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Oclober 26, 19095

Soulh Meadows Froperlies
14325 Quiel Mesdow Drive
Reno, NV 88511

Atin: Roger Norman
Re: Boron study and plant list,

Dear Koger,

We have taken soil tesis in areas of suspected high boron and salls.
These tesis were taken in Hidden Velley, Rosewood Lakes, Hidden Cove, and along
MeCarran Boulevard by Mirs Loms Shopping Center. These ftests when compared
to similar tesis ftaken on the Soulh Meadows property show boron levels far in

excess of any lesis on South Mesdows Properties. A copy of the test resulis are
enclosed,

We have done a more completie survey of existing desirable Iandsespe plant
wateriul in these high boron sreas. Accordingly | am sending you s copy of &
wodified boron resistant plant lisi. This list should salisfy one of the condilions
in our agreement with the City of Reno.

I would like this list te be the basis for our lirst test plot which we are
currently planting. This list should also serve as a basis for landscape design
in your project. As per our agreement we will modify the list as observation and
collected data warranis. If you have any guestions please give o a call. Thank
you.

Sincerely,

John D. Giossi .
G & N Indusiries Inc.

JDG:lg
enclosure:



ESIST PLA L

_IE DOUBLE DIAMOND RANCH AND SOUTHl MEADOWS PROJECT
DECIDUOUS TREES:

Acer negundeo, Box elder

Acer ginnala, Amur maple

Acer planlanocides, Norway maple
Adilanthusallizszsima eryilirocarpa, Tree of heaven
Catalpa bignoniodos "mans", Umbreila calalpa
Catalpa speciosa, Western catalps

Celtis occidentalis, Common hackberry

Celtis riticulata, Western hackberry
Crataegus phaenopyrum, llawthorn

Elaeagnus angustifolis, Russian olive
Fraxinus awericana, While ash

Fraxinus pennsylvanica, Green ash

Mraxinus pennsylvanica, Summit grech asl
Gleditsia tviancanthos, MHoney locusi
Koelreuteria paniculata, Gelden rain

Malus species, Crabapple

Morus alba, Mulberry

Pyrus calleryana, FBradford/Aristocral pear
Quercus coccines

Quercus lobata, Valley ok

Quercus macracarpa, Bur oak

Quercus rubra; Northern red oak

Quercus shuwmardii

Robinia smbigva, Idshoensis, Idaho flowcring Tocusi
Robinia pseudoacscis, Black locusi

Sorbus, Mountain ash

Tamarix parviflora, Tamarix

SURUBS:

Acer ginnals, "Compsctum"
Acer ginpals, "Flame"
Amelanchier, species
Arctostaphylos patula

Aronia arbut, “Brilllantissima"
Artemisia arbor, Powis casile



SHRUBS CONTINUED:

Acer ginnala, Compacium

Acer pinnala, Flame
Awmelanchier, species

Arlewmisia tridentads, Big sagebrush
Arclostaphylos paiula

Aronia arbut, Hrillisnlissine
Artemisin arbor, Powis casile
Artemisia fridentada

Alriplex canescéns

Buddleia davidii, species
Dierberis, species

Caragana arborescens
Caryopleris, species
Cercocarpus, species
Chaenomeles, Flowering guince
Chamaebatiaria millefolium
Chrysothamnus nauseosus
Cornus stolonifera, Red fwmig dogwood
Coloneaster, species

Cydaonia, species

Cytisus, species

Elseagnus angusitifolia
Fuonymus alala, Burning bush
Fuonymus , Colorsia

Fallugia paradoxa

Foresliera neomexicana
Farsythia, species

Genista lydia

Holpdiscus dumosus

Juniper, species

Kolkwitzia amabilis

Lonicera, species

Perovskia, species

Potentills, species

FPrunus bessayi

Prunus cistens -

Prunus glanduloss, "Roses"
Prunus iriloba

Prunus vari

Prunus virginiana, "Chubert"
Purshia trideniaia

Rhus, species

Salix purpurea, "Nana"
Sherpherdia argentea

Spires, species
Symphoricarpos, specier
Syringa meyeri, amdu
Viburpum, speciex

Weigpela, species

Yucea filameniosa

Yucca filamenlosa, "Variegala"



EVERGREENS:

dlijes Concolar, While fir-mod

Celocedrus decurrens, Incense cedar
Cedrus stlaniic, Blue silaz cedar, species
Cedrus deodora, Deodor Cedar
Cypressus glabra, Arizona cypress
Juniper species, Juniper upright

-

Picea pungens glauca, Colorado blue spruce-mod.

Pinus aristata, Bristlecone ping

Pinus densiflors vmbracilalers, Tanyosho pine
Pinvs flexis, Limber pine

Pinus wonticols, Western while pine

Pinus wmugo mugo, Mugc pine

Pinus migra, Ausirian pine

Pinus parviflora, Japsnese white pine

Thuja, speciez

VINES:

Lonicera, species
Farthenocissus quinguefolia, Virginia crecper
Polyygonum subertii, Silver lace ving

f £

Adchillea, Yarrow

Aguilegio, Columbine

Armeria, Thrift

Asler, speocics

Ceraslivm lomentosum, Snow in summer
Chryzanthemum, Daisy

Coryopsis, vari

Digitalis, Foxglove

Echinacea, Coneflowsr

Gaillsrdis grandifiors, species
Geum =

liemerocsllis, Daylilly

Iberis zempervirens, Candytufi
Iris, species

Kniphofia wvaria, Red hot poker
Lavanduls, Lavender

Lupinus, Russell hybrids
Oenothera berlandii, Mexican evening primrose
Papaver orientale, Orienial poppy
Penslemon vairi, species
Perovskia, Russian sage

Phlox subulafs

Ranuculus, species

Rudbeckia, Dlack eyed susan
Sedum spectable & spurium
Ssniolina vari

Fat
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Porevprved waur fetter concermpg our propesad to establisl o plunt test
povicery an the Sortheas! guadeant of fhe Pogbibes amend Banel, South Meadie
bidwap et f by, ioagree the poopesal owas doof, o e was short. Thy Jdet i
pgetled aelelpocn vene entrcerns oamd o poor ovan oo euthine of Les v oplan e
gl ik prreeg,

Probe pave afpvady scouted areas ol hagls salis and bhoron wliere deverabile
nimdsy o spevies currently excit, Sold samples hsve bedn taken and sre being
feestetf wed tiniy feswes Thiy wdll B oan wpe going et of our plan. As new vaprpefiog
wd et ate neted we will strive te odd them te ane test lis.

2V megd sawples have heen taken on the ranpch 1 suspected areas (o confirm the
prerene e o ralts and horop,  We woulkl hke o have an srez of worsl case
et i Aanel an area ol averesge concentratjon o compare, Unee the areas are
codocted we will test the soil criteria os sugpested by Mr., Bill Carfos of the UNK
femppative Extenston Agened.s  go. Test voch plod for horon, sodium (S48 and
vaechonpeahle salts (E1 ) ek P oof vaeh plot talbalnaiy)., determine sodl testiurs
o vl pdat wxrngs the far awethod with sofl fextors frimngle.

Wohe el vevard prennd waler depth sontids,

FooPer o sadiern: rafes will he elheekod indtially
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B anting metheds, sl ipendwends sud Coolilises o1l be pecardeil.

0 Phants owill e ebserved gnd reced ded wontfily ssscising grovil pefes and
tderatier capalolities.
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Labrject s Szuth Mesdows Traperties
Dueat M Giosei:

1 an in receipt el your prapnsal to estaklish a plant nursery
it the Horth vast corner of tho Soulh Meedows Froperlies. The
parpnse of ke nursery would be 1o develop o list of plant species
suitable tor use in landscaping throughout the non-wetland portions
of the project. It dees appear thal Lhe nursery has the petential
< pinvide immediate and ressenably accurate datia on pland
mortal ity and hardiness.

I'ne ,-repose. is very bkriet, and waonls Lave, no deubt included
adaitiona! detalls if time were pot se shert. 1 am willing te nry
Lhise apptroach with the following additions:

i addition of evergreen trees Lo the initial plant list tor
testing:

. Foniltor Lase line conditions: soil characleristics, hydrologic
conditions (depth Lo groundwater, presence of st face waber, whtev
quality), guality of irvigation water;

e record planting methods, soils amendments or fertilizer if
used;

4. Monitor plant haxdiness, including a qualitative assesseent cf
growth rates observed, and ceonsumption of irrlgation water;

v, Urepare at least one vepor! pur growing season {er the entire
Lisi of plants for two years al @ sinimum, Honiter tree vitalily
ced A year fon Five years, modify thee plant 1ist as necessary.

Flease send a copy of the final nursery proposal for my 1iles.

Sinceraely, :
LN e
it ol
lauris B Takkle, ¢
sfupdrvising Flanner
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juesibtive Nt horan condent these grawing prrounds will nse existing sedds, will an
woeepdal b swater Souree and camplos ol oll plant paterd on the rorommended
pibend Tinte © & B Landseaping & Sarsery Jewpany with i axsistanee and adsic
CE Wi Al Catlas of the Washar Connly Fxtenssen servace and M. Een fuslaf .
ot Vgt Morfendtaral Supgdy ol fesged gl sed de, maabbain aned aaiitea fhe
fweditiing aria g for seseral goowdng aiaeanse e mall allew s b v Ty
gt s and eagpond Hi aceep labide plapt doc o wdth testoed vpeens.

Pl pdand it il e aesilelizad odiee g saiEy e ef existing deeneadde
triodseope plont wateral in oreas of iy b Boras and solt o5 eoapleted. Sl gL
il de tukien in wreds such s Rosewomd Lasos, idden Valley, and 1 emaor, Valle)
arnd Beoatndremd dn o eoaparisen Lo e Mo bedee iiondd Kanielh.

e siihmit  that this wn sl fest prosran el verifiable gronth

itk citwivis b serve paosatinfyowdl jeer bivss Ve skldng hdd p.'.‘lrll' Bt (Exbhul !

i par by e be e o bbb o plinbieg areas aadh apaparny eang bamrad s Jevvee )y

Mt poare steadly cxreeed the Boobide Bawcind Bamic o e, dpd whoald werve 1

PRRTC Y 1T RN T Y I et Faar e odvvabop Beovet flaed o memy g v Rt stcaieu b b Jareel i g
g palbtaticn in 1986,

P peeview Thie e losed sl il e,

Elerida

dulin L wiosgi
Pruesident
o8N Lnutlsceping L Narsery

JEG
TE T T



BORON RESISTANT PLANT LIST
THE DoU N (4]

RECIDUOU S TREES:

Western Nackberry, Celtis reticulsta

Common Mackberry, Cellis vecidentalis

Norihorn Red Ouok, Quercus rubra

Roxelder, Acer negundo

Tree of MHeaven, Ailanthos altissima erythrocarpa
Ilack Locusl, Rolinis pseéudoncacis

Wesiern Catalpa, Catalpa speciosa

Uwbrellu Catalpa, Catslpa bignoniodes "nana”
Idaho Flowering Locust, Robinia ambigus "[dahoensis"
Amur Mople, Acer ginnala

Russian (live, Elaeagnus angustifolia

Bur Duk, Quercils macracarpa

White Ash, Fraxinus smericana

Goldenrain, Koelreuleriu paniculata

Tamarix, Tawarix parviflora

Honey Loevust. Gledilsia frincanthes

Crobapple, Malus species

bHradford/Aristocrat Pear, Pyrus callerysno "Bradferd”
Hawilhiorn Woshingion, Crataegus phasnopyrim
Green Ash, Fraxinus pennsylvanica”

Valley Oak, Quercus lobsia

SHRUDS:

Acer ginnala, “Compactum”
Acer ginnals, "Flume"
Awmelancliier, species
Arciostaphylos patula

Aronia arbut, "Brillisntissima”
Ariemisia arbor, Powig casile
Artemizin, tridentada
Atriplex, canescens

Buddleia davidii, species
Carayana srborescens
Caryopleris, species
Cercocarpus, species
Chamaebaliaria, millefolivm
Chrysothamnus, nauseosus

CT

F=12



2 SHRUBS CONTINUED:
Coloneaster, species
Cydonia, species
Cylisus, species
Elacagnus angustifolia
Fallugia paradoxs
Faresfiera nepmexicana
Forsi-thiy, specics
Liesistla lydia
Nolodiscus dumosus
Juniper, species
Kolkwilzia amabilis
Lenicera, species
Perovskia, species
Potentilla, species
Prunus besseyi
Prunus cislena
Prunus glandulosa, "Roses"”
Prunus friloba
- Prunus virginiana, "Chuberi”
Purshia tridentala
Rhus, species
i Salix purpurea, "Nana"
Sherpherdis argentea
1 Svwphoricarpos, species
Syrings meyeri, species
Viliurnuu, specics
Wesrisli, spocivs
Vouecs filawenivsa
L | VYouvca filsmentosa, "Variegala”

i, — f———— E— A — il
i e - [l " " 5 >
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EVERGREENS:

Austrian pine, Pinus nigra

Western while pine, Pinus monticola

Mugo pine, Pinus muga mugo

Yanyvesho pine, Pinus densiflora umbracilalera
Itristlecone Pine, Pinus arislata

Limber pine. Pinus lexilis

Joupanese while pine, Pinus pasvilflora

Arizona cypress, Cypressus glabra

Incense cedar; Calocedrus, decurrens

Deodor cedar, Cedrus deodora

Blue atlss cedsr, Cedrus atlantic "species"
White fir-med, Abies concoler

Colorado blue spruce-wod, Picea pungens glauvca
Juniper upright, Juniper species

F=14
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Parks, Open Space, and Trails Program

This report has been prepared to comply with the Conditions of Approval for South
Meadows Phase I (Case No. 66-92/Files 10 and 11). Specifically, the following
conditions are relevant:

33. Within one year of City Council approval, or prior to approval of any
residential subdivision map or spedial use permil, submit an Open Space
Program identifying the affected property, proposed use and development,
trails maintenance, and city park areas.

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

This Parks, Open Space, and Trails Program has been prepared to address these
conditions. The plan was approved by Laura Tuttle, Supervising Planner of the
Community Development Department, on May 18, 1995, and by the Reno
Recreation and Parks Commission on May 24, 1995. (Refer to Attachments.) The
first revision was reviewed and approved by City staff (Community Development
and the Parks, Recreation and Community Services Departments), and incorporated
into the Design Guidelines for South Meadows PUD, Fhase II1.

Parks

In October 1993, the city staff developed a Parks and Open Space Guide. The
following excerpts are from the dity's guide

Neighborhood parks are viewed as the most important type of dity parks.
These parks are meant to serve the basic recreational needs of the population in
the surrounding neighborhood. As such the park must be centrally located
within its service area to accommodate pedestrian access. The service area
should not be divided by natural or artificial barriers, such as arterial roads,
railroads, commerdial, or industrial areas.




Neighborhood parks are encouraged adjacent to elementary and middle

schools. This combination allows joint use of fadlities, to the benefit of both the
School District and the Gty

The facilities and activities in 2 neighborhood park will depend on the family
type and needs of the residents within the service area. However, these parks
will generally consist of some combination of the following features: ballfields,
hard courts, children's play equipment, picnic facilities, and landscaped areas ...
The site selected should contain areas of relatively level terrain and stable soils.

Community parks offer 2 wide range of recreational opportunities for either the
entire park district or community. While the neighborhood park focuses on a
specific combination of activities, the community park provides both a wider
range and often a larger number of activities.

Community parks are often located adjacent to other public facilities such as
golf courses and federally-owned land. The facilities and activities provided at
community parks include those provided at neighborhood parks, plus
specalized facilities such as swimming pools, tennis complexes, nature study
areas, and large areas for community events ... The community parks may
contain areas of significant relief, floodplains, and other natural features which
should be preserved and enhanced. '

— Parks and Open Space Guide, pgs 2-3

To site the community and neighborhood parks in South Meadows Phase III, the
locational criteria listed in Table 1 from the city's Parks and Open Space Guide were
used:

Al 1 b OATES e Fopt el PAark Slie
Neig 1/2 mile radius 3,000-6,000 5-10 acxes
Community 1-2 mile radius 20,000-40,000 10-50 acres
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At build-out, South Meadows Phase 11 will have 4,554 dwelling units - 3,201 of
those units will be single-family dwellings and the remaining 1,353 units will be
multi-famnily. The city staff uses an average household size of 2.63 persons per
household for single family units and 2.01 persons per household for multi-family
dwellings. This results in a population, at build-out, of approximately 11,138
residents.

