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When Recorded Return to: 

Wood Rodgers Inc. 
Attn: Stacie Huggins 
575 Double Eagle Court 
Reno, Nevada 89521 

NOTICE OF DESIGN GUIDELINES FOR TH PINES 
PLANNED UNIT DEVELOPMEN 

Notice is hereby given that the Planned Unit Development uid;mes for "The Pines 
P.U.D." Supplemental Development Standards Handbook" hav be revised, effective 
June 27, 2007 per the attached Reno City Clerk's letter. A co o ~e Development 
Standards Handbook is attached hereto and incorp ted herein. 

This revision supersedes the August 20, 200 ·on of The es upplemental 
Development Standards Handbook which was recorded I office of t e Washoe 
County Recorder as Document number 304 rting at page 1 o 

--, '7 ~ 
Dated this · ""-;:, day of.JU£,'{ , 200 

State of Arizona 

County of Santa Cru 

D Property Owners 

~~~ 
rsonally ~d before me a Notary 

) 55 

to be the per on whose name is subscribed to the above 
ed to me th e cuted the instrument. 

witness whereof, my hand and affixed my official stamp at my 
office in the County ot~~.£S:~::'.s;;;l!:..IIJ.:Z:......._the day and year in this certificate first 
above written. 

OFFICIAL SEAL 
JANICE A DUPONT 

NOTARY PUBLIC - State of Arizona 
PIMA COUl'ITY 

My Comm. Elq)rres May 19. 2008 
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The Pines - Supplemental Development Standards Handbook 

Objective 

THE PINES 

The purpose of The Pines Supplemental Development Standards (PSDS) handbook is to create a 
unique, integrated residential community that incorporates fifteen separate parcels consisting of 625 
acres of land that will be included in the Caughlin Ranch Planned Unit Development (PUD). The 
property will be annexed into the Caughlin Ranch Covenants Codes Restrictions (CC & R's) and 
shall become a part of the Homeowner's Association (HOA) upon rec rdat n of each final map in the 
project. The PSDS handbook establishes the design parameters that ens re t following goals will be 
met: 

• Quality design and development in Caughlin Ranch; 
• Consistency in application of development standar 

Caughlin Ranch PUD; and 
• A framework for the City of Reno staff to evaluate future tenta · nd final subdivisi n maps, final 

improvement plans, grading plans, individual architectural plans fort e e homes nd building 
permit requests in The Pines. 

• A framework for the Caughlin Ranch Arc 1tectu ontrol mittee (CRACC) to val te final 
maps (under the parameters of the City o Re 's 30 day ·nal ma review process) a in vi dual 
architectural and landscaping plans wit ea h building per it for he future homes in 

Property Location 

Pr · ct ConcepVDesc · tion 

The Pines lots are nestled on h1 at will require careful grading, landscaping, and hillside 
adaptive architecture to establish custom home sites. The Pines PSDS handbook consists of a Master 
Development Plan for a total 251 lots on 625+/- acres that will be incorporated into the Caughlin 
Ranch PU D (refer to Figure 2 M ter Development Plan). Custom and semi custom home sites wil I 
be nestled throughout the de elo ment. Hillside adaptive architecture and grading techniques will be 

sed to minimize site dist ba e and create a unique development that takes advantage of the 
op ortunities and constra· ts a sociated with the property. Lot sizes will vary but will be a minimum 
of .40 res in size. Th density of the project is approximately .40 dwelling units per acre. To 

sure the and preserves natural features, approximately 67% of the site will be 

Page 1 6/20/2007 



3560353 Page 8 of 105 07/31/2007 11: 17: 12 AM 

THE PINES 
retained in common open space. Hillside grading techniques to m1mm1ze scarring will be 
implemented. Also, hillside adaptive architecture will be used to provide architecture that fits with the 
terrain. 

It is the intent to develop the property in accordance with the Master Development Plan; however, the 
configuration of lots and street alignments may require modifications based on a more detailed analysis 
at the tentative or final map stages. In addition, the application of the City of Reno Development Code 
regulations such as for Hillside Development (including the density red ction factor), Cuts and Fills, 
and the Major Drainageway Plan may serve to reduce the number of I s d modify road alignments. 
The number of lots, however, will not exceed 251 for the fifteen pa els urrently identified in the 
PSDS handbook. Open space will include a minimum of 421.85 acre 

Page 2 6/20/2007 
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Development Schedule 

Build-out of the entire project is dependent on market conditions. Due to the custom and semi-custom 
nature of the project, build-out could span over a 20 year timeframe. The Pines however will be 
developed in a phased manner in accordance with the Development Schedule in the PSDS. The 20 
year time frame shall start at the time of final approval (second reading of the zoning and annexation 
ordinances) by the City Council which occurred on March 28, 2007. If at the end of the 20 years the 
project is not completed, (i.e. all final maps are not recorded) then the P Dwill require application for 
an amendment to extend the project phasing prior to the 20 year e ir lion date. This timeframe, 
however, does not apply to the construction of homes on the indi 'dua lots that have final map 
approval. 

ies, Th in will provide a 40 foot wide 
m,_,,=n of e northeasterly cul-de-sac in the 

e date of the PSDS by Evans Creek, 

The Pines master dev lop r will provide ease ent and/or paved access points to the west and south 
pro e lines as sho n in igure 3 - Roadwa P asing Plan. Unimproved access to USFS existing 

ails a off road rec ation areas on Ian s t the south and west will be available throughout 
co ruction unless dee ed uns by C m ity Development Staff. Any new points of access 
r quired by the USFS for fi suppression onl shall be granted if necessary. Improvement of access 
points or trails beyond the pro e the responsibility of the United Stated Forest Service 
(USFS) or others. The Pines will also construct two trail head parking areas on the property to facilitate 
access to USFS lands in accor ance with the phasing plan outlined in this handbook. The \railhead 
areas and associated ameniti s ·11 be maintained by the HOA (refer to Figure 16 - Trail Plan). 

Jhe intent for phasing of th pr iect is outlined in this handbook but is subject to change based on 
m rket conditions, develo me of adjacent properties and infrastructure requirements. Three general 
phas are anticipated A aximum of eight final maps are anticipated unless additional maps 

prove om nity Development Administrator, however, there is no maximum or 
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minimum number of lots required per final map. All phased improvement plan submittals shall stand 
alone for permitting and construction with designs and securities included for all out-of-phase 
infrastructure improvements required for the Phase. 

There are a number of items that must be addressed prior to the submittal or recordation of the first 
final map or grading permit as required by the project Conditions of Approval as follows: 

• A vegetation survey completed by a biologist or other qualified ative plant specialist shall be 
conducted to determine the presence of the sensitive plant e ies Webber lvesia prior to 
submittal of the first final map or grading permit, whichever i first. If Webber lvesia is found 
within areas proposed for development and grading, a replace ent nd/or preservation plan 
shall be prepared. Any necessary mitigation shall be complete rior o the issuance of any 
certificate of occupancy and shall be secured with a letter of cred1 . 

• Prior to the approval of each permit or final 
appropriate easements for the relocating or und 
or encumbering with this project in accordance 
18.12.603 "Underground Utility Services"··~~-

• Prior to the approval of each permit or i nal the app I cessary 
on-site and off-site easement vacatio s, r ocations, d gran are complete or in lac . These 
easements include, but are not limit d : project cons site access and er s access, 
roadways, utility access, main n e access, sewer lin , su ace drainage, storm drains, 
irrigation ditches, and utility i rovem nts. 

• Prior to the recordation of the first fin a ap, t applica sha demonstrate compliance with 
the stipulations in the Nevada State Histo ·c Pres 10n ice letter dated March 14, 2006 
for an archaeological · of the site (r r to E it F in Appendix). A letter from this 
office shall be s mitted to Com unity Dev taff stating compliance with all 
requirements h be met. 

• Prior to the ap ro al of any permit (in ludi g grading) or fina , the applicant shall demonstrate 
that an agree en exists between the dev loper of this project and the neighboring Quail 

alley in The ines roject (LDC06-00 88 for the grading, roadway, rockery walls, retaining 
tructures, sani ary se er, utility, a d f od control improvements proposed within the 

boundaries of th Quail le · h ines project. If, at the time of permit (including 
grading) or final ma proval, no su agreement exists, the applicant shall demonstrate the 
proposed improvements e boundaries of the Quail Valley in The Pines meet the 
following requirements: 

a. Adequate eas me ts or rights-of-way are in place for the installation, construction, 
ownership, a ces , and maintenance of all proposed improvements and appurtenances 
thereto (pri ate and public) to the satisfaction of the City Engineer. These 
improvem nts d activities include, but are not limited to: grading, roadways, rockery 
walls, r aini structures, sanitary sewer, storm drains and culverts, public utilities, 

~---1-aftff,scapin , erosion control and revegetation measures, SWPPP mitigations and the 
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extents of temporary and permanent earthwork cut/fill embankments. 

b. All proposed improvements and appurtenances shall be in conformance with The 
Pines Supplemental Development Standards. 

c. Adequate provisions for access shall be provided to all improvements and 
appurtenances thereto (private and public) in accordance with the Public Works 
Design Manual. All roadway and sanitary sewer improvements within the Quail 
Valley in The Pines boundaries shall be public and m ·nt ined by the City- all other 
improvements and appurtenances shall be maintaine by he Pines Home Owners 
Association (or equivalent) . 

The first general phase of the projec will "nclude: 
• On-site and off-site roadw y d dications, roa way, anitary sewer, dra· age, and 

utility extensions and i e ents to the first se ion f the backbone loop road and 
the off-site connectio from in bluff Trail to Pineh ven Road through Quail Valley in 
The Pines. This initial p se wil ecifically invol et e extension of Pinebluff Trail 
from its current terminus in ugh I in nch with n e ergency access connection to 
Pinehaven Road at its current te inus i uai alley in The Pines subdivision, 
unless this con or a part oft conne · n has already been constructed as a 
temporary r permanent r dway by tli develo r of the Quail Valley in The Pines 
project efer 1 3 - Ro dway Phasi and re 9a - Temporary Backbone 
(Erner enc Access Stre Secti ). 

• rma ent slope treat t and revegetation, as well as 
landscaping an rainageway crossings along the backbone 

road ay/P ebluff extension her no lots are planned within The Pines site will be 
the res onsib. ·ty of the maste de eloper of The Pines and will be in accordance with 
the PSD handb 

• Associated porary and per anent slope treatment and revegetation, landscaping, 
drainageway cro · g the backbone roadway including maintenance where no 
lots are planned within the Quail Valley in The Pines Planned Unit Development will 
be the respons"bility of the master developer of The Pines or in conjunction with the 
master devel e f the Quail Valley in The Pines project per a separate agreement 
between the pro erty owners which may include maintenance agreements based 
upon fair s are development criteria. The City of Reno has no responsibility in 
negotiatin ser1 rate agreements nor will the City be a party to any agreement. 

• All im nts related to The Pines project associated with the first general phase 
twill either be constructed (and bonded for in accordance with City of 

Page 7 6/20/2007 
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Reno requirements) by the master developer of The Pines, or in conjunction with the 
developer of the Quail Valley in The Pines project per a separate agreement between 
the property owners which may include maintenance agreements based upon "fair 
share" development criteria. The City of Reno has no responsibility in negotiating 
separate agreements nor will the City be a party to any agreement. 

• The first phase final map wi II likely involve the development of lots 1-11 (as shown on 
the tentative map in Appendix) near the northwest property boundary that can be 
served with roads in compliance with Reno Fire Dep rtment requirements for this 
project (i.e. cul-de-sacs and roads that generally do t xceed 1,200 feet in length 
and/or roads that include a secondary access connect no easement such as lots 237 
- 248 as shown on the tentative map in the Appendix). 

• This phase will also include construction of the Caughlin #5 ter tank (Tank 1) and 
the associated booster pump station by the Truckee ado s Water Authority 
(TMWA). Water system improvements inc ding Tank 1, Bo ter tion 1, associated 
access roads, permanent slope treat rmanent Ian caping will be 
constructed and installed by TMWA pe 

The second general phase of the proje will involve 
• Dedication of full width p lie r" , storm 

drainage facilities, drainag 
access roadway surface im 
and Figure 9a - Tempo r 
backbone loop road. 

• Associated temporary an erma nt nd revegetation, landscaping 
and drainageway crossings a the kbone r dw y/Pinebluff extension where no 
lots are planned within The Pines ·te wil ere onsibility of the master developer 
of The Pines in accorda e with e PSDS handbook. 

• Associat temporary an ermanent s e trea ent and revegetation, as well as 
perma nt ndsca · , dra ageway era ings a ng the backbone roadway 
inclu ing aintenance ere n lots are plan d w· in the Quail Valley in The 
Pine Pia ned Unit Develop ent ill betherespon · ilityofthemasterdeveloperof 
The ine or in conjunction ith he master developer of the Quail Valley in The 
Pines proj t per a separate gre ment between the property owners which may 
includ main nts ased upon fair share development criteria. The City 
of Reno snore in egotiating separate agreements nor will the City be a 
party to an reement. 

• All improvemen to The Pines project associated with the second general 
phase of the project will either be constructed (and bonded for in accordance with 
City of Reno r guirements) by the master developer of The Pines or in conjunction 
with the deve op of the Quail Valley in The Pines project per a separate agreement 
between the pro erty owners which may include maintenance agreements based 
upon "fair ar ' development criteria. The City of Reno has no responsibility in 
negotiati se arate agreements nor will the City be a party to any agreement. 

• The c stru tion of the entire backbone loop roadway with emergency access 
----,n:,iiway rface improvements as shown in Figure 9a - Temporary Backbone 
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(Emergency) Access Street Section will meet secondary access requirements for the 
project and will allow for final maps to be submitted for development of lots on the 
east and west side of property. 

• The backbone loop road will be paved and permanently landscaped and sanitary 
sewer, storm drain facilities, and utilities will be extended, where required, 
incrementally on The Pines property to serve development of lots as final maps are 
approved and as the project progresses from north to south, as approved by the 
Community Development Staff. 

Fol lowing completion of the temporary backbone loop connecti 
include the following: 

• Subsequent final maps within the project area will be filed "th a ociated paving and 
permanent landscaping, as well as other re ted improveme ts pr vided. 

• Subsequent water system improvements i eluding ining bo ster tations and Tank 
2 as required by TMWA will be construe ssociated ac ads, emporary and 
permanent slope treatment (revegetation only) w1 rovided per the SOS. 

• Easements and access points to USF o the south and we hown Figure 16 
- Trail Plan will be graded ands rm drain facilities an utili ·es will be 
extended where required. 

• Associated temporary and p rma ent slope t atmen and revegetation, rt e PSDS 
handbook will be installed. 

• The southerly access p int SFS property will e p ved to the project boundary 
when the road is pave serve e lots adjacent tot e SFS access road as shown on 
Figure 2 - Master Develop ent Pia 

• An easement for the westerly a ess po· twill gra ted and the road will be paved 
(and sanitary sewer, storm drain acilities, and ilities will be extended, where 
required) wit tion of the s ond er tank (Tank 2). 

Overall off-site roadwa an ranspo ·on im ovements a will be provided as follows: 
• The ste developer of e Pin s shall have a rov d plans for roadway striping 

impro em nts along Village Gre n Parkway (wes , from Caughlin Parkway to 
Foxcr ek rail (south). These im rovements shall include a double solid yellow 
center ·ne a single solid whi sh ulder lines (each side) to create 12-footwide travel 
lanes. ese i rovements s all e installed by the master developer ofThe Pines and 
shall be c plete a 10n prior to the issuance of any certificate of occupancy. 

• Prior to issuan of any on si permit, including grading and subsequently again prior 
to the issuance oft e certificate of occupancy for the 143'd unit, the master developer 
of The Pines shall submit a Traffic Calming Petition to the Public Works Engineering 
Department to dress speeding along Village Green Parkway (east and west) and 
other mitigati ns easures (that are not already committed to be provided by the 
master devel per that can be addressed through the City of Reno's Traffic Calming 
Program pr cess The master developer shall make any improvements identified and 
approved ro h the initial and subsequent Traffic Calming Program processes in an 
amou not e exceed $40,000 (aggregate). 

• e mast developer of The Pines shall have approved plans for a new crosswalk at 

Page 9 6/20/2007 



3560353 Page 16 of 105 07/31/2007 11: 17: 12 AM 

THE PINES 
the Caughlin ParkwayNillage Green Parkway (east) intersection. This crosswalk shall 
be located on the south side of the intersection across Village Green Parkway in a 
manner consistent with City Standards. This improvement shall be installed by the 
master developer of The Pines and shal I be complete and functional prior to the 
issuance of any certificate of occupancy. 

• The master developer of The Pines shall have approved plans for a new school sign 
(54-5 with 15 MPH designation) with flashers along the east side of the Village Green 
Parkway immediately north of the FoxcreekTrail (south) ·ntersection. The sign shall be 
located to provide advanced warning of the approach· g chool speed zone to north 
bound traffic on Village Green Parkway. This improv me shall be installed by the 
master developer of The Pines and be complete and fun ion , prior to the issuance of 
any on-site permit, including grading. 

