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APN’s #510-082-01, 02, 03 and 06
LEGAL DESCRIPTION

All that certain properfy situate i the Southeast One Quarter (SE1/4) of Section 21,
Township 20 North, Range 20 East, M.D.M., City of Sparks, County of Washoe,
State of Nevada, being Parcel 1 of Parcel Map 3567, Document #2377039 filed in
the Official Records of Washoe County on September 1, 1999, a portion of Parcel
Tand a portion of Parcel 2 of Parcel Map 3327, Document #2205419 filed in
Official Records of Washoe County on April 30, 1998 and a portion of Parcel A,
Parcel Map 3328, Document #2205450 filed in Official Records of Washoe
County on April 30, 1998 more particularly described as:

Beginning at the Southwest corner of said Parcel 1 of said Parcel Map 3567;
Thence N 1°05’37” E, a distance of 1409.59 feet; ‘

Thence N 19°12'54”E, a distance of 89.47 feet;

Thence along a non-tangent curve, concave southeasterly, having a central angle of
56°51’41", a radius of 98.50 feet, and an arc length of 97.88 feet from a radial
bearing of S 39°30'21" E;

Thence S 72°34’07” E, a distance of 131.30 feet;

Thence along a tangent curve to the left, having a central angle of 10°29'20”, a
radius of 721.50 feet and an arc length of 132.08 feet;

Thence along a compound curve having a central angle of 6°07'19”, a radius of
333.00 feet and an arc length of 35.58 feet;

Thence along a compound curve having a central angle of 13°41’36”, a radius of
884.00 feet and an arc length of 211.27 feet;

- Thence along a compound curve to the northerly most corner of Parcel A of said
Parcel Map 3328, having a central angle of 39°50°09”, a radius of 712.00 feet and
an arc length of 495.03 feet;

Thence S 56°50’22" E, a distance of 166.32 feet;

Thence S 77°00'59” E, a distance of 375.60 feet;

Thence S 54°45’21” E, a distance of 59.73 feet;

Thence S 24°15”13" E, a distance of 110.31 feet;

Thence S 6°12'15” E, a distance of 84.58 feet;

Thence S 36°57'33" E, a distance of 112.09 feet;

Thence 12°03'05" E, a distance of 116.62 feet;

Thence S 3°14’00” W, a distance of 71.14 feet;

Thence S 7°37'51” E, a distance of 55.99 feet;

Thence N 89°59'46” W, a distance of 32.22 feet;

Thence along a tangent curve to the left, having a central angle of 37°45’52”, a
radius of 300.00 feet and an arc length of 197.73 feet;

Thence N 37°45'37” W, a distance of 55.01 feet;

Thence N 23°39'19” W, a distance of 61.07 feet;
Thence S 65°00'07” W, a distance of 70.02 feet;

Thence S 19°37’07" E, a distance of 1.77 feet; A




- Thence S 64°43'30” W, a distance of 64.02 feet;

Thence S 22°42'46" E, a distance of 23.66 feet;

Thence §$ 64°35'35” W, a distance of 64.27 feet;

Thence S 28°5236” E, a distance of 13.43 feet;

Thence S 64°23'03” W, a distance of 64.03 feet;

Thence N 26°50'12" W, a distance of 14.42 feet;

Thence S 65°1822” W, a distance of 64.01 feet;

Thence S 24°42'51” E, a distance of 15.65 feet;

Thence S 64°23'03” W, a distance of 64.03 feet;

Thence N 23°46'31” W. a distance of 6.06 feet;

Thence S 66°49'58” W, a distance of 60.11 feet to a point on the East line of Parcel
1 of said Parcel Map 3327; '
Thence S 24°24'10” E, a distance of 142.32 feet;

Thence S 66°58’49” W, a distance of 661.03 feet to a point on the East line of
Parcel 1 of said Parcel Map 3567;

Thence § 28°35'21” E, a distance of 40.63 feet;

Thence S 29°11'43” E, a distance of 71.16 feet;

Thence S 23°41'18” E, a distance of 66.10 feet;

Thence S 16°05'31” E, a distance of 65.83 feet;

Thence S 15°01'08" E, a distance of 67.60 feet;

Thence S 15°19’31” E, a distance of 67.28 feet;

Thence S 15°44’05” E, a distance of 12.77 feet;

Thence S 74°39'40” W, a distance of 245.72 feet;

Thence along a tangent curve to the right, having a central angle of 15°37'38", a
radius of 225.00 feet and an arc length of 61.37 feet;

Thence N 89°42'42" W, a distance of 83.63 feet;

Thence N 88°39'36” W, a distance of 297.51 feet to the point of beginning.

Basis of bearing of this description is Tract Map 4319 recorded March 9, 2004 as
Document #3003682, Official Records of Washoe County, Nevada.

Containing 40.42 Acres, more or less.

Dan Asikainen, P.L.S. #3318
Jeff Codega Planning/Design
433 West Plumb Lane
Reno, NV 89509

W:\24\2424\03\LegalDesc.doc
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SPARKS CROSSING

Project Concept/Description

Sparks Crossing is envisioned to include a mix of retail uses that will provide needed commercial
services to area residents.

Project Goals:

In order to implement the high quality center envisioned for the project, specific goals have been
established for Sparks Crossing. The standards set forth in this handbook will serve to implement these
goals and vision of the project.

Goal 1: To provide a mix of needed commercial uses to area residents.

Goal 2: To promote economic diversification and create employment opportunities within the
Spanish Springs Valley.

Goal 3: To promote a high quality project through architectural design, site configuration
(including functional and visual diversity), and landscape/streetscape improvements.

Goal 4: To ensure proper site development techniques which result in careful grading,
appropriate treatment of slopes, etc.

The overall project theme of Sparks Crossing will complement the adjacent commercial uses.
However, Sparks Crossing will evoke its own unique character through the standards outlined in this
handbook.

Site Analysis:

Consistent with City of Sparks Planned Development (PD) requirements, a comprehensive site analysis
has been completed for the Sparks Crossing site. The purpose of the site analysis is to determine
prominent natural land features, access points, views, areas of steep slope, natural drainage, etc.

Figure 1-2 (following page) depicts the Sparks Crossing Site Analysis. The project site plan (depicted in
Figure 1-3, page 1-4) was developed based on the site analysis and the design of neighboring
properties/commercial centers.

