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Public Hearing: Second reading and adoption of an ordinance pursuant to
NRS 278.0201 through 278.0207 approving a Development Agreement as
required by the Warm Springs Specific Plan at WSSP.8.1 to utilize the land
use designation specified on the Warm Springs Specific Plan — Land Use
Plan for:

Tentative Parcel Map Case Numbers WTPM17-0015, WTPM17-0017,
WTPM17-0018, WTPM17-0019 and WTPM17-0020 (Palomino Ranch
Estates #1, #2, #3, #4 & #5) — Which were a series of tentative parcel maps
which approved the division of a 67.60 acre parcel into fifteen total lots
ranging from 2.5 acres to 5 acres in size.

In order to develop any property in the WSSP more densely than General
Rural (1 dwelling unit / 40 acres), the specific plan requires that these
development agreements be approved. @ Among other things, the
development agreements adopt the development standards handbook for the
properties in question, which specifies the denser development potential
available on affected properties, which in this case would result in
individual residential parcels of 2.5 acres or 5 acres in size. Additionally,
the agreements would specify other aspects of allowable development on
the properties, including uses allowed, density and intensity of those uses,
building sizes, setbacks, building heights, and other matters concerning the
development of the land. The allowable density in the High Density Rural
zone is one dwelling per 2.5 acres.

The applicant and property owner is LW Land Company, the subject site is
approximately 67.6 acres in size and is located at the south end of Grass
Valley Road, approximately % mile south of Whiskey Springs Road, the
Assessor’s Parcel Number is 077-130-23, the Master Plan Category is Rural
Residential and the Regulatory Zone is High Density Rural. And,

If approved, authorize the Chair of the Board of County Commissioners to
sign the Agreement. (Commission District 5.)
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SUMMARY

Possible second reading and adoption of an ordinance pursuant to NRS 278.0201 through
278.0207 approving a Development Agreement as required by the Warm Springs
Specific Plan at WSSP.8.1 to utilize the land use designation specified on the Warm
Springs Specific Plan — Land Use Plan for Palomino Ranch Estates.

Washoe County Strategic Objective supported by this item: Stewardship of our
Community

PREVIOUS ACTION

On February 8, 2018, the Washoe County Parcel Map Review Committee approved a
series of five tentative parcel maps for Palomino Ranch Estates, subject to certain
conditions of approval. Condition number 1 (Q) (viii) requires that the developer, “Shall
obtain approval of a Development Agreement in accordance with WSSP.8.1 and WSSP
Appendix G”.

On February 12, 2019, the Board of County Commissioners (Board) held a hearing on
this development agreement. The Board chose not to introduce and conduct a first
reading, but rather, instructed staff to take this item to the Warm Springs / Rural Citizen
Advisory Board (WS/R CAB) and bring the comments from that board back to the BCC.

On April 23, 2019, the BCC held a hearing on this development agreement. The BCC
introduced Bill Number (insert bill number) and conducted a first reading of an ordinance
pursuant to NRS 278.0201 through 278.0207 approving a Development Agreement as
required by the Warm Springs Specific Plan at WSSP.8.1 to utilize the land use
designation specified on the Warm Springs Specific Plan — Land Use Plan for Palomino
Ranch Estates, and required the applicant to submit amended and corrected documents,
prior to the second reading of the ordinance, and to set the public hearing and second
reading of the Ordinance for possible adoption during the County Commission meeting
of May 28, 2019.

BACKGROUND

The Warm Springs Specific Plan encompasses an area near the center of the Warm
Springs Area Plan (the Warm Springs area is also known as Palomino Valley). The vision
for the area includes low-density residential development that maintains a rural character.

The applicant has received initial approval of a series of tentative parcel maps to divide
land in that area into a total of 15 lots, 3 of which are 2.5 acres in size, with the remainder
being approximately 5 acres in size. Parcel maps which result in the creation of five or
more lots are subject to the same development standards as a subdivision. Appropriate
conditions of approval were imposed upon the approved tentative parcels maps by the
Parcel Map Review Committee.

One of the conditions of approval requires the approval of a Development Agreement, in
accordance with the Warm Springs Specific Plan, prior to recordation of any final map.
The relevant parts of the Specific Plan are:
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PLAN ADMINISTRATION POLICIES AND ACTION PROGRAMS

WSSP.8.1 REQUIRE A DEVELOPMENT AGREEMENT BETWEEN ANY
PROPERTY OWNER AND THE COUNTY AS A CONDITION OF
PROJECT APPROVAL IN ORDER TO UTILIZE THE LAND USE
DESIGNATION(S) SPECIFIED ON THE WARM SPRINGS
SPECIFIC PLAN - LAND USE PLAN

WSSP.8.1.1 The Washoe County Department of Development Review
shall verify that a development agreement has been recorded
for all projects requiring discretionary approvals prior to the
issuance of any building permits. The development
agreement shall be the legal instrument necessary to
effectuate the increased land use development potential
identified on the Warm Springs Specific Plan - Land Use
Plan.

WSSP.8.1.2 The development agreement shall include, but is not limited
to the following items:

a. Provision for the collection of any fees necessary to pay
for the construction of community infrastructure that
benefits the Specific Plan area, provision for the
construction of community infrastructure, and options
for the crediting of any fees paid for infrastructure which
is ultimately not constructed;

Staff Comment: Appendix G — Financing Plan, of the WSSP was adopted in March 1995,
subsequent to the adoption of the WSSP itself in 1992. The Development Agreement
submitted by the applicant does not include any provision for collection of fees for
infrastructure. It should be noted that the Financing Plan provides specific amounts and
methods of fees and payments for certain types of infrastructure. The Financing Plan was
adopted with the Warm Springs Specific Plan in 1995. The Financing Plan has been
found to be unworkable and financial resources specified in the Financing Plan at that
time are no longer sufficient for development at this time.

In 2018, the County was involved in a lawsuit concerning the refund of the collected
development fees. As part of that lawsuit, the Courts have determined that the
development fees are impact fees as regulated within NRS Chapter 278B. Impact fees
must be refunded to current property owners if the fees have not been used within a 10
year period. In a separate action, the Board directed staff to refund collected WSSP
development fees to current property owners.

Staff was directed, by the BCC, to amend the WSSP to remove the financing plan. That
amendment was approved by the Board of County Commissioners on March 14, 2019.
Refund of those fees to property owners is underway at this time.

b. Covenant, Conditions and Restrictions (CC&Rs) that
implement the standards identified in the Warm Springs
Specific Plan - Development Standards Handbook
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Framework and/or specific development standards
adopted with the project approval;

Staff Comment: The Development Agreement submitted by the applicant includes
Covenant, Conditions and Restrictions (CC&Rs), and a Development Standards
Handbook that includes the standards and concepts included in the Warm Springs
Specific Plan - Development Standards Handbook Framework.

c. Provision for the participation of any future property
owner in any assessment district that provides services,
facilities and/or maintenance for the mutual benefit of
the Specific Plan area residents and property owners;
and

Staff Comment: Section 5 of the Development Agreement submitted by the applicant is,
“SADs and GIDs. Owners offers to and herby agrees to waive protest in any special
assessment or general improvement district proceedings and agrees to cooperate fully
therewith.”

d. Provision for credit against the construction of capital
improvements, or related dedication of land for capital
improvements listed in the financing plan when required
to serve the new development.

Staff Comment: The Development Agreement submitted by the applicant does not make
any provision for credit against the construction of capital improvements, or related
dedication of land for capital improvements listed in the financing plan required to serve
the new development. The new development will, instead, be required to construct capital
improvements in accordance with all generally applicable requirements of Washoe
County, in conjunction with the approval and recordation of any final map.

FISCAL IMPACT
No fiscal impact.
RECOMMENDATION

It is recommended that the Board of County Commissioners conduct a second reading
and adopt an ordinance pursuant to NRS 278.0201 through 278.0207 approving a
Development Agreement as required by the Warm Springs Specific Plan at WSSP.8.1 to
utilize the land use designation specified on the Warm Springs Specific Plan — Land Use
Plan for:

Tentative Parcel Map Case Numbers WTPM17-0015, WTPM17-0017, WTPM17-0018,
WTPM17-0019 and WTPM17-0020 (Palomino Ranch Estates #1, #2, #3, #4 & #5) —
Which were a series of tentative parcel maps which approved the division of a 67.60 acre
parcel into fifteen total lots ranging from 2.5 acres to 5 acres in size.

In order to develop any property in the WSSP more densely than General Rural (1
dwelling unit / 40 acres), the specific plan requires that these development agreements be
approved. Among other things, the development agreements adopt the development
standards handbook for the properties in question, which specifies the denser
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development potential available on affected properties, which in this case would result in
individual residential parcels of 2.5 acres or 5 acres in size. Additionally, the agreements
would specify other aspects of allowable development on the properties, including uses
allowed, density and intensity of those uses, building sizes, setbacks, building heights,
and other matters concerning the development of the land. The allowable density in the
High Density Rural zone is one dwelling per 2.5 acres.

The applicant and property owner is LW Land Company, the subject site is
approximately 67.6 acres in size and is located at the south end of Grass Valley Road,
approximately %2 mile south of Whiskey Springs Road, the Assessor’s Parcel Number is
077-130-23, the Master Plan Category is Rural Residential and the Regulatory Zone is
High Density Rural.

POSSIBLE MOTION

“I move to adopt Ordinance Number (insert ordinance number as provided by the County
Clerk) based on the following findings:

1. That the Development Agreement as required by the Warm Springs Specific Plan at
WSSP.8.1 to utilize the land use designation specified on the Warm Springs Specific Plan
— Land Use Plan for Palomino Ranch Estates is in the best interests of the County in
order to promote the health, safety and general welfare of the County’s residents, by
helping to provide some public services, uses and infrastructure, for which the Owner of
the land voluntarily offers to pay.

2. The Development Agreement would promote the public interest and welfare of the
County by helping to provide some public services, uses and infrastructure within the
Warm Springs Specific Plan Area.

3. The Development Agreement sufficiently addresses the terms and conditions intended
to protect the interests of the public, residents, and owners of the land subject to the
Development Agreement and maintain the integrity of the Warm Springs Specific Plan.”

Attachments: A. Development Agreement Application
B. Development Agreement (amended and corrected)
C. Ordinance

D. Agency Comments

cc: Brian Murphy, LW Land LLC
John Munson, Venture Engineering
Mike Talonen, MST Surveying
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Washoe County Development Application

Your entire application is a public record. [ you have a conecern about refeasing
personal information, please contact Planning and Development staff at 775.328.3600.

Project Information Staff Assigned Case No.:

Project Name:

| | ﬂ ) w100 ﬂﬂ;é égw[a,éé (WssP Haw> A/(AN>

Project
| ‘Description:

776\(6/00 ﬂ)ﬂ/&/% /40AZI’M<,,U7L
Project Add ress

Project Area (acres or squarefeet): S5 & . )9 Ac el
‘Project Location (with point of reference to major cross streets AND area locator):

TPAAM//UO L/:&//oc / /IAMS ////w %4—//

Assessor's Parcel No.(s): Panéel Acreage: E‘ Assessor's Parc:el No.(s): | Parcel Acreage:
U VO D (A2 b A DE ///a/f/,,m’ NNRPIPI7 [30-23 (6264 )
/ O AN B ,14 Vs 71 " /4 2 -IF/ /I/L ﬂ "/‘J’/I_ﬁ{'”.'/lll /"/ ’/// ”///}'//

Section(s)/Township/Range: A pog how N I et bl Prow Sl W - Vi
v
Indicate any previous Washoe County approvals associated with this application:

CaseNo(s) 7. P, Map \W/TPM-[7- 06(8, 0012,0061¢,00(7 pod 0020 |

Applicant Information-(attach additional sheets if necessary)

Property Owner: Professional Consultant:
Name: ¢ W/, fAu) LAC. Name: ]éu?b AL [pc//uc:v/"lﬂg

| Address: 4G5~ ﬂ,"/c L z‘k U,g,uc Address: Po Boy 2 &83

| Ko, ¥ Zip: 8957/ Gvo A Zip: 8950 2
Phone: 775~ 23209 /) Fax: samc. | Phone: 775" #25- 989 8 Fax:
Email: Py , Chir oy e [rEMAL dohe @ etore rece o+ Lom
Cell: 775 830 - 7 53¢ Other: Cell: , Other:
Contact Person: 1 > Contact Person: Xphw Mo.weo 0
Appllcant/Developer / Other Persons to be Contacted:
Name: /55, 4,0 /%4/)1{9 Name: M7~ é:)xlou lr‘)f
Addvess: 4G5~ Mile, (L Lo | Pdtess jp 65 Cawst b EF poald

7&00 /V [ Zip. g §J// ( : ﬂu)/) /(/ /4 Zip: 6?\'31/ /

Phone: 74~ 2%3-58/) Fax: sum Phone: 775~ 544~ 781) Fax:
Email: 4"//1,0/?7()4/4«4 1@%/@%0‘ ¢ frEmail: MS’SO»‘UC’O/ Lg @A Q;_v/ L0

Cell 776~ 430 -7534/ Other: p Cell: Other:

Contact Person: 741 / 4, ) /%4 e A, Contact Person: M, Ke '22‘3!! sz ) |
For Office Use Only

Date Received: Initial: ‘ Planning Area:

County Commission District: Master Plan Designation(s):

CAB(s): Regulatory Zoning(s):

‘October 2016
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Property Owner Affidavit

Applicant Name: _/{ /o fuoed AL C

The receipt of this application at the time of submittal does not guarantee the application complies with all
requirements of the Washoe County Development Code, the Washoe County Master Plan or the
applicable area plan, the applicable regulatory zoning, or that the application is deemed complete and
will be processed.

STATE OF NEVADA )

COUNTY OF WASHOE )

( (please print name)

being duly sworn, depose and say that | am the owner* of the property or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herewith submitted are in all respects complete, true, and correct to the best of my knowledge
and belief. | understand that no assurance or guarantee can be given by members of Planning and
Building.

(A separate Affidavit must be provided by each property owner named in the title report.)

Assessor Parcel Number(s):Z Z2~0o /- 6 /’. 727 ~/06 -0 72 ’ 22-/00 =0 ?’, -1~ 0l P
77-106-02. | 525~ 700 ~0 & , 77-/00~40 | 77-m0-05

Printed Name éid@ ZZZ;: z é’z
Signed__/ Eg M/———\/
- 174

Address_ £ 78 /7L /;u/c @zuc_

Subs?_ribed and sworn to before me this

\5™ dayof  NoAwdper— , 20lF (Notary Stamp)

JL

Notary Public in ar{a for said county and state
ry | y 2 w:ktmﬁ?)—c
My commission expires: L)@f)/', H 2027

*Owner refers to the following: (Please mark appropriate box.)
d Owner

Q Corporate Officer/Partner (Provide copy of record document indicating authority to sign.)

Power of Attorney (Provide copy of Power of Attorney.)
Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)

Property Agent (Provide copy of record document indicating authority to sign.)

0O 00O

Letter from Government Agency with Stewardship

July 1, 2017
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DEVELOPMENT AGREEMENT
Washoe County and LW Land Company, LLC

This Development Agreement (the "Agreement") is effective on the date of
recordation by Washoe County of this Agreement following its adoption by ordinance
by the Washoe County Board of Commissioners ("Effective Date"), and is entered into
by and between Washoe County, Nevada (hereinafter "County") and LW Land
Company, LLC his agents and successors including developers and eventual

subdivided-parcel-owners (hereinafter "Owner") (collectively hereinafter the
"Parties").

WITNESSETH:

WHEREAS, the County is authorized, pursuant to Nevada Revised Statutes
("NRS") 278.0201, et seq., and Washoe County Development Code ("Code")
110.814.00, et seq., to enter into binding development agreements with persons having
legal or equitable interests in real property for the purpose of establishing and
strengthening long range plans for property development and providing for developer
funding of certain public facilities to serve new development;

WHEREAS, Owner represents that he has complete and sole fee title
ownership of the subject real property, the legal description of which is set forth on

Exhibit "A" attached hereto and shown in the next identified exhibit (hereinafter the
"Property");

WHEREAS, Owner has submitted and County has tentatively approved

partial preliminary maps for development of the Property (“Project”), copies of
which are attached hereto as Exhibit “B” (“Maps”);

WHEREAS, the Parties desire to enter into this Agreement in accordance with
NRS and Code, as applicable, to promote the health, safety and general welfare of the
County's inhabitants, to help provide some public services, uses and infrastructure, for
which Owner voluntarily offers to pay, to secure to Owner certain land development
safeguards and rights, and to achieve the goals and purposes for which development
agreement law was enacted;
WHEREAS, the County is underway with a review and update of the formal

area plan for the general Warm Springs area ("Area Plan"), which may produce
significant changes to the WSSP.

NOW, THEREFORE, the Parties agree as follows:

1. Incorporation of Recitals. The foregoing recitals are incorporated herein by this
reference and shall aid in the interpretation of this Agreement.

2. Permitted Uses, Density, Height. and Size of Structures. Pursuant to NRS
778.0201 and Code 110.814.20, this Agreement must set forth the maximum height
and size of structures to be constructed on the Property as well as the density of uses
and the permitted uses of the land. The Parties agree that the Property shall be
divided and the Project constructed strictly for single residential purposes in

Attachment B
Page 1
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accordance with the Maps, the WSSP, the Code, and the NRS all in effect on the
date of the County's tentative parcel map approval of the Maps and as reflected in
this Agreement, including its attached exhibits. Owner shall subdivide to a density
only as shown on the Maps. However, Owner and his successors reserve the option
to further subdivide the Property and its parcels in the future, pursuant to then
existing law, if and when the WSSP, Area Plan, Code and the Washoe County
Health Department permit it. This Paragraph 2 is, however, made subject to the
provisions of Paragraph 6 below.

3. Development And Infrastructure.

3.1 Development Standards Handbook. The Parties have jointly drafted, in
accordance with the Code and WSSP, the Project's Development Standards Handbook
("Handbook"), which is attached hereto as Exhibit "C" and incorporated herein by this
reference. Construction and use of the Project shall be in accordance with the
Handbook.

3.2 WSSPHOA& CC&Rs. As set forth in the WSSP, the Property shall be
made subject to a master homeowners' association and master declaration of
covenants, conditions and restrictions ("cc&rs"), which is attached hereto as Exhibit
“D” (“CCR’S/Road Maintenance Agreement”) governing the entire WSSP area for the
purposes identified in the WSSP, until the related WSSP requirements are modified or
repealed, if at all, through the Area Plan update process. The association and the cc&rs
shall be completed to the satisfaction of the County Community Development
Department and the Washoe County District Attorney.

3.3 Disclosure Statement. The Parties have jointly drafted, in accordance
with the Code and WSSP, a Disclosure Statement ("Disclosure"), which is attached
hereto as Exhibit "E" and incorporated herein by this reference. The purpose of the
Disclosure is to provide all buyers specific information about certain aspects of the
WSSP and this Agreement, and how those may affect their long-term ownership. The
Disclosure is not intended to be comprehensive in all aspects of the acquisition of
certain parcels. It is meant to only provide basic information about aspects of the
WSSP and this Agreement that are required to be disclosed. A signed and notarized
copy of the Disclosure must be provided to all future property owners and must
accompany all building permit applications submitted to the County. The purpose of
this requirement is to ensure that all future owners of property within the Warm
Springs community are aware of the requirements of the WSSP and this Agreement.

3.4 Water and Septic. Owner does not intend at this time to subdivide at any
greater density than Washoe County Health District requirements for a second or
subsequent parcel map after the initial map with all parcels, a minimum of 5 acres,
which permits Owner to install septic and well facilities on each new parcel instead of
connecting to community water and sewer facilities likely to be built by another area
property owner known as the Warm Springs Ranch. Owner waives connection to
community water and sewer systems at this time. Owner shall install the referenced
septic and well facilities pursuant to applicable law and regulations existing at the time
of issuance of each of the related well and septic permits. Owner and his successors
may in the future connect to a community water or sewer system, pursuant to then
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existing law, if and when the WSSP, Area Plan, Code and the Washoe County Health
Department permit it.

4. Dedication and Maintenance of Facilities. Owner may be required to offer
certain facilities, to include roadways, for dedication to the County at the time of
the filing of a final map. Dedication of facilities or roadways to PVGID may also
be required.

5. SADs and GIDs. Owner offers to and hereby agrees to waive protest to
participation in any special assessment or general improvement district proceedings
and agrees to cooperate fully therewith.

6. Reliance, Uncertainties and Subsequent Actions.

6.1 Reliance by the Parties. The Parties understand and acknowledge that
the other relies upon the assurances, arrangements and promises set forth in this
Agreement and its exhibits, all of which permit the construction and completion of the
Project in accordance with the terms of and the uses, densities, heights, sizes and other
similar matters defined in this Agreement and its exhibits.

6.2 Uncertainties. The Parties understand and acknowledge that
circumstances beyond the control of either party could defeat their mutual intent that
the Project be constructed in the manner contemplated by this Agreement. Among
such circumstances is water availability or other limited natural resources, waste
disposal limitations, federal regulation of air and water quality, and the Area Plan
update and possible amended WSSP. The parties recognize that unforeseeable
circumstances could affect each other's ability to perform obligations hereunder.

6.3 Subsequent Actions. Owner acknowledges and agrees this Agreement
does not relieve the Owner from compliance with existing, changed, modified or
amended rules, regulations, laws, ordinances, resolutions, fees or codes of other
governmental agencies. Such rules, regulations, laws, ordinances, resolutions, fees or
codes of governmental entities must be complied with by the Owner and are not locked
in nor a part of this Agreement. Owner further acknowledges and agrees this
Agreement does not prevent the County in a subsequent action applicable to the
Property from adopting different law, provisions or conditions that do not conflict with
the terms in and the law governing this Agreement, except that any subsequent action
by the County shall not prevent the development of the Property pursuant to this
Agreement. It is not the intent of the Parties nor shall this Paragraph be const'ued as
excusing the County of any obligation hereunder or depriving Owner of any right
under this Agreement, which can be performed and without impairment of the
County's emergency powers and obligation to obey and enforce state and federal law
(Code 110.814.05(c) and (d)).

6.3.1 Exceptions.

6.3.1.1  Amended WSSP. Notwithstanding this Paragraph 6 and
any other contradictory term in this Agreement, Owner understands and agrees that
certain possible changes to the WSSP as adopted through the current update process
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to the Warm Springs Area Plan shall be binding upon Owner, successors and the
Property no matter whether the final map or a building permit has been approved or
issued, and Owner agrees to immediately cooperate and comply with such changes as
may be contained within the updated Area Plan and amended WSSP. This Paragraph
6.3.1.1 is limited to those certain possible changes to the WSSP that concern
homeowners' associations, cc&rs, water and sewer, non-paved-road maintenance and
related costs and fees. This Paragraph 6.3.1.1 shall also constitute a covenant running
with the land of the Property.

6.3.1.2  Public Health & Safety Law. Notwithstanding this
Paragraph 6 and any other contradictory term in this Agreement, Owner understands
and agrees that at the time of submission to the County for any map or permit
(including without limitation final maps and building permits) related to the Project
the then existing laws (whether local, state or federal) affecting public health and
safety (as typically used for example in the building, health and fire codes' sectors)
shall apply. This Paragraph 6.3.1.2 shall constitute a covenant running with the land
of the Property.

7. Conflicting Laws.

7.1 Conflicting State or Federal Rules. In the event that any conflicting
state or federal laws or regulations enacted after the date of this Agreement prevent or
preclude compliance with one or more provisions of this Agreement or require changes
in plans, maps or permits approved by the County, this Agreement shall remain in full
force and effect as to those provisions not affected, and the conflicting laws or
regulations shall not be applied retroactively.

7.1.1  Notice and Copies. Either party, upon learning of any such
matter, will provide the other party with written notice thereof and provide a copy of
any such law, regulation or policy or an account of any such action or inaction
together with a statement of how any such matter conflicts with the provisions of this
Agreement; and

7.1.2  Modification Conferences. The parties shall, within thirty (30)
calendar days of the notice referred to in the preceding subsection, meet and confer in
good faith and attempt to modify this Agreement to bring it into compliance with any
such federal or state law or regulation, or accommodate any such action or inaction.