• The master developer of The Pines shall have appr ved lans for roadway 
improvements within the Caughlin Parkw east bound ap roa to the Caughlin 
Parkway/McCarran Boulevard/Cashill B levar · rsection. Thee improvements 
shall include roadway lane striping, surf rovements i re nstruction and 
asphalt replacement), traffic signal modifications, signage as nee d to achieve 
dual left-turn lanes for the east boun ft turn movements Caugh ·n Parkway. 
With these improvements, thee ·sting east bo d through and right-t n la s shall be 
perpetuated. All improvemen and "fications all be in accordanc to tH project 
traffic study submitted with t e te ative ma nd re uired updates there ) a d to the 
approval of the Community De elopment De rtme t and Nevada De rtment of 
Transportation (NDOT). i provements shall e in al led by the master developer 
of The Pines and sh be co plete and functio al rior to the issuance of any 
certificate of occupancy. e exis · g median ope ing nd turning movements at the 
Caughlin Parkway/Shopping enter iveway ast) ·ntersection shall remain with 
these improvements. 

• Prior to issuan · st certificate ncy, the master developer of The Pines 
shall provi all constructio documents · prov ent plans and reports) for required 
roadwa 1mf) veme within e McCarran oulev north bound and south bound 
appro he to the Ca arkway/McC oulevard/Cashill Boulevard 
inters cti . These improv men shall include dway lane striping, roadway 
wide ing, urface improveme s, tr ffic signal modifications, and signage as needed to 
achie du left-turn lanes for he orth bound left turn movements and an exclusive 
right-tu Ian for south bo nd raffic. All construction documents shall be in 
accordan e with ro tra ic study (and required updates thereto) and to the 
approval o e Community evelopment Department, RTC, and NDOT. These 
improvements s structed, complete and functional, prior to the issuance of 
the 67~ certificate of occupancy for the project. 

• All constructio traffic for all phases shall use the westerly route of Village Green 
Parkway to ac es Caughlin Parkway while Caughlin Ranch Elementary School is in 
session (mid ug st though mid June). 

0 rail trail and amenity has· g will be provided as follows: 
• Prior to e is ance of a certificate ofoccupancy for the 25'" lot, Trail head A as shown 
~--flfi-fi1gure 1 - Trail Map and the associated improvements (except paving) outlined in 
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the P5D5 handbook will be constructed. Paving of the parking lot will occur when the 
adjacent portion of the backbone road is paved. 

• Prior to the issuance of a certificate of occupancy for the 50'" lot, the two trails along 
the major drainageways identified as Trails 1 and 2 and the equestrian trail identified 
as Trail 4 on Figure 16 - Trail Map will be constructed. 

• Trail head Band the associated improvements including paving and Trails 1 a, 2a, and 3 
as identified on Figure 16 - Trail Map will be constructed prior to issuance of a 
certificate of occupancy for the 75'" lot. 

••• ••• ••• 
.. - c::::::i 

16' USFS/SIERRA lAND 
ASSOCIATION ACCESS 

EASEMENT 

Figure 3 - Roadway Phasing Plan 
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Master Development Plan 

The Pines Master Development Plan (refer to Figure 2 - Master Development Plan) is the product of 
evaluating the opportunities and constraints associated with the site. Although the project consists of 
fifteen separate parcels with separate ownerships, the project was designed as an integrated 
development. The overall project design considered slopes, reduction formulas and open space 
requirements in accordance with the current City of Reno Hillside Ordinance, access points to 
adjacent properties, street grade and emergency access requirements, verhead power lines, major 
drainageways, natural vegetation and views. A final slope map that sh w the location of the lots, the 
limits of the drainageways and their fifteen foot setback and final slo ca ulations that indicate the 
amount of open space is being met per the requirements of the Hillside rdin nee in effect at the time 
of this project approval is included in the Appendix as Exhibit B, Final Slo e An lysis Map and Exhibit 
C Drainageway Grade Break Setback map. A summary of the current o ers ip (as of the date of 
publication of the PSDS handbook) of each of the fifteen arcels in the de lop ent is provided in 
Table 1, Pines PUD Ownership. As an overall project, tota 1 lots ar pla ed with 421.85 
acres of open space provided. As previously mention it is the inten e lop he property in 
accordance with the Master Development Plan, however, the · uration of ots a streets may 
require modifications based on a more detailed anal sis at the tentative o · I map sta es. Due to 
potential modifications and many design com po ents, the book provides a leve f det ii that can 
only be complied with at the final design stag . All Ii I maps m t demonstrate comp· nee with the 
standards in the handbook if not adequate! de onstrate o be i ubstantial con/or nc on the 
tentative maps. In no case shall the number of I ts exceed 25 . A mi imum of 421 .85 ac of open 
space shal I be provided. 
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h' Table 1 - Pines PUD Owners ip Summar" 

Assessor's Parcel # (APN) Owner Parcel Size 
(acres) 

041-230-01 
Aslanian 40.18 

222-161-31 
Cole/Whispering Pines 13.56 

041-230-05 
Turner 40.92 /\ 

041-230-06 / \ BCD&S Investments \ 40.22 

041-230-07 
Turner \ \ 40.33 

041-230-08 
Uccelli \ \ 45.74 

041-230-09 
Debard-Lieberstein ~ \ \40.49 

041-230-10 
Anastassatos ~ ~ 41\81 

041-230-11 
McCool ~40.~ 

041-230-12 
FullerT~ / 4\40 

I) ~ 

041-230-13 
s/Sti/her / ' 41.\ Thom, I\ 

041-230-14 ~ \ 42.08 

041-230-15 
~ol ~ 40.09 

041-021-19 
Zerma~ber/ / I/ 39.00 

041-021-23 
~edetti "'~ ~ 78.48 / 

Totals // ~ ~ / ~ 
~ 625.19 

I I ~\ V 
I 
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Infrastructure - Development & Phasing 

Public Infrastructure 

THE PINES 

Public infrastructure wi 11 include all sanitary sewer, storm drain facilities and utilities that are typically 
part of a residential development project with sufficient facilities and line capacities for water, gas, 
electric, cable television, and telephone services. These improvements, as well as phasing, will be 
addressed, with the submittal of tentative and final maps. The type f roadway standards to be 
constructed shall be in accordance with the sections outlined in the P S andbook. Pedestrian trails 
that are shown on Figure 16, "Trail Plan" shall be shown on the tentati ma . Gates restricting access 
to any of the public streets in The Pines or any public access routes iden · ied n the tentative map are 
strictly forbidden within The Pines project. Gates, however, may be use to restrict access to 
individual lots or along private driveways and at water tank sites within the roje t area, if desired by 
the Truckee Meadows Water Authority (TMWA). 

Full width public right-of-way dedications, emergency s roadway su 
permanent improvements shall be constructed in phases for t tire backbone 
accordance with the development schedule outli · the PSDS handbo 
improvements, temporary and permanent sl e 
landscaping as required by the PSDS handb ok snaJcHJ-e 
requirements. 

Roadway Easements 

shown on Figure 2 - Master 
th the actual recorded easement 

In t ms of future paten ·al acce to ad· ent roperties, The Pines will provide a 40 foot wide 
r ocatable pub I ic roadway d access ease nt from the end of the northeasterly cul-de-sac in the 
project area to the property bou east as generally depicted in Figure 3- Roadway Phasing 
Plan (owned as of the date of PSDS by Evans Creek LLC) prior to the recordation of the associated final 
map. 

Additionally, the master dev op shall have approved plans for: a) rough grading for the typical 40 
oat wide street section in ccm ance with Figure BA and/or 88 of the PSDS Handbook; b) an all 

w ther emergency acce roa way surface within the 40 foot wide easement/street section to the 
satis lion of the Ren epartment; and c) an emergency access gate along this access to the 

tisfactio epartment. Prior to the issuance of the first certificate of occupancy for 
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the associated final map, the rough grading, all weather emergency access roadway surface, and the 
emergency access gate shall be in place, complete and functional. Should a reciprocity public 
roadway/access easement be in place within the parcel to the east (APN 222-080-01) and extended to 
this project's boundary in approximately the same location, the developer shall construct the full width 
improvements for a typical 40 foot wide roadway section, including roadway easement relocations as 
necessary, in lieu of the all weather emergency access roadway and gate to the property. 

A disclosure notice shall be submitted to Community Development Staff for review and approval that 
alerts future residents of the most northeastern cul-de-sac and private iv on the site that the cul-de­
sac could be extended for an ultimate connection to McCarran B ule rd for through traffic or 
emergency access. In addition, a notation shal I be included in each till repo for each lot on the cu I­
de-sac and private drive that alerts the residents of the same. Approval f the disclosure notice and 
title language shall be obtained prior to recordation of the affected final m p. 

Sanitary Sewer System 

There are two existing 8-i nch sewer stubs at he · ntersection of · eha en Road and Sierra ne Drive 
in the Caughlin Ranch area. The propo w r system of The Pi es w II connect to these existing 8-
inch sewer stubs. Sewer flows from T Pines 2 1 lots will be adde to he existing sewer system via 
the two existing 8-inch stubs located at t inters tion of Pineha\( n oad and Sierra Pine Drive. 

The proposed sewer system wil I consist of a com · ation ravi ystem and a low pressure system 
using Environment One (e-one · alent) grinde umps. e low pressure system will serve 173 
units and will connect to e gravity sew system. T remai · g 78 units will be served by the 
gravity sewer system (re rto ·gure Sanita ewer Plan). he gra ·t portions of the sewer system 
will be offered forded' ati n and mainte nee a public infras cture o the City of Reno, while the 
low pressure system ill e owned and ma, taine by the HOA (o quivalent). 

Pri t the approval fan final map or per it, t e master developer shall have a Sanitary Sewer 
r port cl Master Sew r Plan proved by t C mmunity Development Department for the entire 
pro· ct. Each final maps II incl owing for private access and maintenance of private 
s nitary sewer facilities pro sed within pub Ii rights-of-way and easements. Adequate maintenance 
access shall be provided for alls · er improvements, public or private, per the Public Works 
Design Manual. 

Prior to the approval of eac 
improvements shall be appro ed 

al map or permit, improvement plans for all required off-site 
ith securities and required rights-of-way or easements in place. 
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'* System to be built as 
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Figure 4 - Sanitary Sewer Plan 
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Water Service 

The Truckee Meadows Water Authority (TMWA) has prepared a Discovery Level II report and has 
outlined a preliminary water facility plan to serve The Pines development. Due to the location and 
topography of the site, three booster pump stations and two water storage tanks are anticipated to be 
required to meet minimum pressure and storage needs to serve the project (refer to Figure 5 - Water 
Service Plan). 

r--
• --· 

I 

1~ 
WATER TANK(2 ._ ____ _ -

I 
I 

I 
I 
I 

- - --- .......... '¥-<-....--, - - J 
0 WATER TANK(S) 
a PUMP STATION 
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Figure 5 - Water Service Plan 
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As noted in the Discovery report, Tank 1 is necessary on this site to further serve the Caughlin # 5 zone, 
which provides service to the overall Caughlin Ranch area. This tank will need to be installed prior to 
any new development in the Caughlin Ranch area, including development in The Pines. This tank will 
be located on the northwesterly portion of the site, near the entrance at Pinebluff Trai I. This tank will 
be paid for and constructed by TMWA. In addition to the tank, a booster pump station will be located 
immediately south of the existing Caughlin Ranch Mini Storage facility. It is anticipated that this tank, 
booster pump station and subsequent upgrades to the booster pump as necessary will accommodate 
development of the first several lots (actual number of lots to be et rmined by TMWA) in the 
development. 

Tank 2 will be constructed and installed as the project progresses by t em ster developer and is 
proposed to be located near the southwesterly property boundary. In addi ·on to Tank 2, two 
additional booster stations will be required and installed er the Discove II port provided by 
TMWA and when warranted by the project. 

Grading and access to the tanks are subject to special use perm1 oval for cuts and 
of Reno. Roadways providing access to the tanks shall be a minimum n way wi 
with a paved section of 16 feet. Access roads sur unding t nks shall be per TM re irements. 
Colors of the water tanks and booster statio s shal e dark b wn and shall be ap rove by the 

Community Development staff. The type of nd aping a reveg tive seed mix use ort tanks 
and booster stations shall be determined bas d site conditio at th final locations for th tructures 
as determined by TMWA. Considerati all be given to exist1 g tr es, how close the utility is to 
proposed homes, and whether constr tion o t e utility will requir the limination of existing mature 
trees on site. Temporary irrigation sha be pr ided as necess ry. The CRACC and the City's 
Landscape Architect shall review and appro the fi I plans for hes utilities with each associated 
final map. 

Street Sections 

The roadway network s s own in Figur 6 - Ro dway Netwo incl es a hierarchy of roads with 
respect to traffic volu es and design criteri to s ve The Pines opment. The individual street 
sections outline the p ope widths and grades t saf ly provide access to all lots, convey the expected 
traf · lumes, acco mo te emergency vehi le ccess, provide access points to adjacent properties 

d ac modate pe stria . The backbon lo road will be constructed and paved in phases in 
ace aance with the PS hand k. Figu s 7 through BB, Street Sections, address requirements for 
t e permanent street sectio while Figure 9A dresses the requirements for the temporary emergency 
access street section. Gates rest( · s to any of the pub I ic streets in The Pines or any identified 
public access routes as shown in Figure 6 are strictly forbidden within The Pines project. Gates, 
however, may be used to restrict access to individual lots or along private driveways and at water tank 
sites within the project area, if e · ed by the TMWA and to emergency access roads, if desired by the 
Reno Fire Department. 

T the extent possible, str ts s all be designed to follow existing topography. All street, emergency 
acce roadways and d · ew designs and their construction will be in accordance with the Public 

orks D · tot extent possible. In areas of steep terrain, flexibility shall be considered 
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when the result will create less grading and disturbance of the native terrain, vegetation and rock 
outcroppings. Community Development Staff shall review and approve any changes or may require 
changes if deemed necessary based on final map design . 

• 

-
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Figure 6 - Roadway Network 
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Street types and sections are described as follows: 

Connector and Direct Access Streets 

Connector and direct access streets are public streets that form the backbone loop road for the entire 
project and also provide direct access to the majority of the lots in the development. The backbone 
loop road will connect into planned streets within the Quail Valley in The Pines subdivision and 
existing streets within Caughlin Ranch. The westerly connection will b to Pinebluff Trail while the 
easterly connection will be to Pinehaven Road. 

Two street sections depicting the streets at full build-out are shown in Fi res A, 78, BA, and 88. The 
sections include both crown and cross slope options that will be construct d an used interchangeably 
to best fit topographic conditions. The first section that will be constructed t bui -out is intended for 
areas where the sole purpose is formation of the backbone loop road. This ctio does not provide 
access to any individual lots and therefore does not requir on-s arking. e ri ht of way forth is 
street type is 30 feet wide with a paved section of 24 fee . is section inc a loo wide sidewalk 
on one side of the street (refer to Figure 7 A & 78 - 30' Street Se · . This street sect1 n, as well as 
the crown and cross slope options, is in conformance with City of Reno I Ordinan e goals and 
objectives as it will help minimize grading imp ts in the s er terrain on the pr · ct s· e. These 
roads will be posted "No Parking" on both si es. 

10' PU£ R/W 

WALL VARIES 
FROM o· TO e.o· 

BASE 

TYPE 1 PCC CURB 
AND GUTTER (TYP.) 

2.C 

R/W 

17' CL TO ROW 

- NO PARKJNG/N LO FRONTAGE (CROWN) 

10' PUE 

WALL VAMES 
<-·; FROM 0' TO s.o• 

~11: 

Figure 7 A - 30' Street Section 
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WALL VARIES 
FROM O' TO 8.0' 

30' RtOHT OF' WAY 

13' CL TO ROW 
CL 1r CL TO ROW 

12' CL TO F' C 12' CL TO F'FC 

~P.1 MEDIAN CURB 
Ae PAYING 

.... 
SUBGRADE 

R/W 

THE PINES 

10' PU£ 

WALL VARIES 
FROM O' TO 8.0' 

30' STREET- NO PARKING/NO LOT FRONTAGE (CR OPE) 
30' STREET SECTION 
NOTTO SCALE 

The second street section to be constructed at b · -out wi 

Figure 78 - 30' reel Section 

be used for direct access to lots in the develop ent bo on and o of the backbone roa . Ag in, both 
crown and cross slope options are provid d a wi 11 b sed in rchangeably to a om odate 
topographic conditions. The right of way fo thi street type is feet ide with a paved s 
feet to allow for parking on both sid th street in accor nee with Reno Fire Department 
requirements. A 4 foot wide sidewalk s also pr vided on one side f th street. (Refer to Figure BA & 
8B - 40' Street Sections). 

R/W 
10" PUE 

BASE 

T-WITHPA G BOTH SIDES (CROWN) 

Figure BA - 40' Street Section 
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WAU. ARIES....._.:;,•"-1 
FROM 0' TO 8.0' 

BASE 

18' CL TO ROW 

17' CL TO FfC 

'ffl'E t MtotAN CURI 
(TYP.) 

40' STREET SECTION 
NOTTO SCALE 

R/W ,o· RIGHT or WA.'t 10' PUE 

a. 

