DIAMOND

RANCH RESIDENTIAL COMMUNITY. THE ZONING MAP AMENDMENT ADDED TO THE DOUBLE

DIAMOND RANCH APPROXIMATELY 29.26ACRES TO THE NORTHEAST SECTION OF THE PUD,
CHANGING ITS ZONING FROM LLR-2.5 UNDER RESOLUTION OF INTENT TO SFR-6 TO PUD.

THIS ADDITION TO THE PUD CREATED ONE ADDITIONAL LOT WHICH ESTABLISHED AN

AMENDMENT TO THE EXISTING I.ARGELOT TENTATIVE MAP.

WITH REGARDS TO THE ZONING MAP AMENDMENT, LOTS 6 AND 26 WERE RECOMMENDED
FOR APPROVAL FOR A CLUSTER HIGH DENSITY DEVELOPMENT (6TO 10 UNITS PER ACRE)

SUBJECT TO SPECIFIC CONDITIONS AS NOW OUTLINED THROUGHOUT THE PUD DESIGN

GUIDELINES UNDER "CLUSTER DEVELOPMENT". WITH THIS RECOMMENDATION TO ALLOW
CLUSTER HIGH DENSITY DEVELOPMENT ON PARCELS 6AND 26,THE PIANNING COMMISSION

ALSO RECOMMENDED APPROVAL OF THIS DEVELOPMENT WITHOUT THE NEED FOR A

SPECIAL USE PERMIT.

IN ADDITION, THE PLANNING COMMISSION RECOMMENDED APPROVAL TO ADD TO THE PUD

DESIGN GUIDELINES STANDARDS FOR PRIVATE STREETS AND PRIVATE COURT ENTRANCES

AS APPROVED BY THE CITY STAFF PRIOR TO THE PLANNING COMMISSION MEETING.

RECOMMENDATION FOR APPROVAL WAS ALSO GIVEN TO; (I)ADD SIX (6) DESIGN

RESTRICTIONS TO THE PUD DESIGN GUIDELINES FOR CLUSTER DEVELOPMENT; (II)ALLOW

CUL-DE-SAC LOT DESIGN TO BE CONSISTENT WITH THE FEBRUARY 1, 1996 RENO FIRE

DEPARTMENT POLICY; (III)ALLOW THE PERIMETER MASONRY WALLS OF THE MASTER PLAN

TO HAVE STUCCO COVERING; AND (IV)CHANGE THE SIDEWALK WIDTHS FOR LOCAL

RESIDENTIAL STREETS FROM 5 FEET TO 4 FEET, CONSISTENT WITH RENO CITY STANDARDS.

ON OCTOBER 22,1996 THE RENO CITY COUNCIL UPHELD THESE RECOMMENDATIONS TO

APPROVE THE ZONING MAP AMENDMENT AND TENTATIVE MAP AMENDMENT SUBJECT TO

THOSE CONDITIONS OF APPROVAL ATTACHED HERETO AS EXHIBIT VIIFOR REFERENCE

IN EARLY 1997,THE MASTER DEVELOPER OF THE DOUBLE DIAMOND RANCH MADE AN

APPLICATION TO THE RENO CITY PIANNING DEPARTMENT TO MODIFY A PORTION OF THE

DOUBLE DIAMOND RANCH DESIGN GUIDELINES. THE APPLICATION REQUESTED TO ALLOW

FOR THE ABSENCE OF SIDEWALKS IN CUL-DE-SAC STREETS WHERE APPROPRIATE, BASED

ON SPECIAL PLANNING. IN ADDITION, A REQUEST WAS MADE TO THE RENO CITY PLANNING

DEPARTMENT TO CLARIFY THE FRONT YARD SET BACK REQUIREMENTS WHERE SIDE

LOADED GARAGES ARE DEVELOPED IN THE FRONT OF HOUSES.

ON APRIL 22, 1997, THE RENO CITY COUNCIL UPHELD THE RENO CITY PLANNING

COMMISSION'S APPROVAL OF MARCH 24,1997 TO ALLOW FOR MODIFICATIONS TO THE

SUBJECT DESIGN GUIDELINES ALLOWING FOR THE ABSENCE OF SIDEWALKS ON CUL-DE-SAC

STREETS WHERE PLANNED. IN ADDITION, THROUGH ADMINISTRATIVE APPROVAL, THE

RENO CITY PLANNING DEPARTMENT ALSO AUTHORIZED ADDITIONS TO THE SUBJECT
DESIGN GUIDELINES CLARIFYING FRONT YARD SET BACK REQUIREMENTS FOR SIDE

LOADED GARAGES.

IN EARLY 1998,THE MASTER DEVELOPER OF THE DOUBLE DIAMOND RANCH MADE AN

APPLICATION TO THE RENO CITY PLANNING DEPARTMENT TO MODIFY A PORTION OF

THE DOUBLE DIAMOND RANCH DESIGN GUIDELINES. THE APPLICATION REQUESTED TO

ALLOW THE USE OF CLUSTER DESIGN STANDARDS FOR LOTS, SETBACK AND PRIVATE

STREETS IN STANDARD DEVELOPMENTS WITH A MINIMUM LOT SIZE OF 4,500SQ. FT. IN

ADDITION, A REQUEST WAS MADE TO THE RENO CITY PLANNING DEPARTMENT TO

CLARIFY THE CLUSTER DESIGN STANDARDS FOR ENTRY STREETS, ROLLED CURBING AND

PRIVATE COLLECTOR STREETS.
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ON APRIL 28, 1998, THE RENO CITY COUNCIL UPHELD THE RENO CITY PLANNING

COMMISSION'S APPROVAL OF APRIL 1,1998 TO ALLOW FOR THE USE OF CLUSTER DESIGN

STANDARDS FOR LOTS, SETBACK AND PRIVATE STREETS IN STANDARD DEVELOPMENTS

WITH A MINIMUM LOT SIZE OF 4,500SQ. FT. IN ADDITION, THROUGH ADMINISTRATIVE

APPROVAL THE RENO CITY PIANNING DEPARTMENT ALSO AUTHORIZED ADDITIONS TO THE

SUBJECT DESIGN GUIDELINES CLARIFYING THE ON CLUSTER DESIGN STANDARDS FOR

ENTRY STREETS, ROLLED CURBING AND PRIVATE COLLECTOR STREETS.

IN LATE 1998,THE MASTER DEVELOPER OF THE DOUBLE DIAMOND RANCH MADE AN

APPLICATION TO THE RENO CITY PLANNING DEPARTMENT TO MODIFY A PORTION OF THE

DOUBLE DIAMOND RANCH DESIGN GUIDELINES. THE APPLICATION REQUESTED TO ALLOW

FOR THE CREATION OF A SENIOR COMMUNITY IN VILLAGES 18,19,20,21,22,AND 23,AND TO

INCREASE THE TOTAL NUMBER OF UNITS TO 3,300.IN ADDITION, A REQUEST WAS MADE TO

THE RENO CITY PLANNING DEPARTMENT TO MODIFY PRIVATE STREET STANDARDS AND

FENCING DETAILS.

MARCH 23, 1999, THE RENO CITY COUNCIL UPHELD THE RENO CITY PLANNING

COMMISSION'S APPROVAL OF FEBRUARY 17, 1999 TO ALLOW FOR MODIFICATIONS TO

THE SUBJECT DESIGN GUIDELINES ALLOWING FOR THE CREATION OF A SENIOR

COMMUNITY IN VILIAGES, 18, 19, 20, 21, 22, AND 23, AND TO INCREASE THE TOTAL

NUMBER OF UNITS TO 3,300.IN ADDITION, THROUGH ADMINISTRATIVE APPROVAL, THE
0 RENO CITY PLANNING DEPARTMENT ALSO AUTHORIZED ADDITIONS TO THE SUBJECT

DESIGN GUIDELINES.

ON SEPTEMBER 15,1999, THE MASTER DEVELOPER OF THE DOUBLE DIAMOND RANCH

MADE AN APPLICATION TO THE RENO CITY PLANNING DEPARTMENT TO MODIFY A

PORTION OF THE DOUBLE DIAMOND RANCH DESIGN GUIDELINES. THE APPLICATION

REQUESTED TO MODIFY THE LOCATION OF A SENIOR COMMUNITY TO VILLAGES 7,8,9,

20,21,22,AND 23,AND TO REMOVE THE SOUTHERNMOST ELEMENTARY SCHOOL SITE.

IN ADDITION, A REQUEST WAS MADE TO THE RENO CITY PIANNING DEPARTMENT TO

ALLOW AN ATTACHED HOUSING ALTERNATIVE FOR VILIAGE 26 AND THE SENIOR

COMMUNITY, RESTRICTED TO "FOR SALE ONLY" HOUSING, AND INCREASING THE

ALLOWED NUMBER OF UNITS UP TO A MAXIMUM OF 400, BASED ON A 10-UNITS PER

ACRE INCREASE FOR THE ATTACHED HOUSING COMPONENTS.

IN ADDITION, A REQUEST WAS MADE TO AMEND THE WETIANDS AND TO CONFORM TO

THE NEW 404 PERMIT, RELOCATE THE JR. HIGH SCHOOL AND COMMUNITY PARK,

MODIFY THE ALIGNMENT OF WILBUR MAY PARKWAY, AND REVISE OTHER DETAILS.

ON JUNE 13, 2000, THE RENO CITY COUNCIL UPHELD THE RENO CITY PLANNING
COMMISSION'S APPROVAL OF MAY 3,2000TO ALLOW FOR MODIFICATIONS TO THE SUBJECT
DESIGN GUIDELINES AS SUBMITTED.

ON NOVEMBER 15,2001, THE MASTER DEVELOPER OF THE DOUBLE DIAMOND RANCH

MADE AN APPLICATION TO THE RENO CITY PLANNING DEPARTMENT TO MODIFY A

PORTION OF THE DOUBLE DIAMOND RANCH DESIGN GUIDELINES. THE APPLICATION

REQUESTED A ZONING TEXT AMENDMENT TO ALLOW A STANDARD RESIDENTIAL

DEVELOPMENT AS AN ALTERNATIVE TO THE ACTIVE ADULT COMMUNITY WITHIN PHASE

IV. THIS ALTERNATIVE WOULD INCLUDE NO INCREASE IN DENSITY. IT INCLUDED

REALIGNMENT OF WILBUR MAY BOULEVARD AND ELIMINATION OF OPEN SPACE

WITHIN PHASE IV.

ON MARCH 26, 2002, THE RENO CITY COUNCIL UPHELD THE RENO CITY PLANNING
COMMISSION'S APPROVAL OF FEBRUARY 6,2002 TO ALLOW FOR MODIFICATIONS TO THE

SUBJECT DESIGN GUIDELINES AS SUBMITTED

THE BALANCE OF THESE PUD DESIGN GUIDELINES HAVE BEEN AMENDED TO REFLECT THE

CHANGES APPROVED BY THE RENO CITY COUNCIL AS OF MARCH 26, 2002.
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1.2 Land Use Breakdown

Table1 showsthebreakdownofthepropertyamong thevarioususes.The proposedlanddivisionincludes

one elementaryschoolsite,a middleschoolsite,parks,and open space.The totalnumber of dwelling
unitslistedin Table 1 isapproximate.The finallotcount,up to 3,300lots,willdepend upon the

configurationofeachvillageasitismapped overtimeby theMasterDeveloperor subsequenthomebuilder

("ParcelDeveloper").

1.2.1 Retirement(ActiveAdult)Community

The RetirementCommunityportionoftheDoubleDiamond Ranchwillcompriseapproximately145acresof

theproperty.Basedon HUD requirementstheDeveloperwillberestrictingthecommunitytopeople55 years
oldandover.The FederalRegister/Vol.S4.No. 13/Monday January23,1989/RulesandRegulations,

SubpartE - Housing forOlderPersons,liststhe requirementsthatwillgovernthisportionof the

development.The RetirementCommunitywillincludefacilitiesandservicestoaccommodatetheneedsand

benefitthehomeownersinthisagegroup.Thesefacilitieswillbe uniquetothisagegroup,includingsuch

thingsasa swimming pool,fitnesscenter,meetingand game roomsetc.The useofthesefacilitieswillbe

restrictedtotheownersinthiscommunity.

TABLE la
LAND USE BREAKDOWN

Approx.
Approx. Pet.of Dwelling

Land Use Acres Total Units

SingleFamilyResidential 508.4 63.7 2,575
RetirementCommunity 144.8 18.1 725

ElementarySchools 9.7 1.2 N/A

MiddleSchool 15 1.9 N/A

Neigh.& Comm. Parks 25 3.1 N/A

LinearParks/DrainageCorridor 23.7 3.0 N/A

RetirementCommunityCommons 26.1 3.3 N/A

NaturalOpen Space 5.4 0.7 N/A

MajorStreets 40.2 5.0 N/A

Total 798.3 100% 3,300

* AttachedResidentialAlternate 60 Acre Includedin 400
above

1.2.1a ResidentialCommunity Alternative

WithsubmittalofthefirstTentativeMap forPhaseIV,an alternativeplanforthisareaoftheRanchmay be

selected.Thisalternativemay includestandardresidentialvillages,combinationstandard/clustervillages,
and21acresofattachedhousing,intwo (2)separatevillages,asoriginallyapprovedwiththeJanuary2000

amendment.
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TABLE lb

RESIDENTIAL COMMUNITY ALTERNATE

Approx.

Approx. Pct.of Dwelling
Land Use Acres Total Units

SingleFamilyResidential 668.9 83.87 3,300

ElementarySchools 9.7 1.2 N/A

MiddleSchool 15 1.9 N/A

Neigh.& Comm. Parks 25 3.1 N/A

LinearParks/DrainageCorridor 34.1 3.0 N/A

NaturalOpen Space 5.4 0.7 N/A

MajorStreets 40.2 5.0 N/A

Total 798.3 100% 3,300

* AttachedResidentialAlternate 60 Acre Includedin 400
above

1.2.2 AttachedResidentialAlternative

The AttachedResidentialportionoftheDoubleDiamond Ranch shallbe restrictedtoVillage26 and the

ActiveAdultCommunity (refertoFigure3,Land Use Plan)The attachedunitscouldincludetownhouses,

duets,quads,orcondominiums,allrestrictedto"forsale"unitsonly.Thiswouldbe an alternativelanduse

5 fortheseVillagesandifutilized,an increaseindensitywouldbe allowedup toa maximum of 10 unitsfor

everyacreutilizedforthislanduse,nottoexceedamaximum of400 units.

1.3 ResidentialDensities

Thisprojectproposessinglefamilyresidentialdevelopmentatdensitiesrangingfrom3 to7 dwellingunitsper

acre,singlefamilyClusterDevelopmentsatdensitiesrangingfrom 6 to 10 dwellingunitsperacreand

AttachedResidentialat10 to14 dwellingunitsperacre.The minimum lotsizewillbe 4,500squarefeet,

exceptforvillagesapprovedforClusterDevelopmentswherelotsizesmay beaminimum of2,700squarefeet

(refertoparagraph 7.2.2page 48). The RetirementCommunity willbe developedatdensitiesof4 to5

dwellingunitsperacre.The AttachedResidentialwouldhavea minimum projectsizeof 10 acres,and a

maximum propertysizeof35 acreswith3,000to4,500squarefeetofprojectlandareaperresidentialunit.

The RetirementCommunitywillhavea mix ofattachedhousingneighborhoodsthatwillbea varietyofsizes

andlocations.ThesedensitiesareconsistentwiththeSouthMeadows PhaseIIIapproval.

1.4 Phasing

ItisanticipatedthattheDoubleDiamond Ranch ResidentialDevelopmentwillbe developedinsixphases
- (RefertoFigure2.).PhaseI islocatedatthenorthend ofthesitealongDoubleDiamond Parkwayand

includesthefirstneighborhoodpark. Developmentof thesecondphasemoves southwardalongDouble

Diamond Parkway. The thirdphaseincludestheremainderof DoubleDiamond Parkway. The second

neighborhoodparkislocatedinPhaseIII.The fourthphaseislocatedatthesoutheastcornerofthesiteand

willbedevelopedasaRetirement(ActiveAdult)CommunityorResidentialAlternative.PhaseV iseastward

ofWhite'sCreekCentralChannel,extendingnorthfromCaratAvenue and flankingbothsidesofWilbur

May BoulevarduptotheboundaryofPhaseVI. PhaseVI includestheelementaryschoolsiteand thethird

neighborhoodpark.PhaseVI encompassesthenortheastcornerof thepropertynorthof PhaseV along
WilburMay Boulevardup toSouthMeadows Parkwayandincludesthemiddleschoolsiteand community

park.
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Phase VI Phase

Phase IV I

Phasel

Phase 11

\ Phase III

FIGURE 2

PHASING PIAN

The developmentprogramfortheDoubleDiamondRanchcoversseveralyears.The proposedphasingplan
a representsthedeveloper'sbestestimateofhow developmentwilloccur.Shouldcircumstanceschange,itis

a possiblethatmodificationstothephasingplanwillbeproposed.

1.5 Trafficand Circulation

The trafficstudyforSouthMeadows PhaseIIIincludedprojectionsfordevelopmentofthisproperty.The

primarytrafficfacilitiesforthisprojectareSouthMeadows ParkwayandDoubleR Boulevard,whichare

themaineast-westandnorth-southarterialstreets,respectively.The tentativemap addsoneminorarterial

(DoubleDiamond Parkway)and two collectorstreets(WilburMay Boulevardand CaratAvenue).The

proposedstreetsectionsareincludedintheDesignGuidelines.Localstreetstandardsfortheindividual

neighborhoodsarealsoshown.

1.6 Open Space

Conditions#53 and#54 oftheConditionsofApprovalforSouthMeadows PhaseIII(CaseNo. 66-92/File

10 and II)addressopen spaceand parks.Condition#53 requiresthepreparationof an Open Space
Programforthedevelopmentasa whole.Condition#54 addressesthededicationof neighborhoodand

- communityparks.

A primaryobjectiveinthesiteplanningforthisresidentialdevelopmentwas theinclusionofstrategically
locatedandaccessibleparksandopenspace.The PUD DesignStandardsillustrateanddescribethedesign
ofpedestrianandbicyclepathsfromtheindividualneighborhoodstotheopenspaceandparks.
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The DoubleDiamond Ranch ResidentialDevelopmentincludesthreeneighborhoodparks,one of which

willbe developedadjacenttotheone elementaryschool,thesecondlocatedalongthecentralchannel

adjacenttoWilburMay Boulevard(ParkwoodDrive)and thethirdlocatedadjacenttoVillage6. The

communityparkwilloccupyaparceladjacenttothefuturemiddleschoolatthesoutheastcornerofWilbur

May BoulevardandSouthMeadows Parkway. Alloftheparksaretobe dedicatedtotheCityofReno.

Theseparkswillbeconnectedby a path systemdevelopedwithintheWhite'sCreekCentralChannel(as

describedin thefollowingparagraph)and alongmajorroadswithintheprojectsuchas WilburMay
BoulevardandDoubleDiamond Parkway.

White'sCreekChannelwillbe developedas an open spacedrainagecorridodlinearparkthatextends

throughthePUD ina north-southalignmentforminga central"spine"andorganizingfeatureforadjacent

neighborhoods.The 150footwidecorridorwillfeaturean 8-footwidemeanderingpedestrian/bikepath
thatprovidesa saferouteaway fromthestreetsforchildrentowalkorridetoschool.(TheParks,Open

Space,andTrailsProgramrequiredby Condition#53 addressestheparksingreaterdetail.)

1.7 Schools

The ConditionsofApprovalforSouthMeadows PhaseIIIrequirethattwoelementaryschoolsitesandone

middleschoolsitebe providedatlocationsacceptabletotheWashoe CountySchoolDistrict.Condition

#56,isamended pursuantto a letterfrom theWashoe CountySchoolDistrictto theReno Planning

Department,datedDecember7,1999;acopyofwhichisprovidedelsewhereinthisdocument.The Double

a Diamond RanchResidentialCommunity includesoneelementaryschoolanda middleschool.(A second

2 elementaryschoolisshown westof theDoubleDiamond Ranch PUD and southof SouthMeadows

mept
Parkway.)

1.8 Wetlands

The delineationand protectionof federally-protectedwetlandson thispropertyhave been itemsof

continuinginterestfromtheinceptionofthedevelopmentoftheranch.Severalisolatedareasofidentified

wetlandsexistwithinthisproject..Any modificationsor enhancementswithinwetlandareasmust be

consistentwiththeFinalWetlandMitigationPlanapprovedby CorpsofEngineersIndividualPermitunder

Section404 oftheCleanWaterAct(RegulatorySectionPermitNo. 199400487).Subsequenttoissuance

of thispermit,proposedchangestothewetlandmitigationplanhave been approvedby theCorpsof

EngineerspursuanttoRegulatorySectionPermitNo. 199825043.Improvementsand/ormodificationsto

wetlandareaswithintheDoubleDiamond RanchResidentialDevelopment,aspresentedelsewhereinthis

document,conformtothefinalWetlandMitigationPlanasdescribedinthelatterpermit.

1.9 StormwaterManagement

1.9.1 SiteDrainage

The siteslopesdownward verygraduallytothenorthata typicalgradientofhalfa footperhundredfeet

(0.5%). Thomas Creek,Whites Creek,and historicBrown'sCreek flow throughSouthMeadows.

Numerous smallirrigationanddrainageditchesconveylow flowsoverthesite.Ina majorstormevent,

theseditcheswouldbefullanddrainagewouldbeby sheetflowgenerallytothenorth.

1.9.2 FloodPotential

The currentFEMA maps,datedSeptember30,1994,indicatethatabouthalfthesiteisaffectedbytheZone

A 100-yearfloodplainfromThomas,Whites,historicBrown's,andSteamboatCreeks.The remainderof

thesiteliesinZone X (minimalflooding).A ConditionalLetterof Map Revision(CLOMR) hasbeen

approvedby theFederalEmergencyManagementAgency("FEMA").The floodcontrolplanproposesto

removethedevelopableportionsofthesitefromthe100-yearfloodplainby constructingfloodcontrol

channelsandby fillingportionsofthesite.Once theimprovementsareactuallyconstructedandfunctional,
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theMasterDeveloperwillapplytoFEMA fora LetterofMap Amendment Revision(LOMAR), which

officiallyremovespropertyfromthe100-yearfloodplain.As ofOctober22,1996theMasterDeveloper
has completeda portionof thefloodchannelconstructionand has receivedfrom FEMA a LOMAR

removingPhaseIoftheMasterPlanfromthe100yearfloodzone.Additionalfloodchanneldevelopment

effectingfuturephasesisnow underwaywithFEMA approvalson futurePhasesexpectedin2000 and

2001.

1.9.3 Detention

Whenevera developmentincreasestheamountofimpervious(paved)area,theamountofrunofftendsto

increase,bothinpeakrateandintotalvolume.Iftheincreaseinrunoffadverselyimpactsa downstream

property,stormwaterdetentionisoftenusedtomitigatetheincrease.Typicallya detentionpond willbe

designedtoholdstormwaterrunofftemporarilyandwillreleasethewaterata ratenotexceedingthepeak
flowpriortodevelopment.

The masterdrainageplanprovidesforaregionaldetentionbasinnorthoftheproject.Inaddition,theflood

controlchannelsaresizedforthe100-yearflowinthedevelopedcondition.

(D
1.9.4 Storm Drain

Each developmentwillbe requiredtoprovidea stormdrainsystemtoremovethe5-yearrunofffromthe

site,withoverlandroutesforthe100-yearrunoff.Drainagegenerallyfollowsthenaturalgradeoftheland,

andtheproposeddrainagesystemdischargestotheproposedfloodcontrolchannels.

1.9.5 Groundwater

Insome locations,thegroundwatertableisveryshallow(2to4 feetbelowthesurface).Inotherlocations,

thegroundwaterisconsiderablydeeper.Highconcentrationsofboron(anaturally-occurringelement)have

beendetectedinthegroundwater.The Nevada DivisionofEnvironmentalProtectionwillnotpermitthe

dischargeofthisgroundwaterintotheTruckeeRiveroranyofitstributaries,includingSteamboatCreek.

Storm drainswillbe designedwithsealedjointsinthepipesand manholesto preventinfiltrationof

groundwaterintothestormdrain.Utilitytrenchesshouldbe providedwithbentoniteplugstoprevent

migrationofgroundwaterintothestormdrainsystem.Onlystormdrainage,notgroundwater,shouldbe

allowedtoreachSteamboatCreek.

A boronmanagementplanhas been preparedby theMasterDeveloperto addressthisconcernin a

comprehensivemanner.PerConditionofApproval#48 forSouthMeadows PhaseIII,thisplanhasbeen

submittedtotheCityofReno andapproved.

1.10 FireProtection

Fivespecificfire-relatedconditionswereattachedtotheConditionsofApprovalforSouthMeadows Phase

III.Eachresidentialunitwillpay$175perunitfortheconstructionofa firestationupontherecordationof

theirfinalsubdivisionmap. A one-acresiteforthefirestationwillbeprovidednearthenortheastcornerof

SouthMeadows ParkwayandDoubleR Boulevard.

1.11 Water and Sewer Service

Sanitarysewerservicewillbe providedby Washoe CountyfromtheSouthTruckeeMeadows Wastewater

TreatmentPlant.An existing30-inchdiameterinterceptorrunsthroughtheprojectfromsouthtonorth.

Waterservicewillbeprovidedtotheindividualhomes by SierraPacificPowerCompany,andwatertothe

common areasby Washoe County.
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1.12 OtherUtilities

Electricpowerwillbeprovidedby SierraPacificPowerCompany,telephoneserviceby NevadaBell,cable

televisionserviceby TCI Cablevisionorothercableprovidersasapprovedby theCityofReno and the

MasterDeveloper,andnaturalgasbyWestpacUtilities.

Specialconsiderationneedstobe giventotrenchdesignforthisprojectbecauseofthehighgroundwater
table.To preventmigrationofgroundwateralongutilitytrenches,thegeotechnicalengineerrecommends

placementofbentonite(clay)plugsatregularintervals.Utilitytrenchesshouldbe constructedabovethe

watertabletotheextentpossible..Dewateringofutilitytrenchesduringconstructionshallbemanagedand

waterdisposedofso thatgroundwaterwithelevatedlevelsofboronwillnotbe introducedintosurface

watersystems.

1.13 AirportNoise

Thispropertyisoutsideofthe65 Ldn noisecontourpublishedby theAirportAuthorityofWashoe County.
PursuanttoConditionofApproval#59,a lettertotheAirportAuthorityhasbeenwrittenrequestingthat

theyissuea lettertothecityreaffirmingthisfact.ThisletterhasbeenwrittenandtheAirportAuthorityhas

confirmedthisfact.

mmmm
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2 PROJECT OVERVIEW

2.1 Land Use

The DoubleDiamond Ranch PUD consistsprimarilyofsingle-familyresidentialdevelopmentinhousing
densitiesrangingfrom3-7dwellingunits/acreandsinglefamilyClusterDevelopmentsatdensitiesranging
from 6 to 10 dwellingunitsperacre.The RetirementCommunity orResidentialAlternativeconsistsof

singlefamilydetachedresidentialhousingdensitiesrangingfrom 4-5 dwellingunits/acre.Attached

Housing,permittedina fewVillagesinPhaseIV,wouldbe developedatdensitiesrangingfrom 10 to14

dwellingunitsperacre.Alsoprovidedisa K-6 school,a middleschool,threeneighborhoodparks,a

communitypark,andopenspaceareasasshown on Figure3.

The locationsoftheproposedschoolsandparksaswellasschoolsproposedinanadjacentprojectareaare

shown inFigure3.

Middle Attached RetirementCommunity
Community khool Housing orResidentialAlternativea Park WetlandArea/

Open Space
***** *****
***=== ****

Residena)
*""'

rkResidential Pa

K-6School
*

Cluster .*

Development
Park

Residentia a

Residential Res.

Open Space .
WetlandMitiganon
LinearPark& --

DrainageCorridor

Development

FIGURE 3

IAND USE PIAN
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2.2 SiteFeaturesInfluencingSitePlanDesign

The siteisvirtuallyflatwitha modestslopefromsouthtonorth.The dominantfeatureson-sitearethe

wetlandareasthatwillbe setasideaspermanentopenspaceandenhancedaspartofthemitigationprogram

requiredunderapermitissuedby theUS Army CorpsofEngineerstofillaportionoftheexistingwetlands,
asshown inFigure4. Two creekstransepttheareaincludingBrown'sCreekalongthenorthboundaryof

theplanareawhichwillbe preservedasa majorwetlandarea.White'sCreekalongthesouthedgeofthe

propertywillalsobe preserved.The wetlandmitigationareasprovidea substantialareaofopen space

adjacentto singlefamilyresidentialuses. Theseopen spaceedgesprovideabundantopportunityfor

pedestrianandbicycletrails,aswellasforviewstotheopenspaceareasandadjacentneighborhoods.

(1)

--
Jrecti Wet rea/

- - I
pe Space

Wetland Mitigat it.

LinearPark&

DrainageCorridor

Open Space

FIGURE 4

DOMINANT SITE FEATURES
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3 PURPOSE AND OBJECTIVES

3.1 PurposeoftheDesignGuidelines

The DoubleDiamond RanchPUD DesignGuidelinessetforthdevelopmentstandardsanddesignguidelines
fortheresidentialcomponentofSouthMeadows,PhaseIII.The DesignGuidelinesspecificallyprovide

designstandardsforneighborhoodorganizationandaccesstoopenspace,aswellaslandscapedesignfor

streets,parks,schools,and open spaceareas.The DoubleDiamond Ranch projectwillprovideforan

aestheticallypleasingPlanned Unit Development (hereafterPUD) which preservesthe site's

environmentallysensitiveareas.

ThesedesignstandardsapplyonlytotheresidentialportionofSouthMeadows,PhaseIII.The designofall

2 g to otherportionsofPhaseIIIaregovernedby theDesignGuidelinesforSouthMeadows PUD PhaseIII,

preparedby CFA., Inc. Itistheintentof theDoubleDiamond Ranch PUD DesignGuidelinestobem
2 consistentwithpreviouslyadopteddesignguidelineswhereverpossibleand,tothatextent,some ofthe
a

designguidelinessetforthintheDesignGuidelinesforSouthMeadows PUD PhaseIIIareincorporatedin
- thisdocument.Forexample,standardsrelatedtograding,drainageandenforcementaresimilarbetween
- bothdocuments.Inmostcases,however,thestandardsestablishedintheDesignGuidelinesfortheSouth

Meadows PUD PhaseIIIdo notapplybecausethosestandards(e.g.,architecture,lighting,signs)were

writtenforcommercial,officeandindustrialuses,ratherthanforresidentialuses.Inallcaseswherethereis

overlapbetweentheDoubleDiamond and SouthMeadows designstandards(e.g.,landscapecorridors,
streetsections),thestandardsproposedintheDoubleDiamond PUD DesignGuidelinesmeetorexceedthe

standardsadoptedintheDesignGuidelinesforSouthMeadows.