Based on the service area population presented above, there is a need for
approximately four neighborhood parks (i.e., roughly one 5-acre park per 3,000
residents) and one community park (i.e, approximately one 10-acre park per 20,000
residents), The Parks, Open Space and Trails Plan on page 4 identifies the following
park sites:

a. A 3.2-ace neighborhood park on the north side of South Meadows Parkway
adjacent to the multi-family and employment areas.

b. A 5.0-acre neighborhood park on the southeast corner of Double Diamond
Parkway and Carat Avenue.

¢ A 5.0-acre neighborhood park near the north end of Wilbur May Boulevard
adjacent to an elementary school.

d. A 5.0-acre neighborhood park near the south end of Wilbur May Boulevard
adjacent lo an elementary school.

e A 1.B-acre neighborhood park at the southeast corner of The Meadows
subdivision adjacent to an elementary school.

£ A10.0-acre community park on the comner of Wilbur May Boulevard and Carat
Avenue adjacent to the middle school

8 A 15.7-acre linear park and drainage corridor that extends from South
Meadows Parkway on the north to Wilbur May Boulevard on the south. This
linear park and drainage corridor extends through the Double Diamond
Residential Development in a north-south alignment approximately 150 -feet
wide. This park will be owned and maintained by an owner’s association, but
will be available for public use.

The developer will dedicate any neighborhood or community park at any time after
approval of this Parks, Open Space, and Trails Program, upon request by city staff,
when a park is ready to be developed subject to reimbursement by the City of Reno
from fees collected in South Meadows Phase Il from the Residential Construction

Yok, Oy Spaes, ol Tralls Progrom =
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Tax for the value of the land. South Meadows Properties Limiled Partnership or its
successor will be responsible for preparing a parcel map or final map to create the
park parcels.

South Meadows Properties Limited Partnership or its successor anticipates entering
into an agreement with the City of Reno whereby the developer constructs and is
reimbursed for all or a portion of the facilities in the neighborhood and community
parks, based on an agreed upon phasing schedule, and is reimbursed by the City of
Reno from fees collected in South Meadows Phase II from the Residential
Construction Tax for the value of the Jand. The purpose of this agreement is to
ensure that recreational facilities are developed in a time frame that coincides with
development. The facilities constructed in the South Meadows neighborhood and
community parks will be determined after a series of neighborhood meetings to
identify what the residents want. Facilifies and features typically found in a
neighborhood park include some combination of the following: ballfields, hard
courts, children's play equipment, picnic fadlities, and Jandscaped areas. The City
of Reno will be responsible for maintenance of all dedicated parks, except for
neighborhood parks smaller than 5 acres. There are two such parks in South
Meadows that will be dedicated to the City and maintained by an owner's
association (i.e,, see parks a and e on page G-3).

Multi-Purpose Trails

The Parks, Open Space, and Trails Plan on page 4 identifies where the major trails
wﬂbehumq.vmpnrposed&ﬁsmpumﬁnﬁﬂﬁtmmwmbemﬂem
|d}|mntprnperﬂesanl1mnnnh,mutl:t,ml,md?vut. Asy:iemufinlemulp:ﬂu
may also be developed, and the location will be determined by the internal street
system and/or parcelization. (Additional information pertaining to internal
pathways can be found in the Design Guidelines for the South Meadows PUD Phase
[l and the Double Diamond Ranch PUD Design Guidelines.)

Traila Along Streets - The major arterials in South Meadows are primary
boulevards that extend to other parts of the dty. The major sireets will provide an
identity for the project through the selective use of landscaping, signage, and entry
monumentation. All major streets will have pedestrian paths in a landscape
corridor.

o, Op s, e Tolls Frogran ——



Along Double R Boulevard an B-fool wide off-street, concrete or asphalt,
meandering walk/bicycle path on each side. (Refer to approved Design
Guidelines for the South Meadows PUD Phase IIl.) These improvements will
be built by the developer. Maintenance will be performed by either the South
Meadows Association, a nonprofit owners' association (currently maintaining
open space and common area in South Meadows Phases I and II), or a
successar owrers' association, pursuanl fo a common area landscaping and
trails easement for maintenance.

Along South Meadows Parkway an B-foot wide off-street, concrete or asphalt,
meandering walk/bicycle path (Refer to the Design Guidelines for South
Meadows PUD Phase II1.) From Double R Boulevard to the east side of the
elementary school, the path will be constructed on both sides of the road. East
of that point, the path will only be constructed on the south side of South
Meadows Parkway. These improvements will be built by the developer.
Maintenance will be performed by either the South Meadows Association, a
nonprofit owners' association, or a successor owners' assodiation, pursuant to a
common area landscaping and trails easement for maintenance.

Along minor arterials in the residential areas (e.g., Double Diamond Parkway),
a 5-foot wide off-street, concrete, meandering pedestrian path on both sides of
the street and a shared bicyde/travel lane on each side of the road will be
construcied. (Refer to the Double Diamond Ranch PUD Design Guidelines.)
These improvements will be built by the developer. Maintenance will be
performed by either the developer or a successor homeowners' assodation,
pursuant to a common area landscaping and trails easement for maintenance,

Along collector streets in the residential areas (e.g., Wilbur May Boulevard,
Carat Avenue), a 5-foot wide off-street, concrete, meandering pedestrian path
will be constructed on each side of the street. (Refer to the Double Diamond
Ranch PUD Design Guidelines.) These improvements will be built by the
developer. Maintenance will be performed by either the developer or a
successor homeowners' association, pursuant to a common area landscaping
and trails easement for maintenance. :



]

¢  Along collector streets in the non-residential areas, either (1) an B-fool wide,
concrete or asphalt, meandering walk/bicyde path will be construcied on one
side of the street when the individual parcel is not connected to any other paths
or (2) a 5-foot wide, concrele or asphall, meandering walk on one side of the
street. (Refer to approved Design Guidelines for the South Meadows PUD
Phase II.) Under either scenario, these improvements will be built by the
developer. Maintenance will be performed by either the South Meadows
Association or a successor owners' association, pursuant lo a common area
landscaping and trails easement for maintenance.

Trail 1o Huffaker Hills - Huffaker Park is located near the northwest comer of
South Meadows Phase 1. As part of that approval, 30 acres were dedicated to the
City of Reno for inclusion in the park. Along the north property line of Phase II, an
E-foot, asphalt, meandering trail has been constructed from Huffaker Park to Double
R Boulevard. As shown on the Parks, Open Space, and Trails Plan, this trail will be
extended to the hillside areas located on the east side of Double R Boulevard. The
exact location of trails that are not adjacent to streets has not been determined,
These trails will be 8-feet wide, constructed of asphalt, and installed by the
individual Parcel Developer prior to issuance of a certificate of occupancy. The trail
will be maintained by either the South Meadows Association or a successor owners'
association. (As shown on the map, a segment of the trail will be located on'land
that will be dedicated to the City of Reno. This trail may be constructed and
maintained by the city.)

A pedestrian path is planned between the Huffaker Hills and the neighborhood
park adjacent to the multi-family site on the north side of South Meadows Parkway.
Most of this path will follow either a collector or a local street and the resulting path
must comply with the street sections adopted in the Design Guidelines for the South
Meadows FUD Phase Il Streets with a path on one side only will have the path on
the same side of the street as the neighborhood park (i.e., west side). In locations
where the path is not along the street, it will be 8-feet wide, constructed of asphalt,
and installed by the individual Parcel Devdopagﬁormimmu!awﬁﬁmd
oCCuUpancy.

Linear Park and Drainage Comridar - A linear park and drainage corridor extends
through the Double Diamond Ranch Residential Development in a north-south

|~ — ——r— 7 —— =



alignment forming a central "spine” and organizing feature for adjacent
neighborhoods. The 150-foot corridor will feature an 8-foot wide meandering
pedestrian/bike path that will provide a safe route away from the streets for
children to walk or ride 10 the schools and parks. Landscaping within this corridor
will consist of informal massings of drought-tolerant, low-maintenance trees and
shrubs and large areas of turf, Bridges will be constructed across the low-flow
channel. (Refer to Figure 1, which is from the Double Diamond Ranch PUD Design
Guidelines.) Lotting patterns adjacent to the corridor will result in front-on or side-
on units that will provide many "eyes to the open space” and will enhance the
perception of safety. Side-on lots will have open-type fencing. Residential lotting
patterns adjacent to the corridor will be consistent with the Double Diamond Ranch
PUD Design Guidelines.

CONCEFTUAL SECTION THROUGH DRAINACE CORIDOR

Tmils along Thomas and Brown's Creeks - Thomas Creek and Whites Creek are
meandering streams that traverse South Meadows Phase M. In addition, a

meandering creek, historic Brown's Creek, will be restored. These areas provide a
substantial amount of open space adjacent to both residential and employment uses.
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These open space edges provide abundant opportunity for pedestrian and bicycle
trails, as well as for views to the open space areas and adjacent land uses.

The trail along historic Browns Creek is located within the Double Diamond Ranch
Residential Development and, therefore, the Double Diamond Ranch PUD Design
Guidelines explain how this trail will be developed. An B-foot wide asphalt,
pedestrian path within a buffer area is proposed. (Refer to Figures 2, 3 and 4, which
are from the Double Diamond Ranch PUD Design Guidelines.)Development along
Thomas Creek is controlled by the Design Guidelines for the South Meadows
Planned Unit Development Phase IT. As shown in Figure 5, an 8-foot wide asphalt
path is proposed along the north side of the Thomas Creek open space.

Pedeatrian Crossings - Three pedestrian crossings are proposed. The approximate
location of these crossings is shown on the Parks, Open Space, and Trails Plan — one
crossing of Thomas Creek is located between the multi-family residential site and
the neighborhood park, a second cossing over historic Brown’s Creek connects the
Double Diamond Ranch Residential Development with the elementary school on
South Meadows Parkway, and a third crosses the drainage corridor between the
elementary school and the adjacent residential neighborhoods. As shown in Figure

6, a low-flow structure is proposed. The structure will be constructed at the bottom
of the channel to allow flood waters to pass over the top.

Huffaker Hills

The hillsides at the north end of the project site encompass 98 acres which will be
dedicated to the City of Reno. The hillsides will be dedicated to the city
concurrently with recordation of the final plan for South Meadows Fhase III.
(Condition #61 for Case No. 66-92/File 10 and 11 states that a final plan must be
recorded within 18 months of project approval.)

Thomas, Brown's, and Whites Creeks

Thomas Creek and Whites Creek are meandering streams that traverse South
Meadows Fhase IIl. Thomas Creek, which originales in the Carson Range,
meanders through South Meadows Fhase 1 and through the northern portion of
South Meadows Phase II. Whites Creek also originates in the Carson Range.

T, Oyen Spus, o Tols Progrom »
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B mun. Ped./ Bicycle Pathway

FICIRE &
CONCEFTUAL FEDESTRIAN CROSSING

Further to the west, Whites Creek breaks into four distinct branches; however, by
the time the water has reached South Meadows, the branches are not so clearly
defined. The wetlands at the south end of the site are ceated by one of the branches
of Whites Creek. In addition lo these two streams, & meandenng creek, historic
Brown's Creek, will be restored. Brown's Creek is the historic north branch of
Whites Creek. Brown's Creek historically terminated on the Double Diamond Ranch
because all waters flowing in the creek were used for irrigation and ranching
e

These areas provide a substantial amount of open space adjacent to residential and
employment uses. The open space edges provide abundant opportunity for
pedestrian and bicycle trails, as well as for views lo the open space areas and
adjacent neighborhoods.

The flood-control channels and wetlands will be owned and maintained by the
South Meadows Association or a successor homeowners' association. Any activities
within these areas must comply with the Final Wetlands Mitigation Plan Approved
under Corps of Engineers Individual Permit under Section 404 of the Clean Water
Act (Regulatory Section Permit No. 199400487) as prepared by the Reno office of
Huffman and Associates and the Flood Control and Stormwater Master Plan, 2nd
draft dated March 9, 1995, prepared by Nimbus Engineers.
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As mentioned in the earlier discussion on trails, a path is proposed along Thomas
Creek and along historic Brown's Creek adjacen! to the large weilands complex. The
paths will be constructed outside delineated wetlands. The location of these paths is
shown on the Parks, Open Space, and Trails Plan on page 4, Specifics about the trail
system were presented earlier in this document and can also be found in the Design
Guidelines for South Meadows Planned Unit Development Phase T and the Double
Diamond Ranch PUD Design Guidelines.

Single-Family Residential Orientation lo Open Space - Many single-family
residential neighborhood will be defined by the adjacent open space. The open
space will provide scenic views and, in locations with trails and parks, interaction
with the natural environment. Four alternative lotting patterns are proposed
adjacent to the open space. Any of these or similar alternatives may be used in the
design of individual neighborhoods.

1. Residential loop system which allows for visual and/or physical access to
open space. Residences at the end of the loop front toward open space lo
provide residents with a direct view of the open'space. (Refer to Figure 7 from
the Double Diamond Ranch PUD Design Guidelines.) In locations with a trail,
this alternative creates interest by providing views of the fronts of adjacent
residences. Also, the perception of security is enhanced by orienting the
residences toward the open space.

2. Cul-de-sacs abutting open space, thereby, providing direct visual and/or
Ph]l"licﬂ-. access. (Refer to Figure 8 from the Double Diamond Ranch PUD
Design Guidelines.) This alternative allows for visual monitoring of the trail
and atiractive open space views for adjacent residents. Periodic views into the
adjacent streets will provide for breaks in the monotony of side and rear yard

fencing.

3. Residences front onto'open space adjacent to a single-loaded residential street.
(Refer to Figure 9 from the Double Diamond Ranch PUD Design Guidelines.)
This allows for direct visual monitoring of the open space by adjacent
residences, Convenient access should be provided by allowing perpendicular
streets 10 “tee” into the single-loaded sireet every 600 to 1000 feet, or through
the provision of a pedestrian access corridor between residential lots.

Ferls, Open Spuay, ad Treils Progrem [e5 L)




LOOFP STREET ADJACENT TO OPEN SPACE

4. Residences back onto open space. (Refer to Figure 10 from the Double
Diamond Ranch PUD Design Guidelines.) This alternative is aesthetically the
least desirable because it diminishes the "eyes to the open space,' however,
views and surveillance of the open space may be enhanced through the use of
open-type fendng, such as wrought iron, rather than solid fencing.

Two types of perimeter fencing will be allowed. One type is a solid fence which is
provided where privacy or noise attenuation may be necessary (e.g., near arterials
and schools). The other type of perimeter fencing is open fendng, which is provided
where views oul to the open space are necessary.

Solid perimeter fences will be approximately 6' in height, constructed of wood or
masonry, and painted a neutral color. Open fences are located adjacent to the open
space areas and the drainage corridor/pedestrianway. The height of these fences
will vary between 36" and &' and will consist of black-painted wrought iron. Split-
rail fencing may also be used in some locations (e.g., between wetlands and parks).
Split-rail fencing will be 3' tall.

Multi-Family Residential Orientation to Open Space - Both multi-family
neighborhoods are adjacent to open space. Residents will not only have a view of

the open space but will also have access to the trail system and to a neighborhood
park.

Multi-family development adjacent to the open space or park must be sensitive to
the relationship they create with these important community open spaces. Multi-
family development will be required to comply with the following guidelines:

mmﬂ'ﬁﬁ' =T}
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Loading areas, equipmen| areas, and other similar uses shall be screened
from public view.