As Figure 1-2 depicts, the Orr Ditch traverses the Sparks Crossing site. Consistent with adjacent
projects (Sparks Galleria and Spanish Springs Town Center) the Orr Ditch will be piped through the
Sparks Crossing site upon development of the site.

1-2









SPARKS CROSSING

Chapter 2 — Development Standards

The Sparks Crossing New Urban District (NUD) emphasizes focused development through specific
design controls. The standards included in this handbook are meaningful and specific, providing
assurances that the final design of Sparks Crossing is certain. Although the handbook provides for
options, there is little flexibility in terms of architectural quality, required landscaping, streetscape
treatments, etc.

The Development Standards are developed to promote compatibility with adjacent uses, properly
relate to the surrounding environment, provide proportional sizes/arrangements of buildings, ensure
adequate parking, create aesthetic appeal, and provide pedestrian circulation/amenities.
Definitions

Words and phrases used herein shall have the meaning as set forth in this handbook:

1. Administrator: - “Administrator” shall mean the City Manager or his lawfully designated
representative.

2. Architect: - “Architect” shall mean design individual or firm contracted by the Master
Developer to design the buildings to be constructed by the Developer, tenant, or user to design
their building or tenant space, registered to practice architecture in the State of Nevada.

3. City: - “City” shall mean The City of Sparks, Nevada.

4. Code: - “Code” shall refer to the City of Sparks Municipal Code.

5. Design Manual: - “Design Manual” shall refer to The City of Sparks Design Standards Manual.
Concepts and requirements for non-residential development contained therein are to be
utilized and followed. References to other Municipal Code sections within this Manual, and

other ordinances as may be applicable, shall be considered as if entirely stated herein.

6. Design Standards: - “Design Standards” shall refer to the contents of this handbook and any
subsequent revisions approved by the City of Sparks.

7. Master Developer: - “Master Developer” shall mean AIG Baker Sparks, L.L.C., its subsidiaries
or subsequent owners, of all or part of this shopping center, collectively referred to as “Master
Developer.”
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Sign Code: - “Sign Code” shall refer to The City of Sparks Municipal Code, Chapter 20.56,
Signs. References to other Municipal Code sections within this chapter, and other ordinances
as may be applicable, shall be considered as if entirely stated herein.

Conformance: Any building/structure erected, placed, established, relocated, created or
maintained in the Sparks Crossing development shall conform to all standards, procedures,
exemptions and all other requirements of The City of Sparks Municipal Code and the Design
Standards.

Standards Not Addressed

Any development standards not specifically addressed in this handbook, shall be subject to the
requirements set forth in the City of Sparks Municipal Code and/or the City of Sparks Design Standards
Manual.

Land Use

Allowed Uses':

Retail and Wholesale Stores (no outside storage is permitted)

Personal Service Shops/Facilities (such as hair/nail salon, day spa, shoe repair, dry cleaning,
alterations, etc.)

Entertainment Facilities (such as video arcades, bowling alleys, ice skating, movie theatres,
family fun centers, etc.)

Restaurants (with or without alcohol service)

Bars/Sports Bars

Automobile Service Stations (maximum of 12 nozzles) or Facilities contained within a building
(i.e. “quick” lube, tire sales, car washes, etc.). Outside storage is prohibited.

Drive-Thru Facilities (subject to provisions of SMC Section 20.41.120)

Child Care Center

Copying/Mail Establishments

Health Clubs (3,000 square feet or less)

Financial Institutions

Offices (including professional and medical/dental offices/clinics)

Veterinary Clinics/Offices (no outside kennels)

Technical Training (i.e. computers, cooking, and trades)

All new construction shall be subject to the approval of a Site Plan Review by the City of
Sparks Community Development Department to ensure compliance with the standards
outlined in this handbook.
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Uses Requiring a Special Use Permit:

e Major Public Utility/Communication Structures (above ground and used for distribution,

storage, and/or transmission)

e Uses Operating in Excess of 17 Hours per day

o Health Clubs (over 3,000 square feet)
Site Planning

Perimeter Landscaping:

The standards included with Sparks Crossing are intended to complement adjacent commercial
developments, as well as promote a uniform landscaped streetscape along Los Altos Parkway and
Galleria Parkway. The standards outlined below will provide flexibility in locating buildings and

ensure a varied appearance.

Table 2-1 (below) provides a summary of the perimeter landscape required within Sparks Crossing.

Table 2-1 - Perimeter Landscaping

Location

Requirement

Adjacent to Los Altos Parkway

25 feet — Entire 25’ width shall be landscaped’ **

Adjacent to Galleria Parkway

20 feet - Entire 20" width shall be landscaped' **

West Property Line

10 feet — Entire 10’ width shall be landscaped*”

South Property Line

20 feet - Entire 20" width shall be landscaped*”

1 Sidewalks and signs shall be permitted within landscaped area.

2 Where retaining walls are included within the perimeter landscaping, they will be counted as
part of the required landscape setback area.

3 Where terracing is used (more than one retaining wall), 6 feet of landscaping bench shall be

provided.

Building setbacks from internal property lines may be zero. This will apply when parcels are
created internally that create zero setbacks for attached buildings.

Parking:

1. Parking within Sparks Crossing shall be provided per the requirements outlined in Section
20.49 of the Sparks Municipal Code. Minimum parking requirements shall conform to the
standards outlined in Table 2-2 (following page). Parking geometry standards are outlined in

Table 2-3 (following page).
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Table 2-2 — Parking Requirements

Use'

Parking Requirement

General Retail and Service

One space per 250 square feet of net leasable
floor area.

Personal Service (barber shop, beauty salon, copy
center, etc.)

One space per 150 square feet of net leasable
floor area.

Office/Financial Institution

One space per 200 square feet of net leasable
floor area.

Bar/Sports Bar/Restaurant

One space per 100 square feet of floor area,
including service areas.

Theater

One space for every 3 seats.

Child Care Facility

One space per employee, plus one space for
every 8 children.

Automobile Service Stations

One space for every 100 square feet of work area.

Retail Sales of Building Materials, Furniture, Major
Appliances, etc.

One space per 500 square feet of net leasable
floor area.

