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Notice is hereby given that the Planned Unit Development Guidelines for the South Meadows Business Center
Phase Ill, entitled "Design Guidelines for South Meadows Planned Unit Development, Phase Ill", Afwil-June
20 I§() have been revised, effective Febmary20 I ~ . A copy of the revised guidelines is attached hereto
and incorporated herein.
The revision supersedes and terminates the applicability of all previous revisions to the Guidelines. The
April 20l0June 2016 version was the last version that was recorded in the office of the Washoe County
Recorder on Oeteber 26September 20, 201 §() as document No. 4634338~.
DATED this __ day of _ _ _~ 20 l ~J .
SOUTH MEADOWS PROPERTIES LIMITED
PARTNERSHIP, a Nevada limited partnership
By:

By:

South Meadows Management, LLC.
A Nevada limited liability company, General
Partner
Norman Properties, Inc., a California
Corporation, Manager

By:
VINCENT J. GRIFFITH,
Project Coordinator
State ofNevada
County ofWashoe

)ss.

On this _
day of
20l ~J, personally appeared before me, a Notary Public, Vincent J.
Griffith, Project Coordinator for South Meadows Properties, Inc., a Nevada Corporation, General Partner of South
Meadows Properties Limited Partnership, a Nevada Limited Partnership personally known to me (or proved) to
be the person whose name is subscribed to the above instrument who acknowledged to me that he executed this
instrument.
In witness whereof, I have hereunto set my hand and affixed my official stamp at my office in the Count of
Washoe the day and year in this certificate first above written.
_ _ __ _ _ _ _ _ _ _ _ _ (Seal)

