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CHAPTER ONE ~ SOMERSETT SBE EXPANSION LAND PUD

INTRODUCTION

AREA DESCRIPTION/PROJECT LOCATION
The property comprising the area of the Somersett SBE Expansion Land PUD Master Plan is a
physical and functional extension of the southemn portion of the "Somersett Area” in the City of
Reno. The property is located south of the Wintercreek PUD and mostly surrounded by the
westemn portion of the Somersett PUD. , Somersett SBE Expansion Land PUD encompasses
some 81+/- acres. (See Figure 1-2, Vicinity Map.)

A Cooperative Planning Amendment, and Master Plan Amendment was submitted on January 4,
2005 to the Truckee Meadows Regional Plan for the 81+/- acres that allowed for the annexation
into the City of Reno and the general development approach of Somerseit SBE Expansion Land
PUD. The amendment to the Truckee Meadows Regional Plan included refinements to the

Regiona! Land Use Plan. The amended Regional Plan Land Use designatio

Expansion Land PUD include Residential (38.1 +/~ acres) as well as n Openspace
{43.3+/- acres). While currently within the City's jurisdictio s operty\s subject to
Cooperative Planning requining reviews by both the Ci County: The SBE
Development requires the following: +81.4 acres annexed into City of Reno; a Master Plan
Amendment from Unincorporated Transition to Mixed Resndentlal azo from
UT40 (one lot per 40 acres) to planned Unit De: lots;
and special permits for hillside development, cits over 20 feet-and flls over 10 feet, d turb nce
of a major drainageway, and private streets./ The S

these elements.

FIGURE 1-1 - RESIDENTIAL CONCEPT

I-1
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FIGURE 1-2 VICINITY MAP
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PLAN DESIGN STATEMENTS
The following is a summary of the proposed Somersett SBE Expansion Land PUD,

1. The Site consists of +/- 81 acres of property referred to as the Somersett SBE Expansion
Land PUD; APN #s 234-021-07 & 234-021-06. Hereafter for the remainder of this document
referred to as “SBE”.

2. The gross density of the project is 1.99 DU/AC. The net density of the project 2.24 DU/AC.

3. Trail construction will ocecur with the adjacent Somersett subdivision/\

4. The Master Developer shall be responsible for trail construction.

5. Manned and unmanned gating will be determined at Final Map or Special tise Permit.

PROJECT GOALS
Goal 1: To provide a community that has its own “sense o i ity that.complements
the adjacent urban, suburban and rural environments.

Goal 2: To promote a community that nurtures a unigue sens lace with a sénsitive, contrast
of traditional neighborhood design with the dramatic, natural setting.

Goal 3;: To provide a comlﬁunity that has a udnique opeﬁ shage presence due to the careful
placement of common areas between the fots 3 he_greenbelt treatments of the roadway

network.

Goal 4: To provide an infrastructure effectively meets community
needs.

Goal 5: To cluster land uses to protect i S itivé areas, and add community
interest and function.

Goal 6. To provide & unigu ] i ities with diverse housing types and
prices.

TABLE 1-1 - GENERAL LLAND USE

GENERAL LAND[USE PROPQSED
Land Use Residential ', Y| 31.8+ acres
Open Space | || 43.3+acres
Total General Land Use 81.4+ acres

HOUSING MIX _PROPOSED
Patioc Home Units 138+
Estate Home Units 23+
Total Residential Units 162+
Gross Density 162 du /81.4 ac = 1.99 du/ac
Net Density 162 du /38.1 ac = 2.24 du/ac

s and 139 a Patio homes on 81+ acres. This housing compliments
e surrounding community while introducing a new housing type

SBE includes 23 estate ho
the current housing planne
ot currently planned for.

1-4
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FIGURE 1-4 CONCEPTUAL LAND USE PLAN
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There are certain cost advantages associated with clustering: limiting site clearing and grading,
reducing lineal footage of residential streets and utilities, and permitting the use of
natural/naturalistic swales and drainageways in lieu of underground storm drains. These
separations between clusters act as extreme weather moderators by reducing summer heat
reflection and softening harsh winter winds. Stormwater runoff volume is lessened by permeable
surfaces; irrigation requirements are moderated by focused lotting; and valuable natural features
can be preserved. If designed as public spaces, these open space corridors provide a setting for
planned and casual interactions among neighbors. More than half of the project area is dedicated
to open space and recreation uses.

The Planned Unit Development (PUD) emphasizes focused develo nt with strong design
controls to enhance the character and compatibility of different land uses, Major drainageways
will function as open space/recreation with local and regional trails.

SITE ANALYSIS VIEWS
Views looking onto the site will be limited from off-site areas. The western area of this site is

mostly hidden from surrounding development {Mogul), and contains th pat homes and
therefore has the majority of the density of the project.
the estate housing, which will be built in to the slope orhillsi i ithreduce overall grading.

Access and utilities will be provided from th lopment in the City of\Rena,_and
from the 1-80 corridor to the south.

TOPOGRAPHY
SBE PUD encompasses 81+/- acres evations ranging frorn 4,900 to 5,200 feet above sea

level. The property presents a variety of slopes with the majority falling within the “unconstrained”
(0%- 15%)and the *managed” (15%- 30%) slope ranges. Only 11)2 acres of this site fall within
the “constrained” (greater than 30%]) slope.range.

HYDROLOGY

One prominent drainagewa i site, which

This drainageway Ieaw(:wues int

Truckee River. A portipn of theﬂfai@rgewa ill be disturl
of the si i

the east and west pdrtio

ysicat features of the property.
ith ultimate discharge into the
road crossing that connects
crossing will be located
ines, in order t0 reassure

system will reduce thefully developed 100-year peak discharge to levels that are at or below the
existing condition discharges.

With improved routing and detenti cilities, 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, squirrgitail /cheatgrass, and basin wildrye. Along the utility corridor, crested
and slender wheatgrass have been seeded and have become well established. Many native plant
species will be incorporated into landscape plans for disturbed areas to provide a tie to open
aturgl'state.

1-6
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ARCHAEOLOGY
A total of 29 sites are located in the Study Area. Among these, five have been documented within
the surrounding 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.

PROJECT SUMMARY
SBE contains slopes ranging from 0% to 30%+. This affords an oppoertunity for a master-plan
consisting of two villages, developed generally at 2.24 dwelling units peracre) Moderately sloped
areas are proposed for clusters of custom estate lots at approximately one dwelling unit per acre.
The central openspace will anchor the two villages to provide a neighborhood gathering place or
focal feature The concept embraces elements of neo—tradrtlonal planning congepts such as

that will contain picnic amenltles

TABLE 1-2 - PROJECT SUMMARY

Project Site Area .............. e 81 +/- A

Number of Residential Units ............... | 16

Master Plan Designation ............--..... I}ﬁixed /Résidentl

Zoning Designation ................ccceeee Iflanﬁ\ed Unit Develophv%nt (F’L{D)

PHASING

ifal improvement and service
~Jt presents a likely and logical
plans include changes in
of individual developers

governmental entities and
programming. The phasi

shopping, and services, wh ef the needs of the project population and nearby
residents. In conjunction with oring Somersett PUD, the phasing schedule for the
Somersett PUD also shows how support services are geared toward the residential buildout of

the area.

justified to
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MAINTENANCE
SBE will have Protective Covenants that address maintenance issues. Several areas within SBE

will be maintained by the Owners Associations. Enforcement of activities will remain under the
control of the Owners Associations. These areas include recreation amenities and drainage
facilities located outside of the public rights-of-way. Project Protective Covenants will clearly
define maintenance responsibiliies of the Owners Association versus the responsibility of
individual homeowners. Protective Covenants (CC&R’s) will be recorded with the first Final Map

for SBE.

OWNERS ASSOCIATION
The SBE Owners Association (SOA) will be overseen by boards of directors. The boards will
ultimately hire a full-time professional manager, or Management Comipany, to maintain, deveiop,
and operate common areas, drainage structures outside public rights-of-way and amenities.
Several other duties will be performed by the Associations. SOA duties, include enforcement of

requirements and duties will be reflected in the master prote recorded on the
property prior to or concurrent with the first Final Map in SBE

The increase in the Architectural Guideline Committee (AGC) respon ies prior to City Staff
review in the Handbook does not eliminate the Ci or transfer the
City's police powers. All requirements of applic andard reviewing proseduras for
Special Use Permits (cuts and fills, major dr. site plan

review, building permits, etc., still apply.

RESIDENTIAL RESTRICTIONS

remains, in perpetuity, a quality dev but nct limited {o items
pertaining to timely completion of constructi of lots, fencing, animals
R.V. storage, accessory structures, landscap exterior walls and trim, and
construction procedures/hours of operation. The SOA wi d powers to ensure that the

all plans and specifications and approve, approve with conditions, orreject project applications to
re compliance iwith the PUD's Protective Covenants. The committee will include three to
sveri-members with, at least one qualified member of the al!ied physical design profession {i.e.:

il erigineer, architect, land-planner, efc.).
itten approval from the AGC shall demo trate compliance w:th all of the appllcab!e standards

staff review does not elimina
powers.

SNOW REMOVAL
Snow removal service on public streets will be provided by City maintenance crews according to
their practices and policieg, with snow removal on private streets provided by an Owners
areas provided between the street and sidewalk can be used for
dtreets and snow storage areas are desired features that assist
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drainageway under the City of Reno's Drainageway Plan. Major storm events can produce
tremendous run off conditions via this drainageway, and therefore prevents a fiooding potential to
Mogul. The stormwater improvements will help mitigate the flooding potential to the downstream
communities.

To ensure proper storm water management throughout the development of SBE, each Final Map
submittal will need to show compliance with the Master Drainage Plan, submitted with the project
application. Each application for a Final Map 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 Consuiting is on file at the City of Reno.

SEWERAGE
Sewer will be connected to the Verdi-Lawton sewer interceptor that h
Mogul area. Sewer discharge will flow to the Verdi-Lawton interceptor via ane main line. This line
will flow from north to south and is discussed in detail in the sewerage report on file at the City of

Lawton interceptor. This sewer alignment uses existing and new @ ents through. private
property and public rights-of-way located in the C —Fhe proposed sewer i
alignment from the perspective of “gravity flow” characteristics by using the natural lay of the Jand.
Sewer line flow rate estimates are as follows per th fous land uses.

TABLE 1-3 - SEWER LINE FLOW RATES

Residential Single-Family............... 3.0 capita/d.u. x 250 gals/capita
Note: Afl estimates represent peak flows.

Total project estimated sewer line flows: (Note atwe onservative as all dwelling

units are considered single family.

TABLE 1-4 - ESTIMATED SEWER LINE WS

Residential Units = 162 units x 3.0 x 250
/Total Sewer Line Demand

0.121miillion gallons per day {(MGD)
0.121MGD~_

actual demands at the freatment plant. The
estimate of actual generafi plant for planning purposes is between 220 and
325 galions per unit per day, Whi § the project would generate between .036 and .053
MGD at build out. Actual demand tends to be closer to 220 galions per unit per day. The city's
current annual average treatment in the TMWRF is 32 MGD, with a peak month capacity of 40
is ih-design that is scheduled to come on-line in about three years and

ity will assess a sewer connection fee at the time each building
es collected from the project will be used to buy more treatment

planit-capacity.

1-12
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CHAPTER TWO - DEVELOPMENT STANDARDS HANDBOOK

Any items not addressed in this Handbook shall comply with applicabie City Code requirements.

LAND USE DESIGNATIONS/DESIGN STANDARDS

SBE affords Reno residents options regarding housing choices. Each type of product is distinctly
different, and the development standards are designed with these differences in mind.

Following are the SBE land development standards.

PATIO HOMES

DESCRIPTION:
Patio homes are detached single-famnily units located on smaller lots that a
housing. Patio home projects may use fand planning technigues such. as

a form of clustered
ro lot line or zdot
lines without a
setback, provided that the minimum building separations are provided as required below. Parks

desiring low maintenance requirements.
» Lot Size:
» Patio homes will be located on minimum lot sizes of 2,500 sq:

s Minimum average lot width of 40 feet,

* Allowed Uses:
Single-famity dwellings of a permanent nature.
Zero or z-lot line developments
Attached Single Family dwellirigs of a permanent nature.

* & & % 9 & & »

Prohibited Uses:

e Accessory sfructures on individual lots (except children’s playhouses and casitas as
noted above).

+ RV, boat, or trailer storage on individual lots. Pickup trucks with campers or vans up to

21" in length, that serve/as primary transportation, are exempted from this provision, if,

and only if, the driveway is long enough to accommeodate the vehicle without impeding

the sidewalk.

Garages converted jnto living space or used exclusively for storage.

al additions shall be permitted to the original house, unless approved in writing

by the AGC.

2-1
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- These prohibited use provisions will be included with the disclosure statement at the
time of sale of each house.
¢ No other uses are allowed.

o Parking:
* One off-street parking space shall be provided per bedroom.
s One on-street guest parking space shall be provided per lot, unless provided in off-street
guest parking areas.
« Demonstrate that sufficient parking is provided with each Final Map.

U - Figure 2-1 Yard Definitions/Setbacks)™:

+ Front Yard: 5 from back of sidewalk; 20' minimum driveway \ength (from back of walk),
driveways may be deleted if appropriate parking is provided elsewhere
Side Yards: 0’ and 10, or 5’ and 5.

Exterior Side Yards {(corner lots) &' from back of sidewalk.
Rear Yard: 0" or 10’ (Determined with submission of the Final Map.)
Setbacks can be varied for cluster lots/quad lots th

s & & » @

area may be allowed in the Town Center with the
Permit.