Health Club and/or Recreation Facility

One space per 200 square feet of building area.

' Any use not defined in Table 2-2 or the Sparks Municipal Code, Section 20.49.020 shall be subject to

interpretation by the Administrator.

Note: The overall parking ratio for all uses within Sparks Crossing shall be no less that 1 space per 222
square feet of total building area (on average).

Table 2-3 (below) provides the parking geometry standards for Sparks Crossing. Figure 2-1 (following
page) provides a visual depiction of the standard outlined in Table 2-3.

Table 2-3 — Parking Geometry

Angle A D L N P Q \% w X Y
(degrees)
0 12' 9.0 24 21.0 | 30.0' 24.0 9
15 12 13.4 18 25.4 | 38.8 4.7 34.8 9 17.4 2.3
30 12 16.9 18 28.9 | 45.6' 9.0 18.0 9 15.6 4.5
45 12 19.1 18 31.1 50.2' | 12.8 12.7 9 12.7 6.4
60 16' 20.1 18 36.1 562" | 15.6 10.4 9 9.0 7.8
75 24 19.7 18 43.7 | 63.4 17.4 9.3 9 4.6 8.7
90 24 18 18 42.0 | 60.0 18.0 9.0 9 9.0

" Minimum aisle width for two-way traffic is 20 feet.

2-4




SPARKS CROSSING

\ o —————— . o —————
1 ! \ !
/ \ 1 1
’ N | |
! MRS T ! ! _Broperty Line
Anzé l i ‘
SU— ! i
- N/
> v/
_.l‘__.._
-
] s/
S
:L__IQ\ 45°* only
I l— —Aay dngle
{
1 D LA D Q | A | ] , Q ,
| ! i T T 1
’3 A Overlaps permitted
‘l 1 an interior raws.
5 P |
1 1
A N
VA ..
H / | Painted striping
= Ig‘
° »o
€ "
o
-] '—-
a Q
- = lu
Rl au =
@ F
-
Q9 = S
-ﬂﬂ/ -]
[T
- -1
L/ /1 1e .
1Door l
ek

space ‘

P\2424 01\Graphics\ParkingDiagram scan 092004 Atif (& JPG) E.S.

One accessible parking space shall be p

Figure 2-1 — Parking Geometry

rovided for every 25 required spaces for the first 100

spaces; one for every 50 or fraction of 50 for the next 100 spaces; one for every 100 or fraction

of 100 for the next 300 spaces; in exce
number of spaces as accessible.

One out of every 8 accessible spaces sh

ss of 500 spaces shall provide 2 percent of the total

all be van accessible.

2-5



SPARKS CROSSING

Accessible spaces shall be a minimum of 8 feet wide and have an adjacent 5 foot wide aisle.
Van accessible spaces shall be a minimum of 8 feet wide and have an adjacent 8 foot wide
aisle.

A reciprocal parking agreement shall be provided to the City of Sparks encompassing all uses
within the project boundaries.

As Site Plan Reviews or Special Use Permits are brought forward, the applicant/tenant shall be
required to provide the City of Sparks with a “running total” of required/provided parking, in
order to ensure compliance with the Standards.

Based on final tenant mix and actual parking demands, an increase and/or decrease in
provided parking may be permitted within Sparks Crossing if documented through a parking
study.

Parking lot design (i.e. driveways, access, paving, etc.) shall conform to the design
requirements of the Sparks Municipal Code, Chapter 20.49, Section 20.49.010.

Parking Lot Lighting:

1.

Parking lot lighting is required for public safety; such lighting facilities shall be located, with
hoods provided and adjusted, so as to preclude the direct glare of the lights from shining
directly onto adjoining property or streets. A “cut-sheet” detailing acceptable fixture
specifications is included in the appendix of this handbook.

2. The height of parking lot lighting shall not exceed 30 feet from grade of parking lot (27-foot
poles mounted on 3-foot concrete base).
Landscaping:

General Requirement:

1.

A minimum of 20% of the gross site area (8.36x acres) shall be landscaped. Decorative
hardscape including stamped/colored concrete, interlocking pavers, etc. shall count towards
total landscape area, up to 5% of the 20% requirement.

All ground surfaces within landscape areas shall include 4+ inch rounded river rock or bark
mulch, laid to a depth of 4 inches, placed over a pre-emergent herbicide and weed barrier
film. This does not exclude the use of accent boulders and rocks.

Landscaping within Sparks Crossing shall comply with the SMC, Chapter 20.32, as well as the
City of Sparks Design Standards Manual for standards not specifically addressed.
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Entryway Median Plantings:

1. Entryway medians shall include 2” caliper deciduous trees planted 15 feet on center.
2. Entryway medians occur at the two Los Altos entries as well as the two Galleria Parkway
entries.

Plaza Areas:

Two primary public plazas are included in the Sparks Crossing plan as detailed in the following
Chapter. These areas are intended to provide for outdoor seating areas, create visual breaks between
buildings, and add character to the overall development.

Plaza locations are defined/depicted in Chapter 3. The standards below provide required landscaping
for plaza areas.

1. A mix of shade, evergreen, and flowering trees shall be provided within plaza areas. Shade
trees shall be a minimum 3-inch caliper at time of planting, with flowering trees at 2-inch
minimum caliper, and evergreens at 8-feet at time of planting. The overall tree mix shall
consist of 60% shade trees, 20% flowering trees, and 20% evergreen trees.

2. Trees within the West Plaza (refer to Chapter 3 for location) shall be planted at a rate of one
tree per 360 square feet of plaza area.

3. Trees within the Center Plaza (refer to Chapter 3 for location) shall be planted at a rate of one
tree per 570 square feet of plaza area.

4. No shrubs shall be required within the West Plaza area due to the paving and character of
these spaces. For the Center Plaza, there shall be 3 shrubs per tree.

5. Refer to Chapter 3 for plaza hardscape treatments and standards.
Building Frontage Walkways and Planters:

1. A mix of shade, evergreen and flowering trees shall be provided within building frontage
walkways. Shade trees shall be a minimum 3-inch caliper at time of planting, with flowering
trees at 2-inch minimum caliper and evergreens at 8-feet at time of planting. The overall tree
mix shall consist of 60% shade trees, 20% flowering trees, and 20% evergreen trees. Refer to
Figures 3-2, 3-3, and 3-4.
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Trees shall be planted at a rate of two trees for each anchor demising wall and one tree per
three in-line shops.