7.2 County Commission Hearings. In the event County believes that an
amendment to this Agreement is necessary pursuant to this Paragraph 7, the proposed
amendment shall be scheduled for hearing before the County Commission and noticed
pursuant to law (including NRS 278.0205(2)). The County Commission shall
determine the exact nature of the amendment or suspension necessitated by such
federal or state law or regulation or action or inaction. Owner shall have the right to
offer oral and written testimony at the hearing. The Commission's decision is subject
to judicial review as set forth in Paragraph 9.3 below.

7.3 Cooperation in Securing Permits. County shall use its best efforts to
cooperate with Owner in securing any County permits, licenses or other authorizations




that may be required as a result of the Commission's decision. It is the responsibility of
the owner to pay all applicable fees in connection with securing the permits.

8. Review Default and Termination.

8.1 Frequency of Reviews. As required by NRS 278.0205 and Code
110.814.35, at least once every twenty-four (24) months during the Term of this
Agreement Owner shall provide to the County's Community Development Department
and County shall review in good faith a report demonstrating Owner's good faith and
material compliance with the provisions of this Agreement and outlining any issues
regarding the County's performance during the preceding twenty-four (24) months.
The County's Director of Community Development shall promptly report to the
County Commission on the topics of the Owner's report and satisfaction of this
Agreement. If at the time of review an issue not previously identified in writing is
required to be addressed, the review, at the request of either party, shall be continued
to afford sufficient time for response.

8.2 Opportunity to be Heard. Any party requesting an opportunity to be
heard by the County Commission on this review matter shall be given such
opportunity within a reasonable time following submission of the Director's report to
the Commission.

8.3 Procedures in the Event of Default. In the event of any default with
any provision of this Agreement, the nondefaulting party shall send by regular mail to
the other a courtesy notice not less than thirty (30) calendar days prior to declaring a
default under this Agreement. This thirty-day period shall be measured from the date
of postmark of the notice. The courtesy notice shall detail the alleged default, any
action necessary to cure the default and, where appropriate, the manner and period of
time in which the alleged default may be satisfactorily cured. During the period of time
the default letter is pending, the defaulting party shall not be considered in default for
the purposes of termination or institution of legal proceedings. If the default is
corrected, then no default shall exist and the noticing party shall take no further action.
If the default is not corrected within thirty (30) calendar days, the following shall
occur:

8.3.1  Set Hearing Notice and Possible Freeze. The party noticing a
default shall set the matter for hearing before the County Commission. This hearing
shall occur at the
Commissions' meeting that follows after the minimum seven (7) business days
mentioned in this Paragraph 8.3.1 plus the time necessary for publication and noticing
pursuant to law. Said parties shall send a letter to the other party, by certified mail
return receipt requested, and by regular mail, providing notice of intent to present the
matter to the Commission, the date set for the Commission's public hearing of same,
and notice of at least seven (7) business days before the hearing date of an additional
opportunity to correct the default. The seven (7) or more business days will be
measured from the date of postmark of the certified and regular mailing of the letter. If
the default remains uncured at the expiration of these seven days the Commission
shall conduct its hearing on the matter. Furthermore, if the Owner is the alleged
defaulting party then the Director of Community Development may also immediately
direct County staff to condition all future zoning, land use, and mapping applications
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for the Property so that the building permits to be issued as a result of those approvals
shall not be issued until the default is corrected, subject to review by the Commission.

8.3.2 Review by County Commission. Following consideration of
the evidence presented before the County Commission and a finding based on
substantial evidence that a default has occurred by the alleged defaulting party
and the default remains uncorrected, the County Commission shall, in the event
County is the defaulting party, direct County staff to immediately cure the default,
and, if Owner is the defaulting party, the County may amend or terminate this
Agreement and/or may ratify or authorize the suspension of building permits for
the Development. Termination shall not in any manner rescind, modify, or
terminate any vested right in favor of Owner, existing or received, as of the date
of the termination. Should Owner elect to appeal, Owner shall have twenty-five
(25) calendar days after the date of the Commission's hearing to institute legal
action as set forth
in Paragraph 9.3 below to determine whether the County Commission abused its
discretion.

8.3.3 Waiver. Failure or delay in giving any notice provided for herein shall
not constitute a waiver of any default. Except as otherwise expressly provided in this
Agreement, any failure or delay by any party in asserting any of its rights or remedies
in respect to any default shall not operate as a waiver of any default or of any such
rights or remedies, or deprive such party of its right to institute and maintain any
actions or proceeding which it may deem necessary to protect, assert, or enforce any of
its right or remedies.

8.4 Unavoidable Delay or Default, Extension of Time for Performance.
Neither party hereunder shall be deemed to be in default, and performance shall be
excused, where delays or defaults are caused by war, acts of terrorism, insurrection,
strikes, walkouts, riots, floods, earthquakes, fires, casualties, acts of God, restrictions
imposed or mandated by governmental entities, failure of governmental agencies
(other than County) to perform acts or deeds necessary for the performance of this
Agreement, enactment of conflicting state or federal laws or regulations or similar
matters beyond the control of the parties. If written notice of any such delay is given to
County within thirty (30) calendar days after the commencement thereof, an automatic
extension of time, unless otherwise objected to by County within ten (10) business
days of such written notice, shall be granted coextensive with the period of the
enforced delay, or longer as may be required by circumstances or as may be
subsequently agreed to between County and Owner.

9. General Provisions.

9.1 ' Expiration of Agreement. The Term of this Agreement shall be for
three (3) years commencing on the date of this Agreement as defined at the beginning
hereof. Owner may apply once to the County Board of Commissioners for a two-year-
extension of this Term provided that the law and regulations existing at the time of
action by the Board to grant the extension shall thereafter govern the Property, the
Project, the Maps and this Agreement. The Board's action shall be at its discretion.

9.2 Amendment or Cancellation of Agreement. Except as otherwise
permitted by NRS 278.0205 and this Agreement, this Agreement may be amended
from time to time or canceled only upon the mutual written agreement of the Parties.




9.3 Legal Action, Damages and Venue. The County and Owner agree that
the County would not have entered into this agreement if it were liable for damages
under or with respect to this Agreement. Accordingly, the County and the Owner may
pursue any remedy at law or equity available for breach, except that neither the Owner
nor the County shall be liable to the other or to any other person or entity for any
monetary damages whatsoever. Prior to the institution of any legal action, the party
seeking legal action must give the thirty (30) day notice of default as set forth in
Paragraph 8.3 above. Following such notice, a public hearing must be held by the
County Commission where the allegations will be considered and a decision regarding
their merits will be reached. Any judicial review of the County Commission's decision
or any legal action taken pursuant to this Agreement will be heard by a court under the
standard review appropriate to court review of zoning actions, and the decision of the
County Commission shall be overturned or overruled if its decision is clearly arbitrary
and capricious. Judicial review of the decision of the County Commission shall be
limited to the evidence presented to the County Commission at the public hearing. Any
judicial review or other action to enforce or interpret this Agreement shall occur in and
rest exclusively with the Second Judicial District Court, State of Nevada.

9.4 Governing Law. This Agreement shall be construed and enforced in
accordance with and shall be governed by the law of the State of Nevada.

9.5 Assignment.

9.5.1  Transfer to an Affiliate of Owner. The rights of Owner under
this Agreement may be freely transferred or assigned to any entity, partnership, or
corporation, which Owner controls, or in which Owner has a controlling interest, or
which controls Owner; provided, such entity shall assume in writing all obligations of
Owner hereunder.

9.5.2  Third Party Assignment. The rights and obligations of Owner
under this Agreement may be freely transferred or assigned to a third party not
affiliated with Owner, provided such third party assumes in writing all obligations of
Owner hereunder as to the assigned or transferred portion of the Project along with a
copy of the sale, transfer, conveyance, or assignment agreement wherein the third
party assumes the obligations of the Owner. Upon any such assignment hereunder, the
Owner shall be relieved of all obligations and liabilities under or in connection with
this Agreement. In connection with the conveyance of any portion of the Property,
Owner shall provide County with written notice of any sale, transfer, conveyance or
assignment of any unimproved portion of the Project.

9.5.3  Financial Transactions. Owner has full discretion and authority
to transfer, assign or encumber the Project or portions thereof in connection with
financing transactions, without limitation on the size or nature of any such transaction,
the amount of land involved or the use of the proceeds there from, and may enter into
such transaction at any time and from time to time without permission of or notice to
County.

9.6 Indemnity; Hold Harmless. Except as expressly provided in this
Agreement, Owner shall hold County, its officers, agents, employees, and
representatives harmless from liability for damage or claims for damage for personal
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injury, including death and claims for property damage which may arise from the
direct or indirect operations of Owner or those of its contractors, subcontractors,
agents, employees, or other persons acting on Owner's behalf, which relate to
construction of the Project. Owner agrees to and shall defend County and its officers,
agents, employees, and representatives from any claims and actions for damages
caused or alleged to have been caused by reason of Owner's activities in connection
with the Project. Owner agrees to indemnify, hold harmless, and provide and pay all
costs for a defense for County in any legal action filed in a court of competent
jurisdiction by a third party challenging the validity of this Agreement. The provisions
of this Paragraph 9.6 shall not apply to the extent such damage, liability, or claim is
solely caused by the intentional or negligent act of County, its officers, agents,
employees, or representatives.

9.7 Binding Effect of Agreement. The burdens of this Agreement bind,
and the benefits of this Agreement inure to, the parties' respective successors in
interest and shall run with the land until the completion of performance of this
Agreement or its earlier revocation or termination as provided herein.

9.8 Relationship of Parties. It is understood that the contractual
relationship between County and Owner is such that Owner is an independent
contractor and not an agent of County for any purpose.

9.9 Notices. Unless otherwise provided in this Agreement, all notices,
demands and correspondence required or provided for under this Agreement shall be
in writing and delivered in person or sent by overnight courier or mailed by certified
mail postage prepaid, return receipt requested. Notices shall be addressed as follows:

To County: WASHOE COUNTY
Community Services Department, Planning and Building
Division
1001 E. Ninth Street
Reno, NV 89512

To Owner: LW Land Company LLC
A Nevada Limited Liability Company
Brian Murphy
695 Mile Circle Drive
Reno, Nevada 89511

Either party may change its address by giving notice in writing to the other and
thereafter notices, demands and other correspondence shall be addressed and
transmitted to the new address. Notices given in the manner described shall be deemed
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delivered on the day of personal delivery or the delivery date by overnight courier or
mail is first attempted.

9.10 Entire Agreement. This Agreement constitutes the entire understanding
and agreement of the parties. This Agreement integrates all of the terms and conditions
mentioned herein or incidental hereto and supersedes all negotiations or previous
agreements between the parties with respect to all or any part of the subject matter
hereof.

9.11 Waivers. All waivers of the provisions of this Agreement must be by

written
consent of all parties hereto.

9.12 Recording Amendments. Promptly after County's execution of this
Agreement, an executed original of this Agreement shall be recorded in the Official
Records of Washoe County, Nevada. All amendments hereto must be in writing signed
by the appropriate officers of
County and Owner in a form suitable for recordation in the Official Records of

Washoe County, Nevada. Upon the completion of performance of this Agreement or its
earlier revocation or termination, a statement evidencing said completion or revocation
signed by appropriate officers of County and Owner shall be recorded in the Official

Records of Washoe County, Nevada.

9.13 Headings, Exhibits. Cross-references. The headings and captions used
in this Agreement are for convenience and ease of reference only and shall not be used
to construe, interpret, expand or limit the terms of this Agreement. All exhibits
attached to this Agreement and the recitals at the front of this Agreement are
incorporated herein by the references thereto contained herein. Any term used in an
exhibit hereto shall have the same meaning as in this Agreement unless otherwise
defined in such exhibit. All references in this Agreement to
Paragraphs, Sections and Exhibits shall be to Paragraphs, Sections and Exhibits of or
to this Agreement, unless otherwise specified. Copies of the Exhibits shall be retained
and maintained by the Department of Community Development at 1101 East Ninth
Street, Reno and shall be available for inspection.

9.14 Severability of Terms. If any term or other provision of this Agreement
is held to be invalid, illegal or incapable of being enforced by any rule of law or public

policy, all other
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conditions and provisions of this Agreement shall nevertheless remain in full force and effect,
provided that the invalidity, illegality or unenforceability of such term does not materially impair
the parties’ ability to consummate the transactions contemplated hereby. If any term or other
provision is invalid, illegal, or incapable of being enforced, the parties hereto shall, if possible,
amend this Agreement so as not to affect the original intention of the parties.

9.15 Voluntary Agreement. Owner acknowledges that he had the option of conducting
his own public facilities needs assessment but instead voluntarily chose to accept the WSSP.
Owner further acknowledges and agrees that he voluntarily, willingly and without protest and
duress freely enters into this Agreement and accepts the terms and conditions herein.

IN WITNESS WHEREOF, this Agreement has been executed by the parties on the date stated.

COUNTY OF WASHOE OWNER

By: g/ﬂ}_/ %/
Vaughn Hartung, Chair LW Land Compag§f LI{Q}——-—/
Washoe County Commission Brian Murphy

ATTEST:

County Clerk

STATE OF NEVADA )

)ss.

COUNTY OF WASHOE )

On this \gm day of m& = ,2019, personally appeared before me, a Notary Public

in and for said County and State, Brian Dale Murphy known to me and who
acknowledged to me that he executed the foregoing instrument freely and voluntarily and for the
uses and purposes therein mentioned.

LTy

NOT@RY PUBLI

vichr JOANNA SCHULTZ

T
AR
1

‘”}E&}? Notary Public - State of Nevada

o in Washos County
e mw‘m.mmﬂ,m

AN

10



Attachment B
Page 11

MST
W SURVEYING

EXHIBIT A LEGAL
DESCRIPTION
APN 077-100-23: |

ALL THAT CERTAIN REAL PROPERTY SITUATE IN NORTHWEST (NW) 1/4 OF SECTION 16, TOWNSHIP
22 NORTH, RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOE, STATE OF NEVADA, MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

BEING THAT CERTAIN PARCEL 16-2-1-1 AS SHOWN ON REORD OF SURVEY MAP NO, 917 FILED IN
THE OFFICE OF THE COUNTY RECORDER OCTOBER 29, 1975 AS DOCUMENT NO. 383412, IN THE
OFFICAIL RECORDS OF WASHOE COUNTY. ‘

CONTAINING 67.60 ACRES, MORE OR LESS.

fe e

s

TALONEN

EXP. 06/30/2020

MICHAEL TALONEN, P.L.S. 19567

AR MST
A SURVEYING
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RVEYING

EXHIBIT A
LEGATL DESCRIPTION
PARCEL A-1:

ALL THAT CERTAIN 'RiﬁAL PROPERTY SITUATE IN N()RT}WQE,ST {(NW) 14 OF SECTION ‘6,
TOWNSHIP 22 NORTH! RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOE, STATE OF
NEVADA. MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE(NW) NORTHWEST CORNER OF SEC TION 16 TOWNSHIP 22N, RANGE Z1L,

MDM. THERCE S0OUTE 89 D826 LAST 2323.00 F { ETTO THE POINT OF BE (Jl%‘w“\ NG

THENCE LUNH?\&* MG SOU iH 8U°2876" LAST, 327,10 FEET:

THEMCE SOUTH 01°01"36" WE?W. A32.00 PEET:

THENCE NORTH 89:29'2( ""E%;?éﬁ"l" 3T A0A2 FEET:

THFNCSE NORTH 01°01'56" E’x‘sl 332,09 FEET TO THE POINT OF ﬂiﬁ(}l NNING.CONTAINING 2.50
ACRES. MORE OR LESS,

BASIS OF BEARINGS: -

NEVADA STATE PLANE COORDINATE SYSTEM, NAD 83 (94), WES T ZUNE.

MICHAEL TALONEN. 7'1 S.19567

# \A‘ST
a8 SURVEYING
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SURVEYING

EXHIBIT &
LEGAL DESCRIPTION
PARCEL E-3:

ALL THAT CERTAIN REAL PROPERTY SITUATE IN NORTHWEST (NW) 14 OF SECTION 16,
TOWNSHIP 22 NORTH. RANGE 21 EAST IN THE CITY OF RENG, COUNTY OF WASHOL, STATE OF
NEVADA, MORE PARTICULARLY L’)LBC Rl BED ASFOLLOWS:

COMMENCING AT THE (NW) NORTHWEST CORNER OF SECTION 16 TOWNSHIP 22N, RANGE 21E,
MM, THENCE SOU TH 7473947 EAST 194682 FEET TO THE POINT UF BEGINNING:

HENCE CONT m;mu;suu FH S8R EAN T 48630 FERT:
THENCE SOUTH 01901'36" WEST. 49740 FEET: ‘
HENCE NORTH 892 m'm" WEST. 337.02.50 FEET TO THE BEGINNING OF A POINT OF CURVATURE:

{ENCE ALONG THE L‘U{(_ OF A TANGENT (,1 R‘v’i“ To IHL RIGHT, HAVING A RADIUS OF 1360.00
)'T,ET. THROUGHA C F?&TRAL ANGLE OF 04% 138" A DI STANCE OF 99,55 FEET:

FHENCE NORTH 01°01"36" EAST, 49768 FEET TO THE POINT OF BEGINNING.
CONTARNING 5,01 ACRES, MORE OR LESS,

RASIS OF BLARINGS:
NEVADA STATE PLANE COORDINATE SYSTEM, NAD 83 (94). WEST ZONE,

M!CHAEL W,

MICHAEL TALONEN, P.L.S. 19567 TALONEN

L MST
b SURVEYING
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VIS |

b SL;JRVEWNG

EXHIBIT A

PARCEL E-2:

’ Attachment B

Page 14

ALL THAT CERTAIN REAL PROPERTY SITUATE IN NORTHWEST (NW) 4 OF SECTION 16,
TOWNSHIP 22 NORITH, RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOE, STATE OF

NEVADA, MORE PAR'EK?ULARL"{' DESCRIBED AS FOLLOWS:

COMMENUING AT TH'E} (NW) NORTHWEST CORNER OF SECTION 16 TOWNSHIP 20N, RANGE 21E,
MM, THENCE 3OUTH 89 2820 EAST 188649 FEE T 10O THE POINT OF BEUINKING:

THENCE CON] l‘i‘\éUiﬁL% SOUTH 89 2826 LAST, 436,52 FEET:

THENCE SOUTH UJ“’(}]’%S@" WEST, 50149 FEET,

THEMCE NORTH 8‘9"48":48" WEST, 436,30 FEL

THENCE NORTH (j'icﬁi;36" CAST. 497.68 FEET TO THE POINT CvF BEG i‘NNWG‘

CONTAINING 5.01 ACRES, MORE OR LESS,

BASIS OF BEARINGS:
NEVADA STATE PLANE COORDINATE SYSTEM, NAD 83 (94). WEST ZONE.

MICHAEL TALONEN, P.L.S. 19507

MST
# b SURVEYING
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PARCEL E-I:
ALL THAT CER YA

M51
 SURVEYING

EXHIBIT A
LEGAL DESCRIPTION

ﬁ’}:AL PROPERTY SITUATE IN NORTHWLEST (NW) 14 OF SECTH ION 16,
‘IUW’\& 1122 N(,,)IUH, RANGE 21 EAST IN THE CITY OF RENO. COUNTY or WA\.HU%’ STATE OF

NEVADA, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

¢ ()\1\1?”*‘( NGATT
MDRL T THERNCE SO 1

’"*»1'\?& JMORTHWEST ( CORMER OF SECTION 16 TOWNSHIP "’”’?‘4 RANMGE21E,
W DRI EAST 144907 FEFT TO THE POINT OF BEGIN NG

PHEMCE CONTINUING SUUIH SUTIEIE" LANT, 43652 FERL:

FHENCE SOUTH 0190136 WEST. 497.68 FEET:

THEMCE NORTH 89° 1‘5’»‘48” ‘é» EST, 436.55 FEET:

THENCE NORTH OO0

CONTAINING 500 AC

s(}" Pr‘\’% T, 50027 FEET 1O THE POINT OF BEGINNING.

RES. MORE OR LESS.

BASIS OF BEARINGS: |

NEVADA STATE PL ’\’\%? (G()RD]‘\!\T! SYSTEM, NAD B3 (94), WEST ZONE,

MICHAEL TALONEN,

LS. 19567

# MST
&Swtvm

15
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SURVEY%NG

EXHIBIT A
LEGAL DESCRIPTION
PARCEL D-1:

ALL THAT CERTAL 2\ RTAL PROPERTY SITU ’ﬂi INCNORTHWEST (NWY 14 OF SECTION 16,
!(JWE‘«‘%H [P 22 NORTH. RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOE: STATE OF
NEVADA. MORE PARTICULARLY DESCRIBED AS FOLI OWS:

COMMENMUING AT Hll: (‘\\J& 3 NORTHWEST CORNER OF SECTION 16 TOWNSHIP 22N, RANGE 21E.
MM THERUE SOU iH 89 2R AY EASTebeI8 PELT 1T iik POINTOF BREGIRRING:

PHERCE CONY i;"»él_}ii‘»%(.x SOLTH BY 2826 B A\ Ted 92 92 FERT:
THENCE SOUTH 017 r::.“ms [, 297.06 FEET:
THENCE NORTH B974B48" WEST, 6SBA9 FEET TO A POINT OF Cuap
THENCE ALONG THE M{C OF A NON-TANGENT CURVE TO THE RIGHT, RADIAL TO A BEARING OF

&URT%i 61°02'03" FAST. HAV ING A RADIUS OF 1360.00 FEET, THROUGH A CENTRAL ANGLE OF
11959'48", A DI ‘s?s‘&‘\L‘L OF “84 761 U,,

THENCE NORTY 167367227 WEST 41.40 FEET TO THE POINT OF BEG] INNING CONTAINI NG5.00 ACRES,
MORE OR 1FSS.

BASIS OF BEARINGS:
NEVADA STATE PLANE COORDINATE $YSTEM. NAD 83 (94), WEST ZONE.

MCHAEL W.

MICHALL TALONEN, PL.S. 19367 TALONEN:

# MST
ah SURVEYING
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SURVEYING

EXHIBIT A
LEGAL DESCRIPTION
PARCEL D-3: z
ALL THAT CCRTAIN REAL PROPCRTY SITUATE IN NORTHWEST (NW) 14 OF SECTION 16

TOWNSHIP 22 N(f)RTH; RANGE 21 EAST TN THE CITY OF RENO. COUNTY OF WASHOL, STATE Ol
NEVADA. MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE (NW) NORTH WEST CORNER OF SECTION 16 TOWNGSHIP 2N, RANGE 21

MDA, THENCE SOU L 37723726" EAST 1588.06 CEET 1O THE POINT OF BLGINNING!

PHENCE NORTH 16746497 EAS T, 35754 FEEL

FHENCE SOUTH §9°4848" EAST, 436,55 FECT

THENCE SOUTH 0170136" WES T 497.68 FEET TO A POINT OF CUSP:

THENCE ALONG THE ARC OF A NON-TANGENT CURVE TO THE RIGHT, RADIAL TO A BEARING OF
NORTH 04742'18" FAST, HAVING A RADIUS OF 1360.00 FEET, THROUGH A CENTRAL ANGLE OF
23°28'57" A DISTANCE OF 35739 FEET TO THE POINT OF BEGINNING.

CONTAINING 501 A(f,}{lﬂ& &'10!“?2 ORLESS.

