





SANMTATY SOWEE c..vvens o sene e 555555 st i s s 7RSS 5 SRR AR i PR TS,
Primary/Secondary Access Plan and Fire Station ..............ccccoiiiiiiiiiiniiiniie i,
Parkway SIandards ... qevess: sessswn smssesmmvssmmmssmemssvsimmes sonvivs arba A T SR R
Collector:Street StANAArAS . ..ousesimmemsmmesmsemmamns s AR T R eai
Rotary Standarts ... o s somsmmemmmemsesnsussmmmene v b S ey i SEETE= LI
Residential Street StandardS ... sssermsvsismmmsmammseimi soinsinines ki asan s msssssimmerossrsmans
EMETGENCY ACCESE i suvvavns simwwsanvanvssenivnsens s iansssvvesstng: voi vy une nldpeitshin oot shsdmmuadssnimidias
Street: LIghtiNG s ssmiven ssmsomvmamammsem s s s e b L S
Pedestrian Paths and BIKEWAYS ...cuosmmssens s sssvsvensvsesymi s s s aeos sty
Open Space amd Trail SYSIEMIS . s s s AR s T
NGLUFE] OPEN SPACE ... e e st b e e e s R st e s be e e
Town COMMONSIPANKS i saswsoses e s s s g s TN
Neighborhood Park/COMMONS v:cos sivesessvammssssissssivrsssssass v dapintis s srasrsas s rear ks
SECONT PaTkK oo summmns s o s iy s e L o Tt e

Site: Grading PrNGIPISS s seswmms sssvummmamausmaesmammsa o s et
STANCATAS oveummomraninms ssmmsses svammmmsms e o e 55K S PSR MR AR BB S s i
Supplemental Hillside Development Standards ..o iinsieres
Building Siting/ENVEIODES:. .. cusveisnss rsssssmvussonsmismemessmssimmesssis i aosss st dessasespa s s s agass
Wildlife Management............c.cccooeui s R e e e R R
Wildlife: CORTIEOT e sumsonss ssessmmens s oo o A B i
Wildlife Habitat BUFfErs ........ oot crns s e s s
Regulatlon/Enforcement ........................................................................................................
SIS e s s simis sniosrs xRS 5 T SRR SRR A KR 5 PR ot
Phasing/ImplemMeEntation i cusmsmssesummmmssimmam s s s s mmmseysmsmgs ansss s s aasanspsas
Drainageways/Detention/Wetland Areas...........cc.cccvi i iiimmiiiisssiiibssiasesmssinssesssssst ssns
WELIANAS ..o e i R MPASAR SRR TR A
Wetlands, Springs, and Drainage Delineation Schedule .............ccccoviimiiimimiiniesimnimenenies
Wetland/Drainageway Approvals ... e R R R GRS e ey
Fuel Maodification Zones/DefenS|bIe Space .........................................................................
SUANAARS omosesmenimnes ssmene: o s soume R R S Re R RN e Ak b aSind v
COMMETCIAI ATEES ......coeiieiiitiie ittt e et e e et e e tb e e e ettt e ebs b e ihs bbbt rmm e e prbmes it e e s s
Town Center Commercial Standards ...........cooocviiiiiiiciiiiiiie i isss i ssssimsassssassaserssass
Neighborhood Commercial Standards .............ccccooceveeiniiiene i PR T,
Residential Areas. - suums: sessasmoms: e AR T AR S R
Patio HOME Standards .............cooiiiiiiiiiiiii ettt se s snes et
Village Home Standards ... ceomsms: s mosemsssmme: s il i i s aer rsisiod
Executive HOMe Standards ...
Estate Homie Standards ... sewmssmse s s s it by ko s
Town Center Multi-Family Standards ..........c.ccccceviiiiniiiniinnns i TR T s
Apartments/Townhome/Condominium/Multi-Family Standards ._...............cocooiiiiiieins
HARDSCAPE ...ttt et e e s e e e e e e ebe sttt AP A
51 o | 1= 0 P 0 SO Y S
General Sign StaNAArdS ...........ooiiiiiiiiii e s
Core Treatment Sign Standards............ccooiiiiiiiiiien e e e
107 o000 0 10T aT1 Y0 =1 1 PSP
Town Center.and Village ENHES ... sewsmssmmsss e e s et s
Wildlife Management SIGNS .« e semssemmssenmemmis s Daiansmbssihenms i [ 6 AR
Directional/informational SigNS .. s wsmmmsmmssmmemmmes s R S E AT PR AT
Pedestrian SiQIS. s sessusesmmsmmnes s mmme s ey s o s g s
Complementary Treatment Sign Standards ..............oooiiiieniiiiiciiii s i
Builder Project SIgNS scuusess e sommsaessemmmems sesmmis bt i s e n i s
CommErcial SigNSie: semmsnsmmsmennm e S s e AR EREE
PaNVIING cusmessommoavammnns vomms s s s s s sy f e g e I e g
Site FUMISIINGS ..ottt e s e st e e e
Core Treatment Site Furnishing Standards...............ooooeiiiiiin i






Figure 2-12
Figure 2-13
Figure 2-14
Figure 2-15
Figure 2-16
Figure 2-18
Figure 2-19
Figure 2-21
Figure 2-22
Figure 2-23
Figure 2-24
Figure 2-25
Figure 2-26
Figure 2-27
Figure 2-28
Figure 2-29
Figure 2-30

Figure 2-31A

Figure 2-31B

Figure 2-31C

Figure 2-32
Figure 2-33
Figure 2-34
Figure 2-35
Figure 2-36
Figure 2-37
Figure 2-38
Figure 2-39
Figure 2-40
Figure 2-41
Figure 2-42

Figure 2-43A

Figure 2-43B
Figure 2-44
Figure 2-45
Figure 2-46

Figure 2-46A

Figure 2-47
Figure 2-48
Figure 2-49
Figure 2-50
Figure 2-51
Figure 2-52
Figure 2-53
Figure 2-54
Figure 2-55
Figure 2-56
Figure 2-57
Figure 2-58
Figure 2-59
Figure 2-59A
Figure 2-59B
Figure 2-60
Figure 2-61
Figure 2-62