The DoubleDiamond DesignGuidelinesareintendedtofulfilltheportionoftheDesignGuidelinesfor

SouthMeadows PUD PhaseIIIwhichspecificalladdressestheneedforcontinuitbetweentheresidential

and non-residentialcomponentsoftheplan.The DesignGuidelinesforSouthMeadows PUD PhaseIII

states:

For allresidentialareas,be itsingle-family,multi-family,orretirementhousing,continuitywith

oneanotherand withtheemployment/commercialPUD proposedasa partofthisapplicationwill

beassuredbyrequiringthat:

1. The majorarterialsaredevelopedasdepictedintheapprovedPUD from a dimensional,

landscapetreatment,andpedestrian/bikewaypointofview.

2. Allwetlandsandnaturalwaterwaysareprotectedand enhanced,wherepermissible.

3. Allresidentialdevelopmentsaredividedintorecognizableneighborhoodunits,segregated

from oneanotherbymajorphysicalfeaturessuchasarterialstreets,wetlands,waterways,
floodcontrolchannels,andpublicfacilitiessuchasneighborhoodparksand schoolssoas
toavoidtheappearanceofcreatingan endlessseaofhousing.

4. Everyproposeddevelopmentwillprovideacceptabledesignconsistentwiththedesign
standardsofthePUD andmasterCC&R's.

5. Everyproposedresidentialdevelopmentbe submittedforreviewand comment totheMt.

Rose/GeigerGradeCitizen'sAdvisoryBoardtoaddresscompatibilityand consistencywith

theSoutheastTruckeeMeadows SpecificPlan.
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The DoubleDiamond Ranch PUD DesignGuidelinesconformtotherequirementsofNRS 278A,which

governsPUDs. NRS 278A.010through278A.590,asrevisedin1991,outlinesspecificrequirementsthat

mustbe addressedineitherthewrittenorgraphicmaterialsaccompanyingthetentativemap. Most ofthese

requirementshavebeenaddressedinthisdesignstandardsdocumentorothersectionsoftheapplication

package.Inaddition,designforlandscaping,signsand entryfeaturesand maintenanceofcommon area

improvementswillbe providedinConditions,Covenants,& Restrictions(hereafterCC&R's) thatwillbe

preparedandrecordedby theMasterDeveloper(DoubleDiamondRanch,L.L.C.).

3.2 ObjectivesoftheDesignStandards

Thereareseveralobjectivesinherentinthedesignstandards.The designobjectivesaddressframework

issuesthathelpdefinethenotablefeaturesofthebuiltenvironment.

Objective1: Providea distinctimageforthePUD byencouraginghighqualityand

aestheticallysuperiordevelopment.

Objective2: Establisha strongsenseofcommunitythroughinnovativedesignoflinked

publicspacessuchasschools,parks,andopenspace.

Objective3: Maximizewaterandenergyconservationthroughlandscapedesignsand

orientationswhichrecognizetheclimaticconditionsinthearea.

Objective4: Designthebuiltenvironmentsuchthatdisruptionofexistingnaturalfeaturesis

minimized.

3.3 Implementation

The designstandardswillbeusedby theMasterDeveloperandgovernmentagenciestorevieweachParcel

Developer'sproposalforconformancewiththeoveralldesignobjectives.Designreviewby theMaster

Developerwillbe a requiredelementofallpurchaseagreementsenteredintoby theMasterDeveloperand

eachParcelDeveloper.The MasterDeveloperwillprovideeachParcelDeveloperwitha copy of the

approvedDesignGuidelinesandsupplementalCC&R's. The documentsshouldbe reviewedcarefullybe

eachParcelDeveloper.

ItwillbetheresponsibilitofeachParcelDeveloerwithintheDoubleDiamondRanchPUD toconformto

theDesignGuidelinesinpreparationofneighborhoodandlandscapedesignplans.The MasterDeveloper
willreviewallproposedplansfordevelopmentpreparedpursuanttothisplanneddevelopmentpriorto

submissiontotheCityofReno. The purposeofthisinitialplanreviewistoinsurecompliancewiththeplan
asfinallyapprovedby theCityofReno.Any projectsubmittedtotheCityofReno mustbeaccompanied

bya letterfrom theMasterDeveloperstatingthattheprojectisinconformancewiththeplan.

The CityofReno requiresa licensedlandscapearchitecttopreparelandscapeplansaccordingtothese

standards.Priortotheinstallationoflandscapeimprovementsallplansaretobe reviewedby theCityand

theMasterDeveloper(ordesignee),asprovidedby thecovenants,conditions,and restrictionsrecorded

againsteachproperty.

Approvalby theMasterDeveloperdoesnotimplythattheprojectisincompliancewithallapplicablecity

codes,ordinances,orotherregulations.EachParcelDeveloperisresponsibleforsubmittalandprocessing
of allplansand permitsrequiredby thecitypriortothecommencement of construction.Subsequent
subdivisionsand/orusepermitswillrequirediscretionaryapproval.
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Where theprovisionsoftheplando notaddressa specificsubject,theprovisionsof theReno Zoning
Ordinance(Chapter18)orotherordinancesgoverningthedevelopmentofland,whichareineffectatthe

timeofrecordationofthefinalplan,shallprevail.The CityofReno willthereafterapplyonlyneweror

modifiedordinancesandregulations,orthosepertainingtohealthandsafetyissues,thatarenotinconflict

withthoseineffecton thedateofplanrecordation.The provisionsoutlinedinNRS 278A.390mustrunin

favorofandareenforceableby theCityofReno.

3.3.1 Parksand SchoolSites

Allschoolandparksiteswillnotrequirea specialusepermit(S.U.P.)priortosubmittalofimprovement

plans.The masterplanandthesedesignguidelinesmeetorexceedtheintentoftheS.U.P.

2 3.3.2 Minor RevisionstoGuidelines

MINOR REVISIONS TO THESE GUIDELINES CAN BE MADE BY STAFF AFTER REVIEW OF

CONFORMANCE WITH THE INTENT OF THE MASTER PLAN AND PRIOR CONDITIONS OF

APPROVAL

For directionpursuantto thefinalapprovalsrequiredfor each ParcelDeveloper'sresidential

developmentitisrecommended thisDesignGuidelinemanual be reviewedin itsentirety.Special
attentionshouldbe giventosection7 "ResidentialNeighborhoodDesignStandards"and exhibitIII,

"BuildingPermitApplicationChecklist".

mmm
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4 Neighborhood Design

Residentiallanduseisorganizedintodistinctneighborhoodslinkedby a networkofpedestrianpathsin

open spacecorridorsand inlandscapedcorridorsalongthestreet.In addition,an open spacedrainage
corridorextendsnorth-souththroughthePUD andservesasanorganizational"spine"ofthePUD aswellas

providingdirectpedestrian/bikeaccesstoschoolsand parks.Specificneighborhooddesignissuesare

addressedinthefollowingdesignstandards.

4.1 EnergyConservingDesign

Subdivisiondesignshouldutilizeaneast-weststreetpatternwherefeasibletofacilitateshadingresidences
andpassivesolardesign.Lotsshouldbe longandnarrowwithnorth-southorientationorwideandshallow

witheast-westorientation.

4.2 InternalTrafficCirculation

The streetsystemshouldbe designedtodiscouragenon-residenttrafficthroughneighborhoods.Local

residentialstreetsshouldintersectcollectorstreetsgenerallyatintervalsofnotmore than600 feet.The

intentistoprovidea sufficientnumberoflocalstreetsaccesssothatvehiculartrafficisnotconcentrated.
Pedestriancirculationshouldbe designedto encouragepedestrianlinksto schools,parks and

neighborhoods.Singlefamilyresidentialneighborhoodsshouldbe orientedwiththedwellingunitsfacing
towarda localresidentialstreetwiththerearor sidepropertylinesof individualresidencesabutting
collectorstreets.

4.3 Accessand OrientationtoOpen Space

Many neighborhoodswithinthePUD aredefinedby theopen spaceadjacentthem. Open spacewill

providescenicviewsand interactionwiththenaturalenvironmentsuchasthecreeksystems.Open space

providesthe settingfor a pedestrianand bikeway trailsystem. Pathways shouldpass through

neighborhoodsto provideconvenientaccess.However,therearepotentialsecurityconflictsbetween

privateresidencesanda nearbypathwaywhichisaccessibletothepublic.Therefore,itisintendedthatthis

planorientasmuch residentialuseaspracticabletotheopenspaceencouraginglotdesignwhichisopento

publicspaces.Residencesorientedtowardopenspaceandpublicstreetsabuttingopenspacewillmake the

openspacesaferandmoreusable.

Speciallottingpatternsareproposedinordertoeffectivelyprovidea safecorridorforpublicaccesswhile

providingforindividuallotconfigurationsthatfrontorsideontotheopenspace.Fouralternativepatterns
forsingle-familyresidentialdevelopmenthavebeenconceptuallydevelopedforthePUD. Any oftheseor
similaralternativesmay beappliedintheplansforindividualresidentialvillages.

One alternativeutilizesa residentialloopsystemwhichallowsforvisualandphysicalaccesstoopenspace,
asshowninFigure5. Residencesattheendoftheloopfronttowardopenspacetoprovideresidentswitha

directviewoftheopenspace.Thisalsocreatesinterestalongthetrailsystemby providingviewsofthe

frontsofadjacentresidences.Open splitrailfence,suchasthatillustratedinFigure27,willbeusedalong
open spaceadjacentto cul-de-sacs,streets,and residentialsideyards.The perceptionof securityis

enhancedby orientingtheresidencestowardtheopenspaceasthenumberofrearorsideyardsvulnerable
tointrusionislessened.
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FIGURE 5

LOOP STREET ADJACENT OPEN SPACE
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Anotheralternativemakesuseofcul-de-sacsthatprotrudeintoopenspacecorridorsprovidingdirectvisual
andphysicalaccess,as shown inFigure6. Thisallowsforvisualmonitoringofthetrailand attractive

openspaceviewsforadjacentresidents.The cul-de-sacpatternallowsthesideyardstohavedirectviews
totheopen space.Periodicviewsintotheadjacentstreetsfromthetrailswillprovideforbreaksinthe

monotonyofsideyardfencing.Homes may be orientedwiththeprimaryentryandlivingspaceslooking
ontotheopenspace.

FIGURE 6

CUL-DE-SAC ADJACENT OPEN SPACE
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A thirdalternativeallowsresidencestofrontontoopenspaceadjacenttoa single-loadedresidentialstreet,

as shown inFigure7. Thisallowsforthemostdirectvisualmonitoringoftheopenspaceby adjacent
residences.Convenientaccessshouldbe providedby allowingperpendicularstreetsto "tee"intothe

single-loadedstreetevery600to1000feet,orthroughtheprovisionofapedestrianaccesscorridorbetween

residentiallots.

.
as. OpenSpace

PedestrianAccess
Corridor

I

TI

FIGURE 7
- SINGLE-LOADED STREET ADJACENT OPEN SPACE

The fourthalternativeallowsforresidencesto back ontoopen space,as shown in Figure8. This

alternativeisaestheticallytheleastdesirableduetodiminishedviewsfromtheopenspace.Thisalternative

alsogreatlydiminishesthe"eyestotheopenspace"whichmay encouragetheoccurrenceofundesirable

activities.Viewsandsurveillanceoftheopenspacemay beenhancedthroughtheuseofopentypefencing,
suchasdecorativewroughtiron,ratherthanclosed-typewalls,suchastypicalmasonrywalls.

.
'
PedestrianAccess

.Corridor
'

.

I

II

FIGURE 8

RESIDENCES BACKING OPEN SPACE
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Functionally,thisalternativeistheleastdesirablebecauseitgreatlydiminishespublicaccesstoopenspace.
The interfacebetweentheurbanusesandtheopenspacemustbecarefullydesignedtoavoidlongstretches

of solidwallsalongtheopen spaceedge. Whilethislottingalternativeisgenerallydiscouraged,where

otheroptionsareappropriate,thisalternativemay be appropriateinsome instanceswhereprivacy,security
andnoiseattenuationareofconcern.Forexample,six-foot(6')solidwallsmay be appropriatefornoise

attenuationandprivacyon thewestsideofParcel11asa buffertotheproposedK-6 school.Inaddition,
six-foot(6')solidwallsmay be appropriatefornoiseattenuation,privacyand securityon thewestsideof

Parcels16 and 17 wheredistancesfrom DoubleR Boulevardnarrowtoapproximately175 feet.(See
Section6.1formore detailon wallandfencingtypesand locations).However,shouldbackon lotsbe

designedwithinthePUD, theymay notexceed25% oftheopenspaceedge.
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5 LANDSCAPE ARCHITECTURE

Landscapearchitectureencompassesmost areasof the plan excepttheprivateyardsof individual

residences,and includesthestreetsand pathways,and open spaceand common areasinthecommunity.
Landscapedesignincludestheformalplantingsalongstreetsandaroundindividualbuildings,theinformal

plantingsinopenspaceareas,aswellasstreetfurnitureandpublicart.

The purposeofthissectionistoestablishcomprehensivedesignstandardsby definingrequirementsfor

projectentries,landscaping,andsiteamenities.Installationspecifications,maintenanceguidelines,andthe
definitionsofareasofresponsibilityarealsooutlinedso thateachParcelDeveloperwillunderstandand
conformtotheoveralldesignconcept.The specificdetailsrequiredineachparcelwillbe preparedand
recordedbytheMasterDeveloper,

19 e 5.1 LandscapeDesignObjectives

The variouselementsoflandscapedesignareintendedtoachievemultipleobjectives.Among theseareto

providethefollowing.

* IdentityandOrientation

* PedestrianScale

* EnhancementofPublicSafety

* ClimateControl

* ScreeningandVisualEnhancementofBuildings

* BufferingtoNaturalAreas

* VisualLinkagetoNaturalAreas

illiiniiil * EnhancementofNaturalSpeciesDiversity

* EaseofMaintenanceandLessorWaterDemand

5.1.1 Identityand Orientation

The landscapeelementswillprovideidentityforthePUD and willemphasizespecificlocationsand
features.Forexample,landmarktreeswilldirectandorientpassers-by,emphasizethesenseofarrival,add
asenseofenclosuretoa space,andestablishtheimportanceofthearea.5.1.2

5.1.2 PedestrianScale

Landscapedesignwillbe usedtoestablishandreinforcethesenseofpedestrianscaleforPUD residents.
Pedestrianscalewillbe enhancedalongareasintendedforhighpedestrianuse suchas in pedestrian
corridorsandalongpedestrianpathways.Thiswillbe accomplishedthroughtheuseofsmallerscaledand
moredetailedlandscapematerialsthanthoseusedinprimarilyvehicledominatedareas.
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5.1.3 EnhancementofPublicSafety

The roleoflandscapedesigninpublicsafetyisessentiallytomaintainvisibility.Inopenspaceareas,along
thepedestrianpathwaysandadjacenttobuildings,thelandscapewillmaintainan openviewfromnearby
streetsand willavoid"hiding"places.Lightingwillalsobe usedtoprovideclearpathwaysandmaintain

views. Along theroadwayslandscapedesignwillmaintaintheline-of-sightof vehicleoperatorsand

bicyclistsatintersectionsandotherlocationswhereaconflictmay occur.

5.1.4 ClimateControl

Landscapingplaysaparticularlyimportantroleinclimatecontrolthatwillenhancethequalityoflifewithin

neighborhoodsandreducetheenergydemand forsummer coolingandwinterheating.Broadshadetrees

and groundcoverplantingswillhelpcooland humidifythemicroclimatearoundindividualbuildings.
Shade treeslocatedalongbikewaysand pedestrianpathwayscan make theseenvironmentsmore

comfortableinwarm weatherandencourageresidentstowalkorbicyclewhen otherwiseitwouldbe too

warm. Inaddition,thesesamedeciduoustreeswilllosetheirleavesinthefallandwintermonthsallowing

sunlighttopenetratetheareasbelow.

5.1.5 Screeningand VisualEnhancementofBuildings

Landscapingwilleffectivelyscreenfrompublicviewthelessattractiveaspectsofbuildingsand parking
areas.Similarly,landscapingwillbe usedto enhanceand complementthearchitectureof buildings.

Landscapingwillalsoscreenwallsandfencing,trashenclosuresandutilityequipment.

5.1.6 BufferingtoNaturalAreas

The landscapedesignwillprovidea transitionor bufferbetweentheurbanusesand thenaturalareas.

Groundcovermaterialsprovidea naturalfilterthatremovescontaminantsinurbanrunoffbeforethewater

reachesnaturalwatercourses.Landscapematenalswillalsoprovidea physicalbarriertodiscourageaccess

tosensitivenaturalresourceareas.

5.1.7 VisualLinkagetoNaturalAreas

The landscapedesignwillcontainelementsof formalurbanlandscapingand informal,naturalhabitat.

Where theseelementsinterface,thelandscapedesignwillprovidea visuallypleasingtransitionthatblends

thenaturalandthedesignedenvironment.

5.1.8 EnhancementofNaturalSpeciesDiversity

The builtenvironmentinherentlyisnota naturalenvironment.Yet,thebuiltenvironmentwillprovidea

broaderspectrumofplantmaterialsand habitatthanfoundintheexistingenvironment.The landscape

designwillincludea diversityof groundcover,shruband treecanopy not found in the existing
environment.Thisdiversityisanticipatedtosupporta broaderrangeofspecies,notablybirds,insects,and

smallmammals,thanfoundintheexistingenvironment.
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5.1.9 ProvideEaseofMaintenanceand Lower Water Demand

The landscapedesignwillincorporateplantmaterialsandplantingconfigurationsthatareinherentlyeasyto

maintainandrequireminimalirrigation.Landscapingmaterialsshouldbe selectedwithconsiderationfor

waterrequirementsoverthelifetimeof theplants.The use of plantswithlow waterrequirements,

particularlyplantsthatareconsidereddrought-tolerant,andtheuseofefficientirrigationsystemsisstrongly
recommended. The useofdroughttolerantplantingsinthepubliclandscapeisstronglyemphasizedin

preparationforwater-availabilityconcernsinthefuture.

5.2 DoubleDiamond Ranch LandscapeDesignTheme

5.2.1 Primaryand SecondaryStreetTreeConcept

Common identitywillbe establishedthroughouttheDoubleDiamond Ranch residentialcommunityasa

means of establishinga senseof placeand pedestrianscalewithinthe community. Landscaping,

eg
particularlystreettrees,willplaya keyroleinestablishingthecharacterofthePUD. The overalllandscape

a designforthePUD issupportedby accentandlandmarktrees,shrubsandgroundcovers.

The primarystreettreeswithinthePUD willbe consistentalonga givenstreet,pedestriancorridor,or

neighborhood.Primarystreettreeswillbe deciduous,broadleaftreesplantedina regular,linearfashion

alongthestreet,setbackfromtheedgefarenoughtoaccommodatetheirultimategrowth.Primarystreet

treesaestheticallycreaterhythmandsoftenthevisualenvironment,aswellasprovideshadeforpedestrian

paths.

SecondarystreettreeswithinthePUD willbe primarilyevergreen,coniferspeciesplantedina random

fashionofmassedplantingsofa singlespeciespermassing.The secondarystreettreesaddemphasisand

impactto thelinearplantingsof primarystreettreesthroughcontrastingfoliagetypeand color.The
. primaryandsecondarystreettreeconceptisshown inFigure9.

DoubleDiamondPLIDDesignGuidelines March2002 Page21



PrimaryStreetTrees
treenassa Mts (plantedinlinearfashion)
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Pedestrian SecondaryStreetTrees Perimeter

Pathway (plantedinrandommasses) Fence

FIGURE 9

PRIMARY AND SECONDARY STREET TREE CONCEPT

5.2.2 Accentand Landmark PlantingsConcept

Accentand landmarktrees,shrubsand groundcoverwillprovidecolor,formand textureand willsignal
seasonalchangewithfallcolor,springflowers,andbarewinterforms.Accenttreesandlandmarktreeswill

addemphasisandinterest,andhighlightareassuchasentrysignageandimportantpedestrianaccesspoints.
Accentplantingand plantingstoincludeseasonalvariationwillbe usedatintersectionsand inselected

areasalongtheroadways,andinpedestrianplacessuchasplazasandfocalareassuchasentriestothePUD

Mim aswellastoindividualneighborhoods.The accentandlandmarkplantingconceptisshown infigure20.

PrimaryStreetTrees
(plantedalluserfashion)

e ' e ea *

AccentTreesandlandscaping
SeasadaryStreetTrees (plantedinpatternethat
(plantedinrandornmasses)emphadee cdments)

FIGURE 10

ACCENT AND IANDMARK PIANTING CONCEPT
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Withintheparkareas,streettreeswilllineadjacentroadwaysandmassesoftreeswillbe usedtohighlight
or enclosespecificfeaturesof thepark.In open spaceareas,linearstreettreeplantingsalongarterial

roadwayswillterminateand giveway tomassesoftreessetbackfromtheroadside.Landscapetreesin

theselocationswillbecarefullychosenandplacedtoemphasizespecificareas.

5.2.3 Shrubs,Groundcovers,and SiteAmenities

Shrubsandfoliage-typegroundcoverswillbe usedinprojectentriestosoftenthegroundplaneandtiethe

otherlandscapematerialstogether.Specialconsiderationwillbe giventoselectingplantmaterials,which

addcolorandemphasistotheentries.

Landscapedesignwillalsoaccommodate specialaccentpaying,fencingand walls,lightand site

furnishings,subjecttoRMC 12.20.Specialaccentpayingwillbeprovidedthatenhancesimportantareasof

emy theplan.Pavingmaterialsmay includecoloredconcrete,brick,orsimilarmaterials.

Split-railfencingwillbe providedinselectareastopreventpedestrianaccesstosensitiveareas.Special

lightingtechniqueswillbe utilizedthroughoutthePUD toenhancearchitectureandlandscaping,aswellas

toprovideadditionalsafetyforpedestrians.Sitefurnishingswillalsoaddtotheoverallcommon themeof

thePUD and willincludebenches,waterfountains,bollards,trashreceptacles,and possibledecorative

artworkandwaterfeatures.

5.3 GeneralLandscapeDesignStandards

Allareastobe landscapedshallbe plantedwithtrees,shrubs,groundcover,etc.selectedfromthemaster

plantmaterialslistwhichwillbe providedby theMasterDeveloper.Thislistwillstresstheuse of

evergreentrees,shrubs,and groundcoversfora pleasinglookinallseasons.ParcelDevelopersshould

assessexistinglandscapingadjacenttotheirproperty,and wheneverpossible,reinforceand complement
thatestablishedcharacter.Landscapeplansaretobe preparedby a licensedlandscapearchitect.Parcel

Developersshallsubmitlandscapeplans,preparedby a licensedlandscapearchitect,to theMaster

Developerforapproval.The landscapeplanwillindicatehow thedesignmeetstheplantselectioncriteria,

spacingandmassingguidelines.

5.3.1 PlantSelection

Plantmaterialswillbe chosenbasedon theiradaptabilitytothegeneralReno vicinity;however,final

determinationof appropriateplantmaterialshouldrelyupon soilsanalysesand othersitespecific
determinationsregardingplantsuitability.

PrimaryStreetTrees

The primarydelineatorwithinthelandscapewillbe theprimarystreettreesspacedregularlyeverythirty-
fivetofiftyfeet(35-50')on centerasappropriatetotheultimategrowthhabitofthespeciesfromfifteen

(15)galloncontainersorlarger.Streettreesshallhavea minimum caliperoftwo inches(2").Caliperof

treesshallbe takensixinches(6")abovethegroundup toand includingfourinch(4")calipersize,and

twelveinches(12")abovethegroundforlargersizes(Source:AmericanStandardforNurseryStock).

Deciduous,broadleafstreettreeswillbeplantedina linearfashionformingshortrowsof3-9formalstreet

trees.
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SecondaryStreetTrees

Secondarystreettreeswillplaythelead-supportingroleforthestreettreesandwillbe plantedinrandom

massingsofa singlespeciesina givenlocation.Theseevergreen,conifertreeswillbe plantedtwentyto

thirty-fivefeet(20-35')on center,ina randomfashion,asappropriatetotheultimategrowthhabitofthe

species,fromfifteen(15)galloncontainersorlarger.Evergreensecondarytreesshallbe atleastsixfoot

(6')inheightattimeofplanting.Carefulconsiderationwillbe giventoselectingtreespeciesthatwill

accent,yetnotoverpower,theeffectofthelinear,formalrowsofstreettrees.

SubordinatelandscapeMaterials

Subordinatelandscapematerialsincludingaccentandlandmarktrees,shrubsand groundcovers,including
lawn,primaryandsecondaryprovidethebackgroundandcontextforthestreettreesandallowlandscapes
toflowintooneanother.Subordinatelandscapematerialsshouldcomplementtheformsandvisualinterest

ofthedominantstreettrees.Subordinatelandscapematerialsareselectedfortheirvisualappeal,suchas

flowers,foliage,orform.Subordinateplantmaterialsarealsoselectedtoperformspecificfunctionssuchas
a tomaintainopenviews,toconcealorenhanceperimeterwallsandfencing,retainmoistureinthesoil,oraid

inthepreventionoferosion.

AccentTrees

Accenttreesshouldbeselectedaccordingtodistinguishingcharacteristics,includingsize,color,textureand

seasonalinteresttohighlightsignilicantareaswithinlandscapecorridors,suchaspointsofentry(intolocal

streetsand atpedestrianaccesspoints),localstreetintersections,transitionalareasand bus shelters.)In

general,accenttreesshouldcontrastandcomplimentstreettreesandshouldprovideseasonalinterestsuch

asfloweringand fallcolor.Accenttreesshallbe planted15 to25 feeton centerasappropriatetothe

ultimategrowthhabitofthetreespecies,fromfifteen(15)galloncontainersorlarger.Accenttreesshall

havea minimum caliperoftwo inches(2")ifdeciduousbroadleafspecies,orsixfoot(6')minimum height
inevergreenconiferspecies.

Landmark Trees

Landmarktreesarea formofaccenttreesthatrelyprimarilyon distinctivesize,aswellas formorcolor,to

establishadistinctiveidentityorpunctuateaspecificlocation.Landmarktreesmay beusedatthekeyentry
locationsalongthemajorboulevardsoratmajornodesalongthepedestrianpathwaysorvehiclecorridors.

These treesmay be plantedina linearfashion,groupedintoirregularmasses,or plantedas a single
-

specimentree.Landmarktreesshallbeplantedfifteentofortyfeet(15-40')on centerasappropriatetothe

ultimategrowthhabitofthetreespeciesfromfifteen(15)galloncontainersorlarger.Landmarktreesshall

havea minimum caliperof threeinches(3")ifdeciduousbroadleafspecies,or tenfeet(10')minimum

heightifevergreenconiferspecies.
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Shrubs

Shrubswillbe selectedaccordingtosize,color,texture,andseasonalinterest.Inadditiontoaddingtoan

attractivelandscape,shrubswillservea multitudeoffunctions.Shrubswillserveasvisualbarrierstoman-

made elements,includingfencesandwalls,retainingwalls,andutilityequipment.Placementofshrubbery

shallnotobstructimportantpedestrianorvehicularsightlinesorthreatenthesafetyofpedestrians.The

eventualheightofshrubswillbe consideredtocreateforeground(evenasa groundcover),middleground,

andbackgroundrelationships,aswellasscalevariations.Shrubsshallbe plantedfromfive(5)gallonor

largercontainers,spacedthreetosixfeet(3
-6')on center,asappropriatetotheeventualgrowthofthe

species,inirregularmassesorina linearfashion.

Groundcovers

The primaryfunctionofgroundcoveristosoftenthevisualenvironmentinformandcolor.Groundcovers,

includinglawn,and mulchalsoprovideweed control,moistureretentioninthesoil,erosioncontrol,and

temperaturemoderatorforplantroots.

Groundcoverselectionshouldtakeintoconsiderationtheoveralledestrianuseofthearea.Iftheareais

intendedforactivepedestrianuse,such as in the parksand pedestriancorridors,then lawn type

groundcoversshouldbe used.Inareasthatwillnotreceiveactivepedestrianuse,suchasinparking
areas

andalongmajorstreets,foliagetypegroundcoversmay beused.

Groundcoversmay alsoincludelargeexpansesofclover,flowerbedsornaturalizedgroundcoverincluding

nativegrassesandshrubs.The naturalizedgroundcoverisparticularlysuitablewherea formallandscape

corridorcrossesoneofthemajorcreeks.Intheselocationsthenaturalfeaturesofthecreekareashouldbe

thedominantvisualcharacteroftheboulevard.
****E**!
emmmon

Open SpaceTreesand Shrubs

Landscapeadjacenttotheopenspaceareaisdesignedtoensuretheenvironmentalintegrityofthenatural

habitat,provideviewcorridorsthroughthePUD, and providea transitionbetweennaturaland created

....an environments.Landscapinginopen spaceadjacenttoresidentialusesshouldprovidefordistinct,yet

M naturalappearingviewstotheopenspace.Informal,nativetreemassingswillenhanceandframeviewsto

..... distantareas.
**WE*

Landscapingwithinnaturalopenspaceareas,withtheexceptionofriparianareas,willbetypifiedby native

and/ordrought-tolerantlow shrubsandgroundcover.Where appropriate,openspacetreeswillbe planted

fromfive(5)gallonorlargercontainersspacedtwentytothirtyfeet(20
-30')on centerinirregularmasses

orgroves.Open spacetreesshallhaveaminimum oneinch(1")caliper.

Landscapematerialswithinplantingareasadjacenttothewetlandpreserveareaswillbe non-invasive

speciescompatiblewiththenaturalhabitatof thepreserveareas.Shrubswillbe plantedonlywhere

visibilityto open spaceand residentialsecurityarenotcompromised.Plantmaterialsinopen space

adjacenttoresidentialusesshallbedripirrigated.

RiparianTrees

AlongthecorridorsofBrown'sCreekandWhite'sCreekitmay be desirableinselectlocationstoenhance

thenaturalripariancorridorthroughtheadditionofripariantrees.Ripariantreesshallbeplantedfromfive

(5)gallonorlargercontainersspacedtwentytothirtyfeet(20
-30')on centerinirregularmassesorgroves.