BASIS OF BEARINGS: |
NEVADA STATE PLANE COORDINATE SYSTEM. NAD 83 (94), WEST ZONL,

MICHAEL TALONEN, P.L.S. 19567

Ab MST
a8 SURVEYING
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VI |

PARCEL D=2

ALL THAT CERTAIN
FOWRNSHIP 22 NORTH,

NEVADA, MORE PARTIC

AT THE
IH

COMMENCING A
MM, THENCE SOUT

P HENCE SOUTEH Y 423125 AR

FHENCE SOUT

IHENCE SOUTH 36‘~‘u46'4’9“’ WFST, 38784 VERD

THENCE ALONG THE 'iw; OF A NON-1

NORTH 28711 15" E AST
333 A DIS

CONTAINING 5.03 ACR

BASIS OF BEARINGS:

FVADA STATE PLANE

MICHAEL TALONEN, Pib 19567

ARLE.
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 SURVEYING
ERHIBIT A
LEGAL DESCRIPTION
REAL PRQ“’FRH’ SITUATE I NORTHWEST (NW) L4 OF SECTION 16,
RANGL 21 EAST IN THE CITY OF RERNG, COUNTY OF WASHOE. STATE OF

ULARLY DESCRIBED AS FOLLOWS:

WESTE Q(J)RNF OF SECTION 16 TOWNSHIP 22N, RANGE 21E,
YO THE POINT OF BEGINANING,

(\‘J‘«’)N()KT
GRS EART B45. T YRR

CGEIRAY VL

SRR Ul'% WEST, 205.20 FEET:

TTOA 'S’OI‘N'! OV CHsP;

FANGENT CURVE TO T ~1L Kl(,sHT R?\DIAL O A BEARING OF
HAVING A R;’\Dil § OF 1360.00 FEET, FHROUGH A& CENTRAL ANGLE OF

OF 78828 FEET TO THE POI NT OF BEGI "\”\ei‘\é(;

S, MORE OR LESS.

= COORDINATE SYSTEM. NAD 83.(94), WEST ZONE.

ab SURVEYING

18
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h SURVEYING

EXHIBIT 4
LEGAL DESCRIPTION
PARCEL C-3: ‘ |
ALL THAT CERTAIN REAL PROPERTY SITUATE IN NORTHWEST (NW) 14 OF SECTION 16

TOWNSHIP 22 NORTH, \,RAI‘»%{}F; 21 EAST N THE CTTY OF RENG, COUNTY OF WASHOE, STATL OF
MEVADA, MORE ‘PARTIQULAY{LY DESCRIBED AS FOLLOWS:

COMMENCING AT THE (NW) NORTHWEST CORNER OF SECTION 16 TOWNSHIP 22N, RANGE 21E,
MDM. THENCE SOUTH 89°2824" EAST 40,12 FEET 1O THE POINT OF BEGINNING:

PO SO Hﬁ‘)";{%”:ﬁ:ﬁ" EAST, 01898 FERL:

THENCE SOUTH 16736722" EAST. 41,40 FEET TO THE BEGINNING OF A POINT OF CURVATURE:

FEET. THROUGH A CE?SETRAI,,, ANGLE OF 12°21°35", A DISTANCE OF 29338 FEET

FHENCE ALONG THE ARC OF A TANGENT CURVE TO THE LEFT. HAVING A RADIUS OF 1360.00

THENCE SOUTH 73‘*43’:’;5" WEST. 48835 FEET:
THENCE MORTH 3 1721 ’36” WEST 528,68 FEET TO THE POINT OF BE(}!NN‘LNG.\C(”)N'!‘A*INWC} 500
ACRES, MORE OR lE"u“i

BASLS OF BEARINGS:

i

NEVADA STATE PLANE COORDINATE SYSTEM. NAD 83 (94), WEST ZONE.

MICHAEL TALONEN, P.L.5. 19567

A MST
| £748 SURVEYING
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b SURVEYING g

EXHIRIT A
LEGAL DESCRIPTION
PARCEL O ‘
ALL THAT CERTAIN RL‘AL PROPERTY SITUATE TN NORTHWLEST (NW) V4 OF SECTION 16,

TOWNSHIP 22 NORTH, RANGE 21 EAST IN T HE CITY OF RENO. COUNTY OF WASHOL, STATE QF
NEVADA. MORE PARTICULARLY DESCRIBED AS FOLEOWS:

CUMMFNUNQ ATTHE \W)"\()RH&‘A! 5 (UR%ER OF St (TIUN 16 TOWRNSHIP 22“%: RANGE 21E.
VDM THENCE SOUTH 35724257 LAST 554 A2 FELT TOTHE POINT OF BEGINNING

THENCE NOR T 73748557 HAS 1, 48855 FlE] T A POINTOF CUSP;
FHENCE ALONG THE ARC OF A NONTANGENT CURVLE TO THE LEFT, RADIAL TO A BEARING OF

NORTH 61702'03" b AST. HAVING A RADIUS OF 136000 FELT, THROU (sl A CENTRAL ANGLE OF
14°0624", A DISTANCE I 3385 FEED

THENCE SOUTH 45949'58" WEST. 337,01 FELT:

THENCE NORTH 00700007 \?vF‘i 148,61 FEET:

THENCE NORTH 31721'36" WEST 538.28 FEET TO THE POINT OF BEGINNING . CONTAINING 5.00
ACRES. MORE OR LESS,

BASIS OF BEARINGS:

WEVADA STATE PLAN S COORDINATE SYSTEM. NAD 83 (94), WEST ZONE.

e mcaaELW ;:
MICHAEL TALONEM. P.L.S/ 19567 { TALL ,‘%N
e R

# /},}T
s SURVEYING
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ING

EXHIBIT A
LEGAL DESCRIPTION

ALL THAT CERTAIN R!‘iAL PROPERTY  SITUATE N NORTHWEST (NW) /4 OF SECTION 16,
TOWNSHIP 22 NORTH, 5R:’\‘N£jt 2UEAST N THE CITY OF RENO, COUNTY OF WASHOLE. STATL OF
NEVADA, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE (NW) NORTHWEST CORNER OF SECTION 16 TOWNSHIP 228, RANGE 21E,
MDM, THENCE SOUTHIEZ 0341 basT 132,90 FEET TO THE POINT OF BLOINNING:

PHEMCE NORTH 45749587 EAS T, 353701 Feki 1O A POINTAOR CUSE,

THENCE ALONG THE ARC OF A NON-TANGENT CURVE TO THE LEFT. RADIAL TO A BEARING OF
NORTH 4675339" EAST. HAVING A RADIUS OF 1360.00 FEET, THROUGH A CENTRAL ANGLE OF

PSR A DISTANCE OF 25476 FREL:

THENCE SOUTH 36711

40" WEST, 71208 FEET;

THENCE SOUTH 89729'20" WEST 13507 FEL T

THENCE NORTH 00700'00" WEST 367.89 FELT TO THE POINT OF BEGIMNING.CC)NTAHINH'QG 5.00

ACRES. MORE OR LESS.

BASIS OF BEARINGS:

WEVADA STATE P[\WL {Ti’,’)()RILDIN ATE SYSTEM. NAD 83 (94, WEST ZONE.

MIHCHARL TALONEN:

|

PL.S, 19567

AAMST
748 SURVEYING
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B SURVEYING

EXHIBIT A

{

LEGAL DESCRIPTION

PARCEL B-3:

i
ALL THAT CERTAIN REAL PROPERTY SITUATE IN NORTHWEST (NW) 14 OF SECTION 16,
TOWNSHIP 22 NORTH. RANGL 21 FEAST IN THE CITY OF RENO, COUNTY OF WASHOE. STATL OF

NEVADA, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE (W) 174 NORTH OUARTER CORNER OF SECTION 16 TOWNSHIP 22N, RANGE
21E. MDM. THENCE SQUTH 0170156" WEST 998.80 FEET: TH ENCE NORTH 8972920 WEST 66412 FEET
TOTHE BEGINNING OF A POINT OF CLURVATURE: THENCE ALONG THE ARC OF A "1’;’%’;\5(3!';"..7”1‘* CLRVE
TO THE RIGHT. HAVING A RADIUS OF 1360.00 FEET. THROUGH A CENTRAL ANGLE OF 2092707, A
DISTANCE OF 533.20 PR

THEMCE CONTINUING

OF 1360.00 FEET. THROUGH ACENTRAL ANGLE OF 13513

THENCE SOUTH 36711

THENCE NORTH 8929

ET TO THE POINT OF BEGINNING:

ALONG THE ARC OF A TANGENT CURVE TO THE RIGHT, HAVING A RADIUS
53" A DISTANCE OF 314.07 FEET:
0" WEST. 71218 FEET;

M EAST 3139 FEET,

THERCE NMORTH 22‘“’5’7'(4'7” EAST 461,18 FELT TO THE POINT OF BEGINNING.

CONTATNING 5,01 ACRES: MORE OR LESS.

BASIS OF BEARINGS:
NEVADA STATE PLANE COORDINATE SYSTEM, NAD 83 (94), WESI ZUNE.

MICHAEL TALONEN, P.L.S. 19567

\ MST
s, SURVEYING
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 SURVEYING
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CONTARNG 301 AL

BASIS OF BEARINGS:

L
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BEGINNING OF
FHE RIGH T, H AV!NQ A RADIUS OF

YOTWEST. 712

RANGE 21 BAST IN THE CITY OF RENO, COUNTY OF WASHOE. STATE OF
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SN T NORTH Fﬂ%RTLR CORNER OF SECTION |

JUTH OO0 WEST U8B0 FER T, THENCE NORTH 89
APOINTOFCURVATURE THEMCE ALONG TT
36000 FEET

TOWNSHIP 22N, RANGE
29207 WESRT 664 1 FEET
CARC OF A TANGENT CURVE
THROUGH A CENTRAL ANGLE OF 2272707, A

EET TO THE POIRT OF BEG \a‘\ﬁ\m
PALONGTHE ARCOF A TANGENT CURME TO THE RIGH T, HAVING A RADIUS
LGH A CENTRAL ANGLE OF 13713537, A DISTANCL OF 314.07 FEET

18 FLET:

20" EAST S13 19 FEET:
47 EAST 461,18 FELT TO THE POINT OF BEGINNING,

LS. MORE OR LESS.

NEVADA STATET

MICHAEL TALONEN, P.L.S, 19567
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LEGAL DESCRIPTION

(NW) 14 OF SECTION 18,
WASHOL. STATE OF

PROPERTY SITUATE IN NORTHWEST
EAST INCTHE CTTY OF RENO, COUNTY OF
ED ASTOLLOWS;

REAL
RANGE 21

L4 NORTH QUARTER (JI)R\ER OF SECTION 16 TOWNSHIP 22N, RANGE
WESTUYRE0 | SHFERCE NOR TS 2920 WES T 604 2 FEET
APONTOFCLHRVATURE, TH EN(ZE ALONG THE ARC OF A TANGENT CURVE
GoA RADIUS OF 126000 FEET, THROUGH A CENTRAL ANGLE OF 00725'02", A
TTO THE POINT OF BEGINNING;

ALONG THE ARC OF A TANGENT CURVE TO THE RIGHT, HAVING A RADIUS
UGH A CENTRAL ANGLE OF 22702'03", &4 DISTANCE OF 523.03 FEET:

20" EAST 682,71 FEET:

>6" Fl\"’a 1323180 LI T TO THE POINT OF BEGINNING,

S MORE OR LESS.

b LUUMUI“MH SYSTEM NAD S04 WEST ZONE
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REAL PROPLRTY SITUATE IN NORTHWEST (NW) 14 OF SECTION 16,
RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOE. STATE OF
CULARLY DESCRIBED AS FOLLOWS:

(MW NORTHWEST CORNER OF SECTION 16 TOWNSHIP 32?\3 RANGE21E.

MIIM. FHENCE SOUTH B 281267 LAST 265010 FEET: THEMNCE SOUTIT 010U 6" WEST Y9880 FERT 10O
THE POINT-OF BEGINNING:

THENCE CONTESUING
THENCE SOLTH 89429
THENCE NORTH 01701
THENCE ALONG: THE

NORTH 0078342" FAS
(JO502Y A DISTANCE
THENCE SOUTH 89729’
MORE OR LLESS,

BASIS OF BEARINGS:

NEVADASTATE PLAD

A5 FEET:

A
]

SOUTHOI0 136" WEST, 32

O WEST. 67403 FTEET:
36 EAST 32318 FEET TO A POINT OF CUSP;.
ARC OF A NON-TANGENTCURVE 10O THE LEFT. RADIAL 1O A BEARING OF

. HAVING A RADIUS OF 1360.00 FEET. THROUGH A CENTRAL ANGLE OF

OF 9.90 FEET:

20" EAST 664,12 FLUT TO THE POINT OF BEGINNING.CONTAINING 5.00 ACRES,

£ COORDINATE SYSTEM, NAD 85 (94), WEST ZORE.

MICHAEL TALONEN,

.15, 19567

MST

mSURVEYING

25

Attachment B



PARCEL A-L

ALL. THAT CERTAIN

TOWNSHIP 22 NORTH,

NEVADA, MORE PART

COMMED
MIDM. THENCL SOUTH

NOTNG AT THE
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EXHIBIT A

LEGAL BESCRIPTION

REAL PROPERTY  SITUATE N Vid OF SECTION
RANGE 21 EAST 1N H I Ciry OF

PDESCRIBED AS FOLLOWS:

NORTHWEST  {NW)

!f ARLY

(MW NORTHWEST CORRE P (:f SECTION-101 (i\k‘v‘%%ﬂ’i}?‘% R '\’\«(J 21E.

QOETETREY PAST 232500 FRET THENCE SOLTEH 0101506 WEST 33299 FEET TO

HE POINT OF BEGINNING:

THENCE SOUTH 8972930 EAST, 327.10

THENCE SOUTH 017017

THENCE NORTH 89729

THENCE NORTH O]
ACRES, MORI

BASIS OF BEARINGS: |

et

- ORLERE

FEET:
G WEST, 332,95 FEET:
3 WEST 32710 FEET:
NG 250

FAST 33295 FEET TO THE POINT OF BEGINNING.CONTAIN

i

NEVADA STATE PLANE COORDINATE SYSTEM, NAD 83 (94), WEST ZONE.

MICHAEL
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i
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l
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ING:
T FEET:

OFEAST, 32

T

IFROEFREET
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FHHIRIT A

LEGAL DESCRIFTHON

PARCEL A-I:
ALL THAT CERTAIN ?R’HAL PROPERTY SITUATE N NORTHWLST (MW 174 OF SECTION 16,

FOWNSHIP 22 NORT H.E RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOLE, STATE OF
NEVADA, MORFE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE (MW)
MDA, PHERCLE SOUTTRY 28
FHE POINT OF BEGINM MG

NORTHWEST CORMER OF SECTION 1H TOWNSHIP 22N RANGE 21k,
EAST 232300 FLET THENCE SOUTH O U507 WEST 33289 it 10

1*;,{’-a

THENCE SOUTH 89720007 EAST. 32710 bR,
FHEMCE SOUTH 00 Ple" WEST. 33295 FLET:
THENCE NORTH 2‘}3"3@; PO WEST 32710 FEET,
THENCE NORTH 01701'36" FAST 33295 FELT TO THE POINT OF BEGINNING.
CONTAINING 2,50 AURES, MORE OR LESS,

BASBIS OF BEARINGS:

NEVAUA STATE PLANE COORDINATE SYSTEM. NAD 83 (94, WEST ZONL.

!
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Development Standards Handbook for
PALOMINO RANCH ESTATES

DEVELOPMENT STANDARDS

Introduction

LW Land Company LLC, the owner of the property Palomino Ranch Estates, is one of
the parcels within the Warm Springs Specific Plan (WSSP), (Refer to the Land Use Plan
showing the project with in the Warm Springs area in Appendix C) The property is 67.60
acres in size. There will be a total of 15 lots, 3 lots will each be 2.50 acres, with remaining
12 lots will be 5+ acres.(Refer to Vicinity Map and Parcel Map)

Objective

To develop a community that capitalizes on the rural and equine character of the Warm
Springs area while utilizing resources efficiently and effectively, and giving consideration
to design, marketability, and aesthetics.

Agriculture

The Specific Plan protects existing adjacent agricultural uses from potential development
conflicts. The CC&Rs and all final maps shall contain a note of restriction that states, "No
formal written or verbal complaints can be filed with Washoe County and no lawsuits or
other legal proceedings can be brought against any legal agricultural use." Each purchaser
will sign a disclosure statement that reiterates the same information.

Residential Design Guidelines

The purpose of this handbook is to describe the principles, policies, standards, and deed
restrictions that will control development of Palomino Ranch Estates to ensure that it is
built and maintained as envisioned in the master planning process for the Warm Springs
Specific Plan area.

Lot Concepts Standards

The individual lot concepts are designed to promote the rural character of the Warm
Springs Valley. The lots have designated building envelopes, transition zones, and
required open space. Where there is a difference between what is illustrated in the
Individual Lot Concept Plans and what the text states, the plans shall take precedence
over the text. (Refer to the Individual Lot Concept Plans, pages 4-5.)

Page 1 of 32



Building Envelopes

The building setbacks from the street vary to provide a more rural atmosphere to the
streetscape. All lots have an established building envelope as defined by the Individual
Lot Concept Plans. Building side and rear yard setbacks shall conform to current Washoe
County Code requirements.

Buildings may be located anywhere within the designated building envelope. All
buildings, structures, or storage of any type will be confined to this area on each lot.

A landscaped/irrigated zone with a minimum depth of 30 feet is required around all
dwellings. This landscaped/irrigated zone must utilize fire retardant/resistant landscaping.
For additional fire protection, the landscaping within the building envelope should be
thinned and maintained so as not to present a hazard to the homeowner or adjacent
property owners.

The landscaped/irrigated zone may encroach into the transition zone. All disturbed areas
within the building envelope that are not landscaped, will be revegetated with a
combination of native shrubs, grass, and wildflower seed mixtures specified in this
document. The relationship between building envelopes is designed to provide an open
space corridor and to provide necessary space for additional possible division of the
property. (Refer to the Individual Lot Concept, Figures 1-A through 3-A pages 4-14.)

Transition Zone

The designated transition zone portion of the lot provides an extension of usable yard area
but does not permit structures. The zone provides a transition from the open space to the
developed portion of each lot. The only fencing that shall be permitted within the
transition zone is Open Ranch Style Fencing, White Rail PVC Fencing, or temporary
painted-metal panelized fencing. The landscaping for the transition zone has been
considered under and is incorporated into the Water Allocation. Horses and 4-H animals
are limited to the transition zone and building envelope unless pasture has been provided
by securing the requisite water rights.

Open Space
Please see Plate 9 map, Appendix D, which shows the proposed open space, trails and the
golf course in the Warm Springs master plan.

The designated open space portion of each lot will be left undisturbed. All open space
areas shall be maintained by the individual property owner. These open space corridors
are designated to protect the existing, rural character of the valley. Open space areas may
continue existing, established agricultural or ranching uses and are exempt from the
limitations imposed by the section on "Animals" later in this Development Standards
Handbook.
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No use of motorized vehicles, other than vehicles actively engaged in ranching or farming
activities, is allowed within the designated open space areas. Open space corridors may be
utilized as a non-motorized trail system for equestrian use. The only fencing that shall be
permitted within the open space area is Open Ranch Style Fencing, White Rail Synthetic
Fencing, or temporary painted-metal Panelized Fencing. Water rights, in accordance with
the Optional Water Usage Landscape (see page 20 under Water Allocation), must be
purchased for maintenance of pasture for animals enclosed within the open space. The
open space in the Warm Springs Specific Plan shall be left in natural vegetation or
agricultural use. If disturbed, it shall be reseeded as specified in the section on
Revegetation of Open Space/Drainage ways. Plant selection should include only drought
tolerant and low water demand material (refer to plant list in Appendix A). These
attributes contribute to the decreased average annual residential water demand that is
mandated for implementation of the Warm Springs Specific Plan.

View sheds

The proposed building envelopes, as illustrated by Figure 1-A, page 4, Figures 2-A, page
5, and by 3-A, page 11, are staggered and setbacks are increased to afford views and
vistas from each building envelope to the surrounding valleys and mountains.

Architecture

All buildings must incorporate an architectural theme or identity that is complementary
and compatible with the Warm Springs Specific Plan area and its surroundings. All
building plans shall be submitted to the WSSP Architectural Review Committee to ensure
this policy is enforced in a way that encourages creative design. No mobile homes are
allowed except for construction purposes. To enhance the development and maintain the
rural character, buildings and structures shall adhere to the following guidelines. (Refer to
Conceptual "Western Ranch" Theme Home, Figures 8a and 8b page 20.)

Exterior Walls and Trims

Building materials must support the "western ranch" theme and be approved by the WSSP
Architectural Review Committee. Exterior siding and wall colors must be earth tone and
harmonize with the surrounding landscape. No gloss finishes are allowed.

Large unbroken expanses of the same wall material shall be avoided. Trim shall be used
on all exterior walls to create highlight and shadow. All reflective material (e.g., chimney
stacks, flashings, exhaust vents and pipes, etc.) must be painted to match or blend with
surrounding materials.
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Figure 1-A
Lot Concept for 2.5 Acre Parcels
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Figure 2-A

Individual Lot Concept for 5(+) Acre Parcels
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Roofing

Roofing materials shall be earth tone and of a color that harmonizes with the surrounding
area and color scheme of the structure. To support an architectural theme consistent with
the Warm Springs Specific Plan, building materials for roofs shall be limited to slate,
concrete tile, or architectural composition, extra-dimensional 30-year roofing. Flat roofs
shall not be allowed. Metal non-reflective and colored roofs may be permitted with
Architectural Review Committee approval. All reflective material (e.g., chimney stacks,
flashings, exhaust vents and pipes, etc.) must be painted to match or blend with
surrounding materials.

Building Heights

To promote an architectural theme consistent with the Warm Springs Specific Plan, single
story homes are encouraged, but all homes shall be limited to two stories and, in
accordance with Washoe County Development Code requirements, 35 feet in height.
(Refer to Conceptual "Western Ranch" Theme Home, Figures 8a and 8b, page 20.)

Completion of Construction

Construction of any improvement, once commenced, shall be pursued diligently to
completion within 18 months of commencement. Improvements not so completed or upon
which construction has ceased for ninety (90) consecutive days or which have been
partially or totally destroyed and not rebuilt within a reasonable period shall be deemed
nuisances. The Homeowners Association may remove any such nuisance or repait or
complete the same at the cost of the owner provided the owner has not commenced
required work within thirty (30) days from the posting of a notice by the Homeowners
Association to commence such work upon the property. Such notice shall state the steps
that will be taken to eliminate the nuisance.

Miscellaneous Animals

No more than four (4) Horses or 4-H animals, limited to cattle or sheep, will be allowed.
Such animals will only be permitted within the building envelope and transition zone
unless additional water rights are acquired for pastureland within the open space.
Adequate ground cover to eliminate dust and prevent erosion shall be maintained at all
times. As many as four (4) customary household pets are allowed provided they are not
kept for commercial purposes and are kept reasonably confined so as not be become a
nuisance. Horses, animals, and household pets shall not unreasonably interfere with the
comfort, privacy, or safely of other properties. Animals shall be kept in accordance with
Washoe County rules and regulations. The homeowners association shall have the
authority to determine whether the animals unreasonably interfere with the comfort,
privacy or safety of other properties.
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Homeowners may provide irrigated pasture as an exercise area or for supplemental feed in
which the animals may be kept when not stabled or corralled. Livestock may be
considered an optional use for water allocated for landscape use. Pasturelands for animals
will require additional water rights to be dedicated to Washoe County. Irrigated pastures
require additional water rights at 4 acre-feet/year per acre. 1-1/4 acres of irrigated pasture
would require the dedication of a total of 5 acre-feet of water. (Refer to Optional Usage
Water Consumption Table A &B, pages 30-31 in the Landscape/lrrigation Section.)

Travel Trailers, Motor Homes, and Boat Storage

Travel trailers, motor homes, other recreational vehicles, or boats and trailers may only be
stored within the building envelope. This may occur either within enclosed structures or in
the side or rear yards if such yards are completely screened from any street, lot parcel, or
open space area and the minimum distance from the screening material maintains the
zoning requirements for that yard. Screening shall be consistent with the designated
neighborhood privacy fence. (Refer to Figure 5 page 19) The architectural review
committee will approve all fencing material.

Utilities

All individual services to each unit for all lot sizes shall be underground from the
neighborhood service line. All on site utility lines to outbuildings, detached accessory
structures, pump houses, etc., shall be underground.

Mailboxes

Individual property owners will not have US Mail delivered to their property. The Post
Office has community mail boxes located at Grass Valley Road and Whiskey Springs
Road !/2 mile from proposed project. Per the post office if needed more community mail
boxes will be put in place at that location.