THE PINES 

Figure BB - 40' reet Section 

Access Ro 

Development ofThe Pines will be phased fr e sout The project could eve pin a 
concurrent manner from the west (Pinebluff east Pinehaven Road). 
as well as temporary secondary access i r ance with Reno · e D artment requirements will be 
maintained as development progress . So e of the lots locate at t e northwesterly edge of the 
property (lots 1 -11) as shown on the te tive in the Append x w·II be able to develop without 
the construction of the entire backbone lo road. ccess for es lots would be accomplished 
through the construction of Pinebluff Trail to its ti mate ith connection to Pinehaven Road 
through the Quail Valley in The f'. development a temp emergency access road unless this 
connection or a part of th onnection already be const cted as a temporary or permanent 
roadway by the develo er o ail Val in The Pi s proj (refer to Figure 3 - Roadway 
Phasing Plan). After t 1s c nnection is de a when acces excee 1,200 1 i near feet the entire 
backbone road will n ed be graded and c nstru ted as a tempor econdary (emergency) access 
road. The road shall be 4 feet in width an hav a gravel base in accordance with the standards 
out!" in the City o Ren Public Works Des gn anual (refer to Figure 9A- Temporary Backbone 

erge y Access Str t Sec ·on). As the pro· ct rogresses, full street improvements in accordance 
with 1gures 7 A & 78 - ' Stree ection a cl Fi ure 8A & 88 - 40' Street Section Standards will be 
fl vided in a phased man ady for development. 
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FROM o• TO 8.0' FROM 0' TO 
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R/W Rr FUTURE ROAD R/W 

24' 

1 

ct 

12' 

I 
12' 

V-""1- TEMPORARY F'OR LOOP ROAD 

Permanent Secondar 

TO BE REPLACED WITH fULL 
STREET IMPROVEMENTS AS 
DEVELOPMENT PROGRE:SSES. 
PAVE ONLY AS REQUIRED. 

TEMPORARY BACKBONE 
(EMERGENCY) ACCESS STRE 
NOTTO SCALE 

Access Roadwa 

Permanent secondary (emergency) access roa ways · I be prov 
feet or when street stubs (such as the relocat le blic roa ay an ccess easement fr 

THE PINES 

the cul-de-sac east to the property boundar a generally dep ted o Figure 3 - Roadw Phasing 
Plan) to adjacent properties are not pro I a required by the eno Fire Department. Secondary 
(emergency) access roadways will i elude a O foot wide pave se tion within a 30 foot wide 
easement. These roads will be posted o Par · " on both sid s a d will not be gated but will 
include signage indicating the use is for e ccess on . ( fer to Figure 9B - Secondary 
Access Street Sections). 

EASE EASE 

+--+------',.__ __ __,,,_• ,,.MIN.._,.EAS-,E;,,M,,ENe_T --'-.,,---__.,_~---~·~ 

! 
20' GHT OF WA'f 

,. 
15' 15,_' ___ _, 

AC PAVING 

C AC DIKE WHERE NEE;DE:D AT SHOULDER 
TO CONTROL ROADSIDE/HILLSIDE GRADING 
AND DRAINAGE 

- WALL VARl(S 
FROt.l O' TO 8.0' 

SUBGRADE 

1gure 98 - Permanent Secondary (Emergency) Access Street Sections 
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Private Driveways and USFS Access 

Private driveways will be provided to serve individual home sites in certain portions of the 
development and will be owned and maintained by the affected lot owners. In the southwesterly 
portion of the development four lots will be served by a private drive per the Reno Fire Department 
(lots 133 -136 as shown on the Tentative Map in the Appendix). Additionally, private driveways will 
serve three lots located in the southeast portion of the project. Private ac ess roads providing access to 
tank sites and/or USFS land will be owned and maintained by the HO . ese driveways and access 
roads will include a 1 6 foot wide paved section and do not allow on-st eel rking (refer to Figure 10 -
Private Drive and USFS Street Sections). The same 16 foot wide pave sec ·on will also be used to 
provide access points to the boundaries of lands located to the so h a west of The Pines 
development and may also provide full or partial access to water tank ites s approved by the 
Community Development Staff. Where private driveways and/or USFS acces rout s are used for tank 
access, they shall include 16 feet of paved roadway with 2 oo ded shou der each side for a 
total right of way width of 20 feet. 

WALL VARIES 
FROM O' TO 8.0' 

EP 16' T 

8' CL TO ROW 

E 

AC PAVING 

SUBGRAD 
6" AC DIK WHE NEEDED A HOULOER 
TO CONTR L RO OSIDE/HILLSIDE ADING 
ANO ORAi AGE 

16'P ATE DRIVE 
** Note: If used f r T WA tank access, a 2 foot graded shoulder shall be 
p vided on ea si for a total right-of-way width of 20 feet. 

Figure 10 - Private Drive and USFS Street Sections 
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Fire Protection 

Fire protection standards are outlined below: 

1) The backbone loop road throughout the entire project shall meet City of Reno street grade 
standards. 

2) Cul-de-sacs shall generally not exceed 1,200 feet in length, u less secondary emergency 
access (such as stubs to adjacent properties as shown for lots 2 
Map Grading Sheets in the Appendix) and its associated gra ing nd access easements to 
adjacent properties are provided or other acceptable conditions roved by the Reno Fire 
Department. 

3) Fire access control gates restricting access to any of the public stre ts or ny public access 
routes within The Pines project are not permitte will only e a owed to restrict 
access to TMWA water tanks or to individual lo along private · e ays here access to 
other lots will not be restricted. 

4) Aside from bonding requirements, the C of Reno · I not be associated w1 an 
negotiations or regulation of how the ners/ 
the Quail Valley in The Pines projec 

5) The developer will voluntarily c i u e $1,000 per lot a the ·me of approval of each final 
map to the Reno Fire Departm nt fort e urpose of improvi go obtaining equipment for Fire 
Station 7. 

6) Urban interface standards must be imple ented · of development. The standards 
will be required with ea map and mu be appr ed by the Reno Fire Department and 
the Community D elopment Sta · accordan with t PSDS handbook. 

7) Deiensible spa est ndards shall requ1 ed with each · al ma in accordance with the PSDS 
handbook. Th se ill include such easu s as fuel modifi · n plans, fire resistant building 
materials, etc. Eac final map must be ed and approved by the Reno Fire Department. 
Covenants, C des nd Restrictions ( 's) shall include the Defensible Space Wildlife 

er/ace langu ge fo d in the PSDS an book. 

8 The Pines will prov, ea 40 foot wide ocatable public roadway and access easement from 
the end of the northeast cul-d c in the project area to the property boundary to the east 
(owned as of the date of the PSDS by Evans Creek LLC) with the associated final map. It 
should clearly be understood that Evans Creek, LLC is not a participant in The Pines PUD and 
is not bound by The P'n PUD to provide or connect to any access in The Pines. 

Paved private drive ays, 16 feet in width, may be provided to serve a maximum of 4 lots on 
the southwesterly orti n of the site (lots 133 - 136 as shown on the tentative map in the 
Appendix). In a oth cases, paved, private driveways may only serve up to 3 lots. 
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The developer will work with the USFS to accommodate access for fire fighting equipment 
staging and a parking area for up to 10 vehicles on the southeasterly portion of The Pines 
property boundary (Trail head B) and parking for up to 7 vehicles on the southwesterly portion 
of the property (Trailhead A). 

With each final map it shall be demonstrated that the project complies with all of the 
requirements in the Development Schedule Phasing and Fire Protection sections of the PSDS 
handbook. 

Defensible Space/Wildland Interface 

The Pines is located in a Sagebrush Steppe community, the driest and ost idespread vegetative 
community in this region. Big sagebrush (Artemisia tridentata) is the most ch acte istic species. Mature 
pine trees and Mountain Mahogany shrubs are also located on the site. Then k of ildland fires in the 
Sagebrush Steppe community has increased since an exo ·c plan d cheat ass ( romus tectorum) 
has become dominant. Cheat grass grows fast and then u creating p 'nder or/ires ignited 
by lightning. 

With approximately 67% of the acreage in The mes being t as common open 
potential threat of wildfires on the surroun ing · 'des. As 
development plans for The Pines will confo mt the requ1 
Urban Wild land Interface Code as interprete b the Reno Fire part ent. Defensible sp refers to 
a zone surrounding structures that is ma a t reduce fire hazar . Wi in the defensible space, fuel 
modification measures, such as red ing ue load and increas ng he moisture content of the 
vegetation will be used to promote fire sa buffers. his zone serve as a physical barrier reducing the 
threat of wildfire and provides a visual trans, · n be en devel ed reas and open space. 

Standards 

• A landscape/op sp 
within The Pi es nd all indiv· ual by the master developer, 
incorporated in the Covena s, onditions an estrictions (CC&R's), and 
implemented nfo ced by the HOA as e p operties are annexed into the CC&R's and become 

art of the H up n recordation oft e fi al maps. The program shall be recorded with the 
· st final map. The p ose of the pr gra shall be to remove dried and dead fuel and any 

other combustib debris m the eri ter of any inhabited structure. The HOA shall be 
responsible for com on open space ar as while the individual lot owners shall be responsible 
for their lots (refer to Fig efensible Space and 11 B - Wildland Interface Concept). 
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• Paved parking areas can provide the required fuel buffer to homes, although in most cases the 
siting of parking areas should be such that they do not interfere with premium views from 
abutting homes. 

• All residential structures shall use fire retardant roofing. In addition, non-combustible exterior 
building materials are encouraged. 

• Persons owning, leasing, controlling, operating, or maintainin lot and/or homes or structures 
requiring defensible spaces are responsible for modifying re oving non fire-resistant 
vegetation on the property owned, leased or controlled by said ers 

• 
on each lot provided they do not form a means 
growth to any structure. 

• An automatic irrigation system may be u · crease the moistur the living 
vegetation within the defensible space uel modificat1 ) area. 

• Fuel modification shall be provided ith· a distance om ho es or structures as p ified in 
the table below and shall be the r p ns"bility of each lot wne Distances shall be measured 
along the grade from the peri ter p ojection of the ho e o structure. The City of Reno 
Fire Marshall shall determine a licabil and standards. I th event of a conflict between 
the ornamental landscaping requir ent o e PSDS hand oo and the requirements for fuel 
modifications, the fuel modification re ireme shall 

"fication Distance (feet) 

30 

50 

100 
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Dried and deed plant -.11 '-.!:': 
and combustable debris shall 
be removad -In ha defensi-
ble space IIWelope as part of 
ongoing rnalntalnance 
program organiad by the 
home owners association 

P, rtions of the wildlife bu that 
encroach into the defensible spa 
zone (described in the Fuel 
Modification Section) must comply 
with City of Reno provisions for fire 
safety. 
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Figure 11A- fens· le Space 

Th WildlandM'ildlife bu r will: 
• Ut lize screen type plantings and 
fora e plants 
• B rough I y pyramid shaped to 
pro ide screening while promoting 

efensible space for fire safety. 
• Be located at the wildlife interface 
at project peripheries. 

Figure 11 8- Wildland Interface Concept 
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Drainageways 

Various drainageways are located within The Pines that convey runoff and will become part of this 
plan. However, the drainageways in general have been disturbed to some extent by roadway crossings 
and off road vehicle travel abuse that has occurred on the site for years. There are only two 
drainageways on the property that meet the criteria outlined in the City's Major Drainageway Plan to 
be classified as major drainageways. Roadway culvert crossings of th ajar drainageways will be 
limited to three locations (refer to Figure 12 - Major Drainageway Pl n). 

I --· 
• 

I 
I 

I • • 
I 
I 

Q Pinebluff Majo Crossings 
__ J 

" Q Pinehaven Major Drainage Crossings (jt) 

Figure 12 - Major Drainageway Plan 
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Minor drainageways may be modified, relocated, piped and crossed with roadways and trails in 
accordance with the PSDS handbook and as shown on the tentative map in the Appendix. Major 
drainageways however, may not be enclosed in pipes and may only be modified slightly to 
acrommocfate trails and roadway culvert crossings, if required and as approved through a special use 
permit in accordance with the City of Reno's "Major Drainageway Plan". A drainageway exhibit 
which identifies the extent of Drainageway Plan requirements and setbacks approved by Community 
Development Staff is included as an exhibit (refer to Exhibit C Drainageway Grade Break Setback map 
in Appendix). With each final map, it shall be demonstrated that reside ti I building envelopes and all 
associated grading and construction disturbances for the lots shall no enc ach into any designated 
major drainageways or their 15 foot setback as shown on Exhibit C Drai age ay Grade Break Setback 
Map in the Appendix. It is important to note that two of the three crossin oft major drainageways 
will occur off-site on the Quail Valley in The Pines property. Where istur ance of any of the 
drainageways occurs, sufficient irrigation and landscaping to Commun D velopment Staff's 
satisfaction will be provided in accordance with the PSDS an . This may 'nclu e enhancements 
in the form of revegetation and/or ornamental landsc · as require · th PS handbook as 
applicable and as approved by the Community Development Each final map sh II provide all 
necessary irrigation and landscaping which shall be reviewed and appro the City Landscape 
Architect. 

When the Major Drainageway Plan was ad pte y the · of Re , it was recognize tha from a 
recreational perspective, pedestrian trails oul be function be eficial and add to overall 
enhancement of the community. The c m ster developmen Ian includes trails adjacent to and 
within the drainageway areas. Thes trails, a well as other eq estri n and pedestrian trails will 
connect with the surrounding trai Is, US ccess i nts and the stre t si ewalk network at street grade 
locations. Where possible, existing jeep roa and o r trails wil odified and incorporated into 
the overall trail system to limit disturbance tot 

The major drainageways i ude the fol difica · ns and enhancements: 

Major Drainageway "'A" estern Na ral D inageway) 

Major Drainageway" "b gins in the southwe terl portion of this project site. At-grade dirt roadway 
s of this drain ew currently exist do ns ream and off-site on the Quail Valley in The Pines 

ope . The existing irt er ings are local in close proximity where two roadway crossings (the 
Pin uff Drainage Cros ·ng an e Pine ven rainage Crossing) of Major Drainageway "A" are 

nned (refer to Figure 12 Major Drainage ay Plan). With the construction of the new roadway 
crossings, the existing dirt cross1 · carified and revegetated and will result in an improvement 
to the site. 

The Pinebluff Crossing of Maj r ainageway "A" will be located beyond the main backbone road and 
is necessary to serve lots (lots 3 7 - 145) as shown on the tentative map in the Appendix) off of a cul-

e-sac located at the north c ntr portion of the site. Because this crossing is not along the backbone 
ro d (which requires add' ion "formal" landscape standards), this crossing will have enhanced 
lands ing. Special enti to this crossing will be provided as it is designated on Figure 21-
eature A ture All feature areas are required to include a minimum of three of the 
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following components: pine tree groupings, riparian vegetation groupings, rock (boulder) groupings, 
perennial flowers, entry signs, trail starting/ending points, public parking, USFS directional signage, 
split rail fencing, "bridge" treatments (railing and pilasters), benches, picnic tables, or trash 
receptacles. All pedestrian trails will cross the drainage at the street level. Revegetation and 
landscaping will be provided in accordance with the PSDS handbook. Roads to provide City access 
for maintenance will be combined with the existing trail system or designed in accordance with City of 
Reno requirements. 

The Pinehaven Crossing of Major Drainageway "A" is located along th ma1 backbone loop road. For 
this reason, the crossing will have a semi-formal appearance. Decorativ raili s with rock or rock face 
pilasters located at the "bridge" end points and every 25 feet will be pr ide along the crossing to 
produce a "bridge" look as approved by the Community Development Sta Alt ough this crossing is 
located on the Quail Valley in The Pines site, it may be a propriate to in ude roject directional 
signage for The Pines atthis location if permitted through asem the ow ers o the Quail Valley 
in The Pines project. A minimum 4 foot wide by 6 fo · h box culve · I e pr vided to allow 
ample space for the passage of runoff, reduce debris accumu and allow for t e passing of 
wildlife. The culvert headwalls will be enhanced with rock veneer or o similar t atment, as 
appropriate and as approved by the Community evelopme tall. All pedestrian tr ·is w1 I cross the 
drainage at the street level. Revegetation an lands ing will provided in accor nee ith the 
PSDS handbook (refer to Figure 13A- Pine ave ajor D ·nage y Crossing-Typica ecf n and 
Figure 138- Pinebluff Major Drainageway C oss'ng and other · or D ainageway Crossin - Typical 
Section). Since this crossing is along th kb ne road, "forma ' Ian scaping standards (1 tree per 
300 square feet with 6 shrubs per tre will ap y from the edge o the ight-of-way out 20 feet with 
"informal" landscaping standards (1 tre er 6 square feet wi 6 shrubs per tree) applying in 
disturbed areas beyond the 20 foot "forma rea. · h the exc ptio of the two culvert crossings, 
trails, landscaping and City of Reno required ma· tenanc ds Major Drainageway "A" will 
remain natural in its undisturbeE;ct-$\ate._-

Major Drainageway " ' (E ainageway. 