Views of refuse collection areas shall be soeened.
To the extent passible, views of parking areas shall be screened.

Buildings will be arranged 1o enhance pedestrian spaces. Building forms
should be varied to create a desirable architectural appearance from open
Space areas,

View "windows" will be provided to create views of the open space.

Landscaping will be used to soften the view of the buildings from the open
Space areas.

Walls, fences, and/or landscaping may be appropriate to limit potential
conflicts between these uses. Two types of perimeter fencing will be
allowed. One type is a solid fence which is provided where privacy or noise
attenuation may be necessary (e.g., near arlerials). The other type of
perimeter fencing is open fencing, which is provided where views out to the
open space are necessary. Solid perimeter fences will be approximately &' in
height, construcled of wood or masonry, and painted a neutral color. Open
fences are located adjacent to the open space area. The height of these fences
will vary between 36" and 6' and will consist of black-painted wrought iron.
Split-rail fencing may also be used in some locations (e.g., between wetlands
and parks).

Non-Residential Orieplation to Open Space - Much of the employment and
commercial area is bounded by open space. How development on these sites

interacts with the open space will be very important Non-residential development
will be required to comply with the following guidelines:

Loading areas, equipmen| areas, and other similar uses shall be screened
fram public view.

Pk, Upen Spac, and Trmls Frogrem [+5 3
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. Views of refuse collection areas shall be screened.
. To the extent possible, views of parking areas shall be screened.

. Buildings will be arranged to enhance pedestrian spaces. Building forms
should be varied 1o create a desirable architectural appearance from open
Space areas.

. View "windows" will be provided to create views of the open space.

. ‘Lmdscapingwillbeusedtumftentheviewu{mebuﬂdingsimmmmpm
Space areas.

* Walls, fences, and/or landscaping may be appropriate to limit potential
conflicts between these uses. As discussed in the Design Guidelines for
South Meadows Phase I, low fences between wetlands and private parcels
will be split-rail. Solid-view screening walls may be used in some locations
where noise attenuation or privacy is necessary. Walls will also screen
service areas and trash enclosures. Integral color blocks consistent with the
building material will be used with a split-face texture. An accent band of an
oversized block will be added for horizontal pattern.

Eﬂhmmlﬂﬂhinﬁ:mndwmmm-ﬁnymhmmﬂ

within these areas must be consistent with the Final Wetland Mitigation Plan
Approved under Corps of Engineers Individual Permit under Section 404 of the
Clean Water Act (Regulatory Section Permit No. 199400487) as prepared by the Reno
office of Huffman and Associates and the Flood Control and Stormwater Master
Plan, 2™ draft dated March 9, 1995, prepared by Nimbus Engineers.
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PURPOSE

The purpose of this Addendum is lo compliment the existing Design Guidelines for
South Meadows Planned Unit Development Phase lll (“Guidelines") and address the
uniqgue and specific constrainls and aclivities which occur in warehouse and
distribution facilities. The purpose of this Addendum is 1o both reinforce the goals and
philosophy ol the Design Guidelines while, where appropriate, modity them 1o
accommodale specific condilions.  Specific issues regarding sile planning,
landscaping, and archilectural style are addressed herein. Where silent, the master
Design Guidelines shall prevail.

SITE PLANNING STANDARDS

Site Planning

Truck docks may either face the siresl, side, or rear yard areas. Additional butfering
shall be provided where truck loading and dock doors lace the sireel. BuHering may
take the form of increased landscape density and mounding of landscape areas, low
screen walls, or other means whose ultimate eflect is the interruption of the long
continuous rew of dock doors.

Truck trailer parking or exterior siorage aresas shall be ireated in similar tashion,
Adequate clearance and maneuvering room shall be pravided on-site for all truck
deliveries. No parking for automobile vehicles, fruck tractors, or truck trailers shall be
permitied on any street, drive, or public conveyance.

Site Coverage

As permitted in the Guidelines,

Supplemental Design Guidelines for Warehouse and Distribution Facifiles
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Bullding Sgusre Footege

Bulkdings may be consiucied ol any size of conliguralion es parmitied by the Unitorm
Building Code and pther adopled codes and ordinances,

Bullding Height

No building shall exceed 45 leel in height as measured from fioor slab to botiom el
rapf siructure. No adjacent out building or structure shall excesd the overall helght of
the mein building structura. A vanance 1o exooed main buliding or cul buikding heighl

limitation may be oblained by seeking specific approval from the Master Developer
and through Ihe Ciy of Reno’s vaniance plocess.

Reinwater Dralinage

Guners and downspouls shell be vsed o capise roo! rainwater and transmht 1o
collection points. Gutters and downspouls where exposed shall be efther painted 1o
malch adjacan! building surfaces or (reated as architectursl detall and lsalures.

LANDSCAPE STANDARDS

Land Planning

All she arers nol coversd by buildings, paving or other Improvements shall be
lendecaped. Landscaping shall be prioMizad frst 10 areas contiguous with tha siresl,
second o areas which Imerface with pedestians (ofhoe enides), and lastly in dock
ereas and rear ysrds. Landscaping end walkways shall be designed 1o ImMegmate with
the pverall plan of the South Meadows PUD, minimum landscape requiements shall
ba as per the Cily ol Reno adopled codes end ordinances

Supplemanial Degign Guidenas for Warshouse and Distribution Facilter
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Signs
All signage shall conform 1o the reguirements siated in the Guidelines.
ARCHITECTURAL STANDARDS

In addition to the purpose of architeciural standards stated in the Guidelines, it must be
noled thal warehouse and distribution facilities present a unique challenge to the
archilect or building designer. The very nature of the use of these lacilities demands
large struciures that are as open as possible so as not to inhibit the free flow of goods
within them. Large open floors withoul obstruclions or intrusions lend themselves 1o
the most efficient operations. These facilities require security for goods stored,
minimal amounts of ollice spaces and thus discourages large guaniilies of glass.
Glass, where used, shall be concentrated in office areas.

Architectural Styles

Though no one architectural style is required, all buildings should have a
contemporary appearance. The use of Greek, talian, Mediterranean, or other themes
Is discouraged. Where more than one structure is buill in a complex or unit, all shall
have a similar style or theme. Archileclural style should be simple with careful
atiention given to concentrate details and fenestration along strest elevations and at
building entries.

Materiais

The use of precast concrete, cast-in-place concrete or concrete lit-up is encouraged,
Masonry and/or concrete block is acceptable. Metal, where used as an accent or
architectural feature on a building, is acceplable. No metal buildings will be parmitted.

Supplemenial Desipn Guidelnes for Warehouse and Distribution Facitlies
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Glass 81 amnos and windows shall bi: blue or grean with silver accents gs required in
tha PUD.

Building Massing

The function 8nd use ol warshouse and distribision bulidings by Ihelr very nature
requires long rectangular bulldings. Buliaing mass shall be broken up by the creative
design ol emnas and 1he use ol color, 1exiure, reveals, and landscaping.

Aopfiop Screening

Roof-moumed equipmenl shall be screened hom adjecenl pubbc sireels with
architecturally imegraled screens Screening may be either integral to the building
struciure ov Bdded, Ireestanding elements. Hool parapeis may be coplinuous, stepped
or vaned In height or omined whare ropl screening ls not required

Suppismeninl Design Guidehnes for Wamnhouse and Olaribulion Faci s
H4
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WHEN RECORDED, RETURN TO:;

Aparument Investments 1, LLC
9585 Prototype Court, Suite A
Reno, Nevada 8952

ADVERSE IMPACTS EASEMENT
AND NEGATIVE COVENANTS

This Adverse Impacts Easement And Negative Covenants (“Easement”) is executed by
APARTMENT INVESTMENTS 1, LLC, & Nevada limited liability company (“Grantor™,
granting easements to and crealing covenants for all owners (“Grantees™) of the real property
described on Exhibit “B" sitached hereto (the Benefinted Parcels™),

1. GENERAL

1.1 Grantor owns certain real property in the City of Reno, Washoe Coumty, Nevada,
more particularly described on Exhibit “A™ (the “Burdened Parcels™), which has allowed uses for
multi-family residential (apartments).

1.2 The Burdened Parcels and the Benefitted Parcels are all & pan of the South
Meadows Planned Unit Development, City of Reno Case No. 66-92, (the *PUD"),

1.3 This instrument grants easements and imposes negative covenants in favor of
Grantees, who are the owners of the Benefitted Parcels, due to the fact the Benefitted Parcels
have zoning and allowed uses under the PUD for a broad range of commercial, industrial,
warchousing and office uses, which may disturb residents on the Burdened Parcels by producing
truck trafTic noise, offensive odors, loading and unloading activily, 24-hour operation, dust, light,
view impairment, and other adverse impacts ("Adverse Impacts”) on the Burdened Parcels,
Adverse Impacts may be alleged by residents on the Burdened Parcels in the future to constitute
a nuisance and otherwise impair the use and enjoyment of the Burdened Parcels or portions
thereof The term “Adverse Impacts” is intended to be construed liberally to include all adverse
consequences of any allowed uses on any Benefitted Parcels under the PUD which adversely
cffect use and enjoyment on the Burdened Parcels of Grantor or its licensees, invitees, tenants,
successors and assigns relating 1o the Burdened Parcels or residents on the Burdened Parcels.

2. EASEMENT/NEGATIVE COVENANTS.
2.1  Grantor grants nonexclusive easements on the Burdened Parcels to Granlees 1o

create Adverse Impacts. The grant of easement contained herein shall also be 2 grant of negative
covenants.

2.2 This easement and negative covenants shall be perpetual and shall inure to the
benefit of Grantees, and its successors and assigns.

I-1



2.3 Al remal agreements with apariment lenants on the Burdened Parcels shall
contain the following provisions in bold, capitalized type:

TENANT ACKNOWLEDGES THAT THE PROJECT IS SURROUNDED
BY PROPERTIES IN THE SOUTH MEADOWS BUSINESS CENTER
ZONED FOR LIGHT INDUSTRIAL, WAREHOUSING AND
DISTRIBUTION, MANUFACTURING, OFFICE AND OTHER
NONRESIDENTIAL USES, WHICH USES WILL GENERATE ADVERSE
IMPACTS FOR RESIDENTS, INCLUDING WITHOUT LIMITATION
EXCESSIVE NOISE, LOADING AND UNLOADING ACT IVITY, DUST,
VIEW IMPAIRMENT, BRIGHT NIGHT LIGHTING, 24-HOUR
OPERATION, HEAVY CAR AND TRUCK TRAFFIC AND OBNOXIOUS
ODORS. TENANT ACKNOWLEDGES FURTHER THAT EXISTING
NONRESIDENTIAL USES MAY CHANGE OR INTENSIFY, CAUSING
NEW OR ADDITIONAL ADVERSE IMPACTS AS DESCRIBED ABOVE.
THESE ADVERSE IMPACTS ARE ALLOWED AND APPROPRIATE
USES UNDER THE ZONING IN SOUTH MEADOWS BUSINESS
CENTER. TENANT HEREBY AGREES TENANT SHALL NOT
COMPLAIN NOR BRING ANY CLAIMS AGAINST LANDLORD OR
ANY OWNER OF NONRESIDENTIAL PROPERTY IN THE SOUTH

ANNOY, HARM OR CAUSE DAMAGE TO TENANT, TENANT WAIVES
ALL SUCH CLAIMS. ALL OWNERS OF ADJACENT OR ABUTTING
REAL PROPERTIES TO THE PROJECT ARE HEREBY MADE THIRD
FARTY BENEFICIARIES TO THE FROVISIONS OF THIS
PARAGRAPH.

3 COVENA RUN WITH THE LAND, The provisions hereof shall be covenants
and burdens on the Burdened Parcels {or the benefil of the Benefitted Parcels. which shall rin
with Lhe land. To the extens these restrictive covenants cannot be enforced as covenants running
with the land or for any other reason, the parties agree that the restriclions hersin shall be
enforceable as equitable servitudes.

+  SUCCESSORS AND ASSIGNS. The provisions hereof shall b binding upon any party

h-mring any interest in all or any portion of the Burdened Parcels, iis heirs, personal

representatives, successors, assigns, lessees, sublessees; as well as tenants, occupants,
employees, contractors, agents, invitees and licensees.

5. TIME. Time is of the essence.

6. MODIFICATION AND TERMINATION. This Easement may not be modified in any
respect whatsoever or tenminated, in whole or in pan, except with the written consent of the
Grantor and Grantees, which consent mus! be recorded in the office of the Recorder of Washoe
County 1o be effective.

I-2



7. WAIVER. The failure 1o insist upon strici performance of any of the other terms and
conditions contained herein shall not be deemned g waiver of any rights or remedics, and shall not

be deemed a waiver of any subsequent breach or defaull in the performance, or other terms and
conditions contained herein,

8. ATTORNEY'S FEES. In the event & party iniliales or defends any legal action or
proceeding to enforee or interpret any of the terms of this Easement, the prevailing party in any
sach action ur proceeding shall be entitled 10 recover from the losing party in any such action or
proceeding its reasonable costs and sttorney's fees (including its reasonable cosis and allomey's
fees on any appeal). For the purpose of this Agrecment, the “prevailing pany” means the pany
that prevails (whether affimmatively or by nieans of & successful defense) with respect 1o the
claims having |he greaest value or imporance as reasonably determined by the couri wilh
jurisdiclion over the marter.

9. SEVERABILITY. If any 1erm or provision of this Easement or the application of il 10
any person or circumstance shall 1o any extent be invalid or unenforceable, the remainder of this
Easernent or the application of such lerm o1 provision ta persons or circumstances, other than
those as to which it is invalid or unenforceable, shall not be affected thereby, and each term and
provision of this Easement shall be valid and shall be enforced to the extens permitted by [aw.

10. CAPTIONS AND HEADINGS. The caplions and headings in this Easement are for
reference only and shall not be deemed 10 define or limit the scope or inlent of any of the (erms,

Easements, conditions or apreements contained herein.

Il.  CONSTRUCTION. In construing the provisions of this Easement and whenever the
conlext so requires, the use of a gender shall include all other genders, the use of the singular
shall include the plural, and the use of the plural shall inchude the singular.

12. RECORDATION. This Agreement shall be recorded ggainst the Burdened Parcels in
the office of the Washoe County Recorder.

DATED this ____ dayof , 2003

AFPARTMENT INVESTMENTS I, LLC,
& Nevada limited liability company

By

ROBERT M. SADER, Manager



STATE OF NEVADA )

) 55
COUNTY OF WASHOE )

This insirument was acknowledged before me on

, 2003 by

ROBERT M. SADER as Manager of APARTMENT INVESTMENTS I, LLC, a Nevada limited

liability company.

NOTARY:



__
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NOTE ON EXHIBIT “A"

Prior 10 recording of the easement, the legal descriptions for
Assessor's Parcel Numbers 160-620-06 and 160-620-08 shall be
allached as Exhibit "A".

See attached APN map
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NOTE ON EXHIBIT “B"

Prior to recarding of the easement, legal descriptions of the
following Assessor's Parcel Numbers shall be attached as
Exhibit "B*"

APN: 160-620-07
160-620-02
160-620-03
160-620-04
160-620-09

See atiached APN map
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WASHOE COUNTY
RECORDER

OFFICE OF THE RECORDER 1001 E. NINTH STREET
KATHRYN L. BURKE, RECORDER POST OFFICE BOX 11130
RENO, NEVADA §9520-0027
PHONE (775) 128-3661
FAX (773)315-8010

LEGIBILITY NOTICE

The Washoe County Recorder's Office has determined that the attached document may not be
suitable for recording by the method used by the Recorder to preserve the Recorder's records.
The customer was advised that copies reproduced from the recorded document would not be
legible. However, the customer demanded that the document be recorded without delay as the
panties rights may be adversely affected because of a delay in recording, Therefore, pursuant
to NRS 247,120 (3), the County Recorder accepted the document conditionally, based on the
undersigned's representation (1) that a suitable copy will be submitted at a later date (2) it is
impossible or impracticable to submit & more suitsble copy.