Figure 2-63A

Figure 2-63B

Community Entry Concept .......c..ooiiiiiiii e 2-31

Primary and Secondary Circulation Plan ............ccccoccoiiiien i 2-36
Major Parkway Cross SECHON ...........ccivvvviiiee e ries et 2-37
Minor Parkway Cross SECON ...........cccoiiiiieiiiiie et 2-37
Collector Street SECHON ..........cc..uiiiiiei e . 2-37
Combined Primary/Secondary Access Section ...........cccccevvevinieniiiiiicsiviiiineas 2-37
Loaded Residential Street (Local)..........ccooviciniiioieniicn e 2-38
Single Loaded Street (LOCal) .......cocooiiieiiiiieee et 2-40
Unloaded Residential Street (LOCal} .........occcoiiiiiiiiiiiieniinee e 2-40
Emergency ACCESS SECHON .........cocvieiiriiieiie et e e 2-40
Type TAPCC Curb & GUHEr.......ccoiiiiie e 2-41
Type 1BPCC Curb & GUHET...........ccoveiieeiec e 2-41
Typical Notes all Street SECHiONS ..........cocviviiiiiiee e 2-41
MUIEI-PUMPOSE TTal....ooiiiiieiei et s ra e 2-42
Access to SD Inlets 48” and Larger.........ocoocoiiiieiniiioneeine e 2-42
Access to SD Inlets Smaller than 48" ... 2-42
Foot/Bike Paths and Jeep TrailS..........cceeeviviiiiiiiiiie e e 2743
Major Trail System Plan.............ccooiiiieiie et 2-46
Trail Phasing Map ...cooouvieiiiee ettt a e 2-47
Trail AMenities Plan .........c.cci i 2-48
Neighborhood Park Concept.............ccveiiiiiiiiiic e 2-49
GOIf COUrSE CONCEPL. ..o e s 2-50
Proper Grading TEChNIQUES .........oooiiiiiiiiiiiei e 2-51
Adapting Architecture to Hillsides .............coooeeiiiiiie e 2-53
Use of Flag Lots to Encourage Termacing ..........cccovevvveeeniee e 2-53
Drainage DEVICES.......coiiuiiieii it iee ettt e e e pe e s 2-54
Building Sites 0N SIOPeS ......coooiiiieie e .2-54
Staggered Setbacks........oocoiiieiiiiii e 2-55
Reducing Bulk through ROOf DeSIgN..........oeicviieiiiiii e .2-55
Designing Streets and Drives with Grades .............cccco e, ey 2-56
Lot Line Placements on SIOPES ........cccoeiciriiiiieniece e Dz iemares 2-56
Wildlife Habitat BUffer..............cccco oo 2-56
Wildlife Management PIan .............ccccooeiiie it 2-61
Major DraiN@g@Way ...........coooeeeiiiiie e ettt n e e e 2-63
Typical Major Drainageway Crossing Cross Section...........c.cccceeevneeene ...2-64
Vertical Culvert End Treatment at Major Drainageway Road Crossing... ..2-64
Hydro-Arch Cart TUNNEL............oi it mann e ,,2-64
Typical Detention Basin Configuration..............cccoceeieieie e ieans2-65
= T T o o~y 2-67
FAITWEY 105 55005058 5505005055050 nm s s s 535 FET2R 55 R G485 AT RN SRR sanisaiess2-08
Typical Cross-Section Riparian Wetland Channel.............ccc.ooov i, 2-69
Typical Cross-Section Upland Channel ...............ccccooivciiiieiiiiicn e 2-69
Defensible Space Concept ..........ove i 2-71
Fuel MOQIfICAtON ZOIWES ciernrrrneennenes o ssmminssasisin s i susmensnansvasos s mammasris 2-72
Landscaped Separation of Parking and Streets ............ccccooveeviieiiciiinninecne, 2-72
Hardscape Core/Complimentary Treatment Location Map .................., —
Sign LOCALION MAP ... s 2-78
Town/Village Entry Monument Sign Concept........ocovvieviiieeiiiee i 2-80
Core Pedestrian Signs.........coooi i 2-81
Wildlife Management SigNs ..o 2-81
SEreet NamME SigNS.......vieiiiiiieiieeec e e e e aa i e 2-82
RegUIALOTY SIGNS.....cciiiiiie et s 2-82
Pedestrian Paving Concept D..........ooiiiiiiie et 2-86
Pedestrian Paving Concept E ..........oooiiiiii e 2-87
Core Treatment Site Furnishings Concepts..........ccccceviriiiie i 2-88
Outdoor Decorative Lighting .........ccccooiiiiiiii e, 2-91
Outdoor Decorative Lighting :..........cccoooiiii e 2-92




































The Planned Unit Development (PUD) emphasizes focused development with strong design
controls to enhance the character and compatibility of different land uses. By placing higher
densities near the commercial center, along Somersett Parkway, and near community facilities,
auto-alternative travel opportunities can be provided to a greater percentage of the residents.
When public transportation becomes available to Somersett, the Town Center activity node and
Somersett Parkway corridor become logical locations for transit service. Bus stop pads have
been added at the cost of the Master Developer at the direction of RTC along the length of
Somersett Parkway.

Recreation facilities and community-serving commercial uses add to the success of Somersett
and will be brought on-line over the course of Somersett's development. Major drainageways will
function as open space/recreation with local and regional trails and in some cases golf courses
within the requirements of the Army Corps of Engineers 404 permit. Trails will be constructed with
each village’s build-out.
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Master Hydrology Study (see Book 2, Appendix G) provides workable mitigation strategies to
manage any potential increase in discharges. All the developed basins will reduce the fully
developed 100-year peak discharge to levels that are at or below the existing condition
discharges.

With the developer installed routing and detention facilities, this project will not adversely impact
down stream properties.

VEGETATION

Much of the site is covered by thick sagebrush, rabbitbrush, antelope bitterbrush, and grasses
such as bottlebrush, squirreltail, cheatgrass, and basin wildrye. Many native wildflowers also
populate the area. Along some of the drainages, willows and other wetland vegetation exist
where water is present or nearby. Along the utility corridor, crested and slender wheatgrass have
been seeded and have become well established. The few native trees that existed on the site
were junipers and pines as well as some deciduous trees along the drainageways. Thousands of
trees and shrubs have been planted as part of the master landscape plans to provide a tie to
open space areas left in a natural state.

