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I. PROJECT DESCRIPTION

The 364-acre Bella Vista Ranch PUD is located in the southeastern portion of the city of Reno, 
Washoe County, Nevada (refer to Figure 1).  The site is bounded on the west by Double Diamond 
Ranch and South Meadows Business Park, on the north and east by the remaining portion of the 
Bella Vista Ranch, and on the south by the Damonte Ranch development.  Also extending from the 
south is the proposed Veterans Parkway, and from the west, South Meadows Parkway, both of 
which are designated as arterials on the Regional Transportation Commission’s (RTCs) major 
roadway plan (refer to Figure 7). 

The PUD includes residential, public facilities, park, and open space uses.  The intent of the PUD is 
to create residential villages, which will be developed for subsequent subdivision into individual 
building lots.  No residential construction will directly follow from the recordation of the PUD, which 
creates these villages.  Separate tentative maps and subsequent final maps will be required for 
each village before any residential construction can commence.   

FIGURE 1 

Location Map
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A. Land Use 

The Bella Vista Ranch PUD consists primarily of detached single-family residential development in 
housing densities ranging from 3-7 dwelling units/acre and attached small lot single family “Duets” 
at densities ranging from 6-10 dwelling units per acre.  Also provided is a K-6 school site (which 
may be relocated to a future phase), one neighborhood park, one public facilities complex, and 
open space areas as shown on Figure 2. 

Table 1 on page 9 shows the breakdown of the property amongst the various uses.  The number of 
dwelling units listed in Table 1 for each village is approximate.  The final lot count, up to a maximum of 
1,700 individual single family lots, will depend upon the final configuration of each village as it is 
mapped over time by the Developer or subsequent homebuilder ("Parcel Developer")  (refer to 
Section II, A). 

 

FIGURE 2 
Land Use and Phasing Plan:  
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B. Site Features Influencing Site Plan Design (Refer to Figure 3) 
 
The site is virtually flat with a modest slope from south to north.  The dominant features on-
site are the jurisdictional wetland areas that will be set aside as permanent open space and 
enhanced as part of the Steamboat Creek Restoration program discussed in Section II, E,.   
Steamboat Creek transects the area and is proposed to be realigned to the approximate 
historic creek alignment. 
 

 

 

 
 
 

FIGURE 3 
Dominant Site Features 
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C. Phasing (Refer to Section II, F for details) 
 

1. Phasing Strategy 
 
The intent of the phasing strategy presented here is to provide a balanced and effective 
approach to the buildout of the project.  The phasing plan is a statement of the Master 
Developer’s intentions related to the pattern and timing of construction.  The phasing plan also 
gives governmental entities and public utilities the opportunity to undertake capital improvement 
and service programming in a timely manner.   The phasing described is not “cast in concrete.”  
It presents a likely and logical sequence for development.  Factors that will affect phasing plans 
include changes in interest rates, market demands for the various types of housing, the pace of 
individual developers and the availability of infrastructure. 
 

2. Residential 

 
It is anticipated that the 364-acre portion of the Bella Vista Ranch PUD will be developed in four 
phases (refer to Figure 2).  Phase IA is in the northwestern portion of the PUD and is adjacent to 
the Double Diamond community park and middle school site.  Phase IA includes the 
neighborhood park, public facility site and the elementary school site. The second phase, phase 
IB, is in the southwest portion and includes the attached “duet” or small lot residential village.  
Phase IC is located at the northeast end of the site along the extension of the South Meadows 
Parkway connection to future Rio Wrangler Parkway.  The fourth phase, phase ID, is in the 
southeastern corner of the PUD and may be developed as an Active Adult (retirement) 
Community or as standard single family residential.  
  
3.  Major Infrastructure  
 
Steamboat Creek Restoration, South Meadows Parkway, Veterans Parkway and the South 
Meadows Extension to Rio Wrangler will be constructed in the first phase (refer to Section II, F).  
The east-west channel, detention basins, portions of the west side channel, sanitary sewer and 
water trunk line facilities will also be constructed in the first phase. 
 
Sanitary sewer, storm drain and water systems to serve individual lots will be constructed with 
each residential subdivision. 

 
4. Public Facilities 
 
The public park and public facilities complex will be located within Phase IA.  The school site will 
be developed in Phase IAC 

 
D. Traffic and Circulation 

 
The traffic study, included in the appendix, determined traffic projections for development of this 
property.  The primary traffic distribution facilities for this project are South Meadows Parkway and 
Veterans Parkway, which are the main east-west and north-south arterial streets, respectively.  The 
PUD adds a segment of one arterial (South Meadows extension to future Rio Wrangler) and 
residential/pedestrian collector streets.  The future phase of the PUD shall extend this segment of 
South Meadows to Rio Wrangler and connect to the proposed alignment of Rio Wrangler in the 
Damonte Ranch (refer to Figure 4).  The proposed street design criteria is in Section III, A   
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Figure 4 
Major Roadways  
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E. Open Space 

A primary objective in the site planning for this residential development was the inclusion of 
strategically located and accessible open space.  The PUD Design Standards illustrate and describe 
the design of pedestrian and bicycle paths from the individual villages to the open space and park.  
Refer to Section II, D. 

The Bella Vista Ranch Residential Development includes one (1) neighborhood park.  The 
neighborhood park is located in the center of the Bella Vista PUD (refer to Figure 5).  The 
neighborhood park is to be dedicated to the City of Reno.  This park will be connected by a path 
system to other open space areas throughout the PUD (refer to Section II, D).  Open space will be 
located within and adjacent to natural areas, such as the Steamboat Creek corridor, and manmade 
open space areas, such as drainage ways.  Trails and sidewalks will be located within open spaces 
in both natural and manmade areas and along major roadways (refer to Figure 5).  Open space will 
be located in areas that can be utilized by the entire community, within neighborhoods and along 
roadways (refer to Section III, B). 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
FIGURE 5 
Open Space  
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F. Schools 

The Bella Vista Ranch Residential Community includes one elementary school site.  This site will be 
needed in the future, as determined by the Washoe County School District. However, as of the 
Second Amendment to this PUD, the site is not included in their 10 year CIP.  It is located within this 
PUD to address this future need. 

The School District and the Developer have an approved School Site Dedication Agreement.  This 
agreement will be modified to reflect the site established with the Second Amendment to this PUD.  
The terms of the agreement will remain the same.  Only the site specific and reversion sections of 
the agreement will be modified.  This revised agreement will be approved by the Washoe County 
School District prior to certification of the Second Amendment by the City Council. Once the site is 
obtained and the school district chooses not to utilize the site, the terms of the Dedication 
Agreement shall apply.  The land uses allowed in Village C of this PUD shall apply to this site if not 
used for a school.   All future home buyers in the Bella Vista Ranch shall be required to sign a 
disclosure that states:  students may not be zoned for the closest elementary, middle, or high school 
and may be bussed to the nearest school with capacity to accept new students.  

G. Wetlands – Steamboat Creek Restoration 

1. Wetlands 

The delineation and protection of federally protected wetlands on this property have been items 
of primary interest in developing the Bella Vista PUD.  A couple of areas of identified wetlands 
(WM1 and WM3) exist within and adjacent to the PUD (refer to Figures 3 and 5).  Any 
enhancements within wetland areas must be consistent with the Final Wetland Mitigation Plan 
approved by the Corps of Engineers through an Individual Permit under Section 404 of the 
Clean Water Act and the City of Reno Wetlands and Stream Environment Protection 
Guidelines. Improvements and/or modifications to wetland areas within the Bella Vista Ranch 
PUD will conform to the final Wetland Mitigation Plan as described in the permit application 
included in the appendix. 

2. Steamboat Creek Restoration –Project Description 

a. Goal 

The goal of the Steamboat Creek Restoration Plan is to combine as many attributes of the 
original historical stream environment as is currently possible.  This project was able to 
combine flood control, creek relocation back to its original historical location, stream 
restoration and wetlands protection, enhancement, and mitigation, all within the same 
overall plan.  The U.S. Army Corps of Engineers 404 Permit (refer to appendix C) combines 
all these attributes which must be considered as the entire project. 

b. Objective 

Several opportunities were identified to restore functions and values to wetlands and other 
waters of the United States within the project area.  Based on these opportunities and 
preliminary coordination with the Corps of Engineers, the following planning objectives were 
established. 

1) Provide for the restoration of Steamboat Creek consistent with the Steamboat 
Creek Restoration Plan.  The alignment of the restored channel of Steamboat 
Creek shall approximate its original alignment. 
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2) All preserved and restored wetlands and other waters of the United States shall 
be located within contiguous open space corridors. 

3) Restore wetlands along the eastern side of the valley in historic but drained 
hydric soils.  They are located in a narrow band along the east side of the valley 
immediately adjacent to the delineated wet meadows (WM-1 and WM-3 noted 
in Figures 3 and 5). 

c. Project Design 

With this plan, Steamboat Creek will be realigned to parallel the south project boundary.  It 
will capture the low and flood flows coming down Steamboat Creek, as well as those 
coming out of the wetland mitigation area in the northeast corner of Damonte Ranch.  At the 
southern wet meadow WM3, the alignment of Steamboat Creek will turn north and follow 
the western edge of the central wet meadow to the northern border of the project area (refer 
to Figure 3). 

This proposed alignment approximates the historic alignment of Steamboat Creek.  This 
alignment provides for one continuous and contiguous open space corridor linking all the 
wetlands and drainages on Damonte Ranch with the wetlands and drainages on Bella Vista 
Ranch (refer to Section II, E). 

H. Stormwater Management 

1. Site Drainage 

The site slopes to the north very gradually at a typical gradient of less than half a foot per 
hundred feet (0.5%).  Currently, Steamboat Creek flows through the site and numerous small 
irrigation and return flow drainage ditches convey low flows over the site.  In a major storm 
event, these ditches would be full and drainage would be by sheet flow generally to the north. 