Ripariantreesshallhavea minimum one inch(1")caliper.Landscapematerialswithinplantingareas

adjacenttothewetlandpreserveareaswillbe non-invasivespeciescompatiblewiththenaturalhabitatof

thepreserveareas.Installationof ripariantreesshallbe consistentwiththeSouthMeadows Channel

Plans/HydrologyStudyandtheArmy CorpsofEngineers404permit.
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5.3.2 SitePreparation

The followingstandardsprovideforspecificaesthetictreatmentof finishedearthforms,compatible

relationshipsbetweenbuildings,parking,road,and adjacentproperties,and avoidanceofpoordrainage.

GradinganddrainagedesignguidelineswereidentifiedintheDesignGuidelinesforSouthMeadows PUD

PhaseIIIandareincludedhereasfollowswithadditionalstandards.

Grading

StreetGradingand Drainage-PublicroadsshallbededicatedtotheCityofReno andshallbedesigned,

exceptasprovidedherein,toconformtoCityofReno standardsincludingthoseforstructuralsection,cross

fall,curband gutter,curveradius,tangentlength,allowablegrade,gradebreaks,verticalcurvesandbike

0 paths.The R.O.W. andlanewidthproposedinthisdocument(i.e.Figures12,13,14,17,32,33,and 34"
and Table5)shallsupersedeCityofReno standards.A roadwaydrainagesystemcapableofhandlingthe

g 2 0
$-yearstorm,perCityofReno standards,shallbeprovidedinallpublicroads.

ParcelGradingand Drainage-ParcelsshallbegradedinaccordancewithCityofReno standardsandthe

UniformBuildingCode. Minimum gradeon plane-gradedareas(pavedorunpaved)and unpavedswales
shallbeonepercent.Minimum gradeonpavedswalesshallbe0.4percent.BuildingswithinFEMA Flood

Zone B (500-yearflood)shallhavethefinishedgradeofthebasementfloororthebottomofthelowest

floorbeam elevatedtoatleastonefoot(7)abovehighestadjacentundisturbedground.Roofdrainsshall

dischargetoerosion-resistantpervious(non-paved)surfaceswherepossible.Stormwaterdrainagewill

comply withcity,county,state,and federalstandardsthatareineffectattimeof applicationforeach

buildingpermit.

AllslopesincutandfillshallconformtherecommendationsandrequirementsoftheSoilEngineer'sreport.
Inno caseshalltheyexceedtwo (horizontal)toone (vertical)unlessapprovedby theCity.Tops ofcuts

and toesof fillsaretobe roundedsmoothlyintothoseexistingtoblendasmuch aspossible.Allsite

gradingshallbe designedtomeetthestandardsinTable2 whichareconsistentwithADA Accessibility
Guidelines.

TABLE 2
SITEGRADING STANDARDS

Use Areas Min.Slope Max. Slope
Lawn Area 2% 20%

LandscapeAreas 2% 30%

ParkingLot 2% 4%
AccessDriveways 2% 5%
PedestrianPlazas 1% 3%
PedestrianWalkways 1% 8%

All2:1slopeswillbe mechanicallystabilizedusingmaterialssuchasrip-rap.All3:1orflatterslopeswill

bebiomechanicallystabilizedwithabiodegradablestrawmattingandanappropriateplantmaterial.

Naturaldrainagecoursesshouldbe incorporatedinlandscapeplansassurfacedrainage,drycreekcourses
and retentionbasins.Drainagesolutionswhichconformtothenaturalcharacterof thelandscapeand

minimizechangeoftheexistingtopographyanddrainagenetworkareencouraged.

DoubleDiamondPLIDDesignGuidelines March2002 Page26



5.4 LandscapeDesignStandardsforTypicalPUD Settings

5.4.1 Streetscape

The majorarterialstreetsaccessingthePUD areprimaryboulevards(SouthMeadows ParkwayandDouble

R Boulevard)thatextendtootherpartsofthecity.The majorstreetswillprovideandidentityforthePUD

throughtheselectiveuseof primaryand secondarystreettrees,accentand landmarktrees,and other

landscapefeatureson theadjacentcorridorsand medians.Streettreesand frontyardlandscapingalong
localresidentialstreetswillbeinstalledby eachParcelDeveloper

The primarystreetswithinthePUD aredesignedasminorarterialstreetsatthemainprojectentriesandas

collectorstreetsthroughouttheproject,asshown inFigures11,12,13and 14.

ResidentialAlternativeto
RetirementCommunityCollectorStreets RetirementCommunity

& a Parkway (PrivateRoadas (80'R.O.W) CollectorStreet
or60'R.O.W)-- ------ - .. . (80'R.O.W)

e ouble
(100'R.O.W)

MajorArterial

(100'R.O.W.)

Minor Arterial

(100'R.O.W)

(120'R.0 W) ps

FIGURE 11

CIRCULATION MASTER PIAN
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MAJOR ARTERIAL (SOUTH MEADOWS PARKWAY)
eo

5'Off-StreetMeandering6'Perimeter PedestrianPath
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6'Perimeter
] Wall

173' . 26.5' q
6' 6'

t
263' , 17.5's

Landscape Median
Corridor Corridor
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FIGURE 13

MINOR ARTERIAL (DOUBLE DIAMOND PARKWAY)

. 5'Off-StreetMeandering5'Off-StreetMeandermg PedestrianPath6'Pedmeter PedestrianPath
Fence 6'Perimeter

.

Pence

16.9 , 23.5 215 , 16.5',
Landscape landscape

'

Corridor Corridor
VehicleLanes

47PavedWidth

80'RightofWay 2

FIGURE 14

COLLECTOR STREET (WILBUR MAY BOULEVARD AND CARAT AVENUE)
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5.4.2 Community Entries

Majorprojectentriesoccuralongthemajorboulevardsattheedgesoftheproject.Entriesareintendedto

providea distinctgatewayand senseofarrivaltotheproject.Entriesannouncetoa travelertheyhave

arrivedby theuseofdistinctiveandprominentsignage,monuments,and/orlandscapingmaterials.Inthe
PUD themajorcityentriesarefrom thenorthand westalongSouthMeadows Parkwayand from the
southwestalongDoubleR Boulevard.

Location of Major --

Project Entry

Signage (typ.)

imin FIGURE 15

LOCATION OF MAJOR PROJECT ENTRIES

The entrieswillbe constructedofthesame materialastheperimeterwallandmay be accentedwithopen
wroughtironfencing,columnsorsimilarelements.The signsmay befrontlightedandincludea common

logo element.At theselocationsthe requiredlandscapecorridorwillbe widened to a radiusof

approximately40 feetfrom thecorneron bothsidesof thestreetas shown in Figure16. Withinthe
additionalareathelandscapedesignwillincludeaccentandlandmarktrees,signageindicatingthatthisis
an entryto thecityand may includeotherspeciallandscapeelementsto signifythegateway. Such

landscapedesignmustmeettheminimum visualsitedistancerequirementsfromtheCityofReno. Final
Mastersignageand monument DesignPlanswillbesubmittedtotheCitystafffortheirapprovalpriorto
recordationof thefirstfinalmap and willthereafterbe attachedheretoin exhibitIV ("Fencing,
Signage& Lighting-FinalApprovedDesign").

DoubleDiamondPLIDDesignGuidelines March2002 Page29



FIGURE 16

IANDSCAPE CORRIDOR 40'RADIUS AT ENTRIES

NeighborhoodEntries

Each ofthePUD neighborhoodsprovidesan opportunityforspecialsignageand landscapeelementsto

identifytheneighborhood.Neighborhoodentriesmay incorporatelow horizontalwallsor otherlow

elements,butuse of strongverticalelementssuchas columnsor pilastersisencouraged.Horizontal

elementstendtobe more visibleandrelatemorestronglytovehiculartrafficwhereastheverticalelements

willbe smallerandscaledtothepedestrian.Neighborhoodentriesmay includea projectlogoandname in

a signintegratedwitha perimeterwallor locatedon a freestandingmonument. Neighborhoodentry

signageshallbe limitedtoa maximum oftwo signsperentry,locatedatno more thantwo neighborhood
--- entreesperparcel.

The basicformandmaterialsoftheentryshallbe consistentwiththemajorprojectentry.Neighborhood
andprojectentriesshouldbedistinctiveintheirlandscapedesign.

Accentorlandmarktreeswithdistinctiveformsand/orcolorsshouldbe usedtohelpestablisha senseof

identityandplace.Streettreepatternswillbeinterruptedby accentandlandmarktreesadjacenttoproject

signage.Shrubsand groundcoverswillbe utilizedtoenhancethesenseofentrytotheneighborhoodor

project.Thesematerialsmay includegroundcoverswithinterestingformor habitor largeexpansesof

colorfulflowers.Low angledlightingmay beusedtofront-lighttheprojectname andlogoandtoup-light
theaccenttrees.

5.4.3 PedestrianCorridors,Schoolsand Parks

Pedestriancorridorsalongstreets,aswellasschoolandparklandscaping,helpdefinetheoveralllandscape
toneand characteroftheneighborhoodsandthereforewillserveas"demonstrations"ofplantingoptions
and irrigationtechniques.The useoffoliage-typegroundcoversandmulches,native,and otherdrought-
tolerantspecies,includinglow waterconsumptiveturf,waterconservingirrigationtechniques,and the

applicationofreclaimedwaterareexamplesofthepossibledemonstrationcapabilities.
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Pedestriancorridorsalongstreetswillfeaturea five-foot(5')widesidewalkmeanderingina landscaped
corridor.Pedestriancorridorsandparkswillbe linedwithprimarystreettrees.Secondarystreettreesas

wellasaccentorlandmarktreesmay beplantedinselectareas,forexampletoencirclea totlotormarkthe

terminusofthepedestriancorridor.Withinparks,shadetreeswillbe plantedinlargemasses,orgroves,

adjacenttotrails,picnicareas,totlotandseatingareas.

Low growingshrubmaterialmay beusedtoaddinterestorencloseaparticulararea,suchasa totlot.Lawn

willbeplantedinactiverecreationareasinparksandschoolsexceptwherelandscapeorothermaterialsare

necessary.Foliagetypegroundcoversmay be plantedtoemphasizeentriesoraddvisualinterestalongthe

groundplane.Accentpayingmay beprovidedinselectareas.

S StreetfurnitureconstructedofmaterialssuitablefortheReno climatemay beprovidedinparksandschools

includingbenches,trashreceptacles,drinkingfountains,and bollards,and willbe of a consistentdesign

So theme.Shadestructuresorkiosksmay alsobe providedwithinparksandshallbe consistentindesignand

materialswiththearchitectureoftheschools.

The provisionoffineartworksuchassculptures,murals,waterelements,carvings,frescoes,mosaics,and
mobilesisencouraged.Such work shouldrelateintermsofformand conceptwiththearchitectureand

environmentofthesubjectsite.Outdoorartworkshouldbe locatedtobe visibletothepublic.Designof

theartworkshouldbedurableagainstvandalismandweatherandnotrequireexcessivemaintenance.

Lightingwillbe designedto accommodatenighttimeuse whileproducinglittleglareand intrusionto

neighboringuses.Three-foot(3')lightedbollardswillbelocatedatparkentriesandtopreventautoaccess.

.ma. BollardswillbeconstructedofmaterialsconsistentwiththethemedesignofthePUD. The bollardswillbe

ang=gn. removableforeaseofmaintenance.

Playareasshallbe providedonlyinareaswhere activitiescan be convenientlysupervisedby adults.

Hazardssuchashighretainingwalls,poisonous/thornyplanting,steepslopes,etc.shallbeavoidedinparks
and pedestriancorridorsaschildrentendtoplayeverywhereand notjustindesignatedareas.Ample

seatingand welllandscaped,shadedareasshallbe providedaroundplayareas.Hidingplacesinthe

landscapethatmay attractundesirableactivitieswillbeavoided.

5.4.4 Open SpaceAreas

DesignatedopenspaceareasinthePUD occurinthedrainagecorridor/linearparks,wetlandpreserveareas,
and in riparianareasalongthecreeks.In most instancestheopen spacecorridorscontainareasof

environmentalsensitivitywhichcannotbemodifiedthroughformallandscaping.

DrainageCorridor/LinearParks

An openspacedrainagecorridor/linearpark,identifiedasWhite'sCreekCentralChannel,extendsthrough
thePUD ina north-southalignmentforminga central"spine"andorganizingpedestrianaccessforadjacent

neighborhoods.The one hundredliftyfoot(150')corridorwillfeaturea minimum eightfoot(8')wide

meanderingpedestrian/bikepaththatwillprovidea saferouteawayfromthestreetsforchildrentowalkor

ridetoschool,as shown inFigure17 & 18..Thiscentraldrainagecorridorand theopen spacealong
Brown'sCreekprovidemajorbikeandpedestrianroutesintheplan.Theseareconnectedby pedestrianand

bikeroutesalongselectedstreetstoforma loopwithintheplan.
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All aestheticlandscapeimprovementswithinthe corridorsshallbe designedin accordancewith

hydrologicaland engineeringrequirementstoavoiddisruptionof theirprimaryfloodcontrolpurposes.

Designof pathsshallaccountfor 5 and 100 yearfloodflows.Landscapingwithinthe drainage

corridor/linearparkswillconsistofinformalmassesof low growingshrubsappropriatetoanenvironment

experiencingintermittentwaterflowand/orflooding.SubjecttoapprovaloftheMasterDeveloper,their

FEMA consultants,andtheCityofReno staff,certainareasofthecentralchannelmay be plantedwithturf

creatinglargegrassareasforrecreationaluseby projectresidents.Wetlandswillbe developedthroughout
thecentraldrainagecorridorsinconformancewiththeFinalWetlandMitigationPlanpursuantto the

revisedCorpsofEngineerspermitdescribedelsewhereinthisdocument.Thesewetlandsshallbecreatedby

gradingareasofthechannelbottomintodepressionsthatwillpromotepondingand by introductionof

riparianplantspeciesthatwilltakeadvantageofthisaccumulationofwater.

ToeofSlope
Bike/Ped.Path

ResidencesBacking
orSiding

*-
Low Growmg
Shrubs

Wetlands

Low Flow Channel

Residences
--Varies(10'Min.)

FacingStreet
--2'Min, toTop ofSlope

Street DrainageCorridor

150'Wide
R/W R/W P/L

FIGURE 17

CONCEPTIONAL PIAN VIEW THROUGH DRAINAGE CORRIDOR
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. Bike/Ped.
Path Fence

Residences Residences

FacingStreet ToeofSlope Backing
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- --zMin.
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- FIGURE 18

CONCEPTUAL SECTION THROUGH DRAINAGE CORRIDOR

Open SpaceEdges

Residentialstreetsprovideperiodicviewsintotheopen areasof theplanand offeran opportunityfor

visuallyinterestinginterfacesbetweentheman-madeenvironmentandthenaturalenvironment.

Formallandscaping,alongpedestrianwalkwaysadjacenttoarterialandcollectorstreets,willterminateas

thestreetsabutsopenspace.Nativetreescompatiblewiththenaturalareaswillbe plantedinmassesand

----.. willbe usedtoframetheopenspacecorridorviewsinthepreserveareas.Shrubswillbe plantedtohelp
frameor screenviews.Use ofgroundcoverswillbe limitedtoareaswhereaccentplantingisrequired,
however,useofnativebunchgrassesisencouraged.

Earthbermsandlorswalesmay be usedtoseparateanddelineatethenaturalopen spacefromtheformal

urbanlandscapinginordertomaintainthesecurityandprivacyoftheadjacentlanduse.

Vehicleaccesstoopenspaceandparkswillbepreventedthroughtheprovisionofbarrierssuchasa three-

foot(3')splitrailfenceadjacenttothestreet,asshown inFigure19. Visualandpedestrianconnections

betweentheuseand theopenspaceshouldbe maintainedwherefeasible.Pedestrian/bikepathswillbe

incorporatedinopenspacewithaccesstostreetedges.Intheseinstanceslandscapingwillbe installedand

allowedtoprovidevisualamenityandshadeandshelteralongthebikeroute.

Open SpaceEdges-WetlandsPreserveLinearParkway

Inadditiontothelinearpedestrianwalkwayillustratedinthissection,a seriesofrecreationalamenitieswill

alsobeprovidedandincorporatedintothistrailsystemadjacenttoVillagesI1,12,13,14,15,and 16(refer
toExhibitVI).The facilitieswillprovideactiveandpassiverecreationalopportunities,includingbutnot

limitedto,fitnesscourses,individualand grouppicnicareas,seatingand viewingareas,smallchildplay
areas(totlots),smallopenfieldplayareas,andothersimilarfacilities.Thesefacilitieswillbe constructed

inphaseswiththeadjacentresidentialdevelopmentandmaintainedby theMasterHOA.

DoubleDiamondPLIDDesignGuidelines March2002 Page33



3'LowOpenFencing

DenseLowPlanting
withStreetTrees *
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Path
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R FIGURE 19

CONCEPTUAL METHOD OF PREVENTING VEHICLE ACCESS

Where appropriate,a separatepedestrianpathwaycorridormay be utilizedtoprovidea connectiontoopen

spacebetweenstreets.The intentistocreatea reasonablydirectroutetotheschoolsand parks.The

separatepedestrianpathwaycorridorsaretobe limitedtoareaswherethestreetwould notprovidea

sufficientlydirectroute.Inno caseshoulda separatepedestrianwalkwayflankedon bothsidesby a fence

be longerthanthedepthofa singlelot.The corridorsaretobe landscaped,providea minimum eight-foot

(8')widepathconnection,andshallhaveminimum corridorwidths,asshown inTable3 and Figure20.

Pedestrianwalkwayaccessconnectionsincluding,butnotlimitedto,a breakintheadjacentfenceshall

occuratan averageintervalof every600 linearfeetalongan open spaceedge. The distancebetween

individualaccesspointsshouldnotbe allowedtoexceed800 linearfeet.Mid-blockconnectionstostreets

areencouragedatan averageintervalof300 feet.Where pedestrianpathsoccurinopenspacecorridors

adjacenttoresidentialproperties,thepublicreportsfortheadjacentsubdivisionsshallincludenotification

oftheintenttoinstallsuchpublicwalkways.Pedestrianpathwaycorridorsshallbe installed,includingall

landscape,pathways,and otherimprovements,concurrentwithadjacenthomes by individualParcel

Developers.

TABLE 3
PEDESTRIAN CORRIDOR WIDTHS

Length Min.CorridorWidth Min.PavementWidth
25'orless 15' 8'

26 to100ft. 20' 8'

101to200ft. 25' 8'

Landscapingadjacenttopedestrianaccesspointswillbe enhancedtoclearlydenotethem as such,as

shown inFigure21. Standardstreettreeplantingsshallbe interruptedby a row/groveof accenttrees

alongtheendof cul-de-sacsandshrubswillforma low barrierwithopeningswhere trailsextendtothe

cul-de-sac.Theseplantingswillbe installedby theindividualParcelDeveloperconcurrentwithadjacent
homes.
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Pathway
Connection

FIGURE 20 FIGURE 21

CONCEPTUAL PEDESTRIAN ACCESS CONCEPTUAL IANDSCAPING

CORRIDOR BETWEEN RESIDENTIAL LOTS AT CUL-DE-SAC ACCESS POINT

Run-offcarryingherbicides,pesticides,fertilizers,and erodedsoilsisan issueofparticularconcernfor

wetlandand creekpreservation.Formallandscapingadjacentto naturalopen spaces will incorporate
erosionand waterqualitycontroltechniquestoavoidrunoffintothesesensitiveareas.The landscaping
shouldprovidea hydrologicbreakthroughtheuseofbermsorswales,as shown inFigures22 and 23.

Suchcontrolmeasures,willlimitdischargefromadjacentlandusestoselectedareasofdrainagecorridors.
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FIGURE 22

CONCEPTUAL HYDROLOGIC BREAK ADJACENT TO WETLANDS

RearorSideYardFence

-*E
WellandLimit

Minimum1% Slope ,5'min., 8'Inin. ,5'avg.|,
TowardStreet *I * *I , 4

AsphaltPed.Path am -Intrase.,,
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FIGURE 23

CONCEPTUAL HYDROLOGIC BREAK BETWEEN RESIDENTIAL AND WETLANDS
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RiparianCorridors

Brown'sCreekand White'sCreek aremeanderingstreamsthattraversethroughthePUD. The creek

systemsarebeingproposedas streamcorridorswithuplandbuffersmanaged foravianhabitat;most

specifically,migratingsongbirdhabitatwitha transitionfroma tree-grassland(upland)habitattoa riparian
streamcorridor.

Bridgesmay be usedtoenhancecreekcrossingsalongBrown'sCreek.Bridgeswillbe 8 feetwideand

constructedwithmaterialscompatiblewithotherareasoftheplan.Where creekcrossingsoccur,theyare

tobedesignedtominimizetheimpacton thechannelandwetlands.

Brown'sCreek

Brown'sCreekextendsthroughtheplanareaina north-southalignment.AllofBrown'sCreekwithinthe

planareaispreservedandenhancedwhereappropriateinanopenspacecorridor.Two bridgecrossings,or

culverts,willbe requiredoverBrown'sCreek;oneon SouthMeadows Parkwayandtheotheron DoubleR

Boulevard.

White'sCreek

White'sCreekextendsthroughthesoutheastcorneroftheplanareathroughthedesignedcommunitypark
and adjacentresidentialuses.Approximatelytwo bridgecrossingsofWhite'sCreekwillbe requiredto

accessresidentialusesinthesoutheastcorneroftheplan.Thesebridgecrossingswillbe ofa minimal

dimensionresidentialstreet,culvertovercrossing,asshown inFigure24.

Handrail

FIGURE 24

CONCEPTUAL BRIDGE CROSSING AT WHITE'S CREEK
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WetlandAreas

Severaledge conditionswillbe presentaroundwetlandswhich may requireberming,ponding,and

revegetatingdisturbedareas.The heightof bermswillbe determinedby hydraulicanalysis.The side

slopeswillbe 3:1orlessandcoveredwithseedingandstrawmattingforstability.The seedingwillbe a

combinationofgrasses.

Inseveralareas,pondingwilloccuradjacenttowetlands.Pondsmay be mechanicallydeepenedtoallow

for the naturalaccumulationof water. Regraded areasbetween wetlandsand parking/service

areas/buildingswillincludea minimum 5-footwide landscapestripwithberming. Landscapingmay
includea combinationof groundcovers,shrubs,and trees.Water-lovingtrees,acceptabletotheCityof

Reno,may beplanted.Evergreentreeswillbe usedtoscreenadjacentprivateuse.A 3-foothigh,split-rail
fencemay beusedtoindicatetheedgeofthewetlands.

As describedelsewhereinthisdocument,wetlandsshallbe createdwithinthecentraldrainagecorridorby

mechanicallydeepeningportionsofchannelbedsinamannersimilartothatdescribedaboveforponds.

The existingwetlandsbetweenVillage19 and 20 willbe enhancedand expandedas specifiedinthe

Wetlands404PermitsdiscussedinSection1.8.

( 5.4.5 Irrigation

IrrigationguidelinesareidentifiedintheDesignGuidelinesforSouthMeadows PUD PhaseIIIand are

includedasfollowsforPUD consistency.

Irrigationistobe totallyautomatic,withcontroller,electricvalves,and quickcouplersforsupplemental

watering.Allplantswillbe groupedintozonesaccordingtotheirwaterrequirements,withonevalveper
zonetominimizeoverwatering.Trees,shrubs,and groundcoverswillbe irrigatedwitha dripirrigation

systemand/ormicrosprayheads. Lawn areaswillbe irrigatedwitha low gallonagespraysystem.
Reclaimedwatermay be used forlandscapinguseswhereverfeasibleand available.The irrigation

specificationsmay requiremodificationifaspecialusepermitisapprovedforuseofreclaimedwater.

Allmain linesand lateralswillbe equippedwithmanualdrainvalvestodrainthesysteminlatefall.

Automaticdrainvalveswillnotbe permittedsincetheautomaticvalveswastewaterthroughoutthe

irrigationseason.

---
Irrigationplansareto be preparedby a licensedlandscapearchitect.ParcelDevelopersmust submit

irrigationplanstotheMasterDeveloperforreviewandapproval.AfterapprovalbytheMasterDeveloper,
theirrigationplansmustbesubmittedandapprovedbytheCityofReno.

5.4.6 SiteAmenities

Siteamenitiesinstalledby theMasterDeveloperwillbe locatedwithintheopenspaceandcommon areas.

SiteamenitiesguidelinesareidentifiedintheDesignGuidelinesforSouthMeadows PUD PhaseIIIandare

included,withadditionalstandards,asfollowsforPUD consistency.
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Siteamenitiesmay includebenchesprovidedalongthepathwaysystemand willbe setbacktoprevent
obstructiontobicyclists.Inaddition,exercisestationsmay be locatedalongthepathwaystoofferresidents

expandedrecreationalopportunitiesincommon areas.A deck and/orgazebooverlookingthewater

featuresadjacentto thewetlandsmay be providedto allowtheusersa betterview of thewildlife,

accompaniedby signsthatdescribewaterfowltypicallyfoundinthearea.Picnictablesand/orgazebos
shallbe locatednearwetlandsandinothercommon areasforlunchtimeuse.Trashreceptaclesshallbe

providedincloseproximitytoeachtable.

5.4.7 Installationand Maintenance

Installationand maintenanceguidelinesareidentifiedintheDesignGuidelinesforSouthMeadows PUD

PhaseIIIandareincludedasfollowsforPUD consistency.

As requiredby NRS 278A.120,allcommon open spacewillbe setasidefortheuseand benefitofthe

public.The Homeowners Association("HOA") willown and maintainthecommon open spaceand the

LinearParks.(drainagecorridor).The neighborhoodandcommunityparksiteswillbededicatedtotheCity
ofReno,willbe publicandwillbe maintainedby theCity.The linearparkwillbe privately,constructed

and willbe owned and maintainedby theHOA. (RefertoParks,Open Space,and TrailsProgramfor

furtherdetails.)

The ParcelDeveloperisresponsiblefortheinstallationoflandscapedesignelementsinprivatecommon

areasincludingand residentialfrontand sideyardlandscapingoutsidetheresidentialrearand sideyard

fencing.

The installationandmaintenanceofalldesignelementsincludingwalls,landscape,signage,etc.isinitially
theresponsibilityof theeithertheMasterDeveloperor theindividualParcelDeveloper.The Master

Developerisresponsiblefortheinstallationandmaintenanceofthelandscapedesignelementsinthepublic

rights-of-way,landscapedeasements,and common open space. As streetsareconstructed,associated

landscapingwillbe installed.Initially,theMasterDeveloperwillretainresponsibilityforthemaintenance

oftheseareas.Afterthisinitialperiod,maintenanceresponsibilitywillberelinquishedtotheHOA.

Landscapingand irrigationinstalledby theMasterDevelopershallbe maintainedin a healthyand

operationalconditionand willeventuallybe transferredtotheHOA whichwillthenassumemaintenance

responsibility.Allplantmaterialfailureshallbe replacedwiththesame materialsthatwillmatchthesize

andheightofadjacentmaterial.

From thecompletionofinstallation,landscapingshallbe maintainedina sightlyandwell-keptcondition.

AllParcelDeveloperswillbe requiredtomaintainplantmaterialsincommon areasina thrivingcondition

of growthby practicingproperagriculturaltechniquesofpruning,pestcontrol,and fertilization.When

landscapingisnotproperlymaintained,theMasterDeveloperor HOA may, after30 daysnotice,enter

privatepropertyformaintenancepurposesand billthepropertyowner. Residentialfrontand sideyard

landscapinginstalledby theParcelDeveloperswillbemaintainedby theindividualhomeowners.Damaged
ormalfunctioningirrigationmustberepairedorreplacedtomatchtheoriginalconditionofthesystem,and

irrigationoversprayandexcessiverunoffwillbekepttoaminimum.
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5.4.8 DemonstrationofLandscapeConcepts

The overalllandscapecharacterofthedevelopmentandindividualneighborhoodsisestablishedby design

conceptsand horticulturalpracticesincorporatedintomajordevelopmentfeaturessuchasarterialstreets

andparkways,projectandneighborhoodentries,pedestrian/openspacecorridors,schools,andparks.These

landscapescanservetodemonstrateplantingoptionsandirrigationtechniquesbestsuitedtoenvironmental

conditionsprevalentatDoubleDiamond Ranch. The useof foliage-typegroundcovers,organicmulch,
nativeandotherdrought-tolerantspeciesofplantsandturf,waterconservingirrigationtechniques,anduse

ofreclaimedwaterareexamplesoflandscapeapplicationsthatshouldbepromotedforuseby homeowners

andHOA maintenanceprograms.

*****
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6 FENCING, LIGHTING AND SIGNAGE DESIGN

6.1 Screeningand FencingDesign

WallsandfencingwithinthePUD areintendedtoscreenfacilities,andtoprovidesoundbarriers,privacy,
andsecurity.To a significantlylesserextenttheymay beutilizedtobufferlanduseboundariesandactasa

barriertoentryinenvironmentallysensitiveareas.Ingeneral,thewallsand fencingaretobe kepttoa

minimum toavoidblockingviewsorfragmentingthelandusesinthePUD. Allscreensandfencingshall

becompatibleinmaterial,colorandtexture.

Mechanicalequipmentandothersimilarstructuresshallbe ground-mountedwhen feasible.Ifnotground-
mounted,suchequipmentshallbe screenedfromtheviewofstreets,adjacentproperties,andareasopento

a thegeneralpublicthroughtheuseofparapetwalls,roofwells,orothermeans incorporatedasan integral

partofbuildingdesign.Allnoisegeneratingmechanicaldevicesshallbe screenedwithnoisereduction

barrierssothattheirpotentialasanuisancetoabuttingpropertiesisminimized.

...... PerimeterWalls

. PerimeterwallswithinthePUD arelocatedalongSouthMeadows Parkwayandatthemajorentrypointat

...... DoubleR Boulevard,as shown inFigure25. Perimeterwallswillbe approximately6 feetinheightand

2

willconsistof a masonrymaterial.The designdetailsofthePerimeterwallsareattachedheretoin

exhibitIV ("Fencing,Signage& Lighting-FinalApprovedDesign").

Perimeterwallsmay alsooccuratselectlocationsalongtheopen spaceedge.As shown infigure25,

perimeterwallsmay be appropriatealongthewestsideofParcels11,16,and 17forsecurity,privacyand

noiseattenuation.Intheseinstances,periodicwallopeningsatan averageintervalof600 feetshallbe

providedforthroughaccesstoadjacentopenspace.