Signature of Notary Public
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The thirteenth amendment clarified and added medical uses that are accessory to the
existing Renown Hospital use such as physicians offices, laboratories and helistops;
allowed additional signage including monument/freestanding, building and directional
signs for the hospital; allowed a 240 square foot, 26.5 foot tall, freestanding hospital
project identification site to be placed 40± feet east of the U.S. 395 right-of-way; and
increased the building height for a maximum of one building from 55 feet to 135 feet on
the combined 33.86± acre Renown Hospital (6.87± acres of which is located in South
Meadows PUD Planning Unit S, Phase Ill and 26.99± acres of which is located in South
Meadows PUD Planning Unit G, Phases I and II).
The fourteenth amendment addresses a new Fire Station 12 alternative location
at the corner of Steamboat Parkway and Veteran's Parkway in the Damonte
Ranch PUD . The existing South Meadows PUD fire station location is limited in
size (one acre) and building size (6,000 square foot proposed) . A fire station
this small only serves a limited geographical area and therefore is inadequate to
serve the greater southeast area stated in the Standards of Coverage 2011
report.
The fifteenth amendment added one acre to Planning L. The one acre addition is
located along the north side of South Meadows Parkway +/- 675 feet east of
Double Boulevard and is designated as Planning Unit L-1 . Planning Unit L-1
allows the same uses as Planning Unit L and is subject to the same standards
as modified on page 84 of this handbook.
The sixteenth amendment affected Planning Unit K by removing 7.1± acres
located on the west shore of Lake South Meadows from Appendix J and J- 1,
creating new standards contained in Appendix J-2 .
The seventeenth amendment modified the provisions of Planning Unit J to allow
for multifamily residential at a density of 30 dwelling units per acre on a ±15
acre site located on the northeast corner of Double Diamond Parkway and
Double R Boulevard . The amendment included modifications to all development
standards associated with multifamily residential in Planning Unit J.
The requirements of NRS Chapter 278A have guided preparation of this
handbook. The contents of this handbook are largely based on the requirements of
Section 278A.470. Items not specifically discussed (e.g., assessments for the maintenance
of common open space, liens for assessments) will be addressed in supplemental
Conditions, Covenants, and Restrictions (CC&Rs) prepared by South Meadows
Properties Limited Partnership. Except for Appendices J and J-1 the documents in the
appendices are provided for ease of reference and are not a part of the Design
Guidelines. Appendices J and J-1 contain all standards for Planning Unit K-1.
As is the case for all Planned Unit Developments (except for Planning Unit K-1 which
8
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Storm Drainage
Phase Ill consists of drainage/irrigation channels as well as a deep narrow
engineered channel that will be filled and exchanged for a wider and shallower,
contoured channel. The shallow channels will fit the topography of the land while still
containing the 100-year flood . Flood flows reach the site through three major box
culverts that collect sheet flow west of the freeway and South Virginia Street and
concentrate the flows at specific points . The South Meadows master drainage
system will connect to these box culverts and transport the flood flows safely through the
site. The flood flows that reach the site come from Whites and Thomas Creeks. The
master channel system will reexamine property now mapped in FEMA Zones A and
B, which is approximately 45 percent of the site. Nimbus Engineers has calculated flows
entering the site as 2,550 cfs north and 2,650 cfs south of South Meadows Parkway.
Individual sites will be graded to drain to a flood control channel or to a storm drain
system connected to a channel. A collector drainage system capable of handling the 5year storm will be provided in the backbone streets to serve each site. The city of Reno
requires that peak runoff from the 5-year storm leaving the site (under the developed
condition) not exceed current 5-year levels . Control and treatment of 5-year, on-site
runoff will be accomplished through detention ponds and other appropriate drainage
facilities constructed as needed for individual sites. Overland drainage will be
provided for storms exceeding the 5- year storm .
Noise
Between 1987 and 1989 the airline fleet mix serving the Reno Cannon
International Airport incorporated a higher percentage of aircraft with improved, quieter
jet-eflgines. This fleet improvement, combined with modified--awroach and depaffilfe
procedures, resulted in a contraction of the 65 Ldn noise contour so that South
Mea9ows Phase Ill is entirely outside of this noise zone. (Refer to Figure 4 .)i:::Ao.y
portion of the site which falls inside the current noise maps as published by the RenoTahoe Airport Authority shall follow current City standards, as amended.
Boron Contamination
The question has been raised about possible boron contamination of the soil or water
courses as part of the development of this site. Boron, a useful chemical in the
manufacture of glass and other products, is toxic to plant life. It is a naturally occurring
chemical element which is often present in the soil and water within areas affected
by geothermal activity . Boron has been demonstrated to be present in the
groundwater underlying areas adjacent to the South Meadows project site.
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Setbacks
At a minimum, building setbacks shall be those established by Chapter 18, Zoning
Ordinance, which apply to the district in which that use would normally be allowed. (Refer
to Appendix B.) Supplemental CC&Rs prepared by South Meadows Properties
Limited Partnership may establish additional setback criteria and will not allow zero lot
line setbacks, except on parcels L, M & N.
On the -t-9 .5 acre multifamily use site§. located in Planning Unit J, garages will be
placed on the side or rear property line. When a garage is constructed on the property
line, it will serve as a substitute for the wall and will be architecturally integrated into the
wall on either side. The garages will be spaced relatively evenly along the side and/or
rear south and east property lines and, in locations where there is no garage, a solid wall
will be constructed and landscaping will be installed . Additionally, ~tAe-building
that is not a garages shall be setbck a minimum of 70 feet from the -along the south and
eastside and/or rear property lines_,_ will be setback from the property line a minimum
distance of 70 feet.