All planters shall be planted with shrubs (5 gallon) and living groundcovers (1 gallon) so that
mature size plants will grow together and cover the ground.

A minimum of 32 square feet of planter area shall be provided for every 20 lineal feet of store
frontage. Planter areas shall include a minimum 4-foot width and may be clustered to add
visual interest. Maximum separation between planters shall not exceed 40 feet.

Irrigation System:

1.

2.

A fully automated system shall be installed for all landscape areas within Sparks Crossing.

All landscaping/irrigation systems shall be designed by a Nevada registered Landscape
Architect.

Flowering Trees:

Flowering trees occur along the storefront planting islands located adjacent to the primary shopping
center frontage (not at buildings located along Los Altos Parkway) within Sparks Crossing, as depicted
in Figure 2-5 (below).

1.

Flowering trees will be used in the following application:

a. For special interest, as associated with plaza space (i.e. between “A” Shops and “Mini
A”/"Mini C” and “B” Shops as previously depicted in Figure 2-2 and Figures 3-5 and 3-
6).

Flowering trees shall either be columnar or round to accommodate benches or to avoid
blocking the line-of-sight of store front signage.
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Maintenance:

1. Maintenance of common areas, parking lots, perimeter landscaping, streetscape, etc. as well as
the general upkeep of the center shall be the responsibility of the Master Developer, listed
below:

AIG Baker Sparks, L.L.C.

1701 Lee Branch Lane

Birmingham, Alabama 35242

Tel: (205) 969-1000 Fax: (205) 969-1017

2. At project build out, the Master Developer may choose to form a Tenant’s Association to
assume maintenance responsibilities. Any Association formed shall be approved by the City of
Sparks Community Development Department.

Site Grading

The overall grading concept for Sparks Crossing is to provide for building areas and efficient circulation
while ensuring that negative visual impacts from cut slopes do not occur. Grading will be used to
ensure proper relationships between Sparks Crossing and adjacent properties and roadways.

Standards:

1. Views shall be considered with the final grading plan to ensure a minimal visual impact to
surrounding properties.

2. Naturalistic grading will be used where complex re-contouring and revegetation must occur.
Continuous expanses of land forms will be created to look natural as opposed to contrived or
manmade. Where used, architectural or structured berms (i.e., retaining walls, earth buildings,
sculptural land forms, etc.) will be an integral part of the architectural and landscape theme of
the project, including consideration of color. Darker colors are preferred except where native
materials are used.

3. Transitions at top and toe of graded slopes will be rounded to blend with the natural terrain.
Abrupt, squared off transitions are not permitted, except where part of a traditional/symmetrical
landscape design, or where less than 4-5 in height.

4. Retaining walls consisting of materials such as native stone or modular blocks will be used
where grading dictates. Maximum height of rockery walls shall not exceed 6 feet per terrace
(minimum 6-foot wide bench). Walls in excess of 6 feet without terrace shall utilize a modular
system.
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5. Wall colors must be consistent within a given area. Rockery walls shall incorporate the use of
staining in order to blend with the natural and built environments.

6. The design of Sparks Crossing accommodates the grade differential across the project site. This
shall be achieved by providing grade transitions between anchor tenants. Maximum transition
shall be 2 feet between building faces (excluding plaza areas). North facing grade transitions
shall be heated (excluding plaza areas) to prevent ice build up during winter months.
Furthermore, all grade transitions used along any building sidewalks will meet or exceed ADA
standards (maximum grade of 5% or 20:1). Any remaining grade differential shall be made up
with the drives to Shoppers Way and Galleria Parkway.

Subsequent Review Requirements

As outlined under the Allowed Uses section, all uses within Sparks Crossing require subsequent review
by the City of Sparks Community Development Department in the form of either a Site Plan Review or
Special Use Permit.

Site Plan Reviews/Special Use Permits for uses within Sparks Crossing shall use the City of Sparks
application forms and include the applicable filing fee, complying with all submittal requirements as
outlined on the City application form(s). Processing of these requests shall follow the
guidelines/timeframes established by the City of Sparks.

Project Phasing

By traditional phasing standards, Sparks Crossing is a single phase shopping center being developed by
a single Master Developer. The Master Developer for Sparks Crossing shall be required to submit
improvement plans for the entire 41.5 acre site addressing site access, circulation, parking areas,
building pad areas, underground utilities, common/landscape areas, parking lot landscaping, plazas,
perimeter landscaping and building pad locations. All of these improvements will be constructed with
the initial development. There shall be no permit issued until review and approval of the improvement
plans. No approval or issuance of permits until there is written proof of approval from the Orr Ditch
Company provided to the City.

Undeveloped pad areas not included in the initial phase of construction will either be seeded with turf
or treated with a Washoe County District Health Department approved dust palliative with perimeter
silt fencing in order to ensure that blowing dust does not occur.

All new construction will process a Site Plan Review or Special Use Permit, as described in the
Subsequent Review Requirements section above.
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Administrative Approval for Minor Revisions

The Administrator shall have the authority at his/her discretion to administratively approve minor
deviations in the plans, standards, and guidelines as requested by the Master Developer prior to the
submission of a final development plan for each phase or pad area. Minor deviations include, butare
not limited to, parcel configurations, parcel sizes, irregular lots, building heights, setback conditions,
etc. (up to 20%). Any deviation or modification that exceeds 20% will require an amendment of the
Final Planned Development Handbook.

The boundaries depicted in the Sparks Crossing Conceptual Plan are conceptual and subject to
modification. A parcel developer may submita commercial subdivision, parcel map, or boundary line
adjustment, that deviates no more than 20% from the planning area boundaries shown on the Sparks
Crossing Conceptual Plan. Proposals to modify the boundaries in excess of 20% shall constitute the
need for an amendment to the Final Planned Development Handbook.

Design Flexibility

The final development plan, standards, and regulations contained in this handbook are intended to
depict the general nature and intensity of the development proposed within Sparks Crossing. Sufficient
flexibility shall be allowed to permit detailed planning and design attime of actual development. The
configuration and acreage of development parcels and phases may be altered from what is shown on
the Conceptual Site Plan to accommodate detailed site conditions.