By my signing below, | acknowledge that | have been advised thmt once the document has been
microfilmed it may not reproduce a legible copy,

~oun ! 5[ ujos

Signature Date

—
fﬂi”ﬂ.; ﬂ [
Printed Wame
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BOULEVARD SOUTH

Chapter 1 - Introduction
Project Location

Boulevard South, or Planning Unit K-1, consists of 16.2+ acres. Primary access to the project is from
Double R Boulevard, north of the intersection with South Meadows Parkway. Figure 1-1 (below) depicts
the project location, while Figure 1-2 (following page) depicts the project site plan, including access
points, Figure 1-3, page 1-3, depicts the phasing by block.

Subject Property

1-1
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. EX.APARTMENT

Figure 1-2- Site Plan

1-2
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Figure 1-3- Project Block Phasing
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BOULEVARD BOUTH

Definitions

There are a vanety of words and phrases that are used commonly throvghout this Supplemental Design
Standards Handbook for Boulevard South. The following is a brief list defining the terms that are used
throughout this document:

L

5.

9.

Administrator: - “Adminisirator” shall mean the City of Reno Community Development
Director or histher lawfully designated representative.

Architect. - “Aschitect” shall mean the design individual or firm contracted by the Master
Developer to design the buildings to be constructed by the Developer, tenant, or user, and who is
registered to practice architectore in the State of Nevada,

City: - “City" shall mean The City of Reno, Nevads.
Code: - “Code" shall refer to Title 18 of the City of Reno Municipal Code, 5s amended.

Conformance: Any building or structure erccted, placed, established, relocated, created or
maintained in the Boulevard South development shall conform (o all standards, procedures, and
all other requirements of Appendix J of the South Meadows Phase 3 PUD and where silent the
applicable section of Code, as amended, shall prevail.

Design Standards: - “Design Standards” shall refer to the contents of this Appendia J and amy
subsequent revisions spproved by the City of Reno,

Master Developer: - “Master Developer” shall mean Boulevard South, LLC its subsidiaries or
subsequent owners, of all or pant of thi# project contained in Planning Unit K-1 collectively
referred to as “Master Developer.”

Residential Use: - Residential uses within Planning Unit K-1 include attached condominiums,
town homes, lofts, Senior Housing, live-work and other similar for sale dwelling units,

Senior Housing: - Senior Housing includes for lease Independent Living, Assisted Living,
Respite Care, and Memory Care (Alzheimer/Dementia). * If the senior project is built then it
must conform to the standards in Appendix J-1.




BOULEVARD SOUTH

Chapter 2 - Development Standards

The Boulevard South project emphasizes development through specific design standards. Although the
handbook provides for opfions, there is little flexibility in terms of archilectural quality, required
landscaping, streetscape treatments, elc.

The Design Standards promote compatibility with adjacent uses, ensure that the development relales
properly 1o the surrounding environment, provide for proper arrangement of buildings, ensure adequate
parking will be provided, create aesthetic appesl, and provide for project amenities.

Standards Not Addressed

Any design standards not epecifically addressed in this handbook, shall be subject 1o the requiternents set
forth m the City of Reno Municipal Code Title 18 Annexation and Land Development as amended in
effect at the time & tentative map or building permil is processed.

Land Uses
Project Vision:

The Boulevard South’s PUD purpose is to provide high density housing offering ownership and leasing
opportunities, a non-gaming hotel, firsi-class office space, reiail and entertsinment artractions, public
open space, and & variety of resident amenities. The project will be unified through the nse of a consistent
design theme of contemporary architecture, materials, and complementary color schemes, Suppon and
lakefront retail, dining and professional office opportunities will ulso be accommodated in the plan to
promote & walkable neighborhood, provide convenience 1o residents, and serve the area as a whole.

The residential component of Boulevard South sllows both “for sale” and “for lease” products with the
target market of young professionals, retirees and baby boomers, A master sel of CC&R's will be
established for the entire project area to ensure the enforcement of these design standards including the
establishment of an Architecture Review Commuttee. Supplemental CC&R's will be recorded as each
phase is approved to provide an owners association (o ensure the enforcement of these design standards
within each phase. Boulevard South will utilize Low Lmpact Development techniques (LID) and will be
LEED Certified to 2 minimum of silver standard,

The residential wmt types may vary depending on market conditions and will conmist of high rise
condominiom towers, mid-rise loft towers, low nise condomininms, live-work loft units and semjor
housing.
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Allowed Uses:
The following list identifies uses that are specially allowed within Boulevard South,
Allowed uses:

All residentinl uses as defined on page 14 in this Appendix J.

Senior Housing uses as defined on page 14 in this Appendix J.

Non Gaming Hotel nses,

All retail and office uses contained in Code unless specifically prohibited under “Prohibited Uses”™.

All other non-residential uses allowed within the South Meadows PUD unless specially prohibited under
“Prohibited Uses™ in this Appendix J.

Prohibited Uses:

The following list identifies specific uses that would otherwise be allowed within the South Meadows
PUD but &re not allowed within Boulevard South,

Prohibited uses:

Amusement parls

Amnimal kennels

Animal and animal byproduct processing

Automobile repair

Automobile, mobile home, RV sales, truck, trailer and other motor vehicle sales
Boarding houses

Bus or other trensporiation terminals

Business schools, vocationsl, or rade schools

Car washes

Chemical processing and/or manufacturing

Churches

Collection stations

Drive through facilitics except those associsted with financial institutions
Funeral parlors

Gaming, restricted snd non restricted

Hospitals

Indoor mancfacturing, processing, assembly, and fabrication businesses
Laborntories

Maintenance, repair, and renovation businesses

Manufacturing, processing, wholesaling, distributing, or storage activities which produce, transport, or
store hazardous waste

Open parking lot

Outdoor storage

Outdecor manufacturing, processing, assembly and fabrication businesses
Overhead power lines carrying mare than 25kv

Pawn shops

Plant nursery

Power substations and other public facilities

2-2



BOULEVARD SOUTH

Recording studios

Recreational vehicle parks

Retail putlets incidental to manufacruring or wholesaling
Rifle mnges

Satellite or microwave slations

Schools end collepes

Septic tank services

Service stetions

Tattoo parlors

Taxidermists

Transmiszion towers

Truck, bus, or iransportetion terminals
‘Warehousing and/or distribution businesses
Wholesale busimesses

Subsequent Review!:

Boulevard South is envisioned to be constructed in 9 phases. (see Table 2-1 on the following page)
beginning near the north end of the site. Each individual phase will require the approval of a Tentative
Subdivision Map by the Reno Planning Commission with subsequent final maps 10 be approved by the
City of Reno. As portions of Boulevard South are submitted for building permits, City of Reno
Community Development Department stnff shall evaluate the projects for conformance with this adopted
sel of design standards and any conditions placed on the lentative maps (as applicable). If the proposal is
determined by Swff to be in substantial conformance with the design standards and conditions contained
mn this Appendix J then no further Site Plan Review, Planning Commission, or City Council actions shall
be required and a building permit shall be issued.

Use Restrictions

1. The maximum number of residential dwelling units within Boulevard South shall not exceed
1,726 units.

2. The total square feel of, commercial, hotel, or office may fluctuate a5 the project progresses from
phase to phase. However, nt no time shall am and pm pesks, or average daily trips (ADT),
exceed the trip generstion as approved in the July 2007 traffic study.

Special Use Permits
Only the uses listed below will require approval of a special use permat.

Pool and billiard parlors
Non-residential uses operating between the hours of 12 midnight and 6 am
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Unit Count and Project Phasing

Boulevard South will consist of a maximum of 1,726 residential units and will be built in 9 phases (see
Table 2-1 and figure 2-1 below). Phases, Components and Building Heights may vary depending on
market conditions. Individual Building Heights as shown in Table 2-1 below shall not be increased by
more than 9.99%, except that building heights in phases VIII and IX shall be limited to 220 feet and 150
feet respectively. No increase in height above 360 feet shall be allowed for any building, Each phase will
require a tentative map to be approved by the City of Reno.

Table 2-1 = Phasing Plan

Phases Components Building
Heights
Phase I 12 story building at main entrance and Double R 150 Ft.
Phase I 15 story lofl building at northwest corner 180 Ft.
Phase IIl | 15 story condo building immediately east of Phase 11 180 Ft.
Phase IV | 20 story tower at northeast property cormner 240 Ft,
Phase V| 25 story tower immediately south of Phase TV 300 Fr.
Phase VI | 30 story tower immediately south of Phase V 360 Ft.
Phase VII | 20 story tower immediately south of Phase VI 240 Ft.
Phase VIII | 18 story eondo building immediately south of Phase VII | 220 Ft.
Phase IX | 12 story building immediately south of Phase VIII 150 FL

Figure 2-1- Site Plan
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Mass Grading

Mass grading of the site may occur but must be associated with an approved final map, I the site is mass
graded, \emporary perimeter landscaping consisting of turf, trees and shrubs shall be planted, Any grading
m areze not included in the phase under construction will either be seeded with turf or treated with s
Washoe Coumty District Health Department approved dust palliative with perimeter fencing in order to
ensure that blowing dust does not oceur. Perimeter landscaping work shall begin at the carliest possible
date that does nol cause conflicts with on site and off site construction. Completion of perimeter
Jandscaping shall not be required at locations subject to disturbance from o subsequent project phase. The
extent and Jocation of perimeter landscaping shall be determined with the associated lentative map or
building permit plans.

Project Build Oot (Estimuted)

Subject to marke! condilions, the estimated time to begin construction for Boulevard South is Jate 2008, It
i estimated the project will have a 15 year build-out.

Site Planning

Setbachs:

The standsrds included in this Appendix J are intended to complement adjacent developments, as well as
promote & uniform landscaped streetscape along Double R Boulevard. The standards outlined below will
provide flexibility in locating buildings and ensure & varied appearance. (See pages 2-32 thru 2-40 for
sections).

Table -2 — Perimeter I!uﬂdhg Setback

Location Requirement  |Section
Morth Property Line 35 Feat E-E
Double R Boulevard Frontage 20 Feet A=A
Southwest Property Line 30 Feet

East Property Line - Adjacent 1o Apentments 39 Feer F-F
East Property Line - Lakefront - N 1505 150° of Block D & C 0 Feet G-G*
East Property Line - Lakefront - Block C & E ** 63 Feet c-C
East Property Line - Lakefront - Block D 40 Feet H-H

*Prior to any epproval to relocste the |2kefront path, a public use easement shall be granted to ensure that

public access lo the path around the lake s provided in perpetuity. The zero foot setback shall be
restricted to the construction of a lakefront restaurant. All other uses shall utilize section C-C or H-H as

applicable.
** A 63 petback for Block E if senior project is not built,

Building sefbacks from internal property lines may be zero. There shall be 8 minimum 10 foot wide
sidewalk and landscape buffer around the perimeter of each building, unless otherwise modified by the
Sections discussed on pg 2-8 and as depicted by figures 2-17 thru 2-22.6.5.

All parking structures below grede may have a zero setback 10 the property line. See figure 2-18, page
2'334-
Mo shadowing shall be allowed on any residential buildings surrounding the project site between the
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hours of 10:008m-2:00 pm on December 21%.
Building Height

The maximum building height within the Boulevard South project boundary shall be 360 feet. The height
shall be measured from an average of the finished grade surrounding the building, not counting below-
grade entry points, to the highest point of the roof. The overall height of the tallest building cannot exceed
# maximum of 4,832 fi. sbove mean sca level. No more than one tower building will be allowed st the
maximum height of 360 feet as shown in Figure 2-5 on page 2-14.

Parking:

Parking shall be provided in accordance with city wide requirements for each use consistent with 18,12-8:
as amended. Guest parking will be provided at s rate of 1 space for every 10 residential unils.

Required parking will be determined with the essocisted tentative map. The master developer may
requesf the sdminisirator to reduce the parking requirement below the minimum citywide requirements by
submitting en updated parking study in sccordance with code (18.12.1102) as emended substantiating @
reduction.

All commercial and residentiel parking arcas will be clearly designated with appropriate signage. Parking
methods such as tandem parking (residentizl only) and elevated parking lifts may be used and counted as
one space.

Parking lot design (i.e. drivewsys, access, paving, etc.) shall conform to the design requirements of the
Renp Municipal Code, Section 18.12.1104, as amended,

At [ull project build-out, parking will be located within a parking structure except for limited commercial
and guest surface parking areas, as designated on the streels or in guesi lofs which will be determined
with each associated tentative map or building permit. Temporary surface parking snd parking lots must
be designated as such on ench teniative map and are allowed. At full project build out they shall be
elimimnated.

Temporary parking shall not exceed 25% of the required parking for any building, Temporary surface
parking lots for a specific building shall be removed after 3 years; with the possibility of one, two year
time extension as epproved via the special use permit process. Temporary parking lots shall be identified
on each tentative map and landscaped in accordance with code. Temporary surface parking lots shall be
constructed a minimum of 100 feet from the edge of the lake.

Pedestrian Walking Path Around Lake

The lakeside pedestrisn walking path may be relocated within the project provided that it is connected (o
the north and south trails as shown below. (See figure 2-1.5 on the nexi page). The path shall provide a
continuous connection around the Jake even during construction/relocation. The path shall be 8’ wide and
the materials used to surface the relocated path shall be consisteni with the existing path. Lighting for
gecurity shall be provided. If the lakefront restaurant is constructed then an sdditional 8 f wide
unobstructed public use easement through or adjacent 1o the east side of the restaurant adjacent to the
lake, shall be provided.

2-6



BOULEVARD SOUTH

e e ri—!"“""-‘"""ﬂ'\""ﬂ:-l-i
e Fmii

Figure
1-1.5 — Pedestrian Trail Map

Site Coverage

See Table 2-3 below for the totsl site coverage within Boulevard South, With the submitial of esch
tentative map, the actual site coverage by category may vary except that the total Plazs Ares und

Landscape Area shall not be less than 40%. No more than 25% of the total plaza areas will be used for
mechanical and maintenance purposes.

The Plaza Areas will be located over the parking structures and will include landscape featores to enhance
the project such as pools and spas, fountains and other landscape and hardscepe features. Landscape
Areas will include all landscape areas, paths and walkways. The Building site coverage aren includes
only the roof area above the parking structure. (See Figure 2-2 below).

Table 2-3 — Total Site Coverage

BlockA | BlockB | BlockC | BlockD | BlaekE | Toml
Area (Over
Parking Strurture) 15% 32% 28% 3% 10% 22%
Landscepe Arca 2% 18% 3% 24% 16% 35%
Strests 2% 18% 13% il% 19% 19%
Buildings 32% 2% 17% 21% 2% 24%
Total Site Coverage 100% 100% 100% 100% 160% 100%
B
% AFl

O e g e e S P S T

Figure 2-2- Site Plan
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All common areas within Boulevard South shall be privately owned and maintained by the associstion
The public may use any pant of the common aress provided they are used in conjunction with (he
commercial uses.

Access and Circulation

Access and circulation standards developed for Boulevard Sonth promote safe and efficient vehicular and
pedestrian sccess 10 and from and within the project (see Figure 1.2, page 1-2 and Figures 2-17 through
2-22.6.5, pages 2-32 through 2-40. Street Cross Sections A-A, B-B, C-C, D-D, E-E, F-F, G-G, and H-H
(pages 2-32 through 2-40) provide for street, sidewalk and landscape widths and sefbacks within
Boulevard South. The widihs and setbacks may change o final design; however, there shall be &
minimum 10fi, wide sidewalk and landscape buffer around the perimeter of each building with (he
exception of section G-G ond o minimum of 20fi. building setback along Double R Boulevard (see
setbacks provision).

Section A-A depicts the street section along Double R Boulevard, A 20ft setback slong Double R
Boulevard will have an Bft sidewalk on center with # 641 landscape buffer on each side,

Section B-B depicts the street cross section of the road between Block C and Block E. There is a 1501
landscape buffer from each building with a 24t typical driveway.

