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Planned Development Submittal 
The Legends at Sparks Marina 

 
Chapter 1 Project Description 
 
I. Introduction 
 
Developer/Property Owner Information 
Sparks Legends Development, LLC 
4717 Central 
Kansas City, MO 64112 
 
Officers: 
Dan Lowe 

Michael Ebert 

Scott Rehorn 

Jeff McMahon 

Steven Maun 

Jeff Teets 

 
Assessor’s Parcel Numbers and Existing Zoning 
This development will occupy parcels south of East Lincoln Way identified as 037-030-16 and 
037-030-18 (known as the Capital Development property).  The existing Zoning for all parcels is 
TC (Tourist Commercial).  However, a zone change to NUD (New Urban District) is associated 
with this Planned Development Handbook that will apply to all parcels in the development. 
 
This development will also occupy parcels on the south side of the existing East Lincoln Way 
right-of-way identified as 037-020-48 and 037-020-49 (known as the Marina Properties 
property).  The existing Zoning for these parcels is NUD (New Urban District).   
 
This development will occupy parcels on the north side of East Lincoln Way identified as 037-
020-22 and 037-030-07 (known as the Don Mello property).  The existing Zoning for these 
parcels is TC (Tourist Commercial).   
 
This development will also occupy parcels on the north side of the existing East Lincoln Way 
right-of-way identified as 037-020-47 and 037-020-52 (known as the Lakemont property).  The 
existing Zoning for these parcels is TC (Tourist Commercial).   
 
Finally, acquisition of portions of three existing parcels is being pursued to obtain additional 
right-of-way width for Sparks Boulevard at the intersection with Lincoln Way, and for 
realignment of the Lincoln Way right-of-way at the northwest corner of the development. 
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The development will occupy a total of approximately 149.85 acres, including all rights-of-way 
through the development.  Of that area, the Lincoln Way right-of-way occupies 10.12 acres, and 
the new access road rights-of-way occupy 7.47 acres.  There will be approximately 17.59 acres 
devoted to public right-of-way, which includes both new and existing right-of-way.  The existing 
right-of-way includes both existing and planned sections of East Lincoln Way.  The proposed 
use for the development is destination retail (similar to TC-Tourist Commercial) and 
entertainment.  The development is intended to provide a regional destination 
retail/entertainment development that will be unique in the Reno/Sparks area and become a 
tourism destination with a market area extending beyond state lines. 
 
II. Project Location 
 
The project location is in the Marina District Redevelopment Area 2 as defined by the City of 
Sparks Community Development Department.  A vicinity map is provided in Exhibit A-1. 
 
III. Project Goals and Policies 
 
This development supports many of the goals and policies of the City of Sparks Master Plan, 
including the Land Use element and the Transit Oriented Development Corridor Area Plan, as 
well as goals and policies of the Truckee Meadows Regional Plan.  When the Planned 
Development Handbook was originally adopted in December 2006 and the subsequent 
amendment adopted in May 2008, it's important to note that the Marina Area Plan was a part of 
the City's Master Plan document.  The Marina Area Plan played a large role in the creation of 
this planned development handbook and standards contained herein.  With the adoption of the 
Transit Oriented Development Corridor Area Plan in July 2009, the Marina Area Plan was 
removed from the City's Master Plan document.  Although the Marina Area Plan is no longer a 
part of the City's Master Plan, the goals, policies, and standards from that plan which have been 
incorporated into this handbook, are consistent with the goals and policies of the City's current 
master plan document, including the Transit Oriented Development Corridor Area Plan. 
 
City of Sparks Master Plan—Land Use Plan Goals and Policies 
The following goals and policies are supported by this development: 
 
GOAL LU1: To create a growth pattern which assures flexible, feasible and efficient 

developments and which includes natural and cultural amenities.” 
 

POLICIES: 
LU1a. The City will support a preferred growth pattern which applies consistent 

and uniform standards to areas planned for similar uses. 
 

LU1b. The City will ensure that development is in accord with the Master Plan and 
other land use controls to accomplish growth management goals. 

 
LU1c. The City will approve development plans which address conditions unique 

to the developing area to minimize impacts to adjacent properties and assure 
protection of natural and cultural resources.” 
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ACTION STRATEGIES 
1. Apply appropriate sections of the City's Municipal Code to all development proposals. 
2. Allow only developments which meet the proper land use designation of the City's 

Master Plan and the Regional Master Plan. 
3. Review all projects in relation to their geographic location, impacts to adjacent 

communities, fiscal impact and mitigation measures to protect natural and cultural 
resources.  Apply specific conditions of approval tailored for each development 
proposal.” 

 
GOAL LU4: To ensure areas for open space, recreation and greenbelts.  To create 

identifiable entrances and gateways to the City. 
 
POLICIES: 

LU4a.  The City supports the protection of wetlands and wildlife habitats. 
 

LU4b. The City supports development of a comprehensive park system which 
includes neighborhood, community and regional parks. 

 
LU4c. The City supports all scenic and recreational resources to be preserved as 

open space development within planned developments and/or cluster type 
projects. 

 
ACTION STRATEGIES 

1. Create land uses to designate and protect wetlands and wildlife habitats.   
 

2. Establish designated areas for parks and joint development of recreational facilities. 
 
GOAL LU5: To support land uses and development that assures an appropriate balance 

of population and employment distribution within the City.   
 
POLICIES: 

LU5a. The City will encourage land uses and development which maintains a 
balance of population, housing and employment within urban areas. 

 
ACTION STRATEGIES 

1. Maintain a data base on employment, housing and population.  Maintain a potential ratio 
of 1.5 jobs per dwelling unit by allocating land use acreages in the Master Plan which 
will accommodate this ratio. 

 
GOAL H1: To provide a spectrum of housing to meet the City's needs, ranging from 

affordable entry level to more expensive homes, emphasizing value and 
quality. 

POLICIES: 
H1a.  Plan for adequate residentially zoned property for the development of 

housing for all income groups. 
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H1b.  Support the development of affordable housing through incentive programs 
to encourage the construction of housing units affordable to low and 
moderate income households. 

H1c.  Review new housing proposals (private, non-profit and public agencies) and 
support those proposals and programs that meet the City's housing needs 
and are consistent with other City and Regional goals and policies. 

H1e.  Pursue federal, state and local funding to support the joint public/private 
development of low and moderately priced housing.” 

 
GOAL H3: To encourage infill, conservation, redevelopment and rehabilitation through 

public and private development. 
 
POLICIES: 

H3f.  Provide for high density residential development near the redevelopment 
core and elsewhere in the community where appropriate. 

 
ACTION STRATEGIES 

9. In the City of Sparks review of proposed residential projects is conducted in a timely 
manner and consistent standards for quality are applied to residential development. 

 
The proposed development will also further the goals and policies of the Marina District within 
the City of Sparks Transit Oriented Development Corridor Area Plan as detailed below: 
 
Goal 3.1: Highlight Sparks Marina as a Regional Recreation Destination 
The City will work with the development community to develop the Sparks Marina District as a 
vibrant mixed-use area that is connections, and mix of uses. 
 
Key strategies for the City to take to achieve this goal: 
 
3.1 a  Support Waterfront Redevelopment and Infill 
Redevelop underutilized parcels north of the Sparks Marina waterfront to support its mixed-use 
recreation activities. 
 
3.1 b. Integrate Legends at Sparks Marina with Adjacent Development 
New development adjacent the Legends at Sparks Marina project should be integrated to the 
development through appropriate use, height, and design transitions and through connected 
streets and pathways. 
 
3.1 c. Build on Recreation and Entertainment Theme 
The City will work with the Sparks and Reno-Sparks Chambers of Commerce to market the 
Sparks Marina area to new businesses to further build on the recreation and entertainment theme. 
 
Goal 3.2: Create Cohesive Neighborhoods throughout the District Emphasizing 
Connectivity to Sparks Marina 
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Existing and new neighborhoods within the district should be well connected to the marina 
activity center to facilitate use of the recreation amenities and goods and services by nearby 
residents. 
 
Key strategies for the City to take to achieve this goal: 
 
3.2 a. Develop the Northern Gateway Marina Neighborhoods 
Develop the vacant lands to the north of the Red Development area as a gateway into the district 
by emphasizing coordinated landscaping and streetscape improvements. Residential 
neighborhoods should each relate to the other through transitions and architecturally compatible 
styles and color schemes in-keeping with the established marina-themed development. 
 
3.2 b. Improve Connections between Existing and Future Neighborhoods and the Marina 
and Activity Center Development 
As redevelopment of underutilized lands around the Marina moves forward, efforts should be 
made to improve pedestrian connectivity between existing older neighborhoods along Prater 
Way and the Marina-focused activity. 
 
Truckee Meadows Regional Plan—Plan Goals and Policies 
The following goals and policies are supported by this development: 
 
GOAL 1.2: Between 2002 and 2022, Local Government and Affected Entity Master 

Plans, Facility Plans and other similar plans will provide for the necessary 
resources, services and infrastructure to support the following population 
and job growth:  at least 35% of the region’s population growth and 35% of 
the region’s jobs growth within McCarran Blvd.; and not more than 64% of 
the region’s population growth and 64% of the region’s jobs growth within 
the TMSA, outside McCarran Blvd. 

 
POLICIES: 

1.2.2    The Regional Plan defines the following priorities for regional development, 
in the order listed, for the provision of public facilities and services in order 
to support the desired development pattern, which may extend beyond this 
20 year plan. 
1) Downtown Centers; 
2) TOD Corridors between Downtown Reno Center and the Downtown 
Sparks Center and between the Downtown Reno Center and the 
Meadowood Center; 
3) Regional Centers within or transected by the McCarran Blvd. ring road; 
4) TOD Corridors from the Downtown Reno Center to North McCarran 
Blvd., the Downtown Reno Center to West McCarran Blvd., and the 
Downtown Reno Center to the Reno-Tahoe Airport Center; 
5) Infill development within McCarran Blvd.; 
6) TOD Corridors from North McCarran Blvd. to the Stead Center, from 
the Meadowood Center to the Redfield Center, and west from McCarran 
Blvd. to I-80, and from the Downtown Sparks Center to Vista Blvd; 
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7) Regional Centers outside the McCarran Blvd. ring road; and, 
8) All other areas within the Truckee Meadows Service Areas. 

 
1.2.11   To conform with the Regional Plan, Local Government Master Plans must 

include incentives, strategies, programs or policies to: 
1) promote infill development; 
2) preserve neighborhoods; 
3) revitalize urban areas; and 
4) meet the population and employment growth capacity goals 
consistent with Table 1.2.1 in Policy 1.2.1.; 

 In addition, Master Plans are encouraged to address human-scale design, 
inter-connections to other parts of the region and internally, diversity of land 
uses, and multi-modal transportation. Infill incentives, strategies, programs 
or policies may provide encouragements for public and/or private 
improvements in Downtowns and other development target areas. To 
conform with the Regional Plan, Local Government Master Plans must 
include appropriate incentives, strategies, programs or policies to promote 
infill within the McCarran Blvd. Ring road. These may include, but are not 
limited to: 
1) Allowing higher density development – especially transit oriented 
development – along TOD Corridors and in other designated infill locations 
by right when implemented with development and design standards that 
provide for compatibility with existing neighborhoods along or adjacent to 
the TOD Corridor or infill area; 
2) Adjustments to permit fees, impact fees and exactions, to encourage infill 
development within the McCarran ring road, by lowering development costs 
and accelerating the development approval process; 
3) Use of public investment (capital improvement programs, including those 
of Affected Entities such as the school district and RTC) and subsidies (e.g., 
redevelopment funds, HOME and CDBG funds, federal transportation 
money, etc.) to offset costs of infill development; 
4) Appropriate development standard adaptations (e.g., parking standard 
reductions); and 
5) Other policies, strategies or programs to achieve the requirements of NRS 
278.0274  (3) and (4). 

 
The proposed project is also located within the Transit Oriented Development (TOD) Corridor 
Area Plan and the City’s Redevelopment Area 2. 
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IV. Surrounding Land Uses/Vicinity 
 
Surrounding Zoning and Land Uses 
The current zoning directly adjacent to the proposed development property includes TC (Tourist 
Commercial), R4/PUD, and NUD (New Urban District) to the north of the development and PD 
(Planned Development) and R1-40 to the west of the development.  Property located across 
Sparks Boulevard to the east of the proposed development includes properties zoned as I 
(Industrial), IC (Industrial Commercial) and C2 (Commercial).  Property located across Interstate 
80 to the south of the proposed development is zoned as CI (Commercial Industrial) and I 
(Industrial).  See Exhibit A-2 for existing zoning map.   
 
The current and master planned land uses directly adjacent to the proposed development property 
includes TC (Tourist Commercial) and MDR (Medium Density Residential) to the north of the 
development and P (Park) and HDR (High Density Residential) to the west of the development.  
Property located across Sparks Boulevard to the east of the proposed development includes 
existing and planned uses of GC/CI (General Commercial/Commercial Industrial) and I 
(Industrial).  Property located across Interstate 80 to the south of the proposed development 
includes existing and planned uses of CI (Commercial Industrial) and I (Industrial).  See Exhibit 
A-3 for existing Master Plan land use plan.  
 
Proposed Land Use Relative to the Adopted City Master Plan 
The proposed land use is consistent with the adopted City of Sparks Master Plan.  The parcel is 
planned for TC (Tourist Commercial) on the City of Sparks Master Plan Land Use Plan.  The 
proposed land use of the Planned Development is consistent with this zone.  
 
V. Site Analysis 
 
Flood plain/Floodway Issues 
The site does not generally include flood plain area, based on the newly revised FEMA flood 
plain maps, except the portion of the site which is existing lake and a small portion at the 
southeast corner of the Don Mello property.  The portion on the Don Mello property will be 
removed from the 100-year flood plain via a Letter of Map Revision (LOMR) which is now in 
process. 
 
Slope Map 
The site topography does not require slope analysis. 
 
Site Grading 
The existing site is bounded on the south by Interstate Highway I-80, on the east by Sparks 
Boulevard, on the west by Sparks Marina Lake and existing residential development (multi-
family), and on the north by the Ghiggeri property and existing residential property 
(multifamily). The existing site topography, shown on Exhibits C0.1 and C0.2 is fairly flat with 
slight fall to the west towards the Marina Lake but the largest amount of relief being construction 
debris deposits from the previous owner of the land.  
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Due to the high profile status of this project for the City and RED Development there are many 
elements and factors that are incorporated and addressed with the site grading. The site grading 
addresses each of these as follows: 
 

• Provide easy access into the site with gradual and gentle slopes off of East Lincoln Way 
and Sparks Boulevard. The entry slopes range from 1% to 2%. 

 
• Maintain positive drainage to collection points that convey the storm water to the Sparks 

Marina Lake or south to the Truckee River. Most of the storm water is conveyed to the 
Sparks Marina Lake with a small remainder conveyed to the Truckee River. A storm 
water drainage report has been prepared for this project and is located in the appendix. 

 
• Provide for easy pedestrian access to all areas of the site, including the Marina Pathway. 

Pedestrian access routes range from 1% to 2% making the entire site easy to navigate by 
pedestrians, including those with disabilities. 