Omiissions

In cases where the handbook does not specifically address a standard/subject, the provisions of the
Sparks Municipal Code, Sparks Design Standards Manual, and NRS in effect at the time shall prevail.
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Chapter 3 — Architectural Development Standards

Introduction

The purpose of these Architectural Development Design Standards is to provide the
design criteria and standards necessary to achieve a visually coordinated, balanced and
appealing shopping environment within Sparks Crossing while encouraging individual
expression and identification through design criteria.

The standards described herein have been created to enhance Sparks Crossing as a
regional shopping center. The design standards have been developed in relation to the
site architecture, landscaping and surrounding environment. The requirements for
building elements described herein are intended to maintain the design character and
provide architectural consistency throughout Sparks Crossing.

Performance as per the Design Standards shall be rigorously enforced by the Master
Developer. Any non-conforming construction shall be removed by the tenant or his
contractor, at tenant’s sole expense, upon demand by the Master Developer.

Design Review and Approval Process

Improvements Requiring Review:

1.

All Buildings, Pads and Parcel improvements constructed by Tenant or any other entity
within Sparks Crossing will require review and approval by the Master Developer prior
to the initial submittal to the City.

Improvements include, but are not limited to: new structures, tenant improvements,
existing building modifications, wall and fascia signs, window signage and monument
signs.

All new building construction will process a Site Plan Review or Special Use Permit as
required by other sections in this Handbook.

Plan Submittal Requirements:

1.

All plans for building and or site improvements submitted by the tenant or other entity
shall be in accordance with the current requirements of the City of Sparks. All plans
shall be prepared by a state-licensed professional architect, engineer, landscape
architect, contractor or other approved designer.
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Upon obtaining approval from The Master Developer and prior to developing
construction documents, each tenant shall submit Master Developer approved and
signed drawings, specifications or other supporting documentation, applications and
associated fees to the appropriate City of Sparks authority for Design Review (Site Plan
Review or Special Use Permit) approval. The minimum drawing requirements for
Master Developer review shall consist of the following:

Floor plan:
Indicate and dimension exterior walls, doors, ramps or stairs, canopy columns and
pilasters as occur.

Exterior Elevations:

Front, sides and rear elevations depicting all exposed walls/canopies, loading dock and
trash enclosure screening, roof-top equipment screening, utility locations and any other
exterior appurtenances. Provide an exterior materials sample board with materials
keyed from the elevations.

Once approved by the Master Developer, appropriate plans, etc. may then be
submitted for applicable construction permits to the City of Sparks.

All submittals to the City of Sparks will require proof of approval by the Master
Developer.

Regulations:

1.

These Development Standards are intended to conform to all standards of the City of
Sparks Municipal Code and Design Standards Manual. Nothing contained herein is
intended to prevent the erection, construction and maintenance of official traffic,
safety, fire and police activities or structures as mandated by public authorities.

The Design Standards contain restrictions regulating the construction and maintenance
of Sparks Crossing and is subject to interpretation by the Master Developer and
Administrator.  The Master Developer may amend the Development Standards
Handbook from time to time to accommodate specific site or temporary requirements
necessitated by future tenancy within Sparks Crossing provided such amendment is
consistent with the basic objectives of the Design Standards. All amendments must be
approved by the City of Sparks.
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Site Design Standards

General:

1.

The overall site design concept will establish a set of individual standards creating a
site organization and design in which walkways, landscaping, lighting, signage,
amenities and building designs reinforce each other and create a cohesive project.

Visual Orientation:

1.

Create a strong sense of visual orientation within the project. Allow patrons to
consistently find points of reference within the project to locate and orient them by.
Moreover, arrange the site elements in such a way that the organization of the
buildings, public areas, entries, gateways and site circulation are clear and easily
oriented to, and reinforce the project design.

Tower Elements:

Provide seven (7) Tower Elements where indicated on Figure 3-1. Tower elements shall
be used to provide visual orientation within the site and will typically be used at
corners at plazas and at end locations of shop buildings. Refer to Figures 3-17, 3-18, 3-
33, 3-34, 3-37, 3-39, 3-43, 3-46, 3-51 and 3-52 for conceptual Tower Element designs.
Towers may be free-standing or attached to the buildings.

Where a tower element doubles as a tenant entrance feature, it shall be allowed to
have signage placed upon the lower portion of the facade per the Sign Standards.

Refer to Tower Elements on page 3-22 for design details.
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Building Design Standards

Introduction:

1.

The intent of these Design Standards is to establish standards for building form,
materials, colors, lighting and signage which will assure a cohesive development with
consistent architectural character. While allowing individual expression between
different tenants and uses, the provisions will accommodate a range of building sizes,
uses and tenancy.

Acknowledging that each tenant has specific criteria, consideration of a tenant’s
regional or national identity will be taken into account during the Master Developer’s
and the City of Sparks review.

The color palette draws from the surrounding landscape, and is made up of saturated
and muted tones of copper, terra cotta and sage. Refer to Appendix Exhibit K.

Building forms shall be simple, balanced compositions that respond to the adjacent
buildings and to adjacent pedestrian walkways. See specific provisions for each
building type.

The local climate provides a comfortable outdoor environment for most of the year;
however, provisions for sun shading devices are to be provided when the public side
faces south or west.

It is intended that all buildings will be designed incorporating four-sided architecture
concepts. Blank wall architecture is prohibited; see specific provisions that follow for
each building type.

Refer to Figure 3-16 for a reference key map for the 2-dimensional representation of the
building architecture for each building or group of buildings indicated at Figure
3-17 through Figure 3-53.

Refer to Figure 3-54 through 3-76 for a 3-dimensional representation of the building
architecture and surrounding landscape/hardscape.

The colored elevations are subject to interchanging elements while maintaining the
rhythm and intensity of the design. The minimum depth dimensions for entry elements,
towers, walls, pilasters, canopies, wall fins and secondary elements shall be maintained
at the minimum or greater dimensions as stated in the standards and or figures.
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General Architectural Standards:

The design requirements for buildings at Sparks Crossing are as defined below. With
each building element, Roofs, Parapets, Walls, etc, are listed the respective design
requirements, such as Roof Form Variation, Parapet Height Variation, etc. The
application of each design requirement is defined for each building type in the Building
Types section that follows.