Major Drainageway" " a so begins on the p ject ite and is locate the east of Major Drainageway 
"A". An at-grade dirt roa way crossing also e ists ownstream near the boundary of The Pines and 
Qu · lley in The Pi esp perties. The existing 1rtcrossing is located in close proximity where the 

·neha n Drainage ossin f Major Drain ge ay "B" will be provided (refer to Figure 12- Major 
Dra· ageway Plan). Wit he con uction the ew roadway crossing, the existing dirt crossing will 

scarified and revegetate nd will, therefo , result in an improvement to the site. 

The Major Drainageway "B" Pinehaven Crossing is also located along the main backbone road. This 
crossing will also have a semi- ormal appearance. Decorative railings with rock or rock face pilasters 
located at the "bridge" end p nt nd every 25 feet will be provided along the crossing to produce a 
"bridge" look as approved b Co munity Development staff. Since this crossing is located on The 

ines site, it may be approp 1ate o provide project entry signage at this location. A minimum 4 foot 
w e by 6 foot high box c ert ill be provided to allow ample space for the passage of runoff, reduce 
debri ccumulation a all for the passing of wildlife. The culvert headwalls will be enhanced 

ith roe other imilar treatment, as appropriate, and as approved by the Community 
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Development Staff. All pedestrian trails will cross both drainages at the street level (refer to Figure 13A 
- Pinehaven Major Drainageway Crossing-Typical Section). This roadway culvert crossing will be 
constructed in accordance with the PSDS handbook and may accommodate detention facilities if 
necessary (refer to Figure 13A - Pinehaven Major Drainage Crossing - Typical Section). Roads to 
provide City access for maintenance will be combined with the existing trail system or designed in 
accordance with City of Reno requirements. Revegetation and landscaping will be provided in 
accordance with the PSDS handbook. Since this crossing is along t e backbone road, "formal" 
landscaping standards (1 tree per 300 square feet with 6 shrubs per tr e) i II apply from the edge of 
the right-of-way out 20 feet with "informal" landscaping standards (1 ree r 600 square feet with 6 
shrubs per tree) applying in disturbed areas beyond the 20 foot "formal area. With the exception of 
the two culvert crossings, trails, landscaping and City required maint anc access roads Major 
Drainageway "B" will remain natural in its undisturbed state. 

Major Drainageway Crossings: 

• Detention facilities shall be located in the minor drain 
determined that no other locations are suita,~b,=,,,-___c, 

it can be 

geway 

• Major Drainageways shall cont n ils with at-grade stree cros ings as identified in the PSDS 
handbook (refer to Figure 16 - rail Ma . 

• Roads to provide City access for main nance ill be co bin d with the existing trail system 
or designed in accordance with City of 

• All disturbances a /or im roveme located/co tructe within a major drainageway shall 
of R o Major Dr · agew standards and shall require 

approval of a ubs quent special e per it by the City f Re . No homes may encroach 
within setbac ar as outlined and a rov d by Communit evelopment Staff in Exhibit C 
Drainageway wit Grade Break Setba km pin the Appendix unless a subsequent special use 
ermit is appr ved. The map outlines he uilding envelope setback area including the 100 
ear floodplain nd its foot setbac on ach side of the drainageway or within any required 

setback area un s perm· d t ugh pproval of a subsequent special use permit. No 
temporary or perman t disturbance a major drainageway related to construction activities 
outside of the roadway cu ssings, trai Is, and landscaping or City of Reno maintenance 
roads is permitted. 

• With each final map th master developer will obtain all required U.S. Army Corps of 
Engineers (USACOE) er its for drainageway activities and demonstrate compliance with the 
Wetlands and Strea En 1ronments Ordinance. Any required permits from the USACOE shall 
be obtained prior th issuance of any grading and building permits for each final map. 
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• Where a drainageway is disturbed, it shall be revegetated and landscaped in accordance with 
the PSDS handbook and as further required by the City's Landscape Architect. 

• Rip-rap shall not be used except for storm drain armoring and bridge abutments and only when 
no alternative exists. 

• The only channel modifications shall be for trails, detention are 
elimination of existing dirt crossings, City of Reno maint a e roads, revegetation or 
landscaping. Such modifications within a major drainageway incl ding the 15 foot setback) 
and its 100 year floodplain as identified and approved in Exhibi CD inageways with Grade 
Break Setback found in the Appendix shall require approval of as seq entspecial use permit 
by the City of Reno and shall occur only if absolutely necessary. 

• All proposed landscaping and grading within t 
should be designed to be compatible with the ex1s · 
road crossings, or result in an improvement. 

• Roadways crossing major drainagewa (identified as 
Figure 12 -Major Drainageways Plan will· decora · e rails to produce a "bri e" look 
as shown on Figure 13A - Pineh ven Major Dra· agew Crossing - Typi al ection. 
Roadways crossing major draina e ay (identified as tn Pine luff Crossing on Fi 
Pinebluff Major Drainageways ro ·n and other Minor rai ageway Crossings - Typical 
Section) will have an informa natural appearance. All hre drainageway crossings are 
designated Feature Areas as shown n Figu 21- Feature A eas. Landscaping and grading will 
be in accordance with the PSDS ha book d des· ed o blend and transition to the 

el bottom landscaping shall be 

• Any project gr llin shall re re a s rmwater po plan for any major 
drainageway 1stu ance or crossi . Th plan shall inc es lliment control devices at the 
stormwater ru off oints adjacent to c nstr ction areas and te porary silt fencing within 5 feet 
of all constru tion reas adjacent to th designated building envelope. Fencing and sediment 

ntrol shall b rem ved after grading is c mpleted and revegetation is applied. 

• Common area, in na ays, trails, and associated culverts at street crossings 
on the site and pos · le detentio acilities shall be maintained by the HOA. Off-site 
improvements shall be main ained by the HOA or in conjunction with the developer of the 
Quai I Valley in The Pines project per a separate agreement between the property owners based 
upon "fair-share" deve ment criteria. The City of Reno has no responsibility in negotiating 
separate agreements or ill the City be a party to any agreement. 
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1gure 1 - Pine ven Major ainage ay Crossing- Typical Section 

Pinebluff Major Drai Drainageway Crossings: 

• inor drainag ways aj r Drainageway crossing of Drainage "A" as shown 
in Figure 12-Ma r Drai eway Pl be modified, relocated, or piped where necessary 
and crossed with r dways an here the drainageways are not piped and roadway 
crossings or other mo , · tion re · ,ng fill material are necessary, the design shall conform to 
the Public Works Design Manual and Figure 13B - Pinebluff Major Drainageway Crossing and 
other Minor Drainageway Crossings-Typical Section. 

• The crossing design p opo ed in Figure 13B- Pinebluff Major DrainagewayCrossing and other 
Minor Drainageway ro ings-Typical Section provides a method to limit the fill needed to 
place a roadway o er a rainageway. With this approach to design, existing vegetation and 
slopes can be re ine and preserved. 
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• Minor drainageways disturbed during construction of roads, trails and utility crossings will be 
revegetated and landscaped per the PSDS handbook. Undisturbed drainageways and common 
areas will be maintained in their natural state. 

• Rip-rap shall not be used except for storm drain armoring and bridge abutments and only when 
no alternatives are available. 

• Any project grading shall require a stormwater pollution pr ention plan for any minor 
drainageway disturbance or crossing. The plan shall include ed1 ent control devices at the 
stormwater runoff points adjacent to construction areas and te ora silt fencing within 5 feet 
of all construction areas adjacent to the designated building env lope Fencing and sediment 
control shall be removed after grading is completed and revegeta ion applied. 

• Common areas including minor drainageways, trai 
on the site and possible detention facilities s all 
improvements shall be maintained by the HOA or· n·unction w1 
Pines project per a separate agreement between the proper ners based up 
development criteria. The City of Reno has nsibility in negotian·rn,_,,,,n 
nor will the City be a party to any agre ent. 

ajor Drainageway Crossing and Minor Drainageway Crossings -
Typical Section 
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Other Stormwater Management Facilities: 

• Prior to the approval of each final map or permit, the master developer shall have an approved 
Hydrology Report addressing on-site and off-site storm water flows and facility capacities for 
the pre-development and post development site conditions. Adequate easements and 
maintenance access shall be provided for all storm water management improvements per the 
Public Works Design Manual. All storm water managemen facilities shall be privately 
maintained. 

• Storm water management faci I ities shall be installed with develo me in accordance with the 
PSDS Development Schedule and/or as needed for public infrastr ctur and site development 
improvements. Detention facilities shall be provided in accor nee ith City approved 
Hydrology Report submitted in support of each fin I map. Provision sha be made on each 
final map allowing for private access and maint ivate sto w er management 
facilities located within public rights-of-way an ements. A e 
shall be provided for all storm water management improve 
Works Design Manual. 
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Site Planning Standards 

A Special Use Permit shall be submitted and approved in accordance with the Reno Development 
code for the following: 

• Hill side Development 
• Cuts greater than 20' and fills greater than 1 O' 
• Disturbance of a Major Drainageway 

Allowed Uses: 
• Single family dwellings of a permanent nature. 
• Accessory buildings customarily incidental to the above us , lo ted on the same lot, 

including tool/storage sheds, garden houses, children's playh use private workshops 
and private greenhouses (aggregate squar oo of accesso stru ures on each lot· 
1,000 square feet maximum, 12 feet ximum overa i h as fined in Reno 
Municipal Code (RMC). Location of accessory · ings shall not bstru t neighboring 
views as determined by the CRACC. ---• Temporary sales office and mod omes. 

• In home child care for the nu er of children le lly permitted with o e ca egiver. 
• Structural additions to the o ,gin house any her structure upon revi w and 

written approval by the CR CC prior to subm' al to ity for building pe its. The 
proposed structures mus n ·or to setbacks an cce ory structure size and height 
limitations established ·n this ndbook. 

• Home occupations in ac 

Prohibited Uses: 

• No recreaf 

• 
must 

nim Yards/Bui ding tbacks: 

Table 3 - Yard/Setba 

Minimum Lot Area: 

Front Yard: 

Side Yard: 

Rear Yard: 

ith RMC. 

rage is lowed outside of garages. Pickup 
0 fee · length that serve as primary 

.40 acre 

20' 

10 1 ** 

30'** 

• Front yard setbacks sha vary f r every other house where topography permits to reduce the monotony of repetitive setbacks. A 
minimum five (S') foo ariati is required. 
* feet if adjac on area unless property is restricted by the building envelope, by slope, or is deed restricted. 
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Building Siting/Envelopes: 

It is anticipated that due to the special character of The Pines property, which provides outstanding 
views and a mountain "Tahoe" type environment on the site, that the majority of the homes will be 
architecturally unique and larger than average. Building siting is very important and will attempt to 
minimize disruption to the environment, protect important site features and ensure that the use and 
enjoyment of the neighboring properties are not unduly impaired. B '!ding envelope sizes and 
setbacks are required to be shown on all tentative maps and will be revi wed in accordance with 
hillside standards (refer to Figure 14-Hillside Building Siting Concept). Mi r modifications to the 
building envelope sizes and configurations may be considered at th tim of the final map to 
accommodate special site conditions or circumstances if approved by the RA C and City of Reno 
Community Development Department. 

Building Envelope - Evaluation Criteria 

The master developer and City of Reno Communit Development Sta 
determining final building envelope locations etbacks a slope maps with ea 
accordance with the overall building enve pe ar establis d with the tentati 
Appendix and the PSDS. The lot owner's a chit ct shall ign ea structure within t ea roved 
building envelopes. The owner of each lots all obtain approv from he CRACC prior to bmitting 
to the City of Reno Community Devel nt Department for vie and approval of individual 
building permits. The following buil ·ng envel pe criteria shall b co sidered. 

• 

• 

• 

ndi g buildings should match the 

nei hborin erties: When establishing building envelopes, the 
relationships between en , where one building site can affect the views from other 
envelopes, will be considered. Separation from structures shall also be considered to ensure 
adequate spacing bet en homes. Each lot will contain a specific building envelope size 
equivalent to 80 feet b 8 feetto be placed within the overall building envelope area with the 
general goal of mai ain· g a 30 - 50 foot separation between adjoining structures. The 
envelopes shal I me t al other provisions of the handbook such as restrictions on slopes, 
required setbacks etc. inal building envelopes shall be recorded with the final subdivision 

aps. 
Rete · ace on each lot: Usable open space includes, but is not limited to 
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minimum setback areas, areas that protect views, and areas that create space between homes, 
or between roadways and homes. 

• Solar exposure and protection of solar access to adjoining properties: To the extent practical, 
the combined effect of envelope siting and height restrictions should be such that a building 
envelope will be in sunshine from 9 a.m. to 3 p.m. on December 21. 

• Vehicular access: Access to the building envelope should be such that the amount of land 
disturbance required for such access is minimal. Access shall m et City of Reno standards for 
driveway grades. Where appropriate, shared driveways are th pr erred method for lots with 
slopes over 30% to minimize disturbance to hillsides. Drivew ys 
than 15% shall be shown on the tentative map. 

• Building setbacks: Building setbacks and envelope size and crit ria s all be shown on the 
tentative map. A colored slope analysis map sh al I also be submitted ith t e tentative map and 
final maps indicating building envelope setbacks d non-disturban ear as. To the extent 
possible building envelopes shall be on slopes 2 % or les . ts cont 'nin slopes between 
20%-25% shall be built at grade with distur e limited to 
construction only and shall utilize Hillside Adaptive Arch1 e exclusively. o structures 
will be allowed on slopes greater than 30° . rmal landscaping ots wit slopes 30 
percent or greater shall be prohibited i order to pre ve native topography nd ndscape 
except where areas abut street fronta s wh e mo and landscaping is equi d. The 
30 percent areas shall be deed re trict d to proli· it the ndscaping as we as all out 
buildings, structures, fencing or gra ing disturbances. 

• Tree Removal: Pine trees over h s in diameter sha be own on each lot with each 
building permit. Pine trees ov 12 inch sin diameter prop se for removal for construction 
of an individual home, shall be re · wed li he CRACC. If eq ired by CRACC, replacement 
shall be on a 1 :1 basis with a 6 foot · imum vergree tree provided by the individual lot 
owner either on the lot or within the com n area ature eas. Trees 12 inches in diameter 

esign will received a 2:1 creditto off-
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All homes must be confined to a 
redetermined building envelope 

as determined with the 
te alive map . 

I Front Yard 
Setback..1,,1,--~ 

' I 
I • , • • ' ' . i l_ __ 

0
,------"-.i,..__ - -- _..J. __ _;;;;;.. __ _ 

Building 
Envelop 

Property Lin 

Figure - Hillside Building 'ting oncept 

Projections into Required Setbacks: 

• 

• 

The main floor decks o all lot an project a m xi 
required rear setback as des ibed a vein Tabl -Y 
Decks may be allowed on the s ond st 

m of less than 10% of the 
rd/Building Setback Section. 

Second story dee alconies may ermitt 1th the approval of the CRACC and 
the Comm ,ty Develop nt Staff pr ided p · acy for neighboring residences is 
maintain a. 

• Cornie s, c nopies, eav chim eys, or simila archite tural features may extend a 
maxi um of two feet into a quir d front, rear, or · yard setback. 

• ildi g envelope and behind main structure, unless for a 
must located 10 feet behind the front plane of the house. 

• be the same as the required side and rear setbacks of 
house. 

• Maximum over II height, unless for a detached garage, shall be 12 feet measured from 
average grade ar nd the building to the peak of the roof structure. 

• Minimum dis anc from the main structure shall be 10 feet. 
• Buildings sh II b approved by CRACC prior to submittal for a building permit to the 

City of Re . Ar hitecture of accessory buildings must reasonably conform to the style 
of the ·ma residence. 

• ggregate square footage shall be limited to 1,000 square feet of floor area. 
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Parking: 

• Minimum two (2) car garage spaces and two (2) driveway parking spaces per house 
shall be required. In all cases, there shall be a garage space and/or on-site parking 
space for each bedroom in each house. 

Height Limitation: 

• The maximum ridge height for each house shall not c ed 36 feet from any point 
above natural grade. No portion of a home may exc d a rue vertical height of the 
dimensions noted above for any location above the ori ·nal atural) grade. Building 
height is determined by measuring to the ridge of the roo refe o Figure 15- Building 
Heights). 

;,6' MAX. 
i-lEIG..!T 

GRADE 

LO ES FROM 25% 

Figure 15 - Building Heights 

ede rian and Eque rian ils 

edestrian trails and sidewal ill be provi a throughoutThe Pines. Sidewalks will be provided on 
one side with development of all pu ,c streets and shall connect to trails throughout the development. 
An equestrian trai I connecting to USFS property at the southerly property line and adjacent property to 
the east is also planned on the oject site (refer to Figure 7 N7B - 30' Street Sections and 8N8B - 40' 
Street Sections and Figure 16 Tra I Plan). Coordination regarding connections to USFS and trails that 
can be used by horses will e r quired and is subject to review and approval by the Community 

evelopment Staff and US 

The ten ive map wi ow e pedestrian and equestrian trails in conformance with Figure 16-Trail 
n. Final tra1 a 1gnmen are subject to approval by the Community Development Staff and Parks 
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Department, and where appropriate the USFS. Additional trai Is may be added by the master developer 
subject to approval by the Community Development Staff and the Parks Department. All existing jeep 
roads and trails not identified on Figure 16 - Trail Plan that are not specifically desired by the master 
developer will be scarified and revegetated so that a comprehensive, controlled trail system is 
developed on the site. 