 
• Provide for a prominent high elevation element that is centrally located to the 

entertainment district and baseball field. This is located just on the south side of the 
entrance into the baseball field and the focal point to the entertainment district.  

 
• Provide the elevation element necessary to allow the baseball field to be located below 

the surrounding topography in a “bowl-like” setting. The baseball field is set 
approximately 8-15 feet below the surrounding grades. 

 
• Provide for matching the existing boundary topography based on the grading criteria set 

by the City of Sparks. 
 

• Provide for grading the site to adequately allow for gravity flow of sanitary sewers to the 
proposed 60” sanitary sewer that will be installed by the City of Sparks; and to an 
existing sanitary lift station at the northwest corner of the site possessing sufficient 
capacity to handle a portion of the project’s load.  

 
The developer shall submit a grading plan for any phase of the project to the approval of the 
engineering manager for community development.  Prior to the issuance of a grading permit for 
the development, the developer shall post a surety bond for re-grading and reclamation as well as 
proof of a storm water discharge permit from the Nevada Department of Environmental 
Protection. 
 
The site grading is shown on Exhibits C2.1 and C2.2. 
 
VI. Project Description 
 
Planned Components of the Development 
The portion of the development south of Lincoln Way (Main Retail Center – Labeled as Retail A 
through I on Exhibits A-4, A-4.1 and A-4.2), occupying a total of approximately 115.66 acres 
including rights-of-way, will include retail stores ranging in size from as small as 1000 square 
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feet up to as much as approximately 250,000 square feet.  The majority of the retail space will be 
developed around a landscaped pedestrian plaza which incorporates numerous landscaped areas 
and water features that extend throughout the development, and connect to the lake west of the 
property.  Part of the retail space may include large retailers which will be located as stand-alone 
stores away from the main center to make better use of the parking area and to balance the 
parking needs on the site.   
 
In addition to the retail space, restaurants will be included in the development, possibly including 
a sports bar/restaurant and a restaurant/live music venue.  These spaces will be integrated 
throughout the center along the pedestrian way and at the lakefront.  Additionally, pad sites for 
additional restaurants are located near the development’s main entry drives and the highly visible 
southeast corner of the site.  (Pad sites are labeled as Pads 1 through 13 on Exhibits A-4, A-4.1 
and A-4.2) 
 
The development plan also currently includes a minor league baseball stadium, planned to have 
approximately 5500 fixed seats and 24 private suites.  The baseball stadium will add to the 
entertainment component of the development, and will be designed to be physically and 
aesthetically integrated into the retail and entertainment center. 
 
The inclusion of the baseball stadium in the plan is contingent upon several factors which are not 
defined at this time (ballpark ownership, financing, franchise agreement, etc.).  Therefore, if the 
baseball stadium is not deemed feasible by the developer, an additional amount (up to 150,000 
square feet) of retail, restaurant, or entertainment development may be added to the plan in place 
of the baseball stadium.  Refer to Appendix 3 for a supplementary plan and Appendix 4 for 
traffic impacts related to this optional scheme. 
 
A single building presently planned for a location directly adjacent to the baseball stadium may 
include retail space/health club, a hotel (approx. 100 rooms), and residential condominium units 
(approx. 60 units).  The building will include structured parking levels for the hotel and 
condominium units (approx. 170 spaces).  The gross finished floor area will occupy 
approximately 150,000 square feet. 
 
The portion of the development north of Lincoln Way (Northeast Anchor site), occupying a total 
of approximately 24.08 acres, will include a large retailer (approx. 204,000 square feet – Retail 
N on Exhibit A-4) and up to five stand-alone pad sites (Pads 8 through 12 on Exhibits A-4, A-4.1 
and A-4.2).  The design of the buildings in this portion of the development will incorporate the 
same materials as the Main Retail Center, with additional materials subject to approval of the 
administrator.  
  
The portion of the development at the northwest corner of the site (Luxury Motor Coach Dealer 
– Retail X on Exhibits A-4, A-4.1 and A-4.2), occupying a total of approximately 8.31 acres, will 
include a single use retailer (approx. 35,000 square feet) for the purpose of sales and minor 
service of Luxury Motor Coaches and related recreational vehicles and products.  The design of 
the building in this portion of the development will also incorporate the same materials as the 
Main Retail Center, with additional materials subject to approval of the administrator. 
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Project Summary Table 
Project Component Land Use Acres Area (S.F.) 
Main Retail Center A-M, 
Pads 1-7, 13 

Retail/Restaurant/Entertainment/ 
Hotel/Condo/Retail-Health Club 107.03 1,373,680  

Baseball Stadium  Baseball Stadium – Includes Field 
Incl. 

Above 224,240 
Northeast Anchor Tenant 
(Retail N and Pads 8-12) Retail/Restaurant 34.19 203,319 
Luxury Motor Coach Dealer 
(Retail X) Retail 8.31 35,200 
Public ROW (Lincoln Way) Public Street 10.12 n/a 
Public ROW (Site access) Public Street 7.47 n/a 

 
A conceptual development plan is attached as Exhibit A-4. 
 
VII. Architectural Theme 
 
The Legends at Sparks Marina development, located next to the Sparks Marina and bounded by 
I-80 to the south; East Lincoln Way and the northern property line to the north; and Sparks 
Boulevard on the east, is an exciting Destination Development. 
 
The architectural and landscape elements and character of this site will create a high quality 
retail lifestyle/entertainment center. Through the use of sophisticated building materials like 
cultured stone, cast stone and brick combined with diverse and well-designed landscaped areas, 
the retail center will be an attractive asset to the community. On approach, the extensive 
landscape canopies will make the site visually pleasing. Upon entering the site the retail 
buildings will be attractive by the use of quality materials and architectural detailing at the 
pedestrian level. Paving, landscape and building design will all be coordinated in the level of 
detail and quality. 
 
Elements such as trellises, colonnades and overhangs will be used on this site. The combination 
of different materials in the landscape and the building façade is key to keeping the development 
interesting and enjoyable on the pedestrian level. The main concept of this site allows shoppers 
to walk all around the site, thus the use of decorative paving surfaces, landscaped areas and 
covered architectural elements are key to the success of the development.   
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Illustrative example of development quality. 
 
The buildings on the site will be “four-sided” buildings with the same quality materials being 
used on every part of the building. Exterior equipment and service and loading areas will be 
screened with landscape and/or architectural walls. The buildings will include sloped roofs at an 
angle which is suitable to the architectural style of the buildings. Site and building lighting will 
help maintain the quality appearance of the project at night. 
 
The shops and restaurants will be designed in a way that interacts with the water and landscaping 
along the pedestrian path, allowing for key elements along the way, such as fountains, outdoor 
fireplaces and themed planting areas.  A central signage tower attracts the visitor to the center 
and creates a focal point.  Lighting at night brings the place alive for sunset dining by the water’s 
edge or a stroll through the center.  Enhanced paving, plantings, fun storefronts, and pedestrian 
amenities make for an enjoyable daytime experience. 
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Illustrative example of development quality. 
 
Parking areas will be landscaped to provide a comfortable walk from the car or transit stop to the 
shopping district.  Extensive attention to pedestrian walkways will interconnect different areas of 
the site and provide connections to the surrounding community.  The perimeter streets are 
buffered with landscaping and bermed to screen the parking areas.  Services, roof top equipment, 
ground equipment and loading will be screened with fragment walls and bermed landscape.   
 
Conceptual elevations are shown in Exhibits A-5.1 through A-5.12 for the Main Retail Center, 
A5.21 through A5.24 for the Luxury Motor Coach Dealer, and A5.31 through A5.33 for the 
Northeast Anchor Tenant, and preliminary material selections are shown in Exhibits A-6.1 
through A6.7. 
 
 
 
VIII. Infrastructure 
 
Water Service 
The bulk of the existing site does not have water service but there are adjacent water service 
mains available for extending service to and through the site. At the abandoned outlet mall there 
is a main loop that comes off of the water main that runs along Sparks Boulevard. Most of this 
existing main loop at the abandoned outlet mall will need to be removed to accommodate new 
construction but the connection to the main along Sparks Boulevard may be utilized. There is 
also a water main that has been extended east along East Lincoln Way at Marina Gateway Drive 
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that will be extended along East Lincoln Way to make a connection to the water main on Sparks 
Boulevard.  Exhibits C5.1 and C5.2 show the water system schematic for providing domestic 
water service and fire protection to the development sites. 
 
The schematic design of the water main for the site development and an application for Level 2 
Discovery has been submitted to the Truckee Meadows Water Authority for review. Truckee 
Meadows Water Authority is in the process of determining the exact amount of water rights.  At 
a later date an application for commercial service will be applied for and the project will be put 
into the queue for commercial water service. 
 
The City of Sparks currently uses effluent from their sanitary sewer system to irrigate the 
existing sports fields on the Don Mello parcel. The effluent discharge point is located at the 
southeast corner of the site. The City has acknowledged that the effluent can be used for 
irrigation purposes of this development, which can be used as a credit towards obtaining water 
rights for this property. This effluent will be incorporated into the irrigation for this development 
during final design. 
 
The developer will dedicate sufficient water rights per S.M.C. 17.12.075(a)(1) to adequately 
serve the project prior to the issuance of a building permit for the project. 
 
A summary of preliminary water demand calculations is found prior to Chapter 1 of this 
document. 
 
Sanitary Sewers 
The existing site does not have any sanitary sewer service available except the existing sewers 
that are in place to serve the abandoned outlet mall. Currently, the City of Sparks has completed 
design to extend a 60” sanitary sewer main interceptor south along Sparks Boulevard that turns 
westward along the north right-of-way of Interstate Highway I-80 for approximately 1250 feet 
then continues on south under Interstate Highway I-80 to the treatment plant. This alignment is 
shown on Exhibits C5.3 and C5.4.  The 60” sanitary sewer main is being designed by Shaw 
Engineers and they are looking at additional alternative routes for the City and putting cost 
estimates together to confirm the best alignment.  
 
Based on the current design of the proposed 60” sanitary sewer main interceptor and raising the 
site grade where appropriate it appears that most if not all of the Main Retail Center site can be 
conveyed to the new interceptor via gravity sewers. However, final design of the interceptor 
along with final site grades may require a portion of the site to be conveyed to the existing 
system that is in place for the abandoned outlet mall. The proposed sanitary sewer alignment is 
shown on Exhibits C5.3 and C5.4. 
 
For the Luxury Motor Coach Dealer, there is an existing 12” sanitary sewer main in the existing 
right-of-way for East Lincoln Way.  Portions of this existing main will need to be relocated, but 
this main will be sufficient to serve this site. 
 
The City of Sparks currently uses an estimated quantity of 10,000 gallons per day per acre for 
sanitary sewer usage. Since the total site area is approximately 149.85 acres this would equate to 
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1,498,500 gallons per day. At this time it would appear that the proposed 60” sanitary sewer 
facilities have the capacity to serve the site sanitary sewer that would be conveyed to it. Final 
design will incorporate the size and depths of the proposed sanitary sewer that will convey 
sewage from the development to the proposed 60’ sanitary sewer interceptor. 
 
There is also an existing sanitary sewer lift station off-site near the northwest corner of the 
property, which, along with its feeder lines, has adequate capacity to serve the northwest portion 
of the site, including the RV dealership and adjacent pad sites.  Utilization of this lift station will 
reduce the amount of import fill material that would otherwise be required to drain this corner of 
the site by gravity alone to the 60” sewer noted above. 
 
Storm Water Reports and Plans 
The developer shall provide a final hydrological report for the project in conformance with the 
city’s draft Hydrological Criteria and Drainage Design Manual (HCDDM) for review and 
approval by the Engineering Manager for Community Development prior to approval of a 
building permit for any portion of the project.  Each successive phase of the project shall submit 
an updated hydrological report for review and approval by the Engineering Manager for 
Community Development showing the cumulative effect of the developed portion of the project 
along with the proposed phase’s effect on the total discharge into the drainage system.  The 
storm water and drainage plans for the development shall be reviewed and approved by the 
Engineering Manager for Community Development prior to the issuance of a grading permit for 
the project. 
 
The developer shall utilize structural controls for the treatment of storm water runoff in 
accordance with the methods and practices prescribed in the Truckee Meadows Structural 
Controls Design Manual. 
 
Preliminary Hydrology Report 
The hydrology report is attached as Appendix 1. 
 
Traffic Report 
The Traffic Report is attached as Appendix 4. 
 
Easements or Restrictions 
Utility easements are shown on Exhibit C0.1 and C0.2.   
 
Avigation Easement 
The developer shall demonstrate to the approval of the administrator that an avigation easement 
has been granted to and accepted by the Airport Authority of Washoe County prior to issuance of 
any building permit for the project. 
 
Waste Management 
The developer shall obtain a “will serve” letter from waste management/Sparks sanitation prior 
to the issuance of a building permit for the project. 
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District Health Department Requirements 
The developer shall comply with the requirements of the Washoe County District Health 
Department, including but not limited to the items discussed in the letters transmitted to the 
developer regarding this project, to the approval of the administrator and public works director. 
 
Fire Department Requirements 
The developer shall comply with all requirements of the fire department, including but not 
limited to developing a plan to provide adequate emergency access throughout the site, 
developing a master fire hydrant and fire flow plan, developing a master fire department 
connection (FDC) plan, and installing fire suppression and/or alarm systems to the approval of 
the Fire Chief prior to the issuance of a building permit.  Refer to Exhibits C-6.1 and C-6.2. 
 
Reciprocal easements 
The developer shall provide irrevocable reciprocal parking, access, storm drainage maintenance, 
and landscape easements over the entire approximately 149.85 acres commercial site to the 
approval of the Public Works Director and the Administrator prior to the issuance of a building 
permit.  These easements shall be incorporated into the recorded documents for the commercial 
site. 
 
IX. Project Phasing 
 
Phasing 
The project is proposed to be constructed in a single phase multiple phases.  Exact timing and 
sequencing of construction of each area of the development is those phases are to be determined, 
but will generally be concurrent or continuous. 
 
Some aspects of The project may be constructed in phases under requirements dictated by market 
conditions.  The Planned Development will permit projects not shown on the approved plan 
(which may or may not include a casino/hotel/resort) to be constructed in a maximum of two 
multiple phases.  The specifics of such phasing shall be a condition of approval of the Special 
Use Permit for such project.  
 
Phasing 
The project is proposed to be constructed in multiple phases.  Exact timing and sequencing of 
those phases are to be determined. 
 
The project may be constructed in phases under requirements dictated by market conditions.  The 
Planned Development will permit projects not shown on the approved plan (which may or may 
not include a casino/hotel/resort) to be constructed in multiple phases.  The specifics of such 
phasing shall be a condition of approval of the Special Use Permit for such project.  Any non-
restricted gaming operation shall include the construction of more than 200 rooms available for 
sleeping accommodations and any other requirements set forth in Nevada Revised Statutes for a 
resort hotel.  A non-restricted gaming operation which does not meet these requirements shall 
not be approved.  The sleeping accommodations shall be constructed and operated in conjunction 
with the non-restricted gaming operation. 
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Fiscal Analysis 
A fiscal analysis of the project has been previously provided to the City of Sparks. 
 