Garbage and Refuse Disposal

There shall be no burning of trash, garbage or other like household refuse, nor shall any
property owner accumulate on their lot junked or unsightly vehicles or litter, refuse or
garbage, except in receptacles provided for such purposes.

Concealment of Fuel Storage Tanks and Trash Receptacles

Fuel storage tanks, limited to propane or heating oil and every receptacle for ashes, trash,
rubbish or garbage shall be so placed and kept as not to be visible from any street, lot,
parcel, or open space except at the times when refuse collections are made.

Antennas
Satellite dishes and home radio antennas shall be screened from view from any adjacent
parcels, streets, or open space by locating in side or rear yards behind screen fences at a
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minimum. Screen fences for this purpose shall maintain the minimum distance from the
screening material to that yard property line that meets the zoning requirements.

Nuisances

No noxious or offensive activities, odors, or nuisances shall be permitted on any lot or
parcel in the development. No refuse, animal manure, unsightly or abandoned vehicles,
debris, noxious materials, discarded personal effects, and construction materials not for
immediate use shall be permitted on any lot or portion thereof. It is incumbent upon all
property owners to maintain their lots and yards in a neat, orderly, and well-manner,
whether said lots are vacant or improved. The Homeowners Association shall be
responsible for timely enforcement for this provision.

Conservation

All building construction shall utilize methods of energy conservation and the use of low
water demand features. Table 1 provides a list of recommended and mandatory energy
and water conservation features, which will be incorporated into the building construction.

TABLE 1
CONSERVATION FEATURES

Mandatory Conservation Features

Water saving fixtures, showerheads, and toilets.

Dual glaze 1/4" air space windows and sliding glass doors.

Thermostat setback times.

Recommended Conservation Features

State-of-the-art water saving appliances such as washing machines
and dishwashers.

The use of trash compactors to limit the use of garbage disposals in
sinks.

Passive solar design.

Solar water heater.,

Zoned heating controls.

Plumbed gray water storage and distribution for irrigation of
landscaping. '
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'Upon approval of the Washoe County District Health Department.

i More information may be obtained from the Passive Solar Industries Council, 1090 Vermont Avenue,
Suite 1200, Washington D.C. 2005, (202) 371-0357.
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Building design and orientation shall be considered in conservation of energy. All
buildings will be designed and oriented to benefit from passive solar heating if
practicable. Passive solar construction guidelines and energy conservation measures for
Northern Nevada are available through the Sierra Pacific Power Company. "

Homes will be designed to utilize the following minimum guidelines of energy
conservation in site and architectural design. Simple alterations in building design can
enable the use of the sun, wind, landform, and vegetation to provide for supplemental
heating, cooling, and insulation for a structure.

Energy Conservation Guidelines

All buildings should be located and oriented to benefit from passive solar heating. The
desirable exposure is towards the south, southeast, or southwest. The simple east-west
orientation of a rectangular building in northern Nevada has been found to reduce energy
consumption by 40%. Site development should use plant materials and landforms to
enhance energy conservation. Coniferous trees planted along the windward side of the
property can act as a windbreak to deflect winter winds. Shrubs and trees planted against
the structure can help to insulate the building. Deciduous trees planted on the south side
of the structure will shade the building during the summer and enable sun to penetrate
during the winter. The creation of earth berms on the windward side can reduce heat loss
due to wind and help to insulate the structure. (Refer to the Minimum Landscape
Elements - Figure 3-A page 11) The structure should be designed to keep energy needs
for heating and cooling to a minimum. Passive energy conservation measures include the
following:

Good insulation.

Location of active living spaces on south side

Location of closets, mud-room, garages, or storage space on north and east sides
Air-lock entries

Concentration of windows on south side

Reduction in number and size of openings on north side

Maximum use of double-glazing

Building overhangs to shield windows from summer sun and to admit winter sun
Use of paved surfaces, rock or masonry on south side to absorb radiation

Active solar energy systems shall be permitted if the solar panels are integrated into

the architectural design. If not integrated into the roof or body of the structure, they
may not be placed on the roof and they must be screened from public view.
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Domestic Water Allocation

The Warm Springs Specific Plan mandates compliance with a per lot water allocation.
The designated water allocation for this project is 1.12 acre-feet/year per lot, which is
equivalent to 364,896 gallons per year. Domestic water use for the average household is
70,260 gallons per year and landscape water use is at a minimum of 75,208 gallons per
year. This leaves 217,428 gallons of water for selection of optional landscape elements.
Livestock pasture irrigation may require dedication of additional water rights beyond the
1.12 acre-feet/year. Each lot owner is required to incorporate the following list of
minimum required landscape elements into their landscaping. No less than 50% of the
required landscaping shall be oriented to the front yard of the lot.

The plant selection includes only drought tolerant and low water demand material. Those
aspects of the permitted plants contribute to the decreased average annual residential
demand for water that is mandated for implementation of this plan.

The landscaping and irrigation plans must be submitted to the Architectural Control
Committee for review and approval. This should be done at time of building permits for
structures but may also be done separately.

The minimum landscape elements for each lot shall be:

2,000 square feet of lawn area. Half of which can be in the rear yard.

5 evergreen or deciduous trees within the front yard setback (1 must be a specimen tree,
(15 gallon minimum); 5 deciduous or evergreen trees within the building envelope (15
gallon minimum); 12 evergreen shrubs (1 gallon minimum); and 12 deciduous shrubs (1
gallon minimum.)

A minimum of five (5) trees are required within the front yard(s) as defined by Washoe
County Code. Plant material per neighborhood, should be kept similar to strengthen
neighborhood unity and identity. (Refer to Figure 3-A, page 11)

For a list of suggested shrub/groundcover and trees for home owner review, see Appendix
A.
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Figure 3A
Minimum Landscape Elements for each lot
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The required landscape elements, plus the estimated domestic water use, utilize
approximately 147,468 gallons per year. 217,428 gallons per year remains for optional
use.

Table 2
Residential Water Usage- Gallons Per Year
Lot Domestic | Required Residential/Optimal
Allocated Use Landscaping Available
Water Total
. 1.12 AFY
fot>| ™'
acre| 364,896 70260 | 77,208 147,468
s gal. | gal gal. gal. 217,728 gal.

Table 2A provides a list of optional water use estimates for differing types of
landscaping. These may be used in any combination on any lot provided the water
allocation per lot is not exceeded. The intent is to mandate compliance with the
designated water allocation while at the same time providing alternatives to permit
variety in individual landscape designs. The plant selection includes only drought
tolerant and low water demand material. Those aspects of the permitted plants
contribute to the deceased average annual residential demand for water that is
mandated for implementation of this plan.
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Selection of materials should contain a mixture of plants with fast, medium and slow
growth rates and a variety of sizes should be planted to provide a more natural
appearance.

All surface water drainage ways within the subdivision shall be graded to resemble a
natural drainage swale and incorporated in the overall design. There will be no linear,
uniform width drainage ways. Drainage ways should be lined with native wildflowers,
grasses, shrubs, and scattered rocks and boulders to slow water velocities.

The amount of water required for one acre of pasture irrigation is 4 acre-feet/year. For 1
1/4 acres of pasture, a total of 5 acre-feet/year is required. As many as 5 acre-feet/year per
lot of water rights may be permitted through the State Engineers Office. These water
rights will be used to irrigate the pasture and/or livestock on each lot.

Table 2A
Optional Landscape Uses - Water Consumption
Item Quantity Yearly Water Use
Turf 100 sq. ft. 2,108 gallons
1,612 gallons (based
\éz;g;;ble/Flower 100 sq. ft. on 16 week watering
season)
Deciduous Shrub I each 744 gallons
Evergreen Shrub 1 each 930 gallons
Deciduous Tree 1 each 1,330 gallons
Evergreen Tree 1 each 1,662 gallons
Livestock 1 each 7,300 gallons
Pasture 1,000 sq. ft. 29,645 gallons

" The Water Allocation for Pasture applies only when additional water rights have been
purchased from a private party and transferred to the receiving parcel by the State Engineer.

As long as no more than 1,800 gallons per day are utilized, additional optional
landscaping may be installed. The total utilization does not equal 364,896 gallons due to
the fact that much less water is used during the winter months. (Refer to Optional
Landscape use Table 2-A)

Additional information on the constraints placed upon the use of water and the standards
employed are located within the Warm Springs Specific Plan (WSSP) are included with
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this document as Appendix B, Excerpted and Abridged Information from the Warm
Springs Specific Plan.

Maintenance

All plant material and lawn areas shall be kept in healthy condition. Any dead plant
material shall be removed and replaced within 30 days.

References

Appendix B includes an abridged excerpt from the Warm Springs Specific Plan that
explains the water budget for the hydrographic basin and provides part of the rational for
stringent landscaping and irrigation requirements. The excerpt has been slightly amended
from the text of the actual plan to reflect some updates and actions by the State Engineer.

Revegetation of Open Space/Drainage ways
All open space areas, other than those in agricultural use, shall be left in native material.

Areas designated as Open Space that are currently in agricultural use will allow grading.
If noxious weeds are in abundance, the owner may employ a weed management plan
developed by an appropriate land reclamation specialist. As development occurs and
agricultural practices are abandoned, it will be the property owner's responsibility to
ensure that these areas will be over-seeded with a native grass mixture as described in
Table 3, page 14. A gradual transition of plant material is desired.

The soils and precipitation in Warm Springs Valley greatly reduce plant species available
for revegetation. The species selected will survive with no supplemental irrigation water
being applies after establishment. After two years there will not be any temporary water to
the revegetation. The revegetation seed mix should be tied to the agricultural soils and
modified as recommended by the seed company.

Indian Ricegrass must be drill seeded at 3-4 inches 'below the surface. Pubescent
Wheatgrass and Globe Mallow should be drill seeded to a depth of one-half inch below
the surface. Kochia and Winterfat should be hydro seeded.

Basin Wildrye (elymus cinereus) should be substituted for ricegrass in clay soil areas.
Wildrye is not adapted to shallow soils and placement should be monitored. The seed
should be drill seeded no deeper than 1/2 inch below the surface. Wildrye will require
more supplemental irrigation water than ricegrass during the first year, but once
established well survive with no additional water.

Seeding should be completed during late fall. This will assure seed is placed ready to
germinate when soil moisture and temperature conditions are ideal the following spring.
Temporary above ground irrigation is not recommended but may be necessary in order to
establish plants if seed is installed during summer months.
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To improve establishment chances, seeded area should be hydro mulched at a rate of 1,000
Ibs. /acre with 180 Ibs. /acre of tackifyer added. Supplemental irrigation water can be
applied the first growing season. Irrigation should be light and infrequent. This will
promote root development that will be essential once irrigation water is eliminated. Water
used for this purpose must be deducted from the given available water. After the system is
abandoned, the water may be relocated to other uses.

Table 3
Seed Mix for the Conversion of Agricultural Land
) Amount Pure Live
Common Name Botanical Name
Seed
Scarlet Globe Sphaeralcea b/
Mallow coccinea Jacre
. ) Oryzopsis

Indian Ricegrass Hymenoides 8 1bs./acre
Immigrant Forage .
Kochia Kociha prostrata 2 Ib./acre
Winterfat Eurotia lanata 6 1bs./acre
Pubescent . _
wheatgrass Elytrigia Intermedia 8 lbs./acre

Irrigation

Irrigation Requirements

Each residential lot will be required to install an irrigation system with automatic
controller and back flow prevention device to meet Washoe County/State health codes.
The irrigation system shall include an overhead spray system for any turf areas, with
uniform head to head coverage and matched sprinkler head precipitation rates. Temporary
irrigation systems may be in use for two (2) seasons only. The system shall also include a
drain down method for winterization. All trees, shrubs, and ground covers shall be
watered with standard controllers allowing each tree, shrub, or ground cover to be watered
with individual drip emitters or collectively in groups with micro sprayers.

Landscape and Irrigation Plan Submittal Requirement

Each future homeowner or builder will be required to submit landscape, grading, and
irrigation plans to Homeowners Association and the Architectural Review Committee for
approval as a part of the building permit application process. The plans shall be prepared
by a qualified landscape industry professional, landscape contractor, or a landscape
architect.
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Attachment B

The landscape plan shall include a site base map prepared to a 1”’=20" minimum scale with
the house and driveway footprint, property lines, utility locations, etc. This base map must
clearly show proposed landscape areas with square footage area calculations to meet the
water usage requirement specified in this document. In addition to the above, the
landscape plan must include:

A plant species list keyed to plant locations on the plan. The plant list must include
plant sizes and quantities;

The amount of water calculated for established landscape;

An indication of surface material(s) in non-landscaped areas; and

Agricultural soils test results and proposed soils improvement/amendment methods.

The irrigation plan shall be prepared to scale on the same base map as the landscape plan. The
irrigation plan must include the following:

Point of connection to water source;

Location, type of installation detail of back flow prevention device;

Remote control valve location, manufacturer's name, product number, size and
gallons per minute for each lateral zone;

Irrigation main and lateral line type, size, and depth of bury;

Sprinkler head locations, manufacturer's name, product number, nozzle size and
number, radius gallons per minute and pounds per square inch (psi) operation rate;
Drip system valve locations and sizes, lateral line type and location, emitter type,
product number, and amount per plan and;

Controller's manufacturer's name, product number, and installation location.

The grading plan shall be prepared to scale on the same base map as the landscape and irrigation

plan. The grading plan must include the following:

All grading shall be in compliance with Washoe County Code Article 438 Grading
Standards. All traffic control signage shall be in compliance with the current edition
of the Manual on Uniform Traffic Control Devices (MUTCD).

Limits of grading and construction.

Dust control plan/permit measures required by Washoe County Code.

Existing and proposed contours, including berming for energy conservation and
drainage away from structures;

Paving or surface treatment for walkways and driveways;

Location and type of temporary fencing to protect open space and native vegetation
from construction traffic; and

Revegetation of disturbed areas, seeding quantity, and need for temporary irrigation.
The revegetation seed mix should be tied to the agricultural soils test and modified as
recommended by the seed company.
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Maintenance
All irrigation systems shall be maintained in good operating condition. The irrigation system
shall be extended to any new plant material at the time of installation.

Within twelve (12) months of completion of the main dwelling unit, each lot or parcel
shall be completely landscaped with automatic irrigation systems in place and operating.
All landscaping shall be maintained to harmonize with and sustain the attractiveness of the
development.

Fencing

General Considerations:

All property from the building envelope to the street shall be kept free and open. Fencing
will be consistent within the neighborhood for this development. Wood fencing will be
treated with a light or medium brown stain that will increase wood durability. Stains
should be consistent in tone on the individual properties but no one property will be
required to match exactly with neighbors. Owners are required to keep fencing in good
working order and have a well-maintained appearance. The type of fence will be
controlled by the Architectural Review Committee.

Solid Wood or Synthetic Material (with the appearance of wood) Privacy Fence:
Privacy fence with a height of up to 6 feet, may be constructed within the building
envelope as long as it is limited to the rear of the house. Such a fence may be used in the
side yard for screening such features as RV storage area, satellite dishes, trash receptacles,
fuel storage tanks, dog runs, or a patio. Otherwise, side yards will not be enclosed with a
privacy fence. Fences should tie into a structure or other terminus point. (Refer to Privacy
Fencing, page 19 under Figure 5.)

Open Ranch Style Fencing:

May be used in the side and rear yards within the building envelope, transition zone, or
open space, may be used to define space and circulation areas or accent gardens and will
be limited to no more than four feet in height. (Refer to Split Rail Fencing, page 19 under
Figure 7) The fencing should be of a consistent height and end at some transition point
such as the house. The fencing may be stained but not painted.

White Rail Synthetic Material Fencing:
This material may be used to enclose pasturelands, stable runs, corrals, and the perimeter
of the property other than in the front yard area between the residence and the street.
(Refer to White Rail Fencing, page 19 under Figure 6.) White rail PVC fencing may also
be constructed within the designated building envelope in substitute for the Open Ranch
Style Fencing. Fencing for pasture beyond the limits of the building envelope will not be
permitted unless pasture is established and grasses are irrigated in accordance with Table
2A, (page 12). Under this scenario, pasture fencing may be the white PVC rail and the
irrigated pasture area should adjoin the building envelope on a least two sides.

Chainlink Fence, Woven Wire, or other wire fence:

Page 17 of 32



This fence material may be used for backyard pet enclosures, vegetable gardens, or
swimming pools. (Specialty fences, in accordance with Washoe County Code.) The wire
fencing, posts, and rails will be vinyl or plastic coated in a color to harmonize with
building colors, or be a dark brown or black. No barbed wire fencing will be allowed.

Exterior Lighting.

The functional objectives in providing exterior area lighting are to illuminate areas
necessary for safe and comfortable use. In certain situations, area lighting can add to the
aesthetic appeal of a site by highlighting architectural features of a building or
illuminating pathways and landscape plantings. In these instances, only the special
features of a building or landscape should be illuminated. It should be noted that the
standards and guidelines contained in this section address area lighting on individual
properties, and not overhead street lighting along public and private rights-of-way.

Standards.

Exterior lights shall not blink, flash, or change intensity. String lights, building or roofline
tube lighting, reflective or luminescent wall surfaces are prohibited. Exterior lighting shall
not be attached to trees except for the Christmas season. Driveway, walkway, and
building lights shall be directed downward. Fixture mounting height shall be as low as
possible and appropriate to the purpose Illumination for aesthetic or dramatic purposes of
any building or surrounding landscape utilizing exterior light fixtures projected above the
horizontal is prohibited. Seasonal lighting displays and lighting for special events which
conflict with other provisions of this section may be permitted on a temporary basis.

Guidelines.

Lighting Design

Exterior lighting should be designed as an integral part of the architecture and landscape
and should be located in a manner that minimizes the impact of lighting upon adjacent
structures and properties.

Lighting Levels

Avoid consistent overall lighting and overly bright lighting. The location of lighting
should respond to the anticipated use and should not exceed the amount of light actually
required by users. Lighting for pedestrian movement should illuminate entrances, changes
in grade, path intersections, and other areas along paths, which if left unlit, would cause
the user to feel insecure. Lighting suppliers and manufacturers have lighting design
handbooks that can be consulted to determine fixture types, illumination needs, and light
standard heights.

Fixture Design
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Exterior lighting fixtures should be simple in design and should be well integrated with other

architectural site features.

Structural Lighting
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Night lighting of building exteriors should be done in a selective fashion: highlight
special recognizable features; keynote repeated features; or use the play of light and
shadow to articulate the facade. The purpose of illuminating the building should be to add
visual interest and support building identification. Harsh overall lighting of a facade tends
to flatten features and diminish visual interest.

Lighting Height

As a rule, the light source should be kept as low to the ground as possible while ensuring
safe and functional levels of illumination. Area lighting should be directed downward
with no splay of lighting directed off-site. The height of light fixtures of standards must
meet Washoe County standards. Lighting should be directed downward in order to avoid
sky lighting. Any light source over 10 feet height must incorporate a cutoff shield to
prevent the light source from being directly visible from areas off-site. The height of
luminaries should be in scale with the setting.

Permitted Land Uses.
High Density Rural
Minimum Lot size 2.5 acres.

Construction of Extension of Grass Valley Road.
Grass Valley Road will be constructed to Palomino Valley General Improvement District
standards, for their consideration for acceptance and maintenance.
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Figure 5
Privacy Fencing
Example only for home owner review
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Figure 6
White Rail Fencing
Example only for home owner review

Figure 7
Split Rail Fencing
Example only for home owner review
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Figure 8a
Conceptual "Western Ranch" Theme Home
(Conceptual only for home owner review)
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Figure 8b
Conceptual "Western Ranch" Theme Home
(Conceptual only for home owner review)
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APPENDIX A

Suggested Tree List

Common Name Botanical Name

Silver Buffaloberry Shepherdia argentea

P. cerasifera

Cherry Plum

Globe Norway Maple Acer platanoides *Globosum'
Arizona Cypress Cupressus glabra (C. arizonica)
European Mountain Ash Sorbus aucuparia

Ponderosa Pine Pinus ponderosa

List compiled from Fact Sheet | 88-73, University of Nevada-Reno, College of
Agriculture
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Suggested Shrub/Groundcover

Common Name

Botanical Name

Silver Mound

Artemisia stellerana

Creeping Cotoneaster

Cotoneaster adpressus

Winged Euonymus

Euonymus alata

Oregon grape holly

Mahonia aquifolium

Snowberry

Symphoricarpos albus

Adams Needle Yucca

Yucca filamentosa

List compiled from Fact Sheet

89-05, University of Nevada Reno, College of
Agriculture
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APPENDIX B

EXCERPTED AND ABRIDGED INFORMATION FROM THE
WARM SPRINGS SPECIFIC PLAN

WATER BUDGET

INTRODUCTION

The Specific Plan Area (SPA) is within the Warm Springs Valley Hydrologic Basin No. 84, The
average annual precipitation in the basin is estimated to be 9.76 inches. There are no perennial
streams in the SPA, but intermittent external drainage to Pyramid Lake does exist. The Nevada
State Engineer has designated the Warm Springs Valley Basin as an area requiring additional
water resource supervision. Various reconnaissance level studies have been conducted to
estimate the potential amount of groundwater resources in the basin.

In general, an estimate of the available water resource and the current consumption patterns will
be used to identify the total number of residential dwelling units and commercial or quasi-public
uses that can be served from the available supply. Land areas have been identified based on the
maximum number of residential dwelling units and desired development densities achievable
based on the water available to the SPA and the location of existing water rights. The total
number of acres assigned to each land use category, with appropriate allowance factors, will
provide an adequate base to develop the projected number of residential units at buildout

It is important to recognize that new techniques are being developed to improve in fie prediction
of safe groundwater yields. The estimates used in this plan will probably be superseded with new
information resulting in the need for refined land use allocations. This water budget, therefore, is
a useful too: for generating a plan for the Wan Springs SPA, but it should not be considered as
the final water budget for the basin.

Specific Plan 3,000 ACRE FEET PERENNIAL YIELD

The position of the State Engineer is that only the Water Resources Reconnaissance Series
Report No. 43 can be used to establish the perennial yield for the basin. This report specifies
3,000 acre-feet as the perennial yield. The perennial yield is the amount of water that is naturally
replenished when a long-term average is considered.

The following table, Table A-4, establishes the water allocation for the SPA when 3,000 acre-
feet is used as the planning perennial yield. The table summarizes the Warm Springs Area Plan
Water Budget, and details the allocation remaining for the SPA.
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Table A-4
WARM SPRINGS SPA AT 3,000 AFY PERENNIAL YIELD

Residential Development Potential Number of Units Quantity /AFY
Equivalent Dwelling Units

Existing Parcels @ 1.12 AFY 78 87

New Units @ 1.12 AFY at 75% 1,120 1,254
Total Equivalent 1,198 1,341
New SPA Parcels 1,254

Parcels @ 1.12 AFY at 75% 179 200

Parcels @ 0.70 AFY at 75% 1,505 1,053
Total Potential Parcels 1,684

Residential
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According to the current Warm Springs Area Plan, the subdivision of parcels creating new
residential lots on individual domestic wells will require the dedication of 2.5 acre-feet/year
(AFY) of water rights to Washoe County. The residential section of the budget is based on
allocating water available per residential lot on an individual wen at 1.12 acre-feet/year. This
number is based on a mandatory water conservation program with low water demand vegetation
landscaping and tow demand water fixtures in the "Warn Springs Area Plan" of the Washoe
County Comprehensive Plan dated December 3, 1991, page 5B, paragraph 2 and Action

Program WS.4.6.1

The water use calculation is based on the following water consumption elements:

1. Domestic Use

a. The average per capita domestic water use (not including irrigation), is 77

gallons/person/day. This is based on a non-conserving household.

A conserving

household using water conservation fixtures will reduce the domestic per capita water
use to 60 gpd. Using current technology, ultra low flow fixtures could reduce domestic
per capita water consumption to 52 gpd. (Source: "Residential Water Conservation

Project, Summary Report" by Brown and Caldwell, June 1984.)
b. The average household size is projected to be 2.5 persons.