1
ResidentialLanduse

SolidWall

MajorArterialStreet Fencing(typical)

LOCATIONS WHERE SOLIDWALL
PLAN VIEW PERIMETERFENCINGSHALLOCCUR

FIGURE 25

PERIMETER WALL
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PerimeterFences

Threetypesof perimeterfenceswillbe providedwithinthePUD. One typeisa solid,or non-view-

permeablefencewhichisprovidedwhen privacy,security,ornoiseattenuationisnecessary(usuallyalong

roadwayslikeDoubleDiamondParkway),seelocationsshown infigure26.When lottingpatternsadjacent
totheopenspaceresultinfront-onorside-onlotsthatprovidemany "eyestotheopenspace"andenhance

theperceptionofsafety,a combinationofsolidand open-typefencingwillbe utilized.Side-onlotswill

generallyhavesolidfencingup toa maximum 25",joinedwithopen-typefencingalongthesideandrear

yards,withsplitrailfencingdesignedalongtheedgeofthefrontyardareas,asshown infigures28 and
29.

Residentiallotsthatback-ontheadjacentcorridorarepermittedbutmay notexceed25 percentofthelinear

edgeoftheopen spaceareaadjacenttoresidentiallots.Theselotswillrequireopen-stylefencing,as

shown infigure27,withtheexceptionofParcel11,adjacenttotheproposedK-6 school,Parcels16and

17,whereDoubleR Boulevardisapproximately175feetfromtheresidentialpropertyline.Back-onunits

withintheseparcelsmay usea solid,ornon-view-permeablefenceorwall,whereprivacy,security,ornoise

attenuationisnecessary.

1

1
Locationwhere Solid

PerimeterFencing

may occur(typical)

FIGURE 26

PERIMETER FENCING (SOLID TYPE) LOCATIONS
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FIGURE 27

PERIMETER FENCE (OPEN-TYPES) ILLUSTRATIONS AND LOCATIONS
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FIGURE 28

SIDE-ON YARDS WITH OPEN SPACE - REAR SIDE FENCING RESTRICTIONS
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FIGURE 29

SIDE-ON YARDS WITH OPEN SPACE -SIDE YARD FENCING RESTRICTIONS

Solid,non-view-permeableperimeterfenceswithinthePUD willbe approximately6 feetinheightand

constructedofwood. The materialusedshallbeconsistentlyappliedthroughouttheperimeterfences.The

materialfirstselectedshallbe usedinallothercases.The designdetailsofthePerimeterSolidand

Open-StylefencesareattachedheretoinexhibitIV ("Fencing,Signage& Lighting-FinalApproved

Design").

Low splitrailfencingsimilartotheillustrationinfigure27 willbe usedbetweenpublicusesandareasofhigh

sensitivity,suchasbetweenparksandwetlandpreserveareas.Splitrailfencingwillalsobe providedwhere

single-loadedresidentialstreetsorcul-de-sacsabutopenspaceand alongthefrontsideyardofresidences

adjacenttoopenspace,asshown infigures28and 29.The intentistodefinecommon areasandprivateland

withoutwalls.Low fencingshallbethree-foot(3')tall,split-railfencingorsimilar.

When residencesareadjacenttoopenspace,sideorrearfencingmay be a combinationofbothsolidfencing
and openfencing.Infigure29 above,theillustrationdemonstratesa typicalsituationwheresolidfencing
occursalongtherearoftheresidenceandopenfencingoccursalongthefrontsideyard.Inthisexample,solid

fencingisutilizedalongthebackyardforprivacyand openfencingisutilizedalongthefrontsideyardto

definetheseparationbetweenprivatelandandcommon arealand.
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6.2 LightingDesign

Exteriorlightingisintendedtoprovideforsafetyandsecurity,aswellastoenhancebuildingdesignand

landscaping.Thesestandardsdescribelightinginschoolsandparks.Lightingwithinthepublicright-of-

way willcomplywithcitystandards.

Parkinglotswillbe littoprovidesafeuseafterdark.Lightstandardswillbe locatedtoavoidshadingby
treecanopiesandbuildings.Cutoff-stylefixturesshouldbe usedtoreduceglareimpactson majorarterial

streets,collectorstreetsinnon-residentialareas,inparkingareas,and alongpublicsidewalksadjacentto

arterialstreets.

Pedestrianzonesaroundschoolsandparksmay utilize20-foottallpolesconstructedofmetalwithmatching
color.Fixtureswillbe locatedatintervalsthatprovidecontinuityforpedestrianillumination.Low level

lightingmay be providedin selectlocationssuchas trailintersectionsin parksand otherimportant

pedestriannodes.

The styleand typeof lighting,firturestobe usedwithinthePflD areattachedheretoinexhibitIV

("Fencing,Signage& Lighting-FinalApprovedDesign").
Milliini

6.3 Signage

The intentofthesignprogramistoestablisha recognizablehierarchyofentriesand intersections.The

signswillenhancethedesignelementsofthePUD andconfirmtheperceivedorderofthestreetscape.

- Allsignsmustbe approvedby theMasterDeveloperandobtaina buildingpermitasoutlinedintheCity
Code priortoinstallation.Signsmay be locatedinthelandscapeeasement,butshallnotbe locatedwithin

5-feetofthebackfaceofcurborwithinthevisiontriangle,asdefinedinRMC 18.06.050(c)(3)b.

Any illuminatedsignorlighteddeviceshallemploylightsemittinga constantintensity.No signshallbe

illuminatedby orcontainflashing,intermittent,rotating,ormovinglights.Inno eventshallanilluminated

signorlightingdevicebeplacedordirectedtopermitthebeamsandilluminationtobe directedorbeamed

upon a street,sidewalk,or adjacentpremise,thereby,causingglareor reflectionthatmay constitutea

hazardornuisance.

FivetypesofsignsareproposedfortheresidentialportionofPhaseIIIdevelopment.Theseare:majorand

minorprojectentries,ParcelIdentificationSigns(Free-Standing),directional,buildingidentification,and

temporarysigns.The mastersignpackageforDouble Diamond Ranch PflD isattachedhereto.ia

exhibitIV ("Fencing,Signage& Lighting-FinalApprovedDesign").

Majorand MinorProjectEntries

The MasterDeveloperisresponsiblefortheinstallationofmajorandminorprojectentrysigns.Entrysigns
aresubjecttotheissuanceofapermit,asoutlinedintheCityofReno SignCode. Thesesignswillbe used

toidentifyandestablishtheboundariesandformalentriesoftheproject.

The majorprojectentryislocatedatSouthMeadows Parkwayand DoubleR Boulevard.Majorentry

signageshallbe limitedtomaximum two signagemonumentsperentry.Minorprojectentriesarelocated

asdeterminedby theMasterDeveloperalongtheinteriorcollectorstreetsattheprimaryentrytoeach

individualvillageor neighborhood.Minor or neighborhoodprojectentrysignageshallbe limitedto

maximum twosignsperentryatno morethantwoneighborhoodentriesperparcel.
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DirectionalSigns

The MasterDeveloperisresponsiblefortheinstallationofexteriordirectionalsigns.Directionalsignsshall

be similartotheprojectentrysignage.Maximum free-standingheightshallbe 6-feet.Signsmay be

internalilluminatedorhaveahaveaground-mountedlightsourceconcealedbyplanting.

TemporarySigns

Temporarysignsmay be installedon individualparcelstoidentifyfutureuseand formarketingpurposes
andmustbe approvedby theMasterDeveloper.Temporarysigns,locatedon-oroff-premises,advertising
thesaleofthepropertywithintheDoubleDiamondRanchPUD shallnotexceeda verticalheightof8-feet,
ahorizontallengthof10-feet,oratotalsignareaof32squarefeet.
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7 RESIDENTIAL NEIGHBORHOOD DESIGN STANDARDS

7.1 ResidentialDesignStandards

All"StandardDevelopments",sometimesreferredtohereinas"StandardBuilding"(typicaldetached

singlefamilyhomes developedon customarylotsizes)withinthePUD willbe consistentwiththe

SingleFamilyResidential6,000squarefeet(SFR-6)zonedistrictandCityofReno standards,exceptas

outlinedinthissection,withregardto sitecoverage,buildingheightand setbacks(seeexhibitV

"StandardsFor The SFR-6 Zone District").Most neighborhoodswillbe developedas Standard

Developmentson singlefamilylotsranginginsizefrom50 to85 feetinwidthwithdepthsranging
from100to110feet.TheseStandardDevelopmentsshallutilizethestandardsetbackandstreetdesign
criteriaspecifiedinTable4 andTable5. Inordertoobtaina largervarietyofmixedhousingstyles,
some neighborhoods,may containlotswitha minimum widthof45 feetand a minimum lotsizeof

4,500sq.ft.Theseneighborhoodsshallbe limitedtogrossdensitiesoflessthan6 dwellingunitsper
acre.They may utilizea combinationof"StandardDevelopment"or "ClusterDevelopment"design
standardsforbuildingsetbacksandroadwaydesigns,providedtheyardsetbackstandardsandroadway

designcriteriaarespecifiedon thetentativemap fortheseneighborhoods.Lotsnarrowerthan45 feet

and less4,500sq.ft.in sizearefoundonlyinhighdensity(6 or more dwellingunitsperacre)

developmentswithinthe PUD (hereinafterreferredto as "ClusterDevelopments"). These

developmentsshallberequiredtofollowthe"ClusterDevelopment"designcriteria.

7.1.1 RetirementCommunity DesignStandards

The RetirementCommunitywillincludeVillages,7,8,9,20,21,22,and23 containing725 units.These

villagesareincludedinand encompassallofPhaseIV. Thiscommunitywillutilizethecombination

standard/clusterdesigncriteriaasspecifiedinsection7.2.2.below.IftheAttachedResidentialalternative

isutilized,Section7.2.2lotarearequirementsshallapply.The followingelementsareuniquetothe

RetirementCommunity

7.1.1a.Housing& StreetScene

UniquetotheRetirementCommunitywillbea varietyofhousingtypes,sizesandfloorplans,with

mostbeingonestory.The privatestreetswillbesimilartootherstreetsinDoubleDiamondRanch

withthepotentialadditionof a treelined,turfedparkwaystripthatwillseparatethepublic

pedestrianwalkwayfromthestreetifelected.(Refertofigure37).Guestparkingwillbeprovided
ingroupingsof4 or8 spacesdistributeduniformlythroughouttheprojectalongthecollectorloop
and cul-de-sacbulbswherefeasible.Therewillbe one spacerequiredforeverytwo lots,and

spacedwithin300feetofalllotsiffeasible.

7.1.1b.RecreationalOpportunities

NeighborhoodCommons areaswillbe incorporatedintothevillagesasconceptuallyillustratedin
--

figure37. Thesecommons areaswillfeaturerecreationalfacilitiestoservethisrestrictedage
-- groupcommunitypotentiallyincludingputtinggreens,pathways,picnicareas,and othersimilar

facilities.A linearopenspace,withtheprimarypurposeofcreatinga traillinkforpedestrianuse

toconnectallneighborhoodstothecentralrecreationalfacilitywillbe provided.A Central

RecreationalFacilitywillbeconstructed,priortothe200mcertificateofoccupancylocatedwithin

the725 unitretirementcommunity.Itwillincludea wholecomplementofactiveand passive
recreationalfacilitiessuchasa swimmingpool,tennis,racquetball,basketball,exerciseandwork-

outequipment,meetingrooms,activitycoordinationand personalservicesgearedtomeet the

needsandmarketdemandsofthisagegroup.

7.1.2 AttachedResidential

The AttachedResidentialCommunitiesshallberestrictedtoVillage26 andtheRetirement(Active

Adult)Community. TheseCommunitieswouldutilizethedesigncriteriaasspecifiedinsection
7.2.2below.Theseunitsshallbe "ForSale"only,and may be comprisedoftownhouses,duets,

quads,orcondominiums.
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7.1.3. RetirementCommunity AlternativeDesignStandards

The alternativeto theRetirementCommunity includesVillages7,8,9,20,21,22,and 23,

containing725units.Thesevillagesareincludedinandcombinetomake up allofPhaseIV.This

community willutilizestandarddesigncriteria,standard/clusterdesigncriteriaand attached

designcriteria,asspecifiedinsection7.2below.

The balanceof thissectionisintendedto outlinethe specificdesignstandardsthateach Parcel

Developerwillberequiredtofollowastheydesignand developtheirrespectiveparcels.

7.2 DesignRestrictions

7.2.1 HeightLimitation

* AllResidentialunitsshallbelimitedto30 feetinheightwithamaximum oftwostories.

My 7.2.2 Minimum LotArea and Width

* LotsforStandardDevelopmentsshallprovidethefollowingminimum dimensionsand sizes.Corner

lotsshallbe minimum 5,500squarefeetinareawitha 55-footaveragewidth.Interiorlotsshallbe a

minimum 4,500squarefeetwitha45-footaveragewidthperlot.

* Lotsutilizingthecombinationstandard/clusterdesigncriteriashallbe a minimum of4,500sq.ft.in

sizewithan averagelotwidthof45 ft.ata grossdensityof<6 d.ulac.A Maximum of50% ofthe

StandardDevelopmentsubdivisionlotsmay utilizethecombinationStandard/Clusterbuildingsetback

andstreetdesignstandards.

* Lotssmallerthan4,500squarefeetareallowedonlywithinhighdensityClusterDevelopments.Lotsin

ClusterDevelopmentswillhavea minimum lotsizeof2,700squarefeetwitha 38-footaveragewidth

perlot.

* AttachedResidentialProjectsshallhavea minimum projectareaof 10acres.Minimum lotareaper

dwellingunitshallbe 3,000squarefoot.Minimum lotsizesshallnotbeapplicable,onlydwellingunit

density.

7.2.3 Minimum ResidentialSquareFootages

Minimum squarefootageswillbe establishedon a villageby villagebasisthroughoutthedevelopmentof

thePUD. Theseminimum squarefootageswillbeestablishedbytheMasterDeveloperbasedon thesizeof

thelotswithintherespectivevillage,basedon theParcelDevelopershome designandmarketconditionsat

thetimeofdevelopment.The intentofthisrestrictionistoensureproperplanning,productdiversification,

and marketacceptance.By establishingvaryingminimum, residentialsquarefootagerestrictions,the

MasterDeveloperwillendeavortomaintaintheintegrity,andqualityoftheMasterPlan,whileestablishing
avarietyofresidentialhome designs.

5'lidesetback

10to20
RearSetback

1&Miss.
Frontrarch I
Setback I

20'Front
15'Min. - -- - - Garage

FrontBldg. Mak
Setback 4'sidewalk

10P.U.E.
Easement

FIGURE 30
TYPICAL LOT CONFIGURATION
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Any ProjectBoundary

15'Min,to

Deck/Patio
20'Min.toBuilding

6'Min.

g 2 18 (NoParking)

weet ----

eDriveff.
-- 20'Min.Between Buildings

FIGURE 30B
TYPICAL ATTACHED HOUSING PROJECT CONFIGURATION

7.2.4 SetbackRequirementsAnd LocalRoad Standards

FrontYardSetback(seesummary intable4)

The minimum frontyardsetbacktotheresidenceforStandardDevelopmentswillbe 15 feetmeasured

fromthefrontpropertyline.Inno casewillthesecondstoryofanyStandardfloorplanbe allowedtobe

closerthan20 feetfromthefrontpropertyline.The garageinStandardDevelopmentsshallbe setbacka

minimum of20 feetfromthefrontpropertylineandtheporchmay be 10feetfromthefrontpropertyline.

The minimum frontyardsetbackforClusterDevelopmentswillbe 8 feetmeasuredfromthefrontproperty
line,includingsecondstoriesandgaragesetbacks.InordertoprovidetheCitywitha clearillustrationof

clusterfrontyardsetbacks,allClusterDevelopmentsmust identifyfrontyardson thetentativemaps.
Attachedhousingshallhaveminimum 20'frontyardprojectsetback.

VariableFrontSetbacks

Where thecenterlineofthestreetdoesnotvaryby more than5 feetin200 feetthehousesfrontingalong
thestreetshallbe staggeredsuchthatthefrontsetbackofanytwo contiguousdwellingsshallvaryby not

lessthan2 feet.The intentistoavoidtheappearanceofa solidwallofbuildingfronts,particularlygarage
doors,alongthestreetfrontage.ThisrequirementwillnotapplytoClusterdevelopments.

Rear YardSetbacks(seesummary intable4)

No Standardorattachedhousingbuildingmay be closerthan20 feettotherearpropertylineexceptthat

accessorybuildingsorthegaragemay be locatedup to5 feetfromtherearyardpropertylineandmustbe

3 feetminimum fromthemainbuilding.Where lotsareirregular,asinmostcul-de-saclots,theStandard

buildingsetbacksshallbe an average20 feetfromtherearpropertyline.No Standardorattachedhousing
two storystructureswillbe allowedwithin20 feetoftherearpropertylineofanyparceladjacenttothe

perimeteroftheproject.Where adjacenttoopenspace,therearsetbackforStandardorAttachedbuildings

may bereducedto15feet.When abuttingmajorarterialstreets,suchasSouthMeadows Parkway,therear

yardsetbacksofStandardorAttachedhousingbuildingswillbe a minimum of25 feet.The minimum rear

yardsetbackforClusterDevelopmentswillbe 10 feet.Where ClusterDevelopmentsabutmajorarterial
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streetslikeSouthMeadows Parkway,rearyardsetbacksmust be a minimum of 20 feet.AllCluster

Developmentsmustidentifyrearyardson thetentativemap.

SideYardSetbacks(seesummary intable4)

The minimum sideyardsetbackforStandardDevelopmentsisfivefeet(5').Shoulda zerolotlineproduct
be chosenforthesubdivisiontheminimum sideyardsetbackis0 feeton onesideand 10feeton theother

side.Where a Standardtwo-storyresidenceabutsanothertwo storyresidencetheminimum sideyard
setbackwillbe 7.5feetforlotsgreaterthan52 feetbutlessthan65 feetinwidth.Where a Standard

two-storyresidenceabutsa singlestoryresidencethesideyardsetbackwillbe 5 feet.Shouldlotsbe

greaterthan65 feetinwidththeminimum side-yardsetbacksfora Standardtwo storyresidenceshallbe a

totalof 15feetintheaggregate(i.e.5 feetoneside,10feettheotheror7.5feeteachside).The minimum

sideyardforClusterDevelopmentsis0 feeton onesideand5 feeton theotherside.Again,allsideyards
mustbeidentifiedon thetentativemap. The minimum sideyardsetbackforattachedhousingis0-feetwith

20-feetminimum betweenbuildings,and20-feetifadjacenttoaprojectboundary.

0 1 ArchitecturalProjections

Architecturalprojectionssuchasroofeaves,fireplaces,box-outs,porches,etc.arepermittedtoextendupto

2 feetintothefront,rearand sideyardsetbacksofStandardDevelopmentsand attachedhousing.Cluster

Developmentswillprohibitarchitecturalprojectionsinanysetbackareawhichcreateslessthana five(5)
footseparationbetweenbuildings.Where theseparationbetweenbuildingsisgreaterthanfive(5)feet,

- ClusterDevelopmentswillallowthesame two (2)footarchitecturalprojectionsintofront,rearand side

yardsetbacksastheStandardDevelopments.

UsableOpen Space(seesummary intable4)

Minimum usablerearyardopen spaceforStandardDevelopmentsshallbe 400 squarefeetfora

two-bedroom,andanadditional200 squarefeetforeachadditionalbedroom.The rearyardsetbackmay be

reducedtoa 10-footminimum dimensionwhen a minimum usableopen spacedimensionof 20 feetis

providedon onesidewitha0-footminimum setbackon theothersideyard.Fora ClusterDevelopment,the

minimum usablerearyardopenspaceshallbe 200 squarefeetfora two-bedroomhouseandan additional

100 squarefeetforeachadditionalbedroom. For attachedhousing,theminimum open spaceshallbe

200 squarefeetperunit.

ShadeStructures
iiiiiMI
- ShadestructuresforStandardDevelopmentsorattachedhousingshallhavea minimum 5-footsetbackfrom

anypropertylineandshallnotexceed25% oftheusableopenspace.ShadeStructuresarenotpermittedin

frontsetbacksforallDevelopmenttypes.InClusterDevelopments,shadestructurescanprotrudeup to5

feetintotheminimum 10footrearyardsetbacks.

CornerLotSideYardSetback

The minimum sideyardadjacenttoa streetfora StandardDevelopmentshallbe 15feetfromtheproperty
line.Fencesmay be located10 feetfrom thepropertyline.No structureor fencein a Standard

Developmentshallbe allowedintheviewcorridorformedby a rectanglethatis15feetwideand 35 feet

deepmeasuredfromthebackofcurb.ForClusterDevelopmentstheviewcorridorshallbe5 feetwideand

15feetdeep(seeFigure31).
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FIGURE 31

CORNER LOT SIDE YARD SETBACK
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FIGURE 31A

SIDE LOADED GARAGES

FRONT YARD SETBACK
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TABLE 4

NEIGHBORHOOD MINIMUM BUILDING SETBACK REQUIREMENTS - STANDARD

TYPE FEET CONDITION
FrontSetback 10 To porch-allstandantlotsizes

15 To residence-allstandardlotsizes
20 To garage-allstandardlotsizes
15 To garagesideloadedfromstreetwitha 20'min.drivewaylengthfrom

faceofgaragedoor(Fig.31A)
20 To upperstoryof a two storyresidencewhere43'ROW or narrower

streetsareutilized-allstandardlotsizes
29 Averagedistancetoresidencesfromwetlandpreserveswithinabutting

openspace-allstandardlotsizes

Rear Setback 10 At rearcornersof singlestoryresidenceon an irregularlotwithan

average20 footsetbackacrossbackyardwithsquarefootage'sequaltoa

standardlot.-allstandardlotsizes
15 Two storyresidencewithirregularlotand an average20 footsetback

withbackyardsquarefootage'sequaltoa standardlotwith20 footset

backsonbothsidesofthehome -allstandantlotsizes

15 Uncoveredsecondstorydecksand coveredsinglestorydecks- all

standardlotsizes
25 ResidencesthatbackontoSouthMeadows Parkway-allstandardlot

sizes
29 Averagedistancetoresidencesfromwetlandpreserveswithinabutting

openspace-allstandardlotsizes

Side-YardSetback 5 Interiorlotwitha singlestoryresidencenexttoa singlestoryresidence
-

allstandardlotsizes
5 Interiorlotwitha two storyresidencenexttoa singlestoryresidence

-

allstandardlotsizes
5 Interiorlotwitha two storyresidencenexttoa two storyresidence-all

lots52feetinwidthornarrower

7.5 Interiorlotwitha two storyresidencenexttoa two storyresidence-all

lotswiderthan52feetbutlessthan65feet
10 Interiorlotwitha two storyresidencenexttoa two storyresidence-all

lotswiderthan65feet
5 Where side-yardsabuttheLinearPark(drainagecorridor).Note,that

fencing(onpropertyline)mustbe setbacka minimum oftwo feetfrom

thebenchofthedrainagecorridorswitha standardfivefootresidential

setbackthereafter.-allstandardlotsizes
15 Cornerlotswherethesideyardisadjacenttoa street-allstandardlot

sizes
29 Averagedistancetoresidencesfrom wetlandpreserveswithinabutting

openspace-allstandardlotsizes

SecondStory 5 Minimum setbackfromfrontoflowerstorywhere43'ROW ornarrower

streetsareutilized-allstandardlotsizes

ShadeStructures 5 Minimum setbackfrompropertyline,allsidesand rear.Not allowed

withinfrontyardsetbacks-allstandardlotsizes

Common Area No Minimum setback

Equipment
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TABLE 4 - CONTINUED

NEIGHBORHOOD MINIMUM BUILDING SETBACK REQUIRMENTS

CLUSTER DEVELOPMENTS

TYPE FEET CONDITION
FrontSetback 5 To porch

8 To residence
8 To garage (wherethegaragedoorfacesthePrivateCourtEntrance-

seefig.36page64)
8 To UpperStory
18 To garageDoor (wherethegaragedoorfacesthefrontyardon aPrivate

CourtEntrance- seefig.36page 64)
19 To garageDoor (wherethegaragedoorfacesthefrontyardon aPrivate

Localand/orCollectorstreet- seefig.35page63)
29 Averagedistancetoresidencesfromwetlandpreserveswithinabutting

openspace

Rear Setback 10 To residence
5 To coveredpatiotrellis

= = 20 To residenceabuttingarterialstreet(e.g.;SouthMeadows Parkway)
29 Averagedistancetoresidencesfrom wetlandpreserveswithinabutting

openspace

Side-YardSetback 0 One sideyardonly
5 Side ardnotutilizedforzerosetback
5 Where side-yardsabuttheLinearPark(drainagecorridor).Note,that

fencin(on to ert line)mun be setbacka minimum oftwo feetfrom8 PP 7
thebenchofthedrainagecorridorswitha standardfivefootresidential
setbackthereafter.

5 Cornerlotswherethesideyardisadjacenttoa street
18 To garageDoor (wherethegaragedoorfacesthesideyardon a Private

CourtEntrance- seefig.36page 64
19 To garageDoor (wherethegaragedoorfacesthesideyardon a Private

Localand/orCollectorstreet- seefig.35page63
--- 29 Averagedistancetoresidencesfromwetlandpreserveswithinabutting

openspace

Notethatallmeasurementsoutlinedintable4 abovearemeasuredfrom thepropertyline,unlessotherwise
noted.In addition,wheresideyardsetbacksvarydependingon lotwidth(StandardDevelopments),the
standardsoutlinedinthetableaboveareintendedtorepresenttheaveragelotwidthfora specgiclargeparcel
orvillage.As an example,wherea villagehasbeendesignedprimarilyfor50footwidelots,theremay be
severaluniquelotsthatweredesignedslightlyover52feetinwidth.Basedon thetableabove,lots52feetin
widthand belowarealloweda 5footsideyardsetbackwherethereisa two-storyhome nexttoanothertwo-

storyhome. However,lotsbetween52feetand 65feetinwidtharedesignatedfora 7.5footsideyardset
back. In thisspecgicsituation,itisintendedthatthoseuniquelotswithinthevillagethathavea width

slightlygreaterthan52feetshallbe treatedthesame astheaveragelotswithinthatvillageand shallbe
alloweda 5footsideyardsetbackbetweentwo-storyhomes.
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TABLE 4 - CONTINUED

NEIGHBORHOOD MINIMUM BUILDING SETBACK REQUIREMENTS

ATTACHED HOUSING DEVELOPMENTS

TYPE FEET CONDITION
15

FrontSetback To porch
20 To residence
6 or To garage(wherethegaragedoorfacesa Driveifdrivewayusedforoff

19 streetparking.

29 Averagedistancetoresidencesfromwetlandpreserveswithinabutting

openspace

Rear Setback 20 To residence

15 To covereddeck,patioor trellis

eg
25 To residenceabuttingarterialstreet(e.g.;SouthMeadows Pkwy)
29 Averagedistancetoresidencesfromwetlandpreserveswithinabutting

openspace

Side-YardSetback 0 Interiorsideyardonly
20 Sideyardnotutilizedforzerosetbackandbetweenbuildings
5 Where side-yardsabuttheLinearPark (drainagecorridor).Note,that

fencing(onpropertyline)mustbe setbacka minimum oftwo feetfrom

thebenchofthedrainagecorridorswitha standardfivefootresidential

setbackthereafter.
20 Cornerlotswherethesideyardisadjacenttoa street

29 Averagedistancetoresidencesfromwetlandpreserveswithinabutting

openspace
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7.2.5 Garage Width

Where thegaragefrontina StandardDevelopmentisa singleplanethatisevenwith,orprotrudesinfront

ofthelivingarea,thegaragewidthshallnotexceed60% ofthetotalbuildingfrontage.Where thegaragein

a StandardDevelopmentissetbackaminimum of5 feetbehindthefrontedgeofthedwelling,orwherethe

facadeofthegarageisbrokenintwo distinctbayswitha minimum 3 footarchitecturalsetbackbetween

bays,thegaragewidthshallnotexceed67% ofthetotalfrontwidthoftheresidence.ClusterDevelopments
do nothavetheserestrictions.

7.2.6 Roll-upGarageDoors

Roll-updoorsshallberequiredon allgarages.

7.2.7 CoveredPorches

Coveredporchesarerecommendedon thefrontorsideofStandarddwellings.Porchesshallbe a minimum

of4 feetdeepandshallbesetbackaminimum of10feetfromthebackofthesidewalk.

7.2.8 ClusterDevelopmentAdditionalDesignRestrictions

InadditiontothedesigncriteriaforClusterDevelopmentsoutlinedabovethefollowingoutlinesadditional

restrictionsthatapplytothistypeofdevelopment:

* No twoidenticalfrontelevationsshallbesitedon adjacentlots;
* Recreationalvehicles,boatsandtrailersarenottobe storedon individuallotsorparkedinthestreets

foranyextendedperiodoftimeover48-hours;
a * Accessorystructureson theClusterlotsareprohibited;

mm * Garagesshallnotbeconvertedintolivingspaceorusedexclusivelyforstorage;and

* Driveways(measuredfrom garagedoortobackofcurb)on PrivateLocaland/orCollectorstreets

withintheClusterDevelopmentshallbeaminimum of19feetinlength.

7.2.9 PlanConformance

SubmittedplansforalldevelopmentsshallcomplywiththeUniformCodesandallCityofReno Ordinances

ineffectatthetimeofbuildingpermitissuance.

The ParcelDevelopershallprovidespecificplotplansforeachofindividualloton an 8V2inchxll inch

formatand a compositeofa minimum oftenlotsata timeinordertoinsureadequatesetbacksbetween

structures.Theseplotplansaretobe providedpriortoissuanceofbuildingpermitsand thecomposite

drawingaretobe approvedby thePlanningDepartmentpriortobuildingpermitsbeingissued(seeexhibit

III"BuildingPermitApplicationChecklist").

7.3 InteriorRoadway DesignRequirements-StandardDevelopments

The followingtableandillustrations(figures32 through34)outlinesthespecificstandardsestablishedfor

allStandardinteriorneighborhoodstreetsthroughoutthePUD.
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TABLE 5

INTERIOR LOCAL STANDARD NEIGHBORHOOD ROADWAY DESIGNS

TYPE DIMENSIONS CONDITION

LocalStandard 36.5'ROW Singleloadedstreetswithparkingon one sideofthestreet

(seefigure32-34) only
36.5'-43

'ROW Standardlocalresidentialstreetwheremaximum density=

6.2dulac.andmaximum ADT = 400,ormaximum density=

4.2dulac.andmaximum ADT = 750

46 'ROW Standardlocalresidentialstreetwheredensityand/orADT

countsdo notmeetthe43 'ROW standardabove.