X. Administration  
 
Submittal Requirements for Projects within The Legends at Sparks Marina 
 
1. Site Plan Review 
 
The development shall be approved and adopted by the City of Sparks as a Planned 
Development project with The Legends at Sparks Marina Design Standards as the controlling 
document for project design. A site plan review shall be required in conjunction with the 
development of each zone within The Legends at Sparks Marina development.  Exhibit A-12 in 
Appendix 5 describes the general limits of each proposed review zone.  A zone may include 
multiple parcels.  If certain allowable uses not shown on the approved plan are proposed for the 
development, a Special Use Permit may be required (refer to ‘Allowable Uses’ in Chapter 2).  
Refer to the following Project Approval Process for specific submittal requirements. 
 
The adopted standards form the framework for development. The Legends at Sparks Marina 
Owners shall certify in writing conformance with the standards prior to submittal to the City of 
Sparks.  All development projects will be required to conform to the Final Planned Development 
and The Legends at Sparks Marina Design Standards.  A Site Plan Review application shall be 
submitted for each zone per the City of Sparks. With each site plan review, the applicant shall 
demonstrate how the request conforms to the Design Standards, Circulation Plan, Landscaping, 
Parking, Architecture and Common Open Space. Projects shall be required to submit all plans for 
review and approval through The Legends at Sparks Marina Owner’s certification process and 
the City of Sparks Site Plan Review process. The City of Sparks and The Legends at Sparks 
Marina Owner shall determine the project’s conformance to the Standards set forth for 
development. 
 
All architectural elevations shall be reviewed and approved by the planning commission as a 
general business item as a condition of the site plan review prior to the issuance of any building 
permit. 
 
Each developed parcel within The Legends at Sparks Marina shall require a Commercial 
Subdivision or Parcel map to be submitted when the initial map is recorded.  Subsequent legal 
descriptions and Record of Survey will be required to further subdivide the properties.   
 
2. PD Standards and Planned Development Shall Apply 
 
The standards set forth within these PD Design Standards and the Final Planned Development 
regulate the land uses and establish the development standards for The Legends at Sparks Marina 
Development.  In case of a conflict with any State or Federal regulation, the more restrictive 
shall apply. When an item is not addressed, Sparks Municipal Code, State or Federal regulations 
shall apply.  
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3. Process Flow Chart  
 
The following flow chart depicts the Site Plan Review process to be followed for submittal and approval 
of any commercial project within The Legends at Sparks Marina development. 
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For direction pursuant to the final approvals required for each parcel’s development, it is recommended 
The Legends at Sparks Marina Design Standards be reviewed in their entirety. Special attention should be 
given to the Design Standards and the “Building Permit Application Checklist”. 

Application to Develop Parcel 

Submit SUP Application to City 

The Legends at Sparks Marina 
Owner’s Review and  

Approval 

Additional information provided by 
applicant if required 

Site Plan Review 
Community Development Department 

Process, Review, Distribution, and 
Recommendation 

Planning Commission Public Hearing 
Planning Commission approval or denial 

Plan Review Committee 
Meeting Date 

City Council conducts a Public Hearing at 
their discretion or if appealed 

Council either approves, approves with 
conditions, or denies the application 

Conditions of Approval 
Letter 

Submit for Building Permit 
Show Compliance with Site Plan 

Review Conditions Letter 

Submit Appeals to City Council 
 

Submit within 10 days 

City Staff Plan Review Meeting  
With Applicant 

Staff reviews and prepares report for 
Planning Commission 

Tentative Map, Parcel Map or Boundary 
Line Adjustment 

Includes R.O.W. Dedications or Parcel 
Maps to Establish Legal Description, 

Parcels to review: 
Follow Standard City Process 
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Implementation – The Legends at Sparks Marina Owners, Master and Parcel Developer 
Responsibility 

1. Definitions 
 

• “The Legends at Sparks Marina Owner” is defined as Sparks Legends Development, 
LLC, their successors and assigns. They may also be the Master Developer. 

 
• “Master Developer”:  is defined as the entity or corporation that owns or controls all of 

The Legends at Sparks Marina. The Master Developer may also be a Parcel Developer.  
The Master Developer may also be referred to in these regulations as the “Developer.” 

 
• “Parcel Developer”:  is defined as the entity or corporation that purchases one or more of 

the development parcels or phases from the Master Developer or The Legends at Sparks 
Marina Owners. His/Her responsibility is to construct the commercial construction, and 
infrastructure necessary to support those facilities, per the Development Standards and 
Regulations and all other applicable codes and regulations.  The Parcel Developer may 
also be referred to in these regulations as the “Tenant.” 

 
The design standards shall be used by the Master Developer (or his designee) and City of Sparks 
agencies to review each Parcel Developer’s proposal for conformance with the overall design 
objectives. Design review by the Master Developer shall be a required element of all purchase 
agreements entered into by the Master Developer and each Parcel Developer, if different from 
the Master Developer. The Master Developer will provide each Parcel Developer with a copy of 
the approved Design Standards and supplemental CC&R’s.  These documents should be 
reviewed carefully by each Parcel Developer. 
 
It shall be the responsibility of each Parcel Developer within The Legends at Sparks Marina 
development to prepare development plans including landscape design plans in conformance 
with the Design Standards. The Master Developer (or his designee) shall review all proposed 
plans for development prepared pursuant to these Design Standards prior to submission to the 
City of Sparks. The purpose of this initial plan review is to ensure compliance with the plan as 
finally approved by the City of Sparks. A letter and checklist from the Master Developer and or 
The Legends at Sparks Marina Owners, stating that the project is in conformance with the plan 
must accompany any project submitted to the City of Sparks. 
 
The City of Sparks requires a licensed landscape architect to prepare landscape plans according 
to these standards. Prior to installation of landscape improvements all plans are to be reviewed 
by the City and Master Developer (or designee), as provided by these Design Standards recorded 
against each property. Approval by Master Developer does not imply that the project is in 
compliance with all applicable city codes, ordinances, or other regulations. Each Parcel 
Developer is responsible for submittal and processing of all final plans and permits reviewed and 
approved by the City prior to commencement of construction. 
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2. Site Plan Review Requirements  
 
The site plan review shall use the Sparks application forms, complying with the submittal 
requirements for minor Site Plan review. 
 
3. 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 Developer prior to 
the submission of a final development plan for each phase. Minor deviations include but are not 
limited to such items as parcel configurations, parcel sizes, irregular lots, building heights and 
setback conditions (up to 10%). Any deviation or modification that exceeds 10% will require 
approval by the planning commission as a General Business Item. 
 
The substitution of retail space (up to 150,000 square feet) for the proposed baseball stadium (as 
described in Section VI--Project Description), if proposed by the Master Developer, will be 
considered a minor revision and will not require an amendment of the final planned 
development.  Additional information, including an alternate development plan and information 
regarding the impact of the change on traffic and utilities, is included in Appendix 4.   
 
Where provisions of the plan do not address a specific subject, provisions of the Sparks 
Municipal code and NRS or other ordinances governing development of land shall prevail. The 
provisions outlined in NRS 278A.390 must run in favor of and are enforceable by the City of 
Sparks. 
 
4. Construction Phase Issues 
 
Construction Phase Issues 
The developer shall comply with all requirements of the building department including, but not 
limited to, providing plans that show where the property lines are to be located, to the approval 
of the building official prior to the issuance of a building permit. 
 
The developer shall designate to the Administrator a project contact person 
responsible/authorized to correct problems regarding the project on a 24-hour/7-days a week 
basis.  The developer shall designate the project contact person to the Administrator prior to 
issuance of a grading permit for the project. 
 
The developer shall install any on- and off-site improvements including but not limited to street 
lights to the approval of the Engineering Manager for Community Development and the 
Administrator. 
 
The developer shall limit all outdoor and loud noise-generating construction and construction-
related activities to between the hours of 7:00 a.m. to 7:00 p.m., Monday through Saturday and 
9:00 a.m. to 5:00 p.m. on Sunday.  Exceptions may be granted (with the approval of the 
Administrator) and may include items such as concrete or asphalt placements 10,000 sf in size or 
greater, and landscaping in the pedestrian plaza. The developer shall install signs, in English and 
Spanish, at all access points to the project that clearly indicate these limited hours of activity on-
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site prior to the start of any construction-related activities to the approval of the administrator.  
The developer shall maintain these signs in good repair for the duration of the construction of the 
project.  Once construction is finished, the developer shall remove these signs. 
 
The developer shall locate and utilize a sufficient number of trash containers on-site to be 
utilized during the construction of the project to maintain the project site in a clean and orderly 
state to the approval of the Administrator. 
 
No combustibles may be brought on-site prior to the installation and acceptance by the Fire 
Chief and Engineering Manager for Community Development of an all weather surface and 
installation of fire hydrants to the approval of the Administrator, Engineering Manager, and Fire 
Chief. 
 
The developer shall obtain encroachment permits from the Nevada Department of Transportation 
for all improvements within the State’s right-of-way, prior to commencing any work in the 
State’s right-of-way. 
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Planned Development Submittal 
The Legends at Sparks Marina 

 
Chapter 2 Development Standards 
 
I. Project General Standards 
 
General project standards shall conform to the City of Sparks Design Standards Manual, the City 
of Sparks Master Plan, including the Transit Oriented Development Corridor Area Plan, and 
Sparks Municipal Code for TC zoning, except as designated herein. 
 
II. Specific Standards—Sparks Marina Destination Development 
 
Permitted Uses 
Uses permitted in this project include all uses permitted in the TC zoning district, including 
comparison goods, shopping facilities, offices and clinics, retail and wholesale stores and 
personal service shops conducted wholly within a building, entertainment facilities, accessory 
uses, automobile service stations, restaurants, bars and health clubs, hotels and motels having 
one hundred-fifty rooms or less, and drive-through businesses (in accordance with Sparks 
Municipal Code). 
 
The following additional uses will also be permitted: 

 Luxury motor coach dealer  
 Motorcycle showroom and sales 
 Recreational boat sales 
 
Luxury Motor Coach Dealer Luxury Motor Coach sales will be a permitted use, with the 
following stipulations: 
 
Only one Luxury Motor Coach Dealer may be built in the entire Legends at Sparks Marina 
development, and shall be generally located in the northwest portion of the proposed 
development.  
 
Definition:  Retailer whose primary purpose is to sell new and pre-owned recreational 
vehicles, parts, accessories, and service to support the sales of recreational vehicles.  
Prominently displayed products will be drivable, high-end motor coaches similar but not 
limited to product manufactured by  Fleetwood, Gulf Stream, Jaco, Coachman,  and 
Winnebago.  The outdoor product display areas shall be attractive, pedestrian friendly 
landscaped areas to promote the intended high quality development.  The architectural design 
shall provide a high quality building similar to the main shopping center to complement the 
outside display areas similar to the attached building elevations (see Exhibits A-5.21 through 
A-5.24). 
 
Motor coaches on the site shall be screened from adjacent residential property in the 
northwest corner of the site by landscaping and a buffer wall conforming with the Planned 
Development landscaping standards.  Buffer wall shall be constructed of masonry and be a 
minimum of six feet in height and a maximum of eight feet.  Landscaping shall be included 
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on both sides of the buffer wall, and shall include evergreen trees on the residential side of 
the wall (at a minimum spacing of 20 feet on center), and shall be a minimum of 6 feet in 
height at time of planting.  See Exhibits A-9.1 and A9.2.  
 
An outdoor feature display area or areas for motor coaches may be included which 
incorporates features such as landscaping, covered areas, and other pedestrian friendly 
amenities.  The feature display areas may not exceed 10% of the total luxury motor coach 
dealer site area or contain more than 10 vehicles.  Additional paved vehicle display areas 
may be visible from adjacent right-of-ways, provided that the street frontage landscape noted 
in the landscape standards below are maintained.   
 
Any additional vehicle storage areas shall be screened from adjacent properties and right-of-
ways by landscaping.  Any vehicle storage areas adjacent to existing residential area 
northwest of the site shall be screened as noted above. 
 
All service of vehicles shall occur within the service area of the building, except for minor 
incidental service as may be required.  Outdoor storage of vehicles that are in states of visible 
disassembly or disrepair is prohibited. 
 
Motorcycle Showroom and Sales  Motorcycle sales will be a permitted use in the 
development, with the following stipulations: 
 
A special use permit shall be required for a development on this site including a motorcycle 
showroom and sales. 
 
Outdoor displays of new merchandise and a limited amount of pre-owned vehicles (50% or 
less of displayed vehicles) shall be restricted to a designated area or areas not exceeding 10% 
the total motorcycle showroom site area.  Antique motorcycles may also be displayed 
outdoors.    
 
The building(s) on the site and any outdoor display or storage areas shall be screened from 
adjacent residential property (if applicable) in the northwest corner of the site by landscaping 
and a buffer wall.  Buffer wall shall be constructed of masonry and be a minimum of six feet 
in height and a maximum of eight feet.  Landscaping shall be included on both sides of the 
buffer wall, and shall include evergreen trees on the residential side of the wall at a 
(minimum spacing of 20 feet on center) and shall be a minimum of 6 feet in height at time of 
planting. 
 
Recreational Boat Sales and Display Recreational boat sales and display will be a 
permitted use in the development, with the following stipulations: 
 
A special use permit shall be required for a development on this site including a boat 
showroom and sales.  The use will be allowable without a Special Use Permit as an ancillary 
use to an outdoor recreation retailer (less than 20% of gross sales).  
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Outdoor feature display area or areas will be permitted for a total of up to 30 boats in areas 
specifically designated for display (maximum of 4) which may be visible from any adjacent 
right-of-way, provided that the street frontage landscape noted in the landscape standards 
below are maintained.  Display areas shall be attractive, integrating landscaping, decorative 
paving, and similar amenities.  New merchandise and a limited amount of pre-owned boats 
(50% or less of displayed boats) will be permitted to be displayed outdoors.  For an ancillary 
use, a total of 12 boats in 2 locations will be allowable.   
   
 All boats and trailers on the site shall be screened from adjacent residential (if applicable) in 
the northwest corner of the site by landscaping and a buffer wall.  Buffer wall shall be 
constructed of masonry and be a minimum of six feet in height and a maximum of eight feet.  
Landscaping shall be included on both sides of the buffer wall, and shall include evergreen 
trees on the residential side of the wall (at a minimum spacing of 20 feet on center) and shall 
be a minimum of 6 feet in height at time of planting.   
 

Uses Requiring a Special Use Permit 
The following uses from the City of Sparks TC Zoning classification may be constructed with a 
Special Use Permit: 
 
Multi-family residential dwellings, outdoor sales and service operations (except as noted above 
for Luxury Motor Coach Dealers and Boat Sales and Display), hotels and motels with more than 
one hundred-fifty rooms, non-restricted gaming operations, child care facilities requiring more 
than one care giver, private sports and recreation facilities, and drive-through businesses (as 
required by Sparks Municipal Code). 
 
Any structures proposed to be built within 300’ of an adjacent existing residential structure shall 
be subject to review and approval of operating hours and/or buffering and noise mitigation 
measures to the approval of the Administrator. 
 
Lot and Setback Requirements 
There shall be no minimum site area. 
 
There shall be no minimum lot width. 
 