77 gallons/day x 365 days x 2.5 people =

70,262.5 gallons/house/year =

0.216 AF/house/year

c. A monitoring system will be required to determine actual use and mandate design and
allocation changes based on actual use. The monitoring system should include
tensiometers on trees/shrubs at sample facility.
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2. Landscape Irrigation Use
a. Lawn Watering

The watering requirements for the Warm Springs area are determined as follows:
Water 0.5" twice per week for 16 weeks; water 0.75" twice per week for 12 weeks during
the summer months. For a 100 square foot lawn area, we used the following calculation:

(-5x2x16x.62¥=9.92x 100) = 992 gallons
(.75x2x 12x .62* =11.16 x 100) = 1,116 gallons

2, 108 gallons
(*1” of water applied to one square foot surface area = .62 gallons)

b. Trees and Shrubs

" The shrub and tree water consumption budget figures were determined using the
following method:
The bermed saucer watering area of a mature tree was determined to be 4' diameter (3 for
mature shrubs). The area of a 4’ diameter saucer equals 12.5 square feet (7 sq. ft. for
shrubs). The square footage area was multiplied by two feet to represent the preferred
depth of watering to promote deep rooting and resistance to adverse conditions. This
number represents cubic foot volume of soil to be watered which is multiplied by the
water holding capacity of the soil (1.33 gallons per cubic foot of clay loam soil, Source:
"Effectively Irrigating Landscape Trees" by Janet Hartin). The resulting number of
gallons represents the amount of water to be applied per watering:

mature tree (12.5 s.f. x 2 x 1.33 gallons = 33.25 gallons) mature
shrub (7.0 s.f. x 2 x 1.33 gallons = 18.60 gallons)

The watering frequency was determined as follows:

For an evergreen tree or shrubs, water twice per week for the 12 week summer season,
once per week for the remaining 16 weeks of the growth season and twice per month for
the additional five months of the year.

evergreen trees and shrubs (2 x 12) + (1 x 16) + (2 x 5) = 50 waterings

For a deciduous tree or shrubs water twice per week for the 12 week hot summer season
and once per week for the remaining 16 weeks of the growth season. No additional water
is required for the winter months.

deciduous trees and shrubs (2 x 12) + (1 x 16) = 40 waterings

The per tree water consumption budget figures are then derived by multiplying the
amount of water per application times the watering frequency =

evergreen tree  33.25 gallons x 50 waterings = 1,662 gallons

evergreen shrub  18.60 gallons x 50 waterings = 930 gallons

deciduous tree  33.25 gallons x 40 waterings = 1,330 gallons
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deciduous 18.60 gallons x 40 waterings = 744 gallons
shrub

We have averaged the yearly water consumption of mature deciduous and evergreen tees
to determine the budget amount per tree in our figures (1 ,496 gallons). The average
yearly water consumption of mature deciduous and evergreen shrubs equals 837 gallons.

c. The intent of the plan is to mandate compliance the per lot water allocation while at
the same time providing alternatives to permit variety in individual landscape designs.
The following chart provides a list of optional water use estimates that can be used in any
combination on any lot provided the water allocation per lot is not exceeded.
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Table A
OPTIONAL LANDSCAPE USES - WATER CONSUMPTION
Item Quantity Yearly Water Use

Turf 100 sq. 2,108 gallons

Vegetable / Flower Garden 100 sq. ft. 1,612 gallons (based on 16 wee. watering season)
Deciduous Shrub 1 each 744 gallons

Evergreen Shrub 1 each 930 gallons

Deciduous Tree 1 each 1,330 gallons

Evergreen Tree 1 each 1,662 gallons

3. Animal Use
Livestock uses an average of 20 gallons of water per day:

20 x 365 = 7,300 gallons/animal/year

Per Policy WS.3.1.A, uses such as pastures, require dedication of water rights in addition to
domestic rights.

4, Residential Water Use

Residential water usage figures by average lot size are fisted utilizing the following water
demand figures.

Lawn: The water requirement for lawn areas is as follows:

Water 0.5" twice per week for 16 weeks and water .75" twice per week for 12 weeks
during summer months

(50x2x 16 x .62* =9.92x 5q. ft.) = gallons per 16 weeks
(75x2x12x .62* = 11.16 x sq. ft) = gallons per 12 weeks
gallons total per season

(* 1" of water applied to one square foot surface area = .62 gallons)
Tree: Number trees X 1,496 = gallons per season

1,496 = an average of deciduous and evergreen trees from Table A-8

Domestic Use: Average household gallons per day based on 2.5 persons per household.
a. 2 acre and larger - 1.12 acre feet/year = 364,930 gallons

The recommended limit of lawn area for the 2 — 2 % acre or larger lots is 4,000 square feet.

9.92x4,000 = 39,680 gallons
11.16 x 4,000 = 44.640 gallons
84,320 gallons

The plan requires five trees per lot:
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5x 1,496 =

Domestic use =

7,480 gallons

70 260 gallons
162,060 gallons

364,930 gallons
-162 060 gallons
202,870 gallons
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Optional uses: This leaves 202,870 gallons for selection of optional landscape elements

(see Table A for landscaping usage figures).

Table B
RESIDENTIAL WATER USAGE - GALLONS
Water Domestic Required Required Residual/Optional
Lot Size Allocation Use Trees Turf Total Usage
2 acre & 1.12 AFY 70,260 7,480 84,320 162,060 202,870
larger 364,930 Gals.

5. Irrigation Requirements

Each residential lot will be required to install an irrigation system with automatic controller
and backflow prevention device to meet Washoe County/State health codes. The irrigation
system shall include an overhead spray system for any turf areas, with uniform head to head
coverage and matched sprinkler head precipitation rates. The system shall also include a drain

down method for winterization.

All trees, shrubs, and groundcovers shall be watered a drip system with a separate control
clock or a dual program controller. Each tree, shrub, or groundcover shall be watered with

individual drip emitters or collectively in groups with micro sprayers.

End of Excerpt
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APPENPIX C

m[:".’\NHlSKE’Y"SPRINGS D

T

[

1
i
|
- - g ,.lf K0
} “w,‘)?\ : = k2
S TRONAIGEERD, |t
v b ‘ &
v.qv sl
-- _——— -5
G
. AN
| | %NY SPRINGS RD
1 1 = 1
_ —— —— kw@
{ | I ! |
! i I ! .
S 89°29120"E 620[1_2’ 1 modified_
- - " 1 v - L

Page 31 of 32



Attachment B

Page 86

APPENDIX D

OPEN SPAGE/TRAILS/
GOLF COURSES

=

GC  GOLF COURSE (PRIVATE}

08 OPEN SPACEITRAILS

CP  COMMUNITY PARK

o n e EQUESTRIAN TRALS

EQUEBTRIAN FACILITY'

*

Ry v

WARM SPRINGS VALLEY

AN AREA

SPECIFIC PL

PRoIECT

Page 32 of 32



Attachment B
Page 87

APPENDIX E

Strchr e
g’
s T O TR TR
t Foureiathon Crlglnnl Ground
oy
28 a0’ | \‘ _
e By
i 2000 sq. ﬂ.“l -
E .wbt Septic fald o
| Foundation Area | A
L
. J

SCALE: 1"=50" AFPROX.

LARGE LOT FLOOD PROTECTION

Page 33 of 32



WHEN RECORDED RETURN TO:

LW Land Company LLC
695 Mile Circle Drive
Reno, NV 89511

DECLARATION OF
COVENANTS, CONDITIONS AND RESTRICTIONS

OF
PALOMINO RANCH ESTATES

This declaration made this day of
2017 by LW Land Company LLC , a
Nevada Limited Liability Company '

hereafter referred to as 'DECLARANT".

WHEREAS, DECLARANT is the owner of that certain real property
located in the County of Washoe evidenced by the certain official
subdivision map recorded in the office of the County Recorder of
the County of Washoe, State of Nevada, on, in Book —— of
Subdivision Maps, at Page , and more particularly

described as Palomino Ranch Estates and

WHEREAS, DECLARANT desires to impose wupon said lots mutual and
beneficial covenants, conditions and restrictions under a plan of
improvement for the benefit of all owners and future owners thereof.
NOW THEREFORE, DECLARANT hereby declares that said lots, numbered
through A inclusive, are held and shall be held,
conveyed, hypothecated, used, improved and occupied subject to
the following covenants, conditions, restrictions, easements and
agreements which are imposed pursuant to a common plan and are intended
to create equitable servitudes designed to preserve the quality of said
land for the benefit of the various owners thereof, their heirs,

successors in interest and assigns. To wit:
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RESTRICTIVE PROVISIONS

1. Use and Improvements

No buildings, other than one detached single-family private
dwelling, private garage for the use of the occupants of such
dwelling and a barn or other usual and appropriate outbuildings
strictly incident and appurtenant to a private dwelling, shall be
erected or maintained on any lots, except that a guest house may
be permitted subject to County requirements. No use whatsoever,
except in connection with its use and improvement as a site and
grounds of a private dwelling as above set forth shall be made of
any lot or plot therein and furthermore, no driveway, road, right
of way, or any easements for public or private use shall be
granted for any reason whatsoever, across or through any lot to
any other piece of property without complying fully with County

requirements.

2. Temporary Dwellings. Outbuildings and Accessory Outbuildings

No trailers, except temporary contractors' trailers wused in
connection with construction and not provided for‘ dwelling
accommodations, tents, garage or other outbuildings shall be used
as a temporary or permanent residence, nor shall any residential
structure be moved on to the tract from some other location, nor
shall “used” lumber be utilized 1in the construction of any
building, whether it be of temporary or permanent nature, unless
approved prior to use by an architectural control committee. No
accessory outbuildings shall be erected on any lot prior to the
erection of a dwelling thereon. In no event shall any such
accessory outbuilding, partially-completed or temporary structure

ever be used for human occupancy or habitation.
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3. Minimum Building Requirements

The construction of all dwellings on all lots, regardless of size
of dwelling, must conform to F. H. A. or better specifications.

On all lots, no dwelling shall be erected or permitted to remain
thereon having a ground floor area, exclusive of open porches and
garages, of less than 1,500 square feet for a one-story building,
or 750 square feet for a two-story building, with the total size

no less than 1,500 square feet.

4. Building Setback Requirements

on lots 10,000 square feet or smaller, building setbacks will
vary, providing a more rural atmosphere in the streetscape. No
building or projection theréof shall be located nearer than 20
feet to any street or driveway access easement.

No building shall be located nearer than 25 feet to any rear lot
line. All lots larger than 10,000 square feet will have an
established building envelope with a minimum setback of 30 feet.
Buildings may be located anywhere within the envelope; however,
all buildings, structures or storage of any type, will be
confined to this area on each lot. The size and shape of envelope
may vary from lot to lot. The envelopes depth and setback will be
related to overall lot size. These established setback lines
notwithstanding, no structure shall be located nearer than 100
feet from any perennial stream. Areas within 100 feet of said
perennial streams shall be maintained in their natural state. In
accordance with fish and game codes, the Department of Fish and
Game must be notified at least 30 days prior to any activity that
alters a stream. Stream crossings and culvert installations are
subject to this code section.

5. Heating and Fireplaces

The use of efficient, non-polluting heating systems shall be

encouraged within the SPA Primary heating sources for residences

Page 3 0f 19

Attachment B
Page 90



shall be standard conventional electric or propane gas systems
distributing heat through ducts within the home. Applicants who
prefer stoves as the major heat source in the home will be
encouraged to use pellet stoves. Approved pellet stoves will be
accepted as a major heat source within the residence. Wood-
burning stoves and fireplace inserts are prohibited as a major
heat source. Applicants with standard conventional electric or
propane heating systems designed for use as the major heat source
within the residence will be allowed the installation of one wood
stove as a secondary backup heat system, provided the wood stove
meets the new County clean-burning, low-pollution standards. Open
fireplaces are prohibited except for gas burning fireplaces which
have false logs and are used purely for aesthetic purposes and

are not considered a heat source within the residence.

6. Architecture

All buildings must incorporate a "western ranch" theme or identity
architecturally, in a manner that is complementary and compatible
with the plan area and its surroundings. No mobile homes are
allowed except for construction purposes within the SPA. To
enhance the development and maintain its ©rural character,
buildings and structures shall adhere to the following guidelines:

a. Exterior Walls and Trim. Wood, brick, stucco, or stone

material finishes are required for all exterior walls.
Siding must run one consistent direction on all exterior
walls. Exterior colors must be earth tone and harmonize
with the surrounding landscape. No true primary or
secondary colors are allowed, nor any gloss or semi-gloss
finishes. All reflective metal such as chimney stacks.
flashings, exhaust vents and pipes, must be painted to

match or blend with surrounding materials. All draperies
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and window coverings should also be of materials and
colors which harmonize with the surroundings. Aluminum
windows, door frames, solar panels, and skylights must be
bronzed or anodized. Steel windows and door frames must

be painted to match or blend with surrounding materials.

b. Animals. On lots greater than one acre, horses or 4-H

animals, limited to cattle or sheep, will be allowed
provided they are not adjacent to the center spine road,
village center, community facilities center, or school
sites. No lot shall have more than two such animals. All
other lots may have the usual household pets provided
they are not kept for commercial purposes and are kept
reasonably confined so as not to become a nuisance.
Horses, animals, and household pets shall not
unreasonably interfere with the comfort, privacy, or
safety or other properties. No lot shall have more than
four household pets.
If horses/4-H animals are to be allowed in an area, that
area shall be designated on tentative and final maps for
those uses, and water rights dedicated to provide
irrigated pasture in areas where the animals must be
kept when not stabled.

c. Roofs. Roofs must be constructed of fire-retardant
materials.

The use of standard wooden shakes or shingles will be
prohibited. Roofing materials shall be restricted to tile,
asphalt, fiberglass, fire-retardant treated shakes, or any new
fire-retardant roofing materials in use which have pleasing

aesthetic values. Roofing materials shall be of a color that

Page 5 of 19

Attachment B
Page 92



Attachment B
Page 93

harmonizes with the surrounding . area and color scheme of the

structure. Flat roofs will be discouraged.

d. Mailboxes. Individual property owners will not have US
Mail delivered to their property. The Post Office has
community mail boxes located at Grass Valley Road and
Whiskey Springs Road !/2 mile from proposed project. Per
the post office if needed more community mail boxes will

be put in place at that location.

e. Garbage and Refuse Disposal. There shall be no burning of

trash, garbage or other like household refuse, nor shall
any property owner accumulate on their lot Jjunked or
unsightly vehicles or litter, refuse or garbage, except

in receptacles provided for such purposes.

f. Concealment of Fuel Storage Tanks and Trash Receptacles.

Fuel storage tanks and every receptacle for ashes, trash,
rubbish or garbage shall be so placed and kept as not to
be visible from any street. lot, parcel, or open space in
the SPA, except at the times when refuse collections are
made.

g. Travel Trailers. Motor Homes and Boat Storage. Travel

trailers, motor homes (R.V.), or boats and trailers shall
be stored within the building envelope and screened from
any street, lot, parcel, or open space area by screen
fences. If stored in side yards, the minimum side yard
shall be 12 feet.

h. Nuisances. No noxious or offensive activities, odors, or
nuisances shall be permitted on any lot or parcel in the
development. No refuse, unsightly or abandoned vehicles,
debris, noxious material, discarded personal effects, or

construction materials not for immediate use shall be
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permitted on any lot or portion thereof. It is incumbent
upon all property owners to maintain their lots and yards
in a neat, orderly and well-groomed manner, whether said

lots are vacant or improved.

i. Completion of Construction. Construction of any

improvement, once commenced, shall be pursued diligently
to completion. Improvements not so completed or upon
which construction has ceased for 90 consecutive days, or
which have been partially or totally destroyed and not
rebuilt within a reasonable period, shall .be deemed
nuisances. The County may remove any such nuisance or
repair or complete the same at cost to the owner provided
the owner has not commenced required work within 30 days
from posting a notice to commence such work upon the
property. Such notice shall state the steps to be taken

to eliminate the nuisance.

4. Clothes Lines. No clothes lines shall be constructed

or erected which would be visible from any street, other

lot, or open space.

k. Garage. Every single-family dwelling unit constructed
within the SPA shall have on the same lot or parcel
enough covered and completely enclosed autocmobile
storage space for at least two automobiles. On one-acre
or large lots, garage doors shall be encouraged to face
side yards away from streets.

7. Landscaping

Landscape design should fit the particular use and blend with the
natural environment. The lot concept limits the area in which a
home owner may provide landscaping. The plant material must be
selected from a predetermined list incorporated in this plan. The

plant selection includes only drought tolerant and low water
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demand material. These factors contribute to a decreased average
annual residential demand that is mandatory for implementation of
this plan.

A specified number of trees are required in the front vyard
setback and transition zone to provide a "sense of place". Plant
material selected from the incorporated list, per neighborhood,
should be kept similar to strengthen neighborhood wunity and
identity.

Selection .of materials should contain a mixture of plants with
fast, medium, and slow growth rates and a variety of sizes should
be planted to provide a more natural appearance.

The use of plants around dwelling units to reduce heating and
cooling needs is encouraged. Evergreens along the north and west
act as a windbreak to deflect winter winds. Deciduous trees
planted on the south around the perimeter of the unit are
encouraged to provide summer shade while allowing winter sun.
Creation of earth berms to the windward side can also reduce heat
loss.

Drainageways should be lined with native wildflowers, grasses,
shrubs, and rocks and boulders to slow velocities. They will be
graded to resemble a natural drainage swale and incorporated in
the overall design. Irrigation of plant material will utilize
drip irrigation and other water conservation features as
practical. The use of plumbed gray water storage systems will be
investigated with the Health Department.

Within nine months of completion of the main dwelling unit, each
lot or parcel shall be completely landscaped consistent with the
landscape design guidelines and water budget incorporated in this
plan. All landscaping shall be maintained to harmonize with and

sustain the attractiveness of the development.

8. Fencing
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All property lines from single-family dwelling units to the street
shall be kept free and open.

A solid privacy fence may be constructed within the building
envelope and limited to the rear of the house. Side yards will
not be enclosed with a privacy fence in lots larger than 10,000
square feet. Fences shall be constructed of wood or masonry
material and no fence will be over six feet in height. Developers
will establish a typical privacy fence per neighborhood to
promote neighborhood unity.

The transition zone and side yard may be fenced with open ranch
style fencing. Fencing will be consistent within all
neighborhoods. There shall be no chain link, woven wire or any
type of wire fence within the development except for back yard

pet enclosures and swimming pools.

9. Public Street and Monument Signs

On public streets the style of signage will be unique to the SPA.
It will be uniform in style throughout the area. Subdivision
entry signage shall be limited to monument signs of native
materials and in conformance with design guidelines set forth in
the commercial section of the plan.

10. Exterior Lighting

The functional objectives in providing exterior area lighting are
to illuminate areas necessary for safe and comfortable use. In
certain situations, area lighting can add to the aesthetic appeal
of a site by highlighting architectural features of a building or
illuminating pathways and landscape plantings. In these
instances, only the special features of a building or landscape

should be illuminated. It should be noted that the standards and
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guidelines contained in this section address area lighting on
individual properties, and not overhead street lighting along
public and private rights-of-way.

On public streets, the style of lighting standard will be unique
to the SPA. It will be decorative and uniform in style and
intensity throughout the area. Lighting shall be directed downward

with no splay of lighting directed outward.
a. Standards.

i Exterior lights shall not blink, flash or change
intensity. String lights, building or roofline tube
lighting, reflective or luminescent wall surfaces are
prohibited.

ii. Exterior lighting shall not be attached to trees
except for the Christmas season.

iii. Driveway, walkway, and building lights shall be
directed downward.

iv. Fixture mounting height shall be appropriate to
the purpose.

v. Illumination for aesthetic or dramatic purposes of
any building or surrounding landscape utilizing
exterior light fixtures projected above the horizontal
is prohibited.

vi. Seasonal lighting displays and lighting for
special events which conflict with other provisions of
this section may be permitted on a temporary basis.

b. Guidelines.
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i. Lighting Design. Exterior 1lighting should be

designed as an integral part of the architecture and
landscape and located in a manner that minimizes the
impact of 1lighting wupon adjacent structures and

properties.

ii. Lighting Levels. Avoid consistent overall

lighting and overly bright lighting. The location of
lighting should respond to the anticipated use and
should not exceed the amount of 1light actually
required by users. Lighting for pedestrian movement
should illuminate entrances, changes in grade, path
intersections, and other areas along paths which, if
left unlit, would cause the user to feel insecure.
Lighting suppliers and manufacturers have lighting
design handbooks which can be consulted to determine
fixture types, illumination needs and light standard
heights.

i1i. Fixture Design. Exterior lighting fixtures should

be simple in design and should be well-integrated with
other architectural site features.

iv. Structural Lighting. Night lighting of building

exteriors should be done in a selective fashion:
highlight special recognizable features; keynote
repeated features; or use the play of light and shadow
to articulate the facade. The purpose of illuminating
the building should be to add visual interest and
support building identification. Harsh overall
lighting of a facade tends to flatten features and

diminish visual interest.
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v. Lighting Height. As a rule, the 1light source

should be kept as low to the ground as possible while
ensuring safe and functional levels of illumination.
Area lighting should be directed downward with no
splay of 1lighting directed offsite. The height of
light fixtures or standards must meet the County
standards. Direct light downward in order to avoid sky
lighting. Any light source over 10 feet high should
incorporate a cut-off shield to prevent the 1light
source from being directly visible from areas offsite.
The height of luminaries should be in scale with the

setting and generally should not exceed 10-12 feet.

11. Utilities

All individual services to each unit for all lot sizes shall be
underground from the neighborhood service line. All on site
utility lines to outbuildings, detached accessory structures, pump
houses, etc., shall be underground.

12. Prohibition Against Used Structures

No used buildings or structures. intended for use as a dwelling,
shall be placed on any lot.
13. Ditches and Swales.

Fach owner shall keep drainage ditches and swales located on his
lot free and unobstructed and in good repair and shall provide for
the installation of such culverts upon his lot as may reasonably
be required for proper drainage.

14, Resubdivision or Joinder Lots

No lot shall be further subdivided, unless permitted by the SPA
Plan and regulatory zoning category applicable.

15. Drilling and Mining

No drilling, refining, quarrying, or mining operation of any kind

shall be permitted on any lot.
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16. Television or Radio Antennae and Towers

No television or radio antennae or tower shall be erected or used
outdoors, whether attached to a building or structure, or
otherwise. The placement of satellite discs shall be screened
from view from any adjacent parcels, streets, or open space by
locating in rear yards behind screened fences at a minimum. At
such time as a community antenna television (CATV) system may be
installed to service the development, each lot owner shall pay
his proportionate share of standby, installaﬁion or service
charges made pursuant to the franchise governing such system.
This is provided, however, that such charges shall be comparable

to those of similar installations in the CATV industry.

17. Failure to Enforce.

The various restrictive measures and provision of this
declaration are declared to constitute mutual equitable covenants
and servitudes for the protection and benefit of each lot in said
subdivision and failure by DECLARANT or any other person or
persons entitled so to do shall not serve to create any liability
or responsibility to DECLARANT for its alleged failure to act.
Failure to enforce any measure or provision wupon violation
thereof shall not stop nor prevent enforcement thereafter or be
deemed a waiver of the right so to do.

18. Severability

The various measures and provisions of this declaration are
declared to be severable, and the invalidity of one measure or
provision shall not affect any other measure or provision.

19. Subordination to Mortgages and Deeds of Trust

Nothing contained in this declaration shall impair or defeat the
lien of any mortgage or deed of trust made in good faith and for

value, but title to any property is subject to this declaration
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obtained through the sale or satisfaction of any such mortgage or
deed of trust shall thereafter be held subject to all of the
restrictions and provisions hereof.

20. Enforcement and Remedy

Each grantee of a conveyance or purchaser under a contratt or
agreement of sale by accepting a deed or contract of sale or
agreement of purchase accepts the same subject to all of other
covenants, restrictions, easements and agreements set forth in
this declaration and agrees to be bound by the same.

Damages for any breach of the terms, restrictions and provisions
of this declaration are hereby declared not to be adequate
compensation, but such breach ahd/or the continuation thereof may
be enjoined or abated by appropriate proceedings by the DECLARANT,
or by an owner or owners of any other lot or lots in said
subdivision. Court costs and attorney fees shall be awarded the
prevailing parties of any legal action as deemed appropriate and
awarded by the court.