+ Projections into Required Setbacks:
. Cormces canopnes eaves, porches,

Height Limitation: Two stories

Fencing Requirements: See Hardscape, Fences and Walls. (See Figures 2-54 through
2-57). A plan show encing locations consistent with these requirements shall be
provided with the Fir
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,FIRST FLIOO e )
FIGURE 2-1 : YARD DEFINITIONS/SETBACKS FOR ATTACHED PATIO HOMES

STAL CONDITIONS -
Generally, slopes faging the street shaltbe a'3:1 or less, gradient. Whenever possible, where
front yards are stee a mixture of fi yard slopes which transition from 3:1, 2:1 and
rockery walls shall be provi
e Allfil placed on slopes steeper than five to one (H:V) must be keyed into the native soils.
+ Other:
» Any standards not add
zone.
e« SBE

ressed above shall comply with City of Reno, RMC for the SFR-4
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ESTATE HOMES

DESCRIPTION:

Estate lots are the largest lots within the community and are typically located ir. the areas of most
dramatic terrain and command the best views in the community. These lots are larger due to the
adaptive hilside grading and house sitting principles required in the design.

e Lot Size:
« Estate homes will be located on minimum lot sizes of 10,000 square feet.

e Minimum average lot width shall be 70 feet.

» Allowed Uses:
+ Single-family dwellings of a permanent nature.
+ One detached guest building {garage or casita - kitchens may be a
+ Accessory uses customarily incident to the above uses, locate
including a private garage, tool/storage shed, garden house, private wo shop, pnvate
greenhouse, and/or children’s playhouse. Accessory buildings shall
any main structure by a distance of at least ten feet.
Temporary residential sales office and mode! homes:
in home childcare for the number of children legally permitted w
Home occupations.
No other uses allowed.

ith one caregiver.

* ¢ 0 3

s Architecture:
» Project architecture shall be in c
Handhbook.
« Basic architecture, including rooflines ahd fenestration, shall be
sides of the home.
s« Written AGC approval and PUD
application for a building permit.

architectural standards of/the

onformance with t

carried around on all four

Handbook. compliance /must be submitted with each

s Parking:
» One off-street parki m, including any guest unit.

+ One on-street gr gue

R - Figure 2-2, Yard Definitio

Front Yard: 10 feet and 20 feet minimum dtiveway length (from back of walk).

reductnon will re uce the AMour ading or terracing required to accommodate the
ards be reduced administratively.

Accessory Buildings:
« Non-buildable area inrear yard: 0 to 10 feet from rear P.L. and 0 to 5’ from side P.L.

» Maximum coverage:/808 sq. ft., provided that at least 500 square feet of useable rear

s Maximum height: One story.
etbacks:

extend into a regdired setback area not to exceed two (2) feet.

2-4
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e Variation in Elevations:’
¢ No two identical (like or mirrored) front or rear elevations will be sited on adjacent lots.

Colors must vary subtly from lot to lot.

+ Height Limitation: Three stories, and in no instance shall the height of any exposed face
of the structure be greater than 40 feet from the natural grade to the ridge line.

» Fencing Requirements: See Hardscape, Fences and Walls on Figures 2-54 through 2-57.

! With application for a buflding permit, the applicant shall submit a copy of the approvad subdivision map
showing building footprints and models fo allow the A.G.C. and staff to check for compliance with required

variation in elevations and setbacks.
& LBIES 50w Shia
' z iy
A A‘ LN
e ik il fﬂr.& S il
- oy SR R T S
», o LA el

g
&

0;
&
<

- —:"';’“‘ 5
ETBAEK R ESTATE HOMES

elopes_shall be provided with Final
ill be “established for all iots in

Maps. At time
accordance wit

Generally, slopes facing the streetshall be a 3:1, or less, gradient. Whenever possible, where
front yards are steeper, a mixture of front yard slopes which transition from 3:1, 2:1 and

rockery walls shall be provided.
s Allfill placed on slopes steeper than five to one (H:V) must be keyed into the native soils.

Other:
s Any standard57 addressed above shall comply with City of Reno, RMC for the SFR-9

N
7
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LANDSCAPE

SBE encompasses 81+ acres, of which approximately haif will be dedicated to open space. The
main landscape goal is to create a functional link of open space hetween the established open
spaces within the neighboring Somersett PUD.

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 SBE that will be maintained in
its natural state. The Transitional Palette inciudes native high-desert plants and exotic drought
tolerant species that-complement the existing vegetation. This treatment wili 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. 1t will be
used in the interior portions of SBE that are more highly developed to provide traditional treelined
streets. The three plant paleties are described in detaill in the Somersett PUD Bouk 11, Appendix

J, Landscape Planting Palettes (see Exhibit E, Landscape ,Ex%

SBE's landscape standards address streetscapes, majo
and trail systems, site grading principles, wildlife enhancement, fu
space and residential areas.

GENERAL STANDARDS
All common areas, lncludlng pedestrla

PLANTING
« Piants will be selected from the three pl
{see Appendix).

shall be stamped by a licensed

+ Plant species sel i that are tolerant of environment in which they will be
grown including galing soitlwater characteristics \Qalkp%mal properties, drainage
and proneness to flooding, water tables.and any other influential factor

landscaped ‘areas_will be maintained in a neat and atiractive condition. Minimum
irements inchude replacing dead or dying/plant materials, mowing, watering and general

clean up.

i

The area adjacent to the~west boundary¢f the PUD (Sierra Canyon) shall be planted with the
“Transitional Palette™. The fo e planting will be in alignment with the trails system
wherever possible. Other areas may use a blend of the "Native High Desert Pailette” and the

“Natural Landscape”.

In areas where existing vegetation is to be retained, the overall forms of any introduced plant
material will be complementary to the existing on-site vegetation.

Plant forms within peighborhoods will be kept similar to each other in order to promote

\ ighborhood unity.
»._Species of plantS}tilé massed to provide a simpie, uncluttered look.

v

(
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FIGURE 2-3 — PLANT PALETTE MAP
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» Species of plants will be massed to provide a simple, uncluttered look.

» Where screening is needed, plants that provide effective year-round screening, such as
evergreens that branch close to the ground will be used.

» Where shade is needed, plants with broad canopies, such as large deciduous trees, wili be
used.

* Plant species that produce objectionable fruit drop should not be located adjacent to paved
areas.

¢ Piants should be grouped with those that have similar growing requirements.

s Water conservation is an objective. Plant species that can sufvive ‘on low to moderate
amounts of irrigation will be used except in developed areas where a lush, high-density

appearance is desired.

¢ Plant materials selected will contain a combination of fast, medium and slow growth rates.

sometimes subject to disease. Medium growth plants'take 0 ts begin to
i less\subject to

disease. Sitow growth plants remain small for a long perio ime, but eventually become a
dominant plant type. They are highly resistant to disease, long-iv d are not subject to
the problem of wind breakage.

s Ininformal areas, a variety of sizes will bg pla ovide a'more natural appearance,

» Use plants for microclimate control wherg practical.
¢ Use deciduous trees to shade south and west sides of buildings, parking lots, and

streets.

Use evergreen trees for windbreaks.
Use evergreens to insulate the narth sid
Use turf for cooling around intensiv

Use trees like aspe areas like the ainagewag:/

IRRIGATION
» Imrigation systems

established. Where temporary irrigation is used, irrigation will remain in use until vegetation is
well established and can survive without irrigation.

» lrrigation systems will b signed to provide complete and adequate coverage (taking into
consideration wind patterng and other disruptive factor(s) while using water-conserving

methods.

REETSCAPES
caping within SBE will reflect the surrounding leve! of devetopment.

ERAL STREETSCAPE STANDARDS
api i conform to the following standards. Streetscape standards specific to

different types of streets are described later.

2-8
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Streetscaping of arterials and collectors will be installed with roadway construction to provide
a continuous landscape along streets regardless of the development phasing of individual

parcels,

Streetscaping of connectors and residential streets will be installed within six months of
acceptance of the streets by the City of Reno within each biock with financial assurance
provided for the landscaping to ensure completion.

Visibility trlangles will be maintained at all intersections. Within visikility triangles all trees will
be pruned such that no branches extend lower than six feet ve curb level at time of
planting and 8 above curb height at maturity. Other plants will not exceed eighteen (18)
inches in height above any curb level.

Visibility triangies, measured from front face of curb, will be as foliows), or per City of Reno
Code, whichever is stricter: S~

e Controlled Street Intersections: thirty {30) f
* Residential Driveway: twenty (20) feet

«" Plants will be selected fromthe Develgped Plant Paiette (see Appendix).

ize, measured 6" above the rootball, at the time of

Trees will be a minimuin-1%” caliper
planting.

r every forty (40) lineal feet of street frontage. Gaps between trees
eetexcept at intersections.

One tree will be planted
will not exceed fifty (50)

Trees will be planted jn fopmal rows within the six (8) foot wide landscape strip. Trees may
be clustered in cases of extreme topography or for placement of utilities.

il be used within the landscape strip along each individual street. Tree
species may be repéated throughout the project, but multiple species will not be used on an
individual street,‘except where accent trees are used to highlight intersections, etc. Different

cultivars of the same species may be used on a single street.

2-9
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+ These trees will be maintained by each lot owner to a standard set for the project at the Final
Map stage and enforced by the Owner's Association.

e Parking, and a minimum 6-foot parkway section with sidewalks on both sides of the street,
shall be provided for all street sections except for single loaded streets and streets accessing
estate lots, Single loaded streets and streets accessing estate lots shall have sidewaik
paralleling homes with a standard parkway, and a landscaping strip of six feet for the other

side of the street.

MAJOR ENTRIES & INTERSECTIONS
Dramatic landscaping that reinforces the community image will be pl
interseclions.

ted at major entries and

STANDARDS:
» Clear views for traffic safety will be maintained.

* At least one tree will be provided for
statement.

» Atleast 40% of the trees will be e

» Deciduous canopy trees will be sized
50% having a minimum caliper of three inches at t
above the root ball.

time of pianting measured six (6) inches

* Deciduous accent trees will have a minimum caliper.of two inches at the planting measured
six {6} inches above the

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

Evergreen trees
nflicts with truck*:: rians, or requijred sight distance.
» A minimum of 50% of shrubs installed will be 5 gallon size or larger at a minimum rate of

5 shrubs per required tree.

il be'planted informally in areas where sufficient room is available to aveid

STREETS
Street Sections for residential streets and emergency access ways are proposed. Standards are

identified below. In additio standard City of Reno, street section may be used as is

appropriaie. These sectiong call for proper paved widths to safely and adequately convey the

rticipated traffic loads e providing ampie planting strips and detached paths to reinforce the
munity’s village Iiky‘i’?;ge
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MINIMUM DESIGN PARAMETERS FOR SBE STREETS
Minimum Minimum k

Horizontal Value for
Street Radius of Vertical Maximum Average
Classification Centerline Curves Daily Traffic Volume
Local 100 feet 20 2000 trips

Notes:
1. Onlocal and residential streets lesser radii shall be permitted as listed above with appropriate signaga.

2. Curb retums at street intersections shall have minimum face of curb radii per Gity Code except for cluster

development where 15 feet radii are permitted.
3. Minimum distances between intersections shall meet City Code except for clustekand atached home

development where 100 feet minimum shall be permitted.

No tangent is required between horizontal curves on residential and local streets.

Additional lighting could also be used where appropriaté. Supi vated roagdways should be
avoided at intersections. if superelevation is necessary;-sufficient detai uld\be designed to
ensure proper drainage. Refer to Drainageway/Detentio nd Areas for development
standards for Drainageway Crossings.
With the approval of a Final Map or Special Use Permit, on-street parking lanes may e omitted
from streets when the result is a decrease i cutti r filling of land. These streets may.be
reduced to 28 feet in width. x
The minimum lot frontage on a cul-de-sgc shall

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

RAFF!C}ONEROL,‘@TRAFFIC CALMING

TRAFFIC DEVICES, CON
s All longitudinal striping shall be paint.
P

s Where there is a/'stop or yield control.on a hxcal street onlya_12-inch white stop bar shall be
installed.

ppropriately sized. to con ar storm. The type of cut-off swale used shall be

determined by the foliowing:

Concrete \\/V‘Iﬁo < 4 fps
Rock riprap 4 fps < V100 < 12 fps
Grouted rock riprap V100 > 12 fps

e Horizontally curved storm drain shall be allowed and shall meet the manufacturer's
recommendations for curved alignment, and will require the installation of a trace wire.

s 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.

2-11
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SEWER

Horizontally curved sanitary sewer shall be allowed and shall meet the manufacturer's
recommendations for curved alignment, and will require the installation of a trace wire.

PRIMARY/SECONDARY ACCESS PLAN, AND FIRE DEPARTMENT POLICY

Primary access is provided by Somersett Parkway and Back Nine Trail, which shall be
constructed as an ungated Major Parkway 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.

PiCE

1w L id

Gating, either manned or unmanned will be determined at the time of Final Map or
Special Use Permit. Provision for a permanently gated emergency access,
from Village 2 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 SBE. Permanent all weather gated fire \access roads shall be
allowed to interconnect both public and private roads. The access, roads shall be

owned and maintained by the SBE HOA. The access road gates shall be designed
by the SBE AGC and operate utilizing approzﬁabw:ices.