There shall be no front, side, or rear setback requirement, except as follows: A minimum 
separation of 75’ shall be maintained between any structure located within the development and 
any residential dwelling located on adjacent properties.  Building setbacks along the interstate 
right-of-way shall be 40’ minimum.   
 
There is no building height restriction. 
   
A site plan with dimensions is attached as Exhibit C1.1 and C1.2. 
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Other Restrictions for All Allowable Uses 
Parking Lot Sales:  There shall be no parking lot sales including temporary sales or auto sales 
unless issued a temporary use permit by the City of Sparks. 
 
Site Maintenance:  Noise generating maintenance such as parking lot sweeping or snow removal 
shall be limited from 7:00 am to 10:00 pm, seven days a week. An exception will be made for 
areas included in zones A, B & C. 
 
Delivery Hours:  Deliveries shall be limited from 7:00 am to 10:00 pm, seven days a week.  No 
delivery truck idling shall be permitted on site outside of these hours. 
 
Storage Containers:  There shall be no temporary storage containers used anywhere on the 
development site unless in conjunction with an approved special event. 
 
Special events, outdoor sales and display, or any other events covered under the provisions of the 
Sparks Municipal Code, are subject to any requirements contained therein. Extensions or waivers 
to the number of duration of events are subject to review and approval of the Administrator. 
 
 
III. Street and Pedestrian System 
 
Streets and vehicular access 
Street improvements, site access, and traffic control shall be determined jointly by the master 
developer and City of Sparks based on the traffic study (See Appendix 4).  Proposed street 
improvements and site access are shown in Exhibits C1.1, C1.2, and C7.1-C7.3.  In general, 
vehicular circulation within the development shall follow the City of Sparks Design Standards 
Manual. 
 
The developer shall submit improvement plans with roadway cross-sections that comply with the 
city’s pavement standards to the approval of the Engineering Manager for Community 
Development.  The installed pavement sections shall comply with the approved improvement 
plans.  The plans shall also include all necessary improvements to provide irrigation to landscape 
medians and islands within the right-of-way to the approval of the Engineering Manager for 
Community Development, the Parks & Recreation Director and the Administrator. 
 
The developer shall comply with the requirements of the Nevada Department of Transportation 
to the approval of the Administrator and Public Works Director. 
 
The developer shall complete improvements to the intersection of Sparks Boulevard and East 
Lincoln Way prior to the issuance of the first certificate of occupancy for the project; to the 
approval of the Public Works Director, that provide the following features: 

 
A) A minimum of one exclusive left turn lane (minimum of 150 feet of storage 

length) and one shared through/right turn lane on the east approach.  
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B) Dual left turn lanes (minimum storage length of 360 feet) and one through lane 
and one free flow right turn lane on the west approach.  The free flow right turn 
lane should extend to the east site driveway. 

C) The free flow right turn lane should extend to the east site driveway. 
D) One left turn lane, three through lanes, and one free flow right turn lane on the 

north approach.  
E) The free flow right turn lane should extend to the north to the site driveway.   
F) Triple left turn lanes (minimum storage length of 680 feet), two through lanes and 

one exclusive right turn lane on the south approach. 
 
The developer shall complete improvements to the south access intersection with Sparks 
Boulevard, prior to issuance of the first certificate of occupancy, to the approval of the Public 
Works Director, that limits traffic to right-in/right-out movements only and provides an 
exclusive right turn lane at the north approach with a minimum of 150 feet of deceleration 
length. 

 
The developer shall complete improvements to the north access intersection with Sparks 
Boulevard, prior to issuance of the first certificate of occupancy, to the approval of the Public 
Works Director, that limits traffic to right-in/right-out movements only and provides an 
exclusive right turn lane at the north approach with a minimum of 150 feet of deceleration 
length. 
 
The developer shall complete construction/modification of East Lincoln Way from the 
intersection with Sparks Boulevard westerly to the east access roundabout as a 6-lane roadway 
with a right turn lane extending to the east site driveway, per the Regional Transportation 
Commission’s standard roadway section, to the approval of the Public Works Director, prior to 
the issuance of a certificate of occupancy for the project. 
 
The developer shall complete construction of East Lincoln Way from the east access roundabout 
to Marina Gateway Drive as a four-lane roadway, per the Regional Transportation Commission’s 
standard roadway section, to the approval of the public works director, prior to the issuance of 
the first certificate of occupancy for the project. 
 
The developer shall widen Sparks Boulevard to six lanes from the intersection with East Lincoln 
Way to the intersection with Interstate 80, prior to the issuance of the first certificate of 
occupancy, to the approval of the Public Works Director. 
 
The developer shall construct a 5-legged multi-lane roundabout at the intersection of East 
Lincoln Way and the project’s main access, prior to the issuance of the first certificate of 
occupancy for the project, to the approval of the public works director that provides the 
following features: 

 
A) One left turn lane and one shared left turn-through-right turn lane for the 

north leg of the roundabout. 
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B) One shared left-turn through lane and one right turn lane for the south leg of 
the roundabout. 

C) An exclusive left-turn lane, one shared left/through lane, and one shared 
though/right-turn lane for the east leg of the roundabout. 

D) One shared left-turn/through lane, one shared through/right-turn lane, and 
flared right-turn lane for the northwest leg of the roundabout. 

E) One shared left-turn through lane and one right turn lane for the southwest 
leg of the roundabout. 

 
The developer shall construct a two lane roundabout at the intersection of East Lincoln Way and 
the project’s west access, prior to the issuance of the first certificate of occupancy, to the 
approval of the public works director that provides the following features: 

 
A) One shared through/left-turn lane and one shared through-right turn lane 

for the west leg of the roundabout. 
B) One shared through/left-turn lane and one shared through-right turn lane 

for the east leg of the roundabout. 
C) One shared through/left-turn and one right turn lane for the south leg of 

the roundabout. 
D) A single lane approach for the north leg of the roundabout. 

 
 
The developer shall contribute $500,000 to assist with funding of alternative and environmental 
studies to support long term improvements of the Sparks Boulevard/Interstate 80 interchange 
prior to the issuance of the first certificate of occupancy on the project. 

 
The developer shall enter into a Capital Contribution Front Ending Agreement (CCFEA) with 
the City of Sparks and the Regional Transportation Commission for qualified improvements to 
the regional road network prior to commencing any related improvements, to the approval of the 
Public Works Director. 
 
The developer shall comply with the requirements of the Regional Transportation Commission, 
including but not limited to the items discussed in the letters dated May 17, 2005 & October 4, 
2005, to the approval of the Administrator and Public Works Director. 
 
The developer shall work with the regional transportation commission to augment the transit 
service before and after events utilizing the stadium.  The developer shall establish an acceptable 
plan which promotes the use of the public transit system to the approval of the administrator and 
the regional transportation commission. 
 
Prior to issuance of any certificate of occupancy for any business employing more than one 
hundred people, the developer shall have an employee trip reduction (ETR) program approved 
by the administrator upon recommendation from RTC.  The ETR program should include some 
combination of transit use, bicycling, walking, carpooling, parking management, flexible work 
schedules and telecommuting and shall appoint a designated ETR coordinator on-site. 
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The approval of any SUP required for any project not indicated on the approved plan may 
require additional street improvements beyond the limits of the development to handle project-
specific projections of increased traffic identified by the traffic study included with the SUP. 
 
Transit Facility 
The developer shall work with RTC to incorporate a transit facility into the design of the project.  
The transit facility shall be located within the project site.  The transit facility shall include 
shelters, be located conveniently, and provide sufficient space for several buses to the approval 
of the Administrator and Regional Transportation Commission prior to the issuance of the 
certificate of occupancy for the first building constructed. 
 
Parking Lot Design (DSM 3.B.1) 
All circulation between different parking areas shall be within the property.  Dead-end aisles are 
prohibited. 
 
A clear hierarchy of circulation will be evident.  Major entry drives shall be four or more lanes, 
have landscaped medians, and have no parking. Major circulating drives shall have no parking 
and limited direct access from major parking fields.  Pedestrian circulation through the parking 
areas shall be marked by landscaping, separate walking surfaces, and pedestrian scale lighting, 
directional signage, etc. 
 
A very limited amount of parking (within the 10% allowable) may be located in rear service 
areas of buildings not part of the main retail center.  Parking areas and drives shall be separated 
from buildings by sidewalks and landscape strips of widths no less than required by the Design 
Standards (DSM 3.B.1.e).  Shopping cart corrals shall be provided adjacent to retailers using 
shopping carts.  The developer and/or tenants must demonstrate an effective shopping cart 
retrieval program to the satisfaction of the administrator prior to issuance of certificate of 
occupancy.  For businesses that use shopping carts, shopping cart storage shall be located within 
an enclosed portion of the building, screening it from view from the outside and designed as part 
of the building architecture. 
 
Refer to Exhibit A-4, Development Site Plan, and Exhibit C1.1 and C1.2—Site Dimension Plans 
for parking lot layout. 
 
Project Entry Design (DSM 3.B.2 and 4) 
The spacing of the two major entries has been maximized given the site configuration and the 
need to provide proper separation from the signalized intersection at Sparks Boulevard.  The 
entries shall be coordinated with median breaks in the improved East Lincoln Way roadway and 
with access to sites across East Lincoln Way.  The entry drives shall be sufficiently long to 
prevent traffic back-ups onto East Lincoln Way.  Refer to Exhibit A-4, Development Site Plan, 
and Exhibit C1.1 and C1.2—Site Dimension Plans for entry drive layout. 
 
Pedestrian Circulation 
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     Photo 1--Existing Pedestrian Path 
 
There shall be an attractive continuation of the existing walking trail around the lake (see Photo 
1) which will permit the general public to access all parts of the walking trail around the lake 
from either on or off-site and will permit and encourage the use of the walking trail to provide 
access to the amenities of the development including the common open space, the commercial 
activity, and the cultural and entertainment functions within the development. 
 
Pedestrian connections from the Sparks Marina Lake to the businesses located along Sparks 
Boulevard shall be provided.  The plan provides for these connections via four landscaped 
pedestrian circulation links between the main shopping plaza area and the businesses located on 
the east side of the site, with continuing access to and along the Sparks Boulevard frontage. 
 
Pedestrian Access (DSM 3.B.5) 
The development shall place a high priority on the safety, comfort, and enjoyment of pedestrians.  
A major portion of the development shall be committed to a pedestrian way that will include 
landscaping, pedestrian amenities such as benches and shade/cover, and water features including 
fountains and pools.  Overhead overhangs, trellises, and other sun screening devices will provide 
cover and shade for pedestrians (photo 2). 
 

 
 
Photo 2—Example pedestrian area with overhang and enhanced paving 
 
The parking lot layout provides for pedestrians to cross parking aisles or landscape islands to 
access pedestrian circulation paths, building entries and pedestrian plaza entries. A clear, safe 
pedestrian way from the transit stop to the development shall be provided.  Several drop-off 
points within the development at key entry areas will also be provided.  Refer to Exhibit A-4. 
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Bicycle racks shall be provided in the development to accommodate cyclists accessing the 
project.  
 
All areas of the project shall be designed for access by disabled persons.  Disabled parking 
facilities shall meet ADA and Building code standards.  Circulation areas within the 
development and between different areas of the development shall be designed to be fully 
accessible. 
 
Several connections to off-site public sidewalks will be provided, primarily at the two main entry 
drives off East Lincoln Way, the east main entry drive off East Lincoln Way for the northeast 
retail site, the pedestrian circulation path leading to the transit stop, at the two right-in, right-out 
drives at Sparks Boulevard, and at the public pedestrian trail around Sparks Marina.  All of these 
pedestrian connections shall meet the standards outlined in the design guide for a ‘main entry 
sidewalk’ (DSM 3.B.5.g). 
 
The proposed plan complements the waterfront setting by orienting dining establishments in 
close proximity to the water to provide views of the lake and create a low scale, high quality 
aesthetic adjacent to the natural environment.  The largely vacant existing site will be 
transformed into a pleasant environment with extensive high quality landscaping and pedestrian 
oriented amenities (Photo 3).  The integrity of the public Marina pedestrian path around the lake 
shall be maintained. 
 

 Photo 3—Example landscaping and pedestrian 
amenities     

 
Interconnectivity between different areas of the development shall also be provided.  Other 
pedestrian paths tying the development to adjacent residential areas shall be provided.  Refer to 
Exhibits A-7.1 and A-7.2 for further information. 
 
IV. Parking Standards 
 
All parking for the development shall conform to SMC Section 20.49, except as follows: 
 

 Required parking spaces may be located on any parcel within the Planned Development. 
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 Parking spaces shall be provided at the rate of no less than 4.25 spaces per 1000 square 
feet of gross floor area for all uses in the development (excluding baseball), except for the 
Luxury Motor Coach Dealer, which will require 4 spaces per 1000 square feet of 
office/sales area and 1 space per 1000 square feet of service area.  Additional parking 
shall be provided for the baseball stadium (if included) at a rate of 1 space per every 12.5 
fixed seats. 

 Irrevocable reciprocal parking and access easements between all parcels in the proposed 
development will be required. 

 Parking space and drive aisle dimensions shall conform to Sparks Municipal Code, 
except that small diamond-shaped tree islands as noted under VII—Landscape 
Architecture shall be allowed to occupy a portion of standard parking stalls. 

 Parking on gravel lots in order to accommodate visitor/guest/exhibitor parking for events 
sanctioned Legends shall be permitted. All necessary dust abatement will be implemented 
and any resulting dirt/mud carried to adjoining hard surface streets will immediately be 
abated. 

 
Overnight parking shall only be permitted for exhibitors participating in Legends sanctioned 
events. In no case shall overnight camping be permitted including in RV’s. 
 
 
The developer shall monitor the cumulative tenant uses and on-site parking requirements to 
assure overall parking for the project meets the parking requirements noted above throughout the 
life of the project.  Whenever a new tenant improvement building permit or business license is 
submitted, the developer/owner shall submit the most current cumulative parking calculations 
(total number of parking spaces on-site; parking spaces already dedicated to existing tenants; 
parking spaces dedicated to new tenant; and remaining number of undedicated parking spaces) to 
the Community Development Department prior to issuance of a tenant improvement building 
permit. 
 
If additional allowable uses requiring a Special Use Permit, not indicated on the approved plans, 
are proposed, the Special Use Permit application shall document that the additional use 
adequately accommodates its calculated parking requirements in addition to those provided for 
the remainder of the development.   
 
V. Architecture 
 
Design Standards 
Architectural design of the main retail center shall conform to the spirit and intent of the City of 
Sparks Design Standards Manual, as to architectural quality and detail, with dimensional 
variation throughout.  The architectural design and exterior building materials shall be consistent 
with the architectural design as submitted herein and material sample boards submitted under 
separate cover (photos submitted herein).  Architectural elevations shall be subject to review and 
approval by the planning commission, excluding interior plaza storefronts. 
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Architectural design of surrounding retailers and out-parcel structures shall conform to the City 
of Sparks Design Standards Manual.  The architectural design and exterior building materials 
shall be consistent with the architectural design of the main retail center.  Architectural 
elevations shall be subject to review and approval by the planning commission. 
 