21. Terms of Restrictions

These covenants, restrictions and agreements shall run with the
land and shall continue in full force and effect until

at

which time the same shall be automatically extended for successive
periods of five vyears unless by a duly executed and recorded
statement of the then owners of 75% or more of the lots in said
subdivision elect to terminate or amend these restrictions in
whole or in part. Said declarations of restrictions can be amended
or modified at any time when 75% of the owners election to do so,
provided however; that said amendment or modification 1is in
compliance with the provisions of the Washoe County Code.

Note:

The following two items will be applicable in the event of an

active architectural control committee.
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22. Maintenance of Lots

All 1lots, whether occupied or unoccupied, and any improvements
placed thereon, shall at all times be maintained in such a manner
as to prevent their becoming unsightly, unsanitary or a hazard to
health. If not so maintained, the architectural control committee
shall have the right, through its agents and employees, to do so,
the cost of which shall be borne by the owner. Neither the
architectural control committee, nor 1its agents, employees or
contractors, nor the DECLARANT, nor its agents, employees, or
contractors shall be liable for any damage which may result from
any maintenance work as performed.

23. Real Estate Signs

Professionally ©prepared signs of customary and reasonable
dimension may be displayed on any lot advertising it, together
with any improvements located thereon, for sale or 4lease. All
other signs, bill boards, or advertising structures of any kind
are prohibited except upon application to and written permission
from the architectural control committee.

Note:

The‘ following 1is an example of the architectural control
committee section of the C. C. & Rs. Not all development projects
within the plan area will be required to have an architectural

control committee.

24, Architectural Control Committee

a. General Powers. All improvements constructed or placed

on any lot must first have the approval of the committee as
evidenced by the signatures of at least two of the members
affixed to the plans submitted. Two sets of plans and

specifications shall be submitted to the committee, which
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plans shall show the location of all improvements, if any,
easting upon said lot, the location of the improvement
proposed to be constructed, the color and composition of all
exterior materials to be used, proposed landscaping, and any
other information which the committee may require, including

soil, engineering and geologic reports and recommendations.

b. Committee Membership. The committee shall be composed

of three members, to be appointed by DECLARANT, at least one
of whom shall be a representative of DECLARANT. Committee
member shall be subject to removal by DECLARANT and any
vacancies from time to time existing shall be filled by
appointment by DECLARANT, or in the event of DECLARANTS
failure to do so within two months after any such vacancy,
the then majority of the lot owners. The power to appoint or
remove Committee members shall be transferred permanently to
the lot owners upon:

i. A lapse of 18 months between the filing of the final
map of the development, provided that 90% of the
aggregate number of lots of the development have been
sold by the DECLARANT; or

ii. A lapse of three vyears from the date of Final

Subdivision Public Report of the Nevada Department of

Real Estate.

c. Grounds for Disapproval. The committee may disapprove

any plan of development:

i. Because of the reasonable dissatisfaction of the
committee with grading plans, location of the
proposed improvement on a lot, finished ground
elevation, color scheme, finish, design, proportions,
shape, height or style of the proposed improvement,
the materials used therein, the kind, pitch or type

of roof proposed to be placed thereon; or
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ii. If, in the judgment of a majority of the committee
reasonably exercised, the proposed improvement will be
inharmonious with the development, or with the
improvements erected on other lots.

d. Rules and Regulations. The committee may, from time to

time, adopt written rules and regulations of general
application governing 1its procedures which may include,
among other things, required number of copies of plans and
specifications: provisions for notice of approval or
disapproval, including a reasonable time period for approval

by reason of failure to disapprove.

e. Variances. The committee may grant reasonable variances
or adjustments from the provisions of this declaration where
literal application thereof results in unnecessary hardship
and if the granting thereof will not be materially
detrimental or injurious to owners of other lots.

£, Certification of Compliance. At any time prior to

completion of construction of an improvement, the committee
may require a certification, upon such form as it shall
furnish, from the contractor, owner, or a licensed surveyor,
that such improvement does not violate any setback rule,
ordinance or statute, nor encroach upon any easement or

right-of-way of record.

g. Administrative Fees. As a means of defraying its

expense, the committee may institute and require a
reasonable filing fee to accompany the submission of plans
and specifications, to be not more than one-fourth of 1% of
the estimated cost of the proposed improvement, subject to a
minimum fee of $75.00. No additional fee shall be required
for resubmittal.
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h. Liability. Notwithstanding the approval by the
committee of plans and specification of its inspection of
the work in progress, neither it, DECLARANT, nor any person
acting in behalf of any of them shall be responsible in any
way for any defects in any plans or specifications or other
material submitted to the committee, nor for any defects in
any work done pursuant thereto. Each person submitting such
plans or specifications shall be responsible for the
sufficiency thereof and the adequacy of improvements
constructed pursuant thereto.

All covenants, conditions and restrictions herein contained which

are required by the County of Washoe may also be enforced by the

County of Washoe.

Palomino “Ran“h Eztates

{Hotaryl
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DISCLOSURE STATEMENT

Because you are considering the purchase of a parcel of property or a home in the Warm Springs arca of
Washoe County you need to know about the formal plans and rules that govern your purchase and your
use of the property. This Disclosure Statement is required by the Warm Springs Specific Plan (WSSP),
which is a formal document adopted by Washoe County for the purpose of planning land development
and the public services needed to serve this development.

This Disclosure Statement will not tell you everything you need to know about buying and using property
in Warm Springs pursuant to the WSSP. You need to study all documents related to your purchase and
legal use of Warm Springs property, which are available from your seller and Washoe County. These
documents may include a proposed purchase agreement and escrow instructions, title report, seller’s
property advisories, the WSSP, the WSSP Development Standards Handbook, the project-specific
Development Standards Handbook, a development agreement with Washoe County, and a possible
declaration of covenants, conditions, and restrictions. This Disclosure Statement will attempt to
summarize some of the major features of the WSSP and its exhibits,

There are several altachments to this Disclosure Statement, which convey in summary manner some of
the major features of the WSSP. They are referred to as exhibits, Exhibit A is a colored map that
illustrates all of the land use types and densities currently approved under the WSSP. Exhibit B is a copy
of a part of the Washoe County Development Code (Washoe County Code Chapter 110, Article 302),
which displays the legal and illegal uses of both your property and neighboring pmperti@s Exhibit Cisa
copy of another part of the Development Code (Article 304), which deseribes the use types set forth in
Exhibit B. Exhibit D 1s a copy of a part of the Cﬂunty s Area Plan Regulations for the Warm Springs Area
{Article 226 of the Development Code).

It is important that you study these exhibits at a minimum and understand what you are allowed to do
with your property. Your property is within the area that has been outlined on Exhibit A, and your
signature on this Disclosure Statement ensures that you were informed of all land uses permitted on and
adjacent to your property as well as within the entire Warm Springs Specific Plan community. Please
note that you are agreeing NOT to file any written or verbal complaints or any lawsuits or other legal
proceedings regarding any existing legal agricultural uses,

DEVELOPMENT AGREEMENT

Exhibit E is the referenced development agreement. It controls what may happen to and on the property
you are buying or have bought. It requires, among other things, cerfain appearances to your home and
landscape, the payment of certain fees (which your seller may or may not have satisfied), and your
possible participation in a homeowner’s association as well as special assessment or general unprovemu,ni
districts, Please study this agreement.

HANDBOOK FOR DESIGN

All development within the WSSP comumunity must satisfy the minimum criteria established in the WSSP
Development Standards Handbook as well as the more specific criteria set forth in the project’s specific
development standards handbook created by the developers of the project in which you may be
purchasing properly. These two handbooks are intended to provide future homeowners and businesses
with design guidelines to be followed to conserve natural resources, primarily water supply, enhance the
quality of the community, and ensure long-term design consistency and land use consistency, as
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envisioned by the WSSP. A copy of this Project’s Development Standards Handbook is included as
Exhibit F, This handbook is attached to this Disclosure Statement for your reference at the time you
prepare to design your future home or business. '

INFRASTRUCTURE FEE PAYMENT

The WSSP contains a plan for fanding, building and maintaining public services needed for the
development of Warm Springs, such as roads, drainage, water, parks, police and fire. This plan is referred
to as the ﬁnancmg plan, and it requires payment of fees to cover a proportionate share of these

: commumty services. The amount and payment of these fees was established by your property developer
in the Development Agreement (Exhibit E). If the property you may purchase is located within a
subdivided area in Warm Springs, you will be bound by the development agreement and must pay a fair
share at purchase. Note that some of the fees apply only to property that will subsequently be subdivided.
Other fees are applicable to parcels that will not be further subdivided.

Attached as an exhibit to the Development Agreement (Exhibit E) is a copy of the Schedule of Fees. The
WSSP Development Standards Handbook notes that there will be a yearly escalation of these fees, based
upon the Consumer Price Index.

ROADWAY MAINTENANCE

"The Palomino Valley General Imiprovement District (PVGID) will review public roadways, major or
minor, for acceptance for maintenance. PVGID probably affects your property. Any private roads must be

the responsibility of your homeowners association, if any, and will not be maintained by PVGID or
‘Washoe County.

FUTURE ASSESSMENT DISTRICTS

Please be advised that an assessment district or general mprovement district could be created in the future
to provide community water service, community sewer service, dra.mage systems, or roadways in the
WSSP area. At the time you file for a building permit, such a district may or may not be in place. The
attached waiver (that will require your signature at the closing of your property) will limit your ability to
oppose any future assessment district that may be imposed to fund a community water system,
commumnity sewer service, drainage system, or roadway construction/maintenance.

ACCEPTANCE

I.(we) have read and understand all the provisions of this Disclosure
Statement and agree to all the stated provisions.

STATE OF NEVADA )

) 8.
COUNTY OF WASHOE )
On this day of N 2006;-personally appeared before mé, a Notary Public in and for said
County and State, friw Bl w] known to me and who acknowledged to me that he executed the
foregoing instrument freely and voluntarily and for the uses and purposes therein mentioned.

N@TARY PUBLIC
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PRIVATE ROAD EASEMENT/MAINTENANCE AGREEMENT

Palomino Ranch Estates, Reno Nevada 89510
Washoe County, Nevada

The conditions, terms and covenants expressed in this document shall run with each parcel
served by, Palomino Ranch Estates private roads, and shall bind current and successor owners.

1. EASEMENT PURPOSES

The undersigned acknowledge the purposes of the easement on Palomino Ranch Estates private
roads are: (a) to provide maintenance of private roads, (b) to provide for ingress and egress to all
properties listed in Exhibit A attached, and (c) to serve as a right of way for utility lines, pipes
and cables including but not limited to electric, telephone, gas, television, communication, water
main, sanitary sewer and appurtenance to the foregoing.

2. BENEFITING PROPERTIES
The properties served by and benefiting from use of Palomino Ranch Estates, private roads are
each described in Exhibit A attached and made a part hereof.

3. COST OF ROAD MAINTENANCE
Any and all costs associated with maintenance of Palomino Ranch Estates private roads, shall be
equally divided and apportioned to each owner of benefiting property described in Exhibit A.

Owners of benefiting parcels may appoint one of the owners to oversee maintenance of the
private road. That owner will arrange on behalf of all owners all private road maintenance. The
actual cost of the maintenance shall be billed no less frequently than once each year equally to
each benefiting parcel owner.

Road maintenance may include but not limited to snow plowing, grading, adding gravel,
maintaining drainage ditches, repair and patching of pavement if applicable, replacement of
private road signs and any necessary insurance coverage for the private roads.

4, USE OF PRIVATE ROADS
Each owner of a benefiting parcel shall have use of the private roads without any form of
interference resulting from actions of any other benefiting parcel owner.

5. ENFORCEMENTS OF THIS AGREEMENT

Any owner(s) of a benefiting parcel on Palomino Ranch Estates has the right to commence an
action against any other benefiting parcel owner(s) who may be in violation of this agreement.
The conditions, terms and covenants contained in this Agreement shall be binding as the
undersigned benefiting parcel owners and their successors or assigns in title.
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EXHIBIT A

Owner(s) (Specific Parcel/address)

APN 077-130-23
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Site Plan Example
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Draft January 9, 2019

WORKING COPY
INFORMATION ONLY

SUMMARY : An ordinance approving a Development  Agreement
required by the Warm Springs Specific Plan at WsSsP.8.1
to utilize the land use designation specified on the
Warm Springs Specific Plan - Land Use Plan for
Palomino Ranch Estates.

BILL NO.

ORDINANCE NO.

AN ORDINANCE PURSUANT TO NRS 278.0201 THROUGH 278.0207 APPROVING
A DEVELOPMENT AGREEMENT AS REQUIRED BY THE WARM SPRINGS SPECIFIC

PLAN AT WSSP.8.1 TO UTILIZE THE LAND USE DESIGNATION SPECIFIED
ON THE WARM SPRINGS SPECIFIC PLAN - LAND USE PLAN FOR:

TENTATIVE PARCEL MAP CASE NUMBERS WTPM17-0015, WTPM17-0017,
WTPM17-0018, WTPM17-0019 AND WTPM17-0020 (PALOMINO RANCH ESTATES
#1, #2, #3, #4 & #5) - WHICH WERE A SERIES OF TENTATIVE PARCEL

MAPS WHICH APPROVED THE DIVISION OF A 67.60 ACRE PARCEL INTO
FIFTEEN TOTAL LOTS RANGING FROM 2.5 ACRES TO 5 ACRES IN SIZE.

IN ORDER TO DEVELOP ANY PROPERTY IN THE WSSP MORE DENSELY THAN
GENERAL RURAL (1 DWELLING UNIT / 40 ACRES), THE SPECIFIC PLAN
REQUIRES THAT THESE DEVELOPMENT AGREEMENTS BE APPROVED., AMONG
OTHER THINGS, THE DEVELOPMENT AGREEMENTS ADOPT THE DEVELOPMENT
STANDARDS HANDBOOK FOR THE PROPERTIES IN QUESTION, WHICH
SPECIFIES THE DENSER DEVELOPMENT POTENTIAL AVAILABLE ON AFFECTED
PROPERTIES, WHICH 1IN THIS CASE WOULD RESULT IN INDIVIDUAL
RESIDENTIAL PARCELS OF 2.5 ACRES OR 5 ACRES IN SIZE.
ADDITIONALLY, THE AGREEMENTS WOULD SPECIFY OTHER ASPECTS OF
ALLOWABLE DEVELOPMENT ON THE PROPERTIES, INCLUDING USES ALLOWED,
DENSITY AND INTENSITY OF THOSE USES, BUILDING SIZES, SETBACKS,
BUILDING HEIGHTS, AND OTHER MATTERS CONCERNING THE DEVELOPMENT
OF THE LAND. THE ALLOWABLE DENSITY IN THE HIGH DENSITY RURAL
ZONE IS ONE DWELLING PER 2.5 ACRES.

THE APPLICANT AND PROPERTY OWNER IS LW LAND COMPANY, THE SUBJECT
SITE IS APPROXIMATELY 67.6 ACRES IN SIZE AND IS LOCATED AT THE
SOUTH END OF GRASS VALLEY ROAD, APPROXIMATELY ?*s MILE SOUTH OF
WHISKEY SPRINGS ROAD, THE ASSESSOR’S PARCEL NUMBER IS 077-130-
23, THE MASTER PLAN CATEGORY IS RURAL RESIDENTIAL AND THE
REGULATORY ZONE IS HIGH DENSITY RURAL.

THE BOARD OF COUNTY COMMISSIONERS OF THE COUNTY OF WASHOE DO
ORDAIN:
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Draft January 9, 2019

SECTION 1.

The Development Agreement for Palomino Ranch Estates is an
acceptable document.

The Development Agreement reads as follows:



DEVELOPMENT AGREEMENT
Washoe County and LW Land Company, LLC

This Development Agreement (the "Agreement") is effective on the date of
recordation by Washoe County of this Agreement following its adoption by ordinance
by the Washoe County Board of Commissioners ("Effective Date"), and is entered into
by and between Washoe County, Nevada (hereinafter "County") and LW Land
Company, LLC his agents and successors including developers and eventual

subdivided-parcel-owners  (hereinafter "Owner") (collectively hereinafter the
"Parties").

WITNESSETH:

WHEREAS, the County is authorized, pursuant to Nevada Revised Statutes
("NRS") 278.0201, et seq., and Washoe County Development Code ("Code")
110.814.00, et seq., to enter into binding development agreements with persons having
legal or equitable interests in real property for the purpose of establishing and
strengthening long range plans for property development and providing for developer
funding of certain public facilities to serve new development;

WHEREAS, Owner represents that he has complete and sole fee title
ownership of the subject real property, the legal description of which is set forth on

Exhibit "A" attached hereto and shown in the next identified exhibit (hereinafter the
"Property");

WHEREAS, Owner has submitted and County has tentatively approved

partial preliminary maps for development of the Property (“Project”), copies of
which are attached hereto as Exhibit “B” (“Maps”);

WHEREAS, the Parties desire to enter into this Agreement in accordance with
NRS and Code, as applicable, to promote the health, safety and general welfare of the
County's inhabitants, to help provide some public services, uses and infrastructure, for
which Owner voluntarily offers to pay, to secure to Owner certain land development
safeguards and rights, and to achieve the goals and purposes for which development
agreement law was enacted;
WHEREAS, the County is underway with a review and update of the formal

area plan for the general Warm Springs area ("Area Plan"), which may produce
significant changes to the WSSP.

NOW, THEREFORE, the Parties agree as follows:

1. Incorporation of Recitals. The foregoing recitals are incorporated herein by this
reference and shall aid in the interpretation of this Agreement.

2. Permitted Uses, Density, Height. and Size of Structures. Pursuant to NRS
578.0201 and Code 110.814.20, this Agreement must set forth the maximum height
and size of structures to be constructed on the Property as well as the density of uses
and the permitted uses of the land. The Parties agree that the Property shall be
divided and the Project constructed strictly for single residential purposes in
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accordance with the Maps, the WSSP, the Code, and the NRS all in effect on the
date of the County's tentative parcel map approval of the Maps and as reflected in
this Agreement, including its attached exhibits. Owner shall subdivide to a density
only as shown on the Maps. However, Owner and his successors reserve the option
to further subdivide the Property and its parcels in the future, pursuant to then
existing law, if and when the WSSP, Area Plan, Code and the Washoe County
Health Department permit it. This Paragraph 2 is, however, made subject to the
provisions of Paragraph 6 below.

3. Development And Infrastructure.

3.1 Development Standards Handbook. The Parties have jointly drafted, in
accordance with the Code and WSSP, the Project's Development Standards Handbook
("Handbook"), which is attached hereto as Exhibit "C" and incorporated herein by this
reference. Construction and use of the Project shall be in accordance with the
Handbook.

3.2 WSSPHOA& CC&Rs. As set forth in the WSSP, the Property shall be
made subject to a master homeowners' association and master declaration of
covenants, conditions and restrictions ("cc&ts"), which is attached hereto as Exhibit
“D” (“CCR’S/Road Maintenance Agreement”) governing the entire WSSP area for the
purposes identified in the WSSP, until the related WSSP requirements are modified or
repealed, if at all, through the Area Plan update process. The association and the cc&rs
shall be completed to the satisfaction of the County Community Development
Department and the Washoe County District Attorney.

3.3 Disclosure Statement. The Parties have jointly drafted, in accordance
with the Code and WSSP, a Disclosure Statement ("Disclosure"), which is attached
hereto as Exhibit "E" and incorporated herein by this reference. The purpose of the
Disclosure is to provide all buyers specific information about certain aspects of the
WSSP and this Agreement, and how those may affect their long-term ownership. The
Disclosure is not intended to be comprehensive in all aspects of the acquisition of
certain parcels. It is meant to only provide basic information about aspects of the
WSSP and this Agreement that are required to be disclosed. A signed and notarized
copy of the Disclosure must be provided to all future property owners and must
accompany all building permit applications submitted to the County. The purpose of
this requirement is to ensure that all future owners of property within the Warm
Springs community are aware of the requirements of the WSSP and this Agreement.

3.4 Water and Septic. Owner does not intend at this time to subdivide at any
greater density than Washoe County Health District requirements for a second or
subsequent parcel map after the initial map with all parcels, a minimum of 5 acres,
which permits Owner to install septic and well facilities on each new parcel instead of
connecting to community water and sewer facilities likely to be built by another area
property owner known as the Warm Springs Ranch. Owner waives connection to
community water and sewer systems at this time. Owner shall install the referenced
septic and well facilities pursuant to applicable law and regulations existing at the time
of issuance of each of the related well and septic permits. Owner and his successors
may in the future connect to a community water or sewer system, pursuant to then
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existing law, if and when the WSSP, Area Plan, Code and the Washoe County Health
Department permit it.

4. Dedication and Maintenance of Facilities. Owner may be required to offer
certain facilities, to include roadways, for dedication to the County at the time of
the filing of a final map. Dedication of facilities or roadways to PVGID may also
be required.

5. SADs and GIDs. Owner offers to and hereby agrees to waive protest to
participation in any special assessment or general improvement district proceedings
and agrees to cooperate fully therewith.

6. Reliance, Uncertainties and Subsequent Actions.

6.1 Reliance by the Parties. The Parties understand and acknowledge that
the other relies upon the assurances, arrangements and promises set forth in this
Agreement and its exhibits, all of which permit the construction and completion of the
Project in accordance with the terms of and the uses, densities, heights, sizes and other
similar matters defined in this Agreement and its exhibits.

6.2 Uncertainties. The Parties understand and acknowledge that
circumstances beyond the control of either party could defeat their mutual intent that
the Project be constructed in the manner contemplated by this Agreement. Among
such circumstances is water availability or other limited natural resources, waste
disposal limitations, federal regulation of air and water quality, and the Area Plan
update and possible amended WSSP. The parties recognize that unforeseeable
circumstances could affect each other's ability to perform obligations hereunder.

6.3 Subsequent Actions. Owner acknowledges and agrees this Agreement
does not relieve the Owner from compliance with existing, changed, modified or
amended rules, regulations, laws, ordinances, resolutions, fees or codes of other
governmental agencies. Such rules, regulations, laws, ordinances, resolutions, fees or
codes of governmental entities must be complied with by the Owner and are not locked
in nor a part of this Agreement. Owner further acknowledges and agrees this
Agreement does not prevent the County in a subsequent action applicable to the
Property from adopting different law, provisions or conditions that do not conflict with
the terms in and the law governing this Agreement, except that any subsequent action
by the County shall not prevent the development of the Property pursuant to this
Agreement. It is not the intent of the Parties nor shall this Paragraph be const'ued as
excusing the County of any obligation hereunder or depriving Owner of any right
under this Agreement, which can be performed and without impairment of the
County's emergency powers and obligation to obey and enforce state and federal law
(Code 110.814.05(c) and (d)).

6.3.1 Exceptions.

63.1.1  Amended WSSP. Notwithstanding this Paragraph 6 and
any other contradictory term in this Agreement, Owner understands and agrees that
certain possible changes to the WSSP as adopted through the current update process
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to the Warm Springs Area Plan shall be binding upon Ownet, successors and the
Property no matter whether the final map or a building permit has been approved or
issued, and Owner agrees to immediately cooperate and comply with such changes as
may be contained within the updated Area Plan and amended WSSP. This Paragraph
6.3.1.1 is limited to those certain possible changes to the WSSP that concern
homeowners' associations, cc&rs, water and sewer, non-paved-road maintenance and
related costs and fees. This Paragraph 6.3.1.1 shall also constitute a covenant running
with the land of the Property.

6.3.1.2  Public Health & Safety Law. Notwithstanding this
Paragraph 6 and any other contradictory term in this Agreement, Owner understands
and agrees that at the time of submission to the County for any map or permit
(including without limitation final maps and building permits) related to the Project
the then existing laws (whether local, state or federal) affecting public health and
safety (as typically used for example in the building, health and fire codes' sectors)
shall apply. This Paragraph 6.3.1.2 shall constitute a covenant running with the land
of the Property.

7. Conflicting Laws.

7.1 Conflicting State or Federal Rules. In the event that any conflicting
state or federal laws or regulations enacted after the date of this Agreement prevent or
preclude compliance with one or more provisions of this Agreement or require changes
in plans, maps or permits approved by the County, this Agreement shall remain in full
force and effect as to those provisions not affected, and the conflicting laws or
regulations shall not be applied retroactively.