2. Flood Potential (Refer to Section II, C for details) 

The current Federal Emergency Management Agency (FEMA) maps, dated September 30, 
1994, indicate that the majority of the site is affected by the Zone A (100-year floodplain) from 
Steamboat Creek.  The remainder of the site lies in Zone X (minimal flooding). A Conditional 
Letter of Map Revision (CLOMR) will be submitted to FEMA to remove the developable portions 
of the site from the 100-year floodplain by constructing flood control channels.  Once the 
improvements are actually constructed and functional, the Master Developer will apply to FEMA 
for a Letter of Map Revision (LOMR), which would officially remove developable portions of the 
property from the 100-year floodplain.  

3. Detention – Flood Storage (Refer to Section II, C for details) 

The Flood Control Master Plan for the Bella Vista Ranch PUD, dated May 2005 included in the 
appendix, has, as one of its primary goals, to provide flood protection for the project.  It also has 
to adhere to the floodplain management ordinances of the City of Reno and the Interim Policies 
adopted by the Regional Water Planning Commission.  Channel and storm drain design will be 
in accordance with the City of Reno design standards and the Hydrological Criteria and 
Drainage Design Manual. 

I. Police Protection 

  A police station or substation could be located on the 6-acre public facilities parcel of the Bella 
Vista Ranch should the City of Reno determine it is appropriate. (Refer to Section II, G for 
details). 
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II. DEVELOPMENT STANDARDS 

A. Land Use  

Table 1 shows the breakdown of the property amongst the various uses.  Figure 6 illustrates the 
approximate location of each of these uses.  The uses include detached and attached single-family 
residential, public facilities, an elementary school, park, and open space. The total number of 
dwelling units listed for each village in Table 1 is approximate.  The final lot count, up to a maximum 
of 1,700, will depend upon the configuration of each village as it is mapped over time by the 
Developer, or subsequent homebuilder. (“Parcel Developer”)  Refer to Section III, C for details. 

TABLE 1 
LAND USE BREAKDOWN 

 
  Max. 

 Permitted/ Max. Density 
 Conditional Approx. Pct. of Dwelling Range 
 Land Use Uses  Acres Total Units  du/ac 

 Single Family Residential – Village A *1  87.5 24.0  500  5.7 

 Single Family Residential – Village B(Duets) *2       44.6 12.3  350  10.0 

 Single Family Residential – Village C *1       51.9 14.3  319  5.9 

 Single Family Residential – Village D *1  81.9  22.5 500  6.1 

 Public Facilities *2 & 3 6.0 1.6 N/A N/A 

 Elementary  School         8.0 2.2    

 Neighborhood Park  14.24  4.1 N/A N/A 

 Natural Open Space/Wetlands/Steamboat 
Creek 

 
 55.6 

 
15.2 

 
N/A N/A 

 Major Streets –  
South Meadows and Veterans 

 
 14.0 3.8 N/A N/A 

 Total  364.3 100% 1700  

 
*1  All Uses Permitted with or without a Special Use Permit in the SF-6 zone category per table 

18.08-5 as amended with the following exceptions:  list in appendix E. 
 
*2  All Uses Permitted with or without a Special Use Permit in the SF-4 zone category per table 

18.08-5 as amended with the following exceptions:  list in appendix E. 
 
*3  All Uses Permitted with or without a Special Use Permit in the PF zone category per table  

18.08-6 as amended with the following exceptions:  list in appendix F. 
 
 

 

Table 1, above, also specifies the permitted uses in each village and the range of permitted 
residential densities.  Refer to Section IV C for acceptable internal flexibility and variations in 
these proposed density ranges. 
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FIGURE 6 
Land Use 



 

Bella Vista Ranch PUD Design Standards October 2014 Page 11 

B. Traffic and Circulation Plan 
Per the Traffic Study performed by Solaegui Engineers in June 2005 (refer to appendix A on file with 
Community Development Dept.), the Bella Vista Ranch project is expected to generate 14,091 
average daily trips with 1,200 trips occurring during the AM peak hour and 1,373 trips occurring 
during the PM peak hour.  Traffic generated by the Bella Vista Ranch PUD will have some impact 
on the adjacent street network.  The following improvements shall be made to mitigate project traffic 
impacts.  All tentative map applications and final map submissions shall adhere to the 
recommendations in the Master Traffic Study and any updates or addenda thereto.   

1. Required Traffic Improvements 

a. Required signing, striping or traffic control improvements shall comply with Nevada 
Department of Transportation and City of Reno requirements. 

b. A traffic signal shall be installed at the South Meadows Parkway/Double Diamond 
Parkway intersection when warranted, or prior to approval of the last final map, 
whichever comes first.  This improvement shall be eligible for Regional 
Transportation Commission (RTC) Impact Fee Credit. 

c. When warranted prior to, or at the time of signal installation, the South Meadows 
Parkway/Double Diamond Parkway intersection shall be improved to include an 
exclusive right turn lane at the east South Meadows Parkway approach with a 
minimum of 275 feet of storage length.  This improvement shall be eligible for 
Regional Transportation Commission Impact Fee Credit.  Bi-annual traffic analysis 
will be required to determine when this turn lane will be warranted.  The turn lane 
improvements shall be provided no later than the last Final Map. 

2. Veterans Parkway – alternative alignment for Southeast Connector 

Veterans Parkway will be constructed initially as a four-lane arterial.  An additional 11 feet on 
either side will be dedicated to allow for widening to a six-lane facility. (Refer to Figure 7). 

3. Intersection Spacing 

a. Veterans Parkway 

The on-site residential collector streets and local streets intersecting Veterans Parkway 
shall meet Regional Transportation Commission spacing requirements for moderate access 
control arterials.  Should Veterans Parkway be designated as the Southeast Connector, 
then high access control standards shall be imposed, and turning movement restrictions 
may be imposed at Intersection A (refer to Figure 7).  An addendum to the Traffic Report 
will be submitted with the first Tentative Map to determine intersection design. 
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b. South Meadows Parkway 

The on-site residential collector streets and local streets intersecting South Meadows 
Parkway shall meet Regional Transportation Commission (RTC) spacing requirements for 
moderate access control arterials (refer to Figure 7). 

 

c. South Meadows Parkway Extension to Future Rio Wrangler Parkway 

The on-site South Meadows Extension to future Rio Wrangler shall meet Regional 
Transportation Commission (RTC) spacing requirements for moderate access control 
arterials (refer to Figure 7).  Traffic volumes projected in the Solaegui Engineering traffic 
study for the Phase II PUD indicate that turning movements at intersection B may be 
restricted.  An addendum Traffic Report will be submitted with the Tentative Map to 
determine intersection design. 

4. Street Design Standards 

Refer to Section III, A for specific design standards for the above noted roadways. 
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FIGURE 7 
Circulation Plan  
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C. Stormwater Management 

1. Site Drainage 

The City of Reno Public Works Design Manual and the standard details for Public Works shall 
be the design standards for on-site storm drainage system designs and construction.  All on-site 
stormwater management and drainage improvements shall adhere to the Flood Control Master 
Plan and all updates or addenda thereto.  

2. Floodplain Mitigation 

The Flood Control Master Plan prepared by QuadKnopf Consulting, dated May 2005 specifies 
how the 100-year floodplain will be mitigated (refer to appendix B on file with the Community 
Development Department).  In summary, the flood control plan proposes to remove the 
developable portions of the site from the 100-year floodplain by constructing a major flood 
control channel referred to as the Steamboat Creek Natural Corridor (SCNC).  All floodplain 
mitigations shall adhere to the Flood Control master Plan and all updates or addenda thereto.   

 
a. Timing and Implementation 
 
As noted in the QuadKnopf study, the following steps are necessary to remove the project 
from the 100-year floodplain.  

 
1) Approval from the Corps of Engineers of the 404 Permit. 
 
2) Preparation of and submittal to the City of Reno and then to FEMA of the 

plan and report for a Conditional Letter of Map Revision (CLOMR) will be 
required prior to recordation of the first subdivision final map. 

 
3) Approval of the CLOMR prior to issuance of the first certificate of 

occupancy will be required. 
 
4) Certification of improvements constructed and submittal of the request 

for Letter of Map Revision (LOMR) shall be required after channel 
construction completion, and prior to certificate of occupancy for the 425th 
unit. 

 
5) Approval of LOMR by FEMA shall be required prior to recordation of the 

850th Final Map Lot. 
 

3. Detention – Flood Storage  
 
The Flood Control Master Plan performed by QuadKnopf Consulting, dated May 2005 specifies 
how the detention, flood storage issues are to be addressed for the Bella Vista Ranch PUD 
(refer to appendix B).  All flood storage and detention improvements shall adhere to the Flood 
Control Master Plan and all updates or addenda thereto.  
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D. Pedestrian & Bicycle Trails and Sidewalks 

1. General 

Trails will be provided within the Bella Vista Ranch in accordance with Figure 8.   Sidewalks 
and bike lanes will be provided on both sides of the arterial roadways.  A trail will be provided 
along the western boundary of the project, along the Steamboat Creek Restoration Corridor, 
and along the east/west drainage corridor between Villages C & D.  The arterial roadway 
sidewalks will connect to the trails in the Southeast Truckee Meadows Specific Plan area to the 
south.  The parkway trails will also connect to the Steamboat Creek Corridor and the community 
park in the Double Diamond Ranch to the west (refer to Figure 8).  The residential/pedestrian 
collector and local pedestrian street sidewalks will provide internal connection from villages to 
trails noted above.   

2. Trailhead 

A trailhead with parking for +/-20 cars will be provided to allow for access to the trail through the 
Steamboat Creek restoration Corridor.  It will be constructed with the adjacent residential 
subdivision.  A second trailhead will be constructed at the far north end of the future phase of 
the PUD.  (Refer to Figure 8) 

3. Design Standards 

The following standards will apply to the path/trail network for non-motorized traffic in the Bella 
Vista Ranch PUD. 