Height  
 Building heights shall be properly scaled for context off site as well as within the development 
in regard to sunlight, ventilation, and public views.  Building heights shall be appropriate to the 
setbacks required adjacent to existing residential uses.   
 
Exterior Walls  
 Building walls shall be articulated on all sides using differing wall planes, material changes, 
color differentiation, and architectural detail.  The various buildings in the development shall 
have a common palette of colors and materials, but may be varied in terms of heights, quantities 
of materials, architectural treatments, and relationship with site elements.  Exterior finish 
materials shall primarily be stucco, manufactured stone, architectural cast stone, glass, and brick, 
in varying combinations.  Accents to exterior walls shall include, but shall not be limited to, 
decorative metal beams, grilles, panels, and trellises (See photos 4 through 7 and Exhibits A-6.1 
through A-6.7). 
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Photos 4 and 5—Example images of architectural detail 
 
Roofs  
Roof lines shall be broken to avoid continuous roof lines longer than 150 feet.  A common theme 
of shed roofs and sloped roofs, utilizing a variety of materials as indicated in Exhibits A-6.1 
through A-6.7, will be interspersed with parapet screen walls and lower sloped roof sections.  
Shed roofs and parapet walls shall be designed to screen mechanical equipment mounted on 
lower sloped roof sections, allowing mechanical equipment to be completely screened from 
ground level views.  Parapet walls of varying heights shall return toward the interior of the 
building to provide the impression of substantial building depth, avoiding the appearance of two-
dimensional facades.  Generally, exposed roof drains and downspouts shall not be included in the 
development.  Any exceptions to this will be integrated architecturally with the design of the 
building. 
 

   
Photos 6 and 7 – Example images of architectural detail and variances in roof lines
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Color  
Color will be an integral part of the overall building articulation strategy for the development.  
Generally, lighter, more neutral colors will be the predominate color, with accent areas of bolder, 
more saturated colors.  Trim, signage, and pedestrian oriented amenities will also tend to have 
more intense colors.  Color families will generally be limited in any one area of the project.  The 
colors proposed are similar to those found in commercial development in the surrounding area 
(see Exhibits A-5.1 thru A-5.33 and A-6.1 thru A6.7). 
 
Frontage on Park and Public Right-of-way  
Buildings shall provide architectural articulation on facades facing the public right-of-way and 
Sparks Marina.  Restaurants along the waterfront will provide attractive, interesting architectural 
detail on all facades, including the lakeside frontage and outdoor dining areas (see photo 8).  
Other buildings along that frontage or a public right-of-way shall have architectural articulation 
and will provide screening for any service or loading areas or mechanical/electrical equipment 
on all facades facing the right-of-way or lakefront. 
 

    Photo 8—Example Outdoor Dining      
 
Architectural Images 
 Architectural images developed for this project are included in Exhibits A-5.1 through A-5.33 
and serve to delineate the general architectural style and typical materials intended for the 
development.  These images are conceptual in nature and are subject to change, but are 
representative of the style, quality, and character intended for the development. 
 
VI. Exterior Mechanical, Electrical Equipment, Services Areas, and Trash Enclosure 
Screening 
 
Screening 
All screening of mechanical and electrical equipment, service areas, and trash enclosures shall 
meet the applicable local codes and City of Sparks design standards.  Chapter 2, Section II 
details additional screening requirements associated with specific uses noted in that section. 
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Trash/Loading/Storage Areas  
All trash areas in the project shall be enclosed with permanent, high quality architectural 
enclosures.  Architectural enclosures shall be integrated into the architectural design of the 
buildings.  The architectural screens shall include landscaping with varied heights, colors and 
species.  Where gates are necessary (at smaller enclosures), the gates shall be constructed of 
durable materials, typically painted steel, with 80% or greater opacity.  Durable pavement 
sections shall be provided as necessary to prevent damage from trash trucks.  Refer to Photo 9.  
Enclosures shall comply with the following: 
 

1. All trash enclosures shall consist of masonry walls which complement the architecture of 
the building(s).  Enclosures are to be at least as tall as the trash dumpster(s) or 
compactor(s) being enclosed.   

2. Trash enclosures shall be screened by landscaping such that there is 90 percent screening 
of walls within 3 years.  Plant types shall be primarily evergreen, the same size as the 
overall landscape, with closer spacing.  Planter areas shall have a minimum dimension of 
4 feet in width on all sides of trash enclosures which do not contain access doors.  Access 
doors shall be 90% solid and be architecturally compatible with the building and 
enclosure design (no chain link fencing allowed). 

3. Loading docks shall be no less than 90% screened from direct view from any point off of 
the site at a height of 5’ (eye level) by landscaping and/or architectural enclosures.  They 
shall be screened from view onsite in the same manner to the extent practical. 

 
There shall be no outdoor storage.  All seasonal merchandise, overstocked merchandise and/or 
nursery stock shall be stored in an enclosed area and not on the parking lot or in front of the store 
areas.  There shall be no outdoor storage of pallets, strapping, boxes, or other materials.   
The developer shall obtain a “will serve” letter from Waste Management/Sparks Sanitation prior 
to the issuance of a building permit for the project. 
 
Loading docks and service areas including trash compaction and/or dumpster(s) shall be 
substantially screened from view utilizing landscaping or screen walls.  The loading dock 
screening shall be high enough to screen the trucks.  The screening shall be reviewed and 
approved by the Administrator prior to the issuance of a building permit. 
 
Trash Enclosure requirements 
The developer shall locate and install trash enclosures to the approval of disposal services and 
the administrator including the appropriate size and location.  The trash enclosures shall match 
the project's architecture and building materials to the approval of the Administrator prior to 
issuance of the certificate of occupancy for the individual buildings.  The trash enclosures shall 
be sized to include sufficient space for rendering vats where necessary for food 
service/restaurants by the Public Works Director. 
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Photo 9—Typical Trash/Service area screen  
 
Utility and Mechanical Equipment Screening (DSM 3.A.5) 
Utility equipment will typically be located in the same trash and loading areas noted above, and 
therefore will be screened from view.  Any equipment which needs to be located outside of the 
larger service areas (a transformer for a pad site restaurant, for instance), shall be screened from 
view using landscaping, architectural screening (walls), or both, while allowing for the necessary 
access required by utility companies. 
 
All utilities within the site shall be routed underground. 
 
All mechanical equipment located on the ground shall be screened in the same manner as noted 
above for utility equipment.  All mechanical equipment located on the roofs of buildings shall be 
screened by roofs or parapets, as noted above. 
 
The mechanical equipment shall be screened from view of the parking lot, adjacent public 
streets, and public areas by using an architectural element of the building consisting of same 
materials and be durable materials to the approval of the Administrator.   
 
The developer shall work in conjunction with the utility companies to locate utility equipment 
such as electrical, gas and water junction boxes, including transformer boxes, vaults and 
electrical panels, in areas where the equipment is screened by either architectural elements that 
match the main structure's colors and materials or by adjusting the approved landscaping to 
compensate to the approval of the Administrator prior to the issuance of a certificate of 
occupancy and the site plan review permit for each individual building. 
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VII. Landscape Architecture 
 
General Site Landscape Requirements 

1. Landscaping for items specifically not addressed in the Planned Development Handbook 
standards shall comply with the Resource Efficient Landscaping Standards (Chapter 
20.32), the Non-Residential Development Design Standards, and Planned Development 
Review (Chapter 20.18) for the City of Sparks.  In the case of conflicting standards, the 
Planned Development Handbook standards shall apply. 

 
2. A minimum of 20 percent of the site area shall include landscaping.  This area includes 

the right-of-way areas along East Lincoln Way, Sparks Boulevard, and I-80.  Of that 
total, up to 10 percent of the landscape can be non-living ground covers or decorative 
paving outside of the main shopping plaza area.  Non-living ground covers shall be a 
combination of 4” river rock, decomposed granite, or bark mulch (min. 4” depth).  
Boulders may also be incorporated into the design.  Water features, including the lake, 
may be counted in the landscaped area per Sparks Municipal Code as ‘other amenities’.  
All areas of landscaping, water features, decks, boardwalks, and decorative paving in the 
main shopping plaza area may be counted as 'landscaped area.'  If the baseball stadium is 
not developed as part of the project, and additional retail and outdoor plaza area is 
developed instead, a minimum of 50% of the plaza area shall meet this standard as 
counting toward the overall minimum of 20% of the site to be 'landscaped area'.   If the 
baseball stadium is developed as part of the project, 100% of the plaza, including both 
landscape and hardscape areas, shall be permitted to count toward the overall minimum 
of 20% of the site to be 'landscaped area'. Parking structures provided under an approved 
SUP shall provide landscape planters or “benches”, integrated in the parking structure’s 
elevated decks, that shall count toward the overall landscape coverage requirement.  
Refer to Exhibits A-7, A-7.1 and A-7.2 for the landscape concept plan for the 
development. 

 
3. The plant material types were selected from Table 3 – Suggested Plant Materials, page 

2.114 of the obsolete Marina Area Plan.  Specific plant types, including additional plant 
materials under consideration for possible use in the project, are listed at the end of this 
section.   

 
4. All irrigation shall be automatic drip/spray, with a dual program controller and wind shut-

off.  All plants shall be grouped into similar water zones. 
 

5. The overall tree count shall be a minimum of 1 tree per 500 s.f. of required landscape, 
plus parking lot standards.  The overall shrub counts in all areas shall be a minimum of 6 
shrubs per each tree required.  Low ground covers below shrubs shall be used to achieve 
90% coverage of mulched bed area over three years.  No bare dirt areas shall be allowed. 

 
6. The conceptual landscaping for the development shall be reviewed by zone during the 

site plan review process, approved by the administrator prior to the issuance of a site 
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improvement permit for that zone, and installed per the approved plans prior to the 
issuance of the certificate of occupancy for any building within that zone. 

 
7. The entire perimeter landscaping and irrigation shall be installed per the approved plans 

prior to issuance of the certificate of occupancy for the first building constructed.   
 
Minor Entry Driveways at Lincoln Way and Sparks Boulevard 

1. The entry drives off of Lincoln Way and Sparks Boulevard shall include sidewalks on 
one side, located within a minimum 10-foot width landscape area.  The entry drives shall 
include a minimum 7-foot width paved crosswalk at the public sidewalks.  Refer to 
Exhibits A-7.1 and A-7.2 

 
Major Entry Areas (at round-a-bouts) of Lincoln Way 

1. Pedestrian entry into the project from Lincoln Way is illustrated in Exhibit A-8.4.  The 5-
foot minimum width sidewalk at the street shall be widened at the corner locations 
adjacent to entry signs to a maximum of 25 feet.  The two main entry drives off of East 
Lincoln Way shall include sidewalks to provide a pedestrian connection to the buildings, 
configured generally as shown in Exhibits A-7.1 and A-7.2.  The sidewalks shall be 
located within a minimum 15’ wide landscaped parkway. Where combined with the 
bikeway, the sidewalk shall be widened to meet the standards outlined in the AASHTO 
Handbook.  The entry drives shall include a minimum 7’ width decorative paving 
crosswalk at the public sidewalks.  Decorative paving crosswalks shall be included in 
major pedestrian circulation areas within the parking area as well.  Behind the site 
identity signage vertical evergreen trees form a backdrop and accentuate the corners of 
each round-a-bout.  At each corner in front of the signage low perennials and boulder 
groupings are proposed.  Visibility triangles at the intersections shall be maintained.  
Medium height (3-4 foot) shrubs on top of 24-inch tall berming in back of each sign will 
enhance the backdrop for the sign and help screen car parking from the intersection.   

 

 
 

Photo 10—Typical entry drive with landscape buffer and sidewalk. 
 

2. The Lincoln Way medians shall consist of medium height (3-4 foot) ground 
covers/shrubs, with vertical upright trees (2 inch caliper) at 25 feet on center.  At end 
islands a low ground cover (12-18 inches tall) is proposed for sight visibility within the 
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round-a-bout.  The use of ground covers, not to include turf, below shrubs shall be 
utilized to achieve 90% coverage over the mulched ground surfaces within 3 years. 

  Photo 11—Public Street Median      
 

3. The center medians at the round-a-bouts shall include tall vertical accent trees (3 inch 
caliper) at the center.  At the median center, berming is proposed (3-feet tall) with 
medium height (3-4 foot) shrubs, and low ground-cover, including turf.   Around the 
perimeter a 20-foot wide band of low shrubs/perennials are proposed to meet local and 
regional standards for sight distance within round-a-bouts. Other hardscape features such 
as water features or sculpture may also be included. 

 

 Photo 12 – Roundabout Landscaping 
 

 
4. At the north and south driveway medians off of Lincoln Way, small accent trees (2 inch 

caliper) at 20 feet on center and medium height ground covers are proposed.  Again, end 
islands will include low ground covers and perennials. 
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   Photo 13—Entry Median 
 

5. The overall planting palette will be fairly simple in terms of plant varieties used and will 
be planted close together at corner locations and focal points to provide maximum 
impact.  Larger trees and shrubs required shall be located at entry points and along 
pedestrian corridors. 

 
Lincoln Way/Sparks Boulevard Corner Location 

1. Exhibit A-8.2 illustrates the corner at the Sparks Boulevard project entry.  A 20 to 25-
foot wide decorative concrete paving area is proposed on the front side of the signage to 
match those at the round-a-bouts.  Evergreen trees and medium to tall shrubs are 
proposed behind the signage as a backdrop.  

 
2. Accent trees, either tall vertical or lower flowering trees are proposed on either side of the 

sign to frame views to the sign from motorists.  Along both streets 18 to 24-inch tall 
berming is required.  A combination of low ground covers and low to medium height 
shrubs are proposed to screen cars, while allowing views to the retail building facades 
beyond. 

 
3. The southwest corner of Lincoln Way and Sparks Boulevard will not be covered by this 

additional landscaping, as indicated in Exhibit A-7.1, due to the properties not being 
included in the development. 

 
Lincoln Way/Sparks Boulevard Streetscape 

1. Concrete sidewalks shall be a minimum of 5 feet in width.  Where combined with the 
bikeway, the sidewalk shall be widened to to meet the standards outlined in the AASHTO 
Handbook.  Berming shall be incorporated into the landscape area at the parking side of 
the sidewalk.  Berming shall vary between 18 and 24 inches in height. 
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     Photo 14—Streetscape Berm and Plantings 
 

2. Ground covers and shrubs shall be a combination of deciduous and evergreen types, with 
a mature height of 12 to 18 inches.  A minimum of 60 percent of the shrubs shall be 
planted at a #5 size and 40 percent at a #1 size.  Plant types to be repeated throughout the 
landscape, and will be used in large massing for simplicity. The use of low ground covers 
below shrubs shall be utilized to achieve 90% coverage over the mulched ground surfaces 
within 3 years.  

 
3. Non-living ground covers shall be a combination of river rock, decomposed granite, or 

bark mulch.  Boulders may also be incorporated into the berming.  Non-living ground 
covers shall be a minimum depth of 4 inches. 