Cul-de-sacs 36.5'ROW Minimum standardwherecul-de-sacsarelessthan400 feetin

(seefigure6) length
36.5'-43

'ROW Minimum standardforcul-de-sacswheremaximum density=

6.2du/ac.andmaximum ADT = 200,ormaximum density=

4.2dulac.andmaximum ADT = 500

Sidewalkson Cul- 36.5'-43
'ROW Sidewalksshallbeprovidedonbothsidesofthestreetexcept

de-sacs asfollows:

(seefigure33a -c)
1. Sidewalksshallbe providedon atleastonesideofa cul-

de-sacstreetifthroughpedestriancirculationisprovided
betweenadjoiningcul-de-sacbulbs,orifthenumbersoflots

onthecul-de-sacexceeds12.
2. No sidewalksarerequiredon cul-de-sacstreetswithless

than12lotsandnothroughpedestriantrafficisrequired.
3. On cul-de-sacstreetswithno sidewalksor on one side

only,any additionalROW shallbe consideredadditional

frontyardspaceforbuildingsetbackpurposes.
4. A finalpedestriancirculationplan demonstrating

compliancewiththesecriteriashallbe approvedby staff

priortoapprovalofeachfinalmap. The totalnumberoflots

on cul-de-sacswithno sidewalkson eithersideofthestreet

shallnotexceed25% ofthetotalnumberoflotswithineach

tentativema .
46 'ROW Minimum standardforcul-de-sacswheredensityand/orADT

countsdo notmeetthecul-de-sac43
'
ROW standardabove.

90' Minimum bulbdiameterwhen no parkingispossibledue to

drivewaypatternsand "No Parking"signsareprovidedor

cul-de-saclengthsdo notexceed300feetinlengthandhave

adirectlineofsightfromthecul-de-sacentry.
100

' Minimum bulb diametermeasuredfrom ROW with no

parkinginbulbareaforallcul-de-sacsregardlessoflength
600' Maximum cul-de-saclength

Loop Streets 36.5'ROW Singleloadedloopstreetsnexttoopenspacewithparkingon

(see.figure5) onesideofthestreetonly
36.5'-43 'ROW Standardloopstreetwheremaximum density= 6.2dulac.

andmaximum ADT = 200,ormaximum density= 4.2dulac.

andmaximum ADT = 500
46 'ROW Standardloopstreetwheredensityand/orADT countsdo not

meetthe43 'ROW standardabove.
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TABLE S continued

INTERIOR LOCAL STANDARD NEIGHBORHOOD ROADWAY DESIGNS

TYPE DIMENSIONS CONDITION

CenterLine To reducetrafficspeedson interiorresidentialloopstreets

Radius< 100' thePUD willallowknuckleswithcenterlineradius'sless

thanthe 100'Citystandard.Knuckleslimitedto streets

wheremaximum density= 6.2dulac.andmaximum ADT =

100,ormaximum density= 4.2dulac.andmaximum ADT =

250

Pedestrian 45'-55 'ROW Singleloadedsideorfrontloadedstreetswith5'pedestrian
Collector walkwaysadjacentto5'parkingstripsto allowpedestrian

(seefigure32c) circulationfrom residentialneighborhoodseastof Wilbur

May to the centralchannel pathway system. (per
Condition#2 of the PUD Amendment approvedMarch

26,2002)

Note-Alldensitiesreferredtoabovearegrossdensities.
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SINGLE LOADED LOCAL RESIDENTIAL STREET
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FIGURE 32A

LOCAL RESIDENTIAL VILIAGE COLLECTOR - LOTS SIDING

NoParkingTyrcal
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FIGURE 32B

LOCAL RESIDENTIAL VILLAGE COLLECTOR - LOTS FRONTING ON ONE SIDE
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FIGURE 32C
LOCAL RESIDENTIAL VILLAGE PEDESTRIAN COLLECTOR -LOTS FRONTING OR

SIDING -45'-55'ROW

0e
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FIGURE 33

LOCAL RESIDENTIAL STREET -43'R.O.W.

Immim

4'Sidewalk

e
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(ResidentialI (Residential
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ParkingLane/Curts&Gutter
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FIGURE 33A

LOCAL RESIDENTIAL CUL-DE-SAC STREET -43'R.O.W.

WITH SIDEWALKS ON BOTH SIDES
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FIGURE 33B

e LOCAL RESIDENTIAL CUL-DE-SAC STREET - 43'R.O.W.

WITH SIDEWALKS ON ONE SIDE

o

(Rat 6* 6* (FrontLotUnes)
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4300'

FIGURE 33C

LOCAL RESIDENTIAL CUL-DE-SAC STREET - 43'R.O.W.

WITH NO SIDEWALKS
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Setback) 11aneEachDirection Mba
46'RightofWay

NOTE*IncalResidentialStreetwith46'LO.W.tobeusedwhere
DensAyAND/ORADTisnotmenasmqukedforLocalResidentialStreetwith43'LO.W.

FIGURE 34

LOCAL RESIDENTIAL STREET - 46' R.O.W.

7.4 PrivateInteriorLocalNeighborhoodRoadway Designs-ClusterDevelopments

The followingtableand illustrations(figures35 and 36) outlinesthespecificstandardsestablishedfor

ClusterDevelopmentprivateinteriorlocalneighborhoodroadwaydesignsthroughoutthePUD.

TABLE 6
PRIVATE INTERIOR LOCAL NEIGHBORHOOD ROADWAY DESIGNS -CLUSTER

TYPE DIMENSIONS CONDITION

Collector 31 -35 'ROW
* ADT upto4,000
* 31'R.O.W.may beusedinlocationwhereoff-

streetpathsubstitutesfora sidewalk
* Curvesshallbeseparatedby atangentofnotless

than50'
* No on streetparkingpermitted

Local 31-35 'ROW
* 31'R.O.W.may beusedinlocationwhereoff-

streetpathsubstitutesfora sidewalk
* Curvesshallbeseparatedby atangentofnotless

than50'
* No on streetparkingpermitted

ProjectEntrance
70'-100

'
R.O.W MajororSecondaryEntrances(see,/igure36)

* TravelLane dimensionisfrom centerlinetobackof
curb

* Rolledcurbandgutter
* Sidewalkononeortwosides
* No on-streetparking
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Landscape
Easement

. 15'- 25' * Notincludingsidewalk* Major Project
Entry 10'- 20' * Notincludingsidewalk

* Minor Project
Entry

Court Entrance 22 '- 24' R.O.W. PrivateCourt(seejigure36)
* TravelLane dimensionisfromcenterlinetoback of

curb
* Rolledcurbandgutter
* No on-streetparking
* No sidewalk
* Ifservicingmore than8 lots,thePrivateCourtStreets

may be connectedforminga loop streetfor fire

protection.
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Roundabouts may be used atstreetintersections

1
.5'- ..s'

15' 15' r

31'Row

Row Row

PrivateLocal Street-31'Row *

W 0 RolledCurb and Gutter
No On-StreetParking
No Sidewalk

* May beUsedinLocationsWhere an
Off-StreetPathSystemSubstitutesfora Sidewalk.

* SeeDetailfor

TypicalRolledCurb

4'Sidewalk
.s' ..s RolledCurb

r is' is' f' and Gutter

35'Row a No-On Street
now

PrivateCollectorand Local Street
now

Parking

35'Row

24"
Note:'ItavelLaneDimensionisfrom
CenterLinetoBackofCurb

16*R AR

TypicalRolledCurb

FIGURE 35

PRIVATE LOCAL RESIDENTIAL STREET - 31 -35' R.O.W.

CLUSTER DEVELOPMENT
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SeeDetailfor
TypicalRolledCurb .

/* .0 Notethatmedian
* a ,* maybeeliminated

*

MedianCurb
'

pasttheentrygates

I

10'-25'10'-25'
Landscape:'

Landscape 13' Me inn 18'
4ISland

4'Sidewalk 70'-100'ROW

Sidewalksmaymeander RowRow

PRIVATE PROJECT MAIN ENTRANCE

* TRAVELLANEDIMENSIONISFROMCENTERLINE
TOBACKOFCURB

* ROLLEDCURBANDGUTTER
* SIDEWALKONONEORTWO SIDES
* NOON-5TREETPARKING
* MAJORENTRY
LandscapeEasement15'-25'wide

* SECONDARYENTRY
LandscapeEasement10'-20'wide

24"

16'&R 2"R
:- 11.5' 11.5'

Row Row
TYPICAL ROLLED CURB PRIVATE COURT

Notes:
* TRAVELLANEDIMENSIONISFROMCENTERL1NE
TOBACKOFCURB

* ROLLEDCURBANDGUTTER
* NOON-5TREETPARKING
* NOSIDEWALK
* IFSERVINGMORETHAN8LOTS,THEPRIVATECOURT
STREETSMAYBECONNECTEDFORMINGALOOPSTREET
FORFIREPROTECTION

FIGURE 36

PRIVATE PROJECT ENTRANCE AND COURT ENTRANCE

CLUSTER DEVELOPMENT
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Private Local Street-31' Row
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Commons /Open Space
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FIGURE 37

PRIVATE LOCAL RESIDENTIAL STREET - 3? R.O.W.

COMMONS & OPEN SPACE TRAIL LINK

RETIREMENT COMMUNITY DEVELOPMENT
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7.5 LandscapingDesignAnd InstallationRequirements

FrontYardLandscapingRequirements

ParcelDeveloperswillberesponsibletoinstallatthetimeofhome constructionfrontyardlandscapingon

allresidences.Thislandscapingshallincludeborontolerantplantmaterialswhen availableandshallconsist

ofturf,areasonableabundanceof shrubsand/orgroundcoveranda minimum oftwo 15gallonstreettrees

perresidencewithone additional15 gallonstreettreeforallcornerlots.In addition,allfrontyard

landscapingshallprovideacceptableirrigationdesignedto conservewater.Frontyardlandscapeand

irrigationplansmustbe submittedtotheMasterDeveloperforapprovalpriortoapplicationtotheCityof

Reno forbuildingpermits.Seetable6 below.

TABLE 7
FRONT YARD MINIMUM LANDSCAPING REQUIREMENTS

MIN. CALIPER

PLANT MATERIALS QUANTITY PLANT SIZE SIZE

Borontolerantturf Ample NA

Shrubs 12 5 gallon
Groundcoveroradditionalshrubs 6 5 gallon

e ivalentqu
StreetTreesforstandardlot 2 15 gallon I 1/2"

StreetTreesforcornerlots 3 15 gallon I 1/2"

OtherlandscapingRequirements

Inadditiontofrontyardlandscaping,eachParcelDeveloperwillbe requiredtoinstalllandscapingatthe

entranceoftheirrespectivevillage,and willbe responsibleforalllandscapingrequiredalongtheopen

spacewithintheirparcel.WhiletheHOA willbe responsibletomaintainalllandscapingalongtheopen

spacesand atthevillageentrances,theParcelDeveloperwillbe responsibletoinstallsuchlandscaping

includingthecorrespondingirrigationanddrainage.

At theoptionoftheMasterDeveloper,any portionorallofthecommon arealandscapingthatwillbe

maintainedby theHOA may be designedand/orinstalledby theMasterDeveloperwiththeParcel

DeveloperthereafterresponsibleforreimbursetotheMasterDeveloperforoutofpocketexpenses.Inthe

eventtheMasterDeveloperelectstodesignorinstallthecommon arealandscapingon behalfoftheParcel

Developer,thatParcelDeveloperwillbe requiredtoreimbursetheMasterDeveloperforthecostofsuch

designand/orinstallation.

The landscapingrequirementsfortheopenspaceareasand villageentrancesshallbe consistentwiththe

intentanddesignstandardsoutlinedthroughoutthePUD DesignGuidelines.Itshallbe therequirementof

theMasterDevelopertoinsurethatallcommon arealandscapingmeetstheintegrityofthePUD design
standardsandisuniformthroughoutthePUD.

Allattachedhousingcommunitiesshallhave.aminimum of25% oftheprojectarealandscaped.Cityof

Reno landscaperequirementsshallapplywithinthecommunity.
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7.6 FencingDesignAnd InstallationRequirements

ResidenceFencingRequirements

AllParcelDeveloperswillberequiredtoinstall,atthetimeofhome construction,fullfencingenclosingthe

entirebackyardforeachresidence.Allfencingabuttingor seenfrom thelocalstreetswillhavea pre-
defineddesignuniformtothePUD. Thisfencestructurewillbeofwood,haveatopcapandwillbe stained

withanapprovedstaincolorenhancingthesurroundinglandscaping.Inareasabuttingtheopenspacewhere

theParcelDeveloperisrequiredtoinstallopen-stylefencingorsplitrailfencing,suchfencingwillalsobe

installedatthetimeofthehome construction.The exactdesignstandards,includingmaterialsforthe

residentialfencingexposedtopublicviewareoutlinedindetailinexhibitIV attachedhereto.

PerimeterVillageFencing

AllParcelDeveloperswillbe responsibletoinstalltheperimeterfencingsurroundingtheirrespective

village.Insituationswherea boundaryofa ParcelDeveloper'svillagerunsalongthebackpropertylineof

residentialhomes withinthecontiguousvillage,therebynotseenby thepublic,theParcelDeveloper'sof

eachcontiguousvillagewillberesponsibletocoordinateandinstalla wood fenceacceptabletobothParcel

Developers.ShouldadisputearisebetweentheseDeveloperswithrespecttothedesignand/orcostofsuch

fencing,theMasterDeveloperwilldictatethefencingto be utilized.In situationswhere theParcel

Developer'svillageabutsSouthMeadows ParkwayorDoubleR Boulevard,therebyrequiringa masonry
soundwall,suchwallwillbetheresponsibilityandcostoftheMasterDeveloper.

At theoptionoftheMasterDeveloper,anyportionorallofthecommon areafencingvisibletothepublic

may be installedby theMasterDeveloper.IntheeventtheMasterDeveloperelectstoinstallthecommon

villagefencingon behalfofa ParcelDeveloper,thatParcelDeveloperwillbe requiredtoreimbursethe

MasterDeveloperforthecostofsuchinstallation.

The fencingrequirementsfortheParcelDevelopershallbeconsistentwiththeintentanddesignstandards

outlinedthroughoutthePUD DesignGuidelines.Itshallbe therequirementoftheMasterDeveloperto

insurethatallsuchfencingmeetstheintegrityofthePUD designstandardsandisuniformthroughoutthe

PUD. The exactdesignstandards,includingmaterialsforthevillageperimeterfencingexposedtopublic
viewareoutlinedinexhibitIV attachedhereto.

7.7 ResidentialArchitecturalDesignGuidelines

Any AttachedHousingCommunityabuttinga StandardorClusterDevelopmentshallbe requiredtoinstall

a masonrywallorlandscapingorbermsoranycombination.Open fencingmay alsobe usedalongthe

entirelengthofthecommon property.

RoofingMaterials.

AllresidentialhomesandAttachedHousingwithinthePUD willbeconstructedwithconcretetile,slateor

othertilelikeroofingmaterials.No wood shakeor asphaltstyleshingleroofingmaterialswillbe used

withinthePUD withoutthepriorwrittenapprovaloftheMasterDeveloper.
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ExteriorResidentialSidingMaterials

AllresidentialhomesandAttachedhousingwithinthePUD willbeconstructedwithahighqualityofsiding
materials.Stucco,masonitesiding,shiplapwood siding,rock,accents,stoneaccents,bulminiteaccentsand

brickareallacceptablesidingmaterials.T-111or otherplywoodstylesidingsarenotacceptable.The

masterDeveloperwillbe responsibletomaintainan acceptablesidingsmateriallist,whichmay change
fromtimetotimeasdeterminedbytheMasterDeveloper.Any variancesfromtheestablishsidingmaterials

listmustbeapprovedinwritingbytheMasterDeveloper.

ArchitecturalDesignReviewAnd Approval

To maintainthequalityandintegrityofthePUD, theMasterDeveloperhasestablisheda requirementthat

allParcelDeveloper'ssubmitplansand elevationsof theirproposedresidentialhomes to theHOA's

ArchitecturalReviewCommittee (initiallythe MasterDeveloper).EachParcelDevelopernotassociated

withtheMasterDeveloperwillbe requiredtosubmitforarchitecturalreview(i)residentialfloorplans;

(ii)elevations(front,sideandrear);(iii)exteriorsidingmaterialslistandcolorpalette;(iv)fencingplans;

(v)frontyardlandscapeplansorillustrations;and (vi)common arealandscapingplanswithintheParcel

Developer'svillage.Where theParcelDeveloperplanstodeveloptheirvillageinphasesor blocksof

homes,theremustalsobe submitteda plotplanshowingthestreetviewofthehousingmassesdesignedfor

theirrespectivevillage.

The ArchitecturalReviewCommittee (initiallytheMasterDeveloper)willhaveup to 15 workingdays,
unlessotherwiseagreed,fromfullsubmissionby theParcelDeveloper,toeitherapproveinwritingthe

designof theresidentialhomes or to notifytheParcelDeveloperin writingof delicienciesin their

submissionordesign.

7.8 AdditionalRestrictionsFor ClusterDevelopments

-- ElevationVariations

Everyeffortwillbe made to providevarietyinthehousestreetfrontageelevation.No two identical

elevationswillbesitedon ad'acentlots.

RecreationalVehicles

Recreationalvehicles,boatsandtrailersshallnotbe storedon individuallotsorparkedinthestreetsatany

time,exceptforloading,unloadingand occasionalcleaning.Thisrestrictionshallbe includedwiththe

disclosurestatementsatthetimeofsaleofeachhousewithintheClusterDevelopment.

AccessoryStructures

Accessorystructureson lots(e.g.;storagesheds,etc.)areprohibited.Thisrestrictiondoesnotapplyto

trellispatiocoversapprovedby thearchitecturalreviewcommitteethatsitwithintheallowedrearandside

yardsetbackrequirements.Thisrestrictionshallbe includedwiththedisclosurestatementatthetimeof

saleofeachhousewithintheClusterDevelopment.Inaddition,anypatiocoversdesignedina sideyardset

backmustbenotedonthetentativemap.
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Garages

Garagesshallnotbe convertedintolivingspaceorusedexclusivelyforstorage.Thisrestrictionshallbe

includedwiththedisclosurestatementatthetimeofsaleofeachhousewithintheClusterDevelopment.

Driveways

Drivewaysmustbe a minimum of 19 feetinlengthon lotsfacinga PrivateLocaland/orCollectorstreet

withintheClusterDevelopment.When drivewaysareaccessiblefromcourtentrancesand/or thecourt

hammerhead,thecourtisviewedasanextensionofthedriveway.Inthesesituationsdrivewaysmustbe a

minimum of18feetinlength.

Inbothinstancesoutlinedabove,thedrivewaylengthwillbe measuredfromthegaragedoortothebackof

curborbackofsidewalk,whicheverislonger.
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Office of the City Clerk

DonaldJ.Cook
Telephone(702)334-2030CityClerk Fax(702)334-2432CityofReno

P.O.Box7
Reno,NV 89504

FI ED THIS D TEJune 15, 1995

South Meadows Properties
ME 1105 Terminal Way #209

255 Reno, NV 89502-"=""
-m-

RE: Case No. 66-92/File 15 (South Meadows/Double Diamond)

Dear Applicant:

At a regular meeting held June 13, 1995, and following a publichearing thereon, the City Council upheld the recommendation of the-
Planning Commission and approved your request for the following,noting that the findings in NRS 278A.490 and 278A.500 could bemade:

A. A zoning map amendment from SFR-6 (single Family Residential,under resolution of intent from LLR 2.5), to PUD (Planned Unit
Development); and

B. A tentative map to develop a 45 lot subdivision on 770 acres
located in southeast Reno, east of U.S. Highway I-580, north
of Zolezzi Lane, and south of the future extension of south
Meadows Parkway, subject to the following conditions:

- 1. The project shall comply with all applicable City codes,
and plans, reports, materials, etc., as submitted. In
the event of a conflict between said plans, reports and
materials and City codes, city codes shall prevail.

Enaineering:

2. Comply with all applicable conditions contained in the
Clerk's letter for case No. 66-92/F10, F11- Attach said
conditions to & submissions; label those which have
been completed previously and highlight those which are
addressed with the current submission cross referencing
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3. All comment items as described in the memo from BobGottsacker to Laura Tuttle dated April 25, 1995, shallbe addressed to the satisfaction of staff.

( 4. Prior to approval of a subsequent tentative map for anyI of the large parcels, those parcels shall have been
approved by final maps with appropriate security and

1
bonding for off-site and adjacent improvements necessaryfor development of that tract and all others that dependon it. There shall be no half street construction
permitted.

5. Park and school sites shall be conveyed with adjacentga streets, utilities and drainage complete and the site
ready for development. Gerrymandering streets to avoid

kg such development shall not be permitted by staff.

ggg 6. Prior to approval of any final map; (1) design and obtain
gas documented approval from all relevant agencies and Cityiggl departments; and (2) secure and bond all construction.

J EEE 7. Offer for dedication to city or appropriate entity allHER off-site rights-of-way and easements necessary for
construction of all off-site improvements related to each. . final map of this tentative as required by City staff.

9 . All construction plan submission shall conform to the----
recommendations and requirements of the following studiesEEE and reports as approved as well as any subsequently1555
additionally created for construction; if conflicts existEEE between any Council condition and the developers'iii submissions, the MOST RESTRICTIVE SKALL APPLY:

a. Kleinfelder prelimi"nary soils report.

b. Huffman Assoc. 404 permit submission.

c. Nimbus flood control plan.

d. Capital Realty Advisor tentative map and PUD package
submission as finally modified and approved.

e. All FEMA requirements existing or as modified by
CLOMR prepared by Nimbus Engineering when approved.

f. Any other studies, maps, submissions or agreements
submitted.

9. Terms of master homeowners documents.
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h.
Sanitary sewer report prepared by Reno Engineering
Corporation and CFA.

i. April 18, 1995, letter from CFA.

j. April 11, 1995, memo from Kreg Rowe to Sam Chaeon.

9. No building permit may be issued for construction of anyI home without:

a. Operable fire hydrant and water pressure.

b. Completed street with curb, gutter and final
pavement to the lot.

c. Substantial completion of South Meadows Parkway and
any minor arterial or collector necessary to serve
the home including walkways and landscaping so the
street is not blocked by construction vehicles or
materials.

d. Secondary access to satisfaction of Fire Department .*um

I am e. All other utilities extended to the subdivision,

f. Complete functional construction of channel and
berms for flood protection and disposition of on-
site flows off-site.

---
g. If master developer installed all improvements

they're responsible for, then any final map would
be treated like any other final map for building
permit purposes.

10. Prior to the approval of any final map (for each unit),
the applicant shall provide plans for the disposition of
the 100-year storm waters from the site to either a major
drainage facility or a public drainage facility,
including any necessary easements. To provide for
overall design coordination, prior to the approval of any
final map for the Double Diamond Ranch Residential
Development, the Master Developer shall submit a detailed

hydrology/hydraulics report. The report will include
hydraulic grade lines of all major channels, invert
elevations of all culvert crossings, locations of all
catch basins, and invert elevations of storm drain lines
to the proposed major open channels. The hydraulic grade
lines shall be calculated for the 5-year and 100-year
frequencies. Also, at this time, the method for handling
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the required detention shall be determined and a detailed
analysis of the detention requirements shall be
completed.

11. Prior to the issuance of any certificate of occupancy,the applicant shall paint the curb red and placeidentification markers at all fire hydrant locations, tothe approval of the Fire Chief..

12. Prior to the issuance .of any permit, the applicant shall
comply with the Quality Assurance Program as set forthin the Public Works Design Manual, Chapter VI, titles
"Inspection, Testing and Verification" and "QualityAssurance Program".

13. Construction plans, specifications and implementation
(methods) of construction shall conform to the
preliminary geotechnical investigation prepared byKleinfelder Engineers or a final report as modified byKleinfelder and approved by the Community Development
Department Engineering Division. Construction of off-site improvements may be further restricted by other
reports as well.

14. Prior to beginning any other on-site construction, anyand all protective measures for construction along the
adjacent wetland shall be in place and functional. Theseman controls may be specified but not limited to City-
approved construction plans, Corps of Engineers 404

ii$ permit, NDPES permit, and Washoe county District Health
M Department Permit no matter whether the permits wereEE? issued to the Master Developer or the User Developer.

15. Because of Condition #9, bonding for off-site
improvements need only be by one developer, either the
Master Developer or the User Developer at their choice.

16. Master homeowner agreement or agreement with an owner's
association shall include maintenance of all drainage
channels including 404 permit mitigation. This includes
the major channels such as the Lumberjack and Browns
Creeks.

17.
According to Nimbus Engineers, it is anticipated that a
CLOMR will be issued within the next two weeks. Approvalof the CLOMR is a condition of the purchase of the
property. The finished floor elevations will be set in
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accordance with the City's floodplain regulations andbased upon the elevations developed for the approval of1
the CLOMR.

18. Per FEMA regulations, the floor/dirt elevation of thecrawl space of all homes is considered a basement andshall be elevated 1' above the 100 year flood elevationand be provided with positive drainage.

Traffic:

19. No street internal to this PUD shall receive
reimbursement from Street Impact Fees.

20. South Meadows Parkway and that portion of Wilbur Maywhich will not be constructed with exactions, shall beadded to the list of streets subject to reimbursementfrom street impact fees to permit reimbursement to the
Master Developer of South Meadows.

21. When warranted by projected volumes, install appropriatetraffic control devices at the intersections of Diamond
Parkway and Cullinan Boulevard with those collector and
arterial streets (Carat Avenue, South Meadows Parkway,and Wilbur May Parkway) within and at the boundary of the
subdivision.

22. Prior to performing any work in the State right-of-way,obtain an occupancy permit from the Nevada Department of
Transportation. Please contact Ms.NancyDericco at 688-
1250 for more information regarding the occupancy permit.

23. The Nevada Department of Transportation requires the use
of only legal, permitted accesses onto State roadways.A change or an increase in the function of this propertya served by an existing access or street may require a new
right-of-way occupancy permit application and approval.

24. Prior to any subsequent subdivision, submit an updated,
detailed, and complete Traffic Analysis for the complete
"buildout" of this proposed development to NDOT. This
Traffic Analysis shall include all impacts to State
facilities. Clarification for South Meadows Phase III
development for NDOT review/analysis is required for the
comolete project development.

25. Provisions for 4,500 square foot lots is not an
entitlement but is one design option to achieve the 3000
units on 770 acres.
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8
26. Meet the requirements of the Health Department as... outlined in their letter of April 5, 1995.

liiiniii
ag. 27. Prior to the approval of any subsequent tentative map,5""" the fire agreement shall be fully executed and in effect,and the necessary escrow account established.

1 - 28 . The applicant shall record the final map in six (6).--
phases and in accordance with the time limits containedin State law, or this.approval shall be null and void.

A copy of this letter must be attached to your building plans whenmaking application for a building permit with the communityDevelopment Department.

Sincerely,

Donald J. Co

City Clerk

DJC:cdg
I

xc: Development Services

Marty Richard, Reno Fire Chief
District Health Department
Nevada Dept. of Transportation
Kreg Rowe, Capital Realty Advisors
Steve Williams, CFA
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South Meadows Properties
Don Roger Norman, et al.
14325 Quiet Meadow Dr.
Reno, NV 8 9511

RE: Case No. 66-92/File 10 and 11 (South Meadows/Phase III)

Dear Applicant:

At a regular meeting held January 10, 1995, and following a publichearing thereon, the City council upheld the recommendation of the
Planning Commission and approved your request for a project of
regional significance as follows:

A. Annexation of a 1,798 acre site located east of Moana Lane
Extension, south of the Huffaker Hills, and north of Zolezzi
Lane, by ordinance;.

8. A Master Plan amendment by resolution, subject to a findingof conformity by the Regional Planning Commission, to revise
the existing mixed use project .co

Warehouse/Manufacturing
(1430 acres) , Community Commercial (137 acres) , Parks/Open
Space (t390 acres) , Single Family (820 acres) , Multi-
Residential (&120 acres); acreages may change with final
yedands delineation;

C. A zoning map amendment from unincorporated to Planned Unit
Development (467 acres), by ordinance, to be effective upon
complying with conditions 60 and 51 listed below and upon a
finding of conformity of the Master Plan Amendment by the
Regional Planning Commission; and

D. A zoning map amendment, by Resolution of Intent, from
unincorporated to Public Facility (g390 acres) , Single Family
Residential (16,000 square fooc lots - x820 acres), and Multi-
Family (21 unics/acre on gl20 acres) , subject to the following
conditions:

IIIIIIIIIIIIllIllillillilllIIIIIlillilillllIII??1.
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1. The project shall comply with all applicable City codes,
and plans, reports, macerials, etc., as submiteed. In
the evenc of a conflict between said plans, reports and
materials and City codes, city codes shall prevail.

Engineering - Traffic

2. Prior to the issuance of any permit for property served
by a planned roadway, the applicant shall offer for
dedication the required.right-of-way for that roadway perthe project traffic study approved by the City of Reno.

3. Prior to the issuance of any certificate of-occupancy
north of South Meadows Parkway in the "Employment and
Distribution" area or the completion of the IGT campus,
the applicant shall construct one half of Wilbur May
Parkway to arterial standards, as depicted in the PUD
handbook, from South Meadows Parkway to the northern1
boundary of Phase III. The other one half of Wilbur-lMay
Parkway, north of South Meadows Parkway will be
constructed by the applicant, either at a point in time
when traffic demands generated by the project warrant its
construction or when one half of the Phase III Employment
and Distribution area is developed, whichever comes
first. Prior to approval of any building permit for any
building that necessitates the construction of the second
half of Wilbur May Parkway north of the South Meadows
Parkway, the applicant shall provide the City with

) acceptable financial instruments guaranteeing the
completion of its construction within two years.