TABLE 2 
PATH TRAIL STANDARDS 

Path/Trail Type Tread Width Surface Maximum 

 

Pedestrian 

 

 

Pedestrian/Bicycle 

 

4’ – 5’ 

 

 

8’ 

 

 

Concrete or 

Asphalt 

 

Concrete or 

Asphalt 

 

5% 

 

 

15% max 

 
 
4. Timing and Implementation 

 
a) The preliminary design for all pedestrian and bicycle trails and 
 sidewalks shall be submitted with each Tentative Map. 

 
b) The final design for all pedestrian and bicycle trails and sidewalks shall 

be submitted, approved and bonded with each Final Map for the trails 
and sidewalks adjacent to the Final Map Lots. 

 
c) The final design for all pedestrian and bicycle trails and sidewalks 

 adjacent to arterial roadways shall be submitted, approved and bonded 
 with each Right of Way Dedication Map for the trails and sidewalks 
 adjacent to the segment of roadway being dedicated. 
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d) Construction of all pedestrian and bicycle trails and sidewalks shall 

 occur with construction of the adjacent roadway or subdivision, and be 
 completed prior to final acceptance by the city of the roadway or the 

last certificate of occupancy in the adjacent residential subdivision as 
applicable.  It is the developer’s (master developer) ultimate 
responsibility to require all pathways to be constructed. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
FIGURE 8 
Trail & Sidewalk Plan 
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E. Steamboat Creek Restoration 

1. Project Design – Steamboat Creek Realignment 

The Bella Vista Ranch land use plan (refer to Figures 2 and 3) shows the location of the 
restored and preserved wetlands in relation to the overall project.  With this plan, Steamboat 
Creek will be realigned to parallel the south project boundary.  It will capture the low and flood 
flows coming down Steamboat Creek as well as those coming out of the wetland mitigation area 
(WM3) in the northeast corner of the Damonte Ranch.  At the southern wet meadow (WM3) the 
alignment of Steamboat Creek will turn north and follow the western edge of the central wet 
meadow (WM1) to the northern border of the project area.  All Steamboat Creek Restoration 
design shall adhere to the Flood Control master Plan and all updates or addenda thereto.  
(Refer to Appendix B) 

This proposed alignment approximates the historic alignment of Steamboat Creek.  This 
alignment provides for one continuous and contiguous open space corridor linking all the 
wetlands and drainages on Damonte Ranch with the wetlands and drainages on Bella Vista 
Ranch.  This will preserve the current extent of the central wet meadow and promote additional 
wetland restoration in an area containing previously drained hydric soils.     

2. Proposed Mitigation Measures – Design 

The following is a summary abstract of the detailed 404 permit application included in 
appendix C on file with the Community Development Department. 

The Steamboat Creek Restoration Plan (SCRP) restoration alternative selected for this project, 
following coordination with the Corps of Engineers, was the second alternative (restore 
Steamboat Creek to its approximate original alignment) using a C5 type channel as the model 
for the restored channel. 

Figures 9 through 11 show the proposed restored channel of Steamboat Creek in plan and 
typical cross-section views. 

The Steamboat Creek Natural Corridor (SCNC) will begin at a point east of the point where 
Steamboat Creek currently enters the project area.  The SCNC will follow the southern 
boundary of the project area to a point due west of WM1.  The SCNC will then turn north and 
parallel the eastern project boundary to the northern boundary of the project area.  The SCNC 
will average 250 feet in width.  The total area of the SCNC will be approximately 55.6 acres.  
The SCNC has been designed to accommodate the estimated post-project 100-year storm 
event. 

The restored channel of Steamboat Creek will be C5 type channel that will meander within the 
SCNC.  The low water channel has been designed to carry the estimated average summer flow 
of Steamboat Creek.  This is the estimated amount of water that normally flows in Steamboat 
Creek during the summer irrigation season.  The total length of the low flow channel will be 
approximately 7,700 feet. It will have an average width of 30 feet and an average depth of one 
foot.  The total area of low flow channel will be approximately 5.3 acres. 

The restored channel of Steamboat Creek has been designed so that there will be wetlands 
located on the point bars occurring at the inside of the meanders.  The wetlands will be located 
on low terraces that are slightly higher than the bed of the low flow channel.  The point bar 
wetlands are designed so that they are at or above the summer low flow elevation but below the 
estimated average annual high water elevation.  Approximately four acres of wetlands will be 
constructed.   
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In addition to the U.S. Army Corps of Engineers 404 permit, all analysis and design for the 
Steamboat Creek Restoration shall meet the City of Reno approval.  The city reserves the right 
to request additional information including environmental, biological, chemical, or 
geomorphological analysis prior to project approval and permitting.  

3. Wetlands 

Several areas of identified wetlands exist within and adjacent to the project.  Any modifications 
or enhancements within wetland areas must be consistent with the Final Wetland Mitigation 
Plan approved by the Corps of Engineers through an individual permit under Section 404 of the 
Clean Water Act and the City of Reno Wetlands and Stream Environment Protection 
Guidelines.   The proposed wetland mitigation plan prepared by Gibson & Skordal, Wetlands 
Consultants dated February 2005, is located in appendix C and includes additional details 
regarding the mitigation plan. 

 

 

 

FIGURE 9 
Channel Restoration Plan View 
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FIGURE 10 
Cross Section Location Map 



 

Bella Vista Ranch PUD Design Standards October 2014 Page 20 

 
 
 
 
 
 
 
 

 
 
 
 
 
Note:  Final creek cross sections shall adhere to the Flood Control Master Plan and all updates and 
addenda thereto. 
 
 
 
 
 
 
 

FIGURE 11 
Section AA (Typical Cross Section) 
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4. Timing and Implementation 

a. Following approval of the first Tentative Map and approval by the Corps of Engineers of 
404 Permit, final improvement plans will be submitted with mass grading plans for building 
permits. 

b. Following City of Reno approval of mass grading and Steamboat Creek relocation 
plans, the construction of the SCNC will be initiated prior to or concurrent with initiation of 
construction activities for the project. 

c. The SCNC will be constructed “in the dry” to minimize temporary degradation of water 
quality from construction activities.  Construction of the entire SCNC including the restored 
stream channel with its adjacent wetlands will be completed prior to routing the water of 
Steamboat Creek into the restored channel. 

d. All of the topsoil within the alignment of the SCNC will be excavated to an approximate 
depth of 0.75 foot.  The salvaged topsoil will be stockpiled separately from other excavated 
material.  The corridor will then be excavated to its approximate finish contours minus ±0.75 
foot.  The salvaged topsoil will then be applied evenly across the corridor and finish graded. 

e. The salvaged and reapplied topsoil will be the primary source of inoculum for 
revegetation of the creek, adjacent wetlands and floodplain.  The area from which the soil is 
being salvaged was flood irrigated for many years and contains the seeds, roots, and 
rhizomes of many hydrophytes.  It is anticipated that use of this topsoil will be the most 
efficient method of revegetation of the SCNC. 

f. Once construction has been completed and Steamboat Creek rerouted, all disturbed 
areas within the SCNC will be irrigated by sprinklers to facilitate rapid germination of seeds 
and generation of root growth.  This irrigation will continue until the end of growing season 
(± the end of November).  Thereafter, irrigation will not be used. 

g. A weed abatement and vegetation maintenance program is established as part of the 
U.S. Corp of Engineers 404 Permit application.  (Refer to appendix C) 

F. Infrastructure Phasing  

The following represents the Developer’s anticipated timing for the construction of the major 
backbone infrastructure.  It is based on current market conditions and anticipated construction 
seasons, both of which could change over time. 

1. 2005 – 3rd and 4th Quarter 

a. Major channels and mass grading 

Following approval of the first Tentative Map and certification of the PUD Design Handbook, 
final improvement plans for the SCNC, mass grading, east/west channel and detention 
facility and a portion of the west side channel will be submitted for review along with all 
necessary parcel maps and easements (refer to Section II, E, 4 for additional details). 
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b. Arterial Roadways 

Following approval of the first Tentative Map and certification of the PUD Design Handbook, 
final improvement plans will be submitted for review for all of South Meadows Parkway, the 
first phase of Veterans Parkway, and the first phase of South Meadows Extension to Rio 
Wrangler (refer to Figure 12).  All necessary R.O.W. dedication maps and easements will 
be included with the submittal.  Adjacent landscape corridor final improvement plans will 
also be included. 

Construction of the first phase of Arterial Roadways will occur after approval of the plans 
and bonding for the improvements. 

c. Sanitary Sewer Trunk Lines 

Following approval of the first Tentative Map and certification of the PUD Design Handbook, 
final improvement plans will be submitted for review of the first phase of the sanitary sewer 
system (refer to Figure 12).  All necessary easements will be included. 

Construction of the first phase of the sanitary sewer will start after approval of the plans and 
bonding for the improvements. 

d. Water Main- Washoe County Water Resources  

Following approval of the first tentative map and certification of the PUD design handbook, 
final improvement plans will be submitted for review of the offsite water main construction to 
the Longley Lane Water Treatment Plant (refer to Figure 12). 

2. 2006 – 3rd and 4th Quarter 

a. Arterial Roadways 

Final improvement plans will be submitted with adjacent subdivision final maps for review of 
the second phase of Veterans Parkway and the second phase of the South Meadows 
Extension to Rio Wrangler (refer to Figure 12).  All necessary R.O.W. dedication maps and 
easements will be included with the submittal.  Adjacent landscape corridor final 
improvement plans will also be included. Construction of the second phase of arterial 
roadways will occur after approval of the plans and bonding for the improvements.  Actual 
construction of these two segments may be timed to occur with construction of the road 
segments from the south, and to the east.  

b. Sanitary Sewer Trunk Lines 

Final improvement plans will be submitted for review of the second phase of the sanitary 
sewer system (refer to Figure 12).  All necessary easements will be included with the 
submittal. 

Construction of the second phase of the sanitary sewer system will start after approval of 
the plans and bonding for the improvements. 