Section C-C depicts the sireet section along the northwest and southwest quadrant of the lake (Block C
and E). There is a 10ft landscape buffer (inclodes 5' sidewsll/ 5' landscape) from the building, a 241t
typical drivewsy, a 5ft landscape area, 8 5ft walkway, with additional landscaping to the lake.

Section D-D depicts the street cross section elong the main entry of the project area. There is a 15f
Iandscape buffer from each building with a 24ft rypical driveway.

Section E-E depicts the minimum typical strect cross section not otherwise shown above. There is & 10A
landscape buffer (includes 5" sidewalk/ 5' landscape.) with a 241t typical driveway and & minimum of 17t
landscape area.

Section F-F depicts the minimum typical street cross section adjacent 1o the Vinlage apartments. There is
a 10f landseape buffer (includes 5' sidewalk/ 5' landscape) with a 24ft typical driveway and a minimum
of & 5f1 landscape buffer,

Section G-G depicts the minimum typical street cross section within the N 150'/S 150" of blocks Cand D
adjscent to the lake. From the property line (which is in the lake), there is a zero setback from the
building. The zero foot setback shall be restricted to construction of a lakefront restaurant, All other uses
shall utlize the C-C or H-H sections as applicable per Table 2-2 on page 2-5 and figures 2-17 thru 2-
22.6.5.

Section H-H depicts the minimum typical street cross sections along the east property line of Block D.
From the property line (which is in the lake), there is 8 40° setback from the building. Additional
landscape buffers will be determined upon final design of the building and landscape plan but typically &
5" minimum. There is & 20" driveway, then & 12°-18' terrace buffer to the building.
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The above street sections provide safe pedestrian connections between uses through internal paths and
walks that are integrated inio the development. Emergency vehicle access to all portions of the site shall
be provided to each phase of the project. Any existing emergency vehicle access points on adjoining sites
will be maintsined. Genersl access and circulation poals include: the provision of safe, attractive, and
logical connections to mejor building entrances and destinations; locating parking aisles and mun
pedestrian walkways perpendiculer to primary building entrances and pedestrian destinations whenever
possible; defined pedestrian paths and walkways with landscaping, low walls or fencing, decorative
paving treatments, or architectural features such as overhead trellises; and the provision of appropriate
lighting for safe path and walkway use at night.

General Standards:

1. A combination of decarative pavers and tinted or stamped concrete will be utilized in selected
focal point areas such as project entries, commerciel and residentisl entries and walerfront areas
(see Figure 2-13, page 2-28). All other walkways and paths will have either pavers, tinted or
stamped conerete. The walkways and paths will connect the commercinl and residential areas
and will be located around the perimefer of each building. The selection of materials and
locations of sidewalks and walkways shall be determined with each tentative map.

2. Ownership and maintenance of paths snd walkways within the boundaries of Bovlevard South

shall be the responsibility of the Master Developer or homeowners association/owners
sssociation.

3. Provide minimum 5-fool wide finted or stamped concrete or decorative paver sidewalks within
the project boundaries.

Employee Trip Reduction Program

Condition #9 of Exhibit B as anached to this Appendix J requires thal a TRP (Trip Reduction Program)
be established with the first final map or building permit. Each subsequent project is required (o be
incarporated inio the TRF which shall be continuusly maintained throughout the life of the project.

Architecture

The architectural standards established for Boulevard South reflect 2 contemporary, low-rise o high-rise
theme that provide conzistency within Planning Unit K-1. The project architecture sets the theme for all
projeci elements, including landscaping, signs, site features, etc, The architectural standards outlined
belaw, and as depicted in Figures 2-3 through 2-6, pages 2-12 through 2-15, spply to all uses and
buildings within the project. The project architecture shall remain substantially comparable to the
elevations as depicted in Figures 2-3 through 2-6, pages 2-12 through 2-15,

Geperal Standards:

The final erchitecture for each phase will be provided and reviewed with each associated tentative map or
building permit.

Full eolored renderings of all sides of each building shall be submitted with each associated teaiative map
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or building permit.

Building materials shall include steel, colored glass, and precast detailing. See Figure 2-7, page 2-16 for
examples of colors and materinls, Contrasting panels, building articulation, dramatic roof elements, and
curved facades will provide variety to exterior surfaces and building profiles.

Signage, lighting, and their associated materials shall have & contemporary look for the retail and office
spaces.

Flexibility will be allowed in (he design of individuel retail spaces as depicted in figure 2-10, page 2-19.
However, all uses will adhere to sign and lighting standards for planning unit K-1.

Stylized fagade treatments which complement the intended architectural character shall be permitted.
Exterior building colors shall be consistent with the architectural styles and renderings illustrated in this
Appendix 1, including tinted glass, painted steel, and precast concrete elements.

Exterior elements and materials chall be limited in number and be compatible with one another, while
heing in scale with the building.

All buildings within Boulevard South shall be architecturally finished on all sides,

The exterior facades of all parking garages shall be covered with residential or commercial units. Where
no commercial or residential units are located, the exterior facades of the parking garages shull be treated
to be architecturally consistent with the adjacent residential and commercial components.

Wall Standards:

. The dezign, Jocation, scale and size of all walls will be determined with each tentative map or
building permit and will be consistent with the project architecture.

¥ Walls shall be made of traditional materials and finishes such &s natuml stone, wood, brick
masonry, stuceo, and decorstive masonry/block.

. 2 The color paletie and materials chosen for walls shall be eoordinated with that of the architecture
of the building it serves.

1. Walls shall step, rather than slope, to accommodate grade changes.

5. Horizonta) breaks, jogs, and varistions in wall hesght shall be used to minimize the menotonous
"porridor™ effect of long continuous walls,

Fencing Standards:

i The design, location, scale and size of all fencing will be determined with each associated
tentative map or building permit and will be consistent with the project architecture.

2. Fencing shall be limited and decorative/see (hrough in nsfure to delineate public and private
Epaces.
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Delivery Areas and Trash Enclosures

Delivery areas and trash enclosure standards provide for necessary functions while screening these areas
from view. All delivery areas and trash enclosures shall be consistent with the project architecture. The
design, location, scale, and size of the delivery areas and irash enclosures shall be defined with each
tentative map or building permil.

General Standards:

1.

Extemally wisible delivery areas including truck loading docks shall be prohibited within
Boulevard South. Commercial delivery sreas will be screened or locsted within enclosed
huilding ereas.

Trash enclosures visible from streets, primary parking lots, plazas, and adjacent properties shall
be screened with & combination of walls and evergreen plant maierial, combining both wee and
shrub varieties, as well a5 vines. Colors and materials of the enclosure must match the overall
srchitectural theme of the project. The planter area shall be a minimum of 5 feet wide
surrounding three sides of the rash enclosure.

A minimum of two 6-foot tall (at time of planting) evergreen trees and 5 shrubs (5-gallon
minimum) shall be planied on each of the three sides of the trush enclosire,

Trash enclosure openings shall include gates that provide for & minimum 95% solid view
screening of dumpster areas. Chain-link and slatted chain-link gates shall be prohibited.

Trash enclosures at the back sides of buildings do not require landscape treatments as Jong a5 they

are screened through the use of masonry walls which blend with the building architecture (colors
and materials).
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Figure 2-3 — Conceptual Architecture Looking West
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Figure 2-4 — Conceptual Architecture - Commercial Space
Below Podium Level
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Figure 2-5 — Conceptual Architecture (By Unit Type Summary)
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Tower -

Figure 2-6 — Conceptual Architecture (By Unit Type)
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2. GRANITE ACCENTS 5. SPANDREL GLASS
3. VISION GLASS 6. ACCENT PAMELS (TOWER)
Figure 2-7 - Building Material Samples

2-16



'y

Figure 2-8 — Conceptusal Central Public Park Area/Plaza Area
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Figure 2-9- Conceptual Podium Level/ Plaza Area
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Lighting

The design, location, scale and size of all lighting will be determined with each associated tentative map
or building permit and will be consistent with the project architecture. Lighting design shall conform 1o
lluminating Engincering Society of North America (TESNA) recommended practices, particularly in
regard 10 “dark sky” lighting. Lighting will be designed to enhance safety and function within the project.
The overall lighting design concept within Boulevard South is to create a cohesive hierarchy of lighting
with clear delineations of use ercas and 10 prevent spillover of night lighting lo adjacent properties. The
illuminetion of key public spaces such as entries, plazas, ete. will reinforce the overall project theme and
intent of the space as well as providing for pedestrian snd vehicular safety,

General Standards:

1. The design, location, scale and size of all lighting will be determined with each associated
tentative map or building permit and will be consistent with the project architecture,

2. Lighting shall be used to encourage and discourage movements within the sile, as appropriate.
Greater [llumination shall oceur within sress more intensely developed such as commercisl
activity centers, or in areas where people tend to gather such as plazas. Lighting design will
conform fo Illuminating Engineering Society of North America (IESNA) Recommended
Prectices, particularly with regard to “dark sky” lighting standards.

On-site highting shall be designed 1o contain light within the property lines through the careful

selection, location, and mounting of the fixtures. Timers to reduce the non essential lighting
levels between |0FM and dawn shall be installed.

4, Lighting design will be in conformance with energy conserving objectives by using metal halide,
fluorescent and LED sources,

&5 Accent lighting, including the use of up-lighting, may be used to highlight architecturs] elements,
signage, landscaping, and water features with restrichions described below.

f. Accent and decorative lighting will use full eutoff, cutoff, or semi-cutoff light distributions as
defined by the llluminating Engineenng Society of North America (IESNA) and illustrated in
Figure 2-11, page 2-22,

7. A phota metric plan for esch nssocisted tentative map will be submitted showing conformance
with “dark sky” and all the lighting standards contained in Code 8s amended.

The following areas have specific lighting requirements:
Street Lighting along Double R Boulevard (Adjacent to Boulevard South Site):

Any new streetlights will meet N.V. Energy standards and City of Reno approval, At the diseretion of the
Master Developer, off-site street lighting may be changed pending approval from N.V, Energy,
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Project and Building Entries:

Poins of entering and exiting Boulevard South wil) be identified by distinctive lighting. The lighting of
these areas will provide more illomination than that of surrounding areas and may be coordinated with
distinctive architectural elements and any special directional signage. Since entrances and exits ofien are
8t the edge of a building or public space, this type of lighting will be coordinated with perimeter lighting
to avoid conflict and excess illumination.

Pedestrian Plaza Ares Stsndards:

The use of pedestnan-scale post-top light fixtures and bollards shall oceur within pedestrian
onented spaces.

Fixtures shall be located in pedestrian areas a1 intervals thal provide consistent and appropriste

llumination for pedestrian circulation. Integration of fixtures with planters and retaining wails is
encouraped.

Building Mounted Lighting Standards:

Decorative building mounted lighting will be used to illuminate adjacent pedestrian pathways for
safety and to integrate with building architecture. The selected fixture style will be determined
with the first tentative map and will be consistent throughout the project. Lighting for lenani and
residential patios will be limited 1o recessed lighting.

Architectural accent lighting such as up lighting shall be designed to minimize light spill beyond
the target. Such lighting will be restricted to retail and entertainment uses.

3. Wall sagn lighting shall comply with the lighting standards addressed in this handbook.

4. Service area lighting shall be contained within the service area boundaries and enclosure walls.

Structured Parkiog Lot Lighting Standards:

1.

Parking lot lighting within the structures is required for public safety. Such lighting shall use full
cu-off or cut-off light distributions to minimize light pollution and prevent view of the light
source from above or cutside of the parking structures.
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Ne lummens above 90°

gan

IESNA “Full Cutoff Type” Luminaire

2.5% lumens above 90°

- 00° IESNA "Semi-Cutoff Type” Luminaire

IESNA “Cuteff Type” Luminoire

Figure 2-11 - Acceptable Light Distributions

Landscape Lighting:

1. Softscape lighting of planted materials at entries to the site and buildings and in the plaza srea
shall define and sofien these areas and may be integrated into hardscape materials.

2. Hardscape lighting of fountains, outdoor sculptures, and arbors in the plaza and pedestrian areas
shall be from contained fixtures to minimize light beyond the intended target.

3. Landscape lighting will be minimized and limited 1o low wattage fixtures in planted areas
adjacent to building entrances and pedestrian pathways and focused on the Iandscaped area to
minimize any spillover,
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Landscaping:

Landscaping is an important element of the Boulevard South project and significant design effort has
been focused on esiablishing and maintaining & high quality development and accommodating “Low
Impact Development Standards”. All landscaping including oversized plantings and malerials, which
includes trees, plants, bollards, pots, etc, will be determined with esch associated temiative map or
building permit and must be consistent with the project theme and architecture, As such, areas of the
project requining special landscaping standards are addressed below. However, in the interest of
simplicity, the project relies on existing City of Reno Municipal Code 1o the grestest extent possible. Any
landscaping standard not specifically addressed by the mandards outlined in this handbook shall be
subject to the provisions of Section 18.12.1201 fhru 18.12.1213 of the Reno Municipal Code as amended.

Landscaping will tuke into account storm water runoff es required by the Reno Development Code as
amended. In all cases, storm runoff provisions will meel or exceed the Code standards, including the
City's “Low Impact Development Standards™.

General Requirement:

Landscape standards will require the vse of decorative hardscape, plazas and streetscape including
stamped end colored conerete and interlocking pavers. (See Figures 2-12 through 2-16, page 2-27 through
2-31.

Focal point sreas a5 shown in Figure 2-13, page 2-28 will have oversized landscape plantings which
exceed the Renp City Code requirements. Polted plants, benches, walls or fountains will also be wsed.
The design, location, scale, size and materials will be determingd with each associated tentative map or
building permit.

Linear planting areas adjacent to streets, sidewalks or project perimeters shall provide mees at o minimim
of 30ft on center, Nom linear focal areas such as plazas shall provide one tree for every 300 feet of area.
Above grade plazas shall provide landscape and hardscape features as discussed in the plaza areas on
page 2-24.

Existing stree! trees shall be protecied and preserved to the greatest extent possible provided LID can be
accommodated.

Upsized trees as required below will consist of 8 minimum 3inch caliper for deciduons and 124t tall for
evergreen. A minimum of 6 shrubs per required tree shall be provided.

Specific Requiremenis:

Streetscape and Boundary Areas

Streetscape areas shall be subject to the following landscape standards:
A minimum 20-foot wide landscape and sidewalk hoffer shall be provided adjscent lo the Double
R Boulevard See figure 2-18, page 2-33, The streelscape shall provide for variation in width but

mey expand in certain focal point areas in order lo provide visual imteresi. No parking shall
encroach into this area.
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A 5" foot linear concrete sidewalk, within a public use easement, shall be constructed sround the
penimeter of each building and adjacent to the streets (see Figures 2-17-2-22.5). This sidewalk is
net (o lake the place of the landscape buffer except where it traverses the property line lo connect
with off-site sidewalks and where fraffic sight lines need to be maintained.

Trees shall be planted within the strectscape which include & mix of evergreen (£40%) and
deciduous trees (+60%) in a clustered form in order 1o create visual interest and frame project
architecture, entries, etc. Upsized trees with 2 minimum of 30 feet on center will be used.

Use of lawn, berming, and landseape boulders shal! be incorporated into the streetscape design,

Decorative paving (i.e, colored or stamped concrete, interlocking pavers, etc.) shall be used st
primary eniries. Contrasting paving colors shell be permitted if they complement fhe overall
architectural theme. Public right-of-wey aress will conform 1o the City of Reno Development
Code as amended,

Retaining walls within the landscape buffer shall be permitied and included within the landscape
calculation. They shall have a minimum 8 fool bench with landscaping, including trees and
shrubs,

Eaut Property Boundary:

Adjacent to Lake:

Upsized trees planted 8 minimum of 30 feet on center shall be clustered 1o allow for open views
1o the lake from within the project boundaries. The overall tree ratio shall consist of £60%
evergreen and £40%; deciduous with 6 shrubs per required tree,

The landscape design shall include hardscape elements, including paths and walkways thai
provide access to fhe lake area. The lake is to be protected and preserved to the greatest extent
possible,

Adjucent to Apartments:

Minimum 12 foot tall evergreen trees will be planted 30 feet on center along the east property line
1o screen the existing residential apartments. The landscape planters adjacent 1o the apartments
shall be 8 minimum of 5 feet in width.