4. Prior to the issuance of any certificate of occupancy
south of the South Meadows Parkway for any development
that has its primary access to Wilbur May Parkway, one
half of Wilbur May Parkway shall be constructed by the

applicant to arcerial street standards, as depicted in
the PUD handbook. The other one half of Wilbur May
Parkway, south of South Meadows Parkway will be

constructed by the applicant, either at a point in time
when traffic demands generated by the project warrant its

construction or when one half of the "Residential 3-7
Unit Per Acre" area of the project is completed (i.e.,
1,500 dwelling units). Prior to council approval of any
final map for any subdivision that creates the 1500th lot
that has its primary access to Wilbur May Parkway, the

applicant shall provide the City with acceptable
financial inscrumencs guaranteeing the completion of the

IIIIIllllIIIIIIIIlllllillllllllllIIIIlllIlllllIIIII
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construction of the second one half of Wilbur May Parkwaysouth of South Meadows Parkway within two years.

5- Prior to the issuance of any cercificate of occupancy for
any project adjacent to or requiring'access from South
Meadows Parkway, South Meadows Parkway to the easterlymost point of that individual project subject to a final
map or building permit, or nore if deemed necessary bystaff, the applicant shall construct

,full stree't
improvements to South Meadows Parkway, a collector,
adjacent to this property.

6. Prior to the issuance of any certificate of occupancy,the applicant shall construct a permanent emergencyaccess to this development. Location to be to the
satisfaction of the Fire Chief and the City Engineer.

7. Prior to ap;proval of any building permic for the PUD atthe corner of Zolessi Lane and Wilbur May Parkway, the
applicant shall provide security in compliance with
R.M.C. 18.02.080 (c) for abutting screets required for.
development per the approved traffic study. Construct
full width improvemence to Wilbur May Parkway for that
section required and construct a minimum of half street
improvements to Zolezzi Lane abutting the PUD or full
width if required per the approved traffic study.

8. The South Meadows Parkway/Wilbur May Parkway intersection
shall be constructed with the following intersection
configuration. The west approach contains two left turn
lanes, two through lanes and a shared through right turn
lane. The east approach contains one left turn lane,
three through lanes and an exclusive right turn lane.
The north approach contains one left turn lane, two
through lanes and an exclusive right curn lane. The
south approach contains two left turn lanes, two through
lanes and an exclusive right turn lane. Corner islands
are recommended on all four quadrants of the
Intersection.

9. The South Meadows Parkway/Prototype Drive intersection
shall be constructed with the following intersection
configuration. The weat approach contains one left curn
lane and two through lanes. The ease approach contains
one through lane and one shared through-right turn lane.
The north approach concarns one left turn lane and one
right turn lane. It is anticipated that this will be a
tee intersection.

lillillllillillill111111111111111111111111111111-"!it .
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10. The Wilbur May Parkway/Prococype Drive intersection shallbe constructed with the following intersection
configuration. The west approach contains one left curn
lanes, one through lane and an exclusive right turn lane.
The east approach contains two left turn' lanes, one
through lane and an exclusive right turn lane. The north
approach contains two left turn lanes, two through lanes
and an exclusive right turn lane. The south approAchcontains one left turn lane, two through Janes and an
exclusive right turn lane.

11. The Wilbur May Parkway/Recirement community Access road
intersection shall be constructed with the following
intersection configuration. The east approach contains
one left turn lane and one right turn lane. The north
approach contains one left turn lane, and two throughlanes. The south approach contains two through lanes and
an exclusive right turn lane.

12. South Meadows Parkway shall be a six lane roadway
adjacent to I-580 extending east beyond Wilbur May
Parkway where it necks down to a four lane roadway.
Roadway improvements will generally include a raised
median, paved travel lanes with curb. gutter and
sidewalk.

13. Wilbur May Parkway shall be a minimum four lane roadway
adjacent to the South Meadows Phase III site. RoadwayI improvements will generally include a raised median,
paved travel lanes with curb, gutter and sidewalk. A
wider roadway might be required based on traffic or RTC
requirements.

14. Prototype Drive shall be a two lane roadway west of
Wilbur May Parkway and a four lane roadway for a distance
east of Wilbur May Parkway, as it approaches to Wilbur
May Parkway and south Meadows Parkway, and may then taper
down to a two lane roadway consistent with traffic
volumes. Roadway improvements will generally include a
raised median on the four lane sections with paved travel
lanes and curb, gutter and sidewalk.

015.
The Retirement Community Access Road shall be a four lane

roadway for a distance ease of Wilbur May Parkway, as it
approaches to Wilbur May Parkway and South Meadows
Parkway, and may then caper down to a two lane roadway.
Roadway improvements will generally include a raised
median on the four lane seceians with paved travel lanes
and curb, guccer and sidewalk.

11111111151111111111511 111111111\ -4 -
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16. When warranted by projected volumes, install traffic
signals at the South Meadows Parkway intersections of
Gateway Drive, Wilbur May Parkway, a common shoppingcenter driveway, and Protocype Drive.

17. When warranted by projected volumes, install traffic
signals at the Wilbur May Parkway intersections of
Prototype Drive, one access serving the employment land
use, a second shared location serving the

em,ployment and
shopping center land ,uses, South Meadows Parkway an
access serving the commercial area south of South Meadows
Parkway and Zolezzi Lane.

018.
The Retirement Community Access Road shall intersect
Wilbur May Parkway a minimum of 850 feet north of Zolezzi
Lane.

19. Median openings serving the apartments, shopping center,office and warehouse land uses shall be spaced a minimum
of 600 feet apart to ensure adequate median left turn
storage.

20. Within Planning Units J, K, L, M and N of the PUD total
development shall not be permitted that exceeds 38,845
daily vehicle trips without further review of traffic
impacts. With each building permit application, a
cumulative listing of development type, location, square
footage, number of employees, and estimated vehicle trip
generation shall be submitted to the Community
Development Department. Should the applicant seek to
develop uses in excess of 38,845 daily vehicle trips,
additional street improvements over and above those
proposed by the applicant may be necessary. The
applicant shall provide additional traffic analysis
(which shall include suggested additional improvementsto the street network if.necessary to mitigate potential'
traffic problems) to the City Engineer for review and
approval before any additional construccion can be
commenced. Any agreed upon improvements shall be
installed in conjunction with the traffic generating uses
or their construction financially secured to the City's
satisfaction in the event of extenuating circumstances
beyond the control of the applicanc.

021.
Prior to the issuance of a certificate of occupancy, the
applicant shall dedicace righc-of-way, and provide and
install bus turnouts, signage, shelters and benches, as
needed, at locacion required by the Regional
Transparcacian Commission to the satisfaccian of the

11111111111111111111111111111111111111111111111111111--47-1.
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Community Development Department. Improvements shall
comply with the Americans With Disabilities Act, 1991.

22. Prior to the issuance of a certificate of
occupancy for

each employment use having 500 or more employees, the
applicant shall submic plans outlining an Employee Trip
Reduction (ETR) program including a provision for an ETR
coordinator to the satisfaction of the Community
Development Department. Such

progray shall be
implemented and continuously maintained.

23. Prior to the issuance of each building permit, site
access, circulation, parking, loading, traffic device
location and design shall be subject to the approval of
the Community Development Department.

24. Prior to the issuance of each building permit, the
applicant shall have plans for bicycle and pedestrian
facilities that connect the site with all adjacent
properties in an orderly fashion approved by the

Community Development Department.

25. Prior to the issuance of each building permit, the
applicant shall submit street lighting plans for adjacent
streets, and shall -install the .street lighting prior to
issuance of a certificate of occupancy.

25. Prior to the issuance of any certificate of occupancy,
the applicant shall execute an agreement acceptable to
the City to provide for the continuing maintenance of

landscaped areas within the rights-of-way.

27. At such time as the residential parcels are subdivided,
if all or a portion of the Tahoe-Pyramid Link alignment
is determined to be on the South Meadows III property,
a 60 foot wide strip of land shall be reserved for right-"
of-way acquisition to the satisfaction of the Community
Development Deparement staff. The Regional
Transportation Commission shall have two years to enter
into an option to purchase the right-of-way, and five

years from the date of City Council approval in which to

exercise the purchase option.

Engineerine - Drainage

28. Prior to the issuance of any building permit, the

applicant shall have approved plans for the collection
of on-site storm waters for the 5-year frequency storm
and piping to an adequate public storm drain system and

lillfilllllifillifilllllllllifilllifilllllifillli
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for the disposition of the 100 year storm. The drainage
plan shall specifically address the potencial of utility
trenches intercepcing or conveying poor quality
groundwater.

29. Prior to the issuance of a building permit, the applicant
shall submic to the City Engineer, verification that the
proposed elevations of the lowest floor beams as shbwn
on the plans are in compliance with RMC Chapter 12.24"
Flood Hazard Ordinance. * Prior to the issuance of a

building permit, the applicant shall submit to the City
Engineer, verification that the proposed elevation of
the finished floor as shown on the plans is in compliance
with R.M.C. Chapter 12.24 "Flood Hazard Ordinance."
Prior to the issuance of a building permit, the applicant
shall submic to the City Engineer, verification that the
proposed flood proofing as shown on the plans is in
compliance with R .M. C. Chapter 12 .24 *Flood Hazard
Ordinance. * Prior to under floor inspection, the applicant
shall submit to the Community Development Department,

1 verification that the elevations of the lowest floor
J beams as constructed are in compliance with R.M.C.

Chapter 12.24 "Flood Hazard Ordinance.* Prior to slab or
underfloor inspection, the applicant shall submit to the

Community Development Department, verification that the
elevation of the finished floor as constructed is in

compliance with R.M.C. Chapter 12.24 "Flood Hazard
Ordinance. " Prior to certificate of occupancy, the

I
applicant shall submit to the Community Development
Department, verification that flood proofing as
constructed is in compliance with R.M.C. Chapter 12.24
"Flood Hazard ordinance."

30. Prior to approval of any final map, residential tentative

map or special use permit, the applicant shall submit a

., sewerage report to the approval of the City Engineer.
The report shall lay out the overall plan for sewer
service to all portions of the property including the
need for off-sice easements and construction. Proposed
lift stations will require an economic analysis to

justify their use and installation.

31. Prior to the issuance of any building permit not covered

by 29 above, the applicant shall submit a sewerage report
to the approval of the City Engineer. This report will

determine need for off-site easemencs and construction.

IIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIHillillill|-"!it,
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32. Prior to the approval of any building permit, the
applicant shall pay to the City of Reno, the required
pro-rata share for che Langley Interceptor, in the amountof ($7.29) ($31.09) ($197.16) per (dwelling unit) (acrefor office development) (acre for commercia*l
development). This shall apply on}y if the

Longley Lane
Interceptor is used.

33. Prior to approval of any final map, special use permitor tentative map, the applicant shall provi'de plans for
the disposition of the 100-year storm waters from the
site to either a major drainage facility or a public
drainage facility, including any necessary easements.
This condition further requires submittal of, phasing and

I bonding for, an overall storm drainage facility designI to accommodate required on and off-site improvements as
they relate to individual portions of the property
outside of tentative map areas or special use permits.
Any downstream problems created by additional storm water
runoff and changes in conveyance from the site shall be
addressed in detail and mitigated.

1 34. Prior to any certificate of occupancy, the applicant
shall construct the necessary portion of the
drainage/flood control system as determined by staff.

Equipserine - Other

35. All on-site private improvements shall be certified to
the Community Development Department.

36. Prior to the issuance of each permit, the applicant shall
retain a project engineer for inspection, testing and
verification of public, improvements and provide an
inspection and testing letter in compliance with R.M.C.
18.08.080(c) (1)c.

37. Prior to the issuance of each building permit, the
applicant shall have improvement drawings for all
required public improvements approved by the City
Engineer.

38. Prior co the issuance of each building permit, the
applicant shall provide an improvement agreement and

securicy or other approved security for public
improvements in compliance with R.M.C. 18.08.080(c).

IIllilllllIIIIllllHillllIllIll
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39. Prior to the issuance of each certificate of occupancy,the applicant shall conscruct to City standards, and have
verified by the Engineer of Record, all required public
improvements.

40. Prior to the issuance of each permit for the applicablesection of the development, the applicant shall complywith the Quality Assurance Program as set forth in 'thePublic Works Design Manual, Chapter VI, titles
"Inspection, Testing and Verification" And "QualityAssurance Program".

41. All residential subdivisions shall be by means of
tentative and final maps, and PUD subdivisions shall be
by means of final maps (e.g., parcel maps or records of
survey) . The PUD final plan is not a final map. Oncea large final map is created for the PUD for commercialand industrial use having the street network shown, and
bonded, which will provide access to further parcels,further parcels internal to that area shall be by meansof records of surveys reviewed and signed by the
Community Development Department for parcels less than7.5 acres and by means of parcel maps for parcels over7.5 acres. Parcel map processing fees shall be chargedfor both the record of survey and the parcel maps.

42. Prior to council approval of each final map, the
applicant shall secure and bond all approved plans for
off-site construction.

43. Prior to Council approval of each final map, the
applicant shall obtain any permits required for off-site
construction from other agencies (such as the County).

44. Prior to Council approval of each final map, the
applicant shall obtain and record any easements for off-
site improvements or construction required for that phaseof mapping.

Soils Conditions

45. Prior to issuance of any improvement permit and/or
building permit as applicable, verify whether the
sanitary sewer manholes need to be designed to withstand
hydroscatic uplife.

46. Prior to issuance of each building permic, submit a site
specific liquefaction potencial analysis.
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47. Prior to issuance of each grading, improvement or
building permic, submic a site specific soils, foundation
report which addresses:

* need for dewatering of utility trenches sand disposalof groundwater

*
disposal of overexcavated material

* native location of imported fill
'

I * travel routes for construction vehicles that avoids
area of high groundwater

Boron Conditions

48. Prior to issuance of each building permit (non-
residential), special use permit or approval of any final
map, submit a Boron Management Plan, complete with plant
selection and plant source information.

49. Prior to submittal of a tentative map or special use
permit, for residential development, enter into an
agreement with the City as described in attachment 1, and
contribute $175 per residential unit until $750,000 has
been deposited.

50. Submit a letter of intent to serve from an approved water
provider with each building permit in the PUD portion,
or tentative map or special use permit application.

51. Prior to the issuance of each certificate of occupancy
for the applicable section of the development, the
applicant shall paint the curb red and place

., identification markers at all fire hydrant locations, to
the approval of the Fire Chief.

52. All fire access roadways and fire hydrants shall be in
service prior to any construction framing or storage of
combustible on-site, pursuant to the approval of the Reno
Fire Department.

Parks/Open Soace

5.3. Within one year of city Council approval, or prior to
approval of any residential subdivision map or special
use permit, submit an Open Space Program identifying the

IIIIII1111111111111111111111IIIllillIIIIllIll -""!!4 .
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affected property, proposed use and development, trails
maintenance, and City park areas.

54. Phased with development to the satisfaction of Community
Developmene Department staff, dedicate three neighborhood
and one community park totaling 38 acres to the City of
Reno.

Wetlands
1

55.' Prior to acceptance of a tentative map, special use
. permit application, or building permit, the applicant

shall submit either:

1) a letter from a wetlands consultant indicating that
the development will not encroach upon delineated
or disputed wetlands; or

2) the applicant shall agree to obtain a 404 Permit
prior to issuance of building permits or recordation
of final maps (exclusive of the PUD "final plan"
map).

Schools:

56. Three elementary school sites and one middle school site,
of a size and at locations acceptable to the school
District and City of Reno shall be provided by the
applicant. Each site/ parcel must be provided with legal
access. Applicant shall negotiate in.goodLfaith with the
School District for a formal agreement on school site
purchases before recordation of any final map. If a
formal agreement is not reached in a timely manner, the
applicant shall agree to binding arbitration at its sole
cost and expense pursuant to the rules of the American
Arbitration Association to resolve any dispute raised by'
the School Districe.

57. The cost of each school site shall be determined by a
fair market value appraisal or by the eminent domain
process or as otherwise agreed by the school district and
the applicanc.

Aimoves

58. Prior to issuance of a building permit, the applicant
shall grant to the satisfaction of the washoe County
Airport Authoricy, an avigation easement of the entire

propercy. Each building permit application shall be

1111111111111111111111111111111111111111111111111111111
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accompanied by evidence that the owner has provided a
formal disclosure notice relative to aircraft overflight
and noise, acceptable to the Airport Authority.

59. Prior to approval of any special use permit, tentative
map or building permit, the applicant shall submit a
letter from the washoe County Airport Authority stating
whether any portion of the subject area is within "the
established 65 db Ldn noise contours of the Reno-Tahoe
International Airport. If the property lies within such
concours, the applicant shall provide a list to the

Community Development Department, verified by an
acoustical engineer, of construction methods to be
utilized for noise attenuation to a maximum interior
intermittent noise level of 45 dba Idn for residential
and 50 db Idn for non-residential projects.

Timing

60. Within six months of City Council approval and prior to
issuance of any building permit within the PUD, revise
the Development Standards Handbook to reflect all
applicable conditions and design standards as described
in these conditions of approval.

61. To effectuate the PUD zoning, a final plan that

encompasses the entire site and a final map (i.e., parcel
map) for the first phase of Phase III will be recorded
within 18 months of project approval. Should the plan
not be recorded within 18 months, the Master Developer
may request an extension of time as permitted by the

City's time extension policy (Section 18.06.412). A
final map for subsequent phases of the project shall be
recorded at the discretion of the Master Developer so

long a the last final map is recorded within 20 years of

., the date of project approval.

62. Should the applicant fail to receive City Council

approval for a development application on an average of
one approval for every two years, the approval of the

zoning for any remaining undeveloped portions for which
residential development applications have not been

approved, shall be null and void.

63. Prior to the issuance of any building permit within 300
feet of the footprint of Alexander Lake, the Lake's owner
shall be notified and provided with 30 days in which to

submic comments to Community Development Department
staff.

111111111111111111111111|11111111111111111111111111111-
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A copy of this letter must be attached to your building plans whenmaking application for a building permit with the CommunityDevelopment Department.

Sincerely,

Donald J. k

City Clerk

DJC:cdg

xc: Development Services
Reno Fire Chief
Regional Transportation Commission
Washoe County school District
Washoe County Airport Authority
Alex

Fittinghoff, CFA, Inc.

Attachment



ATTACHMENT 1

FIRE PROTECTION

1. With the approval of the first residential project on the
sice, the developer will see aside, at no cost to the City,a one acre fire scacion site in a location approved by the
City. At the developer s expense, the site will' be provided
with all necessary utilities and infrastructure to propertyline. This contribution shall exempt the entire South Meadows
Office and Industrial PUD from the fees provided below.

I2. The developer will create an escrow account at a financial
inscitution approved by the City for the construction of the
Souch Meadows fire station. All principal and interest it
generates will be earmarked exclusively for the design and
construction of the fire station and its site-related and
capital equipment needs (one pumper truck to City
specification) . Any draw down of the escrow account, or
disbursement of funds will be subject to City approval.

3. For South Meadows III residential units, with the recordation
of a final map for each residential subdivision, or in the
case of multi-family projects prior to issuance of buildings
permits, the developer shall contribute, One Hundred seventy-
Five Dollars ($175) per dwelling unit for a total amount not
to exceed $750, 000 towards construction of the fire station.
Verification that the funds have been deposited shall be
provided to the City.

4. The developer of South Meadows III will construct the fire

I

stacion pursuant to City approval of timing, design, and pay
for capital equipment needs and thereafter dedicate same to
the City. The fire station will be similar in size and design
to che Mira Loma station.

1 5. Stacion construction will commence not later than the point
in time when a certificate of occupancy has been issued for
the 2000th residential unit in South Meadows III.

I

1111111111111111111111111111111111111111111111111111111
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The centative plan for South Meadows complies with the findings

required by WRS 278A.490 and 278A.500. Specificatty, the plan is

consistent with the seven required findings of fact listed En the

scacute and described below.

1. The plan is consistene with the legislative objectives of a .

planned unit development because it provides for necessary

commercial and industriaL tacilities conveniently locaced to

housing; it encourages a more efficienc use of land, public

services, or galvate servues.1n lieu chereat; it reflects

changes in the technology of land development so chac

resulting economies may be made available; and it insures than

increased flexibility of substancive regulacions over land

development authorized in Chapter 27aA will be administered .

in such a way as to encourage the disposition of proposals for

led development without undue delay.

2. The departures from zoning regulations that would otherwise

be appitcable to the property.are
deemed to be in the public

interest. The plan departs from craditional zoning

regulations in the following areas: (a) The uses allowed in

several different zoning districes have been combined, and,

in some instances, uses that would have been permitted are

inscead prohibited: (b) archi:ectural controls, landscaping,

and signage requirements are more stringent chan the standards

required by the zoning ordinance, thereby, resulting in an

aesthetically-pleasing pro)ect that will enhance the

communtty's overall image and value; and (c) subsequent

spedal use permits will noc be required, thereby. encouraging

the -disposition of proposals for land development without

undue delay. The drawings, specifications, and form of

performance bond accompanying the final application shall be

as normally required for an application for final approval.

3. The proposed PUD is 1001 non-residential; therefore, this

itnding is not applicable.

4. The common open space encompasses 4120 acres, which is located

in the Nuffaker Hills and *21cng Thomas Creek and the wed.ands.

It ts probable that addictonal common oper, space with be

idenetted as develoceen: proceeds, however. :Me purpose of

the initial *:23 acres ts to preserve the ht'.1s. creek and

ectands and make these areas access'.ble to the puble for

etcher acetve or passsve
use. The amount of open space shown,

tr.conjunceton with Che pedescrian
walkways and by:ycle paths,

when are Loca:ed LC.pubuc use easements or tub-'.: :19n:-of

way, is more than Adequa:e for :P.e r.an-res.de .:Lai area 0.

:hts pec]ee: Ma-.e.:er.a.aceand
me.servatice c. common open

space w*.11 to..::a;}y to the resecasth-.'.i::- of the Mas:er

Ceveloper and utt's eversually to ear.sferred to the Sou:B

Ililllillill\ll\Ililll \l1111111111111111111111
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Headows Associscion. Requiring these entities to main:ata the

open space is a common and reliable means for ensuing its

maincenance and conservanon. Maintenan:e of common.open
space will be addressed in decast in the supplemental
Conditions. Covenants, and Restrictions chat wt11 be prepared
and recorded by the Master Developer prior to recordation of
the final plan.

5. The tentative plan, together with the suppor:Lng .

documentation, establishes the physical design. land uses, and

development standards for South Meadows. This large property
is particularly well suited for long-range comprehensive
planning, which will aid in the proceedon of the environment
and further the amenicies of light, air. recreation, and
visual enjoyraent. In addition to furthering these
environmental and aesthetic canaideracions, the project makes

adequate provision t ne all pubLic services by dedicacing

rights-of-way and part cipating in the construction of various

roadvays, extending sever and water service, and providing

adequate stormwater drainage..

J

5. The project has a beneficial relationship to the neighborhood
in which it is located. Surrounding land uses, both existing
and proposed, were examined closely and influenced the

resultant physical design and are reflected in the overall

design objectives as cancained in the Design Guidelines and

the list of Permitted and Prohibited Uses. This project's

positive relationship to surrounding land uses is further

exemplified by its compliance with the findings presented in

the legislative intent (i.e., it provides for necessary

commercial and industrial facilities conveniently located to

housing and it encourages a more efficient use of land and

public services).

7. The integrity at the plan will be ensured through a two-ciered

]
review process including the Master Developer and the City of

Rena. Des>gn review by the Master Developer will be a

requtred element of all purchase agreemencs entered tr.co by

]

the Master Developer and each Darcel Developer. The Master

Developer will review all proposed plans for developmer.

, prepared pursuant to this planned devempment Frior 2: their

., suomission to the City of Reco. The purpose of c.mis ir.::ial

plan review is to tr.sure compala .ce w::h the pla." as fanally

approved by the City ct Reco. Any project subst::ed to the

CLty of Reno must be accompanied by a letter from che .uascer

Developer stating tha: the proper is La conferar.ce w::h the

plan. The City stat! shall :nen revLee the plans 5:r

cor.formance with the far.at plans the integray of the plan

-11 further be preserved by che ecy's amenc en: peccedurt.

11111111111111111111111111111111111111111111111111Ill
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which requires that any amendmencs to the final plan be

approved by both the Reno Planning Coomission and the city
Council.

NRS 278A.510

Pursuant to NRS 278A.510, the following time within which an

q applicat Lon for approval of the final plan must be filed and any

] subsequent applications for approval of each part thereof have been
identified.

To effectuate the PUD saning, a final plan that encompasses
the ancire site and a final asp (i.e., parcel asp) for the

first phase of Phase III will be recorded within 18 months at

project approval. Shauld the plan not be recorded wichin 18

. anths, the Master Developer may request azi excension of time .

as permitted 'by the -City's time extension policy (Section

18.05.412) . A tinal map for subsequent phases of the project
shall de recorded at the discretion of the Master Developer
so long as the last final map. is recorded vichin 20 years of

the dace at project approval.

1111111111111111111111111111111111111111111111111111111
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MASTER DEVELOPER RESPONSlaILITY

The Master Developer of South Meadova as a whole is providing:

1. An overall homeowner association for maintenance of many
icess. This needs no be clearly defined, especially for

drainage.

2. Overall state and federal permits to allow construction to
proceed.

3. Private utilities to the user site such as water lines, gas,
electric, cable TV, etc.

4. sanitary sever lines to the user site.

5. Overall flood control.

5. Stora drains to the user site.

7. Streets to the user site.

8. Secondary access to the user site.

9. Overall pedestrian pathways and landscaping outside of t:s
user site.

10. Traffic contral devices at major Lacersections.

11. Concrol of unauthorized access to the project as a whole

during development.

12. Both temporary and permanent secrm water detention as

necessary for mitigation eg both the overall flood control

design and the increased runoff from the user site.

13. Wetland protection and mitigation per the Corps of Engineers
404 permit

'

14. Overall orderly coordinacian of development.

1-5. Compliance with school, park, and fire station agfeements.

The Master Developer of the capital Realty Advisors Double Diamond

PUD is providing:

Capital Realty Advisors Corp, or its successor upon the acquisition
of this propercy, will be the Mascar Developer et the Double

Diamond Ranch Residential Planned Community As the Mrster z

:Fsan.*:tr
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Developer they incend to, (1) master plan and manage the enetre
residencial (157 acres) community through development: (ii) CD
complace all major collector roads and utilities (]byphases); (iit)

design and complete att open space areas. parks and bike trails (by
phases); (iv) camptece all major drainage facilities, sever
facilines and oces lines supporting the individual large parcels:
and (iv) sell the majority at the large loc parcels to production
home builders for the ultimate construction of single family homes
within the individual 33 designed villages (subdivision)

The Master Developer of the Double Diamond Ranch Residential

Planned Community will provide:

1. A Master Association which will follow the CCAA's

designed by the Mascar Developer and maintain the common
areas of this entire residencial planned unt

development. This association vill provide the landscape
nair.Cenance for all collector screets within the mascar

plan and will also joincly maintain the landscape areas

along South Meadows Fkwy with the assistance of the Ryder
Homes property (on SMP), the apartment properties (on

SMP) and the commercial retail properties (on SMP) This

Master Association will police each village (super pad

subdivision) within the community and will ensure to the

architectural and landscape integrity of each

subdivision;

2. Mitigation at all wealands areas as outlined and governed
under the 404 permit from the Army Corps' of Engineers
which is to be provided by the Master Developers of South

Meadows Phase III;

3. Mitigation of all archeological sensitive areas as

governed by the Army Corps' of Engineers pursuant to the

appropriate permits supplied by the Master Deysteper of

South Meadows Phase III;

4. Final design and construction of the overall storm drains

to the individual large lot parcels and acher associated

drainage required for runoff the large lot parcels:

5. Final design and construction of all collector streets

., and associated landscaping (DLamond Pkwy. Care Avenue

& Cullinar. Blva.) within the residential pt'anned cult

development;

4. Final design and conscruction of the pede.*Crian pitaways.

sidewalks, bike trails and assC:iated landscaping vichin

the residential planned unit develcoment which are

outside the individual villages (subdivisions);

11111111111111111111111111111111111111111illinlillIll
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Y. Final design and conscruction of the sanitary sewer lines

I

to the large 105 percels; eg

4. Private Milities to the large lot parcels such as vacer 1
lines, gas lines, electric, phone lines, cable TV lines, M

I
etc. I

9. Compliance with the school. park and fire station

I

agreements

10. The land and development of the parks vich the assistance
from park fees paid by the individual home builders
within the residential planned unic development;

it. Management of the development process and coordination
g with the various home builders throughout the project
g with ongoing ar*:utoring of the PUD requirements; and

12. Overview at the individual subdivision mapping process
to ensure in coincides with the intent of the PUD and the
overall planning at this master plan.

I

I

I

.

I - .

I

I

I

I
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DsTRicT HEALTH DEPARTMENT
I

April So 1995

I

I

E.aura Tottle, Supervis Ang planner
Departaeat of Development Review

41 CITT OP Mage
P. o. son troo

I

Seae, Revada 89505

RE: Deable Diamood Reach assideattal Developmat
MS-92/911e 9, Teatative IImp a Santag Nap Amendamat

I

895-04$

Deat Ms* Tattle:

I
This Depastment has reviewed the retamenced proposal with regardto satege disposal, demandC water eapply, @*114 Masts, vectowcontrol, meer goality and alt pollution.

Appovat to recesmended by this Department sablect to thefolloviar canditions:

pg 2.. Parauarat to section 27$.340 of the state of Nevada
M Metalations Goveralag Review of plans for Subdivisions,

Condominisms, and Pla 'Set Unit Developments, no
constraction shall De performed prior to District Health
DepeE teent approval of the wererenced 1nal map.

2. A completed dust control plan anst be subalated to thiswe Department for review and approval priac to the tassanceof a beliding permit. This plan aust be in canEaramace
with Washou County District Board of Health Regulations
Goveralag Air Quality Masegement, Section 040.020.

3. All land disturbLng activities durins censtructlan
phases, such as, but not limited to, grading, excavacian,** Cut and 111, *M*s must be done with etective dust
contral measures consistent with Vashoe County Districtas Board of Health Regulations Governing Air Cuality
Management, Section 040.030, Disturbances greater than

1

1 acre in size must obtain an apptoved dust contra plan
ptiar to begantag work.

*;:1E.15-NINTH S"AE= T P G.SQx :st38 =tEve.NEVADA 89520732!328-24:2FAX POS 329-2279

I
.....e.:.x**e...r:.awear***-

r:.*teases*ua@
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4. Any stars drainage from c.11s eLte must have prettedementfor petrochemicals and shts.

S. An inspection must be made at all existing buildinq(s) todetermine the presence or absence of asbestos materialDrior to demalition. Also, an asbestas asseassent formmost ts obtained free the outrict Health Department andcompleted prior to any ,asheshoe removal. All asbestosremoval must be made in full complLance with all FederalMESKAP.1 (Mational Ealasian Standards for Razardens AirPollutant Sources) and local regalations.