ARCHAEOLOGY

Archaeological Research Services Inc. conducted an initial archival record research to identify
cultural resources within and near the Somersett project. The findings of the research are
summarized below. Since then, Kautz Environmental Services has thoroughly studied the site
and prepared a treatment plan.

The project is situated north of the Truckee River in what was the traditional homeland of the
Washoe Tribe of Nevada and California and what is in the Western Great Basin cultural area. The
Truckee River was a major fishery for the Washoe as well as a travel corridor to and from the
Truckee Meadows, the Sierras, and coastal California. Euroamericans began colonizing the
Truckee River region by the late 1800’s as a result of the mining boom with settlements and
major travel corridors established along the river.

Definitive cultural resource work has been conducted within the Project Area. One previous
Investigation occurred within the Somersett area and comprised cultural resources invenlory for
the AT&T telecommunications route (Hemphill Class Il Cultural Resources Inventory Along the
Proposed AT&T Fiber Optic Facility Corridor Across Northern Nevada (ARS 460) 1988). During
the 1950’'s Gladys Smith documented several sites within the Project Area as a result of her
avocational interest in archaeology but no report was ever produced. Numerous cultural
resources surveys have been conducted elsewhere in the Study Area, in the vicinity of Interstate
80 and around the town of Mogul.

A total of 29 sites are located in the Study Area. Among these, five have been documented within
the Project Area and 24 are within the 1-mile zone around the Project Area. None of these sites
have been entered on the Nevada State Historic Preservation Office list of National Register of
Historic Places (NRHP) eligible sites. Prior to the approval of the first Final Map or grading permit,
as applicable, the applicant shall have an archaeological survey performed on the undisturbed
portions of the site to the satisfaction of State Historic Preservation Office and City Staff. Should a
resource of significance be found on the site, the applicant shall provide mitigation as determined
appropriate by the consultant, State Historic Preservation Office and City Staff, based upon the
nature of the resource.

Historic Properties Treatment Plan has been prepared and submitted to the Corps of Engineers,
State Historical Preservation Office and local Native American groups and was approved.
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three to seven members with at least one qualified member of the allied physical design
profession (i.e.: civil engineer, architect, land planner, etc.). Each application for a building permit
shall include written approval from the AGC and contain the PUD standards checklist
demonstrating compliance with all of the applicable standards contained In the Handbook and
any conditions of approval.

SNOW REMOVAL

Snow removal service on public streets will be provided by City maintenance crews according to
their practices and policies, with snow removal on private streets provided by a Owners
Association. Certain landscape areas provided between the street and sidewalk can be used for
snow storage. The narrower streets and snow storage areas are desired features that assist
maintenance crews in their snow removal efforts.

STORMWATER MANAGEMENT

Somersett has had a positive effect on down stream stormwater conditions. Currently, several
drainageways exist on site in a natural state. Eight of these drainageways have a tributary area of
100 acres or more and are thus classified as major drainageways under the City of Reno’s
drainageway policy. Major storm events can produce tremendous run off conditions via these
drainageways.

To ensure proper storm water management throughout the development of Somersett, each
individual residential and/or commercial project is required to show compliance with the master
drainage plan, submitted with the project application. Each application for a Final Map, multi-
family building permit, or commercial structure building permit will require a drainage report
issued by a licensed professional engineer certifying that the plans and specifications adequately
comply with the stormwater management plan and City of Reno requirements. The master
drainage study by Manhard Consulting, Ltd. dated November 29, 2004 is on file at the City of
Reno.

SEWERAGE

Sewer has been connected to the Verdi-Lawton sewer interceptor that has been extended to the
Mogul area. Site sewer discharge flows to the Verdi-Lawton interceptor via two main lines. These
lines will flow from north to south and are discussed in detail in the attached sewerage report in
the appendices. A gravity flow sewer system has been built to connect the site and the Verdi-
Lawton interceptor. The Verdi-Lawton interceptor ultimately feeds into the Truckee Meadows
Water Reclamation Facility (TMWRF). The off-site sewer system affords a gravity flow from the
south boundary of the project that links down line, and “wrap around” Mogul en route to the Verdi-
Lawton interceptor. These alignments use existing and new easements through private property
and public rights-of-way located in the county. The sewer lines offer an ideal alignment from the
perspective of “gravity flow” characteristics by using the natural lay of the land. An updated
master sewer study accounting for the increased unit counts has been prepared by Summit
Engineering and is attached in the appendices.

As a "mitigation measure,” the City will assess a sewer connection fee at the time each building

permit is issued. Connection fees collected from the project will be used to buy more treatment
plant capacity.
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¢ Maximum combined GLA (gross leasable area) sq. ft. for combined Town Center and
neighborhood commercial areas not to exceed 250,000 sq. ft., including recreation center
use.

GREEN DEVELOPMENT CRITERIA

= Each new development shall at a minimum receive certification of “One Star” rating for the
subdivision and Bronze rating for the individual homes following the Sierra Green Standards
dated July 2008. This criterion excludes any areas already final mapped and/or recorded or
commercial areas that have been issued a building permit and/or commercial development
that has been submitted for building permit that is under review.

LANDSCAPE

Somersett encompasses 2391+ acres, of which at least half will be dedicated to recreation,
landscaping, and open space. Somersett’s landscape concept has two main goals: to mesh the
project with its natural setting and to provide a comforting, traditional feel within residential
neighborhoods and the Town Center. To achieve this, three distinct plant palettes that reflect
different levels of development within the community are proposed. See Figure 2-8, Plant Palette
Location Map. :

The Native High Desert Palette provides for revegetation of disturbed areas using desert plant
species. This palette also includes a wildlife seed mix to be used in designated areas to enhance
wildlife forage. It will be used in the outer, “undeveloped,” portion of Somersett that will be
maintained in its natural state. The Transitional Palette includes native high-desert plants and
exotic drought tolerant species that complement the existing vegetation. This treatment will be
used at the interface between developed areas and undisturbed areas to blend the project with its
natural setting and provide wildlife habitat enhancement and fire protection. The Developed Plant
Palette includes both ornamental and native species that promote the desired traditional image. It
will be used in the interior portions of Somersett that are more highly developed to provide
traditional treelined streets and a landscaped “Town Commons.” The three plant palettes are
described in detail in Book 2, Appendix J, Landscape Planting Palettes.