3. On-site Improvements 

On-site public improvements to service individual lots such as, sanitary sewer, water, storm 
drain, gas, electric and phone shall be constructed with each residential subdivision.
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FIGURE 12 
Major Infrastructure Phasing 
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G. Public Safety  

 

1. Police Protection 

A police station or sub-station could be located on the 6-acre public facilities parcel of the Bella 
Vista Ranch should the City of Reno determine it is appropriate.  (refer to Section II, G for details). 
 

2. Public Facility Site 
 

The Developer and the City previously executed a Fire Station Development Agreement and are in 
the process of revising it to reflect current market conditions and the future needs of the fire 
department.  This revised agreement will be called the First Amended Public Facility Site Agreement 
and will include this PUD as well as the Bella Vista Ranch Phase II PUD to the east.   

This revised First Amended Public Facility Site Agreement may identify an alternative site for the fire 
station that is outside of the Bella Vista Ranch, which the Master Developer would agree to fund 
pursuant to the terms of the First Amended Public Facility Agreement.  This funding would be 
through a per-household and non-residential square foot fee to be collected at building permit.  This 
revised First Amended Public Facility Site Agreement is included as Appendix K of this PUD 
handbook.  At a later date, the City may re-zone or sell all or a portion of the public facility site 
should the City decide a fire station is not necessary on this site.  The City may also allow other 
public uses on this site.  Such changes in use or sale relating to the public facility site are in the sole 
discretion of the City.  Should this site not be used for public facilities, the uses permitted in Village 
B shall be allowed.  

a. Fee established for PUD 
 

The fee noted above shall be paid into a dedicated account for this purpose prior to approval of each 
building permit for this PUD, as specified in the First Amended Public Facility Site Agreement. 

 
b. Design requirements 
 
The First Amended Public Facility Site Agreement shall determine the specific design requirements 
for the station if the subject Agreement calls for the fire station to be located in Bella Vista 
 
c. Timing and Implementation 
 
Completion of the First Amended Public Facility Site Agreement and approval by the Reno City 
Council prior to or simultaneously with the certification of the Bella Vista Phase II PUD Handbook.. 

 
 
 

H. Maintenance  

1. General 

The Bella Vista Ranch PUD will have Protective Covenants that address maintenance 
issues.  Several areas within the Bella Vista Ranch PUD will be maintained by the Owners 
Association.  Enforcement of activities will remain under the control of the Owners 
Association.  These areas include parkways, open space areas and trails along drainage 
ways located outside of the public right-of-way.  Project Protective Covenants will clearly 
define maintenance responsibilities of the Owners Association versus the responsibility of 
individual homeowners.  Protective Covenants (CC&R’s) will be recorded with the first 
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subdivision final map for Bella Vista Ranch PUD.  All additional projects will be 
incorporated into the same set of CC&R’s via an annexation and/or supplemental 
declaration process. 

 

2. Owners Association 

The Bella Vista Ranch PUD Owners Association (BVROA) and, if separate, the Bella Vista 
Ranch Drainage District (BVRDD) will be overseen by boards of directors.  The boards will 
ultimately hire full-time professional managers, or a Management Company, and associated 
staff to maintain, develop, and operate common areas, including landscaped parkways and 
trails along drainage structures outside public rights-of-way.  Several other duties will be 
performed by the Associations.  BVROA duties include enforcement of the Protective 
Covenants; architectural/site improvement review and approval, purchase and maintenance of 
equipment, materials and supplies for maintenance purposes.  These requirements and duties 
will be reflected in the master protective covenants recorded on the property prior to or 
concurrent with the first subdivision Final Map in Bella Vista.  All additional projects will be 
incorporated into the same set of CC&R’s via an annexation and/or supplemental declaration 
process. 

The City of Reno shall not be responsible for maintenance of any common area 
improvements, storm drain channels, detention basins, other flood control facilities or 
the Steamboat Creek Restoration.  The Owners Association or Drainage Maintenance 
District shall be responsible for maintenance of these facilities. 

3. Drainage District 

The Bella Vista Ranch PUD shall create and establish a Drainage Maintenance District called 
the Bella Vista Ranch Drainage District (BVRDD), which shall have the powers and duties to 
contract for design, construct and maintain drainage facilities throughout the Bella Vista Ranch 
PUD.  This district shall be organized and legally instituted prior to or concurrent with the first 
subdivision Final Map or building permit proposing drainage or flood control improvements.   All 
additional projects will be incorporated into the same BVRDD via an annexation and/or 
supplemental declaration process. 
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III. DESIGN STANDARDS 

A. Street Standards 
 

Streets within Bella Vista Ranch include arterials, residential/pedestrian collectors, and local 
streets. Arterials, and residential/pedestrian collectors streets are identified on Figure 7.  
Local streets and village entrances are defined as streets within individual villages and are 
not depicted on the Traffic and Circulation Figure. 

 
1. Arterial Streets – South Meadows Parkway and Veterans Parkway. 

 
The Developer will be responsible for construction of arterial streets and associated 
improvements, as specified in Section II F and illustrated in Figure 12. 

 
a. Street Improvements 
 

Arterial streets shall be improved with paving, curb, gutter, sidewalk, sound 
walls and landscaping in accordance with Figures 13 and 14.  South 
Meadows Parkway will be constructed within the 114’ right-of-way for six (6) 
travel lanes (four (4) initially) with the north 11’ travel lane landscaped with 
initial construction of four (4) lanes.  In the future the north 20’ of landscape 
and sidewalk improvements will be provided when properties to the north 
and east are developed. (All retaining and sound walls shall be maintained 
by the HOA.) 

 
b. Parking and/or Direct Residential Access 
 

On street parking and/or direct residential driveway access is not permitted on 
arterial streets.   
 

c. Sound Walls  
 

  Sound wall design and materials shall be in accordance with Figure 15a. 
 

d. Intersection Entry Treatment 
 

Intersections of arterials with designated village entrances, (Figure 22) shall be 
accented with natural rock veneer walls at all corners, ground cover, 
perennials, and evergreen trees per Figure 23b. 

Figure 13 
Arterial Street Section 
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NOTE: See Tables 3 & 4 for Standards 
 
 
FIGURE 14 
Veterans Parkway/South Meadows Parkway Streetscape
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TABLE 3 
 

South Meadows Parkway & Veterans Parkway 
(4000 S.F. TOTAL LANDSCAPE AREA PER 200 L.F.)* 

 
Plant Materials 

 
Quantity 

 
Plant Size 

 
Min. Tree Size 

 
O.C.** 

Trees 14 
7 Deciduous 
4 Evergreen 
3 Evergreen 

  
2.5” Deciduous 
6’ Evergreen 

10’ Evergreen 

 

Shrubs 40 
50% = 2000 s.f. 

40 @ 5 gal  8’ 

Living 
Groundcover 

20 
25% = 1000 s.f. 

10 @ 5 gal 
10 @ 1 gal 

 8’ 
6’ 

 
Turf 

 
25% = 1000 s.f. 

   

 
* NOTE: Tree and plant quantities and spacing apply to each side of the street. 

 
 
 

TABLE 4 
South Meadows Parkway / Veterans Parkway 

Median (2,800 S.F. TOTAL LANDSCAPE AREA PER 200 L.F.) 

 
Plant Materials 

 
Quantity 

 
Plant Size 

 
Min. Tree Size 

 
O.C.** 

Trees 9 
6 Deciduous 
2 Evergreen 
1 Evergreen 

  
2.5 Deciduous 
6’ Evergreen 

10” Evergreen 
 

 

Shrub  20 
50% = 1,400 s.f. 

10 @ 5 gal 
10 @ 1 gal 

 8’ 
6’ 

Living Groundcover 40 
50% = 1,400 s.f. 

40 @ 1 gal  6’ 

 
 

*NOTE: Tree and plant quantities and spacing apply to each side of the street. 
 
**On center planting of shrubs and living ground covers is dependent on mature size of 
plant materials so that plants grow together and cover the ground area.  These numbers 
represent an average an will be adjusted dependent on the species determined by 
Landscape Architect and Administrator 
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FIGURE 15a 
Masonry Sound Wall with Pilaster (Refer to Figure 15b for locations) 
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FIGURE 15b 
Masonry Sound Wall Locations 
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e. Street Signs 
 

All street signs, traffic signs and directional signs that control vehicular traffic along 
collector streets shall be standard City signs with standard posts.  If decorative posts 
are used, the Owner’s Association will be responsible for maintenance. 

 
f. Utility Standards 
 

Above ground utility appurtenances shall be screened from public view from all streets.  
Screening shall be accomplished with the use of berms, walls, fences, blending colors 
and/or vegetation.  If fences or walls are used, materials shall be consistent with arterial 
and collector fencing and rock veneer walls. 

 
Utility buildings and structures shall be designed to fit into the architectural character of 
the residential community.  Utility appurtenances and buildings shall be located in 
planter areas and not in turf areas, where feasible. 

 
g. Horizontal, Vertical and Pavement Section Design 
 

Design of arterial roadway shall be per the City of Reno Public Works Design Manual.  
The exception is intersection spacing, which shall be provided at ¼ mile intervals (refer 
to Section II, B). 

 
2.   Residential/Pedestrian Collector Street 

 
Construction of residential/pedestrian collector streets and associated improvements 
will be provided by Developer or, at Developer’s discretion, the builders of each 
individual abutting village (Refer to Figure 7 for locations).   

 
a. Street Improvements 

 
Collector streets shall be improved with paving, curb, gutter, sidewalk, fencing and 
landscaping in accordance with Figures 16 and 17.  All fencing along collectors shall 
be maintained by the HOA. 

 
* Except when traffic volumes are projected to be less than 2,000 ADT, see sub-section b below. 