When parking is ndt permitted on access or public roads, a sign ohibits parking
shall be provided at the entrance of the road or M area, The SBE AGC

shall design this sign. This sign shall r the “NO PARKI ZIRE LANE signs

2

and the red curbing normally required. .

| be allewed. The spacing ‘for "NO

[
¥

!

>

4" SIEWALX

1. TYPE W8 ROLLED CLRE & CUTER &5 ALOWED wWeifM PEMATE,
2. THERE WILLBE A MINIMUM OF 6" OF LANDSCAPING BETWEEN BACK OF CURB AND SIDEWALK

the' Final Map process where appropriate.

neighborhoods throu
\ . Residenti J ns will be per Figures 2-19 through 2-26

. he basic standard includes a six () foot planting strip and detached four (4) foot minimum
width sidewalk will be provided on both sides of residential streets abutting one quarter acre

2-12
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and smaller size lots. For estate lots and larger lots and along "single-loaded” streets, a six-
foot planting strip will be provided on both sides of the street with a four {4) foot minimum
width sidewalk on one side only. Alternate sfreet sections for residential streets may be
requested with the Final Map. If a street is unloaded or if grading is significantly minimized in
areas of extreme terrain, the sidewalk may be placed at back of curb and the landscape strip
omitted.

+ Sidewalks maybe asphalt.
= The posted speed limit on residential streets shall be 25 mph.
s The minimum lot frontage on a cul-de-sac shall be 25 feet.

EMERGENCY ACCESS
o Emergency access will be per Figure 2-23, Emergency Access section,

STREET LIGHTING
“Dark Skies” shall be defined by the following location a

* Residential - The minimum spacing of streetlights shall be at the in
o Other locations shall be permitted with AGCand City Sta

PEDESTRIAN PATHS AND BIKEWAYS
SBE's paths and trails are provided for multi-purpose pedestrian.and bigcycle, linking the compmon

areas within the project area. Pathwayg™will meander within opén space areas and link major
natural and landscaped open spaces, Schools, and parks to residential uses. The pedestrian/bike

trail system will provide an allernative tq auto ile transportation| Where practical, paths and
trails should be located and aligned to provide™vi nding natural features and
community open space. See Figure 2-27, Multi-Purpos il.
The path and trails cri ovide safe, fu

iteria i d to pr ional, and aesthetically pleasing
walkways within and between developmient parcels. ‘Raths are_a minimum of 4-8' in width.
Connections will be created-for-the overall walkway system to-allow all residents optimal

Map application that demonstrates connection with the overall system. Trails associated with
each Final Map will be constructed with the development of each Final Map to the satisfaction of
staff. Of course, trails will be reuted around gated projects.

\\\//
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29' .
12 AL/ . |

TYPE TYPE 1
CURE & GUTTER TURE & CGUTTER
LOCAL SINGLE LOADED STREET y
LOCAL UNLOADED STREET \ ,
FIGURE 2-21 :
NOTES:

t, TYPE 1B ROLLED CURB & GUTTER IS ALLDWED WHEN FRIVATE.

2. AN UNLOADED LOCAL STREET HAS THE SAME R/W 10 R/W AND FLOW LINE
TO FLOW LINE WiDTH AS SHOWN, BUT HAS SYMETRIC LANES AND 8D Pt

3, SIBEWALK 1S REQUIRED PER THE DESIGN MANU
CYHERWISE SPECIFIED By THE PUD HANDBOOK.

Rﬁl 28" i{w

WHRKN PRIVATE HOLD FL/FL & RAW WIDTHS w
"
[28
12! ] AP
FL 7L

T™FE 1 CUREJ
& GUTIER

IS ALLOWED WHEN. PRIVATE
TQ CONNELT DEVELOPM

S
AND RARKING SHALL NOT BE
3. EWALK ADJALENT

A
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Minimum 7 wichth
Can be utilized & combined with
maintensnce rosd.

Use either A.C. or leave naural
depending on use or slope.
Revegetate distutbed areas as
necessary whative plant
Provide turnouls every
Maintsin 7 high de
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FIGURE 2-27 - MULTI-PURPOSE TRAIL

: ExpandtoS'A'd_-k\
Use rockery wal
native lendscape. \ o

Re've aie «‘- bed areas as
necessary whative plents.

FIGURE 2-28 + FOOT/BIKE PATHS

PEN SPACE & TRAIL'SYSTE
SBE will offer its residents stantial open space (Figures 2-29, Open Space and Trails System
Map). Open space will be owne htained by the Owner’'s Association. SBE's trails will be
open to the public, as defined in appropriate agreements and/or public use easements, at the

time of Final Map or Building Permit approval.

Enforcement activities relajed required common area maintenance shall remain with the
Owners Association. A nefwork’ of regional trails will provide both residents and non-residents

with access to open spage. The trails will tie into the system of paths and sidewalks providing
residents with conveniept accéss to recreational and other site amenities. Such regional trails will
\ be routed around iots;and tHrough open space, subject to staff approval.
type, Iocatlon construction methods, and grading for all trails will be provided with each Final
Map a demonstrates connection with the overall system. Trails will be constructed
with the development of each Final Map to the satisfaction of staff.
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A signed disclosure notice shall be required alerting future residents to the pubiic trails system,
and that all trails, and their access are to remain public at all times with no restrictions, including
gates. Future residents will be required to sign a disclosure notifying them that the trails are to

remain public in perpetuity.

NATURAL OPEN SPACE ‘
+ Undisturbed common areas will be maintained in their natural stat; and wili be designated

with each map, SUP, or building permit, as appropriate.

Areas designated as natural open space that are disturbed during construction of roads, trails,
and utilities will be enhancedirevegetated with plants selected from the Natural, High Desert plant
palettes, (see Exhibit E). Plants will be conducive to an increase in deer ang wildiife habitat value.
These areas will be designated with each Final Map, building permit, or Special:\Use Permit, as

appropriate.

TRAILS . ¥

» Trails will meander within open space, designed as swe curves that create visually
appealing landscape forms and follow the natural grade. Abrupt orirregular curves j
are not permitted. Curved paths will not be gas too narrow to
curve,

» The Owners Association will maintain all trail/s.

e Trails will be routed around gated proj to the extent possible.

xistin %‘j\ds and jeep trails. New trails cut through

*» As much as practical, trails will follo

natural, undisturbed terrain will include minimal removal vegetation and grading as

or geng ublic use i n_Figure 2-29. Trail improvements

egetation, and “enhancemen

include grading,
aster Developer with adjacent Fina

constructed by th

| construct the improvements as Final Maps are approved. The C of O's for the last five
units for each map-will be held untif all trail construction is completed. In the even the parcel
developer does not complete i15, the Master Developer shall complete installation of

them. \

Where trails cross roads, “Road Crossing” signs and/or safety striping will be constructed.

Access to historic/existing trails shall be continued if safety permits as determined by City
Staff. During construction, jalternate routes and temporary/permanent signage shall be
installed with each phase/ The Master Developer will provide City Staff with aerials

\ identifying existin/gtr
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FIGURE 2-29: TRAIL SYSTEM PLAN
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SITE GRADING PRINCIPLES

The overall grading concept for SBE is to create huildable pads and pleasant streets while
maintaining the underlying integrity of the landform. Cut and fill will be balanced, to the exient
practical, over the entire site. Views will be considered while maintaining a low visual impact to

surrounding properties.

STANDARDS

e Al disturbed areas will be revegetated or restored. Proper erosion, dust control, and
reseeding techniques will be use as described in the most recent edition of “Handbook of
Best Management Practlices,” by the State of Nevada Division of Environmental Protection

Bureau of Water Quality Planning.

s Seeding and possibly plantings of plugs will be performed after rading has been
completed, in the early spring or fall, whichever comes first. All seeded areas within
developed areas will be permanently irrigated. Seeding areas within transitional areas will, at
a minimum, be irrigated for two (2) growing seasons or until plantings are established,

pursuant to 18.06 and 18.09 of the Public Works Design Mﬁmal\ﬁ
s Transitions at top and toe of graded slopes will be rounde lend with t énatu | terrain.

Abrupt, squared off transitions are not permitted, except wh art of a traditional/
symmetrical landscape design, or where less than 4-5%in_height.

buildings, sculptural land forms, art ‘of the architectural and
landscape theme of the project, i

encouraged when grading
dictates. Wall colors must be consistent withi ermeon stain applied. Walls

will generally be terr ig than six feet. Benth width approximately equals the
adjacent wall height eeﬂ@’dscape ces and s for additional information.

¢ Individual parcels will be graded ws\runoﬁ away from @dings and into drainage

facilities or roads.
. /}’E?rading will ifollows City of Reno requirements. Slopes 3:1 or less steep are preferred.
S|

es with grades between 3:1 and 2:1 will be stabilized with a geotextile fabric and planted
aterial, upon authorization by the soils engineers and City Staff, or with rip rap or other
21 will-be armored or rip rapped and possibly top soiled and

forms of armoring.
seeded to establish a
City Staff. Armored slopes nced through the incorporation of live plantings, with at
/ least one tree provided for every 500 square feet of armored area. The color of the 2:1 slope
armoring materials must be consistent with the area in which they will be placed or Permeon

stain applied.

s shall be located below the ridgeline whenever possible so that views to the
hillside retail the natural ridgeline.
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« Cut buildings into the hiliside to reduce effective visual bulk and to provide energy efficient
and environmentally desirable spaces. The visual area of the buildings can be minimized
through a combined use of regrading and landscaping techniques.

s  Split pads, stepped footings, pier and grade beam foundations to permit the structure to step
up the slope. Avoid large single form structures.

Pad
- LT ik
L o
i = s alfiotoieh | :
Y

- U
M E iy

AT -
S Cut bulidingé into hilide 1o redsts effective visuo! bulk, \/
- ADAPTING ARCHITECTURE TO'HILLSIDES
S

e New building sites should be graded such-that th /?Kpm/ear/to emerge from the siope.
an 259

s
-ty

FIGURE 2-30
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> FIGURE 2@ OF SHARED RI/ AYS ENCOURAGE TERRACING

« Allow shared drivewaysﬁrew acing of buildings while minimizing roadway cut and
fill.

NN
S

\_\_'_,_’_
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FIGURE 2-32 - DRAINAGE DEVICES

Drainage devices such as terrace drains, benches or downdrains should be placed in
locations of least visibility on slopes. The side of a drai be bermed to congeal it. Natural
swales leading downhill area a good location for downdrains™Visible concrete drains should
be color tinted and revegetated with planting to be le

Avold a manufactured appearance by creation smooth flowing conto
preferably with slopes 2:1 to 5:1. Avoid shafp cuts and-fills and long linear s
uniform grade.
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gfm i:::‘ g?m ‘;‘r‘:::c‘;“ma gm%‘mg mm"’“&ﬁ ond mae nf&e"m.
resembiing 4 notarad form.
> IGURE 2-33- BUILDING SITES ON SLOPES

/ Allow front and side setback requirements to be flexible {including zero lot line conditions)

subject to Environment Design Reéview, to promote cluster of building if this wili protect
existing slopes or minimize grading.

Varied and staggered/~front building setbacks are encouraged in hillside residential
subdivision layout. Thig is ponsistent with the natural hillside character and will reduce the

monotony of repetitive setbacks.
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 Voried and staggered front building setbacks are encouraged
in hillside residentiol subdivision loyout.

Acceprable
> FIGURE 2-35 - REDUCING BULK THROUGH ROOF DESIGN

» Streets, drives, parking. and emergency vehicle access should be aligned to conform, as
closely as possible, fo the~existing es and minimize the need for the grading of slopes.

They shouid not greatly alter the physical and visual character of the hillside by creating large
notches in ridgelines or by defining wide straight alignments on hillsides. Natural landforms
may often be retained by/introducing gently horizontal and vertical curves in road alignments.
Straight roads should be' utilized if grading can be reduced, as determined in the Final Map

public hearing process.

ﬁ

N

v
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Struet loyout sholl e alg?:é to conform to the notural
grades as muck os posiible, Long strerches of stralght
rood should be avoided by intreducing geatie horizontal
and verticol curves.

FIGURE 2-36 - DESIGNING STREETS ANDYDR
SUPPLEMENTAL HILLSIDE DEVELOPMENT STANDARD

SBE will be developed to meet the requirements stated in the revise
Ordinance (see Exhibits).

« Cut slope angles shall be determin

permit stage.

s« Exposed cut slopes, su
than 20 feet in heig
maximum height

plantings and cascading vine-type plantings may be appropriate. Cut slope terraces close to
the roadway, within the drivers visual scope (60’) will be more heavily vegetated than those

farther up or down the slope (>607).

A Special Use Permit shall required when fills exceed 10 feet, the following standards shall

The toe of the fill slopg area not utilizing structural retaining shall be a minimum of six feet
from the nearest property line, ideally 1:1 setback based on height of fill.

3:1 shall be protected with an erosion control netting, blanket, or
functional equivalent. Netting or blankets shall onfy be used in conjunction with organic mulch
ch as straw orwood fiber. The blanket must be applied so that it is in complete contact with
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the soil so that erosion does not occur beneath it. Erosion netting or btankets shall be
securely anchored to the slope in accordance with manufacturer's recommendations.

¢ Revegetation of fill slopes shall utilize vegetation, which will survive and stabilize the surface.
Irrigation may be provided to ensure growth if necessary. Evidence shall be reguired
indicating long-term viability of the proposed vegetation for the purposes of erosion control on
disturbed areas.

If necessary, rock used for grading application shall be treated with a chemical stain to blend with
the surrounding landscape. Chemical stains shall be applied to bedrock surfaces that are
exposed as a result of grading activity.