Grading
Street Grading and Drainage - Public roads shall be dedicated to the City of Reno
and shall be designed to conform to City of Reno standards, including those for
right-of-way width, lane width, structural section, cross fall, curb and gutter, curve
radius, tangent length, allowable grade, grade breaks, vertical curves and bike paths.
A roadway drainage system capable of handling the 5 year storm, per City of Reno
standards, shall be provided in all public roads.
Parcel Grading and Drainage - Parcels shall be graded in accordance with the City of
Reno standards and the Uniform Building Code. Minimum grade on plane-graded areas
(paved or unpaved) and unpaved swales shall be 1 percent. Minimum grade on
paved swales shall be 0.4 percent. Buildings within FEMA Flood Zone B (500-year
flood) shall have the finished grade of the basement floor or the bottom of the lowest
floor beam elevated to at least 2 feet above highest adjacent undisturbed ground .
Parking areas shall be graded to drain away from buildings. Fire and emergency
access shall be provided as required by the City of Reno.
Roof drains shall discharge to erosion-resistant pervious (non-paved) surfaces where
possible. If on-site storm water detention is required, parking areas may be used
provided that the maximum water depth does not exceed 9 inches in automobile
parking areas or 24 inches in truck parking areas . Stormwater drainage will
comply with city, county, state, and federal standards that are in effect at time of
application for each building permit.
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clusters, with evergreens for winter form and low perennials for spring and
summer color. An accent tree row around the perimeter will provide a backdrop for
the entry.

Major Project Entries - The Master Developer is responsible for the installation of the
major project entries.
•

Major entries will be distinguished from minor entries by size of
landscaping, size and shape of signs, and plant material type. (Refer to Figure
20.) Major entries could have displays of annual flowers planted each spring
and bulb displays planted in the fall. A more formal look may be created by
planting in rows and massing .

Fences and walls
Fences and walls will be used for screening, sound attenuation, and as a division between
common open space, private parcels, and different land uses.
Low Fences between wetlands and private parcels will consist of a 36-inch high split
rail fence with two horizontal rails . (Refer to Figure 21 .) The intent is to define
common area and private land without walls .
Solid, view-screening walls , berms or landscaping will provide a barrier between different
land uses and will be used in locations where noise attenuation is necessary. Walls
will also screen service areas and trash enclosures. (Refer to Figures 22.) Integral
color blocks consistent with the building material will be utilized with a split-face
texture . An accent band of an oversized block will be added for horizontal pattern . In
areas where Mediterranean Architecture is predominant, decorative walls and fences,
consistent with this architectural style, may be used.
On the 19.5 acre multifamily use site§. located fn Planning Unit J, a solid wall or
garages will be constructed on the side and/or rear property line. When a garage is
constructed on the property line , it will serve as a substitute for the wall and will be
architecturally integrated into the wall on either side. Open view, security fencing
will--may be incorporated into the landscaping along Double R Boulevard and Double
Diamond Parkway, with the exception of fencing required along wetlands (above) . The
entries to the project will-may be gated.
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Landscaping on Multifamily Sites - Landscaping between the dwelling units and the
detaGfied garages/wall-on the south and east property linesthroughout the multifamily
projects shall be as follows :

Minimum tree size:
Large deciduous trees (70% of total)
Small deciduous trees (30% of total)
Evergreen trees ( 100% of total)
Tree mix:
Deciduous:
Evergreen :

2% " caliper
1 %" caliper
10-foot minimum

50% of the total number of trees.
50% of the total number of trees.

Revegetation Around Wetlands - Several edge conditions will be present around
wetlands - berming, ponding, and revegetating disturbed areas . A berm is shown
around one wetland area as a part of the flood control channel. The height of the
berm will be determined by hydraulic analysis. The side slopes will be 3: 1 or less and
covered with seeding and straw matting for stability. The seeding will be a
combination of grasses.

In several areas , ponding will occur adjacent to wetlands . Ponds may be
mechanically deepened to allow for the natural accumulation of water. Regraded areas
between wetlands and parking/service areas/buildings will include a minimum 5foot wide landscape strip with berming . (Refer to Figure 24 .) Landscaping may
include a combination of ground covers , shrubs, and trees. Water-loving trees, such as
cottonwoods, alders, and willows, may be planted . Evergreen trees will be used to
screen adjacent private use. A 3-foot high, 2-rail wood fence will indicate the edge of the
wetlands.
The Master Developer will receive landscape credit, at a ratio of 1: 1, for
landscaping installed in and adjacent to designated wetlands. The credit may be used
on-site, as determined by the Master Developer and in accordance with other
landscaping provisions. The Master Developer shall maintain a list of all landscape
credits (i .e., amount, location), which shall be updated and submitted to the
Community Development Department with each building permit application .
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Planning Units

Planning Units J & K

Permitted Uses
1.