Somersett’s landscape standards address streetscapes, major entries and intersections, open
space and trail systems, site grading principles, wildlife enhancement, fuel modification
zones/defensible space, commercial areas, and residential areas.

GENERAL STANDARDS

All common areas, including pedestrian easements, streetscapes, open space, parks,
“commons,” and trails will be maintained by the Somersett Owner's Association (when enabling
legislation is passed by the City of Reno allowing such districts). The following standards apply to
all landscape areas. Standards specific to distinct areas within the project are described later.

PLANTING
e Plants will be selected from the three plant palettes described in Book 2, Appendix J,
Landscape Planting Palettes.

e Landscape planting plans shall be approved by the AGC and shall be stamped by a licensed
landscape architect.

= Plant species selected will be those that are tolerant of the environment in which they will be
grown including salinity, alkalinity, soil/water characteristics, soil physical properties, drainage
and proneness to flooding, water tables, and any other influential factor.
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adjacent development will be used. The maps (Figure 2-10 and 2-11) indicates the general
location of these two approaches.

The Transitional Treatment, which blends the development with the natural environment, will be
used along streets that front open space or undeveloped areas. Plants used in transitional areas
will be selected from the Transitional Palette described in Book 2, Appendix J, Landscape
Planting Palettes. See Figure 2-10.

The Developed Treatment will be used in more developed areas, where streets front residential
or commercial property. This treatment includes use of a traditional street tree pattern and a more
formal palette of ornamental and naturalized species that will be selected from the Developed
Palette described in Book 2, Appendix J, Landscape Planting Palettes. See Figure 2-11.

GENERAL STANDARDS

e All landscape standards and irrigation plans shall be prepared by a licensed landscape
architect and shall be submitted to the AGC for approval prior to issuance of a building permit
or approval of a Final Map.

e On parkway streets (as shown in Figure 2-11), deciduous canopy trees will have a minimum
caliper of three inches (unless different sizes are proposed based upon denser planting
designs and/or species limitations, subject to the approval of City Staff) at the time of planting
measured six (6) inches above the root ball.

= On collectors and rotaries (as shown in Figure 2-16), deciduous canopy trees will have a
minimum caliper of two inches (unless different sizes are proposed based upon denser
planting designs and/or species limitations, subject to the approval of City Staff) at the time of
planting measured six (6) inches above the root ball.

o Deciduous accent trees will have a minimum caliper of two inches (unless different sizes are
proposed based upon denser planting designs and/or species limitations, subject to the
approval of City Staff) at the time of planting measured six (6) inches above the root ball.

» Evergreen trees will consist of the following height mix at the time of planting: 40% at 6’
height, 40% at 8’ height, and 20% at 10’ height (measured from finished grade to tree apex).

= Evergreens will be used informally in areas where sufficient room is available to avoid
conflicts with trucks, pedestrians, or sight distance.

e A minimum of 50% of the shrubs installed will be 5 gallon size or larger.

* A mix of trees, shrubs, ground covers, annuals, and perennials shall be selected from the
appropriate plant palette to achieve a look consistent with the goals and policies of this
Handbook.

TRANSITIONAL STREETSCAPE STANDARDS
» Plants will be selected from the Transitional Plant Palette (see Book 2, Appendix J).

e Topography will be graded to provide gentle berms.

= Trees will be planted in informal groupings and located to respect sight visibility triangles and
scenic views. See Figure 2-10, Transitional Parkway Streetscape.

* At least one tree will be planted for every 25 lineal feet of street length.
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With the approval of a Tentative Map or Special Use Permit, on-street parking lanes may be
omitted from streets when the result is a decrease in cutting and/or filling of land; in which case,
offstreet parking areas shall be provided based upon the scale and type of housing product
proposed. These streets may be reduced to 24 feet in width.

The minimum lot frontage on a cul-de-sac shall be 25 feet.

Sidewalks shall be required for both public and private streets unless otherwise approved with
Tentative Map or in cul-de-sacs serving less than 10 lots in Estate neighborhoods (ref. bullet-
points under Residential Street Standards).

TRAFFIC DEVICES, CONSTRUCTION TRAFFIC CONTROL, AND TRAFFIC CALMING
« All longitudinal striping shall be paint.

¢« Where there is a stop or yield control on a local street only a 12-inch white stop bar shall be
installed.

STORM DRAINAGE

e Cut-off swales shall be installed on uphill side of all lots as required by City Staff and shall be
appropriately sized to contain the 100-year storm. The type of cut-off swale used shall be
determined by the following:

Concrete V100 < 4 fps
Rock riprap 4 fps < V100 < 12 fps
Grouted rock riprap V100 > 12 fps

s Horizontally curved storm drain shall be allowed and shall meet the manufacturer’s
recommendations for curved alignment.

e Access prevention grates on storm drains shall be required per the Design Manual with the
locks on top if possible.

e Permanent access with easements will be provided to all inlet and outlet structures. Twelve
foot wide access roads for inlets 24" or larger will be constructed of 6-8 inch cobble laid to be
a “drivable” surface to the satisfaction of the city with hammerhead vehicle turnarounds. A
backhoe must be able to scrape off the trash racks. A Jeep Wrangler or equivalent access
will be allowed for inlets less than 24" and all outiets. The access road will be 6’ in width and
constructed of “drivable” 6-8 inch cobble. Somersett will provide a Jeep Wrangler or
equivalent to the City of Reno permitting of Phase IV of Somersett Parkway. Footpaths as
permanent access will be allowed only for secondary overflow outlets in detention structures.

SANITARY SEWER
Horizontally curved sanitary sewer shall be allowed and shall meet the manufacturer's
recommendations for curved alignment.