Revegetation requirements. Vegetation shall be installed in such a manner as to be substantially

established within one year of installation.

Maintenance. Ail measures installed for the purposes of long-term erosion ‘contrel, including but

¢ Cut buildings into hillsides to reduce/vis . ad or stepped footingsxw/be
incorporated into building design to allow the structure to more closely follow the slope.

res be broken into a series of
f the surrounding hillside. Long,
downhill elevations should be

e

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

tisual aspect of the site or proposed use of the site;
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s The variance will result in equal or greater protection of natural resources.

» 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 t6\the particular piece of

property under consideration.

POLICY 2 ELEVATION CRITERIA
As a part of the Compliance Statements required by this Handbook, any ¢
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

. Fit of building plans to the terrain. Finish

« Degree of slopeftopography in general, The more gentie
topography in general is, the more stitable an area is for buil

other natural features and area has,
these features is integral.

disturbed required for such access is minimal.

ant Standards Handbook presents the evaluation criteria that form
ilding envelopes and thus, the basis for the AGC considering a
ay be granted by the AGC that would be contrary to any setback
xpressly permitted by the City of Reno.

This section of the Develop
the basis for establishing b

access will also be shown on the Final Map.

nrotect views and/or sola
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WILDLIFE MANAGEMENT

SBE 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.

SBE will follow the Somersett's PUD Wildlife Management Standards established measures to
protect and enhance wildlife habitat, particulady that of the mule deer, while allowing for
harmonious, quality development. Wildlife seed enhancements will be included within the native
area as described in the Plant Palette Map.

REGULATION/ENFORCEMENT
» The Owner's Association (OA} manager or equivalent entity will be thg point-of contact for
residents with wildlife concerns or questions. Wildlife issues will be\handled by the OA with
input as appropriate by wildlife/natural resource agencies.

+ The QA will:
+ Circulate ongoing newsletters that provide informiafi idents ‘about habitat

wildlife needs, community/volunteer groups that p
awareness projects and other community/wildlife issues.

educating others te do likewise.
DRAINAGEWAY/WETLAND AREAS

DRAINAGEWAY
One drainageway occurs within SBE, which wilQonve noff a the backbone of the open
space plan. /

<

e This drainagew

existing distdrbe drainageway.
drainageway will' be enhanced with landscaping per the
The remaining drainage way will remain natural and undisturbed.

disturbed area of the
rainageways Ordinance.

b

G2 Of MAX RIFRA®
oz , W s

/ AL SI2E ek SV

£ N
ﬁ;‘m 1ON OF % mm.n\ae Fuucfrwﬂ «”
AIATONAL FANT MATERAL. 404 r’EP-MlT' mwgamam@
FIGURE 2-37 - TYPICAL MAJOR DRAINAGEWAY CROSSING CROSS SECTION
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In general, it is desirable to have as little di
setback, as possible. Grading and landscapi

Any proposed landscape a within the 100-year flow line shouid be designed for a
character similar to the existing condition, or an improvement.

» Roadways crossing major drainageways will be aesthetically treated with rock, which may be

stained to match the sufroupding landscape. Landscaping and grading will be designed to
blend and transition to the swrrounding channel and banks. Channel bottom landscaping shall

be designed to equal of improve the adjacent drainage vegetation.

sings ghall conform to the intent illustrated in Figures 2-37 and 2-38.

e, the culvert/box headwall treatment proposed in Figure 2-38 provides a
e fils needed to place a roadway over a drainageway. With the headwall
approach to design, existing vegetation and slopes can be retained and preserved.
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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,

« Any disturbance to the drainageways during consfruction of road, trail, and utility crossings
will be enhanced/revegetated with plantings to increase deer and wildlife habitat value,

WETLANDS
No wetlands have been found within the site. However, if during construction if wetlands are

found then all work surrounding shall comply with all City of Reno ordin@nﬁs.

SPRINGS
Ne springs have been found within the site. However, if during construction™if springs are found
then all work surrounding shall comply with all City of Reno ordinances,

FUEL MODIFICATION ZONES/DEFENSIBLE SPACE
SBE is located in a Sagebrush Steppe community, the
community in this region. Big sagebrush (Artemisia trid

Fire Department prior to approval of a Final Map or building permit. Defensible space referg to a
zone surrounding structures that is mahag . Within the defensible space,
fuel modification measures, such as reducing fuel load and increasi
vegetation will be used to promote fire~safe buffers. This zone /serves as a physical barrier
reducing the threat of wildfire and provides%vs\uMn/tm en developad areas and open
space.

STANDARDS
* A landscape maint
into the CC&R's,

Paved parking areas ca
the sitting of parking areas sho
into open space.

TABLE 2-1 - DEFENSIBLE ﬁ_ E DISTANCE PERCENTAGE

@ such that they do not interfere with views from buildings

Leve! to 20% 7100 Feet | 100 Feet 100 Feet
21% to 40% 150 Feet 150 Feet 200 Feet
\ 41%.to 60%— 200 Feet 200 Feet 400 Feet |
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IDENTIAL AREAS . ' .
ne products are defined in Chapter 2, Land Us';e.DeS|gnat|onlDe8|gn
Standards—Ata minimum, all disturbed or graded areas within SBE shail_ be
landscaped/revegetated in accordance with the native High Desert Plant Palette (see Appendix).
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PATIO 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.

* 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 é& 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.
eloped alette,

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

+ Front yard plant material will be selected from the D

HARDSCAPE

SBE’s hardscape palette includes signs,
These elements wiII strengthen project i

Two levels of treatment are defined for hardscaping: first fevel, the Core Treatment,
i i ments that are located within

tment applies to all hardscaping

common open space. Th
not located in core areas, i

GENERAL SIGN STANDARDS
All signs will comply with the folfowi andards. All signs must be approved by the AGC. All
plans must be stamped for approval by the AGC before being submitted to the City of Reno. Sign
standards specific to different treatment areas within the Community are described later. A
uniform common area graphic and signs system will be designed for all signs related to major
entries and identification, pyblic common areas and the path/trail system with the approval of the
first Final Map. See Lighting Stahdards, for lighting information relating to signs.

* Where specific standards gdre not found here, signs will comply with any City Sign Code and

RTC sign requirem .
\WS are prohibited in addition 1o those prohibited by City Code:

. ny revolving beacon, flashing and/or rotating sign, any sign with intermittent lighting
(with the exception of flashing school crossing signs or temporary construction or other
safety signs). Decorative holiday lighting may be used on SBE roadways.
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Signs will comply with the provisions of Table 2-2.
Signs will not obstruct the visibility of traffic directional signs, or traffic control devices.

Signs will not interfere with traffic visibility triangles.

Special community event signs will be permitted sixty (60) days prior to and seven (7) days
following the event.

COMMUNITY ENTRY

Signs and sign siructures will be maintained at all times in good
fastenings free from deterioration, rust or loosening. Signs will be desig
pressures in the area in which they are located.

The community entry will incorporate monument type signs, with elements such as boulder
grouping and outcropping. It will identify SBE eular focal -
opportunities for individual identity by varying the cop i

The community entry materials may be:

+ Monument: A structure using natural sione or stone

Wildlife manageme
that protect wildlife an
Signs.

Wildiife management sign materials will be:

and/or are intended tobe viewed from a vehlcle
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FIGURE 2-46 - REGULATORY SIGNS
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s All public street/traffic safety signs will compiy with City and MUTCD standards and will be
installed per the Orange Book.

» Non-traffic regulatory vehicular signs will comply with the uniform graphics package to be
devsioped during Final Mapping.

PEDESTRIAN SIGNS
Pedestrian sign materials will be:

» Deveioped Areas:
« Post and Frame: Square tubular steel painted to match lights or other material

approved by the AGC.

¢ Transitional Areas:
s Post and Frame: Square tubular steel, painted to match lights or'othermaterial.

e Sign Face:
¢ To be developed as part of uniform graphi

Pedestrian signs will comply with the uniform graphics package to be dé ed prior to approval

of Final Mapping. See Figure 2-43, Core Eedestrjan’Sm

COMPLEMENTARY TREATMENT SIGN STAND
The Complementary Treatment includes builder groject signs
on praperty to be dedicated to public entities

igns logcated on private, and sighs

Community Development Department, i mply with thie uniform graphics system to
be developed during Final Mapping.

» Complementary signs will ith Table 2-2:

Signs will be smaller than the Somersett PUD Community and Town/Village entry signs. See
Table 2-2 for size restrictions. ’ :

» Project wildlife icons may be incorporated into Builder Project entries.

into Builder Project entries, per the Lighting section.

Lighting may be incorpgrat
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TABLE 2-2 - SIGN STANDARDS (INCLUDING BOTH CORE & COMPLEMENTARY SIGNS)
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BUILDER/PROJECT SIGNS

Resldential 2 at Project Logo g 80 sf Per Lighting Comply w/
Project Entry / Each 36" Max. Letter Height Section and Complimentary
Point of City Code Core Treatment
Entry Requirements
WILDLIFE MANAGEMENT SIGNS
Wildlife As Project Logo, 8 10 8f Per Lighting | Comply w/ Project
Enhancement Needed Restrictive, < Section and | Uniform Graphics
informational, City Code System.
Interpretive \
Information or Icons
DIRECTIONAL/INFORMATIONAL SIGNS N
Vehicular Signs As Traffic Regulatory & Per Per Nane Non-Standard
Needed Directional MUTED - MUTCD Signs to Compiy w/
information, Street \ Project Uniform
Names Graphics System
Pedestrian Sign As Project Logo 8 None Comply w/ Project
Needed | Pedestrian Orientation - Uniform Graphics
! Directional T System
Iinformation
SALES/CONSTRUCTION/ITEMPORARY SIGNS -
Off-Site Sales One Per Product Name g sf None glomply with
{not within a Village Bunder’s Name roject Uniform
project, but within Graphics System.
Somersett, i.e. Remove within 15
Somersett Bivd.) ) Days of Final
Model Home Sale
On-Site As Traffic Regulatory & NA " At None Comply with
Directional Needed ! Directional with Project L Project Uniform
=~ Graphics System.
Remove within 15
Days of Final
Model Home Sale
Custom Home Pe Builder's Name, & \6/5( None Comply with
om Architect, Realior, Project Uniform
Owner, Marketing Info. .Graphics System.
Remove within 10
> Days of Final
Model Home Sale
| Model Home Sign | 2 Pér\ Subdivision-Nam };7 & 6 sf None Comply with
{directional; within | Complex "Model Hom Project Uniform
individual Graphics System.
subdivisions) Remove when final
home is occupied.
PAVING

The suggested project-wide' paving palette described in Table 2-3 unifies SBE while allowing for

Eﬁx@;ai singte-famil

esid

weation of special areas and focal points. Paving will range from very simple approaches to
lated, yet richly detailed treatiments for use in limited areas. All paving, except paving located on

tial lots, must comply with-these. paving standards and City Code.
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TABLE 2-3 - PAVING PALETTE OPTIONS

Vehicular Pavig

| AC. Paving Over Engineered Aggregate

Base and Subgrade

3271483
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All roject Roaays & '
Bicycle Paths

Pedestrian Paving A

Unimproved Dirt

Existing Trails to Remain

Pedestrian Paving B

Decomposed Granite Over Engineered
Aggregate Base

New Padestrian Trials

Pedestrian Paving C

Uncolored Concrete, Sacked with Smooth

Sidewalks, Parks

Pedestrian Paving E

Unit Pavers Over Concrete Sub-Slab, with
Contrasting Concrete Bands/Accents

Trowell Edge. Hand-tooled Score Joints and Schools
at 8’ Maximum Spacing
Pedestrian Paving D integrally-Colored Concrete with Crosswalks, Piazas,
Contrasting Colors and/or Finishes Village Entries
Town &enter, Special Event

Areas, Plazas, Entries
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FIGURE 2-48 - PEDESTRIAN PAVING CONCERT E

LIGHTING
SBE'’s lighting enhances safety and fu
related family of fixtures that coordinates
project image. Lighting will vary from larger
scale lighting. Lighting will be used to create mood and
within the project. Lighting wi designed to
“dark sky” in most project areas.

ion while promoting aesthetics. The lighting package is a
ith the~Site Furnishings package to strengthen the
ale ro way lighting to’ more intimate pedestrian
character of distinct areas
fom the perspective of nurturing

Fixture scale and illumination levéls will be ¢onsistent with the specific use.

o Lighting will not extend bey s. Fixtures will employ cut-off features, refractors, or
housing shields to eliminate lighting spiliover onto adjoining uses where the light would be a

nuisance.,

Use energy efficient lighting design.

LANDSCAPE LIGHTING
Landscape lighting witl be sed where appropriate to create mood and to accent focal points.
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s Existing and manmade boulder grouping, outcropping, etc. may be accented by low voltage
lighting across the surfaces, in a manner not posing a nuisance to adjacent properties. The
light source will be concealed mechanically or with plant materials or smaller rock groupings.

SIGN LIGHTING
 Where sign lighting is provided, it will be unobtrusive and will relate to the design and
character of the sign.

* Internally lighted signs are prohibited.

«  Sign lighting will be shaded, shielded, or directed to prevent the light from adversely affecting
surrounding or facing properties or adversely affecting safe visian of pedestrians or
operations of moving vehicles,

¢ Recessed lights will have rock guards to prevent injury to pedestrians touching hot glass and
to minimize vandalism. For directional light cut off and glare control, half shields will be used
on above grade fixtures where adjacent land uses or motorists could be affected.