 Photo 15—Low shrubs and rock ground cover 
 

4. Trees shall be planted at a rate of 1 tree per 40 lineal feet of street frontage, grouped with 
secondary trees to provide visibility into the center.  The predominant tree at the street 
edge will be Red Oak, 3-inch caliper size.  Secondary trees shall be a mix of small and 
medium deciduous 3-inch caliper size trees grouped with the street tree placements, and 
planted at an overall rate of 1 tree per 60 lineal feet of street frontage, with clusters of 
trees permitted to allow for visibility of the retail tenants in the development and to 
enhance parking lot security. 
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5. Lawn area will be allowed between the sidewalk and parking lot, with a minimum lawn 

width of 10 feet.  Grading shall accommodate swales at bottom of slope to avoid run-off 
onto sidewalk areas. 

Photo 16—Typical Berm and Lawn Area        
 

6. Adjacent to the service areas along Sparks Boulevard, evergreen trees shall be planted at 
an overall rate of 1 tree per 25 lineal feet of site perimeter, with grouping permitted to 
allow visibility into the center while providing effective screening of the service areas.  
The trees shall be a mix of 50 percent 6-foot tall and 50 percent 8-foot tall.  If grading 
allows berming shall be added, with all slopes 3:1 or flatter covered with mulch.  
Medium (3-4 foot) to tall (4-6 foot) shrubs shall be used in all areas adjacent to service 
and loading as an understory to the evergreen trees. 

 
7. The existing trees within the Sparks Boulevard right-of-way shall be retained where 

possible, except where re-grading and new lane additions require removal. 
 

8. The Sparks Boulevard entries will be similar in design to the corner location illustrated in 
Exhibit A8-2. A 5-foot wide sidewalk shall extend into the center along the north side of 
the driveway. 

 
9. A 35’ wide landscaped corridor shall be provided along the entire length of the Sparks 

Boulevard frontage, except where the existing gas station, located on a parcel outside of 
this development, is located. The landscape width at each side of Lincoln Way is 
generally 22’; the width is narrower at the existing fitness center and gas station, where a 
right turn lane is required at eastbound East Lincoln Way at Sparks Boulevard. See 
Exhibits A-7.1, A-7.2, A-8.2 and A-8.4. 

 
I-80/South Property Perimeter 

1. The landscaping along the I-80 freeway corridor at the south property line shall be a 
minimum of 10 feet wide. 

 
2. Trees shall be a combination of deciduous and evergreen (30-70% mix), planted at the 

outside edge of the 10-foot landscape strip at an average of 1 tree per 25 lineal feet, per 
the Design Standards Manual. The trees shall be grouped in clusters, primarily at the 
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highway entrance ramp frontage. The intent is to allow visibility to the main shopping 
center from the freeway. Evergreens shall be a minimum 8-foot tall along this property 
line, grouped together in clusters.  Primary deciduous trees shall be Red Oaks. 

 
3. Shrubs shall be a combination of low growing ground covers at the curb edge and tall (4-

6 feet tall) shrubs at the fence line.   
 

4. Shrubs and tree types shall be consistent with the existing tree plantings in the NDOT 
right-of-way. 

 
5. As grading allows, as much berming as possible shall be added to the perimeter planters. 

(In some areas the planters may be a cut or fill slope to match existing grade.) The 
maximum berm height will be approximately 30 inches at 3:1 slope. See Exhibits A-7.2 
and A-8.6. 

 
Parking Lot Landscaping 

1. A mix of deciduous (80%) and evergreen (20%) trees shall be provided in the parking lot. 
 

2. Tree types shall be organized into the following types: 
a) Ornamental upright trees at drive aisles with pedestrian pathways. 
b) Shade trees in freestanding planters among the car stalls. 
c) Evergreen trees in larger planters, with berming to visually reduce the size of the 

parking lot. 
 

3. Parking lot islands among the parking stalls shall be a minimum size of 70 s.f., and shall 
be planted in diamond shaped islands with 9’ sides and 9’ across the smaller internal 
dimension.  A minimum of 8 feet clear landscaping width shall be provided for free-
standing planters at the ends of parking rows.  All islands shall include a 6-inch curb 
within parking areas.  Diamond shaped islands shall be placed at a rate of 1 island for 
every eight spaces in the center areas of parking rows.  Ends of rows may include up to 8 
spaces between end-cap islands and the first diamond islands.   Each island shall include 
one tree, as well as additional plantings.  Refer to Exhibit A-8.3. 

 
4. Deciduous trees shall be 50 percent 1.5 inch caliper and 50 percent 2 inch caliper size.  

Evergreens shall be 50 percent 6-foot height and 50 percent 8-foot height.  Accent trees 
shall be clustered around driveway entries and paved areas.  Trees shall be planted at an 
overall rate of 1 tree per each 7 parking spaces (parking spaces for employees and 
customers only—no inventory storage spaces to be included).  The remaining trees shall 
be in planters at the end of rows and at perimeter areas surrounding the parking lot. 

 
5. Within the parking lot, shrubs shall be a maximum of 30 inches tall for visibility.  Plants 

along drive aisles and pedestrian pathways may be taller.   
 

6. Larger planters shall include berming of 6 to 12 inches tall for interest and drainage. 
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7. The use of low ground covers below shrubs shall be utilized to achieve 90% coverage 
over the mulched ground surfaces within 3 years. 

 
8. Non-living ground covers shall be a combination of river rock, decomposed granite, bark 

mulch, and boulders. Non-living ground covers shall be a minimum of 4 inches in depth. 
Lawn areas may be allowed in larger planter areas with a minimum width of 10 feet.  All 
lawn shall include a mow strip at the perimeter and a swale at the low end adjacent to 
paving for water infiltration. 

 

   
 

Photo 17—Perimeter landscaping at parking area  Photo 18 – Perimeter landscaping at parking area 
 
Freestanding Building Pads and Perimeter of Main Retail Center 

1. Along building frontages landscaping shall consist of small to medium ornamental trees, 
a minimum of 3-inch caliper.  Trees shall be deciduous, either multi-branching or upright 
types for interest.  Evergreens with a minimum of 6-foot height may also be used. 

 
2. Shrubs shall be a mix of evergreen and deciduous, with 70 percent #5 size and 30 percent 

#1 size.  Shrubs shall be selected for visual interest, with use of ornamental grasses and 
perennials. 

 
3. Berming up to 12 inches tall and boulders of a minimum dimension of 30 inches shall be 

used to make plantings more visible and blend with the building’s rock veneer. 
 

4. The use of low ground covers below shrubs shall be utilized to achieve 90% coverage 
over the mulched ground surfaces within 3 years. 

 
5. The minimum planter dimension shall be 5 feet in width. 

 
6. Freestanding planters shall be added along building walls and as a spatial definition 

around specialty use areas such as restaurants. 
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7. Site amenities shall include bicycle racks, benches, trellis covers, trash receptacles and 
ash urns, all grouped together in an organized fashion.   

 
8. Non-living ground covers shall be a combination of river rock, decomposed granite, bark 

mulch, and boulders. Non-living ground coveres shall be a minimum of 4 inches in depth. 
Lawn areas may be allowed in larger planter areas with a minimum width of 10 feet.  All 
lawn to include a mow strip at the perimeter and a swale at the low end adjacent to 
paving for water infiltration. 

 
9. A minimum of 50 percent of each building frontage must include landscaping as defined 

in this section. If this standard cannot be met, the minimum is 30% for any given building 
frontage with a cumulative minimum total of 60%. 

 
Main Shopping Plaza  

1. The landscaping at the main shopping plaza is illustrated in Exhibits A-8.1, A-8.3 and A-
8.5. These areas are the highlight of the development and will feature extensive 
landscaping, pedestrian amenities, and integrated water features. 

  
 Photos 19 and 20—Example shopping plaza landscaping and pedestrian amenities        
 

2. The central theme to the plaza is a series of fountains, with a sight-line terminus at the 
west end to the lake. Between fountains are landscaped planters at the center of the plaza.  
Plantings within these planter islands shall be a combination of deciduous and evergreen 
ground covers, vines, shrubs, and trees.  Shrub sizes shall be a combination of #1 and #5 
plants, depending on species.  The intent is for complete ground coverage within 3 to 5 
years.  Trees shall be a minimum 3-inch caliper size, with larger trees used in focal areas.  
Section A-A shown on Exhibit A-8.1 illustrates the intent of the plantings and water 
features.  The planters will accept some stormwater flows and will require overflow 
piping to the storm drains. 
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3. Planters at buildings will be added along building frontages without storefront type 

windows, such as restaurants and services areas (see Exhibit A-8.5).  Berming of 2-3 feet 
will be included for visual interest.  There may be areas of lawn within the plaza, with 
appropriate berming and swales for drainage.   

 
4. Specialty paving will be used throughout the plaza, including, but not limited to, masonry 

pavers, colored concrete, textured/stamped/colored concrete and stone.  A 6-inch 
concrete curb will be placed around all planter areas for drainage, planter protection, and 
pedestrian circulation.  Colors will be earth tones with color accents for architectural 
compatibility. 

 
5. Site amenities proposed include bike racks, benches, tables, trash receptacles, ash urns, 

and freestanding planters.  Freestanding planters will include perennials and annuals that 
are changed seasonally.  Boulders inset into concrete/planters will offer additional 
seating, and some planter designs will offer other forms of integrated seating.  Overhead 
trellises, tent structures, and other sun-screening architectural treatments will be detailed 
for pedestrian shade. 

 
6. Non-living ground covers shall be a combination of river rock, decomposed granite, bark 

mulch, and boulders.  Non-living ground covers shall be a minimum of 4 inches in depth. 
 

Trash Enclosures and Loading Areas 
1. Trash enclosures shall be screened with a combination of evergreen and deciduous plant 

material, including trees, shrubs, and vines.  Planters shall be a minimum width of 5-feet 
wide. 

 
2. Non-living ground covers shall be a combination of river rock, decomposed granite, bark 

mulch, and boulders.  Non-living ground covers shall be a minimum of 4 inches in depth. 
 
3. Loading areas shall be screened with the use of evergreen trees at the wall perimeter(s) 

and berming in areas with adequate space.  Shrubs shall be 80 percent evergreen and 20 
percent deciduous, primarily medium to tall in height.  Evergreen tree selection and 
placement shall be sensitive to icing issues around loading areas during winter months.  
All trash and loading areas shall be screened such that there is 90 percent screening of 
walls and truck docks within 3 years. 

 
Landscaping submittals and installation 
The developer shall submit landscaping and irrigation plans for the project for a site 
improvement permit.  Landscape design shall be in conformance with the standards noted above 
for review and approval by the administrator prior to issuance of a building permit for the 
project. 
 
The landscaping and irrigation of the entire development perimeter, I-80 frontage, Sparks 
Boulevard, and East Lincoln Way shall be installed per the approved plans prior to issuance of 
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the certificate of occupancy for the first building constructed, per the approval of the 
Administrator.  Plans for such landscaping shall reflect the requirements of the standards noted 
above.  Building sites not immediately constructed shall be revegetated with grasses, ground 
covers, and/or wildflowers and temporary irrigation shall be provided and maintained, including 
dust control, until construction begins on those sites. 
 
Parking lot landscaping and irrigation shall be installed per the approved plans, including 
providing planter islands as noted above.  Parking lot landscaping shall be installed within a site 
zone, per the approval of the Administrator, prior to the issuance of a certificate of occupancy for 
the first building within such zone. 
 
The landscaping for each building pad shall be reviewed during the building permit review 
process, approved by the administrator prior to the issuance of a building permit for that site, and 
installed per the approved plans prior to the issuance of the certificate of occupancy for that 
building. 
 
Proposed Plant Materials that may be included in the Project 
 
Shade Trees 
 
Acer Rubrum      Red Maple 
Acer saccharum     Sugar Maple 
Betula nigra      River Birch 
Carpinus betulus ‘Fastigiata’    Columnar Hornbeam 
Fraxinus Americana ‘Autumn Purple’  Autumn Purple Ash 
Gleditsia triacanthos ‘iermis’    Honeylocust 
Platanus x acerifolia  ‘Yarwood’   Yarwood London Planetree  
Quercus Rubra     Red Oak 
 
Ornamental Trees 
 
Amelanchier spp     Serviceberry 
Cercis occidentalis     Western Redbud 
Celtis reticulate     Netleaf Hackberry 
Cornus florida      Flowering Dogwood 
Fraxinus oxycarpa ‘Raywood’   Raywood Ash 
Koelreuterua paniculata    Goldenrain Tree 
Malus spp.      Crabapple 
 
Evergreen Trees 
 
Pinus aristata      Bristlecone Pine 
Pinus flexilis ‘Vanderwolf’    Vanderwolf Pine 
Pinus monophylla     Singleleaf Pinon Pine 
Pinus sylvestris     Scotch Pine 
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Shrubs 
 
Berberis thunbergii     Japanese Barberry 
Berberis mentorensis     Mentor Barberry 
Buddleia davidii     Butterfly Bush, Orange-eye 
Buxus microphylla var. koreana “Wintergreen” Wintergreen Boxwood 
Calamagrostis sp.     Feather Reed Grass  
Cotoneaster acultifolius    Peking Cotoneaster 
Cotoneaster divaricatus    Spreading Cotoneaster 
Cornus stolonifera     Redtwig Dogwood 
Itea virginica ‘Little Henry’    Little Henry Sweetspire 
Juniperus chinesis “Armstrong”   Armstrong Globe Juniper 
Juniperus chinenesis ‘Sea Green’   Sea Green Juniper 
Juniperus horizontalis ‘Hughes’   Hughes Juniper 
Juniperus Sabina ‘Broadmoor’   Broadmoor Juniper 
Lonicera Japonica “halliana”    Halls’ Honeysuckle 
Mahonia aquifolium     Oregon grapeholly 
Miscanthus sinsensis     Maiden Grass 
Photinia serrulata     Chinese Photinia 
Pinus Mugo      Mugo Pine 
Potentialla verna “nana”    Dwarf Potentilla 
Rosa rugosa      Rose 
Rosa ‘Knockout’     Knockout Shrub Rose 
Spiraea bumalda ‘Anthony Waterer’   Anthony Waterer Spiraea 
Syringa petula ‘Miss Kim’    Miss Kim Lilac 
Taxus cuspidate ‘Capitata’    Dense Yew 
Taxus x media ‘Hicksii’    Hick Columnar Yew 
Viburnum spp.     Viburnum 
Yucca filamentosa     Adamsneedle Yucca 
 
Ground Covers/Grasses/Perennials 
 
Achillea tomentosa     Wooly Yarrow 
Artemisia schmidtiana    Silver Mound 
Coreopsis spp.      Coreopsis 
Cotoneaster “Lowfast”    Cotoneaster 
Echinacea purpurea     Purple Coneflower 
Festuca ovina “Glauca”    Blue Fescue 
Gaillardia x grandiflora    Blanket Flower 
Hemerocallis spp.     Daylillies 
Heuchera spp.      Coral Bells 
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Juniperus horizontalis     Bar Harbor Juniper 
Lavanula sp.      Lavendar 
Lonicera japonica     Honeysuckle 
Mahonia repens     Creeping Mahonia 
Miscanthus sinensis purpurascens   Purple Maiden Grass 
Parthenocissus quinquefolia    Virginia Creeper 
Pennisetum alopecuroides ‘Hamelin’   Dwarf Fountain Grass 
Rudbeckia fulgida speciosa ‘Glodstrum’  Goldsturm Black-Eye Susan 
Santolina chamaecyparissus    Lavender Cotton 
Schizachyrium scoparium    Little Bluestem 
Sedum x “Autumn Joy”    Autumn Joy Sedum 
Thmus vulgaris     Common Thyme 
Vinca minor      Periwinkle 
 
VIII. Signs 
 
Definitions 
Additional signs / graphics:  Any sign or graphic display not otherwise defined by these 
requirements.  Additional signs / graphics may include, but are not limited to, non-commercial 
graphic displays, regulatory signs, and directional signs. 
 