1. Roofs:

The visible profile of any roof line shall not run continuously for more than fifty (50)
feet. Methods of varying the roof profile include horizontal and vertical offsets of the
ridge, eave and overhang lines, or similar design elements. Refer to specific provisions
for each building type as illustrated in Figures 3-16 through 3-53 for the following:

Roof drains, leaders and downspouts shall be incorporated into the exterior building
design.

2. Parapets:

Defined as the portion of a vertical wall that extends above the plane of the roof.

Parapets shall conceal flat roofs and roof-top equipment from public view as viewed
from the adjacent right-of-way.

Provide dimensional cornice treatments at all parapets with the vertical dimension of
sixteen (16) inches minimum and the horizontal projection of six (6) inches minimum.
e Dimensional Cornice;

The visible profile of the parapet shall not continuously run more than fifty (50) feet at
Major Anchors, forty (40) feet at Shop Buildings and thirty (30) feet at Mini Anchors
and Pad Buildings without providing for horizontal or vertical offsets of two (2) feet
minimum. Refer to specific provisions for each building type as illustrated in Figures 3-
16 through 3-53 for the following:

o Parapet Height Variation;

Any parapets or sidewalls above roofs shall be finished with EIFS or other finish
material to match color used at adjacent walls.
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Building Walls:

Blank wall architecture is not permitted. All buildings are required to provide visually
consistent design on all sides. There shall be no long expanses (max. 50 feet at Major
Anchors, max. 40 feet at Shop Buildings and max. 30 feet at Mini Anchors and Pad
Buildings) of flat wall planes vertically or horizontally on all sides of buildings; see
specific provisions, including limits on length of flat wall planes, for each building

type.

Articulation shall include the use of pilasters, horizontal or vertical wall offsets,
recessed openings and storefronts, covered arcades, canopies, wall projections, color,
and texture and material changes. Refer to specific provisions for each building type as
illustrated in Figures 3-16 through 3-53 for the following:

Wall Face Variation;

Pilasters;

Upper Wall Break;

Wainscot;

Canopies and Wall Fins;

Corner and Demising Wall Variation;

All buildings along the streets (includes Mini Anchor G, all Shops Buildings, Pad
Buildings and “Future Development”) are to provide a minimum 4’-0” high stone
veneer wainscot . The Major Anchors, Mini A, Mini C and Mini F shall have a wainscot
of painted split face CMU or stone veneer to be reviewed and approved with Site Plan
Review. Refer to Exhibit L. This height may be increased for good proportionality. The
wainscot may be interrupted by building fenestration or storefront glazing. See Building
Types text for application.

Building facade materials and wainscot used on the front elevation are to be used on
the side and rear elevations in a consistent manner.

Entry Elements:

Entry elements shall be provided consistent with the provisions of each building type.
Refer to specific provisions for each building type as illustrated in Figures 3-16 through
3-53 for the following:

o [Entry Element;

Provide manufactured stone veneer at columns or pilasters to the top of parapet or
bottom of roof structure or eave line.
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Secondary Elements:

Secondary elements shall be provided consistent with the provisions of each building
type. Refer to specific provisions for each building type as illustrated in Figures 3-16
through 3-53 for the following:

e Secondary Elements;

Provide manufactured stone veneer full height at columns or pilasters to the top of
parapet elevations.

Arcades:

Arcades and or covered sidewalks may be provided at primary facades facing south or
west. Arcades and or covered sidewalks are not permitted at primary facades facing
north. Provide manufactured stone veneer at columns or pilasters to the base of the

roof structure or eave line.

Storefront & Glazing Systems:

Frames shall be dark bronze anodized aluminum finish. Tenants may propose alternate
frame colors per tenant criteria, however all colors shall be complementary to the
project color palette as shown in Appendix Exhibit K, and shall be approved by the
Master Developer and the City of Sparks. Refer to specific provisions for each building
type as illustrated in Figures 3-16 through 3-53 and to Exhibit K for allowable materials
and colors.

Building Mounted Lighting:

Provide decorative building mounted lighting at entry columns or pilasters. At arcades,
wall or column mounted lighting may be used in lieu of pole mounted lighting. See
Building Mounted Sidewalk Lighting.

Building Color:

All building elements must conform to the approved color palette as shown in
Appendix Exhibit K.

Exception:
Large, single areas of bright or intense colors up to 25% of any exterior wall
expanse for a single tenant are allowed.
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10.  Accent Elements:
The following materials or elements shall be used as accent elements as shown on the
architectural illustrations.
Simulated Stone Veneer;
Ceramic Tile;
Protected wood timbers;
Shutters;
False Windows;
Wall Fins;
Architectural grade pre-cast concrete;
Metal wall panels of various profiles (for use at signage areas)
All accent elements must conform to the approved color palette as shown in Appendix
Exhibit K.
Exception:
Bright or intense colors may be used for accent provided that the total area of
the accent does not exceed 10% of the total wall area.
11.  Tower Elements:
Tower elements shall be a minimum of 40 feet high as measured from the adjacent
building finish floor height. Tower elements may utilize a hipped roof with standing
seam metal roofing at a minimum pitch of 4:12 or a parapet-type condition with
dimensional cornice. All tower elements shall be 4 sided with matching architecture on
each side. Refer to Figures 3-16 through 3-53 for additional requirements.
Materials:
1. Concrete Masonry Units:
Split face CMU: Shall be painted with a color as represented in the Color Palette. See
Appendix K.
Smooth face CMU: Shall be used as single-course banding or as an accent bordered by
other materials listed herein and painted with a color as represented in the Color
Palette. See Appendix K.
2. Stone Veneer:

A single source and color shall be selected by the Master Developer and used by all
buildings in the project.
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Exterior Insulation and Finish System: (EIFS)

Texture of finish shall be a smooth, fine sand finish, except that other textures may be
considered for Pad Buildings as approved by the Master Developer and the City of
Sparks. Color shall be as represented in the Color Palette. See Appendix K.