Retaining walls within the esstern lendscape ares shall be permitied and included within the
landscape calculstion. Planting benches between the walls shall be a minimum of 8 feet wide.

Plazs Areas:

Plaza areas within Boulevard South are located on top of subterranesn and podium level parking parages.
These areas consist of landscaping and hardscape components (see Figures 2-8-2-9, pages 2-17 and 2-18.

1.

Plaza areas will incorporate decorstive psving that complements the overall design theme of the
project. Paving colors shall complement the colors of the primary building to which they are
associated.

Farking garages below plaza areas do not allow for tree plantings. Therefore, plazas may include
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o 100% hardscape surface but shall include plant pots as owtlined below in item 4: and other
features as outlined in item 7 below.

3 A minimum of 2 paving patterns shall be incorporated inte plaza areas to provide visoal interest
and break-up large expanses of impervious area.

4. Potted plantings shall be located throughout plaza areas to provide color and visual breaks withio
the space. Pot mix, size, type and design will be determined with each associated tentative map
und will be consistent with the project architecture.

5. Turf may be used within plazs areas, provided o minimum 12 inches of topsoil is provided.

6. Any planted areas within plazas shall inclode plans approved by a licensed Landscape Architect
in the State of Nevada,

7. Other hardscape components such as srbors, trellises and benches can be used in lieu of trees 10
provide shade. The design will be consistent with the project architecture and will be determined
with each associnled lentntive map.

8. LID techniques shall be incorporated into plaza design as discussed below in lawn area,
Building Entries:

Building entries shall provide contrasting paving materials (o distinguish pedestrian and vehicular areas,
and to establish projeet identity. These areas shall incorporate the same plenting standards s Plaza
Areas.

Bollards and plant pots shall be used to separate vehicles from pedestrian areas,

All planters located adjacent to buildings shall be planted with shrobs (5 gallon) and living groundcovers
{1 gallon) so that mature size plants will grow 1ogether and cover the ground.

Vehicular paving shall be different from pedesiman area paving.
Lawn Area

“Water catchment areas” shall utilize LID téchnigues. The final LTD design will be determined with each
associated tentative map or building permit and will be consistent with the project architecture. Planting
beds, or other low impact development techniques, shall separate lawn areas from hard surfaces such as
streets and sidewelks in order to catch runoff. In areas where nurf is used, the tree and shrub standards for
the applicable perimeter or other arees shall apply.

Water Fentures

Water features will be used within Boulevard South to creste a sease of place, add aesthetic appeal, and
reinforce the architectural theme of the project. Water features shall incorporate serating and recirculating
systems (ie. pumps, fountains, etc.) to ensure that stagnant waler does not occur. Fountains used within
Boulevard South shall reflect the design theme of the project and will be delermined with esch essociated
tentative mep or building permil.
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Wall Planting

Retzining wells may be used within Boulevard South in order 1o ensure proper slope stabilization. The
design, location, scale and size of all trees and shrubs shall be determined with each associated tentative
map or building permit and shall be consistent with the project architecture.
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Figure 2-12 - Landscape Plan
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Figure 2-13- Focal Point Areas
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Light Foturms
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Figure 2-14-Landscape Plan (Lakefront)
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Figure 2-15- Landscape Plan (Park Element)
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Figure 2-16-Landscape Plan (Amenity Deck)
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Figure 2-17- Street Cross Section (Summary)

G-G * - Refer to Table 2-2 and sethack text on page 2-5, and the Access and Circulation text on

page 2-8 for specifics,

H-H ** - Refer to Teble 2-2 and setback text on page 2-5, and the Aceess and Circulation text on
pege 1-8 for specifics.

C-C *** - This section applies if the senior project is not built

2-32



BOULEVARD SOUTH

V- NOILO3S

e BT
5 SR LRSS

A Y

g

et

T

R

NG R T AR
prr—— N S

=
=x

Xy

pAIE
Y 8|gnog

i)

1

Figure 2-18-Street Cross Section (Section A-A)
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Figure 2-19-Street Cross Section (B-B)
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Figure 2-20-Street Cross Section (Section C-C)
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section D-D

2-21-Street Cross Section (Section D-D)
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Figure 2-22 — Street Crosy Section (Section E-E)
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(TYPICAL)

SECTION F-F
10

SCALE IN FEET

Figure 2-22.5 — Street Cross Section (Section F-F)
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Figure 2-22.6 — Street Cross Section (Section G-G)
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Figure 2-12.6.5 - Street Cross Section (Section H-H)
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Signs

The signs standards describe the use, location, scale and design of signs 10 properly convey information,
avoid clutter, and add 1o the gesthetic value of Boulevard South. ‘They shall be an integral parl of the
architectural design of buildings whenever possible. Standurds for prohibited signs shall conform to the
Reno Development Code, as amended. Signs shall be clear and direct, relating the required mmformation
with minimal confusion. The design, location, scale, and size for each sign will be determined with each
associated lentative map or huilding permil and will be consistent with the project archilecture.

General Standzrds:

1.

A

Only monument end wall mounted sjgns are allowed.

Special community evens and election related signs shall be permitted twao (2) weeks prior to and
one (1) week following said event, Community event signs shall not exceed 100 square feet in area
and election related signs shall not exceed § square feet in ares and 6 feet in heght.

Project identification:

There shall be 2 maximum of three project identificstion monument signs Jocated on Double R
Boulevard near the project entrics, and one project identification monument sign on South Meadows
Parkway, east of the intersection with Double R, (4 signs maximum). The location of the project
identification signg will be determined with each tentative map or building pemmil (see figure 2-
22.6).

The maximum square fooiage of the 4 project identification signs shall be sixty five (65) square feet
with 2 maximum height of fifleen (15) feet and a muximum width of twelve (12) feet. These signs
may be illominated. If illuminated, lighting for these signs shall conform to the Lighting Standards
section of this Appendix JI.

The project identification signs shall incorporate the use of materinls and eolors which match or
complement the overall project architectural theme.

Building Identification;

Two building identification monument signs may be located at the primary driveway enmrance or within
landscaped Plaza areas sdjacent to primary building entries. Entry monument signs may also be
integrated into site water features, The location of the building 1dentification signs will be determined
with each tentative map or building permit (see figure 2-22.6).

Entry monument signs shall not exceed sixty four (64) square feet in size and shall be limited to &
maximum height of twelve (12) feet and width of ten (10) feet. The signs and features shall incorpotate
the use of materials and colors which match or complement the overall building architecture.

Directional snd Regulstory Signs:

Directional signs shall be o maximum of four (4) square feet with a maximum height of five (5) feer.
Directional signs may be placed throughout the site as needed.
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2. On-site regulatory signs shall incorporate decorative posts which complement the overall design
theme. These signs are to be meintained by the Master Developer, Tenant's Association or

Homeowner's Association(s), Off-site regulstory signs will be subject lo City Code standards, us
amended.

3. All regulstory sign faces shall comply with applicable City/State requirements in terms of size,
color, reflectiveness, eic,

Commercial Signs:

. Each commercial use is allowed one wall sign which shall be a maximum of one (1) square foot of
sign area per two hundred fifty (250) square feel of gross floor area. All wall signs combined shall
not exeeed 400 square feet per building within Boulevard South.

2. Smsll monument signs, not to exceed five (5) feet m height and four (4) feet in width shall be
permified &l the primary pedestrian entrance of commercial uses. Thesc signs consist of shared
{enant panels not to exceed ten (10) square feet per tenant panel and shall not be illominated. The
maximum number of tenanit panels shall be four (4). These signe shall incorporate the uee of
materials and colors which match or complement the overall building architecture.

3. One exterior mounted 8 square foot blade sign for each non-residential use located at street
level is allowed.

Project
Identification
Signs ¥

Building
Identification
Signs ®

Figure 2-22.7 - Project/Building Identification Signs

Site Grading

Grading will occur to ensure that buildable pads are crealed within Boulevard South, to provide proper
relationships with adjoining properties, appropriate drainage, efc. All sile grading will be determined
with each associated tenlative map or building permit.
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General Standards:

Transitions at top and toe of graded slopes will be rounded to blend with the natural terrain, Abrupt,
squared off transitions are not perminted, except where part of a traditional/symmetrical landscape design,
or where leas than 5 in height. Tronsitions should also provide horizontsl end vertical :hmg;u in slopes
in order to provide & natural “rolling” appearance.

Meturalistic grading will be used where complex re-contouring and revegetation musi oecur. Continuous
expanses of land forms will be created to look natural &s opposed to contrived or manmade. Where used,
architectural or structured berms (i.e., retaining walls or berms) will be an integral part of the architechural
and landscape theme of the project, including consideration of color. Darker colors are preferred except

where native materials are vsed. When native materinls are used, they must match the area in which they
are placed.

Retaining wialls consisting of materials such as native stone are encouraged when grading dictates. 'Wali
Colors must be consistent with the area in which they are placed, Wills will be terraced if they exceed 8
feet in height. Bench widths may vary, but shall be no less than 8 feet. Rockery walls shall utilize

Permeon or an approved substitule color stamn in order (o blend rockery walls with the surrounding
environment, a5 needed.

All grading standards not addressed here shall be subject to the City of Reno Development Code as
amended.

Maintenance

Maintenance of all building exteriors, common areas, parking lots, perimeter landscaping, streetscape, eie.
&5 well s the general upkeep of Boulevard South shall be the responsibility of the Master Developer or
il's successor,

Prior 10 appraval of the first final map or building permit, the Master Developer will form & Tenant's
Association or Homeowner's Association and an Architectursl Review Committee. Esch additional final
msp or building permit will be incorporated into the Master Associstion. Additionally, the Masler
Developer will record Covenants, Conditions and Restrictions (CC&R's) for each bwlding to ensure
continnous conformance with the standards within Planning Unit K-1, Any Associstion(s) formed shall
conform to Nevada Revised Statutes.

Infrastructure/Public and Private Improvements

All design and construction shall conform to spplicsble City of Reno and Nevada Depentment of

Transportation standards and specifications and all onsite private improvements shall be certified (o the
Community Development Department.

Administrative Approval for Minor Revisions

The Administrator shall have the suthority at his or her discretion to administratively approve minor
changes 1o (he plans, standards, and guidelines as requesied by the Master Developer prior to the
sobmission of a final development plan for each phase or pad area as long as the changes are equal to or
better than the Design Standards Handbook conlained in this Appendix J for planning Unit K-1. Minor
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changes include, but are not limited 10, standirds for parcel configurations, purcel sizes, rregular lots,
setback conditions, etc. and shall not exceed 10%. The maximom building height and umit coont is
explicilly excluded from this and are not permitied to increase beyond 360 Ft for building height and
1,726 residential units. Any major deviation or modification that substantially does not conform (o the
original project for planuing unit K-1 will require an amendment to this Appendix J.

Design Flexibility

The final development plan, standards, end regulations contained in this Appendix J are intended to depict
the general architecture and design of the development proposed within Boulevard South, Sufficient
flexibiliry in the configuration of development parcels may be allowed, and phases may be altered, from
what is shown on the Conceptual Site Plan to accommodate detailed site conditions and to permit detailed
planning and design at time of actual development provided that such deviation does not exceed 10%.
The land uses and maximum intensity described in this Appendix I ¢hall not be aliered.
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LAKE IMPROVEMENTS

Subject to obiaining approval from the South Meadows Business Park Association, the Applicant agrees to make the
following improvements:

1) Allimprovements described in Figure 2-23 below (other than those within the Pproject area).
The schedule for making these improvements shall be as follows:
8) 25% upon the certificate of oceupancy of the 250" condominium unit:
b) 50% upon the centificate of occupancy of the 500" condominium unit;
€) 75% upon the certificate of oceupancy of the 750" condominium wnit;
d) 100% upon the certificate of occupancy of the 1,000® condominium unit;
2) The lake improvements shall consist of improvements to approximately 2500 lineal feet of meandering
walking path area, placement of 1 code sized tree per every 25 L, and overlook terraces and bridge
clements similar to what is depicted on figures 2-23.1 and 2-23.2 on page 2-44.
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Figure 2-23
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Figure 2-23.2 — Conceptual Overlook Terrace
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Subject to obtaining approval from NDOT, the Applicant agrees to make the following offsite landscape
improvements:

1) Landscape and beautify the vacant comners along Interstate 395 and South Meadows Parkway (see
Figure 2-24 below).

The schedule for making these landscape improvements shall be as follows:

a) The eastern side of Interstate 395 upon the certificate of occupancy of the 500* condominium
unit;

b) The western side of Interstate 395 upon the certificate of occupancy of the 1000® condominium
ani;

This area is 17.03 acres in size and the minimum areas to be landscaped shall be 60%. These landscaped areas shall
include trees, shrubs, ground covers and grasses in accordance with city code standards as amended,

Figure 2-24
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CONDITIONS OF APPROVAL

Police fees:

Pay to the City of Reno no less than a8 minimum of $500,000.00 for construction of the South
Reno Police station, te be paid prior to approval of the first final map or first building permit if
no map is required.

oo Bk Wiainy:

Prior to approval of the first final map, the applicant shall have plans approved to widen South
Meadows Parkway between Double R Boulevard and US 395 to B lanes as determined necessary
by Regional Tramsponation Commission staff, to the satisfaction of City staff. Said
improvements, as necessary, shall be constructed, prior to issuance of the first building permit.
If widening of South Meadows is determined not to be necessary, then the epplicant shall pay to
the City of Reno 1.726 million dollars at & rate of §1,000.00 per residential unit to be paid prior
to approval of each final map or building permit, if no final map is required based upon the total
uumber of units contained within each final map or building permit for construction of the South
Reno Police station.