The following general guidelines will apply to all trails (refer to Figure 16 - Trail Plan): 

• Trails will be shown on the tentative map per the PSDS ha dbo k. 
approval, trails and phasing for construction shall be final, ed 
Community Development Staff and the Parks Department. 

At the tentative map 
the approval of the 

• Trails will travel along the edges of open areas an 

• Trail widths will vary from 2 to 4 feet based on ,vp-LctP Figures 17 A-
Trail Type 1 and 178- Trail Type 2. 

• Trail types are identified as follows: 

• 

o Trail Type 1: 4 feet in width ith compacte atura dirt surface (Refer I Fi 
- Trail Type 1 ); 

o Trail Type 2: 2 feet in w th a compacted n tura dirt surface; (Refer to Figure 
1 78 -Trail Type 2); 

o Equestrian Trai Is: 4 feet in idth w a compacted atu al dirt surface. (Refer to Figure 
17C - Equestrian Trail). 

Where feasible and existi trails and jeep roads . 

• Grades will foll we sting to raphy here possib Gra will normally be a maximum 
of 9% with the pos 1bility of some men having grade xce ding20%, where topographic 
conditions di tale. 

• ails shou Id a oid y wet meadow ar as o minimize their impact and reduce the number of 
crossings that y be eded. 

Connection points to isling trails, FS access roads identified on the tentative map in the 
Appendix and sidewalks w1 made on The Pines property in accordance with the PSDS 
handbook. 

• Trails will be kept se arat from roadways where possible, with at grade street crossings of 
drainageways and o er tree! crossings at controlled intersections, or at long tangent road 
sections. Signs and afet striping will be constructed where necessary and as determined by 
the Community evel pment Staff. At grade intersections between trails and streets will be 

early mark to a ise both the motorist and pedestrian of approaching conflict. Signs 
alerting motorists ill be placed in advance of intersections per the Manual of Uniform Traffic 
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Control Devices (MUTCD). 

• On-site trails, trailheads and designated access points to USFS lands as shown on Figure 16 -
Trail Plan shall be open to the public. On-site trails, !railheads and common areas will be 
owned and maintained by the HOA. 

• Vehicle and pedestrian access points to USFS land shall be pr Yided to the south and west 
boundaries of the property as shown on Figure 16 - Trail Pia . A cess roads will be graded 
and paved in accordance with the development schedule out ·ned ·n the PSDS handbook. 

• Upon submission of the tentative map, the applicant shall show I ab tting pedestrian trails 
branching from the subject property. Prior to recordation of each fi al m , the trails shall be 
shown in detail, including their exact alignmen width, and mat rials. The Community 
Development Staff and Parks Department in con ltation · USFS st fas propriate shall 
approve the trail design in accordance with the andbook. o lls s all be used, as 
necessary, to ensure that grading disturbances do not exten e than 8 vertica eet above or 
below the pedestrian path/trail. Alignment, ction details an c ctions roadways 
and other trails on site shall be provide to the satis ion of the Commun it De lopment 
Staff and Parks Department. Off site i prov and co ections on property ot o ned by 
The Pines shall not be the responsib. ity f The Pine . 

• All trails and associated improv 
issuance of any permits for ea 

e s all be secured by lett r of credit or bond prior to the 
final m that will trigger he tail improvements. 
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•••• TRAI 2 
• • • • TRAI 2A ( LTERNATE ROUTE) 

TRAI 3 
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Trail Type 1 
• Trail type is intended for flatter portions of the site. 
• To be constructed within or adjacent to major drainageways. 
• Trail widths will be 4 feel wide. 
• Trail is intended to be built into native conditions to the extent possible. 
• Trail will avoid excessive grading and disturbances as appropriate. 
• Trail to be constructed with compacted natural dirt. 
• On-site trai Is to be constructed by the master developer and 

trails are the responsibility of others). 

4' W E TRAIL· COMPAC 
DI 

THE PINES 

Figure 17 A- Trail Type 1 

Trail Type 2 
• Trail type is intended for accessing eper s tions of sit 15°0 or greater). 
• Trail widths will be a minimum of 2 fee ·n widt 

• 
• 
• 
• 
• 

2· WIDE TRAIL­
COWACTED DIRT/NATURAL 
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Equestrian Trails 

• Trail widths will be a minimum of 4 feet wide. 
• Trail is intended to be built into native conditions to the extent possible 
• Trail will avoid excessive grading and disturbances as appropriate 
• Trail to be constructed with compacted natural dirt. 
• On-site trails to be constructed by the master developer and maintained by HOA (off-site 

trails are the responsibility of others). 

igure 17C - Equestrian Trail 

Trailheads, Amenities and USFS Access 

Public access to USFS Ian to the south ndaries of The Pines is important. 
Two trailheads shall be ·nsta o e Pine site to facili te par · , recreational access and fire 
fighting equipment an ac ess to USFS opert The locatio of the railheads and the amenities 
provided shall be ap rov d by the USFS a the Community De I pment Staff with the tentative 
map. In addition, tw hi toric vehicular ace s p ints at the southwesterly boundary of the site (to 
Hu e ake) and at t e so theasterly portion ft e site (to USFS points south) will be retained and 
i prov with a 16 lo wide aved roadway ·n a cordance with the street sections and development 

ule in the PSDS ha dbook fer to F" ure 6 - Trail Plan). In order to direct and control public 
cess on the property, all e ·sting dirt Jeep ro s, miscellaneous trails and access points not identified 

in Figure 16 - Trail Plan will be ·fi revegetated. 

A minimum of four small directional signs indicating access to the two USFS !railheads will be 
provided along the roads in T e · es in accordance with Figure 25 - Sign Plan. Prior to the approval 
of the first final map, the ma ter eveloper will be required to submit a disclosure statement to the 

ommunity Development taff hat will be signed by every lot purchaser, which notifies the lot 
p chaser that all roads, ath and trails within The Pines and the historic access points at the 
sout esterly and sout aste y portions of the site as shown in Figure 16- Trail Plan will remain open 
nd pub 1 , ehic ar access and trailhead parking for fire suppression and public use and 
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enjoyment will be improved/installed and be perpetually open and maintained withoutthe installation 
of gates. 

Trail head A will be designed as the major !railhead and is located at the southeasterly portion of the 
site (refer to Figure 18- Trail head A). This trail head will also serve as a staging area for the USFS in the 
event of a wildland fire and will accommodate turning criteria for fire fighting equipment. The 
trail head will include ten parking spaces and will be paved. This area has been designated as a 
Feature Area on Figure 21 - Feature areas. Amenities at this location wi include three picnic tables, 
three trash receptacles, and landscaping in accordance with the Common Area Informal 
Landscaping Standards. 

This !railhead will also include trail head signage (bulletin board format) a app ved by the USFS, the 
Parks Department and the Community Development Staff. Tra m s and fire/safety 
information/restrictions for hikers and off-road vehicle users will be obtained mt e USFS and posted 
at the trai I head. 

Figure 18 - Trailhead A 

rail dB is located a he so nd ry of the site. This trail head will include a minimum 
of ven parking spaces, t o picnic nd o trash receptacles. The parking area will be paved. 
n addition, !railhead signage ulletin boar ormat) as approved by the USFS, the Parks Department 

and the Community Development a will be provided. The type of landscaping and revegetative 
seed mix used for the tanks and booster stations shall be determined based on site conditions at the 
final locations for the structur as determined by TMWA. Consideration shall be given to existing 
trees, how close the utility is pr posed homes, and whether construction of the utility will require 
the elimination of existing m tur trees on site. Temporary irrigation shall be provided as necessary. 

e CRACC and the City' Lan scape Architect shall review and approve the final plans for these 
uti · ·es with each associ ed f al map. All on-site trails, trailheads and amenities will be owned and 
mainta d by the H 
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Trail and amenity phasing will be provided a follows: 

• 

• 

Prior to the issuance of a certificate of 
Figure 16, Trail Map and the s ci 
constructed. Paving of the ailhead 
providing access to the trailhea 
handbook. 

ccupancy for e 25 lot, Trailhead A a own on 
ted improveme s o tlined in the PSDS will be 
arking area, ho ver will occur when the road 

outlined in the eve opmentschedule in the PSDS 

Prior to the issuance o ificate of oc the 50'" lot, the two primary trails 
1 and 2 and the equestrian trail 

d. 
adjacent to the ·or drainage s identifie 
identified as Tra· 4 o ig 16, Tra1 

• Trail head Ba d t e associated impr eme ts outlined in th OS and othertrails identified as 
Trails 1 a, 2a nd as identified on Fig re 1 - Trail Map will be constructed prior to issuance 
of a certificat of o cupancy for the 7 '" lo. Paving of the trail head parking area, however, 

ill occur wh n the oad providing ace ss to the water tank is paved as outlined in the 
development sc dule i e PSD an ook. 
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Architecture 

Architectural standards will refer to Caughlin Ranch Development Standards handbook for direction to 
ensure the highest quality architecture in The Pines. Acceptable building materials and colors will be 
consistent with those in the approved Caughlin Ranch Developmenl Slandards handbook as well. 

Architectural Policy & Control 

All buildings must incorporate the "Caughlin Ranch" theme or flavor ar hit cturally, in a manner that is 
complementary and compatible with the site and its surroundings. II b 'lding proposals must be 
prepared by a licensed architect and will be reviewed by the CRACC to nsu this policy is enforced 
in a way that encourages creative design and considers the specific site ndi ·ons involved. Before 
final CRACC approval of an individual residence is granted, the proper 
improvement agreement consistent with CRACC policy to· sure that each 
approved by the CRACC. 

Architectural Standards 

• All houses shall be finished on all 
architectural features. 

regard to rooflines, wm ws, and 

• Houses shal I be designed as custom nd semi custom ho es. general, semi cus m homes 
may only be located outright o h o plateaus on the sit ass own on Figure 20, Permitted 
Locations of Semi-Custom Ho es. Se i custom homes, h we er, may be approved off the 
plateaus on an individual basis home ites that have lop s of 20% or less within the 
building envelope for the lot with a roval CRAC and the City of Reno Community 
Development staff. No repetitive semi cu m ho will allowed on the site. Floor plans, 
elevations, finishes, r shal I be de onstrat to be substantially different from one 
another. No pro ction/tract horn shall be pe itted i The Pines. 

• With applicati n f reach buildin ermi the CRACC tap rove the plans and provide a 
letter of appr val o the City of Reno. 

• inor adjust ents the architecture hie are consistent with the project standards may be 
I lowed with a rova the CRAC an the Community Development Staff in accordance 

with the PSDS ha dbook. 
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Hillside Adaptive Architecture 

Hillside grading techniques to minimize site disturbance will be implemented. Also, hillside adaptive 
architecture will be used to provide architecture that integrates with the terrain. Specific hillside 
architecture will be required for all lots with average slope of 20% or greater in the building envelope. 
The intent is to fit house architecture to the natural topography to minimize grading disturbances to the 
natural terrain. The grading concept for The Pines lots is to custom grade the majority of the lots, 
however, some lots will be "pad" graded as determined through the te tative map process (refer to 
Figure 21A - Hillside Adaptive Architecture/Uphill Concept; Fi re 21 B - Hillside Adaptive 
Architecture/Downhill Concept; and Figure 21C- Hillside Adaptive rch1 cture/Sidehill Concept). 

All lots with disturbed slopes greater than 3:1 shall be treated in ac rda ce with the methods 
described in Table 4 - Slope Treatment Models. Exposed cut slopes, su h a those along streets, 
driveway accesses, or yard areas greater than eight feet in height shall be te ace and retained with 
rockery walls no higher than eight (8') feet in the front yar set a . Walls, ho ever, may be required 
to be lower depending on line of site distances. Terrac idths shall be · i um f eight (8') feet 
to allow for the introduction of vegetation for erosion control, o accommodate ees. Smaller 
widths will be allowed on a case by case basis, and onl where absolute cessary, nd shall be 
approved by the Reno Community Developmen taff. Vege ion shall be installe 
as to be substantially established within one ar of· tallation. 

STREET t 

FRONT YARD 
SETBACK 

DRIV Y 

LOT AREA 

1gure A - Hillside Adaptive Architecture /Uphill Concept 
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FRONT YARD 
SETBACK 

LOT AREA 

BUILDING ENVEL PE 

GARAGE RESIDENTIAL HOUSE 
REAR 
YARD 

THE PINES 

' 
UNDISTURBE AREA 

~· !~ 
il:I::, DRIVEWAY 

' 

EXISTING~ 
GRADE 

Figure 21 B - Hillsid 

L T AREA 

ING ENVELOPE 

UNDISTURBED AREA ESIOENTIAL HOUSE 

' 

Figure C - Hillside Adaptive Architecture /Sidehill Concept 
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Grading and Slope Treatments 

Landscape Slope Treatments (4 Models) 

THE PINES 

The Pines is situated on slopes that provide an opportunity for a variety of graded slope treatments. 
Existing vegetation on the site varies depending on location and includes mature pine trees in 
moderately dense groupings, Mountain Mahogany brush, sagebrush, as well as exposed areas with 
limited vegetation. Depending on the gradient, disturbed slopes will e planted with one of the 
proposed planting models as illustrated below. Four slope treat nt or models will be used 
depending on the existing slope condition and shall be shown on the enta ive map. These methods 
are used throughout the site and used in combination to provide visu int est, variety of planting 
concepts, and to allow the developer flexibility in providing slope stabili tio All four of the slope 
treatment models that follow will be used in accordance with the standar sho n in Table 4, Slope 
Treatment Models. Use of a particular standard, however, uld also be bas don whether or notthe 
treatment will be permanent or temporary. Initially le orary tr ents su 
erosion control in accordance with City requirements w1 r along the o;tr'K!Jcnne I op road where 
there are no lots. Permanent treatment of the formal and informal a a ing in accor ncewith the 
PSDS handbook will be provided along the backb way as it is pave · ccorda ce with the 
development scheduled in the PSDS. Tempura treatments also be used during eve ment of 
the backbone loop road where there are adj a ent I wi 11 be stom graded at a la er d e when 
individual homes are constructed. Where hes condition xist, 1 will be important ot o use a 
landscape slope treatment that wi II restrict I t d elopment, crea diffi ult building challen 
architectural creativity or require remo al c stly landscape im ents. 

Application of each slope treatment mode epen natural grade. The intent is to 
require a more stringent grading standard the n ural gr e in reases to reduce the area of 
disturbance and to have continuity along road s wh e del chosen is a "best fit" to the 
dominant slope condition in lopment are Furth it is intended to avoid staggered, short 
segments, or isolated c nges in the tr tment type that uld not blend with the natural 
environment. The Co mu · y Dev ment taff has the iscreti to determine along with the 
master developer whi h s pe standard ·11 bes meet the inte bas on unique or extraordinary 
circumstances at a lo atio . These standards ill b determined witli e tentative map (refer to Figures 
23A- 40% Natural S ope through Figure 26B H droseed Slope Treatment). 
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Table 4 - Slo e Treatment Models 

Slope Treatment Type 

Average Model 1 Model 2 Model 3 Model 4 
Natural Rockery Planted Planted Hydroseed 
Slope Wall Top Rock Talus Rock Application 

0 to20% X X X X 

>20% to 30% X X X xm 

>30% to 40% X X X 

>40% X 

1) Requires erosion control matting as directed in the geotechnical report 
Notes: A) Each of the boxes marked with an X is a permitted option for a ope nge 

B) Slope model will be selected with the tentative map in accordance ith slope analysis map for 
a respective development area. Based on a more detailed analy is at e final map stage, 
Community Development Staff may require th ad, slope mo I be ed other than that 
shown on the tentative map. Changes will b sed on road re- · e , exi ing vegetation or 
other design considerations. 

Common Area Tree and Shrub Planting 

Application 

These standards apply to the common al ng the backbone loop road where there are no lots 
fronting the roadway and along other road a where disturban oc urs where there are no lots 
fronting the roadways. Where lots are a · cent t he disturbed are s, t mporary slope treatment will 
be provided by the master developer or sue sor de ce with the PSDS handbook. 
Final landscaping and final slope treatment of ea ind iv· u 
slope treatment and individual lo dscaping stan ds in th 
by the CRACC and installe y the indiv, al homeow 

Intent 

Due to the existing atur I vegetation and c ara ter of The Pines property, it is not the intent to 
manicured I ndsc ping or tree lined stre ts in the development. Instead, the intent is to 

e anc atural vege lion nd site feature w n restoring areas graded for roads and slopes. 