7.1.1  Notice and Copies. Either party, upon learning of any such
matter, will provide the other party with written notice thereof and provide a copy of
any such law, regulation or policy or an account of any such action or inaction
together with a statement of how any such matter conflicts with the provisions of this
Agreement; and

7.12  Modification Conferences. The parties shall, within thirty (30)
calendar days of the notice referred to in the preceding subsection, meet and confer in
good faith and attempt to modify this Agreement to bring it into compliance with any
such federal or state law or regulation, or accommodate any such action or inaction.

72  County Commission Hearings. In the event County believes that an
amendment to this Agreement is necessary pursuant to this Paragraph 7, the proposed
amendment shall be scheduled for hearing before the County Commission and noticed
pursuant to law (including NRS 278.0205(2)). The County Commission shall
determine the exact nature of the amendment or suspension necessitated by such
federal or state law or regulation or action or inaction. Owner shall have the right to
offer oral and written testimony at the hearing. The Commission's decision is subject
to judicial review as set forth in Paragraph 9.3 below.

73 Cooperation in Securing Permits. County shall use its best efforts to
cooperate with Owner in securing any County permits, licenses or other authorizations




that may be required as a result of the Commission's decision. It is the responsibility of
the owner to pay all applicable fees in connection with securing the permits.

8. Review Default and Termination.

8.1 Frequency of Reviews. As required by NRS 278.0205 and Code
110.814.35, at least once every twenty-four (24) months during the Term of this
Agreement Owner shall provide to the County's Community Development Department
and County shall review in good faith a report demonstrating Owner's good faith and
material compliance with the provisions of this Agreement and outlining any issues
regarding the County's performance during the preceding twenty-four (24) months.
The County's Director of Community Development shall promptly report to the
County Commission on the topics of the Owner's report and satisfaction of this
Agreement. If at the time of review an issue not previously identified in writing is
required to be addressed, the review, at the request of either party, shall be continued
to afford sufficient time for response.

8.2 Opportunity to be Heard. Any party requesting an opportunity to be
heard by the County Commission on this review matter shall be given such
opportunity within a reasonable time following submission of the Director's report to
the Commission.

8.3 Procedures in the Event of Default. In the event of any default with
any provision of this Agreement, the nondefaulting party shall send by regular mail to
the other a courtesy notice not less than thirty (30) calendar days prior to declaring a
default under this Agreement. This thirty-day period shall be measured from the date
of postmark of the notice. The courtesy notice shall detail the alleged default, any
action necessary to cure the default and, where appropriate, the manner and period of
time in which the alleged default may be satisfactorily cured. During the period of time
the default letter is pending, the defaulting party shall not be considered in default for
the purposes of termination or institution of legal proceedings. If the default is
corrected, then no default shall exist and the noticing party shall take no further action.
If the default is not corrected within thirty (30) calendar days, the following shall
occur:

83.1  Set Hearing Notice and Possible Freeze. The party noticing a
default shall set the matter for hearing before the County Commission. This hearing
shall occur at the
Commissions' meeting that follows after the minimum seven (7) business days
mentioned in this Paragraph 8.3.1 plus the time necessary for publication and noticing
pursuant to law. Said parties shall send a letter to the other party, by certified mail
return receipt requested, and by regular mail, providing notice of intent to present the
matter to the Commission, the date set for the Commission's public hearing of same,
and notice of at least seven (7) business days before the hearing date of an additional
opportunity to correct the default. The seven (7) or more business days will be
measured from the date of postmark of the certified and regular mailing of the letter. If
the default remains uncured at the expiration of these seven days the Commission
shall conduct its hearing on the matter. Furthermore, if the Owner is the alleged
defaulting party then the Director of Community Development may also immediately
direct County staff to condition all future zoning, land use, and mapping applications
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for the Property so that the building permits to be issued as a result of those approvals
shall not be issued until the default is corrected, subject to review by the Commission.

8.3.2 Review by County Commission. Following consideration of
the evidence presented before the County Commission and a finding based on
substantial evidence that a default has occurred by the alleged defaulting party
and the default remains uncorrected, the County Commission shall, in the event
County is the defaulting party, direct County staff to immediately cure the default,
and, if Owner is the defaulting party, the County may amend or terminate this
Agreement and/or may ratify or authorize the suspension of building permits for
the Development. Termination shall not in any manner rescind, modify, or
terminate any vested right in favor of Owner, existing or received, as of the date
of the termination. Should Owner elect to appeal, Owner shall have twenty-five
(25) calendar days after the date of the Commission's hearing to institute legal
action as set forth
in Paragraph 9.3 below to determine whether the County Commission abused its
discretion.

8.3.3 Waiver. Failure or delay in giving any notice provided for herein shall
not constitute a waiver of any default. Except as otherwise expressly provided in this
Agreement, any failure or delay by any party in asserting any of its rights or remedies
in respect to any default shall not operate as a waiver of any default or of any such
rights or remedies, or deprive such party of its right to institute and maintain any
actions or proceeding which it may deem necessary to protect, assert, or enforce any of
its right or remedies.

8.4 Unavoidable Delay or Default, Extension of Time for Performance.
Neither party hereunder shall be deemed to be in default, and performance shall be
excused, where delays or defaults are caused by war, acts of terrorism, insurrection,
strikes, walkouts, riots, floods, earthquakes, fires, casualties, acts of God, restrictions
imposed or mandated by governmental entities, failure of governmental agencies
(other than County) to perform acts or deeds necessary for the performance of this
Agreement, enactment of conflicting state or federal laws or regulations or similar
matters beyond the control of the parties. If written notice of any such delay is given to
County within thirty (30) calendar days after the commencement thereof, an automatic
extension of time, unless otherwise objected to by County within ten (10) business
days of such written notice, shall be granted coextensive with the period of the
enforced delay, or longer as may be required by circumstances or as may be
subsequently agreed to between County and Owner.

9. General Provisions.

9.1 ' Expiration of Agreement. The Term of this Agreement shall be for
three (3) years commencing on the date of this Agreement as defined at the beginning
hereof. Owner may apply once to the County Board of Commissioners for a two-year-
extension of this Term provided that the law and regulations existing at the time of
action by the Board to grant the extension shall thereafter govern the Property, the
Project, the Maps and this Agreement. The Board's action shall be at its discretion.

92 Amendment or Cancellation of Agreement. Except as otherwise
permitted by NRS 278.0205 and this Agreement, this Agreement may be amended
from time to time or canceled only upon the mutual written agreement of the Parties.
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9.3 Legal Action, Damages and Venue. The County and Owner agree that
the County would not have entered into this agreement if it were liable for damages
under or with respect to this Agreement. Accordingly, the County and the Owner may
pursue any remedy at law or equity available for breach, except that neither the Owner
nor the County shall be liable to the other or to any other person or entity for any
monetary damages whatsoever. Prior to the institution of any legal action, the party
seeking legal action must give the thirty (30) day notice of default as set forth in
Paragraph 8.3 above. Following such notice, a public hearing must be held by the
County Commission where the allegations will be considered and a decision regarding
their merits will be reached. Any judicial review of the County Commission's decision
or any legal action taken pursuant to this Agreement will be heard by a court under the
standard review appropriate to court review of zoning actions, and the decision of the
County Commission shall be overturned or overruled if its decision is clearly arbitrary
and capricious. Judicial review of the decision of the County Commission shall be
limited to the evidence presented to the County Commission at the public hearing. Any
judicial review or other action to enforce or interpret this Agreement shall occur in and
rest exclusively with the Second Judicial District Court, State of Nevada.

9.4 Governing Law. This Agreement shall be construed and enforced in
accordance with and shall be governed by the law of the State of Nevada.

9.5 Assignment.

9.5.1  Transfer to an Affiliate of Owner. The rights of Owner under
this Agreement may be freely transferred or assigned to any entity, partnership, or
corporation, which Owner controls, or in which Owner has a controlling interest, or
which controls Owner; provided, such entity shall assume in writing all obligations of
Owner hereunder.

9.5.2  Third Party Assignment. The rights and obligations of Owner
under this Agreement may be freely transferred or assigned to a third party not
affiliated with Owner, provided such third party assumes in writing all obligations of
Owner hereunder as to the assigned or transferred portion of the Project along with a
copy of the sale, transfer, conveyance, or assignment agreement wherein the third
party assumes the obligations of the Owner. Upon any such assignment hereunder, the
Owner shall be relieved of all obligations and liabilities under or in connection with
this Agreement. In connection with the conveyance of any portion of the Property,
Owner shall provide County with written notice of any sale, transfer, conveyance or
assignment of any unimproved portion of the Project.

9.5.3  Financial Transactions. Owner has full discretion and authority
to transfer, assign or encumber the Project or portions thereof in connection with
financing transactions, without limitation on the size or nature of any such transaction,
the amount of land involved or the use of the proceeds there from, and may enter into
such transaction at any time and from time to time without permission of or notice to
County.

9.6 Indemnity; Hold Harmless. Except as expressly provided in this
Agreement, Owner shall hold County, its officers, agents, employees, and
representatives harmless from liability for damage or claims for damage for personal




injury, including death and claims for property damage which may arise from the
direct or indirect operations of Owner or those of its contractors, subcontractors,
agents, employees, or other persons acting on Owner's behalf, which relate to
construction of the Project. Owner agrees to and shall defend County and its officers,
agents, employees, and representatives from any claims and actions for damages
caused or alleged to have been caused by reason of Owner's activities in connection
with the Project. Owner agrees to indemnify, hold harmless, and provide and pay all
costs for a defense for County in any legal action filed in a court of competent
jurisdiction by a third party challenging the validity of this Agreement. The provisions
of this Paragraph 9.6 shall not apply to the extent such damage, liability, or claim is
solely caused by the intentional or negligent act of County, its officers, agents,
employees, or representatives.

97 Binding Effect of Agreement. The burdens of this Agreement bind,
and the benefits of this Agreement inure to, the parties' respective successors in
interest and shall run with the land until the completion of performance of this
Agreement or its earlier revocation or termination as provided herein.

9.8 Relationship of Parties. It is understood that the contractual
relationship between County and Owner is such that Owner is an independent
contractor and not an agent of County for any purpose.

99 Notices. Unless otherwise provided in this Agreement, all notices,
demands and correspondence required or provided for under this Agreement shall be
in writing and delivered in person or sent by overnight courier or mailed by certified
mail postage prepaid, return receipt requested. Notices shall be addressed as follows:

To County: WASHOE COUNTY
Community Services Department, Planning and Building
Division
1001 E. Ninth Street
Reno, NV 89512

To Owner: LW Land Company LLC
A Nevada Limited Liability Company
Brian Murphy
695 Mile Circle Drive
Reno, Nevada 89511

Either party may change its address by giving notice in writing to the other and
thereafter notices, demands and other correspondence shall be addressed and
transmitted to the new address. Notices given in the manner described shall be deemed
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delivered on the day of personal delivery or the delivery date by overnight courier or
mail is first attempted.

9.10 Entire Agreement. This Agreement constitutes the entire understanding
and agreement of the parties. This Agreement integrates all of the terms and conditions
mentioned herein or incidental hereto and supersedes all negotiations or previous
agreements between the parties with respect to all or any part of the subject matter
hereof.

9.11 Waivers. All waivers of the provisions of this Agreement must be by

written
consent of all parties hereto.

9.12 Recording Amendments. Promptly after County's execution of this

Agreement, an executed original of this Agreement shall be recorded in the Official
Records of Washoe County, Nevada. All amendments hereto must be in writing signed
by the appropriate officers of
County and Owner in a form suitable for recordation in the Official Records of
Washoe County, Nevada. Upon the completion of performance of this Agreement or its
earlier revocation or termination, a statement evidencing said completion or revocation
signed by appropriate officers of County and Owner shall be recorded in the Official
Records of Washoe County, Nevada.

9.13 Headings, Exhibits. Cross-references. The headings and captions used
in this Agreement are for convenience and ease of reference only and shall not be used
to construe, interpret, expand or limit the terms of this Agreement. All exhibits
attached to this Agreement and the recitals at the front of this Agreement are
incorporated herein by the references thereto contained herein. Any term used in an
exhibit hereto shall have the same meaning as in this Agreement unless otherwise
defined in such exhibit. All references in this Agreement to
Paragraphs, Sections and Exhibits shall be to Paragraphs, Sections and Exhibits of or
to this Agreement, unless otherwise specified. Copies of the Exhibits shall be retained
and maintained by the Department of Community Development at 1101 East Ninth
Street, Reno and shall be available for inspection.

9.14 Severability of Terms. If any term or other provision of this Agreement
is held to be invalid, illegal or incapable of being enforced by any rule of law or public
policy, all other
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conditions and provisions of this Agreement shall nevertheless remain in full force and effect,
provided that the invalidity, illegality or unenforceability of such term does not materially impair
the parties’ ability to consummate the transactions contemplated hereby. If any term or other
provision is invalid, illegal, or incapable of being enforced, the parties hereto shall, if possible,
amend this Agreement so as not to affect the original intention of the parties.

9.15 Voluntary Agreement. Owner acknowledges that he had the option of conducting
his own public facilities needs assessment but instead voluntarily chose to accept the WSSP.
Owner further acknowledges and agrees that he voluntarily, willingly and without protest and
duress freely enters into this Agreement and accepts the terms and conditions herein.

IN WITNESS WHEREOF, this Agreement has been executed by the parties on the date stated.

COUNTY OF WASHOE OWNER

By: g/ﬂ}_/ %/
Vaughn Hartung, Chair LW Land Compag§f LI{Q}——-—/
Washoe County Commission Brian Murphy

ATTEST:

County Clerk

STATE OF NEVADA )

)ss.

COUNTY OF WASHOE )

On this \gm day of m& = ,2019, personally appeared before me, a Notary Public

in and for said County and State, Brian Dale Murphy known to me and who
acknowledged to me that he executed the foregoing instrument freely and voluntarily and for the
uses and purposes therein mentioned.

LTy

NOT@RY PUBLI

vichr JOANNA SCHULTZ

T
AR
1

‘”}E&}? Notary Public - State of Nevada

o in Washos County
e mw‘m.mmﬂ,m

AN
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MST
W SURVEYING

EXHIBIT A LEGAL
DESCRIPTION
APN 077-100-23:

ALL THAT CERTAIN REAL PROPERTY SITUATE IN NORTHWEST (NW) 1/4 OF SECTION 16, TOWNSHIP
22 NORTH, RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOE, STATE OF NEVADA, MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

BEING THAT CERTAIN PARCEL 16-2-1-1 AS SHOWN ON REORD OF SURVEY MAP NO. 917 FILED IN

THE OFFICE OF THE COUNTY RECORDER OCTOBER 29, 1975 AS DOCUMENT NO. 383412, IN THE
OFFICAIL RECORDS OF WASHOE COUNTY. ‘

CONTAINING 67.60 ACRES, MORE OR LESS.

)

EXP. 06/30/2020

I-

MICHAEL TALONEN, P.L.S. 19567

MST
s SURVEYING

11
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RVEYING
EXHIBIT A
LEGATL DESCRIPTION
PARCEL A-1: I | |
ALL THAT CERTAIN|REAL PROPERTY SITUATE IN NORTHWEST (NW) 14 OF SECTION 16,

TOWNSHIP 22 NORTH! RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOE. STATE OF
NEVADA, MORE PA R'i"CULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THH (“N%’") NORTH WEST CORMER OF SECTION 16 TOWNSHIP 22N, RANGE 21,
MDM, THENCE SOUTH 89°28726" LAST 2323.00 FEET TO THE POINT OF BEGINNING:

THENCE CONTINUINGISOUTH 8972826" LAST, 327.10 FEET:

THENCE SOUTH 01°01'16" WEST. 332,90 FEET,

THENCE NORTH §9°29'p0" WEST 327.10.52 FEET:

THENCE NORTH 0190 1'56" EAST 332,99 FEET TO THE POINT OF BEGINNING.CONTAINING 2.50
ACRES. MORE OR LESS. :

BASIS OF BEARINGS:

NEVADA STATE PLANE COORDINALE SYSTEM, NAL 85 (94); WS ZUNE,

OMICHAEL TALONEN, P.L.S, 19567

#,MST : |
728, SURVEYING

12
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SURVEYING

; | {V] D ’ 3 Attachment C

EXHIBIT A
LEGAL DESCRIPTION
PARCELE-31 k
ALL. TUAT c(«:‘fz:r;\m;'m-zm PROPERTY SITUATE IN NORTHWEST (NW) 14 OF SECTION 16,

TOWNSHIP 22 NORTH, RANGE 21 LAST IN THE CITY OF RENO, COUNTY OF WASHOE, STATE OF
NEVADA. MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE (NW‘) NORTHWEST CORNER OF SECTION 16 TOWNSHIP 22N, RANGE 21 k.
MM THENCE SOUTH 747394977 EAST 194682 FEET TO FHE POINT OF BEGINNING:

PHENCE CON EINUING SOU TH 89°2826" EAST, 436,50 FEEL:
THENCE SOUTH 01°0136" WEST, 49740 FEET:
THENCE NORTH 89°29°20" WEST. 137.02,50 FEET TO THE BEGINNING OF A POINT OF CURVATURE:

THENCE ALONG TH E,ARC: OF A TANGENT CURVE TO THE RIGHT, HAVING A RA DIUS OF 1360.00
FEET. THROUGH A CENTRAL ANGLE OF 0471387 A DISTANCE OF 99,55 FEET:

THENCE NORTH 0170136 EAST. 497.68 FEET TO THE POINT OF BEGINNING.

CORNTADNING S0 ACRES, MOREOR L ESS,

BASIS OF BEARINGS:

NEVADA STATE PLANE COORDINATE SYSTEM, NAD 83 (94). WEST ZONE!

MICHAEL TALONEN. P.L.S, 19567 TALONEN

Exp. 5-30- &2

A MST |
7afh SURVEYING

13
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suRVEvaNG

EXHIRIT A
LEGAL DESCRIPTION
PARCEL E-2:
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' Page 16

ALL- THAT CERTAIN REAL PROPERTY SITUATE IN NORTHWEST (NW) 14 OF SECTION 16,
TOWNSHIP 22 NORITH, RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOE, STATE OF

NEVADA, MORE PARTICULARLY DESC RIBED AS FOLLOWS:

1

COMMENCING AT T iE (WY NORTHWEST CORNER OF SECTION 16 TOWNSHIP 22N, RANGE 218,

MOM. THENCE SOUTH 89 28267 EAST 1886.49 FEET 1O THE POINT OF BEGINNING:
THENCE CON nm;m,; SOUTI 89 2826" EAST, 436,52 FEET:

FHENCE SOUTH 01°0136" WEST. 50149 FEET:

THENCE NORTH BOPASUET WEST, 43650 FEET;

THENCE NORTH 01°01'36” EAST. 497,68 FEET TO THE POINT OF BEGINNING.

CONTAINING 5.01 ACRES, MORE OR LESS,

BASIS OF BEARINGS:
NEVADA STATE PLANE COORDINATE SYSTEM. NAD 83 (91). WEST ZONE.

MICHAEL TALONEN, P.L.S, 19567

MICHAEL W,
TALONEN

2 Exp. 5-30- 0

# MST
¥ SURVEYING

14
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b SURVEYING

FXHIRIT A
LEGAL DESCRIPTION
PARCEL E-1u

ALL TTHAT CER?A REAL PROPERTY SITUATE IN ‘*!O’RTHW ST (nwWy 1A QF ‘xl(_ilﬁ‘\"i
'H)V& HWSHIP 22 NORTH, RA‘\%UL 21 Pf\"ﬂ N THE CITY OF RENO, COUNTY OF E&&%H()}:% STALL OF
NEVADA, MORE PART ! U ! ARLY DE SCRIBI"D ASFOLLOWS:

L“U?v‘l,?\'ff JCING AT THE (\\A)WORTHX& FST CORNER OF SECTION 16 TOW NSHIP 228, RANGE 21E.
MDM. THENCE SOU1 ii QUOEIET EAST 4997 FEET TOTHL POINT OF BEGINNING:

(RO CON 1l N(i‘f\;(m‘i‘ﬁ ROUIRTRY BEAST A6 FERT
ENCE SOUTH 01701 35" WEST. 497.68 FEET:
PHENCE NORTH 89948 43" WEST, 436.55 FEET:
THENCE NORTH (H"—‘Ol‘i’%é” EAST, 500.27 FEET 1O T.HE POINT OF BEGINNING.

CONTAINING 5.00 ACI ?IH MORLE OR LESS.

BASIS OF BEARI INGS:
NEVADA STATE PL f\\i COORDI "'\AT? SYSTENM. NAD 83 (94). WEST ZONE.

MICHAEL TALONEN, PLL.S. 19567

#MST
sl SURVEYING
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SURVEY!NG

EXHIBIT A
LEGAL BESCRIPTIGN
PARCEL D-1:

ALL THAT CERTAIN REAL PROPERTY SITU IATE 1N NORTHWEST (NW) 1»% OF SECTION 16,

TOWNSHIP 22 NORTH. RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOL, STATE OF

NEVADA, MORE PARUCUL;\QR&’ ’QE%CRiB(D AS FOLLOWS:

COMMENCING AT THE (\‘MMOMHW EST CORNER OF SECTION 16 TOWNSHIP 22N, RANGE 21E.
MEIM. THERCE SOU IH 8*») SR LAST 0b0SE T EET U HHE PU ?»i UF BLOINNING:

PHERCE CONT i\xbi*’w(.; SOUTH 89928267 EAST, 7849292 FER T
THENCE SOUTH 01°01'36" WEST, 297.06 FEET:

PHENCE NORTH 8974848 WEST, 63849 FEET TO A POINT OF CUSP:

THENCE ALONG THE ARC OF A NON-TANGENT CURVE TO THE RIGHT, | RADIAL TO A BEARING OF
NORTH 61°0203" h%"s HAVING A RADIUS OF 1360.00 FEET. THROUGH A CENTRAL ANGLE OF
11939'48", A DISTANC LUFZS@.?(}’ FEET:

11 il‘i?\‘(llﬁi NORTH f(:i*36'l2" WEST 41.40 FEET TO THE POINT OF BEGINNING CONTAINING 5.00 ACRES,
MORE OR TERS L

BASIS OF BEARINGS:

NEVADA STATE PLANE COORDINATE SYSTEM, NAD 83 (94); WEST ZONE.

AICHAEL W. 3

NICHADL TALONEN, PS5, 19367 TALONEN

#MST
A SURVEYING

16
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EXHIBIT A
LEGAL DESCRIPTION

PARCEL D-3:

ALL 'I"HA1 (_LKH\ REAL PROPUI %T“a’ QTUATE N NORTHWEST "QW) P OF SECTION 16,
FOWNSHIP 22 NORT Ri\’\é(ﬁ 2 BAST INCTHE CITY OF RENO, COUNTY OF WASHOE, STATE OF

NEVADA MORE PART CULARLY DFQ("R!HFD ASFOLLOWS:

COMMENCING AT THE {Mk’v}‘%«’ﬂ}{ HWEST COR M,R OF SEC (‘)m 6“}’C}'\.¥N5‘i~i‘ip J2N, RANGE 218
MM, THENCE SOUT Hw 23207 FASTIS88.00 tEET TO 11 Ns*um FOR BLGINNING:

PHENCE NORLH 16 46)?1*J" EAS L. 357.54 FEEL;
HENCE SOUTH SS9 4«5" FAST. 43055 PELT:
HENCE SOUTH 0170 l‘ 36" WEST.H97.68 FEET TO A POHBT- OF CUSP,
THENC EALONMG TIE ARC OF A NON-TANGENT CURVE TO THE RIGHT, RADIAL TO A BEARING OF
NORTH 04° 42 8" FX%Y HAYVING A R ADIUS OF 1360.00 FEET, “‘{HR()X (}H A-CENTRAL ANGLE OF
JI2RETA DISTANCE (JP 53739 FEET TO THE POINT OF BEGINNING.

CONTAINING 3.01 :"5\(:}{133‘, MORE OR LESS.