Restriping of South Meadows Parkway;

Restriping of the north, westbound lane on South Meadows Parkway located between Double R
Boulevard and US 395 including modifications to landscaping adjacent to this lane to make this
a through lane, subject to City approval. This improvement shall be completed, if appraved by
the City within 3 months of the date this PUD Amendment is certified and recorded:
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Lynnette R, Jones Office of the Ciry Clerk

{5ty sk Ceutre! Caplivrivgg (775533202
(775) 334-2030) Parking Tiokats (T75)334.227
T & TN T

Sieven D, Whitaker, CRM

Rerrneels _T_Falhht.r J\.‘fmﬂ'r
Carmi Y, Gundcrecn {775) 526-6633
el Doapialy €y & ek
(775} 1342018
May 29, 2009

FILED THIS DATE
¢ 1 1ECEL
MT3 Pariners, LLC BY: 7 L
Aun: Kyle Collinsworh - AK
8725 Technology Way, Ste, C2
Reno, NV B9521
RE: Case No. LDC09-00061 (Boulevard South) - Request for Centifieation of the Planined Unit
Developmem (PUD) Handbook

Dear Applicant:

At n regular meeting held May 27, 2009, the City Council certified the amended Design Guidelines For
the South Meadows Phase 11l PUD (Planned Unit Development) Stondards Handbook, which was
teniatively approved by the City Comcil on April 22, 2009. The site is located northeast of the Double
R/South Meadows Parkway intersection in the South Meadows Phase [l PUD and consists of +16.2
neres,

In order Lo effectuate the emendments, the handbook must be recorded at the Weshoe County Recorder's
Ciiice in accordance with NRS 278A,

Sincerely,

é’ Lant e ﬂ-‘kﬂ.M—/ﬁ A A éDL

Lynnetie R. Jones
City Clerk

LRIcdp
xe: Community Development
Traflie Design Engineer

Terry Zeller, Parks, Recreation & Community Services
Patrice Echola, Regional Transporiation Commission

L dose Vimad Dimsp Sarect, Seenmad one® PLUY, Hag 7, Ieno, MY RO
1 ityesf e com
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May 4. 2009

M I3 Partners. LLC Fl‘l;l?[i THIS DATE

._."l i l: v,
Attn: Kyle Collinsworlh ¥ et

BY: __ % ; ——
8725 Technolopy Wiy, Suwe, €2 CITY-CLERK

Renon, NV 895210

RE: Case Mo, [ DOCOY-00061 (Boulevard South)
Dear Applicant:

Al a regular meetimg beld April 220 2009, and following a public hearing thercon. the City
Council upheld the Planning Conmmission recommendation and approved the request for o
#oming 1ext amendment o Planning Unit K-1 of the South Meadows Phase 111 PUD (Planned
Linit Development) on a 416.2 acre site loeated northeast of the Double R/South Meadows
Parkway intersection in the South Meadows Phase 11 PUD consisting of the following:

(1) adding for lease independent/assisted living. respite eare and memory eare facilities for
seniors o the st of allowed uses which will be located on the sbuthern £6.6 acre portion
ol the site:

(2} reduge the sethuck adjucent to the sputhwest quadrant of the lake from 63 feel o 2ero
feet:

(3) allow surface parking lots for the senior facility:

(4)  allow temporury surfuce lots on an interim hasis throughout the rest of the project until
full project build out:

(5) allow the senior housing project to be approved subjeet w mecting the revised standards
in this umendment in lieu of a leniative map:

b Vs Dpwst Spmewn, Secomm] Flisn 1900 Tl B %Y B9%00
1 s i B waen ¢ e
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Case Mo LICOWOMG ] (Boulevird Somh)

May <L 2000

Pagee 2

() allow a hotel within the project Subject 1o meeting maximum building height limils and
(ol traftic peneration numbers comained 1y the origingl 2007 Trallic Report lor this
project: and

7 renave the T30.000 square Teet of otal office/retail space ond the 15,000 square Tom
single tenanl maximums, subject o the entire prineet ool exceeding the approved 2007
Tralhie Repont peivration numbers,

The above approval is subjeet 1o the followinge Conditions and modificaitions/addilions 1o
the text of Appendives J and J-1 of Planning Unit K<1 of the south Mesdows Phase 111

D,

CONIMTIONS:

A

Approval of the amendment 1o South Meadows Phase 111 Desipn Guidelines is
subject 10 the modifications (0 the Handbook as noted in Exhibit A and
Conditions A and No. 1 atsched to the April 1. 2009 Planming Commission stafl
report: and the modifications made by the Manning Commission and City Council
al their respective public hearnngs as listed below in this letter, The revisions
shall be incorporated into the Design Guidelines 1Handbook and submitied 1o stall
in hoth paper and clectronie versions for review within twao (2) months of the date
of City Council approval: and centified by the City Couneil within four (4) months
of the daw of City Council spproval. Failure by the applicant 1o conform with
either time deadline shall render this approval null and void,

FIRE CONDITION

1.

Applicant MT3 Partoers. LLC apd the Reno Fire Department have discussed the
issue of fire protection and the need for o 100 A. aerial platform truck ("Acrial
T'ruek”), which meets the specifications of the Reno Fire Depariment. 1o servie the
project and the communily, Based upon this discussion and in recognizing public
safety und fire concems. Applicant MT3 Partners, LLC immediately stepped
forward and offered (o purchase and donate the Aerial Truck on or before the dae
thal the cerlificate of occupancy lor the first hiph-rise tower within phase 2 of (he
Prajeet is issued by the City of Reno, The Reno Fire Depaniment appreciates the
donation and recommends that such donation satishies the fire protection concerns

of the Reno Fire Depariment with regard to the Project. excluding those detailed
in the Stalf Report under public safety.
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M3 Partners. | 1L
e Na, LDCORD00A ) (Houlevard Sawmlh)

May 4,

ape 3

2000

Applicamt MT3 Pariners. 11.C recopnizes that a wwelve momth lend period is
needed to purchase wn Aenal Truck, and Applicant o its successors or assigos has
the uption 1o either (1) purchase and domate the Aerial “lruck to the Renwn Fine
Depanment. or (1) poy an amount ol 1o exeeed the actugl cost ol the Aerial
Truek or the sam ol S900.000, plos 2 5% wnmal adjostiments, promited and
begimning the dote the PUD i eetified by Couneil. whichever amount is less, T he
purchase of the Acrial Truck or payment ol the above deseribed amount shall |
lendered 1o Reno Fire Depariment twelve months prior (o the expected issuance of
the certificate of pecupancy for the hirst high-rise tower within phase 2 of the
Project 10 allow the Aerial Truck 10 be in service ot the time of issuanee of The
centiheate of nccupaney for the first high rise 1wower within phase 2 of the Projec.

TEXT MODIFICATIONS/ADDITIONS:

[

L¥F)

Add language 1o page 2-8 of Appendix J as attached 1o the April 22. 2009 Planning
Commission Report 1o City Couneil.

Gaming: Restricted and non-restricted guning will be added 1 the list of prohibited uses
for Planning Unit K-1 in Appendix J,

Nethacks ndjecent to the Lake: The existing minimum 63 oot building sethack will he
maintained for Block C (northwes! quadrant of the lake), A minimwin 40 foot building
sethack will he mamtained for Block 1) (southwest quadrimt ol the lake). The only
exeeption (o these minimum setbacks is for @ restavrant (zero feel) located within the
south 150 feet of Block O and the north 150 feet of Block 1), I the restaurant is nol built
then the respective 63 and 40 foo sethacks from (he Lake for Blocks C and 1 would be
muintained. 1f the senior projeet is not built in Block E then the 63 fool sethack required
for Block O would apply, Graphics and 1ext within Appendix ) of Planning Unit K-1 will
be revised to reflect these chanpes.

Public access arpund (he Laoke: Revise the 1ext and cross seclions of Appendix 1 1o show
how the existing pedestrian path. including a public use casement will be provided. In
the event the lokeside restaurant is consiructed, the path will be rerouted 1o the west
around the restauranl with pedesirian connections maintained to the north and south
sections of the path. 1o addition. an 8 fuot wide unobstructed public use casement will he
provided from both ends of the path through the deck arcas located on the cast side of the
resturnnt adjacent 1o the lake.
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Ulise Noo LDUODRIOG T {Boolevird Senth)
May 4, 2000

Page 4

In addition 19 the above text modifieations and additions the applicant has apreed (o ald
provisions o Appendo 1o restrict iemporany surface parking lots as lollows:

3,

Femporary surface parking shall not exceed 25% of the reguired parking Tor any
building.

Temporary surluce parking lots for o specibe building shall be removed afler 3 years:
with the possibility oF ome, (wo yeir time exiension as approved via the speeil use permil
[rrocess.

Femporary parking lois shall be identificd on each tentative map and landseaped in
accordance with code,

Femporary surface parking lots shall be constructed a minimum of 100 feet from the edpe
ol the lake.

I'he Couneil approved the following modifications 1o the senior project in Appendix J-1-

| Add one building idemtification sigm 10 the senior praject for a wial o3 such signs.

£ Reduce the building setback Tor Section O of Appendix 121 from 96 feet 1o 72 feer, The
30 foon termce will he required to provide landscuping and other nmenitics as required lor
the “Plaza Areas™ discussed on papes 2-24 and 2-25 of Appendix ).

3. Muodily the dimensions between the main building and the Casitas for Section 1) ol
Appendix J-1.

4. Add an exhibit 1o Appendix J which shows the restauranm adjscent 1o the Lake with a 15
footl pedestnan path adjacent to the Lake.

Sincercly.

(/h,k Lrt._d ’iL{_-,'..r{’y ek 5 5 (HFL’

Lynnetle R. Jones
City Clerk

| RJ:cdp

byl

Community Development

Traftic Design [ngincer

Temy Zeller, Parks, Reereation & Community Services
Patrice Echola. Regional Transportation Commission

Marchon Miller, Regionnl Transportation (‘ommission
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Lynnetie R. Jones Office of the Gty Cledk
Caiy Cllerk Clrstrnl Casbiering (775)334-2032
(175) 334-2030 Parking Trckets (TI5334-2279
! i
Steven D Whitakeer, CRM
R Syztems Mamager
Carmi . Gundersen (775) 326-6633
Chif Dpaty ity Clrk
(775) 3342050
pandemen(Bid renpure.ur
Tune 18, 2008
Tami Topol/Mark Kubinski
6155 Plumas 8t., Commons Building
Reno, NV 89519

RE: Case No. LDC07-00308 (South Mesdows PUD Amendment Planning Units K & L) -
NOTICE OF FINAL ACTION, DECISION OR ORDER

Dear Applicant:

On November 28, 2007, the Reno City Council approved the ahove referenced case, subject 10
conformance review by the Regional Planning Commission. On March 12, 2008, the Regional
Planning Commission (RPC) held a public hearing and determined that the matter did not
conform to the 2007 Regional Plan. (Please see attached letter dated March 13, 2008, from the
Regionsl Planning Commission).

The City of Reno appealed the action of the Regional Planning Commission 1o the Regional
Planning, Governing Board, who on April 10, 2008, reversed the determination of the Regional
Planning Commission and found that the proposed project of regional significance is in
conformance with the Regional plan, (Please see attached letter dated April 11, 2008, from the
Regiopal Planning Governing Board).

Sincerely,
Lynnette R. Jones
City Clerk

LRY:cdg

Cine Eam Tirst Strect, Second Moo P0. Boz 7, Reno, NV 8054
Cityofflend, com
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Tami Topol/Mark Kubinski

Case No. LDC07-00308 (South Meadows PUD Amendment Planning Units K & L) -NOTICE

OF FINAL ACTION, DECISION OR ORDER

June 1B, 2008

Page 2

XcC:

Community Development

Traffic Design Engineer

Terry Zeller, Parks, Recreation & Community Services
Patrice Echola, Regional Transportation Commission
Marchon Miller, Regional Transportation Commission
Derek Wilson, Jeff Codega Planning & Design
Barbara Ausherman, Appellant
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lfmﬂlt B. Jones Office of the City Cleck
ity Clirk Cemaral Cashiaring (T75)334-2032
![T?S} 33:#—2&3& Fanking Ticketr (775)334-2273
Sieven D. Whitaker, CRM
Forowds J) Mangger
Carmi D. Gundersen [778) 1304433
Cief Doty City Ll
(T75) 334-2000
June 4, 2008
FILED THIS DATE
—Le ! 27
Tami Topol/Mark Kubinski BY:
P. 0. Box 5035
Reno, NV 89513

RE: Case No. LDC07-00308 (South Meadows Phase 1l PUD Amendment Planning Units K
& L) - Certification of Planned Unit Development Handbook

Dear Applicant:
Al a regular meeting held May 28, 2008, the City Council certified the emended Design
Guidelines for the South Meadows Phase 111 Planned Unit Development (PUD), on property

located northeast of the Double R/South Meadows Parkway intersection consisting of +16.21
BcTes.

In order to effectuate the final plan, it must be recorded at the Washoe County Recorder's Office
in sccordance with NRS 27BA.

One East First Soeet, Second Floor* .0, Bas 7, Reno, WV 29504
-
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Lynnette R. Jones Office of the City Clerk
City Clerk Cantral Carhiering (T75)334-20%2
(775) 334-2030 Parking Tickety (T75)334.2279
Steven D. Whitaleer, CHM
Rawrds Syitens
Carmi D. Gundereen (775) 126-6633
Chinf Dty City Clerk
(775) 334-2030
January 3, 2008
FILED THIS DA EE :
[} I
Tami Topol/Mark Kubinski BY:
P. 0. Box 5035
Reno, NV 89513

RE: (CaseNo. LDC0O7-00308 (South Meadows PUD Amendment Planning Units K & L)

Dear Applicant:

At a regular meeting held November 28, 2007, and following a public hearing thereon, the City
Council upheld the Planning Commission recommendation and spproved the requesi for a
zoning iext amendment to modify the development standards for portions of Planning Units K
and L of the South Meadows Phase Il PUD (Planned Unit Development) consisting of the
following chenges, subject to Condition A:

(1)  allowing commercial and office uses in Planning Unit K;

(2)  ellowing residential units (condominiums) in Planning Unit K3

(3) increasing the site coverage from 30% in Planning Unit L and from 50% in Planning
Unit K to 90%;

(4)  modifying setbacks in Plenning Units K and L;

(5)  increasing building height from 55 feet to 360 feet for Planning Units K and L,

(6)  modifications to the architectural standards; and

(T)  The following provisions and conditions shall be incorporated into the Design Guidelines
for the South Meadows Phase III PUD as & part of Appendix J for those portions of
Planning Units K & L (aka Planning Unit K-T) contained in this project:

Dine East Fowt Steeet, Second FloorP.O. Box 7, Reno, NV E9504
Ciyoffeno.com
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Tami Topol/Mark Kubinsky

Case No. LDC07-00308 (South Meadows PUD Amendment Planning Units K & L)
January 3, 2008

Page 2

(a)  Prior to approval of the first final map the applicant shall pay to the City of Reno
£500,000,00 for construction of the South Reno Police station.

(b)  Prior to approval of the first fina] map, the epplicant shall have plans approved 1o
widen South Meadows Parkway between Double R Boulevard and US 395 to B

lanes &s determined necessary by Regional Transportation Commission staff, 1o

the satisfaction of City staffi Said improvements, ms necessary, shall be
constructed, prior 1o issuance of the first building permii. If widening of South
Meadows is determined not to be necessary, then the applicant shall pay to the

4 .. .City of Reno 1.726 million dollars at a rate of §1,000.00 per residential unit to be
"'J""'pudﬁmi:-rtuappmvnlnfmhﬁnﬂlmnphl.mduponﬂumulnmubtrufm
comained within each final map for construction of the South Reno Police station.

{c) Parking for all allowed uses shall be provided in sccordance with RMC
18.12.1102/Table 18.12-8 Minimum City-Wide Requirements, as amended;

(d)  All construction shall be LEED certified o a minimum Silver standard;

(¢)  Installation of the Lake Improvements per the phasing plan contained in Exhibits
F & G exached to the Oclober 3, 2007 meino from staff to the Planning
Commission;

(f)  Installation of 395/South Meadows Parlowsy Landscaping Improvements per the
phasing plan contsined in Exhibits F, H, and I attached to the October 3, 2007
memo from staff o the Planning Commission; and

(g)  Restriping of the north, westbound lane on South Meadows Parkway located
between Double R Boulevard &nd US 395 including modifications to landscaping
adjacent to this lane to mnake this a through lane, subject to City approval. This
improvement shall be completed, if approved by the City within 3 months of the
date this PUD Amendment is certified and reconded;

(8)  other changes necessary o effectuate changes 1-7,

These changes will allow 140,000 square feet of office/retail/restaurant space; 1,726 residential
condominium umits, affecting £11.63 acres of Planning Unit K end +4.58 acres of Planning Unil
L (£16.2] total scres) (collectively renamed Planning Unit K-T), localed northeast of the Double
R Boulevard/South Meadows intersection in the South Meadows Phase ITI PUD.



Tami Topol/Mark Kubinsky

Case No. LDC07-00308 (South Meadows PUD Amendment Plaoming Units K & L)
January 3, 2008

Page 1

Condition A:

Approval of the amendment to South Meadows Phase 11 Design Guidelines is subject to the
modifications 1o the Handbook as noted in Exhibit A, the Conditions contained in Exhibit B and
any modifications made by the Planning Commission and City Council st their respective public
hearings, The revisions shall be incorporated into the Design Guidelines Handbook and
submitied 1o staff in both paper end electronic versions for review within two (2) months of the
date of Regional Planning spproval of the Project of Regional Significance, The PUD
amendment shall be approved and certified by the City Council within four (4) months of the
dste of Regional Planning"s approval of the Project of Regional Significance. Failure by the
applicant 1o conform with either time deadline shall render this approval null and void.