PRIMARY/SECONDARY ACCESS PLAN, FIRE STATION, AND FIRE DEPARTMENT POLICY
Primary access is provided by Somersett Parkway , Somersett Ridge Parkway and Logan Ridge,
which are constructed as an ungated Major Parkways and Collector Street, respectively.
Secondary access shall be provided by both ungated routes and by gated routes (which also
serve as emergency access) with further requirements as follows:

1. Gating, either manned or unmanned will be determined at the time of Tentative Map
or Special Use Permit. Provision for a permanently gated future emergency access,
from the upper portion of Village 3 east to a point on the west property line of the
adjacent parcel, will be required. Additional improvements on the adjacent property
shall not be required for the development of Somersett.
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extreme terrain, the sidewalk may be eliminated on one side of the street and placed at back
of curb and the landscape strip omitted per City staff approval.

o The posted speed limit on residential streets shall be 25 mph.

EMERGENCY ACCESS
e  Emergency access will be per Figure 2-21D, Emergency Access section.

STREET LIGHTING
“Dark Skies” shall be defined by the following location and spacing parameters:

« Residential - The minimum spacing of streetlights shall be at the intersections of parkways
and collectors.

e  Commercial - Lighting in parking lots and other similar uses shall be designed in the spirit of
“dark skies” and be approved by the AGC and City Staff.

e  Other locations shall be permitted with AGC and City Staff approval.

PEDESTRIAN PATHS AND BIKEWAYS

Somersett's paths and trails are provided for multi-purpose pedestrian and bicycle, linking the
common areas within the project area. Pathways will meander within open space areas and link
major natural and landscaped open spaces, and parks to residential and commercial uses. The
pedestrian/bike trail system will provide an alternative to automobile transportation. Where
practical, paths and trails should be located and aligned to provide views of surrounding natural
features and community open space. See Figure 2-27, Multi-Purpose Trail.

The path and trails criteria are intended to provide safe, functional, and aesthetically pleasing
walkways within and between development parcels. Paths are a minimum of 4-6' in width.
Connections will be created for the overall walkway system to allow all residents optimal
pedestrian access throughout the area. Paths will be kept separate from roadways where
possible, with crossings preferred at controlled intersections or at tangent road sections where
adequate sight distance is provided for. Some paths are combined with utility access drives and
emergency access roads. To the extent practical, all paved walkways should be handicapped
accessible. Existing foot/bike paths and Jeep ftrails will be utilized where possible and upgraded
to Somersett standards. See Figure 2-30.

The type, location, construction methods, and grading for all trails will be provided with each
Tentative Map application that demonstrates connection with the overall system. Trails
associated with each Tentative Map will be constructed with the development of each Final Map
to the satisfaction of staff. Of course, all trails must be public.
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e It is recommended that roofs of lower floor levels be used to provide deck or outdoor space
for upper floor levels. The use of overhanging decks with vertical supports in excess of 12
feet on downhill elevations should be avoided.

e |t is recommended that color selection for new structures be coordinated with the
predominant colors of the surrounding landscape to minimize contrast between the structure
and the natural environment.

Stabilization of soil mantle conditions where existing grades are steeper than 2:1 must be
considered.

Areas of the development will be retained in a natural state and evaluated per City of Reno Code
18.06.804, Section F, and per Truckee Meadows Regional Plan.

Administrative Variance from Development Standards for Hillside lands. A variance may be
granted by the Zoning Administrator with respect to the development standards for Hillside lands
if all of the following circumstances are found to exist:

e There is demonstrable difficulty in meeting the specific requirements due to a unique or
unusual aspect of the site;or proposed use of the site;

e The variance will result in equal or greater protection of natural resources.

e The variance is necessary to alleviate the difficulty

BUILDING SITING/ENVELOPES

POLICY 1 GENERAL CONSIDERATIONS

All building sitting will be such that disruption to the environment will be minimized, important site
features are protected and the use and enjoyment of neighboring properties is not unduly
impaired. A prime consideration is “matching” building and access to the particular piece of
property under consideration.

POLICY 2 ELEVATION CRITERIA

As a part of the Compliance Statements required by this Handbook, any deviation from normal
city setback requirements must be noted along with the reasoning for the deviation. The
evaluation criteria specified in this policy will often conflict with one another. Thus, the objectives
of each criterion must be weighted against those of the other criteria.

The developer, the AGC and the City Staff will be responsible for determining building locations,
using the following criteria:

s Fit of building plans to the terrain. Finished grades surrounding buildings should match the
existing, natural grades to minimize exposed cut and fill slopes.

= Degree of slope/topography in general. The more gentle a slope is and the more even the
topography in general is, the more suitable an area is for building.

» Existing vegetation and natural features. The less vegetation and/or unique land forms of
other natural features and area has, the more suitable it is for building because retention of
these features is integral.

o Views from the proposed structures. View sheds from a building site should be retained to the
degree possible.
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+ [Effects on views from neighboring properties. When established building envelopes, their
relationships between envelopes, where one building site can affect the views from other
envelopes, will be considered.

e Retention of useable open space. Usable open space includes, but is not limited to: areas
that protect views, and areas that create space between homes, between differing land uses
or between roadways and buildings.

e Vehicular access. Access to the building envelope should be such that the amount of land
disturbed required for such access is minimal.

This section of the Development Standards Handbook presents the evaluation criteria that form
the basis for establishing building envelopes and thus, the basis for the AGC considering a
variance request. No variance may be granted by the AGC that would be contrary to any setback
requirements of the City unless expressly permitted by the City of Reno.

Tentative subdivision maps will include building envelope locations. The Tentative Map
application will also address how the above criteria’s were applied. Any special height restrictions
designed to protect views and/or solar access will also be shown on the Tentative Map. ;

WILDLIFE MANAGEMENT

Somersett is located in the southeast portion of an area where mule deer stay during extreme
winters. A key project concept is to establish a program that informs buyers about the projects
natural resources and to create a resource ethic among residents.

Somersett's Wildlife Management Standards establish measures to protect and enhance wildlife
habitat, particularly that of the mule deer, within this master-planned community, while allowing
for harmonious, quality development. Hundreds of acres of private land will be allocated and
dedicated for wildlife enhancement and “public’ open space by the recordation of conservation
easements and/or other documents per the approval of Nevada Department of Wildlife and other
applicable regulatory agencies in accordance with the Phasing/Implementation Program.