* A 1*tter from Washot County committing s*Ver service tothis proposet met be subalbted. This letter shaltIndicate that the treataent facility will act be browghtbeyond its permitted capacity by this service.

7. The Revada Division of Environmental Protection anstsahalt a letter to the Hesith Department certifying this
approval of the final map.

8. Upon connection(s) to the commnalty sever system, anyseptic teaks on the property shall be abandoned, pampedeat and 111ed with earth as sand to the saustactLon ofthe District Nealth Deartment passant to Ukshoe CountyDistrict Board of Realth Regulations Deverning sewage,Wastewater and Sanitation, sections 020.010 and
120.055.

** 34Ioze tLael approval vill be considered, a letter fromthe water parveyor coaa1tting adequate water servLee tothis proposal must be subaItted to the Washoe CountyDLatrict Health Department.

10* Within sixty (40) Mays Exam the date of this letter, the
water purveyaz anet demonstrate that the water systemvill conters to MAC 278.400 and 278.410 of the stats ?
Nevada Regulations Governing Review of Plans for Subdivt-
stons, Condominiums, and Planned Unit Developsetts.

I 11. A letter of approval must be submitted from the Divisten
oE hter Resources for this proposal.

8

**

t
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12. Pales to approval et a Stual mp ter the watezenced

I propoeth the design eagineer shall submit to the
settatactica at the District Realth Department a plan tar
perAette 04gastion of the constractten of the systeas

g ter wates supply and weamatty severage* The design
engineer shell, passuant be the approved laspechen plan,
pededically certify to writtag to the Distate Nealth
Departmeak that the trprevesents are betag lastatted La

H accordance with the approved plans and reeagaLsed
M practices at the trade.

I
shaeld pa have any goeskteas as the teregulag, please call as at
328-2430.

Stacerely,

I

acrea V. Tyre, 9.g.
sartreamment an@ases

1

Enviceamatal Reelth services

SWFase

5

ce a .South Needow Properties
Reg Rover Capital.Realty advisers
St*V* W111Lam, CPA, lac.
Terth Svehich, p.R., Washee Canaty alatitty DLyisten

I
c

1
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DOUBLE DIAMOND RANCH
CHECKLIST TO ACCOMPANY

BUILDING PERMIT APPLICATIONS

The followingchecklistshallbe completedby eachParcelDeveloperpriortosubmittingplansfora buildingpermit The checklistcan thenbe usedby Citystafftodeterminewhethertheprojectisincompliancewiththe
DesignGuidelines.

This checklistmust be accompaniedby a letterfrom the Master Developerstatingthatthe projectis inconformancewiththeplan. Approvalby theMasterDeveloperdoesnotimplythattheprojectisincompliancewithallapplicablecitycodes,ordinances,orotherregulations. <-

Date:
ProjectName:

PlanningUnit' APN:

ParcelSize: No.ofLots:

Common AreaLandscaped- AC. Miniot Size:

Density- Units/AC.

Developer*

Architect:

LandscapeArchitect:

CivilEngineer:

SoilsEngineer:

Bill H A511HIHilllhi -



SITE PIANNING STANDARDS

Complies Does Not Not

Comply Applicable

At a minimum, buildingsetbacksshallbe those
establishedby SFR-6. Zoning OrdinanceorTabic
4 PS.49 oftheP.U.D.Guidelines

PublicroadsshallconformtotheP.U.D.Guidelines
13-15.

Pascelsshallbe gradedinaccordancewithCityof
Reno standardsand theP.U.D.Guidelines.

Stormwater drainage shall comply with city,
county,state,and federalstandardsand theP.U.D.
Guidelines.

INTERIOR ROADWAY DESIGN STANDARD

Complies Does Not Not

Comply Applicable

The right-of-wayand designofallinteriorstreets
shallbeasdescribedon page51.

All non-conventionalsidowalks(e.g.paths,bike
paths)shallbe locatedina publicusecasementto
providepublic-accessto allparcelswithinthe
project.

Allplansrelatingtobicycleand pedestrianaccess
shallbe approvedby theCityTrafficEngineerand
the Department of Planning and Community
Development(page27)

Internalpathsshallconnectto sidewalksat the
streettocreatea useablepatternforpedestrians.
(page30)

1111111111111111111111111111111111111111111111111111
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RESIDENTIAL NEIGIIBORHOOD DESIGN STANDARDS

Complies Does Not Not

Comply Applicable

Development is generallyconsistentwith single
familyresidential6,000 st (SFR4) zone district
and CityofReno standards.

Developmentisconsistentwith Double Diamond
Ranch P.U.D.Guidelines-Sect.12.

Residentialunitshavea maximum 30 feetinheight
witha maximum oftwostories.

Allplanswithinthedevelopmentwillfiton a lot
withtheminimum setbacks(table4).

Developmentconformstovariablefrontsetbacks.

Allplanscomply withtheuniformbuildingcodes
andallCityofReno ordinancesineffectatthetime
ofbuildingpermitissuance.

LANDSCAPE DESIGN AND INSTALLATION STANDARDS

Complies Does Not Not

Comply Applicable

Prqjectentriesaredesignedinaccordancewiththe
statementsmade inSect.5.4.2.

Fences between wetlands and privateparcels
consistofa 36-inchhighsplitrailfencewithtwo
horizontalrails.Figure26,pg.41.

Lightingwithinthepublicright-of-waycomplies
with citystandardsand is in accordancewith
statementsmade inSect.6.2pg.43.

Lightstandardsare locatedto avoidshadingby
trees,canopies,and buildings.

All lotsshallconform to frontyard minimum
landscaperequirements,table6 pg.53.

IIIllIIIIIIIIllIIIIIIIIIIIIIIIIIIIIIIIIIIIIIII470 -



FENCING DESIGN AND INSTALLATION STANDARDS

Complies Does Not Not

Comply Applicable

All lotshallhave fencingin conformancewith
section7.5pg.54.

1

All villageshall have perimeterfencing in
conformancewithsection7.5pg.54.

RESIDENTIAL ARCHITECTURAL DESIGN STANDARDS

Complies Does Not Not

Comply Applicable

Allplansconformto minimum floorareasquare
footageestablishedforthevillage.

All plansconform to minimum roofingmaterial
specifications.

All plansconform to minimum sidingmaterial
specifications.

PascelDeveloper Date

Architect Date

LandscapeArchitect Date

CivilEngineer Date



EXHIBIT IV
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SCREEN AND FENCING

Wallsand fencingwithinthePUD areintendedtoscreenfacilities,and toprovidesound barriers,
privacy,and security.To a significantlylesserextentthey may be utilizedto bufferland use
boundariesand actasa barriertoentryinenvironmentallysensitiveareas.Ingeneral,thewallsand fencingaretobe kepttoa minimum toavoidblockingviewsorfragmentingthelandusesinthePUD. Allscreensand fencingshallbe compatibleinmaterial,color,and texture.

AllPUD wallsand fencinghave been designedtocreatea uniform rouged but refinedfeelthat
setsthePUD apartfrom thecontiguousSouth Meadows BusinessPark.Itisintendedthatthe
residentsand theirguestsexperiencea distinctchange aftertheyenterthePUD thatisconsistent
throughout the project.All subdivisionswithin the PUD willbe requiredto adhere to this
uniformtheme by constructingfencingforeach residentthatisconsistentthroughoutthePUD.

PerimeterWalls (Figure1 -Page 3)

Perimeterwallswithinthe PUD are locatedalong South Meadows Parkway and at the major
entrypointatDouble R Boulevard,as shown inFigure1.

Perimeterwallsmay alsooccuratselectlocationsalong theopen space edge. As describedin
Section3.3 of the PUD Design Guidelines,perimeterwallsmay be appropriatefor a short
distancefrom South Meadows Parkway and Double R Boulevard alongthewest sideofparcels
11,16,and 17 forsecurity,privacyand noiseattenuation,

so
While perimeterwallsmay be installedalongtheseparcels,open typefencing,such asthatshown

8 inFigure3,ispreferredand a combinationofopen fencingand solidwallsisencouraged. Walls
and fencingshallcorrespond withindividualresidentiallotlinestoavoidresultinginportionsof
residentialrearyardswithbothsolidwalland open fencing.

Perimeterwallswillbe approximately6 feetinheightand willconsistofmasonry and stucco
materialssuchasa blockmasonry wallwithstuccofacingand a pre-castconcretecap orsuch
othertypeofa cap materialthatiscompatibleinmaterial,colorand texture(i.e.;ledgestone,
brickorcoloredblock). Wallpilasterswillbe approximately24 inchessquare,located

approximately60-footto75-footon center(o.c.),and willbe constructedofblockwithledgestone
facingand a ledgestoneorpre<astconcretecap.

DoubleDiamondRanch Fencing,Signage& LightingDesignGuidelines Page2
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FIGURE 1

PERIMETER WALLS
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PerimeterFence-SolidType

Solid,non-view-permeableperimeterfenceswithin the PUD are locatedalong the interior
collectorstreets,as shown in Figure2. These fenceswillbe approximately6 feetin height,constructedofwood and paintedorstained.Fencesectionswillbecapped withwood rail,16 feet
inlength.Fence pilasterswillbe approximately24 inchessquare,locatedapproximately64-foot
o.c.and willbe constructedof thesame materialsand fashionas the perimeterwallpilasters;
blockcover with ledgestoneface. Intermediatewood postswillbe 6 inchessquare,of wood
construction,locatedapproximately16-footo.c..(seeFigure2 below)

2 Incationswheresolid
perimeterfencingmayoccur

24" gestone geston Wood WoodRailWoodPost . 24"

16'O.C.IntermediatePosts

64'O.C.LedgestonePilasters
1

FRONT VIEW CROSS SECTION

FIGURE 2

PERIMETER FENCING -SOLID TYPE
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PerimeterFence-Open Type (View Permeable)

Open or view-permeableperimeterfencesaregenerallylocatedadjacenttotheopen spaceareasand the drainage corridor/pedestrianway,as shown in Figure 3. These fences will be
approximately6 feetin heightwith pilastersapproximately60'o.c.constructedof the same
materialsand fashionas theperimeterwallsand fencespreviouslydiscussed.However, fence
sectionswillconsistof paintedwrought iron. Where single-loadedroads abut open space,no
fencingshallbe providedwiththeexceptionoflow open fencingas describedon page 7.

As mentioned inthepreviousperimeterwalldiscussion,and inSection3.3of thePUD DesignGuidelines,a portionof the west sideof parcels11,16, and 17 may be open-typeperimeter
fencing,solidwall,orcombinationofbothtypes.

"T -

a 0.o Locallonswhereopen-typerearyard .,S 3 fencingmayoccur

CD

iniiiii
**n**L*
mamm L ledgesIane WsauBht if

15'O.CInsurmediatePosis
-----

at0.0[adgestonePilasters---*-
I

FROFITVIEW UKU55SECOUN

FIGURE 3

PERIMETER FENCING -

OPEN TYPE
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InternalNeighborhood ParcelFencing

Solid,non-view permeable fences,as shown in Figure4, willbe used within the interior
residentialparcelswhen visiblefrom theparkways,neighborhoodstreetsor open spaces,parksand schools.They are tobe used between residentialsideyardsand back yards when visibletothepublic.The fenceswillbe consistentthroughoutDouble Diamond Ranch and willbe similarto the SolidType PerimeterFence. These fenceswillbe approximately6 feetin height,constructedofwood and paintedorstained.Fencesectionswillbecapped withwood rail.

Wood Wood Rail
Fence Cap

FIGURE 4

INTERNAL NEIGHBORHOOD FENCING

DoubleDiamondRanch Fencing,Signage& LightingDesignGuidelines Page6



Low Open Fencing

Low open fencingwillbe usedbetween publicusesand areasofhighsensitivity,suchasbetween

parksand wetlandpreserveareas.Low open fencingwillalsobe providedwhere single-loaded
residentialstreetsor cul-de-sacsabut open spaceand alongthefrontsideyards of residences

adjacenttotheopen space.The intentistodefinecommon areasand privatelandwithoutwalls.
Where residencesabutopen space,fencingmay be a combinationofsolidfencingand low open
fencing.Solidfencingalongtherearyard foprivacyand low open fencingalongthefrontside

yard separatingtheopen space.Low open fencingshallbe three-foot(3')tall,4 x 4 or smaller

rough timber-rail(orsimilarlookingmaterialas approved by theMaster Developer)fencing,
paintedor stainedwith pilastersfour-foot(4')tall.The pilastersshallbe constructedwith the
same materialand fashionastheperimeterwallsand fences.Locationswhere low open fencing
willoccurareshown inFigure3 Page5 ofthisExhibit.

VARIES DEPENDING ON FENCE LENGTH AND ALIGNMENT

,STONEPILASTER .4x4SPLITRAIL

mmmm FRoln'VIEW

iniiii SPLIT RAIL POST.

van view

FIGURE 5

OPEN FENCING -

ALONG OPEN SPACE
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SIGNAGE

Major projectentriesoccuralongthemajor boulevardsat theedges of the project.Entriesareintendedtoprovidea distinctgateway and senseofarrivaltotheproject.Entriesannounce toa
travelerthey have arrivedby the use of distinctiveand prominentsignage,monuments, and
landscapingmaterials.In thePUD the majorentriesare from thenorthand west alongSouthMeadows Parkway and from thesouthwestalongDouble R Boulevard. At theselocationsthe
requiredlandscapecorridorwillbe widened toa radiusof40 feetfrom thecorneron bothsidesofthestreet.Within theadditionalareathelandscapedesignwillincludeaccentand landmark
trees,signageindicatingthatthisisan entrytothedevelopment and may includeotherspecial
landscapeand hardscapeelementstosignifythegateway.

The entrieswillbe constructedprimarilyofthesame materialastheperimeterwallpilastersandhave been designed to establisha rouged but refinedwestern image. General locationof
permanent signsisshown atFigure6 on page 10.

Major ProjectEntrySigns (Figures7 & 8 -Page 11 & 12)

On bothsidesoftheentryatSouth Meadows Parkway and Double Diamond Parkway (northern
projectentrance)and Double R Boulevard and Wilbur May Boulevard (southernproject
entrance)therewillbe freestandingmonument entrancesignage.The signageatthesetwo major
projectentrieswillbe comprisedof raisedmetallogosagainstan "S"shaped ledgestonewall
(approximately5'to6'high)withlargeseparatedledgestonemonument pilasterson eachsideof
theentranceand thecenterisland(seeFigures7 & 8) . Furtherextendingtheentrancesignagewillbe low open fencingas shown inFigure7 & 8 on bothsidesof theletteredledgestonewall8 furthercarryingtheentranceintothePUD. SignagefortheprojectentranceatSouth Meadows
Parkway and WilburMay Boulevardinthenortheastsectionoftheprojectwillbe similartothe
Major ProjectEntry Signage but may be scaleddown slightly,at the optionof the Master
Developer.

SubdivisionEntrySigns (Figure9 -Page 13)

The formatsare similarto the projectentrysignsexceptthe scaleismuch smaller.Unless
approved by theMaster Developer,allsubdivisionentrysigns,includingthesignface,must be
60 sf(4'X 15')in size.The signfaceitselfmust be constructedwith eithertheledgestone,as
designedwith thesignbase,ora concreteplastermaterialofuniformcolorthroughoutthePUD,
as approved by theMasterDeveloper.In addition,allsignletteringwillbe designedas raisedmetalletters,12 inchesin height,with thesame materialand letteringfontstyleas themajor
projectentrysigns.Thereagainwillbe two signsper entry.The signwallwillbe anchoredby
ledgestonepilastersor may be made entirelyout ofledgestone.Itwillbe theintenttoallowa
varietyof subdivisionentrysignsto distinguishthe individualneighborhoodsas long as the
materialand design establisha common projectfeel.The illustrationsin Figure9 outlines
examples of what type of designswillbe acceptableand which designswillnot.The final
subdivisionentrysigndesignmust be approved by theMasterDeveloper.

DirectionalSigns (Figure10-Page l4)

Directionalsignsareintendedtobe temporarywhiletherearesubdivisionsforsalein thePUD
but may be permanent ifelectedby the Master Developer and the ArchitecturalReview
Committee of the Master Association.To thisend, thesesignsshould be designedto appear
permanent and solidwiththeabilitytoremove them witha minimum amount ofdestructionto
thePUD common area.The designinFigure10 hasbeen establishedtoaccomplishthisgoal.Thebase of thissignageshallagain be constructedwith a ledgestoneface.The signagewillbe
designedwithtwo heavy beams coming outofthetopofthebasesupportingtheindividualsignsforeach subdivisionin thatarea.The styleof thissignagewB have a rouged westernfeel
consistentwiththeMajor ProjectEntrySignsand theSubdivisionEntrySigns.

DoubleDiamondRanch Fencing,Signage& LightingDesignGuidelines Page8



ProjectArterial& SubdivisionInteriorStreetSigns (Figure11 -Page 15)StreetsignagethroughoutthePUD shallbe consistentincolorand design.Such signageshallbesubjectto approval by the cityof Reno based on theirstandardstreetdesign guidelines.If
acceptabletotheCity,itwillbe theMaster Developer'sgoal toobtainapprovalforstreetsigns
painteda colorcohesivewiththePUD fencingwithbasestructuresconsistentwiththePUD street
lightfixtures.Figure11 shows thegeneraldesignofthiselementofthePUD.

PedestrianCorridors/Bike TrailSignage (Figure12 -Page l5)

The overallPUD has been designedwith numerous biketrails,jaggingand exerciseareasand
open space elementsforthe benefitof the residents.These areaswillrequirecertainsignage
directingpedestrianactivity.Again, thesignagein theseareaswillbe uniform throughoutthePUD. Signageatarterialroadways willbe slightlylargerinscalewithsmder signagealong thebike/ pedestriantrailsand atintersectionsatinteriorneighborhoodstreets.Figure12 illustratesthegeneraldesignofthisparticularsignage.

MiscellaneousPUD Signage

Throughout thedevelopment ofthePUD theremay become a requirementtoconstructadditional
temporary or permanent signageforthebenefitof the residentsand the public.Should such
signagebe requireditshallhave a similardesignand colortheme consistentwith thedesignsoutlinedinthesedesignguidelines.Allsuchsignagemust be approved by theMasterDeveloper.

DoubleDiamondRanch Fencing,Signage& LightingDesignGuidelines Page9
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FIGURE 6

SIGNAGE LOCATIONS
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FIGURE 7

MAJOR PROJECT SIGNAGE - OVERVIEW ILLUSTRATION
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Ledge Stone & Masonry View
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Low FencingIllustration

FIGURE 8

MAJOR PROJECT SIGNAGE - DETAILED ILLUSTRATION
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SUBDIVISION ENTRY SIGNS
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sTREET SIGNS

FIGURE 22

PEDESTRIAN CORRIDOR SIGNAGE
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LIGHTING

AllneighborhoodstreetsthroughoutthePUD and pedestrianlightingon themajorarterialswillbe developed with a uniformLuminairelightingfixtureacceptabletothelocalpower companyand the cityof Reno. This fixturewillbe differentin appearance than the standard lightingfixturescurrentlyused by thecityof Reno but willenhance theoverallPUD feelwith a more
rouged westernlook.Thisisnot,however,a custom fixtureand thereforwillmaintain theCity's
obligationtoprovidemaintenanceand power forthislightingatno additionalcosttotheMaster
Association.

Upon the designof thePUD parksand otherareasrequiringlighting,itwillbe thegoalof theMaster Developertoprovide,when available,additionallightingfixtureswitha common rougedwesternfeel.Should any subdivisionbe developed with othercommon arealighting,thedesignofthatlightingmust be approved by theMasterDeveloper.

IL

O
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FIGURE 13

PUD STREET LIGHTING FIXTURES
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Soc. 18.06.130. SER-6 Single-ramily Residential-6,000Square Feet.

(a) Purpose. The purpose of this zoning district is toprovide for single family homes. This district is consideredappropriate adjacent to low density multi-family, SFR-9 and SFR-4zoning districts.

(b) Permitted uses: Uses permitted on a lot or parcelhaving the required area and required width:

(1) Single-family dwellings of a permanent nature.

(2) In-home child care for the number of childq.anone child care giver may care for in accor-dance with the Washoe County Department ofSocial Servipes Rules and Regulations forChild Care Facilities.

(3) Accessory uses customarily incident to theabove uses when located on the same lot orparcel, including a private garage, greenhouse
(private), children's playhouse, toothouse
(private) and workshop (private).

(c) Uses requiring a special use permit:

(1) Child care facilities requiring more than onechild-care giver.

(2) Private golf, swimming, tennis and similarclubs.

(3) Utility substations and other publicfacilities.

(4) overhead power lines carrying more than 25 ky.

(5) Elementary and secondary schools.

(6) Public parks and recreation areas.

(7) Churches.

(8) Hulti-family dwellings or cluster developmentswhich do not exceed a density of 6.17 dwellingunits per acre.

(d) Parking. Unless otherwise .specified, all off-street parking requirements and regulations shall be as providedin section 18.06.340.

14/130.1 (UPDATED 01/29/93, ORDINANCE 4293)
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shall:
(e) Accessory Buildings. A detached accessary building

(1) not be located closer than three (3) feet to
any main building on the same lot; and

(2) a. if the building is one-hundred and twenty
(120) square feet or less in size and has
a building height of seven (7) feet or
less, and the highest point of the roof
does not exceed ten (10) feet, have a
minimum side and rear setback of five (5)
feet; or e

b. if the building is greater than one-
hundred and twenty (120) square feet in
size or over seven (7) feet in building
height, or the highest point of the roof
exceeds ten (10) feet, have a minimum
side and rear setback of ten (10) feet;

(3) not exceed twelve (12) feet in building heightand eighteen (18) feet to the highest point of
the roof; and

(4) not occupy more than five-hundred (500) squarefeet or more than fifty (504) percent of the
total area of the rear yard, whichever is more
restrictive; and

(5) not be more than one (1) story; and

(6) not occupy a front yard of any lot; and

(7) not be located within the minimum usable rear
yard area as reqired in (h) below.

stories.
(f) Height limitation: 25 feet; maximum of two (2)

(g) Required lot area and vidth:

(1) Corner lots - Seven thousand (7,000) squarefeet minimum area; seventy (70) feet average
width.

(2) Interior Lots - Six thousand (6,000) squarefeet minimum area; sixty (40) feet average
width for each lot.

The required lot area and width may be reduced or
eliminated as a part of the specia. use permit for
multi-family dwellings or cluster development.

14/130.2 (UPDATED 01/29/93, ORDINANCE 4293)
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(h) Yards. Except as provided in sections 18.06.330and
18.06.050. minimum yards shall be:

(1) Front: Twenty (20) feet unless located adja-cent to an arterial street or freeway. Thirty(30) feet if located adjacent to an arterialstreet or freeway.

(2) Side: Five (5) feet on one side and ten (10)feet on the other side.

(3) Rear: Twenty (20) feet. A minimum usablerear yard area of 400 square feet in size witha maximum slope of 7/1 shall be provided for
each dwelling unit.

I

14/130.3 (UPDATED 01/29/93, ORDINANCE 4293)
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PARI<s, OPEN SPACE, AND TRAILS

PROGRAM

FOR

Soura MEADOWS

PHASE W

JUNE 1995

FIRST REVISION - DECEMBER 1996

PREPARED FOR:

SOUTH MEADOWS PROPERTIES LIMITED PARTNERSHIP,

ANEVADA LIMITED PARTNERSHIP

1

PREPARED BY:

CFA, INC.
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Parks, Open Space, and Trails Program

This report has been prepared to comply with the Conditions of Approval for South

Meadows Phase E (Case No. 66-92/Files 10 and 11). Specifically,the following
conditions are relevant-

53. Within one year of City Council approval, or prior to approval of any
residential subdivision map or special use permit, submit an Open Space

Program identifying the affected property, proposed use and development,

trailsmaintenance, and citypark areas.

54. Phased with development to the satisfaction of the Community Development

Department staff,dedicate three neighborhood and one conununity park

totaling38 acres to the City of Reno.

This Parks, Open Space, and Trails Program has been prepared to address these

conditions. The plan was approved by Laura Tuttle, Supervising Planner of the

Community Development Department, on May 18, 1995, and by the Reno

Recreation and Parks Commission on May 24, 1995. (Refer to Attachments.) The

firstrevision was reviewed and approved by City staff(Community Development
and the Parks, Recreation and Community Services Departments), and incorporated
into the Design Guidelines for South Meadows PUD, Phase III.

Parks

In October 1993, the city staff developed a Parks and Open Space Guide. The

following excerpts are from the city'sguide.

Neighborhood parks are viewed as the most important type of city parks.
These parks are meant to serve the basic recreational needs of the population in

the surrounding neighborhood. As such the park must be centrally located

within its service area to accommodate pedestrian access. The service area

should not be divided by natural or artificialbarriers, such as arterialroads,

railroads,commercial, or industrialareas.



Neighborhood parks are
encouraged adjacent to elementary and middle

schools. This combination allows joint use of facilities,to the benefit of both the
School Districtand the city.

The facilitiesand activitiesin a neighborhood park will depend on the family
type and needs of the residents within the service area. However, these parks
will generally consist of some combination of the following features: ballfields,
hard courts, children'splay equipment, picnic facilities,and landscaped areas ...

The siteselected should contain areas of relativelylevel terrain and stable soils.

Community parks offera wide range of recreational opportunities forwither the

entire park districtor community. While the neighborhood park focuses on a

specific combination of activities,the community park provides both a wider

range and often a larger number of activities.

Community parks are often located adjacent to other public facilitiessuch as

golf courses and federally-owned land. The facilitiesand activitiesprovided at

community parks include those provided at neighborhood parks, plus

specialized facilitiessuch as swimming pools, tennis complexes, nature study
areas, and large areas for community events ...The community parks may
contain areas of significantrelief,floodplains, and other natural features which

should be preserved and enhanced.

- Parks and Open Space Guide, pgs 2-3

To site the community and neighborhood parks in South Meadows Phase n, the

locational criterialistedin Table 1 from the city'sParks and Open Space Guide were

used*

Table 1

Locational Characteristics

Park Type Service Area Service Population Park Size

Neighborhood . 1/2 mile radius 3,000-6,000 5-10 acres

Community 1-2 mile radius 20,000-40,000 10-50 acres

Parks,Own spea,andAmis Program G-2



At build-out, South Meadows Phase E will have 4,554 dwelling units - 3,201 of

those units will be single-family dwellings and the remaining 1,353 units will be

multi-family. The city staff uses an average household size of 2.63 persons per
household for single family units and 2.01 persons per household for multi-family

dwellings. This results in a population, at build-out, of approximately 11,138

residents.

Based on the service area population presented above, there is a need for

approximately four neighborhood parks (i.e.,roughly one 5-acre park per 3,000

residents) and one community park (i.e.,approximately one 10-acre park per 20,000

residents). The Parks, Open Space and Trails Plan on page 4 identifiesthe following

park sites:

a. A 3.2-acre neighborhood park on the north side of South Meadows Parkway

adjacent to the multi-family and employment areas.

b. A 5.0-acre neighborhood park on the southeast corner of Double Diamond

Parkway and Carat Avenue.

c. A 5.0-acre neighborhood park near the north end of Wilbur May Boulevard

adjacent to an elementary school.

d. A 5.0-acre neighborhood park near the south end of Wilbur May Boulevard

adjacent to an elementary schooL

e A 1.8-acre neighborhood park at the southeast corner of The Meadows

subdivision adjacent to an elementary school.

A 10.0-acre community park on the corner of Wilbur May Boulevard and Carat

Avenue adjacent to the middle schooL

g, A 15.7-acre linear park and drainage corridor that extends from South

Meadows Parkway on the north to Wilbur May Boulevard on the south. This

linear park and drainage corridor extends through the Double Diamond

Residential Development in a north-south alignment approximately 150 -feet

wide. This park will be owned and maintained by an owner's association, but

will be available for public use.

The developer will dedicate any neighborhood or community park at any time after

approval of this Parks, Open Space, and Trails Program, upon request by city staff,

when a park isready to be developed subject to reimbursement by the City of Reno

from fees collected in South Meadows Phase IIIfrom the Residential Construction

Park,openSea.,andfmds Progmas 43
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Tax for the value of the land. South Meadows Properties Limited Partnership or its

successor will be responsible for preparing a parcel map or final map to create the

park parcels.

South Meadows Properties Limited Partnership or itssuccessor anticipates entering
into an agreement with the City of Reno whereby the developer constructs and is

reimbursed for allor a portion of the facilitiesin the neighborhood and community

parks, based on an agreed upon phasing schedule, and isreimbursed by the City of

Reno from fees collected in South Meadows Phase E from the Residential

Construction Tax for the value of the land. The purpose of this agreement is to

ensure that recreational facilitiesare developed in a time frame that coincides with

development. The facilitiesconstructed in the South Meadows neighborhood and

community parks will be determined after a series of neighborhood meetings to

identify what the residents want. Facilitiesand features typically found in a

neighborhood pade include some combination of the following- ballfields,hard

courts, children's play equipment, picnic facilities,and landscaped areas. The City
of Reno will be responsible for maintenance of all dedicated parks, except for

neighborhood parks smaller than 5 acres. There are two such parks in South

Meadows that will be dedicated to the City and maintained by an owner's

association (i.e.,see parks a and e on page G-3).

Multi-Purpose Trails

The Parks, Open Space, and Trails Plan on page 4 identifieswhere the major trails

will be located. The purpose of thismap is to show that connections will be made to

adjacent properties on the north, south, east,and west. A system of internal paths

may also be developed, and the location will be determined by the internal street

system and/or parcelization. (Additional information pertaining to internal

pathways can be found in.the Design Guidelines for the South Meadows PUD Phase

IIIand the Double Diamond Ranch PUD Design Guidelines.)

Trails Along Streets - The major arterials in South Meadows are primary

boulevards that extend to other parts of the city. The major streetswill provide an

identity for the project through the selectiveuse of landscaping, signage, and entry

monumentation. All major streets will have pedestrian paths in a landscape

corridor.

Marks,Openspea,andinnisProgmm G-5
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*
Along Double R Boulevard an 8-foot wide off-street,concrete or asphalt,

meandering walk/bicycle path on each side. (Refer to approved Design

Guidelines for the South Meadows PUD Phase III.)These improvements will

be built by the developer. Maintenance will be performed by either the South

Meadows Association, a nonprofit owners' association (currently maintaining

open space and common area in South Meadows Phases I and II),or a

successor owners' association, pursuant to a common area landscaping and

trailseasement for maintenance.