Sincerely,

Cf M étn.,
Lynnette R Jones
City Clerk

LRI:cdp

xc:  Community Development
Traffic Design Engineer
Terry Zeller, Parks, Recreation & Community Services
Patrice Echola, Regional Transportation Commission
Marchon Miller, Regional Transportation Commission
Derek Wilson, Jeff Codega Planning & Design
Barbars Ausherman, Appellant
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EXHIBIT B

CONDITIONS OF APPROVAL

LDCO7-000308 {South Meadaws PUD Amendmant Manning Units K & L)

Site cnculation dusagn, rallic eontiol deviees, and pperational cloracieninbes wl (he:
sili: neestes, common use diiveways, on sile dive aisles, emergenty accesses
hie access lanes, pedesirian routes, swlewalks, and parking areas shall bhe i
o cerdance wilh thie Publie Works Dasign Manual and shall iest with the appooval
ul the Caty b e sind Commundy Developrant Dupartnieats

Projeu! accesses, moluding ingress and cgress imitation controls, shall e locabl
and designed m conformance with the master hafhic sludy (prepared by Sokaegul
Engineers dated July 10, 2007 with all addends and updates thirelo) on (ke for the
project and m accordance: with the geomelne standads of the Public Works esign
Manual

All traftic stinly updates shall prowvide analyses and 1eview of the sile plan an)
propesed mitgations ot project gencrated impacts, with regards 10 the Uip
gencration tistibution eslimates included in the July 10, 2007 master rallic study,
on the adiacent toadway netwoik, site accesses, pedestian rowles, and cut through
lratfic concerns

Poo 1o the approval of each final map, the apphcant shall provide a Transporition
Management Plan for the project m accordance with the master trathe study and
updates therele  This plan shall stipulate speclic stralegies and managemenl
policies 1o control sile generated lialfic with regards 1o the operation pl parking
siruclures, sile accesses, ip distiibubons frum the sile, pedesiian routes, uff-sile
parking, shullle service, loading rones/areas, melered parking, and mass lransd
ublwation. This plan shall be on file with the Communily Development Departinent
and npdated with cach penmil generating additional pioject trallic.  This plan ahall b
canlinuously maintained in parpetuity, mcorporated inlo the projedt Honee Owneis
Associalion (HOA or equivalent) Covenanls, Conditions, and Resticlions (CC& s
or enquivalent], and a note shall be placed on each lmal map stating

“1he Transperation Management Plan, and sl updates and addenda therela,
ax requued by Condifion of Approval {#) lor LCDO7 00308 and finally
approvest by the City of Reno on (date), shall remam o Gl farce and allent for
1he fife of Ihe South Meadows 1'UD Appendix J and subsequent modilicalions
therenf.  The Transporiation Managemenl Man shall he maintained and
anforeard by the Home Owners Association (HOA or equivalent) snd ed wilh
ihe Reno Community Development Depanment

P 1o the ppmoval of waeh nal map, e apglicant shall suboul an upuinlen
estimnate of the nffic goneraled by tins and all previusly subnuited Tinal mape
Ak iatled with South Meadows PUDY Appendix .

2-60
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Fieion oo Dae apparovad ol o feal inage far thee combmed) posbions o B ploget Mol wd @

memsine: S0-percent wpproximately o2 AGT) ol the ot mopet ips  th
npprheant shall havie Gty approved tallie study and Vs portation Manacems it
Pl upstaley fon the peopecd s updade shall eviloale Lockaround and paogt
Wl padlerns sile anresses, and pedestoan roules gl review of the inadwsy
rapacilies, inteisection levels ol scrvee for the roadway network included in (v-
projaet master talle study and tathe signal wanme at thee ilerses ions of Dol
7 Goulevad/Sandhill Tnwe and  Soulh Meadews  Parkvaydouble  Uniound
Farkway 1'rion to ssvance o any comlicale of pecupney tor the assaciated hing!
map, the appheant shal have appioved plans and secutlies In place loe 20
rerommended rmadway o intersection improvements anddon shall provade sl
irathic mitigation plans as identie-d in the Ciy apgaowsd 50 pereent ADT inflic shudy
npdate

finen bo thie approval of o linal map for the combimied poithions of e grojgect Yl will
gensrate -percenl (approvimatily 9450 ADT) of the okl pioject bips, N
apoheant shall v City approvend allic study and  Lianspoitation Managisomw 4
Man updates for the propeet  This update shall evilite hackground and ot
halhe. pattens, site accesses, anil pedesiion (uiles and jeview ol The wadway
capacities, mersechion levels of service [or the inadway network included o the
project master Lalfic study and halhic signal warranis at the inlesedtions of Uoubik:
R Boulevard/Sandhil Dive and South Meadows Parkway/Double  Diamernd
Parkway. Miur lo issuance ol any cerlilicale of sccupancy fur e associated final
map. he applicant shall howe appoved plbing and scewities in place tor all
ecommended roadway ne inlerseclion anpeovements andlor shall peovide olternak
tralhe mdigativn plans as Wentified in fhe City approveed 80 poi civint ADT trate s ludy

uptale.

Prior fo approval of any final map, the applicant shall provide a writlen 1esponse fron)
RIC defining tansit requircmants for this project and shall dedicate tighls of way o
grant appropriate easements and constiuct lmsil improvemenl i aecordince with
RICY 1equivements priot 1o the approval ol any ceriicate of occupancy o e
salisfaction of Ihe Community Development Digpartment stail

Prior o appoval of the fiest inal map, the applicant shall be jequined 1o divelop o
Lip Heduction Program (TR, incliding an mplemantation schedole, for the popec
in acgordance with the wequirements of RIG to the salisfation ol the Communty

Nevelopmenl Deparinwent stall

1P o approval af the linal map that, eoliechively, will guiaale one thid of 1he Inlal
project trip genetation estimale, the applicant shall develop o welabibiation plan i
conjunchign with equrements established by enginecung stolf o deteiming e
pxients and nalure of upgrodes, repairs, ionovations, or reconstruction of e
pavement shiuchure and suface for Ihe adways idenliicd as  construction
tansporinlion and delivery ioutes within the project vicinily as depicled n the
GCunstiuction Management 'l and all upidates therelo  The iehabilitation plan shall
calablish milesione fraflic generaling ocenpnicies lor cumplelon of the wequred
oadway rehabililaon  Pien o lhe issuance ol any eavlibcale ol aocupancy
assoiated with the mprovements reguired by the rehalibtoticom plan. the apgilic. il
shall complete all pavernent stiuctune and roadwway surlace soprovenenls nenessany
I Sustding mnimom oadway cbonal classiicalions wilhun tha pinjeed weiily
iesilting from « onsliction and pregecl Ballie wnpacts The: applicant shall repben o
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P 1o thwe appeoval of each final tap, the appbeamt shall have an appiroved
Sewenaye Repul n sccordanee with (he Publie Works Deewgin Manunl - Adoguiale
acrres shall be providial for all sautary sewer ingpuivemenls paa e Tubihe Weik,
Uesign Manual A equied onesile and oflsite sapiluy sewer impiioved pls
necessaly 1o saivie the project shall be complide ard functional prod o the ssyane =
ol any cerlificala ol perupancy

Py 1o the approval of each final map. e apphcant shall have approved plans tor
il proposcid  public  sandlary  sowei  syslem  anproveiikenls, abandenment's
modificaions, of ielecations  Plais o be appioved by Commuonity Developiment 1o
the salisksction ol the Public Werks Sanialian L nginegiing Mvision Al appheatie
unprovements shall be ronstrocled poor to ssuance &f any cerlificate of nccupaniy
fein e associated final meap phase

All proposed on sile sewdr fucdilios and improvements zhall be privatedy owned aned
maintained and shall be dasigned and constiuctizd, with adequale access, m
accordance with the Cily's mimmum standards as sel forth i thee Public Waiks
Nesign Manual

Prior W0 the approval ol each linal map, the applicant shall have an appoved
liydioloryy Repon adidressing an-sile and ol site slaim water flows and facihly
capacives far the pre-development and  post-developmanl  site  conditions
Speciically, (he report shall analyze and provide miligalions for any impacls o
Moodwater flows in e South Meadows hainage way nebwoilk elaled fo e

developmenl of the project

Priar la the approval of @ach inal map, the applicant shall demonstrite on-site slonm
waler facililics meet minimum water quality standaids e discharge nto the Seulh
Meadows diamage way nctwork in acconlance with KMC sections 17,18 530 and
12 12,555 DMans for the collection sed teatnent of wal lop, parking garage arca
dml elevalor hasin storm waler elfffucnt discharges shall be appoved by Communily
Development lo the salistochion of he Public Works Sanitation  Fnginerring
L nvilunimental Contial Division

Oinsite sloim waler management aciliies and appurtenances will be privalely
owned and maintained  Adequate maintenance accuss shall be provided for al
storm water management improvemenls per live Public Works Design Manual

i 'nex 10 ppproval of each final nap, appheant shall demonstiale how flood walkss e
i he accommadaled tough the bullding/site design in acuordanes with ¥ TMA amd
City regulativns

gt 1o the approval of each Imal map, the appheait shiall demensiate adegoie
aravity flow overland escape 1onlus @e provided Tor all 1ol 1op and Sofade slom
wilier collection anid conveyance lacilities

2-62
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Prvea e thes apsproval of csn B final map thee apspiscanl stall s dpante oo gl i
vl floed rontrol requlations regaidmay  slonn walier dedentiom and Low 1 projcl
will bzl will parking garage hevels thal may be silualec below lamd ehevabons by
South Meuadow: diamnage way teetwoirk  Thee appicant shiall demonsiaate hea The
suiltinEan elements of this progect will b prodes toed Tiom shaalleae goonmel weido s
secoidance with the project geolechnieal repol|

Hie gpplicant shall provide sadewzlks and demonstiale  acicesable ard AL
compliant padesiilon ol hon all adpeent pubibe tghts of way o e on sibe
Lol tinweys

I*rior 1o tha appioval ol each hnal i, the applicant shall domonsiiake adeginh:
striset Bghling exists o shall propose steeet ighting iIn accardinee with (aly
siandards lor the project enbances and adjoining propedies 0 new bghting »
regquitedd. a privale oo sile sirset light shall Le inslalled 41 the back of sidewalh ea
e privale toadway entiinces  1his shieel ight can malch alher private an sde
parihing e lighls peovided adeguate Invels of ighting are achieved

Fuar 1o appoval ol each final map, the applicanl shall demnnstiale all necessing on
sile: wnrd offsite easement vaciations, elocalions, and granis ioe counplete o o
place These easumwnts include, but are nol limiled 1o, project constaichon, sie
aceess and cross access, ulily access, enwigency access, mainienance access,
sewer lines, suiface drainage, slorm  drains, inigabon  dilches  and  ulifity
inprovements  All requiied access, sewwr, stormn drainage, and ubilily improvements
shall be constincled priot 1o the issuance of any ceiificates of acoupancy

Friot lo approval of each final map, the applicant shall have plans approval s
shall oblain assocaled epcionchment and excavalion pemmils  Addiionally, 1
applicant shall provide necessary dedications for nghts-of way aodior public (1se
easemenis lor the roadway, sidewalk, and pedestrian ramp improvements proposet)
along each project ontage

Prior 1o the approval of vach pennit, the appheant shall have: a1 preconsiiuction
meebng and an approved Constivchon Managemen! Plan  This plan shall include:
provisions for on sile and off-site conslruction malerial slorage. employee parking
ani! shuttle services {as appropuate), and conslimiclion aclivilty phasing and shging
The plan shall alea depicl the proposed construchion lranspotalion and delvery
roules within the project vicinity  Arcess o adjacent husinesses and properlies shiall
b maintained during constiuclion

Foor ot approval of each hnal mag, the applicant shall comply with e Qualily
Assuance: Pingram as seét fath i ihe Public Woirks Design Manual, Chaphe Wi,
s “Inspection, Testiing and Venlicidion® and "Quality Assuanen Misgam

Anpoit Authority
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Landscaping and associated improvements around the lake adjacent to the east side of
the project; and within the US 395/South Meadows Boulevard interchange.

1.

Prior to approval of the first final map, the applicant shall provide suitable
documentation for the installation of landscaping around the lake to the easi
(Lake South Meadows) consistent with Exhibits F and G of the October 3,
2007 staff memo 1o the Planning Commission for LDCO7-00300. Installation
of these improvements is contingent upon the applicant receiving approval
from the South Meadows Business Park Association

Prior 1o approval of Whe first final map the applicant shall provide
docuinentation for the installation of landscaping within the US 395/South
Meadows Parkway consistent with Exhibits F and H of the October 3, 2007
staff memo to the Planning Commission for LDCO7-00308. Installation of
these improvements is contingent upon the applicant receing approval from
the Nevada Department of Transportation.
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PLANNING UNIT K-1
LEGAL DESCRIFTION

All thal certain real property situate in the County of Washoe, State of Nevada, being portions of
the E1/2 of Section &, T.18N., R 20E., M.D.M.; more particularly described as follows:

APN 163-050-14:

Parcel 1A as shown on that Record of Survey Map Supporting a Boundary Line Adjustment for
RR Boulevard Investments, LLC, recorded on October 19, 2004 as Record of Survey Map 4474,
Document No. 3115062, Official Records of Washoe County, Nevada.

Containing 83,022 square feet, more or less.

APN 163-050-19;

Parce] 2B as shown on that Record of Survey Map Supporting 2 Boundary Line Adjustment for
MT3 Partners, LLC, recorded on October 11, 2006 as Record of Survey Map 4807, Document
No. 3449556, Official Records of Washoe County, Nevada.

Containing 3.27 acres, more or less,

APN 163-050-20:

Parcel D2 as shown on that Record of Survey Map Supporting a Boundary Line Adjustment for
MT3 Partners, LLC, recorded on October 11, 2006 as Record of Survey Map 4807, Document
No. 3449556, Official Records of Washoe County, Nevada.

Containing 17,468 square feet, more or less,

APN 163-050-22:

Parcel A-2 as shown on that Record of Survey Map Supporting a Boundary Line Adjustment for
MT3 Partners, LLC, recorded on December 26, 2007 as Record of Survey Map 4998, Document
No. 3605824, Official Records of Washoe County, Nevads.

Containing 51,649 square feet, more or less.

AFPN 163-050-23:

Parcel 4A as shown on that Record of Survey Map Supporting a Boundary Line Adjustment for
MT3 Partners, LLC, recorded on December 26, 2007 as Record of Survey Map 4998, Document
No. 3605824, Official Records of Washoe County, Nevada.

Containing 2.61 scres, more or less.

APN 163-050-24;

Parcel 3A as shown on that Record of Survey Map Supporting a Boundary Line Adjustment for
MTS3 Pariners, LLC, recorded on December 26, 2007 as Record of Survey Map 4998, Document
No. 3605824, Official Records of Washoe County, Nevada.

Contzining 32,100 square feet, more or less.

APN 163-050-25;

Parcel 2A as shown on that Record of Survey Map Supporting a Boundary Line Adjustment for
MT3 Partners, LLC, recorded on December 26, 2007 as Record of Survey Map 4998, Document
No. 3605824, Official Records of Washoe County, Nevada.
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Conaining 39,847 square feet, more or less.

APN 163-050-26:

Farcel 1A as shown on that Record of Survey Map Supporting a Boundary Line Adjustment for
MT3 Partners, LLC, recorded on December 26, 2007 as Record of Survey Map 4998, Document
No. 3605824, Official Records of Washoe County, Nevada.

Containing 58,134 square feet, more or less.

Parcel C1 as shown on that Record of Survey Map Supporting 2 Boundary Line Adjustment for
MT?3 Partners, LLC, recorded on December 26, 2007 as Record of Survey Map 4998, Document
No. 3605824, Official Records of Washoe County, Nevada.

Contamning 3.07 acres, more or less.

APN 163-050-28;

Parcel C3 as shown on that Record of Survey Map Supporting 2 Boundary Line Adjustment for
MT3 Partners, LLC, reconded on December 26, 2007 as Record of Survey Map 4998, Document
No. 3605824, Official Records of Washoe County, Nevada.

Contaming 34,000 squere feet, more or less.

7/ 708
C and M Engineering
9498 Double R Boulevard, Suite B
Reno, NV 89521
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