CORE TREATMENT LIGHT STANDARDS
The Core Treatment includes street lighting. As with the-si ishi diffecent levels
of detailing are provided to reflect the different levels of deveé nt in the community. See
Figure 2-49 and 2-50 - Outdoor Decorative Lighting.

Treatment package.

STREETLIGHTS
Locate streetlights to provide safe iiluminati inimize glare. At a minimum,

* The scale and spacing of streetlights wi

+ Care will be taken to ensure the project’s str ightirig-is'unobtrisive and optimized to afford
views of the night sky.

between lit and unlit areas:

¢ When bollard lights are used along pathways, they will generally be located on a single side
of the path rather than staggered on both sides of the path.

COMPLEMENTARY TREATMENT LIGHT STANDARDS

+ Lighting used in all non-core areas must match or coordinate with the style, coiors, and
materials of the Corg Treatment package, subject to the approval of the Community
Development Department and the AGC. Lighting on private residential property is excluded
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OQDLB4U: 100W HPS 120V Lantemn Fhéture

STOCK # QTY DESCRIPTION

28-0380 1.0 Lamp 100W HPS Mediom Base

28-0240 10  PhotoControl Multi Volt

28-0495 1.0 Laminaire Decorative Lantern Style
Single Side Mount 100W HPS

NOTE: Use in conjunctionwith ODLSOU,
Moterrey 14' po 28-0785
Photo confrol m
Monterrey pole

ing}é Side Mount 1 50W HPS

blse in conjjunction with
j Moterrey 14'pole 28-0785
or ODL 29U Sguare 21'3" 28-0750

Photocontrol mounted on top
of Monterrey pole

| ENGINEERING & CONSTRUCTION STANDARD

. E i Yy
m Ia § ’.w |
§n WER GOMBPANT L k OUTDOOR DECORATIVE

DESIGN_ 1 DATE LIGHTING
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51-_0060 iy
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/4" water p
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GURE 2-50 - OUTDOOR DECORATIVE LIGHTING
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FIGURE 2-51 - BOLLARD LIGHTING

» Service area lighting will be contained within the service are ndaries and enclosure
walls.

trees and other objects in the

s Locate lighting fixtures to reduce shadow. 6r interference
landscape.

s Parking lot lights will clarify vehicular and pe

» Parking lot light standards will not exc

s A lighting plan is required adjacent to residenti i it ions,

o Exterior fixtures mount n lﬁﬂ?ﬁngm\z
where no eave exist igher than 1

« Buiiding lights will be

GENERAL. FENCE AND WAL
All fences and walls will comply with the following standards. Standards that apply to specific
treatment areas are described later. All residential fencing and wall plans will require the

ceed six feet in height, except where necessary to accommodate
aximum height at grade changes is 7'-8". Pilasters may not exceed

See Figure 2-52 Fences/Walls on Slopes.
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Fences/walls will not abut sidewalks. A minimum three-foot landscaped separation is required
between fences/walls and sidewaiks. Five or more feet of separation is preferred. The
minimum three-foot separation is only allowed where necessary for other considerations to
the approval of City Staff. See Figure 2-53 Landscape Separation at Fences/Wallls.

Retaining walls will match the Core Treatment walls described below or will be constructed of
natural stone. In addition, manufactured concrete block systems are only permitted in side or
rear yards facing the building on Patio Homes. Wood retaining walls are not permitted. Al
retaining walls must meet City Code height requirements.

To maximize views, no fencing or transparent fencing is prefe over opaque fencing.
Fencing and walis will be used to reinforce the project image, define boundaries, provide
privacy or retain graded slopes (ie.: for lots that abut open space/drainage ways, open
fencing is required adjacent to said areas).

Lo’ Mo,

FIGURE 2:5 CES/WALLS ON SLOPES

.,

W/ finces md Sizlecislf
URE 2-53 - LANDSCAPED SEPRATION AT FENCES/WALLS
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CORE TREATMENT FENCE AND WALL STANDARDS

o Fencesfwalls in project and village eniries, and parkway and collector streetscapes will
conform to the Core Treatment Fence/Wall standards. See Figure 2-54 through 2-57 Core
Treatment Fences/Walls.

o  Wall materials may be:

s Wall: Concrete or concrete block faced with stucco.

« Pilasters: Concrete or concrete block faced with stucco and ural store. Maximum
pilaster spacing is 40 feet. :

s Cap: Natural stone.

67 CA-‘PM Clm F!-Hf-l_

N

|
|
|
|

:
I
i

FIGURE 2-54 - CAPPED C
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FIGURE 2-57 - VINYL'COATED WELDED WIRE CONTAINMENT FENCING
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» fence materials may be:
* Railings/Pickets: Wood in board and batten style or dimensional lumber rails.

» Pitasters: Concrete or concrete block faced with stucco and/or natural stone {40 fi.
maximum spacing).

* Fences and walls will step, rather than slope, to accommodate grade changes. Pilasters will

be used at steps.

COMPLEMENTARY TREATMENT FENCE AND WALL STANDARDS

NEIGHBORHOOD FENCES AND WALLS
Neighborhood fences/walls are those used within individuat builder villages. 1
Core Treatment fences/walls while creating distinct project jide

¢ A consistent fencing/wall program is required withinea ject, : il t the time
of the first Final Map within a project.

colors of the Core Treatment, fences/wall
Development Department.

date grade changes. Opaque
it lends into the landscape and

purpose and context o
neighborhood fences/walls.

+ When used, pilasters will match or complement those used for Core Treatment walls and
fences.
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e Capped Cedar fencing may be a maximum of six feet in height to provide privacy
between houses. In the case of corner lots where side yards face a sireet, or when
abutting the parks, trails or common area, the two rail spilt fencing is required. Fence
must be built of #2 western red cedar or better and stained with the approval of SBE full-
body stain specified for your neighborhood. (refer to Figure 2-54)

Standard Grade Split Rail Fence
* This fence is a low, 42-inch high two rail fence to be used along rear property lines, side
yards which face the street, park, trail or common area and in side yards to connect from

blend with the landscaping. Split rail fence must be standard grade Pony or jumbo grade
is prohibited. Standard grade three-rail (48”) split rail may be allowed in some

2-55 and 2-56)

Placement of Fencing
s Solid fencing may be built generally along side property lines from-a oint 5 feet'back of

the front facade of the building, extending to
envelope. At the rear setback line, ‘the fence ma
according to the following criteria.

Fences shall transition at gate locations and at property corners by utilizing a 4" x 6" post.

ARCHITECTURE

ARCHITECTURAL THEME / E
The intent of the architectural design character of SBE is to provide a unique contrast between
neighborhoods with a traditional feel and the site’s natural endowments.

2-47
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FIGURE 2-68 - PORCHES )

designs from afar {i.e. French Country) t
their grasp or rather from the fand arou
and wood shingles (subject to Fire Depa tlapproval) are the primary material sources. Other
materials acceptable are:

¢ Horizontal wood and wood product siding

« Board and batten vertical siding (or the logk of)

¢ Paned Windows (ex minum and grids set b glass are not acceptable)
o Exposed timber f racing \

» Concrete roof tifes

= Standing se

Detailing of the resigences should reflect the construction of the home’and not be ornamental like
the fVictorian “style.

o

oot 2w 1ms,

N
N

T 7 FIGURE 2-69 - ROOFS

2-48



3271469

B89/81 /26085
E? of 115

G O A

Ideas for detailing may include:

Upsizing rafter tails and exposing rafters at the fascia edge.
Heavy timber posts and diagonal bracing at porches, decks and extended eaves.
Windows in stucco wall to be recessed, creating a shadow line and giving the
appearance of a thick adobe wali. _

e Mixing stucco and wood siding (horizontal or shingles; subject to Fire Department

approval) on the same elevation or on different masses of the residence.

Grouping windows instead of individual placement.

Aftention to window grid patterns.

Cantilever upper floor mass over lower floor. .

Banding clerestory windows fo create a divide between materials,

Massing ideas: tum garage away from street or locate garage in ‘vear of lot to de-

emphasize the automobile.

*® 0 & o @

" RESIDENTIAL CHARACTER
Four distinct single-family housing products are provide SBE. Although architecture with

the project to provide a'uniqué architectural style. An architectural vocabulary is incorporated into
ds Handbook (5ee Appendix). Each applicationyfor building permit must

i oy

FIGURE 2-71 - ARCHITECTURAL DETAILS

2-49



3271489
§9/81/2695
€3 of 115

A

The first housing type is “Estate” homes, which will be custom homes situated on 10,000 sq. ft.
minimum size lots. The second housing type will be “patioc” homes will he constructed on
minimum lot sizes of 2,500 sq. ft. Prior to approval of the first final map for any patio or house
plans, and exterior elevations consistent with these required PUD standards. FHomes on patio lots
will be “designed to the lot”, with the architectural theme, including rocfiines and fenestration
provided on all four sides to eliminate blank walls.

GENERAL REQUIREMENTS (RESIDENTIAL)
» Site and floor plans for estate homes (10,000 sq. ft. minimum lots) will respond to the
individual orientation, access, views, and privacy requirements of adjagent lots.

« All building colors will be reviewed by the AGC. Colors must relate to the selected
architectural style. Bright colors such as pink, lavender, and purpleare npt allowed. Bright
blues, yellows, and reds (except brick homes) shall only be allowed as, accent colors. Subtle
variation in colors shall be a requirement throughout the residential ‘portion of the

development.

+ Final approval of architectural elevation plans for eac
must be consistent with the PUD architectural standards vocabu
Staff prior to the issuance of a building permit.

homes within each phase of the
list:

Covered Front Yard Porch
Columns/Pilasters

ted to complement the main sfructure’s rooflines
and fenestration. The remair 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 abov irements, 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 wark Native Stone Work Courtyard
Extended Eaves Stucco

2-50



DESIGN GUIDELINES (RESIDENTIAL)
The following items provide specific llustrations and guid
colors, and design elements expressive of the SBE architectural design theme. Both appropriate
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Exterior Siding: Appropriate materials include: Horizontally or vertically appiied wood boards
or wood products, wood shingles, stucco, masonry, brick, or simitar 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, tile, wood shakes or
shingles High definition composition architectural shingles may be allowed on multi-family
product.

Warm colors will be favored. Production housing color palettes s be submitted with each

building permit.

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

elines regarding-building' materials,

required for the Patio
variation, and setba

courtyards in lieu of gar
the final design.

Roof form and building. massing provide variety and texture to a project 's overall
appearance.

Overhead screens, shade/ covers, patio roofs, and other similar structures shall be
constructed of materials and colors to match or complement the main roof.
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ATI'ACHED HOUSINGIT OWNHOME STANDARDS

If the final location or design of a proj istribution_of acreage or units fromy one
project to another, the units or density’i illa distributed to or from another
village. The total maximum number i ill, however, remain the same
(162 dwelling units). Unit yield adjustme i imi an ten percent of the total units
allowed in the village(s) that is/are receiving.the redistri i y unit yield adjustments
between different property owners within the be agreed upon in writing and
must be reviewed and approved use permit or site plan review
process. Note that areas, i iately adjatent to the edges of SBE, may not receive

any redistributed units wi idi ittanals through the Special Use

Additional administrative| variances limited Development Standards
Handbook may be grant ) en in the opinion of the administrator, the
e does not impact the health welfare of the general public, that site

concerns shall be charnged witho ering approval,

Additions or suppiements to the Development Standards Handbook as required herein shall be

2-52
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SANITARY SEWER CALCULATIONS FOR BENNETT

For land in a residential zoning, the following information is used:

3.0 capita per dwelling unit
350 GPCD for mains (8 inches) peak flow

The site will consist of 184 dwelling units; therefore the following tions are used:

\
Peak flow = num. of dwellings * capita/dwelling * GPCD (peak)

Peak flow =162 * 3.0 * 350 =170,100 GPD = 0.17 MGD = O.ZKC

Average flow = Peak flow / peak factor /\N

Assumed peak factor = 3.5

Average flow = 170,100/ 3.5 ="48,60 GPD .049 D =0.075 cfs

The design shall be for the peak flow; ther for@mgn oxﬁ& cfs
@ ;
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SOLAEGUI

ENGINEERS

July 28, 2004

Mr. Barron Caronite, P.E.
CityofReno
"P.0O.Box 1900

Reno, NV 89505

RE: Bennett Subdivision

located south of Somersett Village 5E in the City of Reno, chada.
mclude the constructlon of 1 84 smgle farmly attached dwellx

project.

Bennett and the Winter Creek developments.

sinigle family homes, 850 active adult homes a ouses for'a tgtal of 2,648 residential
dwelling units. Winter Creek is located north of the Bennett site and will include the construction of

142 single family homes. The Bennett Gildone property will include 187 single family homes. Trips
generated by these residential land usés were calculated based on information taken from the Sixth
; amily-Detached Housing, 230:

Residential Condominium/T: 3
summary of the average daily ¢ volumes g

AVERAGE DAILY TRAFFIC
Single Family/1,202 D.U. 12,364
Townhpuse/506 D.U. 2,965
Elder I;I‘Zsing/ 850 D.U. 3,154
Singlé Farhily/187 D.U. 1,790
_Bél amily/142 D.U. 1,359

1

Solaegui Engineers Lid. » 715 H Street « Sparks, Nevada 89431 « 775/358-1004 « FAX 775/358-1098

Civit & Traffic Engineers
e-mail: psolaegui@aocl.com
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The average daily traffic volumes generated by these projects were subseqﬁcnﬂy assigned to
Somersett Parkway based on the locations of the residential dwelling units and the roadway
network. Table 2 shows a summary of the average daily traffic volumes on Somersett Parkway.