Area: Sign area is defined as the actual area of the sign copy or graphic, not including 
supporting structures or background elements.  Where animated video reader boards are 
permitted as part of a sign, the entire area of the animated video reader board shall be counted as 
sign area. 
 
Awning Sign:  A framed fabric assembly mounted over storefront windows to provide shade, 
which may be adorned with sign graphics related to the tenant occupying the store, or other 
graphics. 
 
Building Sign:  Any sign attached to a building. 
 
Blade Sign:  Relatively small, two-sided sign projecting outward from a building façade, usually 
at a 90-degree angle to the façade. 
 

 Photo 21 - Example of Blade Sign 
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Center-Identification Monument Sign:  Independently mounted signs that solely identify the 
Legends at Sparks Marina Development at specific locations identified on the site plan, Exhibits 
A-4, A-4.1 and A-4.2. 
 

  
Photo 22 – Example of Center-Identification Monument Sign 
 
Double-stacked Letters:  Two rows of text comprising a single sign, wherein the second row is 
an integral part of the Tenant name identified by the sign. 
 
Façade Sign:  Sign mounted directly to a building façade, parallel to the plane of the building 
façade. 
 
Free-standing Sign:  Independently mounted signs that exceed 6 feet in height above the grade, 
that identify the Legends at Sparks Marina Development and significant tenants in combination.   
 
Marquee Sign:  An assembly supporting sign graphics or lettering that projects from a building 
façade and provides sign visibility from angles other than 90-degrees to the building façade. 
 
Monument Sign: Independently mounted signs associated with specific retail tenants that do not 
exceed 6 feet in height above the grade.   
 
Non-tenant-identification graphic panel:  A panel which conveys general graphic artwork or 
information related to the development as a whole, not related to any single specific tenant.  (See 
“Photo 23.”) 
 
Primary Sign:  The sign which identifies the name of the store or tenant at the primary storefront 
entry to the store. 
 
Projecting Sign:  Signs incorporating a three-dimensional form, which can be sculptural or 
representational in nature, and generally of a larger size than blade-signs.  
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                Photo 22 - Example of Projecting Sign 
       

Over-door Transom Sign:  A sign located immediately over a 
storefront 
entry door, and applied using adhesive decal lettering directly to the 
inside surface of a glazed transom panel.     
 
Rooftop Sign:  A sign or graphic mounted on a framework anchored 
to and located above a building roof.     
  
Storefront safety glazing decals:  Decals applied to the interior of 
storefront safety glazing, conveying additional information about the 
store not conveyed by the primary Tenant sign (such as store 
operating hours). 
 
Tag Line:  An additional line of text in a sign, wherein the additional line provides further 
clarification or explanation of the primary Tenant or store name, though legally a part of the 
store operator identification. 
 
Wall Sign:  A sign mounted directly to a wall.  Wall signs include façade signs, projecting signs, 
and marquee signs.  Blade signs are considered, for the purposes of these standards, to be a 
separate category of sign. 
 
Regulation  
Sign designs shall be submitted 1) for design approval under these requirements; 2) for permit 
per ordinance.  Multiple signs may be covered under one design approval submittal and under 
one permit providing full details of all signs covered are submitted for review and approval.   
 
The Master Developer shall regulate the design of signs under the requirements of these 
standards prior to regulatory review by the City.  All Signage is to be submitted as a complete 
package for review and approval. Incomplete submittals will not be approved.  The tenant shall 
provide a copy of the Master Developer’s written approval to the City of Sparks as part of the 
regulatory review package.  All signs, except signs within the pedestrian plaza of the main retail 
center (as designated in Exhibit A-10), are subject to the design approval of the Master 
Developer or its Architect, and of the City of Sparks.   Signs within the pedestrian plaza of the 
main retail center (as designated in Exhiit A-10) are only subject to the design approval of the 
Master Developer or its Architect. 
 
All signs must be shown to scale on the approved storefront elevation.  Submittal requirements 
for regulatory review of sign design by the Master Developer and the City shall include the 
following by sign type: 

1. Wall Signs (Façade sign, projecting, or marquee sign):  Provide a storefront 
elevation of each sign proposed as well as detailed shop drawing elevation and 
section through sign indicating sign makeup, method of illumination, dimensions, 
materials and colors.  
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2. Over-door transom sign:  Provide a storefront elevation of each sign proposed as 
well as detailed shop drawing elevation indicating sign dimensions, materials and 
colors.  

 
3. Storefront safety glazing decals:  Provide a storefront elevation of each sign 

proposed as well as detailed shop drawing elevation indicating dimensions, 
materials and colors.  

4. Blade sign:  Provide a storefront elevation and section of each proposed sign 
indicating mounting location and height. Provide a detailed shop drawing section 
and elevation indicating sign makeup, method of illumination, dimensions, 
materials and colors for sign and decorative bracket. 

5. Additional signs / graphics inside stores within four feet of the storefront:  
Provide a storefront elevation, plan, and or section indicating any additional 
proposed signage as well as detailed shop drawings indicating sign makeup, 
dimensions, materials and colors. All such additional signage shall be reviewed 
on an individual basis.   

6. Rooftop Signs:  Provide an elevation of each sign proposed as well as detailed 
shop drawing elevations and sections indicating sign makeup, method of 
illumination, dimensions, materials, colors, and means of structural support.  
Include structural calculations if support is not included as part of the building 
design to which the sign is affixed. 

7. Monument Signs:  Provide an elevation of each side and each end of each sign 
proposed, as well as detailed shop drawing elevations and sections indicating sign 
makeup, method of illumination, dimensions, materials, colors, and means of 
structural support.  Include structural calculations of means of structural support. 

8. Free-Standing Signs:  Provide an elevation of each side and each end of each sign 
proposed, as well as detailed shop drawing elevations and sections indicating sign 
makeup, method of illumination, dimensions, materials, colors, and means of 
structural support.  Include structural calculations of means of structural support.   

 
All additional signage shall be submitted to the Master Developer or the Master Developer’s  
Coordinating Architect for approval.  Any minor deviations to this criteria will be reviewed on 
an individual basis and subject to the approval of the Master Developer and the Administrator. 
 
Sign Classification 
Signs shall be classified according to the tenant types with which they are associated: 

1. Small Shop Retail Tenant: Leaseable area 0 - 14,999 square feet 
2. Sub-Major Retail Tenant: Leaseable area 15,000 – 119,999 square feet 
3. Major Retail Tenant:  Leaseable area 120,000 square feet and above 
4. Out-Parcel (Single) Tenant: Stand-alone structures 15,000 square feet and below 

comprised of a single tenant. 
5. Casino / Hotel 
6. Movie Theater 
7. Baseball Stadium 
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General Sign Requirements 
All signs shall be made up of individual illuminated letters or nationally branded shapes; 
conventional box (cabinet) signs will not be approved.  Box signs with raised, or individual 
letters, or nationally branded shapes will be considered on an individual basis.  All sign returns 
shall either match face color of sign or blend with adjacent building color. All metal letters shall 
be fabricated using fully-welded construction, with all welds ground smooth so as not to be 
visible. Visible fasteners will not be permitted.  Acrycap or trimcap retainers used at the 
perimeter of sign letter faces shall match in color and finish the face or the sides of the sign.  
Threaded rods or anchor bolts shall be used to mount sign letters standing off of the building 
face.  Angle clips attached to letter sides will not be permitted.  All mounting attachments shall 
be sleeved and painted.    
 
Minimum height of all signage shall not be less than 80 percent of the maximum allowable letter 
height without prior written approval.  Signs shall be readable against the designed background 
of the architectural façade of the building, and shall not require a secondary backer panel to 
make the lettering or graphics read. 
 
Lettering on all store signs shall be limited to business or trade name of the premises as it 
appears on the lease.  Logo signs will be reviewed on an individual basis. 
 
Manufacturers’ labels, underwriters’ labels, clips, brackets, or any other form of extraneous 
advertising attachment or lighting devices shall be fully concealed from public view.  Labels 
installed on sign returns are not permitted. 
 
Except as provided herein, no advertising placards, banners, pennants, names, insignia, 
trademarks, or other descriptive materials shall be affixed or maintained upon the glass panes 
and supports of the storefront windows and doors, or anywhere inside the store within four feet 
of the storefront, without prior written approval of the Master Developer. 
 
At no time will hand-lettered, non-professional signs, or newspaper advertisements be displayed 
on the storefronts or inside stores within four feet of the storefront.  Decals or other signs 
indicating products lines or credit card acceptability shall not be permitted on the storefront 
glazing or anywhere inside the store within four feet of the storefront, other than stores operating 
hours. 
 
No exposed lamps or tubing will be permitted.  Neon tubing or other exposed light sources will 
be reviewed on an individual basis.  No exposed raceways, crossovers or conduits will be 
permitted.  All cabinets, conductors, transformers and other equipment shall be concealed from 
public areas.  All electric signs and installation methods must meet Underwriter’s Laboratories 
(UL) test criteria and contain a UL label. Tenants are required to provide a concealed access 
panel from within the Tenant’s leasable area, if applicable, to service and install exterior building 
signage 
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Either direct or indirect lighting of signs is required and shall be at hours as required by Master 
Developer.  The use of time clocks for sign and show window lighting is required, and should be 
adjusted and coordinated with the shopping center’s normal business hours.   
 
Signs not Permitted 
 
The following types of signs shall not be permitted: 
 
 Signs such as die cut vinyl, gold or silver leaf, or paint. 
 
 Boxed pillow or cabinet type (except as otherwise noted herein). 
 
 Formed plastic or injection molded plastic signs. 
 
 Temporary tenant banners or pennants. 
 
 Secondary signs (window sign or sign plate indicating name of shop or good sold) in addition 

to primary signs, except as otherwise permitted herein. 
 
 Cloth, paper, cardboard and similar stickers or decals around or on surfaces on the storefront, 

or inside the store within four feet of the storefront, without prior written approval. 
 
 Noise making, except as otherwise permitted herein. 
 
 Additional signs of any kind inside stores within four feet of storefront windows. 
 
 Awning signs, with the exception of awning signs provided in lieu of an over-door transom 

sign with the explicit approval of the Master Developer. 
 
Special Sign Provisions 
No illuminated sign may face toward the existing adjacent residential area at the northwest 
corner of the development when located within 300 feet of the development's west property line; 
except that signs located in the main retail center may face a direction ranging from directly west 
to 45 degrees north of west only.  Nor may such sign face directly north toward existing adjacent 
residential area at the northeast corner of the development; unless located at least 300’ from the 
nearest off-site residential structure.   
 
Signs which produce odor, sound, smoke, flame or other emissions shall be allowable if 
approved by the Master Developer and the City.  Proper safety precautions shall be taken for any 
such signs and shall be approved by the City of Sparks. 
 
The Developer may locate one building, tower or beacon feature signs communicating the 
development name at a maximum height of 150’, within the development courtyard, that will be 
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seen from a distance on adjacent local roadways.  Such features may include up to six 
components identifying select tenants of the development. 
Beacons may be an allowable light source provided they are not directed at adjoining properties 
or roadways.  No more than (4) individual sources shall be allowed in the development, with a 
maximum candlepower of 300 million each.  Such light sources may move but may not flash or 
blink.  Such light sources must be approved by the FAA if applicable. 
 
Development graphic banners may be incorporated into the design of roadway light standards 
within the Development along Sparks Boulevard and East Lincoln Way, but not located within 
the public right-of-way.  The size of such banners shall be limited to 20 square feet. 
 
Roof signs shall be allowable within the area of the main retail center. 
 
Non-tenant-identification graphic panels or window graphics shall be allowable within the area 
of the main retail center.  Such panels shall be limited to a maximum of thirty percent (30%) of 
the area of the building façade on which they are located. 

 
“Photo 23” - Example of non-tenant-identification graphic panels and roof sign 
(utilized at The Legends at Village West Development) 
 

Sign Standards by Tenant Type 
Sign provisions shall be applied based on the following building parameters for each tenant type: 

 1. Small Shop Tenant Signs  
 
Wall Signs:  Wall signs may consist of either façade signs, projecting signs, or marquee signs.  
Wall signs are required for each Tenant and shall be installed within sign areas indicated on the 
building drawings.  The maximum average height for letters shall be 30 inches.  A maximum of 
one wall sign per storefront with a maximum of two per tenant shall be permitted.  One 
additional wall sign may be considered for “endcap” tenants subject to approved of the Master 
Developer.  Façade signs shall not extend more than 8 inches beyond the face of the surface to 
which the sign is mounted.  Façade signs shall be individually illuminated channel letter with 
colored translucent face, or reverse- channel, halo-lit illuminated individual letters mounted to 
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the building face.  One additional 8-inch over-door transom sign is allowed per storefront.  
Direct illuminated signs and double-stacked lettering shall be considered for approval by the 
Master Developer, but shall be reviewed on an individual basis.  Double stacked letters shall be a 
maximum 24” high individual letters and shall comfortably fit within the designated sign area of 
the storefront as determined by the Landlord or the Landlord’s Representative.  Tag lines shall be 
allowed on an individual basis only and are subject to Landlord approval.  Any allowable tag 
lines shall be individual illuminated letters (no box signs) and shall not exceed 10” in height.  
The width of the tag line, if approved, shall not exceed the width established for the primary 
signage. 
 

Marquee Signs: One marquee sign shall be permitted per storefront (with a maximum of 
two allowed signs) in lieu of a façade sign.  Maximum size shall be 15 square feet.  
Letters shall be a maximum of 16 inches in height.  Sign shall be individually illuminated 
letters, pin mounted to projected metal marquees. All exposed conduit shall be concealed 
from public view and painted to match marquee structure. Exposed raceways behind 
letters are not permitted.   

 
Projecting Signs:  Projecting signs may be sized to complement the architectural elements 
on which they are placed and will be determined at the sole discretion of the Master 
Developer.  

 
Blade Signs:  One blade sign is required at each storefront.  The maximum allowable size 
for a blade sign shall be seven square feet.  Decorative brackets and sign design are to 
reflect the qualities of the tenant and the shopping center in a greater entirety. 