WILDLIFE CORRIDOR

There will be a 200 foot buffer zone that shall function as a wildlife habitat to the north of
Somersett Parkway along Drainageway 11 and a portion of 12. South of Somersett Parkway
there shall be a wildlife habitat of 100 feet for Drainageway 10. The measurement shall be taken
from the low flow line in horizontal (lineal) feet.

WILDLIFE HABITAT BUFFERS
* The Nevada Department of Wildlife has approved the following design standards /
requirements. See letter in Book 2, Appendix O.

e A habitat buffer of native trees and shrubs will be planted on the wildlife interface periphery of
all “Villages” and “Limited Rural Estate” areas. This buffer is intended to shield deer and other
wildlife from developed areas and may include backyard areas. The buffer is subject to the
fuel modification zone requirements listed below. As long as the 50-foot buffer is provided, it
can occur on either the lot or the common area, or a combination of both. See Figure 2-43A,
Wildlife Habitat Buffer.
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s Selected crossings at Somersett Parkway will be provided with hydro-arch tunnels or
equivalent.

e Detention area locations will be coordinated with necessary crossings of the major
drainageways.

o Where appropriate, the culvert/box headwall treatment proposed in Figure 2-46 provides a
method to limit the fills needed to place a roadway over a drainageway. With the headwall
approach to design, existing vegetation and slopes can be retained and preserved.
Additionally, the culvert can be sized to accommodate both drainage and trail access where
needed. Where limited disturbance occurs, new landscaping and ground surface design will
be prepared to look like the surrounding landscape character, or improved.

* The Owner’s Association will be responsible for maintenance of check dams.

* Existing/natural drainage ways north of the villages and areas of designated open space
disturbed during construction of road, trail, and utility crossings will be enhanced/revegetated
with plantings to increase deer and wildlife habitat value. Undisturbed drainageways and
common area will be maintained in their natural state.

e All disturbances and/or improvements located/constructed within the major drainageways
designated on Figure 2-44 if they meet the CFS criteria of natural drainageway categories
shall require approval of a Special Use Permit and shall comply with the City of Reno Major
Drainageway Policy.

WETLANDS

Wetlands will be avoided or enhanced during development of Somersett. These wetlands have
been delineated and their locations confirmed by the U.S. Army Corps of Engineers. All wetlands
depicted on Figure 2-44 are described in greater detail in the “Survey of Wetlands, Stream
Environment Zones, and Waters of the U.S. Somersett Master Plan,” by Western Botanical
Services, Inc. April 1998 within Book 2, Appendix N. There shall be no net loss of wetlands,
stream environments, playas, spring fed stands of riparian vegetation, and non-404 wetlands, in
terms of both acreage and value. This no net loss shall be achieved in one or more of the
following ways: designation of lands for resource or open space use, avoidance of these areas,
mitigation of impacts on site, mitigation off site. All wetlands shall comply with all City of Reno
ordinances prior to approval of each Final Map or building permit as applicable.

WETLANDS, SPRINGS, AND DRAINAGE DELINEATION SCHEDULE

Wetlands, Springs, and Drainages located within the Somersett Property have been delineated
under the requirements of “Section 404 of the Federal Clean Water Act,” the City of Reno'’s
“Major Drainageways Plan” and “Wetland and Stream Environment Policy”. A map of all
wetlands, springs, and drainages, completed in May 1998, was submitted to the City of Reno and
the U.S. Army Corps of Engineers for review and confirmation. This approval was granted in
2003.
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Plant materials will be selected from the Developed Plant Palette, described in Book 2,
Appendix J.

Parking lot trees are required as follows. Parking lot trees will count towards the total number
of trees required within a parcel.

= One tree is required for every 8 parking spaces provided.
= A minimum of 50% of the required parking lot trees will be located in islands within the
parking lot.

Commercial loading areas will be completely screened from adjacent streets and abutting
properties.

Parking lots will be separated from adjacent streets and buildings by a minimum 10'width
landscaped area including a two-foot minimum height berm. This area will count towards the
total landscaped area required within a parcel. See Figure 2-54, Landscaped Separation of
Parking and Streets.

A mix of trees, shrubs, groundcovers, perennials, and annuals will be selected from the
Developed Plant Palette, described in Book 2, Appendix J, to achieve a look consistent with
the goals and policies of this Handbook, to the satisfaction of the AGC.

NEIGHBORHOOD COMMERCIAL STANDARDS

The following standards apply to the neighborhood commercial areas provided near the project
entrance and at the optional clubhouse community center or elementary school/park site in
Carrington Village.

A minimum of 20% of the site will be landscaped.
One tree is required per 300 square feet of required landscaped area.
At least 50% of the required trees will be evergreen.

Deciduous trees will be installed with the following size mix: 50% at 1" minimum caliper,
measured 6" above rootball, 50% at 2" minimum caliper.

Evergreen trees will be installed with the following height mix: 40% at 6’ minimum height,
40% at 8’ minimum height, and 20% minimum 10’ height.

Plant materials will be selected from the Developed Plant Palette, described in Book 2,
Appendix J.

Parking lot trees are required as follows. Parking lot trees will count towards the total number
of trees required within a parcel.

= One tree is required for every 10 parking spaces provided.
= A minimum of 50% of the required parking lot trees will be located in islands within the
parking lot.

Commercial loading areas will be completely screened from adjacent streets and abutting
properties.

Parking lots will be separated from adjacent streets and buildings by a minimum 10’ width

landscaped area with a two-foot minimum height berm. This area will count towards the total
landscaped area within a parcel.
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* A mix of trees, shrubs, groundcovers, perennials, and annuals will be selected from the
Developed Plant Palette, described in Book 2, Appendix J, to achieve a look consistent with
the goals and policies of this Handbook, to the satisfaction of the AGC.

RESIDENTIAL AREAS

The Residential home products are defined in Chapter 2, Land Use Designation/Design
Standards. At a minimum, all disturbed or graded areas within Somersett shall be
landscaped/revegetated in accordance with the native High Desert Plant Palette detailed in Book
2, Appendix J. Property owners can request from the OA to replace turf with xeriscape palette in
the front yard area and replace the turf in the parkway strip in between the back of curb and
sidewalk with an approved low-growing evergreen juniper.