TABLE?2
SOMERSETT PARKWAY AVERAGE DAILY TRAFFIC VOLUMES

SECTION : SOMERSETT  BENNETT TOTAL
East of Village 5B ' 5,282 0 0 5,282
East of Village 5A 6,967. 1,790 . 0 8,757
East of Village 4A 8,584 1,7%\ 0 10,374

East of Village 21 : 10,039 , 1,359 3,188
East éf\}inage 3C 10,603 /H‘%\\ 1,359 \ S

East of Village 3B 11,637 1,790 \ 1,359 786
East of Village 2A - 12,1 1,790 ,359 15,312
East Logan Pass Trail ,, 15,167 \ 1,359 18,316

The average daily traffic vo shown in e 2 indicate-that the-existing four-lane section 6f -
Somersett Parkway east of

gan Ass atc below 36,500. ADT level of service C
threshold for an RTC mod cess contro The section betwe

Logan Pass Trail and
the roadway serving Villag 3 will also need to be fo lanes in order to-serve the projected traffic
volumes. A two-lane moderats access control arterial) serving a level of service C capacity of

i needed between'the roadway s illage 3B and the roadway serving Village

antigipate traﬂic volumes west.of the

¢ site plan for the Bcnnctt Subdivisio cates that primary access will be provided from two
ays at the project’s north property line and a gated, emergency access at the project’s east
roperty line. The emergency access. will connect with the roadway network serving Somersett
Village 2E. Both of the primary accegs roadways will run through Somersett Village 5E and
onnegt with the roadway that serves/ Somersett Villages 2H and 5A. Traffic volumes on this
way. were subsequently reviewed based on buildout of the Somersett and Bennett
. Table 3 showy/s ary of the average daily traffic volumes on the roadway that

serve Village 5A:
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TABLE 3
AVERAGE DAILY TRAFFIC VOLUMES
BACK NINE TRALL

SECTION SOMERSETT BENNETT  WINTER CREEK TOTAL
South of Somersett Pkwy. 1,168 1,790 0 " 2,958
South of Village SA 1,053 11,790 ( 2843
North of Village 2H 572 1,790 \ 0 2,362
South of Village 2H 380 1,79 2,170
West of Village 5C N 220. L 200

West of Village 5D ' 0 0 \e\ 0

" As shown in Table 3, Back Nine Trail that s Som: Village-SA is anticipated to carry more
than 2,000 vehicles per day. This roadway will therefore ne vo-lane collector street based

on City of Reno and Somersett policy. In additi j
anticipated to serve less than 2,000 vehicles y which indicate, the need for local streets per

Somersett design parameters.

- A final point of concern regarding Back Nine Ti on the attached Somersett
circulation plan as a full street connection to Del Webb-Parkway: in Table 3, the connecting
e proj ject developers request that

age 5D access be gated and
1s not required to serve

segment is not expected to load : carying oint.
the segment of Back Nine Trail between Del b Parkway and the
function as an emergency/ufility access . .In our opinion, this.

\RENO\Bennett Subdivision

EXP G- 30'0@
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Y
)

L)
samas LOCAY, STREET (FUBLIC)
o KOUNDABOUT
- > GATED EMERGENCY ACCHSS. .
-» ACCRES ’
NOTE: SOMERSETTRESERVES THERIGETTO -

GATE, IN ACCORDANCE WITH THE SOMERSETT
FIR¥ DEPARTMENT POLICY.

QU : .
- RE 2-13 - PRIMARY-AND SECONDARY ACCESS ~ CIRCULATION PLAN
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Summary of Average Vehicle Trip Generaticn
For 1232 Dwelling Units of Single Famlly Detached Houszng
June 30, 2004

24 Hour - 7-9 AM Pk Hour 4-6 PM Pk Hour
Two—-Way . T .
Volume Enter =  Exit  Enter Exit
Average Weekday - 12364 245 - 724. - 827 478 .
. : ) 24 hour ' Peak Hyur
' : . - Two-Way
. Volume Enter xi
Saturday 13049 //ﬁ\\h\y\\k\\\\;Eik
Sunday : 11344 517
‘Note: X zero indicates no data availabl .//#4“\\\\\
Source:
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Sﬁmmary of Average Vehicle Trip Generaticn
For 506 Dwelling Units of Residential Condominium / Townhouse
June 30, 2004 :
24 Hour -7-5 AM- Pk Hour 4-6 PM Pk Hour
Two—Way : . :
Volume Enter Exit Enter Exit
Average Weekday . 2965 35 187 L1771 86
24 hour Peak Hour
Two—-Way .
Volume Enter 1
Saturday 2869

Sunday _ 2449 . 111

‘Note: A zero indicates no data available
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Summary of Average Vehicle Trip Generation
For 850 Dwelling Units of Elderly Housing ~ Detached
June 25, 2004 : ’

24 Hour ' 7-9 AM Pk Hour 4-6 BM Pk Hour
Two-Way _ : .
Volume . Enterx :Exit Enter Exit
Avarage Weekday " 3154 68 102 132/\ 85
24 hour Pezk ur
Two-HWay
Volume ‘Enter

Saturday 2355 N
Sunday _ _ 1981 ) -

., Note: A zerc indicates nc data available. . _
Source: Institute of Transportation Enginéers )
Trip Generation, 7th Edition, 20 3.y//47\\\\\ )

TRIP GENERATION BY. .MICROTRANS
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Summary of Average Vehicle Trip Generation
For 187 Dwelling Units of Single Family Detached Housing
June 25, 20604

24 Hour 7-9 AM Pk Hour 4-~6 PM Pk Hour
- Two-Way )
Volume Enter Exit . Enter Exit -
Average Weekday 1790 : 36 105 120 63
24 hour ' Peak ur”
Two-Way '
Volume Enter

Trip Generatiocn, 7th Editien, 2003,

Saturday ) ' , 1889
Suhday - . 1642

. Note: A-zearco indicates no data -available i
Source: Institute of Transportation Enginéers

TRIP GENERATION BY MICROTRANS
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Summary of Average Vehicle Trip Generatlon
For 142 Dwelling Units of Slngle Fam;ly Detached chsing
June 30, 2004
24 Hour 7-9 AM Pk Hour 4-6 PM- Pk Hour
Two-Way - )
Volume Enter Exit Enter Exit
Average Weekday 1359 27 80 .95 . 53
24 hour Peak Hour
Two—Way
Volume _ Enter xit
- -Saturday- 1434
Sunday : S 1247

Note. A zero.indicates no data avajlabl
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« Atleast 40% of the trees will be evergreen.

« Deciduaus canopy trees will be sized with 50% having a minimum caliper of two inches and
50% having a minimum caliper of three inches at the time of planting measured six {6) inches
above the root ball.

» Deciduous accent trees will have a minimum caliper of two inches at the planting measurad
six {6) inches above the root ball. '

» Evergreen trees will consist of the following height mix at the tifme bof planting: 40% at &

height, 40% at 8" height, and 20% at 10" height (measured from finished grade to tree apex). _
+ Evargreen trees will be planted informally in areas where sufficient roam is ‘gvailable to avoid
conflicts with trucks, pedestrians, or required sight distance.

« A minimum of 50% of the shrubs instailed will be 5 ga or larger at a3 minimum rate of

5 shrubs per required lree.

STREETS : )
Sireet Sections for various types of streets - arterials, collector streefs;

residential rotary, town squars, residential streets, and emergency access ways ar
including parkways. Standards are identified below. In addition, a

Minimum Minimum k
Horizontal Value for : )
Street Ra:’i?{ W Maximurm Average
Classification Cantérline Curv ally T ¢ Volume
Parkway /320 f?e( E&) 30.000\1‘1:1%5 L
—To . -
Collector ’ I 18?’ feet 25 ,000 trips (no driv access allowed)
' ; "\ 4,000 trips {driveway access allowed)
Local | 100\feet 20\ 2000 trips

shgzl bs permitted as listed above with appropriate signage.
irmurn face of curb radit per City Code except for clustar
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The minimum lat 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 Iots in Estate neighborhoods (ref. bullet-

points under Resxden’na! Street Standards).

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

Where there is a stop or yield control on a local street anly a 12-i hite stop bar shail be

installed.

STORM DRAINAGE
Cut-off swales shall be installed on uphill side of ail lots as required by G
appropriately sized to contain the 100-year storm. The type of cut-off swa

determined by the following:

aff and shail be
sed shail be

Concrete V100 < 4 fp;s
Rock riprap 4 fps < V100 <12 fps
Grouted rock riprap - . V100 > 12

I meet the manufs

+ Horizontally curved storm drain shall be allowed and s

recommendations for curved alignment,
s Access prevention grates on storm drains shall be required per the'\Design Manuai with'the
focks on top if possible. -

. Perrpanent access with eésements be provided to all inlet and ouytlet structures. Tweive

vehicle turnarounds. A
ngler or equivaient access
$ road will be &' in width and

constructed of “driv:

equivalent to the Ci arkway. Footpaths as

detention structures.

as an ungated Major Parkway 2 r Street, reSpeé:trvely Secondary access shall be
provided by both ungated routes and by gated routes (which also serve as emergency access)

with further requirements as follows:

required. Gating
condition 2 betow.

removed,




| ISR AT Y &%

3. 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.

4. .No gating will be allowed in Village 2, where in doing so it would eliminate the un-
_ gated parallel access to Somersett Parkway.

The Dakota Ridge access from Somersett Parkway to Northgalé may not be gated.

e spacing for “NO -

G and 2H shall be.
wners and City Staff
ive Map or Special Use

ppen space or undeveloped areas.

reas will be per Figure 2-10, Transitional

The parkway median will vary in wi a minimum width of 14 fest. However, pomons of
the approved Samersatt Boulevard do not vary in medran width.

2 ed pathway wull be provided on one side of parkways
Accessible routes will be provid ularly to allow access to the pathway. The pathway will
be separated from vehicular traffic/by a minimum six foot wide planting strip except where a
narrower width is requlre to ccommodate spec;af circumstances, i.e., at pedestrian

1
Cs
e}
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MAJOR PARKWAY
FIGURE 2-14

s& Parmit or Tentative
it can be shown that grading

NOTE: The 20 foot setback in cuts may be
Map process for areas that contain slo of 2
will be reduced.

PILE - Public Improvement Landscape Easemen
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LOADED RESIDENT AL STREET (LO L)

FIGURE 2-19
NGTES:
‘. TYPI 'H ROL.EL TURB & CLT TR IS AL_OW VATE,
OF CURBAND SIDEWALK

2 THERE WILL 8E A MINRMUM OF 8 OF LANDSCAPING 8 EEN

ed

be used for Sdmersett based on their function
‘with “Roundabouts: 'An
-00-067" All pedeastrian crosswalks on any
contrasting calors and/or finishes or

bouts will be used for Somerset!, are certain intersections
bouts will be used instead of either a four way stop or a
fle same function as either the above as well as creating a
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+ The minimum lot frontage on a cul-de-sac shail be 25 feet.

RESIDENTIAL STREET STANDARDS
s Sidewalks may be eliminated on cul-de-sac streets servings less than 10 lots in custom
neighborhoods through the Tentative Map process where appropriats.

« - Residential street sections will be per Figures 2-19 through 2-26

+ The basic standard includes a six (8) foot planting strip and detached four (4) foot minimum
width sidewalk will be provided an bath sides of residential streets a umnq one quarter acra
and smailer size lots. For larger lots and along “single-loaded” streéts, & six-foot planting. strip
will be provided on both sides of the street with a four (4) foot minimum width sidewalk on
one side only. Alternate street sections for residential streets may be requested with the
Tentative Map. If a strest is unloaded or if grading is significantly \minimized in areas of
extreme terrain, the sidewalk may be placed at back of curb and the landscape strip omitted.

» The pasted speed limit on residential streets shall be 25

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

STREET LIGHTING
“Dark Skies" shall be defined by the foflownng

s Residential - The minimum spacing of streetli
and collectors.

o Commercial - Lighting in parking }
*dark skies” and be approved by the

« Other locations shall be permitted with AGC and City S

safe, functional, and aesthetically pleasing -
els, Paths are a minimum of 4-68' in width,
lkway system to allow all residents optimal
pedestrfan access throughout Paths will be kept separate from roadways whera
possible, with crossings preferred at controlled intersections or at tangent road sections where
adaquate sight_distance is provided for. Some paths are combined with utility access drives and
@ extent practical, all paved walkways should be handicapped
and Jeep frails will be utllrzed where possibie and upgraded

methods, and grading for all trails will be provided with each
at demonstrates connection with the overall system Trails
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CURA & GUTTER

LOCAL SINGLE LOADED STREET

LOCAL UNLOADED STREET
FIGURE 2-21

NOTES:

1. TYPE 18 ROLLED CURA & GUTTER IS A2 OWED WHEN PRIVATE.
2

. AN UNLOASED LOCAL STREEV HAS THE SAME R/W TO R/W AND FLOW LINE
TQ FLOW LINE WiDTH AS SRQWN, BUT HAS SYMETRIC

2, SIDEWALK 15 AECUIRED PER THE OEZSIGN MAN

L LANES AND WG FIL
OTHERWISE SPECIFIED BY THE AUD HANDAOCK.