Cius ring of trees ands ubs sh be requi d t accentuate site features such as entrance areas, key 
i rsections, the primary t ·1head an ecora ·ve drainageway crossings (refer to Figure 22 - Feature 
Areas). Feature areas are inten to bes areas (generally 100 square feet) of distinguished visual 
interest. As the environment associated with each feature area varies due to its location and function, 
where appropriate Feature Areas will include a minimum of three of the following components: pine 
tree groupings, riparian vegeta i groupings, rock (boulder) groupings, perennial flowers, entry signs, 
trail starting/ending points, ubli parking, USFS directional signage, split rail fencing, "bridge" 
reatments (railing and pi las rs), enches, picnic tables, or trash receptacles at the discretion of the 

ster developer and appr ve by Community Development Staff. The City's Landscape Architect 
sha ave the discretion re ce the number of trees and shrubs, and adjust their locations and sizes, 
hould t d topography warrant. For example, rock outcroppings, existing tree 
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clusters, shrubs, drainageway features, plateaus, hillsides, and other natural site characteristics shall be 
respected. The landscaping standards are designed to work with all four slope treatment models as 
outlined in Table 4 - Slope Treatment Models. 

Standards 

• Two types of permanent landscape treatments will be required and are described as "formal" 
and "informal". 

1. "Formal" Landscaping Standards: 
These standards shall apply and extend from the edge the ight-of-way out 20 feet 
along the common areas of the backbone loop road whe e th e are no lots fronting 
the road and shall be installed in accordance with the devel me !scheduled outlined 
the PSDS handbook. When rockery walls are placed wi in e 20 foot formal 
landscape area, the 20 foot measurement ill inc the plant1 gar s created within 
the rockery wall terraces. Any area of · urbance beyo feet ay utilize the 
"informal" landscaping standards. 

The 20 foot wide common area 
trees planted at a density of 1 ree JeJC--,;i)J' 

shrubs per tree. 

Tree and shrub sizes sh as follows: 
Tree mix: 80°!. evergre n, 20% deciduous 
Trees: Evergreen 0% at feet; 60% at 6 et, 0% at 8 feet 
Deciduous - Per Ren unic al Code ( C) 
Shrubs: 75% 1 gallon, 2 °o 5 ga 

2. "Informal" andscaping St dards 
These st nda s a pply o ly to distur d com on areas beyond the 20 foot 
"forma ' la dscape area ng th backbone lo road nd disturbed common areas 
along II her roadways. 

Planti II include 1 tree per 600 square feet with slopes 
· h native seed 1x ith six native shrubs per tree at 1 gallon sizes. 

Revegeta ·on sha e in c for ance with Chapter 3 of the Public Works Design 
Manual inc ing temporary ir gation. All revegetation areas shall include a seed mix 
that includes wi seeds. All trees in the informal landscaped areas shall be 
evergreen with 20% at 3 feet and 60% at 6 feet, and 20% at 8 feet. 

Pine trees ov r inches in diameter shall be shown on each final map where 
roadway and ·nfra tructure improvements are planned. Trees within rights-of-way and 
proposed di urb d areas removed during construction of the backbone loop road shall 
be replace wit 6 foot high trees at a ratio of 1 :1 and may be placed throughout the 
commo are of the site to enhance entrance areas, key intersections, the primary 

decorative drainageway crossings, where irrigation can be provided and 
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as appropriate. Where trees 12 inches in diameter are saved in disturbed areas due to 
grading adjustments and creativity, along the backbone loop road, a 2:1 tree credit to 
off-set tree replacement requirements above will be applied. 

I 
I 

I 
I 
I 

__ J 

Figure 22 Feature Areas 
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Terraced Rockery Wall (Model 1) 

The rockery wall model is intended to be used to limit the removal of mature trees to reduce excessive 
slopes and to limit the disturbance area for the installation of trails in and along the major 
drainageways. 

This wall concept uses walls with benched areas of between 8 and 10 feet wide including drain rock. 
If approved by the Community Development Staff, benches may be less than 8 feet wide to 
accommodate topographic constraints where it results in less disturb c . Benches less than 8 feet 
may only be used where rockery walls taper and where they can be inta·ned safely. Landscaping 
wil I consist of a mix of deciduous and evergreen trees and shrubs that so en t e wall with both upright 
growth and narrow cascading branches that "drape" down the front of the wall In sections where the 
benched area is less than 8 feet in width, shrubs or columnar trees su as ines, Junipers, and 
Arborvitaes species will be planted as approved by Community Developmen Sta . In sections where 
the benched area is greater than 8 feet in width, the full pl nt pa included i the ppendix should 
be utilized. Typically the plants will be grouped and uately space a atu I appearance. 
This type of slope treatment will be generally located along t e t severely grade lopes, but is 
allowed for all slope mitigation (refer to Figure 23B - Terraced Rockery Wa . rmanent re rock cut 
slopes steeper than 2:1 may be used if approv ya ge hnical engineer an 
Development Staff. 

Application 

This slope treatment will be required en th average natural gra for the cross slope being graded 
is over 40% and the proposed grade on t cross s e (cut or fill) ra ges from 2:1 to 1 :1 (refer to Table 
4-Slope Treatment Models and Figures 23A 40% nd 3B- Terraced Rockery Wall). 

CUT 

ROCKERY WALL (TYP) 

Figure 23A - 40% Natural Slope 
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Standards 

• Applies to graded slopes ranging from 2:1 to 1 :1 
• Planter areas between walls (benches) will be between 8 and 10 feet in width to promote a 

natural appearance. Extraordinary circumstances will allow for planter areas between walls to 
be less than 8 feet wide with approval by Community Development Staff. In no instance may 
planters (benches) be less than 6 feet. 

• All rockery walls shall be treated with permeon or equivalent w re they differfrom the color 
of the surrounding topography. 

• Rockery walls shall be curved; no sharp angled walls will be 
• Permanent bare rock cut slopes steeper than 2:1 may be used s an alternative to terraced 

rockery walls if approved by a geotechnical engineer and the Com Development Staff . 

Roadway r 
8' Wide Bench-............ 

Evergreen Tree 

oDry stacked rockery wall 
:V,Vall height to vary 

10' tall max hgt. 

Pl ed Top Rock Tre ent 

Formal Landscape Arca 
20' Wide 

Native Shrub Selection 

Drain e 
Width Ar s 

• 

in Rock 

TOPSOIL NO E: 

vegetation. 

TREE STANDARDS: 
Refer to common area tree 
planting exhibit 

Figure 238. Terraced Rockery Wall 

This concept uses large rocks tlia nically stabilize the slope creating planter pockets on the 
graded slope. A mix of trees and shrubs will be planted on the slope and the entire disturbed area is 
seeded with a native plant mi Tree planting density of the slope may be reduced in limited areas to 
create a naturalistic look wh ea propriate. This model is dominated by evergreen plantings. The 
concept is especially effectiv in estoring the disturbed area to one that closely resembles the native 
onditions (refer to Table 4 SI pe Treatment Models and Figure 24A- 20% to 40% Natural Slope 

Ra e and & 248 - Plant To Rock Treatment). 
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Application 

This slope treatment will be required when the average natural grade for the cross slope being graded 
is between 20% and 40% and the proposed cross slope (cut or fill) treatment does not exceed 2:1 (refer 
to Table 4 - Slope Treatment Models and Figure 24A- 20% to 40% Natural Slope Range and 248 -
Planted Top Rock Treatment). In addition, both horizontal and vertical variations on the slope will be 
used when determined appropriate by the Community Development Staff. The variations include 2:1, 
3:1, 4:1, and 5:1 changes. 

.~ 
-···· Id 

Figure 24A - 0% o 40% Natural Slope Range 
Standards 

• Applies to graded slopes not exceed1 2:1 
To, ROCK HADATION it.ND cor1Posmo•; 
10,.. (12') MINUS DIii.METER 
60% • (12") TO (3&") DIAMETER 
30% - (38") AND GREATER OIAMET•<v---

ROAD)ll'.l,Y FORMAL LANDS APE AREA !STING SLOPE 

TOPSOIL NOTES: 
CONTRACTOR SHALL STRIP THE EXISTING TOPSOIL FROM THE SITE. 
IT SHALL BE BLENDED WITH THE GRINDINGS OF THE EXISTING VEGETATION. 
TREE STANDARDS: 
REFER TO COMMON AREA TREE PLANTING EXIIIBIT. 

SLOPE TO BE PLANTED WITH A MIXTURE OF EVEROREU AND DECIDUOUS 
PLANT STOCK MIi) SEEDED WITH NATIVE PLANT rm .. IT IS INTENDED FOR THE 
CONTAINERIZED PLANTS TO BE ACCENTS ONLY 

DRAINAGE {WIDTH VARIESI 

Figure 248 - Planted Top Rock Treatment 
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Planted Rock Talus Slope Treatment (Model 3) 

This is used for the same slopes as the Model 2 "Toprock" method, but offers a variation to conform to 
specific site conditions. The treatment is similar to the "Top Rock" method by top-dressing and 
anchoring the slopes, but with a range of rock sizes (i.e. 24" minus) in combination with large boulders 
that create planting pockets and mechanically stabilize the slope. A mix of trees and shrubs will be 
planted on the slope with rock cover. This method, however, varies from the "Top Rock" method by 
including more exposed rock surface and less vegetative cover and is a propriate on portions of the 
site that are sparsely vegetated and do not include pine trees. Tree a ting density of the slope is 
intended to create a natural look, where appropriate (refer to Figure 2 % to 40% Natural Slope 
Range and Figure 25B- Planted Rock Talus Slope Treatment). 

Application 

This slope treatment wil I be an option when the average tura e for the c oss s pe being graded 
is between 20% and 40% and the proposed cross slope ( orfill) treatm oe not xceed 2:1 (refer 
to Table 4 - Slope Treatment Type; Figure 25A - 20% to 40% al Slope Range an Figure 25B­
Planted Rock Talus Slope Treatment). In addition, both horizontal and ve · variations n the slope 
will be used when determined appropriate by e Comm ·t Development Sta . The variations 
include 2:1, 3:1, 4:1, and 5:1 changes. 

3,1 

Figure 25A - 20% to 40% Natural Slope Range 
Sta ds 

• Applies to grade slopes ot excee ·ng :1 
• The slopes will be posed rock surface and 30% vegetative cover 
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ROAf/NAY 
FORMAL LANDSCAPE 

-·· 
DRAINAGE 

(WIDTH VARIESt 

Hydroseed Slope Detail (Model 4) 

TALUS SLOPE 

POCKETS 
OF TOPSOIL 

TREE STANDARDS: 
REFER TO COMM 

This basic concept is to apply topsoil over th 

EXISTING 
SLOPE 

THE PINES 

TOP ROCK GRADATION ANO COMPOSITION 

10%· (12") MINUS DIAMETER 
60% • (12") TO (361 DLAMETER 
30%. (315") AND GREATER DIAMETER 

Figure·""~-rPlanted Talus Ro k Treatment 

compliment it with trees and shrub planti gs, omm nity Development taff deems 
appropriate. This model may be suitable w er the disturbanc occu sin connection wi roadway 
construction adjacent to proposed lots. n se circumstances, tr tme ts may need to be temporary 
until a home is constructed and final reatmen is determined. T is odel may require the use of 
erosion control matting on the steeper s es w e geotechnical con itions identify unstable soils 
(refer to Figure 268 - Hydroseed Slope Treat ent). 

Application 

This slope treatment wi be when e average n ural gr e for the area being graded is 
between O and 20% a d t proposed er s slop (cut or fill) tr ment or the area is no greater than 
3:1 (refer to Table 4 SI Is; F' ure 26A - 20°0 atural Slope and Figure 26B -
Hydroseed Slope Tre tme t). In addition, bot hor zontal and vertical variations on the slope will be 
use en determine app priate by the Co mu ity Development Staff. The variations include 2:1, 

.1, 4:1, and 5:1 chan es. 

Page 61 7/31/2007 



3560353 Page 68 of 105 07/31/2007 11: 17: 12 AM 

THE PINES 

"--FILL 

% Natural Slope 
Standards 
• Applies to graded slopes that are 3:1 or less "thout erosion m ting or where 

treatments will be temporary until a home is constructe affected lot, or a appropriate. 
Otherwise, Models 2 and 3 shall prevail for 2:1 slopes. 

• Revegetation mix must be approved by e Commu · Development Sta . 
• Use of erosion control matting sh al I b deter · d by the 

the Community Development Staff. 
• This treatment must otherwise comply ith Chapter Ill the ublic Works Desig anual. 

ROADWAY 

EROSION CONTROL NOTE: 

FORMAL LANDSCAPE 
AREA 20' WIDTH 

-----
EROSION CONTROL MATTING MAY BE USE STEEPER CONDITIONS 
PRESENT UNSTABLE SOIL CONDITIONS. F ERMINATION WILL BE 
EVALUATED WITH GEOTECHNICAI. REPOR 

TREE STANDARDS: 

R R TO COMMON AREA TREE P ING HIBIT 

YDROSEEDED SLOP EX1 TING SLOPE 

PlANTING NOTE: 

IT IS INTENDED FOR THE CONTAINERIZED TREES. SHRUE!IS, ANO 
BOULDERS TO BE ACCENTS ONLY. THE MAJORITY OF THE SLOPE 
Will BE REVEGETATED WITH A SEED MIX THAT INCLUDES, NATIVE 
SHRUBS, GRASSES, AND WtLOUFE FORAGE. 

TOPSOIL NOTE: 

CONTRACTOR SHALL STRIP THE EXISTING TOPSOIL FROM THE 
SITE. IT SHALL BE BLENDED WITH THE GRINDINGS OF THE 
e){ISTING VEGETATION 

Figure 268 - Hydroseed Slope Treatment 
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THE PINES 

Site Grading Principles and Standards 

The overall grading concept for The Pines is to create buildable lots and pad sites, where appropriate 
for custom and semi-custom homes and aesthetically pleasing and functional streets while maintaining 
the underlying integrity of the landform. Views will be considered while maintaining a low visual 
impact to surrounding properties. Cut and fill will be balanced on site to the extent practical. 

• Where practical, export of excess fill material, if any, will be m· imized by adjusting overall 
grades on the site and using excess material to restore severely ro d jeep trails and depressed 
areas created by man that currently scar the site. A special us per it shall be approved for 
cuts exceeding 20 feet and fills exceeding 1 0 feet. Cuts and fills s all b shown on the tentative 
map in the Appendix. If cuts and fills on any final maps excee the imits approved by a 
special use permit on the tentative map, approval of a subsequent use permit will be 
required. 

• All disturbed areas will be revegetated or restor · accordance 
Treatment Models, and Figure 23A-40%Natural Slope, Figu B - Terraced 
Figure 24A - 20-40% Natural Slope Ran 48 - Planted Top Treat nt, Figure 
25A-20-40%NaturalSlopeRange,Fi re25B-Plan TalusRockTreatme t,Fi re26A-
20% Natural Slope and Figure 26B- ydro e Tre ent. Proper erosion dust ontrol, 
and reseeding techniques will be us d a required i Chapt 3 of the Public rk 
Manual. Revegetation plans shall i cl de plans to sloe ile isling topsoil and egetative 
stripings and reapply the mater" It II isturbed areas to min·mum depth of six (6) inches. 
All existing dirt jeep roads, mis llaneo trai Is and access oin s not identified in Figure 16 -
Trail Plan that will not be incorp ated I o the overall rail ystem will be scarified and 
revegetated. Revegetation standards r roa shall i ud the loosening of soil, placing 
excess fill material (if any) in disturbed are withi e Ii · of code application of salvaged 
topsoil and divertin na u rainage co es ca ed by the dirt roads and temporary 
irrigation (if dee cl necessary by t City's Eng1 er an andscape Architect). 

• Seeding will b pe armed after fin· h gra ing has been c pl ed, in the early spring or fall, 
whichever c me first. All seeded reas within develope areas will be temporarily or 
permanently rriga ed where determin d a propriate by the Community Development Staff. 

eding areas ithi transitional areas ill, at a minimum, be irrigated for two growing seasons 
r until plantin are e blished, pur ua to 18.06 and 18.09 of the Public Works Manual. 

Transitions at top an e of graded opes will be rounded to blend with the natural terrain. 
Abrupt, squared off transit10 re not permitted. In addition, both horizontal and vertical 
variations on the slope will be used as determined appropriate by the Community 
Development Staff. 
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Grading transitions between 

existing and propos~e~ '.l 
~~--· ~ . . .. 
..:.· . . . . ... . · . 
...... 

Grading should not create sharp 
angles or excessive flat planes. 

THE PINES 

Graded slopes will be varied 
(areas of2:1, 3:1, 4:1, 5:1) to 
create interest and add a 
naturalistic appearance. 

Landscape benches 
provided where 'pie 
walls are used. 

• All slope grading to include benches/terraces as shown below in ac ance witli igure J 1 09 
of Appendix J of the International Buildi Code (I with minimum slope 

PROPERTY 
LINE 

TOEO 
H/5 BUT 2 FT. (610 mm) SLOPE 
MINIMUM AND NEED 
NOT EXCEED 20 FT._. -"1----- I 
(6096 mm) MAX M 

2 FT. (610 m 
M NI MAND NEED 

T XCEED 10 FT. 