PATIO HOME STANDARDS
= Front yard landscaping and irrigation equipment will be installed by the builder, prior to
issuance of the Certificate of Occupancy for said home.

e Front yard plant material will be selected from the Developed Plant Palefte (See Book 2,
Appendix J).

e Prototypical front yard landscaping plan(s) will be submitted with Final Mapping.

= All landscaping plans will be subject to approval by the AGC. All plans must be stamped for
approval by the AGC before being submitted to the City of Reno.

VILLAGE HOME STANDARDS
e Front yard landscaping and irrigation equipment will be installed by the builder, prior to
issuance of the Certificate of Occupancy for said home.

¢ Front yard plant material will be selected from the Developed Plant Palette (See Book 2,
Appendix J).

e Prototypical front yard landscaping plan(s) will be submitted with Final Mapping.

= All landscaping plans will be subject to approval by the AGC. All plans must be stamped for
approval by the AGC before being submitted to the City of Reno.

EXECUTIVE HOME STANDARDS
¢ Front yard landscaping and irrigation equipment will be installed by the builder, prior to
issuance of the Certificate of Occupancy for said home.

¢ Landscaping of all remaining disturbed areas will be installed by the owner within 6 months of
close of escrow for said home.

=« Front yard plant material will be selected from the Developed Plant Palette (See Book 2,
Appendix J).

* Prototypical front yard landscaping plan(s) will be submitted with Final Mapping.

e All landscaping plans will be subject to approval by the AGC. All plans must be stamped for
approval by the AGC before being submitted to the City of Reno.

ESTATE HOME STANDARDS
« Landscaping and irrigation will be installed by the owner within 8 months of close of escrow
for said home.
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e Signs and sign structures will be maintained at all times in good repair, with supports and
fastenings free from deterioration, rust or loosening. Signs will be designed to withstand wind
pressures in the area in which they are located.

CORE TREATMENT SIGN STANDARDS

The Core Treatment includes the community entry, Town Center, and village entry signs,
vehicular signs, pedestrian signs, and wildlife enhancement signs. See Figure 2-56, Sign
Location Map. A uniform graphic system, subject to the approval of the Community Development
Department and the AGC will be designed prior to the approval of a Final Map or prior to the first
building permit for a nonresidential project and will be made a supplement to the Handbook (See
Minor Plan Amendment Process).

= Signs selected from the Core treatment will be used within all street rights-of-way and
common areas.

e Signs will comply with Table 2-7.

COMMUNITY ENTRY

The community entry will incorporate monument type signs, with elements such as boulder
grouping and outcropping. 1t will identify Somersett with regular focal points and create
opportunities for individual identity by varying the complementary materials and colors.

*  The community entry materials may be:

= Monument: A structure using natural stone or stone veneer, wood timbers, and/or stucco
walls to coordinate with community architecture.

e Lettering/Logo: Ornamental iron treated with muriatic acid to achieve a rust-brown patina,
or alternate metal lettering/logotypes.

= The community entry monuments will be located within the common area near the project
boundaries, outside of any traffic visibility triangles.

e The community entry monument will be integrated into the entry landscaping.

= Lighting will be incorporated into the project entry, per the Lighting section.

TOWN CENTER AND VILLAGE ENTRIES

= The Town Center and Village entries will establish a distinct image, using more refined
materials and rich detailing, to distinguish this area from surrounding portions of the project.
See Figure 2-57, Town/Village Entry Monuments.

s The entry monument materials may be:

e Monument: Concrete, wood, stone, or concrete block wall faced with stucco.

Lettering/Logo: Ornamental iron treated with muriatic acid to achieve a rusty brown patina or
alternate metal lettering/logotypes.

=« Pilasters: Concrete, wood, stone, or concrete block faced with natural stone.

* Wall Ends: Complementary pilasters or natural boulders, 3’ - 5' height.
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Bay Windows Paned Windows Shed Dormers
Clerestory Windows

Stucco should not be highly textured and should use a desert color.

Garages that project out in front of the main structure are only allowed in up to 40%of the
units constructed in a phase, unless the garage doors do not face the street (eg. side-loaded
garages) and they are architecturally treated to complement the main structure’s rooflines
and fenestration. The remaining 60% of the units will include walled patios or courtyards with
a minimum height of 31 inches or covered porches that are at the same plane or forward of
the garage.

In addition to the above-requirements, a minimum of one of the following architectural
elements will be incorporated into one-half of the homes within each phase.

Exposed rafter tails Horizontal Wood Siding Shingle Siding

Lattice work Native or Cultured Stone Courtyard
Work

Balcony Extended Eaves Stucco

Exterior Siding: Appropriate materials include: Horizontally or vertically applied wood boards
or wood products, wood shingles, stucco, masonry, brick, or similar materials. Composite and
vinyl siding are not allowed.

Roofing-appropriate materials that will be required for the Estate homes include: clay tile,
concrete tile, slate or simulated slate, metal standing seam roofs, slate, or tile. High definition
composition architectural shingles may be allowed on multi-family product.

Warm colors will be favored. Production housing color palettes shall be submitted with each
building permit.

The use of traditional materials such as rough-hewn beams, stone, wood, and adobe or
stucco will be required for accent materials. Cultured stone or brick will need to be approved
by the AGC.

DESIGN GUIDELINES (RESIDENTIAL)

The following items provide specific illustrations and guidelines regarding building materials,
colors, and design elements expressive of the Somersett architectural design theme. Both
appropriate and inappropriate examples are given. The ideas presented are not meant to be
absolutes or exhaustive.

Exterior elements and materials shall be limited in number and be compatible with one
another, while being in scale with the building. Care should be taken so that materials do not
detract from the building ’s overall appearance or become visually complicated.

Siding materials shall be continued down close to finished grade on any elevation visible from
public areas to eliminate large areas of exposed foundation, or foundation may be covered
with stone, brick, rubble or similar materials.

A mix of 3 to 4 models each having three elevations and material change variations is
required for the Executive, Village, and Patio homes. Estate homes will be custom or semi-
custom built. Building elevations, setback variation, and setback requirements are discussed
in detail under lot standards.
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Exterior Materials: Same as residential. Walls facing residential property to the south shall
use non-reflectorized glass to avoid the creation of glare.