! 'E
R .
im 28 R/W
WHEN PRIVATE HOLD FL/FL & WT
. - ar -
H.‘_/"pf
1z

R Mol BT
. e

L)
ok

ORI

TYPE 1 CURE

TYPE 1 CURE'-/
& GUTTER

& GUTER

FIGURE 2,23 - EMERGENCY ACCESS SECTION

2-38
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- ' TYPE 1A PCC ROLL CURB & GUTTER
FIGURE 2-24 .

N MGG, BASE { r -

]
-l_ﬂﬂi—-——d
L.

TYPE 18 PCC ROLL CURB & GUTTER
FIGURE 2-25

1) SIOEWALICE MAY BE ASPHALT ¥ AND wTH
THE TENTATWVE MAP ANO O SPECIAL PET,

2) HE PUBLC UTILTY EASEMENTS SHOWM NOJTED ON PLAT INCLLIOE THE
mnoumwmorm ¥ AN ALSO
INSTAULATION ANG WAMTEMANCE OF ANO ol
UNES AND ASSOCWIED FACILTES GRANTED TO h

-d-bd‘jo&f‘&wd’n

-,f”_?,_,-é‘{ Lawlcane orer
Sratersed drers.
IGURE 2-27 - MULTIL.PURPOSE TRAIL

2-39
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12° WIDE 6™ ~4"9 COBSLE STONE
TO CITY SATIFICATION W/HAMERHEAD
TURNARDUOS

" ACCESS TO SD INLETS 240 &

FIGURE 2-28

ER

o

Usa sitfier A.C. or lsave natural

nding an use or slope.

Can bs utilized & combined Y

with maintenancs road, %+ Minimum 7* width

Revegetate disturbed areas as *  Can be utilzed & combined with

necessary winative plants. maintanance road.

%  Use either A.C. or leave natural
depending on use or siope.

<% Ravegetate disturbed areas as
necessary w/native plants.

+  Provide turnouts every % mile.

<  Maintain T high clearance.

PATHS AND JEEP TRAILS

240
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* Pseudotsuga menziesii glauca

R
APPENDIX

- LANDSCAPE PLANTING PALETTES

.

The following lists provide opportun-lty for creative landscape design within the'parameters of
_ the overall project design theme. See Figure 3-1 Plant Palette Location Map, for
lacations of each paleite. : \

DEVELGPED AREA PLANT PALETTE I
The Developed plant palette will be used in common open ﬁpacé within- residential\%hb_

hoods, in the Town Center, and along streets that are bordered b/E’rdeWra

deve lopment

LARGE SHADE TREES

Acer platanoides . , . . . e Norway Map!e /—\ : \
S . P e S D

Acer pseudoplatanoides -~ - -~ -:~Sycamore Maple

Carpinus betuloides .. ......... . .European Hornb am AN -
Fraxinus spp. .. ...oonvnnin oo, Autumn Purple lte or B!ue N \/
Plantanus acerifolia . ............ - -London. fjgr] ot Suitable For Street Tree Planting)
Quercusrober ... ... .. ... ... . .English Oa

Quercussubra ................. Red Oak ~ )

QUErcUS MAacroCarPa . ........... Bur Oak \

Zelcovaserrata ... ..............Zelcova - \\///
/ .

EVERGREEN TREES

Calocedrus deccurrens ........4 .. In€ense Chkr\ \ \\ 7

Piceaabies . ...............4.. orway Spruce \
Picea puhgens glauca ....... .. -[.Colorado Blue’ Spé\‘\
Pinus spp. , . cvvv v e, Pine

ocky Mtn. Dougfas}ir

\//

MEDI%-S LL DECIDUCUS TRE! i

Ac:eqr/(artar CUM o e i TartarW

Cergis cahadensis ............... Eastern Redbud

Corfus ST T T ftfmeharrfh“é?ry h
Crataeg e Ha

Koelreuteria panniculata .........

PrunUus Sp. o oo e i vne i iiieae s Che )

Pyrusicalleryana Bradford etal. ....Orpamental Pear

Sorb& %ﬂg Blackhawk et al. . .

Syringa raticufata S ..o ... .japa- se Tree Lilac
Tilia cordatd~, ... ... TreeerT o lyérfleeaf Linden
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. Clematis jackmamii ..............

EVERGREEN SHRUBS

Thujaspp. .. vveienrnnneennnn Arborvitae

. Cotoneaster sp. .. covv v i aen .. Cotoneaster
Juniperussp. . ...l Juniper

" Mahoniasp. ......... e Oregon Grape -
Picea abies 'Nidiformis’ ... ....... Nest Spruce
DECIDUOUS SHRUBS

Berberis _ . ........ ... ... -. . .Barberry
Euonymus alatus . . . ......... - -« Winged -Eunoymus
Hibiscus syriacus . .............. Rose of Sharon
Philadelphus lewisii ............. Mock Orange
Potentillasp.. .. ................ Cinquefoil
Ribesaureum ...._............. Golden Currant
Spiragasp. . ...................5piraea '
Vibummumsp. ..............:. .. Viburnum

GROQUNDCOVERS/VINES

Campsus radrcans ...............

Cotoneaster dammeri ............
Euonymus fortunei ... ... ... ..
Hypericum ca!ycmum ..........
Juniperus sp.
Lonicera japonica . . ..........
Parthenocissus quinquefolia .../ . ..
Polygonum aubertii

...........

Periwinkle
warf Periwinkle

Tajl Festue
ntugky Bluegrass

-

e
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'n TRANSITIONAL PLANTING PALETTE | : : )
J The Transitional Plannng Palette will be used at the mterface between _developed areas and
. undisturbed areas, along parkway and collector streets fronted by open space, and at trail heads.

J} The Transitionai Palette consists of species that complement the form, color, and size of the

Landscape beds in the Trans:tronai Zone consist of primarily an aggregate
ground piane with dispersed ground covers, shrubs and possibly trees.

J The plants recommended for use in this zone are as follows:
. ’ ) f\
- LARGE SHADE TREES k
Celtis occidentialis . ... ... .. P Hackberry _ '
Gleditsia triacanthos inermis . ... ... Thornless Honeylocust

- Robinia pseudoacacia ‘Purple Robe’ .Purple Robe Locust

- EVERGREEN TREES

Cercocarpus betuloides . .. ....... Y
Cercocarpus ledifolius .. ... ... ... .
- Juniperus scopulorum .. ... .. ... ..
Juniperus v “Skyrocket” ..........
Pinus edulis . .................. Pinyon Pine
Pinus jeffreyi ........ PO Jeffrey Pine

Pinus ponderosa .. .............. i <
Pinus sylvestris . .............. 7 i \ \

[
MEDIUM-SMALL Dscxouousé ES

Acer ginnala............. 1. AAmur Maple
™ Fleagnus angustifalia ........\. ... ussian Olive
Eleagnus umbellatum ... ... 5 .. /
Koelreutefia papccdiata . ... ... .. .G i /
- Robini;/ie;a @NSIS .. i.evan .. ocust—"
“Tamarix /.o i
- . .- -




T e

DECIDUOUS SHRUBS

Artemisia schmidtiana .. ........ - Silver Mound i
Berberis mentorensis : ... ...... . . .Mentor Barberry
Berberis thunbergii .............. Barberry
Caragana spp. ... -.vcvincnanan Siberian Peashrub
- Caryopteris incana .............. Blue Mist
Cotinus COEEYEMNa . ..o vovnonnn .. Green Smoketree
COtoneaster 5P « . . v vv v cnnn s Cotoneaster
Forestiera neomexicana .......... New Mexico Privet
Genistalydia .......... e Dwarf Broom
- Holodiscus discolor . ... .. I Ocean Spray i
Perovskia atriplicifolia . . .v . ..... .. Russian Sage -
Potentilla fruticosa .............. Bush Cinquefoil -
Prunus besseyi ..... RN e Sand Cherry- T

Pushia tridentata .......... - ... .Bitterbrush ) \

Rhusspp. ... ..... . .ceii.n.. Sumac

. , \
GROUNDCOVER/VINES.- _ : \ \

Arctostaphylos uvaursi . ..... ... .. Kinnikinnick
Juniperussp. ... ..., Juniper {many)
. Parthenccissus quinquefolia ....... Virginia Creepe
-Phiox-subtlata—— o fa s Creepring-P
Santolina chamaecypanssus ....... Lavender

Santolinavirens . .1 ... en ... Green Laven

PERENNIALS

Any perennials hardy to Sunset Zon i wh:ch can sutvive with {imi

are approve for use in this pa!ety //—\

MEADOW GRASSES

Y

/ffa! Grass
}Zescue

]ueW:ldRye S DU R e

Festuca ovina gl»(_lca A VT e Fescue
Helictgtticho sempemrens - Blue tGrass/
. M;sc nthuzsinensis ’Grac:lhmus . alden

d supplemental irrigation
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NATURAL HIGH DESERT PLANT PALETTE -

The Natural High Desert plant palette will be, used to revegetate disturbed areas within portions
of the open space that are to'remain in native vegetation. These species are native to the site
of the Great Basin. Plants within this zone can survive with no supplemental irrigation once

established.

Plants which are recommended for use in this zone include: , , /\ '
EVERGREEN SHRUBS ' \ \
Artemisia tridentata . . ... ... ...~ ..Big Sagebrush i ; ' ‘
Atriplex canescens . ........ e Fout Wing Saltbush . i
Arctostaphylos nevadensis ........ Pine-mat manzanita

Cercocarpus .. ..eceuriuannn. Mountain mahogany \\
Ephedra viridis . ................ Maormon Tea \

DECIDUOUS SHRUBS

Chamaebatiaria millefolium .. ... .. Fern Bush - /

Chrysothamnus nauseosus, . ... . .. . .Rabbitbrush ‘ : )
.. Cowania mexicana..,..,.es:+-« A liffrose. . ~ . S
" .- Fallugiaparadoxa ............... Apache PI N [ '

Prunus andersonii . ... ... ...l Desert Peach . \ T

Purshia tridentata ...... e Bitterbrush \ :

; N

PERENNIALS/ANNUALS -
are hardy to Sunset Zonei\areﬂqarove for use in this
/r—j\\

Any Great Basin native perennials
zone.

GRASSES :

. Elymus co/r;?éﬁ? ............... asin Wildrye
Oryzopsis fiymen,.ides i

Poa nevadensi




GRASSES

] . Carex nebrascensis

Muhlenbergia asperifolia

Juncus balticus -~ ' - . \
- Poa sp. ; - ' BN

Polypagon nomospliensis
Typha latifofium
L] . -
WILDLIFE SEED MiX
- The wildlife enhahcement./open space area seed mix will be used in portions of the ope.
that are to be enhanced as wildlife forage areas. These areas are not intended to be used by
humans.
- Plants in th:s zone can survive on ‘natural precipitation 6nc e;tabhsh\ \
- SPECIES
Festuca ‘covar’/Covar Fescue
- i.upmussenceus/StlkyLupine \\

Anemesfa tricfentata/Big Sagebr '

L Penstemon rydl;\gu/Smrra Pensﬂ(emo ................... e teeeaean

\ Eschscholzr C. lifggnica/California Popp
™ ..
Faﬂu a parddoxa/Apache Plume . .. .
ia tfidentata/Lassen Antelope Bitterbrugh— . . =7
a Chrysothamnus nauseosus/Rubber Rabbitbrush
Tatal LBS Pure Live Seed per acre
- A

Divis

& Distriéu.\On\slopW&z

i of Environmental

' B AL M e

wJd
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o J blend to soil. Drill seeding provides the best seed to soil contact and correspondingly the
- highest success rate. : - .
-' [ Broadcast seed may be used on steep slopes inaccessible to a drill seeder. Broadcast seeding will
: require twice the amount of seed (60 Ibs./acre) as required when a drill seeder is used due to
] wind drift, wildlife consumption and lack of good soil to seed contact. ' -
Hydroseéding may be used in lieu of broadcast seeding.

ensure plant establishment. ~

-] "All seeded areas will be temporarily irrigated for a minimum of two (2) growinéi ns to

N\
N

‘»
v
‘-
1]
)
-
Voo
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BMP 3-1
SEEDING PRACTICES

DEFINITION

Seeding practices include a variety of techniques which result in the sowing or plantihg of
caI) drill seedmg aerial

seeds. Common practices include broadcast seeding (hand or m
seeding and hydrosgeding.
PURPOSE '
: ) The primary purpose of seeding a site is for soil stabﬂmnon through the'establishment of a
vegetative cover. Related objectives include: 1o reduce-—raindrop imp d surface water
“ flow, to reduce erosion from wind and water dnd to erhancs etics and the natnral

environment, .
* APPLICABILITY - N -
. . ‘ \ . [N \ )
- Seeding practices are applicable to i i
x _ reclamaton. Slopes must be mccham _

ing as vegetation alone will’
§-0f-3<1 -or-flatter,-but-it-is.
ep slope sitmations which
dumps, ewc). Broadcast
amount of seed over drll

seeding is less expensive but requires
no acceass, such as forest

- seeding. Aerial seedings are typically apphi
or rangeland fires.