(3 8 m) MAXIMUM 

UTOR L 
OPE 

H 

PROPERTY 
LINE 

l 
NATURAL OR 

FINISHED GRADE 

~~mmmit-""",---t-t-----.! INTERCEPTOR 

DRAIN (IF REQUIRED) 

• Naturalistic grading will be used where complex recontouring and revegetation must occur. 
Continuous expanses and forms will be created to look natural as opposed to contrived or 
manmade. Where us d, a chitectural or structured berms (i.e. retaining walls, sculptural land 
forms, etc.) will be a in gral part of the architectural and landscape theme of the project, 
including consider ion f color. Darker colors are preferred except where native materials are 
used. If necessa , pe eon will be used to stain rockery walls and talus slopes to blend in 

"th the colo of th surrounding topography. 
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THE PINES 
• Individual lots, when graded, shall direct runoff away from buildings and into drainage 

facilities. 

• Construction of accessory structures is prohibited on slopes 3:1 or greater. 

• The design of homes located on or adjacent to the significant ridgeline (lots 54-66 as shown on 
the Tentative Map in the Appendix) (as of the date of the PSDS handbook under the ownership 
of Fuller) shall be sensitive to views from off-site locations esp cially from the east. To the 
extent possible existing mature trees in this area shall be ta1 ed. In general, building 
rooflines shall be no higher than one story above the ridgeline nles creative designs, setback 
factors, and circumstances such as heavy tree cover creating the rac ·cal ridgeline silhouette 
exist or can be created and are approved by the CRACC and th Co unity Development 
Staff. House and roof colors and materials shal I be neutral brown hue that blend with the 
existing vegetation and shall be approved by the ACC and the C 
Staff. 

• Buildings shall be nestled into the hillside to reduce effect1v · al bulk and top ovide energy 
efficient and environmentally desirable s The visual area build1 gs can be 
minimized through a combined use o regrading an landscaping techniq s. lit pads, 
stepped footing, pier and grade bea oun · to per ·1 the structure to ste up t e slope 
and similar hillside architecture shall be ed. Large ·ngle f m structures that d no respect 
topography shall not be permitted. Fin I architecture eac home shall be rev· wed and 

• 

• 

approved by the CRACC and t unity Developme t St ff. 

Lots containing slopes of 2:1 or g ater sli I be minimize . 
building envelopes will be restricted owner 
hillside adaptive architectural design so tions. 
remain undisturbed andscaping. 

Flag lots and iva drivew s with arking adja 
encourage ter ci of buildings ile m·nimizing roa 

here these conditions apply, 
e required to provide creative 

pes are steep, these areas shall 

be allowed to 

• Driveways w II m1 imize grading by f llo ing contours to the greatest extent possible. 

here appropr te, as red access/ ive ay is the preferred method for lots with slopes over 
30% to minimize isturba I lsi s. Shared driveways shall be privately owned and 
maintained by the H the prope wners subject to the shared situation, or equivalent and 
have adequate cross access ments and adequate "no parking" sign age and demarcations 
per City standards. Shared driveways shall be shown on the tentative map and Ii nal map. 
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THE PINES 

• Drainage devices such as terrace drains, b c es owndrains shoul 
of least visibility on slopes. The side o a drain may be rmed to conceal it. 
leading downhill area good location ord n ra . Visio concrete drains sh 
tinted with permeon and screened ith lanting to b 

New building sites sho be grade uch that they appear to emerge from the slope. Creation 
of flat areas on slopes greater t an 20% shall be minimized and shall be in conformance with 
the approved tentative map. 

• Every attempt shall be ma e to avoid a manufactured appearance by creating smooth flowing 
contours of varying radi nts, preferably with slopes ranging from 2:1 to 5:1. Sharp cuts and 
fills and linear slori s th t have uniform grade shall also be avoided. 
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variety in slope bank gradients 
creates a natural appearance more 
resembling a natural form. 

• Varied and staggered front building se cks a m1 
practical, in hillside residential subdiv'sion I 
character and will reduce the mono ny 

Varied and sta ered fro t building setbacks are 
encouraged in hillsi esident, subdivision layout . 
• 

THE PINES 

• Building bulk y b reduced by breaking the roof form into smaller parts, reflecting the 
irr soft surroundings. There should be a consistency of roof pitch and design 
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THE PINES 
among separate roof components. Abrupt changes in eave heights will require articulation to 
make transitions between building components. 

~ 
• a a a 
Not Acceptable 

Acceptable 

• To the extent possible, streets, drive ays parking d eme ency vehicle acce ssh uld be 
aligned to conform, as closely as pas ibl , to the existin rade and minimize the 
grading of slopes. They should n a y alter the physic I an visual character of the hillside 
by creating large notches in r" gelin s r by defining wid sir ight alignments on hillsides. 
Natural land forms may often be taine introducing ge tly orizontal and vertical curves 
in road alignment. 

Landscaping Standar 

Slope/Common Areas 

• All rockery all enches and lands pe slopes shall provide erosion control and 75% 
vegetation co era within 2 years of Ian ing. All disturbed slopes that will be revegetated 
s all be treate in ac ordance with C apt r 3 of the Public Works Design Manual including 
temporary irriga ·on. D1 rbed slog an revegetation areas shall be shown on the tentative 

• 

• 

map and shall prov· e 50% v ion verage within 2 years of planting. This standard shall 
be verified by a licens landsca architect as part of the improvement plans for all final 
maps. 

Trees required within common area may be grouped to result in a natural appearance 
while taking into ace un view corridors, as well as providing appropriate screening from 
surrounding residen es. 

d fa "formal" landscaping shall provide 75% vegetative coverage within 3 
ith verification provided by a licensed landscape architect to the 

Page 68 7/31/2007 



3560353 Page 75 of 105 07/31/2007 11: 17: 12 AM 

THE PINES 
Community Development Staff. All shrubs and trees shall be permanently irrigated, unless 
otherwise approved by the Community Development Staff. 

Individual Lot Landscaping 

• Final landscape and irrigation plans including permanent slope treatments for each individual 
lot will be provided with each building permit and installed prior to issuance of certificate of 
occupancy by the individual homeowner and/or builder. Each ot that has direct access to a 
40 foot wide street as defined in Figure BA and 8B-40' Street c ·ans shall provide at least 1 
tree per 30 lineal feet of lot frontage. These trees may be deci ous ·n accordance with RMC. 
Removal of existing pine trees over 12 inches in diameter on the ·ndiv· ual lots and specific lot 
landscaping plans shall be approved by the CRACC. If required the CRACC, existing pine 
trees that are over 12 inches in diameter may have to be replaced a a 1: ratio on the lot with 
a 6 foot high evergreen tree. Where trees 12 inches in diameter are sa ed o the individual lots 
due to grading adjustments and lot design creativi creditto ff-se tree replacement 
requirements above will be applied. 

The CRACC will be responsible for ensuring that individual lot own 
applicable to lot development found in e PSDS ha book. 

Fencing 

It is the intent to minimize the use of fe i The Pines to ma lain the overall open and natural 
characteristics of the property. Split r ii wo d fencing is the only ype of fencing that may be used 
along property lines if approved by the CC. e appropriatene s of plit rail fencing and whether 
or not it will be allowed on some lots or req · ed on lots withi a p ticular development area will 
be determined by the CRACC with the review the f, for n individual residence in each 
development (final map) area. r fencing ma be used · e interior portions of the site for 
security, the safety of smal ildren, an control pet , howev such fencing shall be compatible 
with the architecture of eh must o approved o a case case basis by the CRACC. 

Design criteria: 

• Solid lot line nci in The Pines is p ohi ited. Lot line fencing may only include split rail 
ood fences a appr ed by the CRA C. 

• Fencing for security, e safety o smal hildren, where steep slopes occur and to control pets, 

• 

if necessary, may be use rior portions of the site if compatible with the architecture 
of the homes and shal I be approved by the CRACC. 

Privacy fences and w 
entry features may b 
CRACC. 

r interior courtyards, swimming pools and driveway or front yard 
sidered on an individual house design basis as approved by the 

• The use of blac , bro n, or green vinyl chain-link fencing will be minimized throughout the 
de . Bia , brown, or green vinyl chain-link may be considered on an individual 
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THE PINES 
house design basis as approved by the CRACC and where this type of fencing is required 
(possibly for pet enclosure areas, swimming pools or tennis courts). The color chosen must 
blend in with the native environment of where the fencing will be placed to the greatest extent 
possible. 

• Split rail wood fencing in common areas including trail heads and along drainageways may be 
used if desired by the HOA. 

• Adequate sight distance will be maintained along roadways a 
accepted engineering practices. The design goal is to ensure t at s1 ht distances are equal to 
or exceed the stopping distances corresponding to a roadway's esi 
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THE PINES 
Signs 

Signs will be limited to entry sign(s), street address signs, street signs, wildlife notification signs and 
directional signs associated with access to USFS lands and !railheads and !railhead bulletin board signs 
(refer to Figure 27 - Sign Plan). Sign standards presented are purposely intended not to be overly 
prescriptive to allow for the artistic development of signs to be concurrent with the more detailed 
development of the architecture. 

-----
W-~-t!SIFS DIRECTIONAL SIGNS 

POTENTIAL ENTRY SIGNS 

TANK ACCESS SIGNS 
• • ilJ TRAILHEAD SIGNS 

~ WILDLIFE NOTIFICATION SIGNS 

Page 71 
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Figure 27 - Sign Plan 
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THE PINES 
• A maximum of two indirectly illuminated or non-illuminated project identification entry 

monument signs (14'L x 6'W x 6'H in size) shall be permitted. The entry sign(s) may be located 
on Pinehaven Road and on Pinebluff Trail at their entry points to The Pines (referto Figure 28-
Entry Sign Concept). 

• The entry monument sign(s) will be integrated into the topography which it is located in. Sign 
materials will consist of either concrete, stucco, rock, wrought iron/metal or a combination of 
these materials consistent with the theme of the project. En anced landscaping shall be 
provided adjacent to entry monument signs as depicted in Fi r 28 - Entry Sign Concept. 

• 

,, 

ure 28 - Entry Sign Concept 

aition, trailhead signage (bulletin 
Department and the Community 

ations. 

• n signs will be cate strategically t u out the site. The purpose of 

• 

these signs is on tify residents and v1 itors hat they are enter"ng an area that contains wildlife. 

treet Lighting 

s tha restrict pub I ic a 
· ure 2 - Sign Plan) 

may be provided to identify TMWA tank access 

The Pines street lighting will be used to enhance safety and function while promoting aesthetics. All 
street lights shall be consistent d compatible throughoutthe project. The lights will comply with City 
street lighting standards and ierr Pacific Power Company standards. Street lighting may include 
either standard City of Ren lig ts or decorative street lights at the sole discretion of the master 

eveloper that meet darks y pr visions. If decorative street lights are selected, they shall be placed 
thr ghout the entire c m ity. All optional decorative street lights shall be identified in the 
proces of the first · al m p and shal I be approved by SPPCo, and Community Development Staff. 
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THE PINES 

House lighting shall be integrated with the architectural design of the individual residences. Exterior 
lighting fixtures mounted on the homes shall be no higher than the line of the first story eave or, where 
no eave exists, no higher than 20 feet above finished grade. Lights shall be shielded to prevent light 
spillagP onto adjacent properties or streets. Flood lights arP not permitted. Motion detector actuators, 
however, are permitted. 

Open Space/Common Area Maintenance 

The common areas, entry features, landscaping, wal Is, vegetative slop s, co man area rockery walls, 
drainageways, and detention ponds will be maintained by the HOA. Ap rap · te maintenance will be 
regularly scheduled to ensure that the quality image of the project is pro cte and enhanced. Upon 
recordation of each final map, the property and associated common area will e annexed into the 
Caughlin Ranch CC&R's and shall become a part of the HOA. All of the c mm n open space will 
ultimately become under ownership and maintenance o the 

Minor Plan Amendment Process 

Administrative waivers that are less than a 10°0 deviation 
Caughlin Ranch PUD may be granted by the ity of Zoning dministrator, when· the pinion 
of the Administrator, the waiver does not im act e health, fety, a d welfare of the ge era ublic, 
that site circumstances or site topography w uld grant undue ha ship o the applicant if tll waiver is 
not granted, that the intent of the PSD b ok is still met wit ap roval of the waiver, and that 
granting of the waiver does not violat City cod sand ordinances. ny tandard may be varied up to 
10% from that noted in the PSDS handbo . Any endment that ffec engineering standards must 
be recommended for approval by the City E ineerin staff. 

Conflicts 

The project shall be sub· f Reno ublic Work esign anual standards except where 
street section dimensi ns nd cul-de-sa engtH differ as out· ed i the PSDS. If there are any 
conflicts between the PS S handbook, the ugh in Ranch PUD a /or the City of Reno Municipal 
Code, the PSDS han boo shall govern. 
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Landscape Planting Palettes 

The following lists provide opportunity for creative landscape design within the parameters of the 
overall project design theme. 

Plant Palette 

The plant palette shall be used in common open space areas and along the streets. Other plant 
materials may be allowed on a case by case basis per CRACC and the Community Development Staff. 

LARGE SHADE TREES 

Botanical/Latin Name 
Acer rubrum 
Betula pendula 
Carpinus betulus 
Eleagnus angustifolia 
Fraxinus excelsior spp. 

Plantanus acerifolia 

Quercus robur spp. 
Tilia cordata 
Gledistsia triacanthos inermis 
Robinia pseudoacacia 'Purple Robe' 

EVERGREEN TREES 

Botanical/Latin Name 
Abies concolor 
Thuja ocddentalis 
Buxus microphylla 
Picea abies 
Pinus sylvestris 
Cypressus sp. 
Juniperus scopulorum 
Juniperus v. "Skyrock " 
Pin dulis 

MED M-SMALL DECI OUS ES 

Acer ginnala 
Koelreuteria paniculata 

Common Name 
Scarlet Maple 
European White Birch 
European Hornbeam 
Russian O · e 
Europea h, 
Weeping Europ 
London Plane Tree 
(N for Street Tree Plantm 
nglish or Fastig English Oak 

Litt! ·nden 
T ornless Ho locus 

urple Robe Loe t 

C ress species 
Ro y Mountain Juni 
Sky cket Juniper 
Pin on Pine 

Common Name 
Amur Maple 
Golden Rain Tree 
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ORCHARD TREES & PLANTS 

Botanical/Latin Name 
Chaenomeles spp. 
Malus spp. 
Prunus spp. 
Prunus spp. 
Prunus spp. 
Pyrus calleryana 
'Bradford', or 'Redspire' 
Sorbus Aucuparia 

EVERGREEN SHRUBS 

Botanical/Latia Name 
Juniperus sp. 
Hex crenata 
Picea abies 'sherwoodii' 
Pinus mugo mugo 
Thuja spp. 
Arctostaphylos patula 
Artemisia tridentate 
Cercocarpus 
Chrysothamnus nauseosus 
Cytissus sp. 
Ephedra viridis 
Yucca sp. 

DECIDUOUS SHRUBS 

Botanical!! atio Name 
Acer campestre 
Buddleia davidii 
Camus sanguinea 
Berberis thumbergii 
Euonymus alatus 
Forsythia x intermedia 
Hibisucus syriacus 
Po nt sp. 

,bes s . 
Ros sp. 
S ringa vulgaris 
Spiraea sp. 
Artemisia schmidtiana 
Cotoneaster sp. 
Cowania Mexicana 
Fallugia paradoxa 
Perovskia atriplicifolia 

runus besseyi 
P shia tridentata 

Common Name 
Quince 
Apple 
Flowering Almond 
Apricot 
Plum 
Pear 

European Mountain Ash 

Arborvitae 

Boom 
ormon Tea 
ucca 

Hed Maple 
Butterfly ush 
Bloodtwig 

anese Barbe 
W ·nged Eunoymus 
For hia 
Ros of Sharon 
Cin uefoil 
Al ne or Golden Currant 

d Rose (lllll teas) 
ommon Lilac 

Spiraea 
Silver Mound 
Cotoneaster 
Clifrose 
Apache Plume 
Russian Sage 
Sand Cherry 
Bitterbrush 
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GROUNDCOVERSNINES 

Botanical/Latin Name 
Achillia tomentosa 
Ajuga reptans 
Clematis sp. 
Euonymus fortunei 
Hedera helix 
Juniperus sp. 
Lonicera japonica 
Nepeta faassenii 
Parthenocissus quinquefolia 
Rosa 'Altissimo' 
'Blaze', or 'Don Juan' 
Sedum sp. 
Vinca minor 
Vitus 1Catawba1

, 
1Glenora'1 

or 'Verdelet' (spp. That do best in Reno) 
Wisteria sinensis or floribunda 
Arctostaphylos uva ursi 
Phlox subulata 
Santolina chamaecyparissus 
Santolina virens 

PERENNIALS 

Common Name 
Woolly Yarrow 
Carpet Bugle 
Clematis (Vine) 
Winter Creeper 
English Ivy (Vine) 
Juniper 
Honeysuckle 
Catmint 
Virginia Creeper (Vine) 
Climbing Rose (Vine) 

Sedum 
Dwarf Periwinkle 

Green Lavender ton 

Any perennials that are hardy to Sunset ne re approved for use in he eveloped palette. 