 
FIGURE 16 
Residential/Pedestrian Collector Streets 
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* NOTE:  See Table 5 for Standards 
 
FIGURE 17 
RESIDENTIAL/PEDESTRIAN COLLECTOR STREETSCAPE  
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TABLE 5 

 
Residential/Pedestrian Collector Streets 

(2000 S.F. TOTAL LANDSCAPE AREA PER 200 L.F.) 

 
Plant Materials 

 
Quantity* 

 
Plant Size 

 
Min. Tree Size 

 
O.C.** 

Trees 8 
4 Deciduous 
2 Evergreen 
2 Evergreen 

  
2.5” Deciduous 

6’ Evergreen 
10’ evergreen 

 

Shrubs 15 
   35% = 700 s.f. 

 
 

 
15 @ 5 gal 

 
 

  
6’ 

Living Groundcover 25 
   35% = 700 s.f. 

 
25 @ 1 gal 

  
4’ 

Turf   Not to Exceed 
   30% = 600 s.f. 

   

 
*  NOTE: Tree and plant quantities and spacing apply to each side of the street.  
 
 
** On center planting of shrubs and living around ground covers is dependent on mature size of plant 
material so that plants will grow together and cover the ground area.  These numbers represent an 
average and will be adjusted dependent on the species determined by Landscape Architect and 
Administrator. 
 
 
 
 
 

b. Parking and/or Direct Access 
 

On street parking and/or direct residential driveway access is not permitted on 
residential/pedestrian collector streets, except when traffic is projected to be less than 
2,000 ADT.  Modifications to the streets at village entrances, shall be in accordance 
with village entrance requirements outlined under Section III, A, Paragraph 4  ADT to be 
determined at the Tentative Map with an addendum to the Traffic Study.   

 
c. Fencing 
 

Solid fencing, six (6) feet in height shall be consistent throughout the entire Bella Vista 
Ranch in accordance with Figure 18a.  When changes in elevations occur, fences shall 
be stepped in equal intervals, rather than sloped.  Fencing along residential/pedestrian 
collector streets shall include pilasters, spaced a minimum of 60 feet. 
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NOTE: See Figure 18b for Typical Locations 
 
 
 
 
 
 
 
 
 
 
 
 
 
FIGURE 18a 
Residential/Pedestrian Collector Street Fence (Refer to Figure 18b for Locations) 
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FIGURE 18b 
Residential/Pedestrian Collector Street Fence Locations 
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d. Street Signs 
 

All street signs, traffic signs and directional signs that control vehicular traffic along 
collector streets shall be standard City signs with standard posts.  If decorative posts 
are used, the Owner’s Association will be responsible for maintenance. 

 
e. Utility Standards 
 

Above ground utility appurtenances shall be screened from public view from all streets.  
Screening shall be accomplished with the use of berms, walls, fences, blending colors, 
and/or vegetation.  If fences or walls are used, materials shall be consistent with 
standard right-of-way fencing and rock veneer walls. 

 
f. Horizontal, Vertical and Pavement Section Design 

 
Design of Residential/Pedestrian Collector Streets shall be per City of Reno Public 
Works Design Manual.  The exceptions are: 

 

 Intersection spacing, which shall be provided at 200 feet minimums. 

 Design speeds shall be based on Low Speed Urban Street Design Criteria 
utilizing a 25 mph design speed. 

 
3.    Local Residential/Pedestrian and Local Streets 

 
Local Residential/Pedestrian and local streets are defined as any street including project entry 
streets, cul-de-sacs and loop streets within an individual residential village.  Local 
Residential/Pedestrian and local streets may be public or private, to be determined at the time 
of Tentative Map approval.  Construction of local residential/pedestrian and local streets shall 
be provided by the builders of each individual village.  Construction of village entrances will be 
provided by the Developer or at the Developer’s discretion, the builders of each individual 
village. 

 
a. Street Improvement 

 
Residential/Pedestrian and local streets intended to be public streets shall be improved 
with paving, curb, gutter and sidewalk in accordance with Figure 19. 

 
Alternate street sections including private streets or streets with landscaped parkways 
may be provided by the individual builder subject to approval by the Developer and the 
City of Reno at the time of tentative map review. 

 
b. Parking and/or Direct Access 
 

On street parking and/or direct residential driveway access within villages is permitted. 
 
c. Sidewalk Connections 
 

Sidewalks within villages shall be connected to sidewalks along arterial streets, collector 
streets and sidewalk trails within access easements to open space paths, as 
appropriate.  The drainage corridor trail will cross the Residential/Pedestrian Collector 
street as noted in Figure 21.  The City of Reno shall approve all connections with each 
tentative map. 

 
d. Fencing 
 

Fencing adjacent to local residential/pedestrian and local streets shall comply with 
requirements outlined under Section III, C, 4. 
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FIGURE 19 
Residential/Pedestrian Collector Street Landscape 
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e. Street Signs 
 
All street signs, traffic signs and directional signs that control vehicular traffic along local 
streets shall be standard City signs with standard posts.  If decorative posts are used, 
the Owner’s Association will be responsible for maintenance. 
 

f. Intersection Treatment 
 

Intersections of local streets shall not require special treatment.  Only project entries      
illustrated in Figure 23b shall require special treatment.  

  
4. Village Entrances 
 

Entry monuments (refer to Figure 20) shall be provided on both sides of every major and village 
project entrance street refer to Figure 22 for locations.  The size and configuration of the 
entrance area requirements are outlined on Figures 23a and 23b.  (Refer to Table 6 for design 
standards) 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
FIGURE 20 
Major and Village Entry Monument Concept 
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FIGURE 21 
Drainage Corridor at Trail Crossing of Residential/Pedestrian Collector 
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FIGURE 22 
Major and Village Project Entry Locations 
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FIGURE 23a 
MAJOR ENTRY MONUMENT DETAIL 
 

See Tables 3 & 4 for landscape widths and requirements for materials for arterial streets 
and Table 5 for landscape widths and requirements for materials for residential/pedestrian 
collectors. 
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NOTE: After first intersection landscape corridor is reduced to 15’ per Figure 17,. 
 
 

FIGURE 23b 
VILLAGE ENTRY MONUMENT DETAIL 
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The Developer will be responsible for the construction of the project entrances.  The individual 
villages will utilize entrance concepts that include monument signs, lighting, fencing and 
landscaping.  If a private gated entrance is desired, builders must submit specific plans for 
median modifications and gates to the Developer for review and approval.  The City of Reno 
shall review and approve with the tentative map in the Village.  
 
The types and minimum number of trees and shrubs required, as well as sign dimensions are 
shown in the project entry concept exhibit referenced above.  Additional details regarding signs, 
lighting, landscaping and fencing are outlined below; 
 
a. Signs 
 

Each sign may include the name of the individual village and shall include the master 
project name, Bella Vista Ranch logo.  Builder names may not be listed on the signs. 
 

 
b. Lighting 
 

Entrance signs may be lighted with ground mounted direct lighting sources.  No internal 
illumination of signs shall be permitted. 

 
c. Landscaping 
 

All village entrances shall be enhanced with irrigated landscaping in accordance with 
the entry feature concept.  Minimum sizes of plant material at the time of installation 
shall be per Table 6: 

 

TABLE 6 
Entry Monument Area 

MINIMUM LANDSCAPING REQUIREMENTS PER 1,000  SQ> FT. of AREA 

 
Plant Materials 

 
Quantity * 

 
Plant Size 

 
Caliper Size (min.) 

Turf 50% max cover Sod N/A 

Shrubs 10 5 gallon N/A 
Living Groundcover or 
Additional shrubs 

 
50% min. cover 

 
1 gallon 

 
N/A 

Deciduous Trees 2 B&B or Box 2 ½” 50% 
Evergreen Trees 2 6-10 ft height 1 at 6’ 

1 at 10’ 
 

*  NOTE:   Tree and plant quantities and spacing apply to each side of the street. 
 

d. Fencing 
 

Solid fencing, six (6) feet in height along entrances streets shall be consistent 
throughout the entire Bella Vista Ranch PUD in accordance with Figure 18A.  When 
changes in elevations occur, fences shall be stepped in equal intervals, rather than 
sloped. 

 
e. Street Signs 
 

All street signs, traffic signs and directional signs that control vehicular traffic within 
villages shall be standard City signs with standard posts.  Alternative posts, if used, 
must be consistent throughout each village, and shall be maintained by the Owner’s 
Association. 

 
f.  Utility Standards 
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Above ground utility appurtenances shall be screened from public view from all streets.  
Screening shall be accomplished with the use of berms, walls, fences, blending colors, 
and/or vegetation.  If fences or walls are used, materials shall be consistent with 
standard right-of-way fencing or standard lot fencing, as applicable and rock veneer 
walls. 

 
Utility buildings and structures shall be designed to fit into the architectural character of 
the residential community.  Utility appurtenances and buildings shall be located in 
planter areas and not in turf areas, where feasible. 

 
B. Open Space and Public Park Standards 
 

Open space includes the Steamboat Creek Corridor, drainage ways, parks, pathways, trail 
access parcels to open space and other open space land that is not developed with 
roadways, or individual lots within the residential portion of the Bella Vista Ranch.  Common 
open space, with the exception of the park dedicated to the City of Reno, will be maintained 
by the Bella Vista Ranch Owner Association (BVROA) or the Bella Vista Ranch Drainage 
District (BVRDD). 

 
1. Public Park 

 
The public park will be designed to the approval of the City of Reno and constructed by the 
Bella Vista Ranch Developer or the City of Reno.  It is the intent of the Developer to receive 
credit towards the Residential Construction Tax (park fees).  The Park will be dedicated to 
the City of Reno, and will be maintained by the City of Reno.  The park will be provided at 
approximately 14.24± acres in size.  It will be located in the central portion of the site refer 
to Figure 2.  Should the city choose not to utilize this property for a park, the developer shall 
be given first right of refusal to re-acquire the site. 

 
a. Facilities 
 

The Neighborhood Park shall be designed and constructed pursuant to a 
Residential Construction Tax Agreement between the City of Reno and the 
Developer.  The following facilities are anticipated to be constructed within the park: 

 

 Ball Fields 

 Open Play Soccer Fields 

 Tot Lot, Playground Areas 

 Restrooms 

 Hard Court Game Areas, such as basketball and tennis 

 Parking Lot 
 
b. Timing and Implementation 
 

1) Completion of Residential Construction Tax Agreement – prior to 
recordation of first subdivision Final Map 

2) Creation of specific Park District for Bella Vista Ranch – prior to first 
Certificate of Occupancy 

3) Preparation and approval by the Parks Commission of the Improvement 
Plans for all or a portion of the park prior to Certificate of Occupancy of the 
850th single family unit.  