Standing Seam Metal Roofing / Awning:

Provide panels with preformed seams 10” on center. Seam shall be 1-3/4” high. Finish
shall be manufacturer’s standard Kynar 500 Fluorocarbon finish. Systems utilizing snap
on battens are not acceptable. Colors conforming to the Color Palette, see Appendix K,
to be approved by The Master Developer and the City of Sparks. Once approved, this
shall be the standard for the project.

Panels shall be factory finished and formed sheet panels, intended for lapped seam
roofing installation.

Flat roofing:

The color for any “flat” roof material is to be white and shall be consistent throughout
the entire project. This does not apply to canopies.

Canopies and Wall Fins:

Fabricate out of architectural steel tubes or channels with welded joints. Concealed
fasteners are required, but exposed fasteners will be considered subject to approval by
the Master Developer and the City of Sparks.

All items must conform to the approved color palette as shown in Appendix Exhibit K

Coping, Flashing and Sheet Metal:

All metal gutters, downspouts, copings, flashings, cap flashings, etc are to use Kynar
pre-finished metal or equivalent as approved by The Master Developer. These items
shall architecturally blend with surrounding materials or presented as accent colors.

All items must conform to the approved color palette as shown in Appendix Exhibit K .
Galvanized metal is not an acceptable finish for sheet metal flashing.

Drive-Through Facilities:

1.

Standards for drive-through facilities are intended to provide safe, efficient circulation
and avoid site conflicts with pedestrian and other on-site vehicular movements. Design
of these facilities shall provide a clearly identifiable circulation route and provide for a
minimum of 8 vehicles stacked up to the first service window or a minimum of 140
feet.
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Drive-thru driveways, queue lanes, service windows and speaker boxes must provide
visual screening, including the light from vehicle headlights, from adjacent public
right-of-way, open space or adjacent residential areas by use of plantings, landscape
berms, walls, fencing or combination thereof. Speaker boxes shall not be heard beyond
the property line.

Service Areas:

1.

Loading and Trash Compactor Areas:

These areas shall not be located in a required setback, perimeter landscaping or
directly visible from a public street and internal public areas.

Loading areas shall be completely screened by a minimum ten (10) foot high by
minimum 70 foot long split-face CMU wall and shall only be open to allow delivery
trucks access to the loading door. The screening shall be incorporated with and
blended into the building design so that it is indistinguishable from the adjacent
building..

Trash compactor areas shall be completely screened by a minimum ten (10) foot high
by the trash compactor length split-face CMU wall and shall only be open to allow
trash trucks access to the compactor. The screening shall be incorporated with and
blended into the building design so that it is indistinguishable from the adjacent
building.

Utility and Mechanical Equipment Screening:

Utility and mechanical equipment areas (including electrical and gas meters, electrical
boxes, fire sprinkler post indicator valves, irrigation controllers, coolers and other such
ground mounted mechanical equipment) shall be screened from public view with
landscaping, architectural elements with materials and colors consistent with those of
the adjacent building or contained within the building architecture. Fire sprinkler
rooms shall be contained within the building architecture.

Trash Enclosures and Dumpsters:

All trash dumpsters and garbage bins shall be located within an enclosure which shall
be designed to match the building and constructed a minimum six (6) foot high, of
twelve (12) inch nominal depth split-face concrete masonry material painted to
conform to the color palette shown in Appendix K. Each enclosure shall be designed so
that the interior is at least 80% screened by the gate design.

Where an enclosure is directly adjacent to a building, it shall be incorporated as part of
the building architecture. Approval of the trash enclosure design is required by the
Master Developer, City and local waste disposal company.
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Trash enclosures shall utilize metal framed doors/gates with solid, opaque metal
panels. The gates and panels may be painted or pre-finished. The design of which shall
be approved by the Master Developer and the City of Sparks. Colors shall conform to
the color palette shown in Appendix K.

Wood or chain link gates (with or without slats) are prohibited.

Qutdoor Storage:

All storage shall be contained within the building architecture or screened from public
view by way of decorative walls and landscaping. Outdoor storage without a screening
mechanism is prohibited. The surface of the area to be used for outdoor storage shall
be paved with a non-permeable material such as asphalt or concrete or other such
material acceptable to the City of Sparks administrator to control fugitive dust.

Chain link fencing and gates (with or without slats) are prohibited.
All outdoor storage shall comply with Sparks Municipal Code Section 20.41.070.

No outdoor storage or display of merchandise on sidewalk areas or parking areas
except as allowed by the City of Sparks Municipal Code.

Building Types

Major Anchor Buildings:

1.

Defined as any single tenant in a building space equal to or greater than 12,000 square
feet.

Entry Elements shall be provided such that they are proportionate with the tenant’s
frontage and are limited in height to forty-three (43) feet above the respective building’s
finish floor height, and a minimum of six feet above the parapet.

Top of parapet heights shall be twenty-four (24) feet minimum above the respective
building’s finish floor height. The height shall be at least as tall as the tallest roof
mounted equipment to screen from sidewalk and parking lot.

Refer to Figures 3-16 through 3-53 on the following pages for Major Anchor elevation
design requirements and conceptual elevations. Designs based on tenant criteria will
be allowed subject to conformance with the provisions of the Building Design
Standards and approval by the Master Developer and the City of Sparks Administrator.

All elevations shall include enhanced architectural features: stone veneer pilasters full
height of building; canopies and wall fins; wall variations (minimum of 2 feet); parapet
variations (minimum of 4 feet); mix of building materials; mix of building colors;
wainscot treatment.
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6.

Exception: Wall variations at the rear truck loading areas of the major anchor
tenants may be 12 inches so as not to interfere with truck access.

Building height is as defined in Title 20.05 of the Sparks Municipal Code.

Mini Anchor Buildings:

1.

6.

Defined as any single tenant in a building space equal to or greater than 4,000 square
feet and less than 12,000 square feet.

Entry Elements shall be provided such that they are proportionate with the tenant’s
frontage and are limited in height to thirty-two (32) feet above the respective building’s
finish floor height.

Top of parapet heights shall be a minimum of twenty-four (24) feet above the
respective building’s finish floor height. The height shall be at least as tall as the tallest
roof mounted equipment to screen from sidewalk and parking lot.

Refer to Figures 3-16 through 3-53 on the following pages for Mini Anchor elevation
design requirements and conceptual elevations. Designs based on tenant criteria will
be allowed subject to conformance with the provisions of the Building Design
Standards and approval by the Master Developer and the City of Sparks Administrator.