Roofing-appropriate materials include: standing seam metal, clay tile, high definition
dimensional composition roofs, concrete tile, or slate in warm, neutral earthtone colors (ie.:
beiges, greens, and grays).

Exterior elements and materials shall be limited in number and be compatible with one
another, while being in scale with the building. Care should be taken so that materials do not
detract from the building 's overall appearance or become visually complicated.

Siding materials/glass shall be continued down close to finished grade on any elevation
visible from public areas to eliminate large areas of exposed foundation.

Varied building heights and roof massing are required.

Detailing of fascia and eaves can provide richness to the architectural composition. Said
detailing shall be considered in the final design.

Site landscaping, walls, fences, sidewalks, and pathways can play an integral role in design.
Colors and materials should match the finishes of the adjoining buildings. Said detailing shall
be considered in the final design.

Roof form and building massing provide variety and texture to a project’s overall appearance.
Said detailing shall be considered in the final design.

Sections on individual lot standards should be consulted regarding various commercial
requirements. Said detailing shall be considered in the final design.

Each application for building permit must contain AGC approval, including a statement from
the AGC explaining how the building complies with requirements.

ROOFS AND ROOFTOP SCREENING/UTILITY SCREENING STANDARDS
(APPLIES TO BOTH COMMERCIAL AND RESIDENTIAL)

All mechanical and electrical equipment, air conditioning units, and meters shall be integrated
into the building and screened from public view with landscaping or walls that are an
extension of the building.

No appurtenances without appropriate screening (air conditioning/heating units, etc.) except
solar units may be mounted upon or attached to any roof structure except for chimneys,
vents, flues, and structural elements of the building.

Roof mounted solar panels and equipment shall match the roof in color and appearance.
Panels shall be an integrated part of the roof design and mounted directly to the roof plane.
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MINOR PLAN AMENDMENT PROCESS

If the final location or design of a project affects the distribution of acreage or units from one
project to another, the units or density in a village area may be redistributed to or from another
village. The total maximum number of units proposed for Somersett will, however, remain the
same (3,062 dwelling units). Unit yield adjustments will be limited to less than ten percent of the
total units allowed in the village(s) that is/are receiving the redistributed units. Any unit yield
adjustments between different property owners within the Somersett project must be agreed upon
in writing and must be reviewed and approved as part of the tentative map, special use permit or
site plan review process. Note that areas, which are immediately adjacent to the edges of
Somersett, may not receive any redistributed units without providing adequate buffers or
transitionals through the Special Use Permit or Tentative Map process.

Additional administrative variances limited to less than 10% to the Development Standards
Handbook may be granted by the administrator, when in the opinion of the administrator, the
variance does not impact the health, safety, and welfare of the general public, that site
circumstances or site topography would constitute undue hardship to the applicant if the variance
is not granted, that the intent of the development standards handbook is still met with approval of
the variance, that granting of the variance does not violate City Codes and ordinances. All
changes to the Handbook shall be reviewed by Engineering. No standard that affects engineering
concerns shall be changed without Engineering approval.

Additions or supplements to the Development Standards Handbook as required herein shall be
added as an appendix to the Handbook and recorded as such. Any minor changes or additions to
the Appendices which are in substantial conformance with the standards contained in this P.U.D.
may be approved administratively by staff. Any substantial change to the Development Standards
Handbook or Appendices will require approval of an Amendment as determined by the
administrator.

All maps in the PUD must reflect current approvals, including trails and trailheads, landscaping,
house type, or the Tentative Map must be amended to reflect changes.
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EXHIBIT A

Forest Service Bull Ranch Road Access Letter







EXHIBIT B

Rene Clty Council Amendments, dated February 25, 2003










EXHIBIT C

Final Clerl’s Letier
















12.

13,

14,

15,

16.

17.

18.

The second park identified in Carrington Village in the July 24, 2001 PUD shall not be
eliminated. Its final location, acreage, and amenity package shall be determined in the

. forthcoming a greement with the P arks and R ecreation D epartment, T he park shallbe

public and be located as close to the Neighborhood Commercial Center or the Recreation
Center as possible.

If requested by the Washoe County School District, a school site shall be shown on the
maps and located next to the park on the west side of Somersett by the Community
Center. The site shall be approved by the Washoe County School District and text shall
clarify the circumstances under which it will be provided.

The optional active adult area to the west of the PUD shall be planted with the
“transitional palette”. The focus of the plantings will be in alignment with the trails
system wherever possible. Other areas may use a blend of the “native high desert
palette” and the “natural landscape”.

Engineering conditions are listed in Exhibit M. The handbook shall be modified to
incotporate the conditions listed in the Exhibit, or an amendment to the PUD is required.

Within two (2) months of the date of City Council approval, the applicant shall
incorporate all revisions made to Exhibit N, the PUD handbook, attached to the
December 15, 2002 Planning Commission report, and any revisions made by the
Planning commission and City Council at their respective public hearings into the
standards to the satisfaction of staff, have the zoning ordinance approved; and the revised
handbook certified by City Council, and recorded. Failure to comply with this time limit
shall render this approval null and void.

Permanent access with easement will be provided to all inlet and outlet structures.
Twelve F oot wide a ccess roads for inlets 24” or large will be constructionof6” - 8”
cobble laid to be a “drivable” surface to the satisfaction of the City with hammerhead
vehicle turnarounds. A backhoe must be able to scrape off the trash racks. Jeep
Wrangler, or equivalent, access will be provided for inlets and outlets less than 24”. In
this case the access road will be 6’ in width and constructed of “drivable” 6” - 8” cobble.
Somersett will provide a Jeep Wrangler, or equivalent, to the City of Reno upon the
permitting of the final phase of Somersett Parkway. Footpaths as permanent access will
be allowed only for secondary overflow outlets in detention structures,

Public street access to the adjacent parcel APN 032-370-20 shall be as follows (based on
City staff review of a tentative map application for the parcel - reference Wintercreek,
LDC03-00256) subject to terrain practicality;

a. From development area 2G, and

b. from the southerly portion of development area 2F, or from development area 2E
if streets in 2E are not gated, and








































































































































