- PLANNING cxrr;t&ff\
‘ " The establishnent of vegetadon is the mo\st\effi ient and cost ive form of erosion control
n absorbs raindrop impact and preveats the

- and soil stabilizatio nce established vege
' mobilization of soil parricles. Vegetation p vents erosion while other treatments such as filter
the sediment mobilization process.

abric, sediment basz sr.nps onk
eeding pracnces should se!ected ‘based upon the sf:ecif cs of the site and the expertise
" /of a qualified professional sh e consulted. Typically economics, site topography

/ .and/or access are controlling factors in the sslection procgss. Seeding practices should alsgp
be tailored to the plant ia] seed being applied (. grasses, forbs, shrubs). Tree species
are typically planted from contdiner stock after establishment of a grass/forb/shrub cover.
eeding practices aré usually incorperated within a combined structural and vegetative

-
agetation alone will not stabilize a slope. Other nonvegetative
: enhance the success of a seeding such as mulches, netting,
- .
- 3-2
]
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marting and chemical tacifiers. ‘ _

Trrigation will assist in achieving a good seed/soil contact and is crifical to plant establishment
-on dry sites. Over watering wﬁl cause washmg and runoff, thus potentiaily tran.spomng seed

down g'radlent.
METHODS AND MATERIALS

chctanon or rcclamanon specmhsts should be consulted regardi g mulch apphcanon rates;

The seed mix is placed in a hopper, adjustments are made for the.
of application, and the sezder is operated by a hand
over the areas to be sceded. Broadcast seeding typi
to cover the same given area as a drill seeder due to Wi
of good soil to seed contact

Drill seeding: Drill seeding requires the u&@m or équi-valcnr dependin .on the

condition of the site. Drill seeders are p

Aerial seeding: Aerial seeding is con d wing aircrafr and can
cover large-arcas of inaccessible terrain. It ethod for large disturbance
areas such as forest or rangeland ﬁres Germination mmegﬁﬁmmy low given wind drift,
soil "oudmuus and poor R < nrar.t, but “applic timing can greaily improve
efore a soil crust is formed,

Fhe apparams is typically truck or gailer
mounted and has sufficient capacity to complets several aczes at a time. Mulch application

t:l% e are well aéitatedinalargctankaﬁd then
te
on the;/sue ecifics of the project area and the project

_/ goals. Typlcally irrigations necessary to cccssfully establish a vegetative cover with

o e e el sty — . e =t
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MAINTENANCE

Seeded areas require regular inspection and potcntiaﬂy reappizcanon if ncc;cssary The
treatnent areas should be protected from foot or vehicle traffic until vegetaaon is well

esta,bhshcd This may require fencing, barriers and signing.
"EFFE CTIVEN ESS
Selection of the appropriate seeding practice for a specific/sits coupled with proper plant

-material selection, application rates, application timing and maintspance will result in the most
effective method of soil stabilization. Coupled with other rev: etah\on techniques seeding and

the resulting vegetation will provide long tarm soil stability. . \

\A\ |
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Chapter 18.12 General Development and Design Standards
Article XVI: Hillside Development
Section 18.12.1601 Purpose

ARTICLE XVI: HILLSIDE DEVELOPMENT
Section 18.12.1601 Purpose

The purpose of regulations regarding hillside development in to:

(a} Acknowledge that as slope increases so does the potential for environmental degradation
including slope failure, increased erosion, sedimentation, and stormwater run-off.

{b) Preserve and enhance the beauty of the landscape by encodraging retention of natural
topographic features, including but not limited to prominent ridgelines, major drainageways and
significant rock outcrops.

(c) Encourage innovative grading practices which are more appropriate in_ hillsides, and hide from

public view unsightly scarring.

(d) Take into account that hiilside development sites have untque topographic, \Jandscaps and
geotechnical settings and thus require site-specific design solotions.

(e) Promote the preservation of significant topographi i portions  of
development sites as undisturbed open space.

Section 18.12.1602 Applicability

{a} Hillside development regulations apply 4o dey iy &, as
calculated below, equal to or greater th ant on) 25
percent or more of the site.

{b) Hillside developments shall be subje pecial use permit according to

Section 18.06.405 of this title.

{c) Development of one single-family h
associated with and accessory to legally.
article’s regulations.

Section 18.12.1603

ctures, activities typically
shall be exempt from this

(a) Siope shall be com e any grading for the proposed
development has gomm , i ic map having a scale of not less
than one inch equals 400 feet, and a | ' two feet. Average slope
of a developm - ; A lower resolution topographic

by/ dividing the contour interval by the horizontal
istance between, contour intervals then multiplying by 100%, or by a comparable digital slope
analysis.

of a project to this article’s standards, the average
slope formula below or a ¢ al slope analysis shall be used.
S =(0.0023}1)(L) A
Where:

S = Average percent slope

| = Contour intervalin feet

L = Summation of length of contours in scale feet

A=Are

g in acres of parcel being considered

RENO, NEVADA Title 18: Annexation and Land Development
CLARION ASSOCIATES 18.12-111 PUBLIC REVIEW DRAFT AUGUST 2004
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Chapter 18.12 General Development and Design Standards
Article XVI: Hillside Development
Section 18.12.1604 Required Plans

{d) Contours as they existed prior to earier grading activities shall be used or estimated in areas
where the administrator determines that pre-application grading activities meeting the following
standards have altered the natural slope:

(1) Pre-application grading activities would result in increased allowable density or decreased
required open space when evaluated according to this article.

(2) Pre-application grading activities appear, based on grading permit records or the opinion of
the administrator, to be less than ten years old.

{3) Pre-application grading activities were not approved as a hillside develppment special use
permit.

Section 18.12.1604 Required Plans

{a} Plans for a hiliside development shall depict existing contours, proposed finish contours,

representative cross sections showing existing and proposed conditions, ridgelines and their
proposed freatment, proposed erosion control and siope stabiliZation_techniques; structure siting
r orientation ;

criteria, building envelopes, any height limitations, any s i i iderations, locations
of all six (6) inch caliper or larger trees proposed to be maintai r removed with development,
grading treatments necessary to provide access to building envelop ehicular circulation

routes and pedestrian circulation routes.

(b)

(c) All projects containing hills or mountains,

at the community development depé(tment), i i of three (3) photo-
simulations of the proposed developme ith views of the sile
{i.e. from freeways, arterial streets, regional .) and from gther locations most likely to
be wsually affected by development of the 'si iréd by the administrator. In

i ed/nto cells of similar slope, utilizing the slope

nges listed in Table 18.12-19.

The 100-year floodplain of major-drainage s plus a 15 foot wide buffer on both sides shall be
excluded from density calculations and shall not be allocated any development for purposes of
hillside density calculations. (See Article XIX (Drainageway Protection Standards) for applicable
major drainageway standards;). Notwithstanding the above, the area exciuded from density
calculations shall not exceed 80 feet in width along each major drainageway.

Title 18: Annexation and Land Development RENO, NEVADA
PUBLIC REVIEW DRAFT AUGUST 2004 18.12-112 CLARION ASSOCIATES
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Chapter 18.12 General Development and Design Standards
Article XVI: Hillside Development
Section 18.12.1606 Reserved

TABLE 18.12-19: HILLSIDE DENSITY CALCULATION (1)
S1LOPE RANGE COLUMN A: CoLumN B: COLUMN C: CoLuMN D: DWELLING
DENSITY REDUCTION BASE ZONING ACRES WITHIN UNIT ALLOCATION
_FACTOR DENSITY SLOPE RANGE (3) (4) (5) (6)
{UNITS/ACRE) (3)
(2)(3)
0--15% 1.0 (No Reduction)
15.1-20% 06
20.1-25% 0.2
25.1—30% 0.1
Greater than 0
30% {No Density Allocation)
Sum of Column D
‘ntries = Maximum
4 lling Units for the
Project

Table 18.12-19 Notes:
{1) Allowable dwelling units are determined at the project levet - the dwelling Ui
range is for calculations pumoses only. '
(2) Base zoning density is identified in Table 18-12-1 .12.102 for single-family residential zoning
districts and in Table 18.12-2 of Section 18.12.103 for multi family residential zoning districts.

rounded to two decimal points.
(4) For each row, columns A, B and C are multipfied to determine the niimber o welling units allocate:
each slope range (column D).

{5) The sum of allowable units within eacl
each project.

(6) Maximum dwelling units for the project sh

loperange represents the maxirum number of dweiling units for

be round%:lown to the next whole number.

Section 18.12.1606

RENO, NEVADA Title 18: Annexation and Land Development
CLARION ASSOCIATES 18.12-113 PUBLIC REVIEW DRAFT AUGUST 2004
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Chapter 18.12 General Development and Design Standards
Article XVI: Hillside Development
Section 18.12.1607 Required Open Space

Section 18.12.1607 Required Open Space
(a) Open space shall be preserved in accordance with Table 18.12-20 (Required Open Space).

TABLE 18.12-20: REQUIRED OPEN SPACE IN HILLSIDE DEVELOPMENTS (1)

SLOPE RANGE COLUMN A: COLUMN B: COLUMN C:
MiINIMUM OPEN ACRES WITHIN REQUIRED QPEN SPACE WITHIN EACH SLOPE
SPACE (%) SLOPE RANGE (2) RANGE {ACRES) (2) (3) (4)
0-15% None
15.1-20% 25%
20.1-25% 50%
25.1-30% 75%
Greater than 30% 100%
Sum of Column C Entries: ' Open Space
Required for the Pro

Table 18.12-20 Notes:
(1) Required open space determined at the project level — the open space required for €ach slope is for calculation
purposes only.
(2) Acres within each slope range and required open space shall be rounded to two imal points.
{3) Foreachrow, columns A and B are multiplied together then divided by 100% to determin required op
space for each slope range in acres {coiumn C}. .
(4} The sum of allowable units within each slope range represents the minimuriramount of open space required
the profect.

(b} Open space required by other subsections of this article’s hillside regulations shall be addM
(c) Property that is zoned to open space-In conjunction with a hillside |development shail qualify

(d) i e some of the site’s

include, but are not I|m|ted i parian vegetation, high value
groundwater recharge ar i i i i enities, rock outcrops and

tlvity; to preserving
ing but not limited to

{1) The site does not include a major drainageway;

(2) The site does not abut an existing or planned open space or public recreational area;

(4) The alternative site layout is determined to be more compatible with nearby development.

Titte 18: Annexation and Land Development RENO, NEVADA
PUBLIC REVIEW DRAFT AUGUST 2004 18.12-114 CLARION ASSOCIATES
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Chapter 18.12 General Development and Design Standards
Article XVI: Hillside Development
Section 18.12.1608 Visually Prominent Ridgelines

Section 18.12.1608 Visually Prominent Ridgelines

Minimum requirements for visually prominent ridgelines identified on Map 1, “Visually Prominent
Ridgelines and Related Landforms™ are:

(a) Primary structure colors shall be consistent with colors found in the natural environment, such as
beige, brown, green, gray, terra cotta and similar colors;

(b) Building heights shall not extend above the elevation of the ‘ridgeline est at the ilocation closest
to the proposed structure uniess proposed structures are demonstrated, to not be visible from at
least two (2} of the three (3) required sight-line analysis viewpoints; and

(c} Additional site design, structure location and architecture requirements that are deemed
appropriate by the decision-making body based on submitted sight-line analyses and the open
space iocation requirements cutlined in Section 18.12.1606 above.

Section 18.12.1609 Development on 30 P nt and Greater Slopes

Development on natural slopes greater than 30 percent i accordance with
subsections (a) and (b) below.

(a) The following developments may be allowed on 30 percent or greater s in accordance with
other provisions of this Title 18:

(1) Communication facilities;
{2) Recreational facilities;
{3) Utilities;
{4) Agriculture;
(5) Forestry;
{6) Mining; and
{7) Residential development at a maximum de
{b) All other development.on 30'% or with the requirements of this

£ ded to the project open
space requirement for all encroachments of development irto_30'percent or greater slopes:

ignificantly incressing the amount of cut and fill, angles at the edge of
n a natural manner.

(a) Where possible, without
cut and fill siopes shall be roun

(b) Cutand fill slopes over ten (10) feet in height shall be designed with natural appearing variations
in slope, aspect, and surface treatment to minimize the engineered appearance of these slopes.

(¢) Retaining walls with landscaping shall be incorporated into cut and fill slopes that require
mechanical stabilization,/are over ten feet in height, and are within or adjacent to areas with
public access. Retaini alls shall be constructed with decorative materials such as natural
rock, brick, stamped

RENO, NEVADA Title 18: Annexation and Land Development
CLARION ASSOCIATES 18.12.115 PUBLIC REVIEW DRAFT AUGUST 2004
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Chapter 18.12 General Development and Design Standards
Article XVI: Hillside Development
Section 18.12.1611 Pedestrian Circulation

Section 18.12.1611 Pedestrian Circulation

(a) Sidewalks or walkways shall be provided in accordance with a total pedestrian circulation plan
that addresses projected needs, including those of school children.

(b) Safe pedestrian access shall be provided between occupied structures and recreational facilities
on or adjacent to the site.

{c) Sidewalk standards may be modified to minimize grading disturbances.

(d) The pedestrian circulation plan shall be evaluated with respect to Saf
recreational value.

Section 18.12.1612 Reserved
Section 18.12.1613 Reduction of Street Width

On-street parking lanes may be omitted from streets when t
cutting and/or filling. Off-street parking areas shall provide o
unit that does not front an on-street parking lane. Local strests
one-way travel, 24 feet in width for two-way travet (with no on-street parki
on-street parking on one side of the street).

. accessibility and

areas where standard construction methods
deviations from standard construction metho
Examples of major grading disturbances includé-tut|are not limited to cut or fill slopes that generally
t generally exceed 15 feet in height within or adjacent to
areas with public access and fill depths that generally eed ten feet at proje¢t edges and interfaces
with maijor drainageways. Hillside adaptive archi tures Include’ but are not limited to, multi-
level foundations, height restrictions, view corrido truction of structures on the
existing natural grade and similar techniques.
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