TURF GRASS 

Botanical!! atin Name 
Festuca arundinacae 
Poa pratensis 
Elymus cohereus 
Elymus glaucous 
Festuca ovina Glauca' 
Helictotrichon semper ire s 
Misc nthus sinensis' racil ·mus' 
0 zop ·s hymenoides 

densis 
1setum setaceum 

,pa gigantean 

Blu Oat Grass 
Mai en Grass 
lndi n Ricegrass 

F untain Grass 
Giant Feather Grass 

Exhibit E 
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KINNV C, GUINN -IIC<ffl' K, tllCO --
Cheryl Ryan 
Senior Pfanner 
City of Reno 
P.O. Box 1900 
Reno NV 89SOS 

STATE OF NEVADA 

OEF'ARTMENT OF CULTURAL AFFAIRS 
Navld1 State l-ll1torlc Prner;atlon Offlo• 

100 N. Stewart Streat 
Carlon City, Navllda 89701 

(776) 884•3448 • Fax (775) 884-3442 

www.nlllhl)O.OIQ 

March 14, 2006 

RE: The Pines, Carson Range, Washoe County (LDCOl~lJ76). 

Dear Ms. Ryan: 

becca Lynn Palm 
Review and Comp!· 

IIOIWJ)M ........ I 
ltaff HIIIMC P'NN: ...... 0,,,W 

\ 

EXHIBIT F 
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Lynnette R. Joaea 
Ci{Y C/ri 
(775) 334-2030 
ioout@si m,g PY YI 

March 8, 2007 

Melissa Lindell 
Wood Rodaers 
S7S Double Easlo court 
Rono,NV 89521 

011100 or lb4I a.,. Clarie 
C""1wi~('175)1)H032 
,,...... T-('175)»Hrl9 

9....,.1>.-,CIW 
IIMnlrS,,,,_~ 

5) )20-6635 

7VEIJJ 'WRJ-~?{O 

R 12 2007 

\ 
\ 

C. A tentative map for 251 single family units, subject to die following conditions; and 

EXHIBIT G. 
O., Eut Fu:lt Suut, Scmad Floo<"P.O. Boo 7, a.no, NV 89504 

Cityollla>o.com 



3560353 Page 95 of 105 07/31/2007 11: 17: 12 AM 

Lynnette R. Jones 
C~C/trl, 
(175) 334-2030 
jrmc;s!@ciunn PY·lll 

CarmiD.Guadenm 
Qi,/DH utJ CJri. 
(775') 334-2030 
podcram@d rrnn ov ue 

March 30, 2007 

Melissa Lindell 
Wood Rodgers 
575 D<luble Eagle Court 
Reno, NV 89521 

Office of the City Cledt. 
u"""1 ~ (775')334-2032 
P..,;;.,i T"*'1J (775')334-2279 

Smral D. Whitaker• CRM :a.,,,.. .r,,-Mm..t,r 
(775') 326-6633 

AP 03 zooi 

RE: Case No. LDC06-0037,t rr1'..ITI,:·.i. es) -NOTICE OFF/!<iA/lACTJON, DEOSION OR 
ORDER 

Dear Applicant: 

Lynnette R. ones 
City Clerk 

LRJ:cdg 

passed BIid adopted Ordlnanc:e No. 
roving the zonma map amendment 

One Eut Pint Street, Scc:Oftd F'loor*P.O Bos 7, Reno, NV 89S04 

Cilyotll<Oocom EX H I B IT H 
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CannlD,-.,. 
0/(1'H Cl/, Cl,,/i 
(775) 334-2100 
&PDck:nm@d RIO DY YI 

July 12, 2007 

Melissa Lindell 
Wood Rodgers 
57S Double Eagle Court 
Reno,NV 89521 

0-., •• C117 Clede 
C-..~ (77i)»4-:IOU 
,......, _ (715)»4-22?9 

lltunD,Wliltalw,CIU,I 
R-~M-.· 

S) 336-661! 

RE: Case No. LDC06-00376 
Supplemental Development Sitlmi!lanls 

uest for certificatio of e Pines 
S) Handbook (Th Pi s) 

Dear Applicant: 

ree<;irdcMI at tho Wll$hoe County Reoordor's Offloe 

Smceroly, 

~ OJvwu. ~..()(..(/\.A.-'""'1...,1 otrv 
Lynnette R. Jones 
City Clerk 

LRJ:cdg 

O.. llut Pints ...... Secood l'loot'?.O. s .. 7, R<oo, NV a,504 
Cityo!RMo.com EXHIBIT I 
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Melissa Lindell, Wood Rodgers 
Case No. LDC06-00376 (The Pines)- Certification of Final Plan 
July 12, 2007 
Page2 

xc: Community Development 
Traffic Design Engineer 
Nanette Smejkal, Parks, Recreation & Community Services 
Patrice Echola, Regional Transportation Commmission 
Chief Paul Wagner, Reno Fire Department 
Reno Fire Marshal 
Donald Naquin, City Landscape Architect 
U. S. Forest Service 
Nevada Division of Wildlife 
Army Corps of Engineers 
Nevada State Historic Preservation Office 
Nevada Department of Transportation 
George & Tania Aslanian 
Stephen & Margaret A. Turner 
BCD&S Investments 
Robert Uccelli et al 
Martin & Maree Debard 
Dennis Anastassatos 
Timothy & Linda McCool 
Collin Fuller MD 
Alton B. Thomas 
Stephen & Ann Stipher 
Stephen & Vicki Rutter -----=--8 o yd Cole, Whi ring Pine ista LLC 
Joyce Benede et :;u---

Franz Web et 
Janet Ze · - eber 
Lory Ko oo , Kenterprises DB 
Stephen M Ila 
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Introduction 

The purpose of The Pines Wildlife Mitigation Plan is to address wildlife habitat and the 
concerns and issues associated with the development of 251 home sites on the 625 acre 
Pines project site. This plan is incorporated into The Pines Supplemental Design 
Standards Handbook (PSDS) and includes examination of the open space, design of the 
drainageway crossings, discussions regarding treatment of disturbed common open space 
areas and the provision of appropriate wildlife forage seed mix in open space 
revegetation areas, fencing and signage as related to the wildlife bitat. The plan also 
outlines action measures and is in accordance with Condition 1 :t: Case No. LDC06-
00376 (The Pines) which reads as follows: 

Condition 13 - A wildlife mitigation plan approved by the 
Wildlife shall be incorporated into the PSDS handbook prior 
includes examination of the open space, de~i e drainage ay c ossings, an 
appropriate wildlife forage seed mix, fe mg and tr · · nag reg iring the 
leashing of pets and alerting users to wildlife. 

I. Property Location ~ 
The Pines development is generally I ate at the uth e of Caughlin R ch n 
southwest Reno. Adjacent land uses t north inclu an e isting mini stor V 
storage facility, the Traditions pering Pines sin le 'ly subdivisions of 
Caughlin Ranch, the Quail Vall h Pines subdivisi · ch is not a part of 
Caughlin Ranch and undeveloped rty nder the own shi of Washoe County. 
United States Forest Service (USFS) 1 is I ed to t we and south of the site. 
Undeveloped private property owned (as o e da the DS handbook) by Sierra 
Lands Associated, Inc. i ca e ·acent to ~outli est boundary. The Ballardini 
Ranch, which is also develo ed, is 1 ated to the ~t an~ s of the date of the PSDS 
handbook) is under e vate ow ship Evans Cree~C. 

The site and su un ·ng areas includ hab tat for wildlife ch as mule deer, bear, 
b at, mountain · ons, skunks, coyotes, s ui ls, snakes, quail, hawks and other birds. 

Project Con pt/D ~ 

The Pines is a master pl deve ment that includes a total of 251 lots. The site 
consists of 625+/- acres and includes two major drainageways that originate on the 
property. The site also includes steep and hilly terrain. Vegetation includes mature pine 
trees, mahogany, sagebru , 'tterbrush, grasses and other native species. Over the years, 
a number of roads and the · ng places have been created on the site as a result of off 
road vehicle activity an ab se. With development, the jeep roads and gathering spots 

'will be scarified and ve tated with native vegetation that shall include wildlife forage 
se~x. 
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Lot sizes within the project will vary but will be a minimum of .40 acres in size. The 
overall density of the project is approximately .40 dwelling units per acre. To ensure the 
project is unique and preserves natural features and wildlife habitat, approximately 67% 
of the site (421.85 acres) will be retained in common open space (refer to Exhibit I -
Overall Site Plan). 

III. Review of Project Design 

A. Examination of the Open Space 

The Pines master plan requires at least 421.85 acres of the 6/ac 
permanent open space. This constitutes 67% of the total site arl A 
west and south that is under the ownership of the U.S. Forest Serv e is so anticipated 
to remain in open space. The project will include two trailhead wit parking and 
signage at the edges of the property (refer to Exhibi - Overall Site Plan~The open 
space identified within The Pines development c ntributes e ov all n space 
network for wildlife and recreational use in the gener . 

In terms of this project site, the location of t p anlre(LQpen space is en · ith ~ard 
to the preservation of wildlife habitat. C · dors along tlie wo major drainage ays ill 
remain undeveloped and to the greatest xtentiiatur egetatJ will remain undi tur . 
Corridor widths along Drainageway " (, between pr osed lots range \J m 
approximately 500 feet to 850 fe ·1 widths along aina eway "B" range from 
about l, 100 to 1,300 feet. In add· on, s b tantial open space has een planned along the 
edges of the project site and steep will t be develope~ 

In summary, the large amounts of open sp e and'the-fost;1 ation of the drainageway 
corridors will allow wild!" rtunity to c~nue ~ravel throughout the site. 

D~C' ~ ~ B. Design of 

Drainageways I ate on the site for e ost part will ~n undisturbed and left 
n ral with the xis · ng habitat remain ng. There are two major drainageways that 
origi te within e bo daries of the si e. e site has been strategically designed so 
t only three roa way c sings are nee ed to access lots in the community. The 
crossings are located 1 the low rtio of the drainageways which are closest to the 
existing developed portion Cau · Ranch and McCarran Boulevard and the farthest 
away from existing undisturbed wildlife habitat. 

The Pinebluff crossing of · nageway "A" is very minor and only serves to access nine 
lots. Drainage flows ar ver low in this location and will be conveyed via a drainage 
culvert pipe. Traffic g er ion at this location will be very low. Due to the low traffic 

~ation at this Joe 10n, onflicts between vehicles and wildlife should be minimal. 

The two · aven c ssings of Drainageway "A" and "B" will access approximately 
Ii of the projec · e (about 125 lots). These drainageway crossings have been designed 
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with oversized 4'x 6' box culverts to allow some species of wildlife to move freely under 
the roadway within the drainageways (refer to Figure 13A - Pinehaven Major 
Drainageway Crossing- Typical Section in the PSDS). 

Where any drainageways are disturbed as a result of roadway crossings, the areas of 
disturbance will be revegetated with native vegetation and ornamental landscaping as 
required by the City of Reno. Landscape and revegetation plans shall include wildlife 
forage seed mix to the satisfaction of the City of Reno. 

In summary, the drainageways (which originate on the pr~ site) will remain 
undisturbed with the exemption of three roadway crossing locau ns the lower reaches 
of the drainages. The oversizing of the culverts at the two major · n geway crossings 
and the revegetation efforts will reduce impacts to wildlife at t ro dway crossing 
locations. \ 
C. Treatment of Disturbed Open Space Are \ 

The project site is currently undeveloped but has been subject road vehi~ abuse 
for years. With development, jeep and moto · · "ke trails and gat · lac~at 
are currently devoid of vegetation and oded will be "fled and reveget ed ith 
native vegetation that will include wild!" e ~ ge s mix. ther disturbed po · ons f 
the site that will be included as open s ac will either Ian caped or revegeta~ as 
appropriate. Landscaping and rev t ti plans will inc de ecific wildlife forage 
seed mixes and will be subject to th eview and appro al y the City of Reno 
Department of Community Develop 

Other significant portions of the site w1 remai ed in its natural state. 
Therefore, open space wil · · tat will eitli remai · its existing condition or will 
be enhanced with rev elation efforts r the Cit f Ren3epartment of Community 
Development requir me ~ 

D. Fencing 

througho t Th Pines commu · y ill be minimized to ensure that an open 
fe · ng remains t ugho the <level m t. Security and privacy fencing may be 
onsidered within in · vi dual ut nly if approved by the Caughlin Ranch 

Architectural Committee. lid fenci of property lines will not be permitted. This will 
enable wildlife to have relatively unrestricted access throughout the development, 
however, may cause wildlife conflict problems for area residents. Residents should be 
cautioned to watch small and children during dawn and dusk hours, as well as during 
the night. Residents sho d so be discouraged from planting trees, bushes and flowers 
that would attract wildli 

~ 
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E. Signage 

Signs throughout the development will include directional signs associated with access to 
USFS lands and trailheads and signs notifying residents and visitors that they are entering 
an area that contains wildlife. Signage (bulletin board format) will also be provided at 
the two !railheads located within the project site. These signs will be used to post 
information regarding trails, access to USFS land, fire danger and wildlife. In addition to 
signage on the property, the Caughlin Ranch Homeowner's Association will be 
encouraged to periodically post similar information on its webi\ and include articles 
with regard to coexisting with wildlife in their newsletters. \\ \ 

IV. Wildlife Mitigation Actions 

In order to mitigate impacts to wildlife as a result of the develop 
property, as well to help residents and visitors co~with wildlrn 
following actions are required in this plan: ~ 

1) Maintain a minimum of 421.85 acres of open space o e project 
undisturbed drainage way corridors as s n on ·bit 1 - Overall · an. 

2) Ensure that major drainageway croskng are nu · ·zed dare only allow a(.he 
two locations shown in the PSDS h~d ok. In add1 · on, c vert sizes and er ~~s 
of all drainageways shall be i~d ce with the PS h dbook and shall not be 
modified. ~ 

3) Redirect off road vehicles through~ved ds in t de elopment to designated 
trailhead areas on the property. Requi~xistin ·stu~ jeep roads and gathering 
areas to be scarified ted with ~e ve~tion that shall include wildlife 
forage seed mi approved by e City of-.:s:no partment of Community 
Development. 

4) Minimize th re oval of existing mat e trees and n 1~ vegetation wherever 
ssible. R uire common areas t t w · 1 be disturbed during development of the 
perty to be Ian aped and reve tat d in accordance with the PSDS handbook 

th native veg talion at shall i lu wildlife forage seed mix approved by the 
City of Reno Dep ent o un· Development. 

5) Post signs at trailhead bulletin boards requiring the use of leashes for dogs to limit 
wildlife harassment and provide general information regarding coexisting with 
wildlife. 

Encourage the Ca hli Ranch Homeowner's Association to periodically provide 
information on it web ite and in its community newsletters. and sponsor workshops 

ith USFS an or vada Division of Wildlife personnel with regard to coexisting 
wi · e (at a · imum information should include requirements for leashing of 
dogs, discour · ng landscape varieties, gardens and water sources that would attract 
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wildlife, containing small pets and children during dawn, dusk and nighttime hours, 
discouraging residents from leaving garbage cans outside during dawn, dusk and 
nighttime hours, providing for proper trash storage, keeping pet food indoors, etc. 
Encourage the Caughlin Ranch Architectural Control Committee to provide similar 
information to each individual lot owner when they apply for review of their house 
plans. 

6) Provide at least three signs throughout the community alerting motorists to the 
potential presence of wildlife. These signs shall be instal~e along the main loop 
roadway to help limit wildlife and vehicle interaction and da a in accordance with 
the PSDS handbook. 

3) Minimize the use of fencing to allow wildlife to move ely~ ughout the 
community. Prohibit solid fencing along lot lines in accord e "th the PSDS 
handbook. ~ 

4) Mimimize street and residential lighting thr~~eloc-__ nt t reduce 
wildlife disturbance at night. ~ 

Date 



3560353 Page 104 of 105 07/31/2007 11: 17: 12 

ID z 
,( 

bl 
.J 
D. 

z z 
[] -- ~ 

a. l!I .. -l: 
bl Ill ... -:c .J 

o ·-
.J 

I- -
~ 



3560353 Page 105 of 105 07/31/2007 11: 17: 12 

WASHOE COUNTY 
RECORDER 

OFFICE OF THE RECORDER 
KATHRYNL.BURKE,RECORDER 

LEGIB 

The Washoe County Recorder's Offi s etermined that 
suitable for recording by the meth (l use b the Recorder to rese e the Recorder's records. 
The customer was advised that cop1 repro ced from the re rd d document would not be 
legible. However, the customer deman that documen e r corded without delay as the 
parties rights may be adversely affected bee se of in cording. Therefore, pursuant 
to NRS 247.120 (3), the Co corder accep d the d ent conditionally, based on the 
undersigned's represen ion (I) that a itable cop ill be bmitted at a later date (2) it is 
impossible or impra 1ca it am e suitable c 

By my signing be! w, acknowledge th I ha e been advised at once the document has been 
microfilmed it ma no reproduce a Jegibl co . 

I te 