 
 2. Sub-Major Tenant Signs  
 

Wall Signs:  Wall signs may consist of either façade signs, projecting signs, or marquee 
signs.  Wall signs are required for each Tenant and shall be installed within sign areas 
indicated on the building drawing.  The maximum height for letters in the body of the 
sign shall not exceed 48 inches.  The sign areas shall not exceed ten percent (10%) of the 
area of the storefront.  A maximum of one sign per storefront with a maximum of three 
per tenant shall be permitted.  Façade signs shall not extend more than 8 inches beyond 
the face of the surface to which the sign is mounted.  Façade signs shall be individually 
illuminated channel letter with colored translucent face, or reverse- channel, halo-lit 
illuminated individual letters mounted to the building face.  One additional 8-inch over-
door transom sign is allowed per storefront.  Direct illuminated signs and tag lines shall 
be considered for approval by the Master Developer, but shall be reviewed on an 
individual basis.  Any allowable tag lines shall be individually-illuminated letters (no box 
signs) and shall not exceed 16” in height.  The width of the tag line, if approved, shall not 
exceed the width established for the primary signage. 

 
Marquee Signs: One marquee sign shall be permitted per storefront (with a maximum of 
two allowed signs) in lieu of a façade sign.  Maximum size shall be 15 square feet.  
Letters shall be a maximum of 20 inches in height. Sign shall be individually illuminated 
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letters, pin mounted to projected metal marquees. All exposed conduit shall be concealed 
from public view and painted to match marquee structure. Exposed raceways behind 
letters are not permitted.   

 
Projecting Signs:  Projecting signs may be sized to complement the architectural elements 
on which they are placed and will be determined at the sole discretion of the Master 
Developer.  

 
Blade Signs:  One blade sign is required at each storefront.  The maximum allowable size 
for a blade sign shall be seven square feet.  Decorative brackets and sign design are to 
reflect the qualities of the tenant and the shopping center in a greater entirety. 

 
 3.  Major Tenant Signs  
 

Wall signs:  Wall signs are required and shall be installed within sign areas indicated on 
the building drawings.  Tenant sign area shall be on the building faces and as part of the 
building design.  The sign areas shall not exceed ten percent (10%) of the building 
elevation.  A maximum of one primary sign shall be permitted per storefront, with a 
maximum of four total signs permitted.  In addition to the primary signs, tenants shall be 
permitted to include up to three additional secondary signs, on primary elevation only, 
describing product sold within the store.  Total area of all signs together is not to exceed 
ten percent (10%) of the building elevation.  Façade signs shall not extend more than 8” 
beyond the face of the surface to which the sign is mounted.  Façade signs shall be 
individually illuminated channel letter with colored translucent face, or reverse- channel, 
halo-lit illuminated individual letters mounted to the building face.  One additional 8” 
over door transom sign is allowed per storefront.  Direct illuminated signs will be 
considered for approval, but will be reviewed on an individual basis. 

 
 4. Out Parcel Tenant 
 

Wall Signs:  Wall signs are required and shall be installed within sign areas indicated on 
the building drawings.  The maximum height for letters in the body of the sign shall not 
exceed on average 36 inches in height.  The sign areas shall not exceed ten percent (10%) 
of the area of the storefront.  A maximum of four (4) wall signs and one monument sign 
are allowed.  Refer to “Monument Signage” for monument sign information.  Signage 
shall be illuminated individual letters mounted on the building’s opaque background or as 
approved by the Master Developer.  The use of a colored or frosted Plexiglas face is 
required for channel-letter signs.   
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 5. Out Parcel Tenant (with drive-thru) 
 
Drive-thru users are allowed directional signs and menu board signs.  The directional signs shall 
be a maximum of 2 square feet each.  The menu board signs shall be a maximum of 65 square 
feet total.  Multiple signs are allowed but shall not exceed the 65 square feet total.  Both the 
directional and menu board signs shall have a stone or brick base to match the building materials.  
 
 6.  Casino / Hotel Signs 
 
Casino / Hotel building signs located within the shopping center plaza, and free-standing and 
monument signs located anywhere in the development, shall be subject to the requirements of the 
Planned Development Handbook.  Casino / Hotel signs located outside of the shopping center 
plaza shall be subject to the criteria as outlined in the Planned Development Handbook. 
 

7.  Movie Theater Signs 
 

Movie theater building signs located within the shopping center plaza, and free-standing 
and monument signs located anywhere in the development, shall be subject to the 
requirements of the Planned Development Handbook.  Theater signs located outside of 
the shopping center plaza shall be subject to the criteria as outlined in the Planned 
Development Handbook. 
 
Theater sign standards are as follows: 
 

 (1) “IMAX” wall sign, 9’-0” high letters x 45’-6” (approx.) long letter grouping, 
internally illuminated shoebox-type letters. 

 (1) “IMAX” wall signs, 3’-0” high letters x 17’-0” long letter grouping, internally 
illuminated shoebox-type letters. 

 (2) “LEGENDS” vertical tower signs, 2’-0” wide x 27’-0” long letter grouping, 
internally illuminated individual shoebox-type letters.  

 (2) “THEATRE” canopy signs, 3’-3” high x 17’-6” long letter grouping, 
internally illuminated individual script letters. 

 (4) LCD Reader Board marquee monitors, 4’-0” high x 8’-0” long.  
 “LEGENDS” billboard sign, 2’-6” high x 16’-0” long letter grouping, internally 

illuminated individual script letters.  
 (10) Wall mounted internally illuminated Poster Cases, 3’-3” wide x 4’-11” tall. 
 (5) Studio signs, 12’-0” wide x 10’-6” mounted on the structural steel billboard.  
 (2) “LUXURY +” canopy signs, 2’-8 1/2” average height letters, “L” to be 

approx. 5’-4” high and “+” to be approx. 3’-11”.  Sign to be 31’-1” long letter 
grouping, Open face channel script letters with 8” returns and scintillating lights 
with dimmer. 
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8.  Baseball Stadium Signs  
 

Baseball Stadium building signs located within the baseball stadium and facing toward 
the interior of the stadium, and free-standing and monument signs located anywhere in 
the development, shall be subject to the requirements of the Planned Development 
Handbook.  Baseball Stadium signs located at the perimeter of the baseball stadium and 
facing away from the interior of the stadium shall be subject to the City of Sparks 
Municipal Code as pertains to signs for Tourist Commercial (TC) zoning. 

 
9.  Electronic Message Signs: Text, photos or copy only permitted, video and animation are 

not permitted.  All messages will remain visible for a minimum of 15 seconds with 
changes taking no more than 3 seconds to accomplish. 

 
 
 
Free standing and monument signs 
For all monument and free-standing signs (identified as to approximate location on Exhibit A-4), 
the following criteria shall apply: 
 
Monument signs shall not be closer than 40’ to another monument sign.   
 
Monument signs associated with a specific retail tenant shall be limited to 6 feet in height and a 
maximum area of 150 square feet. 
 
Center-identification monument signs shall be of a customized design integrated with the 
surrounding landscape elements, and shall be subject to individual review and approval by the 
Administrator. 
 
A maximum of eight free-standing signs shall be permitted.  Free-standing signs shall not exceed 
65’ in height and 500 square feet in sign area, except that up to two free-standing signs located 
along the I-80 frontage shall be permitted up to 90 feet in height and 1,000 square feet in sign 
area.  Free standing signs shall not be closer than 60 feet to another free standing sign.  One free-
standing sign 90 feet in height shall be permitted to include an animated video reader board 
fitting within the sign area limit for that sign.  The same sign may also provide up to three lower 
panels, within the sign area limit, promoting activities in the development.  Any sign containing 
a video board must be set a minimum of 1,000 feet away from the lake shore along the I-80 
frontage.  Video boards must be dimmed at night to a maximum 30,000 lumens measured 3 feet 
in front of the board. 
 
One additional 25’ freestanding tenant directional sign will be allowed as indicated on Exhibit A-
4.  This directional sign is to identify tenants in Buildings B, I and Pads 1, 2 and 3. 
 
One additional video board monument sign will be allowed to identify the Chamber of 
Commerce at a location indicated on Exhibit A-4.  
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The minimum constant display for this sign shall be eight (8) seconds with a maximum time 
allowed for messages to change is one (1) second.  The use of animation, fade, dissolve, travel, 
flashing, message sequencing, scrolling, or blinking characters is prohibited.  The maximum 
luminance shall be 6,300 nits (candelas per square meter) from dawn to dusk and 300 nits 
between dusk to dawn as measured from the sign’s face at maximum brightness.  The sign shall 
include photo-sensors to provide automatic intensity adjustment based on ambient lighting 
conditions.  Size of sign shall be a maximum of 12.5’ in height and not to exceed 80 square feet. 
  
All free standing and monument signs shall be set back from property lines a minimum of 5 feet, 
from interstate highway right-of-way a minimum of 2 feet, and from public street right-of-way a 
minimum of 5 feet.  Signs may not overhang the property line into the right-of-way.  Safe sight 
lines shall be maintained in accordance with AASHTO standards. 
 
Free-standing or monument signs may incorporate product displays in a dedicated display area, 
such as a vehicle of any type, which may be displayed on a supporting platform designed for the 
purpose, where located within 50 feet of an interstate highway frontage.  The product display 
shall not be included in the overall sign area. 
 
On all free standing or monument signs, twenty five percent (25%) of the display surface must 
be opaque on all internally lit channel-letter signs within this development.  Translucent areas 
shall be limited to individual lettering, logos, or similar graphics. 
 
No illuminated free-standing sign may face toward the existing adjacent residential area at the 
northwest corner of the development when located within 300 feet of the development's west 
property line; except that signs located in the main retail center may face a direction ranging 
from directly west to 45 degrees north of west only. 
 
Additional Signs 
Service doors to Tenant spaces throughout the project shall be standard 4 inch, identification 
only (name and address number, or additional as required by local jurisdiction) and shall be 
installed by the Landlord.  The Tenant shall not apply any signs or other wording to service 
doors. 
 
Directional signs smaller than 5 square feet shall be allowable, and shall not count against the 
total sign count per façade or the total sign area. 
 
Miscellaneous Provisions 
Roundabouts may include an illuminated sculpture or a feature item celebrating the nature of the 
development or its conceptual theme.  Such elements shall not be located in public right-of-way 
area. 
 
Entry drives may include a sculptural feature with illumination.  Each entry may incorporate an 
illuminated entry monument sign featuring the name of the development with a maximum height 
of 12’-0”.  Such elements shall not be located in public right-of-way area. 
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Exterior artwork such as sculptures, statues, or fountains shall not be counted as signs. 
 
Existing billboards currently located on the development property shall be removed prior to the 
issuance of the first certificate-of-occupancy for the project. 
 
IX. Lighting and Sound Systems 
 
Lighting for the development shall conform to the City of Sparks Design Standards Manual, 
including requirements for cut-off fixtures and prohibition of illumination on adjacent property. 
 
Parking Lot and Pedestrian Area Lighting (DSM 3.B.8) 
Parking lot lighting shall be provided by high quality, full cut-off fixtures.  Fixtures shall be 
placed to prevent any light trespass onto adjoining properties and to prevent direct glare on 
adjacent properties or streets.  The height of the lighting poles may vary depending on location 
(for instance, shorter poles near adjacent residential).  Pedestrian areas of the project shall have 
lower scale, more detailed fixtures as a visual cue for pedestrians.  Pedestrian areas adjacent to 
the waterfront shall utilize the same fixture currently in use around the Sparks Marina to 
continue that theme at the pedestrian connection to other parts of the Marina Area.  The color of 
the Marina Area themed lighting may vary from the existing color to provide a transition into 
The Legends at Sparks Marina.  Photometric diagrams shall be submitted with the lighting plans 
for site improvement permit review.  Refer to the concept Site Lighting Plan Exhibits C-5.7 and 
C-5.8. 
 
Public Street Lighting 
Light fixtures along the public street shall match the existing fixture type of the Marina District, 
although a different color or finish may be used to transition the style through The Legends at 
Sparks Marina development.  The parking lot lighting shall be high quality decorative lighting 
and poles appropriate to the use and consistent with the architectural design of the project. 
 
Parking Lot Lighting 
Due to the proposed scale of the development and height of the buildings, a slightly taller light 
pole configuration is appropriate.  If approved by developer, parking lot lighting poles can be a 
maximum of 40’ high, provided the prohibition of illumination on adjacent property is 
maintained.  Poles must be placed away from residential areas to avoid light trespass, and cut-off 
fixtures are required, per the Design Standards Manual.  Poles must be sized appropriately, 
considering the location on the site and the height of adjacent structures.  Poles in parking areas 
may incorporate a 3’ high concrete base for protection.  The style of the poles and fixtures shall 
be decorative and complement the architecture of the buildings. 
 
The developer shall submit a lighting plan for review and approval by the Administrator prior to 
the issuance of a building permit.  The developer shall comply with the lighting standards and 
requirements of the Sparks Municipal Code, and City of Sparks Design Standards Manual as 
noted above.  To reduce the impact of glare and minimize the effect of parking lighting, lighting 
fixtures with external hoods and internal glare reduction louvers will be used. 
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Baseball Stadium Lighting 
Lighting for the baseball stadium will be designed per the required standards of the baseball 
league, and shall incorporate high quality cut-off type fixtures that minimize glare and light 
trespass on adjacent properties or right-of-ways. 
 
Baseball Stadium Sound System 
To minimize community noise impact on residential areas near the ballpark, a distributed 
loudspeaker type of sound system will be provided.  The configuration will place a large number 
of small loudspeakers behind the seating, directing sound towards the seats and center of the 
playing field, rather than towards the property lines where adjacent uses may be impacted.  The 
distributed loudspeaker system will lower the acoustical power required from each speaker, due 
to closer positioning to the listener; substantially decreasing sound levels at nearby properties.  In 
addition, the speakers will purposely be aimed away from adjacent properties, further mitigating 
the noise impacts to the approval of the administrator prior to the issuance of the certificate of 
occupancy for the stadium.  Concerts and other events not using the stadium sound system that 
occur Sunday night through Thursday night shall end at 11:00 P.M. or earlier, unless specifically 
approved by the City of Sparks.  Friday and Saturday evening events not using the stadium 
sound system shall conclude at 12:00 A.M., unless specifically approved by the City of Sparks. 
 
Lighting and Sound Systems for other Uses not included in the Approved Plan 
Other potential uses not included in the current approved plan and submitted separately for 
Special Use Permit shall explicitly define regulations governing lighting and sound systems, 
particularly with regard to development of water/light/sound features in the area of the Sparks 
Marina Lake adjacent to the lake shore frontage of the development.  Such light systems shall 
not result in spill-over glare onto adjoining properties outside of the development, except for 
spill-over onto City-owned property (i.e. the lake surface and public path system) adjacent to the 
development.  Such sound systems shall conform to the same design criteria defined above for 
the baseball stadium sound system. 
 
X. Buffering/Walls 
 
Buffering 
The development shall follow the City of Sparks Design Standards Manual for buffering.   A 
separation wall shall be utilized adjacent to residential areas.   
 
All buildings and parking areas on the site shall be screened from adjacent residential property in 
the northwest corner of the site by berms, landscaping, and a buffer wall.  Buffer wall shall be 
constructed of masonry and be a minimum of six feet in height and a maximum of eight feet, 
Landscaping shall be included on both sides of the buffer wall, and shall include evergreen trees 
on the residential side of the wall (at a minimum spacing of 20 feet on center) and shall be a 
minimum of 6 feet in height at time of planting.  The residential side of the buffer wall shall be 
comprised of a minimum 10-foot wide planting bed.  Typical buffer wall details are shown in 
attached Exhibit A-9.1 and A-9.2. 
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