All elevations shall include enhanced architectural features such as: stone veneer
pilasters full height of building; false windows; canopies and wall fins; wall variations
(minimum of 2 feet); parapet variations (minimum of 4 feet); mix of building materials;
mix of building colors; wainscot treatment.

Building height is as defined in Title 20.05 of the Sparks Municipal Code.

Shop Buildings:

1.

2.

Defined as a multi-tenant in-line building with tenant spaces 4,000 square feet or less.

Top of parapet heights shall be a minimum of twenty-two (22) feet above the respective
building’s finish floor height. The height shall be at least as tall as the tallest roof
mounted equipment to screen from sidewalk and parking lot.

Parapet and arcade front roof lines shall not be continuous for more than forty (40) feet
without some variation in height.

Refer to Figures 3-16 through 3-53 on the following pages for Shop Building elevation
design requirements and conceptual elevations. Designs based on tenant criteria will
be allowed subject to conformance with the provisions of the Building Design
Standards and approval by the Master Developer and the City of Sparks Administrator.
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All elevations shall include enhanced architectural features such as: stone veneer
pilasters full height of building; false windows; canopies and wall fins; wall variations
(minimum of 2 feet); parapet variations (minimum of 2 feet); mix of building materials;
mix of building colors; stone veneer wainscot treatment.

Building height is as defined in Title 20.05 of the Sparks Municipal Code.

Sidewalk planter areas shall be provided at a rate of 32 square feet per each 20 linear
feet of primary building frontage. The minimum width of the planter area shall be 4
feet. Planter area may be combined into larger areas to allow design flexibility;
however, the entire required area may not be placed in only one location. The
intention is that planter areas must be dispersed along the primary frontage of any
given building to the extent possible, without conflict with required sidewalk width
and/or wall plane variations.

Pad Buildings:

1.

Defined as any single tenant to be located in a free-standing building, including in the
area indicated as “Future Development” at the corner of Pyramid Highway and Los
Altos Parkway.

The elevation design requirements for Pad Buildings shall be as required for Mini
Anchor Buildings except as modified below.

Roof shapes, canopies, awnings and facade design shall be visually consistent around
the entire perimeter of the building. Blank walls exceeding thirty (30) feet horizontally
are not allowed.

Storefront systems shall be complementary to the approved color palette as shown in
Appendix Exhibit K.

Top of typical parapet height shall be limited to twenty-two (22) feet above the
respective building’s finish floor height. The height shall be at least as tall as the tallest
roof mounted equipment to screen from the sidewalk and parking lot. Where sloped
roofs are used, roof shapes and articulation are required such that there shall be a mix
of gable end and hipped roof configurations with no continuous straight runs
exceeding forty (40) feet.

Buildings larger than 12,000 square feet will have higher parapets than smaller tenants;
however, in no case shall parapet heights or canopy / entry design elements at the free-
standing building be higher than those established for Major Anchor tenants, as
measured from the finish floor of the freestanding building.

Canopy / Entry design elements may project above the typical parapet line by a
maximum of twenty-five (25) percent of the parapet height and laterally the length of
25% of the building side. Such elements shall be 4-sided.
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10.

11.

All service areas, coolers, and dumpsters shall be fully screened from public view or
otherwise incorporated into the building architecture as described in “Service Areas”
above.

Provide minimum 4 foot high stone veneer wainscot at all sides of Pad Buildings to be
constructed at Pad A, Pad B, and at the area indicated as “Future Development”. Refer
to Chapter 1, Figure 1-3.

Building height is as defined in Title 20.05 of the Sparks Municipal Code.

Sidewalk planter areas shall be provided at a rate of 32 square feet per each 20 linear
feet of primary building frontage. The minimum width of the planter area shall be 4
feet. Planter area may be combined into larger areas to allow design flexibility;
however, the entire required area may not be placed in only one location. The
intention is that planter areas must be dispersed along the primary frontage of any
given building to the extent possible.

Construction, Operation, and Maintenance

General:

1.

All construction job-sites within Sparks Crossing shall be maintained in a clean and
orderly fashion.

The Master Developer reserves the right to provide appropriate and reasonable clean-
up activities and assess the cost of this clean-up against the offending entity.

All outdoor construction activities shall be limited as follows:
Monday through Friday: 7:00 A.M. to 7:00 P.M.

Saturday: 9:00 A.M. to 5:00 P.M.

Sunday: No construction activities are allowed.

The Master Developer shall provide and install signs at project entries stating these
limits for the duration of the construction. The Master Developer shall cause these signs
to be removed at the appropriate time.

The contractor shall be required to provide curb cuts for all ingress/egress areas onto a
paved street. Ramping over curbs is prohibited.

In order to prevent construction debris, dirt and mud from transferring from trucks,
vehicles or equipment onto the paved street, the contractor shall install pavement,
gravel or similar surface treatment at all ingress/egress points a minimum of fifty (50)
feet from said access point.

Any entity constructing any real property at the project shall provide the name and
telephone number of a contact person to the City of Sparks, to be available on call on a
24-hours-a-day, 7-days-a-week basis.
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7. Deliveries to the site and noise-generating maintenance such as parking lot sweeping,
snow removal and trash service shall be limited to 7 am to 10 pm. No truck idling shall
be permitted outside these hours.

Temporary Uses and Structures:

1. All temporary uses and or structures shall comply with Sparks Municipal Code, Section
20.41.

Construction Yards:

1. Construction yards are defined as temporary areas for the storage of materials, supplies,
equipment, tools, stockpiles of useable construction materials and other items typically
associated with construction projects of this size such as storage containers,
construction trailers and temporary office trailers. Mobile set-up permits are required
by the State of Nevada and The City of Sparks prior to delivery and set up.

2. Construction Yards shall:

a. be approved by the City of Sparks and in compliance with Sparks
Municipal Code, Section 20.41;

b. be associated with a specific project with an approved permit;
C. be fenced and located on private property out of public view to the
extent possible. Yards shall not be placed in required parking spaces or

block pedestrian/vehicular access;

d. be removed prior to final inspection of the last building or final
approval for the project.
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Figure 3-16 — Colored Elevation Key Map
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