                           4)         Start Construction of all or a portion of the Park prior to Certificate of  
                                       Occupancy of the 850th single family unit.   
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c. Fencing 
  

Fencing associated with the park, may be provided adjacent to or within the park 
located within the Bella Vista PUD.  The following area or activity delineation 
fencing shall be provided: 

 
1) Open metal fencing as depicted in Figure 26A. 
2) Vinyl coated brown chain link fencing associated with sports fields or 

courts. 
3) Rockery walls and/or rock veneer walls consistent with the streetscape 

walls as depicted in Figure 24. 
 

The use of any fencing and/or walls shall be approved by the BVROA and the City 
of Reno.  There shall be no access points or gates to the park or open space areas 
from individual lots. 

 
 

d. Landscaping 
 

The park will be landscaped and irrigated as appropriate for the planned uses as 
approved by the City of Reno and as determined with review of the construction 
plans.  Evergreen massing is encouraged adjacent to residential lots. 

 
e. Lighting 
 

Lighting in the park shall be minimized where possible but may include the 
following: 

 
1) Parking Lot Lights - Lighting including “shoebox” style lights shall be 

provided in parking lots and shall not exceed 20 feet in height. 
2) Sports Field Lighting – The height of sports field lights may vary as 

necessary.  Lights shall be “state of the art” to minimize glare and spillage 
into the overall residential community. 

 
All lighting shall be approved by the City of Reno.  The sports field lighting 
requirement shall be included in a disclosure statement to be signed by all future 
home buyers to the Bella Vista Ranch. 

 
 
f. Pathways 
 

Pathways within the park shall connect to sidewalks within the individual villages, 
sidewalks within trail access areas, open space trail pathways and sidewalks along 
arterial and collector streets as appropriate.  Pathways to and from individual lots 
are not permitted. A pathway/sidewalk circulation and connection plan to the park 
shall be provided with each tentative map located adjacent to the park. 
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Note:  Walls in excess of 30 inches shall require a minimum 4½ foot tall open metal fence at the 
top of the wall (refer to Figure 26a). 

 
 
 
 
 
 
 
 

FIGURE 24 
Rockery Walls  
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FIGURE 25 
Split Rail Fence 
 
 

 
 
 
 
 

FIGURE 26a 
Open Metal Fence 
See Figure 26b for location 
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FIGURE 26b 
Open Metal Fencing Locations 
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g. Utility Standards 

 
Above ground utility appurtenances shall be screened from public view.  Screening 
shall be accomplished with the use of berms, fences, walls, blending colors, and/or 
vegetation. 
 
Utility buildings and structures shall be designed to fit into the architectural 
character of the residential community.  Utility appurtenances and buildings shall be 
located in planter areas and not in turf areas. 

 
2. Steamboat Creek Corridor and Drainage Ways (Refer to Figure 27) 

 
a. Fencing 
  

Fencing located between open space/drainage areas and residential lots shall be 
provided for delineation purposes throughout the Bella Vista Ranch.  Fencing shall 
consist of open metal fencing (refer to Figure 26A) and split rail fencing.  (Refer to 
Figure 25)  Open metal fencing shall typically occur at rear and side yards adjacent 
to open space drainage areas, and split rail fencing shall typically occur in front yard 
setbacks to delineate private lots vs. public open space areas.  It will also occur 
along trails to provide separation from streets and wetland areas along Steamboat 
Creek (refer to Figure 27). 

 
b. Landscaping 
 

Steamboat Creek Corridor wetland areas shall remain undisturbed with no 
landscaping or irrigation provided (see page 20 timing and implementation 4a-f).  
Drainage way areas shall be enhanced with landscaping and irrigation, as specified 
in the approved 404 permit.  Landscape improvement plans along Steamboat 
Creek and the Drainage Corridor shall be submitted with the drainage corridor 
improvement plans.  

    
c. Signage 
 

Signage to provide interpretive information and/or discourage users from entering 
sensitive areas will be provided adjacent to Steamboat Creek and drainage way 
areas. Pedestrian oriented signs shall be compatible throughout the entire Bella 
Vista Ranch PUD.  The signage plans shall be submitted for approval by City staff, 
prior to approval of  the first Final Subdivision Map. 

 
 

3. Common Open Space 
 

Common open space includes land located between the Steamboat Creek Corridor 
and/or drainage way areas, and residential lots or streets.  An open space trail 
network is provided within the Bella Vista Ranch Community and is shown on 
Figure 8. 

 
a. Fencing 
 

Fencing of common open space will generally be associated with rear and side 
yards of individual lots along drainage way areas and streets.  Additional fencing, 
however, may be provided by the builder of each village, if locations and fence 
types are approved by the BVROA and the City of Reno with approval of the 
applicable final map. 
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b. Landscaping 
 

Landscaping and irrigation shall be provided on common open space that is located 
between rear and side yard fences or streets or drainage way areas.  Landscaping 
within these defined areas shall be provided by the builder of each village that abuts 
common open space in accordance with Figures 27 and 28.  Table 7 specifies the 
minimum landscape development for common open space areas. 
 
 

TABLE 7 
Common Area Ornamental Landscape Development 

Minimum Landscaping Requirements per 1,000 sq. ft. of Area 
 

 
Plant Materials 

 
Quantity 

 
Plant Size 

Caliper Size 
(min.) 

Turf 50% max. cover Sod N/A 

Shrubs 10 5 gallon N/A 
Living ground cover or 
additional shrubs 

50% min. cover 5 gallon N/A 

Deciduous Trees 2 B&B or Box 2 ½”  
 

Evergreen Trees 1 
1 

6 ft height 
10 ft height 

6 ft  
10 ft  

 
 
 

c. Pathways 
 

Pathways within certain common open space drainage ways and along Steamboat 
Creek shall be asphalt, 8 feet in width (refer to Figure 8).  Pathways will be 
provided by the developer or at the developer’s discretion, the builders of each 
individual abutting village.  Village builders shall ensure that pathways connect to 
sidewalks within the individual villages, pathways within trail access areas, and 
sidewalks along arterials and residential collector streets, as appropriate.  
Construction plans for pathway connections to villages shall be provided with the 
adjacent Final Map.  It is the developer’s (master developer) ultimate 
responsibility to construct or have constructed pathways, trails, and 
sidewalks. 
 

 
 

d. Channel Edge Treatments (Figure 27) 
 

Transitional landscaping will be utilized to blend the ornamental landscape 
associated with residential lots and the natural re-vegetated channel area.  This 
transition area will average ten (10) feet along edges without a trail and eighteen 
(18) feet with a trail (Refer to Figure 27). Table 7 sets the standards for these 
areas and all re-vegetation specifications shall be approved by the City of Reno with 
each Final Map.   
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NOTE: Refer to Table 7 for Standards 
 
 

FIGURE 27 
Steamboat Channel Landscape Edge Treatment 
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e. Utility Standards 
 

Above ground utility appurtenances shall be screened from public view.  Screening 
shall be accomplished with the use of berms, fences, walls, blending colors, and/or 
vegetation.  If fences or walls are used, materials shall be consistent with nearby 
fences and rockery walls. 

 
Utility buildings and structures shall be designed to fit into the architectural 
character of the residential community.  Utility appurtenances and buildings shall be 
located in planter areas and not in turf areas, where feasible. 

 
f.  Signage 
 

Signs will be provided along pathways to provide information and direction to users.  
Signs shall be limited to six square feet in size and shall include the Bella vista 
ranch Logo.  All pedestrian oriented signs shall be consistent throughout the entire 
Bella Vista ranch PUD.  Location and construction details shall be approved by the 
City of Reno with each Final Map. 

   
g. Site Furnishings 

 
Site furnishings such as benches and trash receptacles will be placed along the 
pathway areas every 1000 feet along channels, subject to approval by the City of 
Reno with each Final Map. 
 

 
4. Trail Access Parcels 

 
Trail access parcels shall be provided between lots within villages to provide access 
to common open space pathways located between the Steamboat Creek Corridor 
and/or drainage way areas and residential lots or streets.  Trail access parcels shall 
be a minimum of 15 feet in width. 
 
Improvements within trail access parcels shall be in accordance with Figure 28.  
Construction of all improvements within trail access easements shall be the 
responsibility of the builders of each village. 

 
a. Fencing 
 

Fencing of trail access parcels will be associated with individual lots as outlined in 
Figure 28 

 
 
b. Landscaping 
 

Landscaping and irrigation shall be within trail access parcel areas in accordance 
with Figure 28.  Groups of alternating trees and shrubs shall be provided to lessen 
the corridor effect.  Landscaping shall be provided in accordance with Table 7. 
 

 
c. Pathways 

 
Pathways within trail access parcels shall be concrete sidewalks, four (4) or five (5) 
feet in width.  Trail access pathways shall connect to concrete sidewalks within the 
individual villages, along arterial and residential collector streets and other 
pathways within the park and other common open spaces. 
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NOTE: Refer to Table 7 for Standards 
 

FIGURE 28 
Common Open Space & Trail Access Parcel Landscaping and Adjacent Lot Fencing 

 
 
 
d. Utility Standards 

 
Above ground utility appurtenances shall be screened from public view.  Screening 
shall be accomplished with the use of berms, fences, walls, blending colors, and/or 
vegetation.  If fences or walls are used, materials shall be consistent with nearby 
fences and rockery walls. 