All uses permitted either outright or with a special use permit in the following
districts: Industrial (I), updated 9/27/91 ; Industrial Business (IB) , updated 9/13/91 ;
and Industrial Commercial (IC) , updated 11/30/90, except for those uses listed
below. (Refer to Appendix B.)

L__ln addition to the permitted uses listed under Item #1 above, on the 19.5
aGfe-Smultifamily residential development will be allowed in the following
locations as demonstrated in figure 32 on page 78 .

Comment [JB1]: Ensure that this page number is
correct before certifi cation after all redlines have
been incorporated.

(a) The 19.5 acres located at the southeast corner of Double
Diamond Parkway and Double R Boulevard (APN 163-102-10).
(b) The 15 acre site located at the northeast corner of Double
Diamond Parkway and Double R Boulevard (APN 163-090-26).
Both multifamily sites shall be subject to all multifamily standards in
Appendix B and all applicable standards as outlined in the handbook . The
site described in 2.b. shall be subject to the MF30 standards in the Reno
Municipal code. as amended . All new multi family shall be required to
provide a disclosure to residents similar to the disclosure in Appendix I.
located at the southeast corner of Double Diamond Parkway and Double R
Boulevard, MF 21 uses shall also be permitted outright. (Refer to Figure 32 and
Appendix B.)
3.

Distribution and warehousing businesses shall be assigned to no more than
50 percent of the acreage in Planning Units J and K. A list of uses and acreage
within these Planning Units shall be submitted with each building permit to
ensure that no more than 50 percent of the acreage is developed as distribution
and warehousing .

Prohibited Uses
1. Animal and animal byproduct processing .
2. Outdoor manufacturing, processing, assembly and fabrication
businesses.
3. Overhead power lines carrying more than 25 kv .
4. Septic tank services .
5. Wrecking yards, salvage yards, or junkyards .
6. Off-premise advertising signs , except as stated in the Temporary Sign
section of these Guidelines.
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7. Along the Double R Boulevard and adjacent to any residential
development, the following uses are prohibited:
a. Items 1 through 5 above .
b. No Group H Division 1, 2, 3 or 7 Occupancies, as defined by the 1988 Edition
of the Uniform Building Code , shall be permitted.
c. Cocktail lounges.
d. Outdoor auto repair.
e. Outdoor maintenance, repair and renovation .
f . Activities that produce, transport, or store hazardous waste, as a primary
use.
8. On the 19.5 acre multifamily sites listed above, the following uses are
Prohibited:
a. School, Public or Private, Primary
b. Country Club , Private
c. Private Club, Lodge or Fraternal Organization
d. Bed and Breakfast Inn
e. Congregate Care Facility
f. Fraternity or Sorority House
g. Hospice
h. Manufactured Housing
i. Mobile Home Park
j . Mobile Home Subdivision
k. Nursing Home/Assisted Living Facility
I. Single Family, Attached/Condominium Townhouse
m. Single family, Detached
Planning Units J1 Medical Overlay

1. Additional permitted uses for medical overlay area of Planning Unit J 1:
a. medical facility; day use only (see pages E-24 , 25, 26 for legal description of
properties).
Planning Unit K-1

See Appendices J, J-1, and J-2 for design standards and permitted/prohibited uses
relating to Planning Unit K-1 .

Planning Units L, L-1, M, N, 0, Q, and R
See page 84 for additional requirements and restrictions for Planning Unit L-1

Permitted Uses
1. All uses permitted either outright or with a special use permit in the following
districts: Neighborhood Commercial (NC) , updated 9/29/89; Arterial
89