*
Along South Meadows Parkway an 8-foot wide off-street,concrete or asphalt,

meandering walk/bicycle path (Refer to the Design Guidelines for South

Meadows PUD Phase U.) From Double R Boulevard to the east side of the

1 elementary school, the path will be constructed on both sides of the road. East

of that point, the path will only be constructed on the south side of South

Meadows Parkway. These improvements will be built by the .developer.

Maintenance will be performed by either the South Meadows Association, a

nonprofit owners' association, or a successor owners' association,pursuant to a

common area landscaping and trailseasement for maintenance.

*
Along minor arterialsin the residentialareas (e.g.,Double Diamond Parkway),
a 5-foot wide off-street,concrete, meandering pedestrian path on both sides of

the street and a shared bicycle/travel lane on each side of the road will be

constructed. (Refer to the Double Diamond Ranch PUD Design Guidelines.)

These improvements will be built by the developer. Maintenance will be

performed by either the developer or a successor homeowners' association,

pursuant to a common area landscaping and trailseasement for maintenance.

*
Along collector streets in the residential areas (e.g.,Wilbur May Boulevard,

Carat Avenue), a 5-foot wide off-street,concrete, meandering pedestrian path

will be constructed on each side of the street. (Refer to the Double Diamond

Ranch PUD Design Guidelines.) These improvements will be built by the

developer. Maintenance will be performed by either the developer or a

successor homeowners' association, pursuant to a common area landscaping
and trailseasement for maintenance.



*
Along collector streets in the non-residential areas, either (1) an 8-foot wide,
concrete or asphalt, meandering walk/bicycle path will be constructed on one
side of the streetwhen the individual parcel isnot connected to any other paths
or (2) a 5-foot wide, concrete or asphalt, meandering walk on one side of the
street. (Refer to approved Design Guidelines for the South Meadows PUD
Phase IIL) Under either scenario, these improvements will be built by the

developer. Maintenance will be performed by either the South Meadows
Association or a successor owners' association, pursuant to a common area

landscaping and trailseasement for maintenance.

Trail to Huffaker Hills - Huffaker Park is located near the northwest corner of
South Meadows Phase II. As part of that approval, 30 acres were dedicated to the
City of Reno for inclusion in the park. Along the north property line of Phase II,an
8-foot,asphalt, meandering trailhas been constructed from Huffaker Park to Double
R Boulevard. As shown on the Parks, Open Space, and Trails Plan, this trailwill be
extended to the hillsideareas located on the east side of Double R Boulevard. The
exact location of trailsthat are not adjacent to streets has not been determined.
These trails will be 8-feet wide, constructed of asphalt, and installed by the
individual Parcel

Developer prior to issuance of a certificateof occupancy. The trail
will be maintained by either the South Meadows Association or a successor owners'
association. (As shown on the map, a segment of the trailwill be located on land
that will be dedicated to the City of Reno. This trailmay be constructed and
maintained by the city.)

A pedestrian path is planned between the Huffaker Hills and the neighborhood
park adjacent to the multi-family siteon the north side of South Meadows Parkway.
Most of thispath will follow either a collectoror a local streetand the resulting path
must comply with the streetsections adopted in the Design Guidelines for the South
Meadows PUD Phase Ill.Streets with a path on one side only will have the path on
the same side of the street as the neighborhood park (i.e.,west side). In locations
where the path is not along the street,itwill be 8-feet wide, constructed of asphalt,
and installed by the individual Parcel Developer prior to issuance of a certificateof

occupancy.

Linear Park and Drainage Corridor - A linear park and drainage corridor extends

through the Double Diamond Ranch Residential Development in a north-south

Parks,Opm space,and1radsProgram 0-1



alignment forming a central "spine" and organizing feature for adjacent

neighborhoods. The 150-foot corridor will feature an 8-foot wide meandering

pedestrian/bike path that will provide a safe route away from the streets for

children to walk or ride to the schools and parks. Landscaping within this corridor

will consist of informal massings of drought-tolerant, low-maintenance trees and

shrubs and large areas of turf. Bridges will be constructed across the low-flow

channel. (Refer to Figure 1,which isfrom the Double Diamond Ranch PUD Design

Guidelines.) Lotting patterns adjacent to the corridor will result in front-on or side-

on units that will provide many "eyes to the open space" and will enhance the

perception of safety. Sidean lotswill have open-type fencing. Residential lotting

patterns adjacent to the corridor will be consistent with the Double Diamond Ranch

Pl.ID Design Guidelines.
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CONCErruAL SECIION THROUGH DRAINAGE COREIDOR

Trails along Thomas and Brown's Creeks - Thomas Creek and Whites Creek are

meandering streams that traverse South Meadows Phase U. In addition, a

meandering creek, historic Brown's Creek, will be restored. These areas provide a

substantial amount of open space adjacent to both residential and employment uses.
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These open space edges provide abundant opportunity for pedestrian and bicycle

trails,as well as for views to the open space areas and adjacent land uses.

The trailalong historicBrowns Creek is located within the Double Diamond Ranch

Residential Development and, therefore, the Double Diamond Ranch PUD Design

Guidelines explain how this trailwill be developed. An 8-foot wide asphalt,

pedestrian path within a buffer area isproposed. (Refer to Figures 2,3 and 4, which

are from the Double Diamond Ranch PUD Design Guidelines.)Development along

Thomas Creek is controlled by the Design Guidelines for the South Meadows

Planned Unit Development Phase Ill.As shown in Figure 5, an 8-foot wide asphalt

path isproposed along the north side of the Thomas Creek open space.

Pedestrian Crossings
- Three pedestrian crossings are proposed. The approximate

location of these crossings isshown on the Parks, Open Space, and TrailsPlan - one

crossing of Thomas Creek is located between the multi-family residential site and

the neighborhood park, a second crossing over historicBrown's Creek connects the

Double Diamond Ranch Residential Development with the elementary school on

South Meadows Parkway, and a third crosses the drainage corridor between the

elementary school and the adjacent residential neighborhoods. As shown in Figure

6, a low-flow structure isproposed. The structure will be constructed at the bottom

of the channel to allow flood waters to pass over the top.

Huffaker Hills

The hillsides at the north end of the project siteencompass 98 acres which will be

dedicated to the City of Reno. The hillsides will be dedicated to_the city

concurrently with recordation of the final plan for South Meadows Phase 5.

(Condition #61 for Case No. 66-92/File 10 and 11 states that a final plan must be

recorded within 18 months of project approval.)

Thomas, Brown's, and Whites Creeks

Thomas Creek and Whites Creek are meandering streams that traverse South

Meadows Phase m. Thomas Creek, which originates in the Carson Range,

meanders through South Meadows Phase I and through the northern portion of

South Meadows Phase E. Whites Creek also originates in the Carson Range.

arks,Op*nSpea,andIandsProgram G-10
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Further to the west, Whites Creek breaks into four distinct branches; however, by
the time the water has reached South Meadows, the branches are not so clearly
defined. The wetlands at the south end of the siteare created by one of the branches

of Whites Creek. In addition to these two streams, a meandering creek, historic

Brown's Creek, will be restored. Brown's Creek is the historic north branch of

. Whites Creek. Brown's Creek historicallyterminated on the Double Diamond Ranch

because all waters flowing in the creek were used for irrigation and ranching

purposes.

These areas provide a substantial amount of open space adjacent to residentialand

) employment uses. The open space edges provide abundant opportunity for

pedestrian and bicycle trails,as well as for views to the open space areas and

adjacent neighborhoods.

The flood-control channels and wetlands will be owned and maintained by the

South Meadows Association or a successor homeowners' association. Any activities

within these areas must comply with the Final Wetlands Mitigation Plan Approved

under Corps of Engineers Individual Permit under Section 404 of the Clean Water

Act (Regulatory Section Permit No. 199400487) as prepared by the Reno office of

Huffman and Associates and the Flood Control and Stormwater Master Plan, 2nd

draft dated March 9, 1995, prepared by Nimbus Engineers.

Parks,Opm Space,and1mds Progmm GI2
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As mentioned in the earlierdiscussion on trails,a path is proposed along Thomas

Creek and along historicBrown's Creek adjacent to the large wetlands complex. The

paths will be constructed outside delineated wetlands. The location of these paths is

shown on the Parks, Open Space, and TrailsPlan on page 4. Specifics about the trail

system were presented earlierin thisdocument and can also be found in the Design
Guidelines for South Meadows Planned Unit Development Phase W and the Double

Diamond Ranch PUD Design Guidelines.

Single-Family Residential Orientation to Open Space
-

Many single-family
residential neighborhood will be defined by the adjacent open space. The open

space will provide scenic views and, in locations with trailsand parks, interaction

with the natural environment. Four alternative lotting patterns are proposed

adjacent to the open space. Any of these or similar alternatives may be used in the

design of individual neighborhoods.

1. Residential loop system which allows for visual and/or physical access to

open space. Residences at the end of the loop front toward open space to

provide residents with a direct view of the open space. (Refer to Figure 7 from

the Double Diamond Ranch PUD Design Guidelines.) In locations with a trail,

this alternative creates interest by providing views of the fronts of adjacent

residences. Also, the perception of security is enhanced by orienting the

residences toward the open space.

2. Cul-de-sacs abutting open space, thereby, providing direct visual and/or

physical access. (Refer to Figure 8 from the Double Diamond Ranch PUD

Design Guidelines.) This alternative allows for visual monitoring of the trail

and attractiveopen space views for adjacent residents. Periodic views into the

adjacent streetswill provide for breaks in the monotony of side and rear yard

fencing.

3. Residences front onto open space adjacent to a single-loaded residential street.

(Refer to Figure 9 from the Double Diamond Ranch PUD Design Guidelines.)

This allows for direct visual monitoring of the open space by adjacent

residences. Convenient access should be provided by allowing perpendicular

streets to "tee"into the single-loaded street every 600 to 1000 feet,or through
the provision of a pedestrian access corridor between residentiallots.

Parks,Open Space,andTradsProgram 6-23
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FIGURE 7

LOOP STREET ADJACENT TO OPEN SPACE

4. Residences back onto open space. (Refer to Figure 10 from the Double

Diamond Ranch PUD Design Guidelines.) This alternative is aesthetically the

least desirable because it diminishes the "eyes to the open space," however,

views and surveillance of the open space may be enhanced through the use of

open-type fencing, such as wrought iron,rather than solid fencing.

Two types of perimeter fencing will be allowed. One type is a solid fence which is

provided where privacy or noise attenuation may be necessary (e.g.,near arterials

and schools). The other type of perimeter fencing isopen fencing, which isprovided

where views out to the open space are necessary.

Solid perimeter fences will be approximately 6' in height, constructed of wood or

masonry, and painted a neutral color. Open fences are located adjacent to the open

space areas and the drainage corridor/pedestrianway. The height of these fences

will vary between 3'-6"and 6'and will consist of black-painted wrought iron. Split-
railfencing may also be used in some locations (e.g.,between wetlands and parks).

Split-railfencing will be 3'tall.

Multi-Family Residential Orientation to Open Space
- Both multi-family

neighborhoods are adjacent to open space. Residents will not only have a view of

the open space but will also have access to the trailsystem and to a neighborhood

park.

Multi-family development adjacent to the open space or park must be sensitive to

the relationship they create with these important community open spaces. Multi-

family development will be required to comply with the following guidelines:

Parks,openSpace,and Amds Progmm 0-14
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FIGURE 8

CUL-D E-SAC ADJACENT To OPEN SPACE

. opensp.

PoanadanAccess

FIGURE 9

SINGLE-LOADED STREET ADJACENT TO OPEN SPACE

1 1111
FIGURE 10

RESIDENCES BACKING TO OPEN SPACE
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*
Loading areas, equipment areas, and other similar uses shall be screened

from public view.

* Views of refuse collectionareas shall be screened.

* To the extent possible,views of parking areas shallbe screened.

*
Buildings will be arranged to enhance pedestrian spaces. Building forms

should be varied to create a desirable architectural appearance from open

space areas.

* View "windows" will be provided to create views of the open space.

*
Landscaping will be used to soften the view of the buildings from the open

space areas.

* Walls, fences, and/or landscaping may be appropriate to limit potential
conflicts between these uses. Two types of perimeter fencing will be

allowed. One type isa solid fence which is provided where privacy or noise

attenuation may be necessary (e.g., near arterials). The other type of

perimeter fencing isopen fencing, which is provided where views out to the

open space are necessary. Solid perimety fences will be approximately 6'in

height, constructed of wood or masonry, and painted a neutral color. Open
fences are located adjacent to the open space area. The height of these fences

will vary between 3'-6"and 6'and will consist of black-painted wrought iron.

Split-railfencing may also be used in some locations (e.g.,between wetlands

and parks).

Non-Residential Orientation to Open Space
- Much of the employment and

commercial area is bounded by open space. How development on these sites

interacts with the open space will be very important. Non-residential development
will be required to comply with the following guidelines:

*
Loading areas, equipment areas, and other similar uses shall be screened

from public view.

Parks,opm spar,andTram Progmm GA
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* Views of refuse collectionareas shall be screened.

* To the extent possible, views of parking areas shall be screened.

*
Buildings will be arranged to enhance pedestrian spaces. Building forms
should be varied to create a desirable architectural appearance from open
space areas.

* View "windows" willbe provided to create views of the open space.

1 *
Landscaping will be used to soften the view of the buildings from the open

I

space areas.

*
walls, fences, and/or landscaping may be appropriate to limit potential
conflicts between these uses. As discussed in the Design Guidelines for

South Meadows Phase n, low fences between wetlands and private parcels
will be split-rail.Solid-view screening walls may be used in some locations
where noise attenuation or privacy, is necessary. Walls will also screen
service areas and trash enclosures. Integral color blocks consistent with the

building material will be used with a split-facetexture. An accent band of an

oversized block will be added for horizontal pattern.

Enhancements Within Watlands and Flood-Control Channels -
Any enhancements

within these areas must be consistent with the Final Wetland Mitigation Plan

Approved under Corps of Engineers Individual Permit under Section 404 of the
Clean Water Act (Regulatory Section Permit No. 199400487) as prepared by the Reno
office of Huffman and Associates and the Flood Control and Stormwater Master

Plan, 20 draft dated March 9, 1995, prepared by Nimbus Engineers.
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CEIVED

NO V 0 4 1996

BY:

Office of the City Clerk

DonaldJ.Cook
Telephone(702)334-2030CityClerk Fax(702)334-2432CityofReno

P O.Box7
Reno,NV 89504

FILED THIS DATEOctober 24, 1996

At 0

SY:

South Meadows Properties
501 S. Meadows Parkway

Reno, NV 89511

RE: Case No. 66-92/File34 (South Meadows/Double Diamond ResidentialCommunity)

Dear Applicant:

At a regularmeeting held October 22, 1996, and following a publichearing thereon,the City
Council upheld the recommendation of the Planning Commission and approved your requestfor
the following:

A. A zoning map amendment from LLR-2.5 (Large Lot Residential-2.5 acres)under
resolutionof intentto SFR-6 (SingleFamily Residential)to PUD (Planned Unit
Development) on +29.26 acres;which willbe added to the Double Diamond Residential
Community, which islocatedon a +798.3 acre sitealong the south sideof South
Meadows Parkway +3,500 feeteastof Double R Blvd. insoutheastReno.

B. Modifications to the PUD Design Guidelinesas follows:

1. The range ofpermitteddensitiesisproposed to be increasedtoallow 350 single-
family clusterdevelopment lotsata densityof 6-10 dwelling unitsper acre in two
locations--Lots 6 and 26 --although the totalnumber of dwelling unitsremains
unchanged (3,000).



South Meadows Properties
Case No. 66-92/File34 (South Meadows/Double Diamond ResidentialCommunity)October 24, 1996

Page 2

2. The front,sideand rearyard setbacksareproposed to be modified toaccommodate
single-familyclusteredhousing on tentativemap lots6 and 26.

3. Delete therequirementfora specialuse permit when a tentativemap fora clustered
development issubmitted.

4. Add. standards for private streetsand privatecourt entrance driveways for the
clustereddevelopment proposed on lots6 and 26.

5. Add six(6)design restrictionsto thesinglefamily clusteredlotsas follows:

a. Variationin Elevations:Every effortwillbe made to provide varietyin the
house streetfrontageelevations.No two identicalfrontelevationswillbe
sitedon adjacentlots.

b. ProjectionsintoRequired Setbacks:The roofoverhang may projectup to 2
feetintothe requiredsetbacks. No chimneys, open stairs,eaves or similar
architecturalfeaturesare permitted in any setback area which createsless
than a 5 footseparationbetween buildings.

c. Recreationalvehicles,boats,and trailersshallnot be storedon individuallots
orparked inthestreetsatany time. Thisprovisionshallbe included with the
disclosurestatementatthe time of saleof each house within the project.

d. Accessory structureson the lotsare prohibited. This provision shallbe
included with the disclosurestatementat the time of sale of each house
within theproject.

e. Garages shallnot be converted intolivingspace or used exclusively for
storage.This provisionshallbe includedwith thedisclosurestatementatthe
time of saleof each house withintheproject.

f. Driveways: A 19-footdriveway ispermittedon lotsaccessiblefrom a street.
The driveway ismeasured from thegaragedoor to eitherthe back of curb or
the back of sidewalk. When parkingon the lotisaccessiblefrom the court
entranceand/or the courthammethead, thecourt isviewed as an extension
of thedriveway. In thoselocations,theminimum driveway lengthis 18 feet.

6. The cul-de-sacstandards are proposed to be modified to be consistentwith the
February 1,1996, Reno FireDepartment Policy.



South Meadows Properties
Case No. 66-92/File34 (South Meadows/Double Diamond ResidentialCommunity)
October 24, 1996

Page 3

7. The perimeterwallstandardsareproposed tobe changed toallow walls constructed
of both stuccoand masonry materials.As currentlywritten,only masonry wallsare
permitted.

8. Change thesidewalk width from 5 feetto4 feetwide as currentlyrequiredinChapter
7, Section 7.3 of the Design Guidelinesforlocalresidentialstreets.

C. An amendment to theapproved 45 lottentativemap which would:

1. Add +29.26 acrestotheexisting+769 acretentativemap fora totalof +798.3 acres;

2. Enlarge lot28;

3. Create a new lot(46) fora totalof 46 lots;and

4. Realign South Meadows Parkway tothenortheastsuch thatthe added -t29.26acres
willbe locatedsouth of thisstreetand contiguous to the existingDouble Diamond
ResidentialPUD. A portionof thisnew acreage willbe added to lot28, with the
balance used to createlot46.

Items A, B and C above aresubjectto thefollowingconditions:

1) Approval of thezoning map amendment; and amendments tothePUD plan
and theDesign Guidelinesas noted inthestaffreport.The revisionsshallbe

incorporated intothe Development Standards Handbook and submitted to
staffforreview withintwo (2)months of the date of City Council approval.
The amended plan shallbe certifiedby the City Council within four (4)
months of the date of City CounciPs tentativeapproval. Failureby the

applicanttoconform with eithertime deadlineshallrender thisapproval null
and void.

2) Approval of theamendment tothetentativemap, subjecttocompliance with
the PUD Design Guidelines and conditionsof approval for Case No. 66-
92/File15.
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South Meadows Properties
Case No. 66-92/File34 (South Meadows/Double Diamond ResidentialConununity)
October 24, 1996

Page 4

Sincerely,

Donald J.Cook

City Clerk

DJC:cdg

xc: Development Services
TrafficDesign Engineer
John Media, Development Services

Reno Fire Department
Double Diamond Ranch LLC

Alex Fittinghoff
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Office of the City Clerk

DonaldJ.Cook
Telephone(702)334-2030CityClerk

Fax(702)334.2432-entaildcook@rena.govP.O.Box7
Reno,NV 89504

April 10, 1997 /

Randy Walter & 7

SEA, Inc.

950 IndustrialWay

Sparks,NV 89431

RE: Case No. 66-92/File47 (South Meadows/Double Diamond PUD Amendment)

Dear Applicant:

The above referencedcase,which was approved by thePlanning Commission, willbe
scheduled fora public hearingbeforetheCity Council on April 22, 1997, at 2:00 p.m.,atwhich time you are invitedtopresenttestimony. The meeting willbe held inthe
Council Chambers of Reno City Hall,490 South Center Street,Reno, Nevada.

Attached isa copy of the draftstaffreportregardingtheproject.

Sincerely,

Donald J.Cook

City Clerk

DJC:cdg
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AGENDA ITEM #

WARD #

April 22, 1997

PLANNING COMMISSION REPORT 0

TO: MAYOR AND CITY COUNCIL

THRU: Charles McNeely, City Manager

FROM: Donna H. Kristaponis, Acting Community Development Director
Vern Kloos, Associate Planner

DATE: March 26, 1997

SUBJECT: Case No. 66-92/File 47 (South Meadows/Double Diamond PUD -

Amendment)

SUMMARY: A request to:

Amend the text of the Double Diamond Ranch PUD to modify the standards for providingsidewalks and under what circumstances they may be deleted.

The -!-798 acre siteislocated on the south side of South Meadows Parkway +3,500 feet
east Double R Boulevard in southeast Reno. The Master Plan land use designation is
Single Family Residential.

The Planning Commission recommends approval of the text amendment subject to the
condition in the staff report with a modification to the text as written below:

*
A final pedestrian circulation plan demonstrating compliance with these

. criteriashallbe approved by staffprior to approval of each finalmap. The
totalnumber of lotson cul-de-sacs withem no sidewalk on at-least-ene-side
either side ofstreer shallnot exceed 25% of the totalnumber of lots within
each tentativemap.

BACKGROUND/PROBLEM DISCUSSION: At the March 24, 1997, PlanningCommission meeting, staffrecommended a change to the asterisk portion of the text
amendment as written above. This change clarifiesthat no more than 25% of the lots
within each tentativemap can be constructed without a sidewalk. The applicant stated thathe agreed with this change. No one else spoke for or against the proposal.

C.1AC-RPTS16642F47VK
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Staff Report -
April 22, 1997

Case No. 66-92/File 47 (South Meadows/Double Diamond PUD Amendment)Page 2

ADVISORY COMMISSION VOTE: For approval: Five (5) in favor; none (0) opposed;one (1) absent; one (1) abstain.

PROPOSED MOTION: I move to uphold the recommendation of the PlanningCommission to approve the amendment to the PUD standards, subject to the condition inthe staff report and a modification to the textas contained in thisreport.

CMG.RPTS\66-92F47.VK
98182

96/18/2092
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Office of the City Clerk

DonaldJ.Cook Telephone(702)334-2030
CityClerk Fax(702)334-2432-emaildcook@rena.gov
P.O.Box7
Reno,NV 89504

April 30, 1998

FILED THIS DATE

D bl DTamond Ranch

800 South Meadows Parkway, Suite 1

Reno, NV 89511

RE: Case No. 251-98 (Double Diamond/Village 13)

Dear Applicant:

At a regularmeeting held April28, 1998, and followinga publichearing thereon,the

City Council upheld therecommendation of thePlanning Commission and approved your

requestforan amendment to thetextforSections7.1 and 7.2.2of the Residential

Neighborhood Design Standardscontainedwithinthe Double Diamond Ranch PUD; and

a tentativemap to develop intwo phases an 86 lotsinglefinnilyresidentialsubdivision

on an 18.6 acre sitelocatedalong thewest sideof Double Diamond Parkway 12000 feet

south of itsintersectionwith South Meadows Parkway ina PUD (Planned Unit

Development) zone, subjectto thefollowingconditions:

PUD Plan Amendment

Within three(3)months of thedateof City Council approval,the applicantshall

incorporatethe revisionscontainedinExhibitA of thisreportintothe Design
Guidelines tothe satisfactionof staR have therevisionscertifiedby City Council,

and recorded. Failuretocomply with thistime limitshallrender thisapproval
nulland void.
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Kreg Rowe, Double Diamond Ranch

Case No. 251-98 (Double Diamond/Village 13)

April 30, 1998

Page 2

Tentative Map

1. The projectshallcomply with allapplicableCity codes, and plans,reports,
materials,etc.,as submitted. In theevent of a conflictbetween saidplans,
reportsand materialsand City codes,City codes ineffectatthe time the

buildingpermit isappliedfor,shallprevail.

2. The applicantshallrecordthefinalmap inaccordance with the time limit

contained instatelaw or thisapproval shallbe nulland void.

3. The applicantshallrecorda roaxirnum of two (2)finalmaps containinga

minimum of40 lotsper finalmap.

Urban Desian

4. Priorto the issuanceof a buildingpermit forlots(7-12 and 53-55) backing
onto Double Diamond Parkway, theapplicantshallprovide documentation

on constructionmaterialsand techniquesto demonstrate adequate noise

mitigationto achieve a maximum interiornoise levelsof 45 dBA, to the

satisfactionof the Community Development Department.

5. Priorto approval of each finalmap, the applicantshallhave plans

approved forinstallationof allcommon area,frontyard,totlotand open

space landscapingand improvements; and demonstrate thatthese

amenitieswillbe maintained by theprojecthomeowners associationor

master association,as applicable.Said improvements shallbe installed

priorto issuanceof a certificateof occupancy foreach phase, with the

exception of frontyard landscaping,which shallbe installedpriorto

issuanceof a certificateof occupancy foreach house. Landscaping forthe

frontyard of each lotshallconsistof (a)a minimum of two (2) 1V2inch

caliperdeciduous treesforeach interiorlot;(b)three(3) 1V2inch caliper
deciduous treesforeach cornerlot;and (c)shrubs and ground cover.

6. Priortotheapproval of any finalmap, the applicantshallsubmit a map

identifyingthe roadway standards,buildingenvelopes and yards on each

lotand therespectivebuildingsetbacksconsistentwith the tentativemap.

Public Safety

7. Priortoapproval of each finalmap, theapplicantshallsubmit a final

geotechnicalreportdetailingany potentiallyactivefaultson thesite,site

specificliquefactionpotential,and recommended buildingsetbacksand

constructionmethods toaddresstheseissues.
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Kreg Rowe, Double Diamond Ranch

Case No. 251-98 (Double Diamond/Village 13)

April 30, 1998

Page 3

Public/Privateimprovements

8. Priortotheissuanceof any permit,theapplicantshallcomply with the

Quality Assurance Program as setforthinthePublic Works Design
Manual, Chapter VI, titles"Inspection,Testingand Verification"and

"QualityAssurance Program".

9. Priortothe issuanceof any certificateof occupancy, the applicantshall
install"PrivateStreet"signsand traffic/parkingcontrolsigns,to the

approval of theCommunity Development Department.

10. Priorto approvalofa finalmap containinglots4-15,the applicantshall
have plansapproved fora minimum 30 footdiameter landscape planter
placed withinthecenterof the 90'diameter turn-aroundarea. Landscaping
installedshallbe consistentwith otheropen space/common areaswithin
the project.

All conditionsshallbe met to thesatisfactionof Community Development Department
staffunless otherwise noted.

A copy of thislettermust be attachedtoyour buildingplanswhen making applicationfor
a buildingpermit with the Community Development Department.

Sincerely,

Donald J.Cook

City Clerk

DJC:cdg

xc: Development Services

TrafficDesign Engineer
Ed Schenk, Parks,Recreation& Community Resources

Randy Walter,MacKay and Somps CivilEngineers,Inc.
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i'iR(ILty. 21013-00
Zone Change Request

Inordertoavoidmakinga wholeseriesofchangesinsetbackrequirementsandroadwaydesigncriteria,wewouldproposemakingasingleglobalchangetoChapter7 ofthePUD DesignGuidelines:

* 7.1ResidentialDesignStandards

* All"StandardDevelopmems",sometimesaferredtoheminas"StandardBuilding"(typicaldetachedsinglefamilyhomes developedoncustomarylotsizes)withinthePUD willbeconsistentwiththeSingleFamilyResidential6,000squarefeet(5PR-6)zonedistrictandCityofReno standards,exceptasoudinedinthissection,withregardtositecoverage,buildingheightandsetbacks(seeexhibirV "StandardsFor TheSFR-4Zone Distrid').MostneighborhoodswillbedevelopedasStandardDevelopmentsonsinglefamilylarsranginginsizefrom50 to85herinwidrbwithdeprbsrangingfrom100to110feetThese.|7tandardDevelopmentsshallutilizethestandardsetbackandztreetdesirncriteriaspecifiedinTable4 and Table5.I
,some neighborhoods,however,may containlots (withaminimum widthof45 feetanda minimum-depth-ef44feedotsizeof4,500sett..M (neirkborhoodsshallbelimitedtoarms densitiesoflessthan6 dwellineunirsperacre.Theymay utilireacombinarionof"StandardDevelopment"or "ClusterDevelopment"desirnstandardrforbuildingsetbacksand roadwaydesians,providedthevardsetbackstandardsand roadwaydesiencriteriaincrespecifiedonthetestativeman forrheseneirhborhoodyLotsnarrowerthan45feetandless

then4Meet-4edepth4gft.insizemay befoundinhighdensity(6ormoredwellineanirsperacre)developmentswithinthePUD(bezwinafterInterredtoas"'ClusterDevelopments")17tesedevelopmentrshallbe requiredtofollowthe"Clarrer[Javelopmenr"desiencriteria.

* 1.2.2.MinimumLetArea and Width - LotsforStandardDevelopmentswithinthePUD shallprovidethefollowingminimum dimensionsandsizes.Cornerlotsshallbeminimum 5,500squarefeetinareawitha 55footaveragewidth.Interiorlotsshallbeaminimum 4,500squarefeetwitha45-footaveragewidthperlot.

rd/clusterdesirncriteriashallbea minimum of4,500sq.ft,insirewirhan averatelorwidthof45 ft.ata crossdensityof<6 d.ubu- A Maximum ofSO% oftheStandardDevelopmentsubdivisionlotsmay utilizethecombinationStandard/Clusterbuildinirsetbackand streerdesignstandards.

* Lotssmallerthan4,500squarefeetmay beallowedwithinthePUD inhighdensityClusterDevelopments.LotsinClusterDevelopmentswillhaveaminimum lotsizeof2,700squarefeetwitha 38 footaveragewidthperlot.

b)hea Recorded

Please rebru to:

S 6 IE Inc.. Doc n 27es.ese
at 8 <)* O fYtfi ita 0 te et f61 96/18/200202:56P Fee:180.00

BK1
RequestedByI 6 I DOUBLE DIMIONDRANCH LLC

LiashoeCounty Recorder
Kathryn L. Burke - Recorder
Pg 167 of 167 RPTT 0.00
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