    
Utility buildings and structures shall be designed to fit into the architectural 
character of the residential community.  Utility appurtenances and buildings shall be 
located in planter areas and not in turf areas. 

 
e.  Signage 

 
Signs identifying the name of the individual village may be provided at points where 
trail access easement sidewalks connect to pathways or other open space 
pathways for the purpose of way finding.  Signs shall be limited to six square feet in 
size and shall include the Bella Vista Ranch Logo.  All pedestrian oriented signs 
shall be consistent throughout the entire Bella vista Ranch PUD, as determined with 
approval of the first Final Map. 
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C.   Residential Design Standards 
 

1. Lot Standards 
 

Homes and any builder provided accessory structures shall be sited on lots to 
conform to the minimum lot standards as outlined in Table 8, Lot Standards below: 
 

TABLE 8 
LOT STANDARDS 

 
Density/Intensity 
Standards 
 

 
Village D 

 
Villages A&C 

 
Village B 

(b) 

 
Retirement 

Community (a) 

Dwelling Units per Acre 
(du/ac) 

5.5 6.5 10 6 

Landscape/natural Area 
(percent) 

20 20 20 20 

Height (feet 35 35 35 35 

Lot Size     

 
Minimum Lot Area 
(1000’s sq. ft. unless 
otherwise indicated) 

6 5 2.4 4 

Minimum Lot Width 
(feet) 

50 40 35 40 

Yard & Setback 
Dimension 

    

Front Yards (feet) (c) 15 15 10 15 

Side Yards (feet) 5 5 5 5 

Back Yards (feet) 15 15 10 10 

Accessory Structures 
(d) 

    

Driveways 20 20 20 20 

 
 
 

a. If developed as an alternative, Village C or D only. 
 

b. Small lot provisions as outlined in Reno Municipal Code, Title 18.12.102/Table 
18.12-1 Res. Zones-bulk, dimensions and density standards as amended may be 
used in Village B outlined in Table 1.  The small lot provisions modify the minimum 
lot size, but the density of the underlying district does not change.  The minimum lot 
size for small lot projects is 2,400 square feet.  Minimum setbacks are 10 feet, front 
and rear and 0 and 5 feet on side yards. Provided that any proposed small lot 
development meets the criteria contained in this section and these design 
standards, no special use permit is required.  Architectural design elements within 
small lot developments shall be consistent with these design standards. 

 
c. Front yard setbacks shall apply to the front face of the house or garage.  All 

garages shall be served by driveways not less than 20 feet in length.  Side loaded 
garages shall meet the same front yard setbacks as the house.  Builders may 
provide for variations (but no less than the minimum setbacks) in front yard 
setbacks and/or building articulation to create an interesting streetscape. 

 
d. Accessory building setbacks shall conform to Reno Municipal Code Title 

18.08.203(b)7 as amended. 
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2. Architectural Elements 

 
a. Exterior Elements 

 
Exterior materials shall include one or a combination of the following: stucco, 
Exterior Insulation and Finish System (EIFS), concrete fiberboard, wood or 
composite wood siding products with stone and masonry accents.  Other materials 
may be submitted to the BVROA for consideration.  Sample material boards shall 
be reviewed and approved by the BVROA.  Siding materials shall  be continued 
down to within 8 inches of finished grade on all elevations to eliminate large areas 
of exposed foundation.  Building materials shall be compatible in scale with the 
design of the residences.  Materials must also be compatible throughout each 
village. 

 
b. Exterior Colors 

 
All exterior color schemes as shown on sample color boards, shall be reviewed and 
approved by the BVROA.  Exterior colors shall be in harmony with the natural 
setting.  Color intensity shall be kept low for large surfaces.  Exterior palette 
materials shall not have high gloss or reflective/glare finishes.  Bright primary colors 
are not permitted. 

 
c. Facades and Articulation 

 
Architectural features such as varying window sizes and shapes, shutters, broken 
planes and pitched roofs, covered entries and porches, porch rails, columns and 
trim detailing to help define the fronts of the homes and garages, shall be 
incorporated into the design of the residences.  Doors and windows shall be 
compatible throughout each house design. 
 
Large blank walls, roofs, non-articulated garage doors, and three (or more) car 
garages, with garage doors in the same plane, are not permitted.  Side entry 
garages are permitted.   

 
Building materials and architectural features, compatible with the front of the 
houses shall be provided on all sides of the homes.  Rear and side elevations 
adjacent to arterials and collector streets, as well as common open space areas 
shall be finished in a similar manner as the front elevations, subject to review and 
approval by the BVROA. 

 
d. Roofs 
 

Roof colors shall be rich, medium to dark tones such as slate, dark brown and dark 
gray.  Light colors are not permitted.  The BVROA shall review and approve the 
color palette of roofing within each village. 

 
Varying pitched roofs are encouraged.  A variety of pitched roofs may be provided.  
Roof pitches under 5/12 including flat roofs are subject to specific review and 
approval by the BVROA. 

 
Roof materials shall be applied to comply with snow load and high wind standards.  
Materials may include: 

 
1) Concrete or clay tile (flat or barrel), 
2) Non-reflective architectural metal, 
3) 40-year architectural grade composition shingles, 
4) 40-year fiberglass composition shingles 

 
Roof materials, however, must be consistent throughout each village. 
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e. House Plans 
 

Each village shall have a minimum of four distinct house plans.  House design shall 
vary throughout each village with no one elevation repeated for abutting homes, or 
mirrored across the street.  Adjacent lots may share the same floor plan, but must 
have different elevations.  Garage forward plans shall be limited to 2 of the 4.  Side 
loaded garages shall not be considered garage forward plans if elevations are 
architecturally consistent.  

 
f. Height and Size Restrictions 
 

The maximum allowable height of all structures shall be thirty-five (35) feet as 
measured from finished floor to the highest ridge of the structure.  

  
g. Exterior Lighting 
 

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 12 feet 
above finished grade.  Lights shall be shielded to prevent light spillage onto 
adjacent properties or streets. 

 
Flood lights are not permitted.  Motion detector actuators are permitted with 
designer fixtures only and subject to approval by the BVROA. 

 
3. Miscellaneous Design Elements 

 
a. Antennas 

 
All homes shall be pre-wired to accommodate cable reception, telephone and DSL 
lines.  Builders may not install exterior antennas.  However, one 18-inch satellite 
dish discretely placed on the side or rear wall elevations, beneath the eaves and 
soffits of the structure will be permitted. 
 

b. Awnings, Trellises, Patio Covers, Decks and Other Accessory or Ancillary 
Structures 

 
Awnings, trellises, patio covers, second story decks and other accessory or 
ancillary structures including granny flats and casitas, provided by builders, shall be 
consistent in material, color and architectural character as the main structure and 
must be reviewed and approved by the BVROA.  At a minimum, the setback 
requirements of such structure shall conform to Reno Municipal Code 
18.08.203(b)7 as amended. 
 

c. Chimneys 
 

Exterior materials of chimneys shall be compatible with the exterior materials and 
colors used on the house. 
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d. Driveways, Parking Areas and Walkways 
 

Driveways shall be a minimum of 20 feet in length as measured from the outside 
edge of sidewalk to allow for off-street parking.  Driveways shall be Portland 
Cement Concrete or traffic rated concrete decorative pavers and shall be 
consistent on a village wide basis.  Asphalt or decomposed granite is not permitted.  
Walkways leading from driveways to the front door of the residences shall be the 
same material as the driveways. 

 
e. Gutters and Downspouts 
 

Gutters and downspouts shall be painted to match the surface of the structure to 
which they attach. 

 
f. Mailboxes 
 

Individual mailboxes, if allowed by the United States Postal Service (USPS), shall 
be paired at driveways to serve adjacent homes.  The style of the mailboxes 
including address numbers shall be compatible with the architectural style of the 
homes and shall be compatible throughout each village.  Mailbox designs shall be 
approved by the BVROA and USPS.  Mailboxes shall be provided and installed by 
the builder prior to the issuance of certificates of occupancy for the individual 
homes. 

 
If individual mailboxes are not permitted, clustered boxes shall be located in 
convenient areas conducive to temporary parking.  Placement of cluster boxes shall 
not be near intersections and shall not conflict with individual driveways or utilities.  
Locations shall be approved by the USPS and the BVROA. 

 
g. Utilities and Equipment 

 
a. Ground Mounted 

 
Above ground utility appurtenances and other equipment including AC 
compressors and evaporative coolers, shall be screened from public view.  
Screening may be accomplished with the use of berms, fences, walls, 
blending colors and/or vegetation.  If fences or walls are used, materials 
shall be consistent with village fences and rockery walls. 
 
Utility appurtenances shall be located in planter areas and not in turf areas, 
where feasible.  Placement of all utilities and other equipment shall be 
reviewed and approved by the BVROA. 

 
b. Roof Mounted 

 
Roof mounted mechanical equipment and solar panels are not permitted. 
 

c. Structure Mounted 
 

All mechanical and electrical utilities and equipment including meters shall 
be integrated into the structures and screened from public view.  Placement 
of structure mounted utilities and equipment shall be subject to review and 
approval by the BVROA. 
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h. Home Addresses 

 
Home address numbers may be placed on mailboxes and adjacent to the front 
doors of homes.  Addresses may be softly lit.  Address numbers shall be individual 
brass or metal letters or an illuminated address fixture and shall be consistent in 
type, style, size, color and placement shall be reviewed and approved by the 
BVROA. 

 
4. Fencing 

 
Lot fencing shall be installed by the builders of each individual village no later than six (6) 
months after issuance of certificates of occupancy for each home.  Lot fencing shall be 
subject to the standards outlined below.  Fences shall be designed with architectural 
treatment or a decorative appearance on both sides.  All fences, within a village, that are 
visible from the public right-of-way shall be stained or painted the same color. 
 
When changes in elevations occur, fences shall be stepped in equal intervals, rather than 
sloped.  Gates from individual lots that would allow access to arterials, collectors, local 
streets, the city park, or open space are not permitted. 

 
a. Standard Interior Lot Fencing – Rear and Side Yards 
 

Solid interior fencing, six (6) feet in height shall be permitted in rear and side yards 
that do not abut open space areas or trail access parcels as shown on Figure 30, .  
Fencing shall be consistent throughout each residential village.  When changes in 
elevations occur, fences shall be stepped in equal intervals, rather than sloped. 

 
Fencing may extend to a point within a minimum of five feet of the front of the 
house or garage.   Meters, where possible, should be outside of fenced areas. 

 
b. Standard Lot Fencing – Front Yards 
 

Fencing beyond the front yard setback or front of the structure shall not be 
permitted. 

 
c. Standard Corner Lot Fencing 
 

Standard corner lot fencing shall be solid, six (6) feet in height, in accordance with 
Figure 29.  Corner lot fencing shall be placed at least three (3) feet from the back 
of sidewalk.  Landscaping and irrigation shall be installed in the three (3) foot area 
by the builder. 

 
d. Fencing Adjacent to Common Open Space 
 

Open metal fencing shall be provided for rear and five feet of side yards abutting 
common open space. Fencing shall be five (5) to six (6) feet in height.  When 
changes in elevation occur, fences shall be stepped in equal intervals, rather than 
sloped (Refer to Figure 26A for specific design details. 
 

 
Fence type, height and materials, adjacent to common open space, however, must 
be compatible, throughout the entire Bella Vista Ranch PUD in accordance with 
Figures 25 & 26A. 
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e. Fencing Adjacent to Trail Access Parcels 

 
Fencing for lots abutting trail access parcels shall be in accordance with Figures 
26A and 29 as discussed below: 
 

 Access Parcels less Than 25 Feet in width – use Figure 29 fencing. 

 Access Parcels Greater Than 25 Feet in width – use Figure 29 from 
10 feet in front of to 10 feet behind the main structure, and then use 
Figure 26A fencing for the remaining portions of the fence. 

 

 

 

 

 

 

 

 
FIGURE 29 
Standard Corner Lot and Lots Adjacent to Open Space Fencing 
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FIGURE 30 
Standard Interior Lot Fencing 

 
 

5. Landscape Design 
 

The builders of each individual village shall install front yard landscaping and irrigation and 
provide an irrigation stub to all rear yards for each lot prior to the issuance of certificates of 
occupancy. 
 
Minimum landscaping for front yards and rear yards, where required, shall include: 
 

 Two 2 inch caliper deciduous trees; 

 Twelve five gallon evergreen shrubs; 

 Turf (minimum of 50%); and 

 Ground cover 
 
A minimum of four (4) typical landscape schemes for front and rear yards for each 
individual village shall be reviewed and approved by the BVROA. 
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6. Alternative Retirement Community Design Standards – If developed 

 
The Retirement Community, if developed, shall include all of Village D containing 500 units.  
This community shall follow the criteria and design standards in Section III, C.  The 
following elements are unique to the Retirement Community. 
 
a. Architectural, Misc. Design Elements and Fencing Standards 
 

The standards specified in Section III C, 2, 3, and 4 shall apply. 
 

b. Recreational Opportunities 
 

 Neighborhood Common areas will be incorporated into these villages. 
These common areas will feature recreational facilities to serve this 
restricted age group community potentially including putting greens, 
pathways, picnic areas and other similar facilities   A linear open space, 
with the primary purpose of creating a trail link for pedestrian use to 
connect all neighborhoods to the central recreational facility will be 
provided.  A central Recreational Facility will be constructed and may 
include the following: 
 

 Swimming pool 

 Tennis 

 Racquetball 

 Basketball 

 Exercise and workout equipment 

 Meeting rooms 

 Activity coordination 

 Personal services, geared to meet the need and market demands 
of this age group 

 A final trail amenity and recreational facility package will be 
provided with the first tentative map. 

 
c. Federal Register 

   
Based on HUD requirements the Developer will be restricting the community to 
people 55 years old and over. The Federal Register/Vol. S4 No.13/ Monday 
January 23, 1989/ Rules and Regulations, Subpart E – Housing for Older Persons, 
lists the requirements that will govern this portion of the development. 
 
Verification of the HUD requirements/restrictions will be provided with the first final 
map.  
 
 

 
7. Public Facilities Design Standards 

 
a. The intent of the 6-acre Public Facility Land Use is to provide for a City of 

Reno Service Center in connection with the city’s decentralization of 
services program and may include the following: 
   

 Police Substation 

 Parks and Recreation Service Center 

 City of Reno permitting, licensing and other administrative 
services 

 Library 

 SF Residential uses allowed in Village B if site is sold by 
City and will not be used for Public Facility purposes                             
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b.  The following City of Reno Code Sections apply to the 6 acre Public Facility site: 

 
1) Bulk Dimensional, Density and Intensity Standards shall 

follow City of Reno Development Code Section 18.12.104 
as amended. 

 
2) Non-Residential Site and Building Design Standards shall 

follow City of Reno Development Code Section 18.12.305 
as amended. 

 
3) Off Street Parking and Loading Standards shall follow City 

of Reno Development Code Section 18.12.1101 through 
1107 as amended. 

 
4) Landscaping and Screening Standards shall follow City of 

Reno Development Code Section 18.12.1201 through 
1213 as amended. 

 
5) Exterior Lighting Standards shall follow City of Reno 

Development Code Section 18.12.1301 through 1304 as 
amended. 

 
6) Fences and Walls Standards shall follow City of Reno 

Development Code Section 18.12.1401as amended. 
 
7) General Environmental Standards shall follow City of Reno 

Development Code Section 18.12.1501 through 1509 as 
amended. 

 
8) Signage Standards shall follow City of Reno development 

Code Section 18.16.101 through 18.16.804 as amended.  
Off premises advertising displays are prohibited. 

 
       Note:   9)   All single family residential design standards and code  
                        Sections cited in this PUD for Village B shall apply to the 6 
                         acre Public Facility site if the site is sold by the City and will  
                       not be used for public facility purposes. 
 

 

IV. IMPLEMENTATION 
 
A. Design Review 

The Bella Vista Ranch PUD Design Standards will be used by the City of Reno and relevant 
government agencies to review each Tentative Map proposal for conformance with the overall 
design objectives.   

It will be the responsibility of each Parcel Developer within the Bella Vista Ranch PUD to comply 
with the Design Standards in preparation of neighborhood and landscape design plans  

B. Ordinance Applicability 

Where the provisions of the plan do not address a specific subject, the provisions of the Reno 
Zoning Ordinance (Chapter 18) or other ordinances governing the development of land, which are in 
effect at the time of application, shall apply. 
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C. Project Design Internal Flexibility 

The Bella Vista Ranch will permit the redistribution of residential units, including duet units within the 
Ranch between parcels.  This will allow for more flexibility to respond to on site constraints, market 
conditions, and the general design of the overall property.  The following conditions shall apply to all 
redistribution: 

1) Redistributed units shall not be transferred into “edge” parcels or into the parcels 
abutting Double Diamond.  The transfer of units from these areas to internal parcels 
may be permitted; 

2) The redistribution of lots shall not result in increasing the overall unit count for the Bella 
Vista Ranch above 1700 total units. 

3) The total number of units may not be increased within a parcel adjacent to any parcel 
developed with single family.  “Developed” in this context means the subdivision has 
been recorded and at least one home has been sold; and 

4) Written confirmation from all property owners affected shall be submitted to staff along 
with an updated statistical land use summary, and updated map with confirmed 
acreages. 

 

V. APPENDIX 

A. Traffic Study – Solaegui Engineering, June 2005 – On file with the City of Reno 
Community Development Department. 

 
B. Flood Control Master Plan – QuadKnopf Consulting, May 2005 - On file with the 

City of Reno Community Development Department 
 

C. Wetland Mitigation Plan – Gibson & Skordal, Wetlands Consultants, February 
2005 - On file with the City of Reno Community Development Department 

 
D. Geotechnical Report – Black Eagle Consulting, Inc., August 23, 2004 - On file 

with the City of Reno Community Development Department 
 
E. List of Uses in the SF6 and SF4 zones not allowed in the Bella Vista Ranch 

PUD 
Group Home 
Hospice 
Manufactured Homes 
Mobile Home Subdivision 
Bed & Breakfast Inn 
Electric Generating Plant 
Electric Utility Substation 
Utilities Major 

 
F.  List of Uses in the PF zone that will not be allowed in the Bella Vista Ranch 

PUD: 
   Convent or Monastery 
   Group Home 
   Hospice 
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   Private Dorm 
   Single Room Occupancy 
   Laboratory 
   Recording Studio 
   TV Broadcasting & other Communication Services 
   Gun Range (Indoor) 
   Cemetery 
   Church 
   Electric Generating Plant or Substation 
   Transitional Living Facility 
   Hospital, Acute & Overnight care 
   Prison 
   Utilities, Major 
   Bus Terminal 
   Heliport 
   Gaming Operations, Restricted 
   Service Station 
   Warehouse/Distribution Center 
   Welding Repair 
 
   
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
Appendix G 
Airport Authority Conditions 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Appendix H 
Health Department Conditions  
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Zoning Ordinances & PUD Certification Letters 
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Zoning Ordinances & PUD Certification Letters 
 
 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Appendix I 
Zoning Ordinance & PUD Certifications 
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Appendix J 
City Clerks Letter 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Appendix J 
Clerk’s Letter 
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Appendix K (Attached) 
First Amended and Restated Public Facility Site Agreement 
 

 

 

 

 

 

 

 

 

 

 

 

 

 































































 

 

 

 

 

 

 

 

 

 

 

Appendix L (Attached) 

School Site Dedication Agreement 

 

 

 

 

 

 

 

 

 













































































 

 

 

 

 

 

 

 

 

 

Appendix M (Attached) 

Park Development Agreement 
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