BASISOF BE EARINGS:
NEVADA STATE fLA’\L U){)RHV‘MI ESYSTEM. NAD 83 (943, WEST ZONE,

MICHAEL TALONEN, B.L.S. 19567

MST
zﬂbwvtvi

17
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PARCEL D-2:

ALL THAT C
TOWNSHIT P 22 NOR [,

NEVADA. MORE PAR Fl

CONMENCING A
Wi, THENCE SOUT

TTHE
i

Attachment C
SURVEYING
PEEHIBIT A
LEGAL QELSCRIPTK}N
ERTAN zRH’\X SPROPERTY . SITUATE IN NORTHWEST (MW 14 OF SECTION 16,

RANGL 21 EAST IN THE CHTY OF RENO, COUNTY OF WARHOE, SEALE OF
EILAR P DESCRIBED AS FOLLOWS!

(W) N()RMH\VL% (()R\?Fﬁ OF SECTION 16 1(3\3& NSHIP 22N, RANGE 21
BAST 85,70 R O THE POIN TAOF BEGINNING,

08 35T

I HENCE SO 8Y 48’41,?5?"' EAST. 638,49 FLE:

THENCE 50U

PHENCE 5OUTH 16746

THENCE ALONG THE
wc;mu 15“'1' 157 EAST.
3912357 A DISTANCE

Haro *{1

CWEST, 20520 FEET:

9" WE‘S”I;, 38754 FEET TO A P‘(JSNT OF CUSP,
LR(, OF A WO {A“‘\(if\( CURVE TO IHL RIGLIT, R&D AL TO A BEARING OF
HAVING A RADILE 51()0 00 FELT, THROL: G A CENTRAL ANGLE OF

88 28 FEET TO THE P’U FOF BEGINNING.

O

CONTAINING 5.03 ACRES, MORE OR LESS,

BASIS OF BEARINGS:

FYADA STATE PLANE

MICHAEL TALONEN, P.L.S. 19567

= COORDINATE SYSTEM. NAD §3:(94), WEST ZONE.

i

/i &ﬁuﬁvmmu

18
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ALL THAT CERTAIN
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RVEYING

EXHIBIT A

LEGAL DESCRIPTION

REAL PROPERTY SITUATE IM NORTHWEST (Nw) 14 OF SECTION 16,
RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOE, STATE OF

NEVADA, MORE PARTICULARLY DESC RIBED AS FOLLOWS:

COMMENCING AT THE
MOM. THENCE SOUTH

PHENCE SOUTH 8922872
THENCE SOUTH 167362

THENCE ALONG THE
FEET, THROUGH A CEN

THENCE SOUTH 73748’

THENCE NORTH 31721

(NW) NORTHWEST CORNER OF SECTION 16 TOWNSIHIP 22N, RANGE 21E,
8938747 LAST 40,12 FEET 1O THE POINT OF BEGINNING:

B EAST GBI TR
SO EAST, 4140 FEET 10O THE BEGINNING OF A POINT OF CURVATURE:

ARC OF A TANGENT CURVE 1o THE LEFT, HAVING A RADIUS OF 360,00
ITRAL ANGLE OF 12°2135", A DISTANCE OF 293.38 FEET

SUWEST. 48835 FELE TR

6" %L‘Bi 52868 FEET TO THE POINT OF BEGINNING.CONTAINING 5:00

ACRLES. MORE OR LESS.

BASIS OF BEARINGS:

NEVADA STATE PLANE COORDINATE 5Y STEM. NAD 83 (943, WEST ZONE.

MICHAEL TALONEN, P

4
TALONEN

Exp. 5:0- 22
&’

LS. 19567

#MST L
s, SURVEYING
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ALL THAT CERTAIN iRE,»%L PROPERTY Sl
TOWNSHIP 22 NORTH. RANGE 21 EAST InoTH

RVEYING
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EXHIRIT A
LEGAL DESCRIPTION

TUATE TN NORTHWLEST (NwW) 14 OF SECTION 16,
ECITY OF RERO. COUNTY OF WASHOE, STATE OF

NEVADA. MORE PA RTIﬁI ULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE |

MDNML THENCE SOUTH
PHENCE NORTH 73748

THENCE ALONG THE ¢
NORTH 61702'03" LAST

3

47067247, A DISTANCE

THENCE SOUTTEA5%49'S

THENCE NORTH 00700°€

THENCE NORTH 31721

ACRES. MORE OR LESS.

BASIS OF BEARINGS:

CHAVING A RADIUS OF 1

RTIHWEST CORNER OF SECTION 16 TOWNSHIP 20N, RANGE 21E.

(W) NO ,
[ 55442 FELT 1O THE POINT OF BEGINNING:

SROATIST LAY
AURASL, 488,55 FERY TO A POIRNT OF CUS

CURVE TO THE LEFT. RADIAL TO A BEARING OF

RO OF A NON-TANGENT
160,00 FEOT, THROUGH A CENTRAL ANGLE OF

OF 334.85 FEET:

g WEST, 3371V FERTL:

0" \i& i%i":;r 43.{&1 FEL'T:

6" WEST 538.28 FEET TO THE POINT OF BEGINNING. CONTAINING 5,00

NEVADA STATE PLAN S COORDINATE SYSTEM. NAD 33(94), WEST ZONE.

SMICHAEL TALONEN,

o

ST
SURVEYING
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VE‘T”?NG

EXHIBIT A
L LEGAL DESCRIPTION
PARCEL C-1:

ALL THAT CERTAIN AL i’R()PU{TY SHUATE IN NORTHWEST (NW) Lid OF SECTION 16,
FOWNSHIP 22 NORTH, RANGE 2 | EAST IN THE CITY OF RENO, COUNTY OF WASHOL, STATE OF
NEVADA, MORE] ’A(RT]CUL ARLY I“}Lf’af RIBED AS FOLLOWS:

COMMENCING AT THE (NW) NORTHWEST CORNER OF SECTION 16 TOWNSHI [P 22K RANGE 21E.
MDM, THENCE SOUTHIZZ 0341 EAST (13291 FEET 1O THE POINT OF BLGINNING:

PHENCE NOR TH 45749387 EAS T, 537,11 FELT 1O A POINTOF CUSE:

FHENCE ALONG THE ARC OF A NON-TANGENT CURVE TO THE LEF T, RAD SIAL TO A BEARING OF
NORTH 46°5539" FAST. HAVING A RADIUS OF 1360.00 FEET, THROUGH ‘A CENTRAL ANGLL OF
043587, A DISTANCE OF 254,76 FEET:

THENCE SOUTH 36°11'40" WEST, 712,18 FEET;

THENCE SOUTH 89729'20" WEST 155.07 FEE1:

THENCE NORTH 00°00°00" WEST 367.89 FELT TO THE POINT OF BEGRINING.CON [Al’\é!?\ﬂ 5.00
ACRES, MORE OR LESS:

BASIS OF BEARINGS: |
NEVADA STATE PLANE COORDINATE SYSTEM, NAD 83 (94), WEST ZONE.

VICHALEL TALONEN, P.L.S, 19567

# MST
s SURVEYING
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PARCEL B-3:

ALL THAT CERTAIN
TOWNSHIP 22 NORTH
NEVADA, MORE PART

COMMENCING AT TH
TIE MDA,

PHENCE S0
TOAHE BEGINNING 0
TO THE RIGHT. HAVIN

Attachment C
Page 24

EXHIBIT A
LEGAL DESCRIPTION

i

REAL PROPERTY SITUATE 1N NORTHWEST (NW) 14 OF SECTION 16,

CRANGL 21 FAST IN THE CITY OF RENO, COUNTY OF WASHOE, STATE Ol
ICULARLY DESCRIBED AS FOLLOWS:

E (W) 124 NORTH QUARTER CORNER OF SECTION 16 TOWNSHIP 2N, RANGE
LUTH 010156 WEST 998.80 FEET: THERCE NORTH 89729720 WEST 66412 FRET
A POINT OF CURVATURE: THENCE ALONG THE ARC O FA TANGENT CURVE
G A RADIUS OF 1360.00 FEET, THROUGH A CENTRAL ANGLE OF 2272707", A

DISTANCE OF 533.20 Ff;,}l TO THE POINT OF BEGINNING:

THENCE CONTINUING
OF 1360.00 FELT, THROUGH A CENTRAL ANGLE OF 1371

ALONG THE ARC OF A TANGENT CURVE 1O THE RIGHT, HAVING A RADIUS
LA TASTANCE OF 314.07 FEET:

e a1

3

THENCE SOUTH 3671 i'frﬂ" WEST, 712,18 FEET:

THENCE NORTH §9°29"

THENCE NORTH 22757

CONTAINING 5,01 ACR

BASIS OF BEARINGS;

NEVADA STATE PLAN

MICHAEL TALONEN,

20" EAST 513,19 FEET:

i

17 EAST 461,18 FEET TO THE POINT OF BEGINNING.

ES. MORE OR LESS,

£ COURDINATE SYSTERM, NAD 83.(94), WESI ZONE.

2. LS. 19567

P s |
F#ad SURVEYING

22
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PARCEL B-X

NG AT TH
'i'H} N(”’E

i

R

HIMA\Li OF 208

THENCE CONTINUING
OF 136000 FEET, THRC
THEMCE SOUTH 3671

THEMCENORTH 8929

THENCENORTH 22757

CONTARNG RUTACE

BASIS OF BEARINGS:

NEVADA STATE

MICHAELL TALOMEN,

ALL THAT r;tua‘rmN?

i Y

- PL f\f%r COORDINATESYST

Attachment C

Page 25
EXHIBIT A
LEGAL DESCRIPTION
REAL 1’4’*?(191‘5;{1'&’ SITUATE TN NORTHWEST (NW) 14 OF SECTION 16

I IN THE CITY OF RENO. COUNTY OF WASHOL.
CRIBED AS FOLLOWS:

S5EATE OF

W16 TO

SHIP 2::3\1; RANGE
NORTH §9° ST 66

I’PE&iT

}Ft TO THE POINT Ui BEC

ALONG THE ARC OF A TANGENT CURVE TO THE RIUHT, HAVING A RADIUS

UGH A CENTRAL ANGLEOF 13

13537 A DISTANCE OF 314.07 FLET:

TWEST. A8 FLET:

SO EAST STAI0 FEET:

47% EAST 461,18 FELT TO THE POINT OF Gi(;l‘\‘w}”\b

S MORE OR LESS.

L NAD SS9 WEST ZONLL

P L5 19567

i

f MST
788 SURVEYING

23



Vi

PARCEL B-2:

ALL THAT CERTAMN
TOWNSHIP 22 NORTH

NEVADA, MORE PART

COMMENCING AT TH

2HE MDM THENCE SOUTHL O 036" WEST 99880 FI

TO THE BEGINNING O

TO THE RIGHT, HAVING A ﬁADH}‘:& OF 136000 FEE

DISTANCEOF9.90 FEE

THENCLE CONTINUING

3]
URVEYING

Attachment C
Page 26

EXHIBIT A
LEGAL DESCRIPTION

REAL PROPERTY SITUATE IN NORTHWEST (NW) 14 OF SECTION 18,
RANGE 21 BEAST IN THE CITY OF RENO, COUNTY OF WASHOL, STATE OF
ICULARLY DESCRIBED AS FOLLOWS: :

BNy L4 RORTH QUARTER CORNER OF SECTION 16 TOWNSHIP 22N, RANGE
FoLHENCE SORTH 8972920 WES T 6612 FRET
F A POINTORCHRVATURE: THENCE ALONG THE ARC OF A TAMGENT CURVE
S THROUGH A CENTRAL ANGLE OF 00725'02", A
T THE POIRT OF BEGINMNING:

ALONG THE ARC OF A TANGENT CURVE TO THE RIGH T, HAVING A RADIUS

OF 1360.00 FEET, THRQUGH A CENTRAL ANGLE OF 22°02'05", A DISTANCE OF 523.03 FEET:

THENCE BOUTH 22757

THENCE NORT 89729
THENCE NORTH 01701

CONTAINING 5.03 ACI

BASIS OF BEARINGS:

NEVADA STATL PLAK

{79 WEST, 461,18 FEET:
0% CAST 682,71 FEET:
36" EAST 323,18 FEET TO THE POINT OF BEGINNING,

LES. MORE OR LESS.

ECOORDINATE SYSTEM, NAD §31094), WEST LONL.,

MICHAEL TALONEN, P.L.5. 19567

§
i

MST

MSUR\/EY(NG
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SURVEYING

PARCEL B-1:

ALL THAT CERTAIN
TOWNSHIP 22 NORTH
NEVADA, MORE PART

COMMENCING AT TH
MM THENCE sOUT

THE POINT OF BEGINN
THENCE CONTINUING
THENCE SOUTH 89729

THENCE NORTH 01701

THENCE ALONG THE

NORTH 9075542 BAS
GUFZS02N A DISTANCE

THENCESOUTH §9°29'

MORE OR LESS,

BASIS OF BEARINGS:

NEVADA STATE PLAD

MICHAEL TALONERN,

Attachment C
Page 27

EXHIBIT A
LEGAL DESCRIPTION

RL;ZAL PROPLRTY SITUATE IN NORTHWEST (NW) 14 OF SECTION 16.
RANGE 21 EAST IN THE CITY OF RENO, COUNTY OF WASHOE. STATE OF
CULARLY DESCRIBED AS FOLLOWS:

{

F (NW)]M)R1"‘H‘*«VES":" C?{}RN!;ERC)E#' SECTIO : f TOWNSHIP 22N, RANGE21E.
RO 286 LAST 2650.10 FLEL: THENCESOULH 01 01536" WEST GORBUFERT T

[

&

SOUTIEOI01'36" WEST, 323,15 FEET:

20" WEST. 674.03 FEET:

36" EAST 323,18 FEET TO A POINT OF CUSP;

ARC OF A NON-TANGENT CURVE 1O THE LEFT, RADIAL TO A BEARING OF
 HAVING A RADIUS OF 1360.00 FEET. THROUGH A CENTRAL ANGLE OF
OF 9.90 FEET

bt EAST 664 12 FLET TO THEPOINT OF BE(HNN{NG.C'ONTF&INING .00 ACRES,

ECOORDINATE SYSTEM. NAD 83 (94, WEST ZUNE.

¢ 5 WG

TALONEN

 MST
SURVEYING

25
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PARCEL &L

ALL THAT CERTAIN

; Attachment C

SURVEYING

EXHIBIT A

LEGAL BESCRIPTION

?REA],, PROPERTY SITUATE N N(}R‘!HWEST (NW)Y 14 OF SECTION 16,
TOWNSHIP 22 NORTH. RANGE 21 EAST INTHE CITY OF RENO, COUNTY OF WASHOE. STATE OF

NEVADA. MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMERCING AT THE(NW) NORTHWEST CORNER OF SECTION 10 TOWNSHIP 200 RANGE ZIE.

MM THENCE SOUTH B 28207 EAST 232300 P LT HHHENC

FosOUTHOTOTE6" WEST 33299 PR TU

THE POINT OF BEGINNING:

THENCE SOUTH 8072970 EAST, 32740 FEET:

THENCE SOUTH 01°0036" WEST, 332,95 FELT:

THEMCE HORTH 89729

THENCE NORTH 01701
ACRES, MORE ORLESE

BASIS OF BEARINGS:

0N WEST 32710 FEET:

56" FAST 13295 FEET TO THE POPT OF BEGINNING CONTAINING 2.50

=18

i

NEVADASTATE !’LANE COORDINATE SYSTEM, MAD 83.(04), W ENT ZONE.
{

MICHARL TALONERN,

: SRR
bLS. 19567 ARV A Sy

MICHAEL W.
TALOHEN

5 PAST
Pah SURVEYING

26

Page 28



PARCEL A~

ALL THaAT CERTAI
FONVHSEIP 22 M)R!H
WNEVADA, MOBREPART

COMMENUIMNG AT THE
PHENCE SOULT

MLIN.
THE POINT OF BEGIN?

THENCE SOUTH 8972097

THENCE SOUTH 01701

THEMOE MORTH 89729

THENCE NORTH 01701

ACRES, MOREOR LESS.

BASIS OF BEARINGS:

WEVATDA STAT

MCHAEL TALONER,

N REAL
RANGL 21 EAST IN
CULARLY DESCRIBED AS FOLLOWS:

SPL y\’\i COORD

EXHIBIT A

LEGAL DESCRIPTHON

N MORTHWEST MWy 144 OF %’3(”’!'1(')’\2

RENG, COUNTY OF WASHOUE,

UATE
HfL orry OF

PROPERTTY

TOWNSHIP 228, RANGE 21F
ih O 0T WESTGO94 TREET TU

FWEST CORNER OF SECTION
FHERCE 50U

(W) NORT |
B9 IR0 RAS T 232300 FELT
ING:

YLEAST, 32710 FEET:

a6"¥¥ﬁ51l1§7,{ FEET:

200 W{ ST 32730 FRE

NG 2,50

Lo

jilch CTOTHE POINT OF BEGINN ING.CONTAIN

EAST 353295 UERY

4

i
i

ATE SYSTEM. NAD 83 (94, WEST ZONL,

5

AN N

ah MST
if sl SURVEYING

27
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V1D |

PARCEL AL
ALL THAT CERTAIN

i Attachment C

SURVEYING

EXHIRIT A

LEGAL DESCRIPTHON

?RE;‘RL PROPERTY SITUATE N NORTHWEST (NWi 174 OF SECTION 16,
TOWNSHIP 22 NORTH, RANGE 21 BAST IN THE CIIY OF RENO. COURTY OF WASHOE, STATE OF

NEVADA MORE PA RT,%L‘A LARLY DESCRIBED AS FOLLOWS:

¢

COMMENCING AT THE (MW) NORTHWEST CORNER OF SECTION 16 TOWNSHIP 22N, RANGE 21 I,
I

MIDNL EHERCE sGLTH

FHE POINT OF BEGIRS

ANT 232300 FEEV THERCE SOUTH O POT36" WLEST 3T Pk b 1o

B9 2RI0Y
(EN AN

THENCE SOUTH 89°2920" EAST. 32710 bELT:

CHENMOE SOUTH 01701

THENCE NORTH 89779

THENCE NORTHO10

GUWEST, 33285 FLET:
SO WEST 32710 FEET:

SEYFAST 332,95 FEET TO THE POINT OF BEGINNING.

CONTAINING 2.50 ACRES, MORE OR LESS,

BASIS OF BEARIBUOSN

NEVAUA STATE PLAN S COORDINATE SYSTEN. NAD 83094), WES T ZONL.

MICHALL TALONEN, DS, 19567

A MST
# 4, SURVEYING

28
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COMPANY,

SR 29207

COMPANT,
LLD

EXHIBIT "B
EXHIBIT MAP SHOWING
PARCEL E-3
WASHORE COUNTY, NEVADA

DRAWN By MT

13~E-2018

IB04401

@m ST su rveving
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LU LAMD DAL

¢

EXHIBIT "B”
EXHIBIT MAP SHOWING
PARCEL D-3
WASHOE COUNTY, NEVADA-—.

SCALE: 1"=180

DRAWN BY: MT

-g-2018

1804401
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1
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PARCEL 1

11 =0=2018

18004
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Pt

PARCEL D1

508 AC.

EXHIBIT "B"
EXHIBIT MAP SHOWING
PARCEL C-3
WASHOE COUNTY, NEVADA

SCALE: 17=16D

- DRAWN BY: MT

Li—0—-2018

804401

MST Surveying
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EXHIBIT "B
EXHIBIT MAP SHOWING
PARCEL C-1
WASHOE COUNTY, NEVADA
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Exhibit C

Development Standards Handbook

(See Attached)
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Exhibit D

CCR’s/Road Maintenance Agreement

(See Attached)
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Exhibit E

Disclosure Statement

(See Attached)
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Development Standards Handbook
For

Palomino Ranch Estates

‘Washoe County
APN’s

077-130-23

Prepared By: LW Land Company LLC
695 Mile Circle Drive Reno, Nevada 89511
(775)333-0817

Located within the Warm Springs Specific Plan Area/
Palomino Valley
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Development Standards Handbook for
PALOMINO RANCH ESTATES

DEVELOPMENT STANDARDS

Introduction

LW Land Company LLC, the owner of the property Palomino Ranch Estates, is one of
the parcels within the Warm Springs Specific Plan (WSSP), (Refer to the Land Use Plan
showing the project with in the Warm Springs area in Appendix C) The property is 67.60
acres in size. There will be a total of 15 lots, 3 lots will each be 2.50 acres, with remaining
12 lots will be 5+ acres.(Refer to Vicinity Map and Parcel Map)

Objective

To develop a community that capitalizes on the rural and equine character of the Warm
Springs area while utilizing resources efficiently and effectively, and giving consideration
to design, marketability, and aesthetics.

Agriculture

The Specific Plan protects existing adjacent agricultural uses from potential development
conflicts. The CC&Rs and all final maps shall contain a note of restriction that states, "No
formal written or verbal complaints can be filed with Washoe County and no lawsuits or
other legal proceedings can be brought against any legal agricultural use." Each purchaser
will sign a disclosure statement that reiterates the same information.

Residential Design Guidelines

The purpose of this handbook is to describe the principles, policies, standards, and deed
restrictions that will control development of Palomino Ranch Estates to ensure that it is
built and maintained as envisioned in the master planning process for the Warm Springs
Specific Plan area.

Lot Concepts Standards

The individual lot concepts are designed to promote the rural character of the Warm
Springs Valley. The lots have designated building envelopes, transition zones, and
required open space. Where there is a difference between what is illustrated in the
Individual Lot Concept Plans and what the text states, the plans shall take precedence
over the text. (Refer to the Individual Lot Concept Plans, pages 4-5.)
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Building Envelopes

The building setbacks from the street vary to provide a more rural atmosphere to the
streetscape. All lots have an established building envelope as defined by the Individual
Lot Concept Plans. Building side and rear yard setbacks shall conform to current Washoe
County Code requirements.

Buildings may be located anywhere within the designated building envelope. All
buildings, structures, or storage of any type will be confined to this area on each lot.

A landscaped/irrigated zone with a minimum depth of 30 feet is required around all
dwellings. This landscaped/irrigated zone must utilize fire retardant/resistant landscaping.
For additional fire protection, the landscaping within the building envelope should be
- thinned and maintained so as not to present a hazard to the homeowner or adjacent
property owners.

The landscaped/irrigated zone may encroach into the transition zone. All disturbed areas
within the building envelope that are not landscaped, will be revegetated with a
combination of native shrubs, grass, and wildflower seed mixtures specified in this
document. The relationship between building envelopes is designed to provide an open
space corridor and to provide necessary space for additional possible division of the
property. (Refer to the Individual Lot Concept, Figures 1-A through 3-A pages 4-14.)

Transition Zone

The designated transition zone portion of the lot provides an extension of usable yard area
but does not permit structures. The zone provides a transition from the open space to the
developed portion of each lot. The only fencing that shall be permitted within the
transition zone is Open Ranch Style Fencing, White Rail PVC Fencing, or temporary
painted-metal panelized fencing. The landscaping for the transition zone has been
considered under and is incorporated into the Water Allocation. Horses and 4-H animals
are limited to the transition zone and building envelope unless pasture has been provided
by securing the requisite water rights.

Open Space
Please see Plate 9 map, Appendix D, which shows the proposed open space, trails and the
golf course in the Warm Springs master plan.

The designated open space portion of each lot will be left undisturbed. All open space
areas shall be maintained by the individual property owner. These open space corridors
are designated to protect the existing, rural character of the valley. Open space areas may
continue existing, established agricultural or ranching uses and are exempt from the
limitations imposed by the section on "Animals" later in this Development Standards
Handbook.
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No use of motorized vehicles, other than vehicles actively engaged in ranching or farming
activities, is allowed within the designated open space areas. Open space corridors may be
utilized as a non-motorized trail system for equestrian use. The only fencing that shall be
permitted within the open space area is Open Ranch Style Fencing, White Rail Synthetic
Fencing, or temporary painted-metal Panelized Fencing. Water rights, in accordance with
the Optional Water Usage Landscape (see page 20 under Water Allocation), must be
purchased for maintenance of pasture for animals enclosed within the open space. The
open space in the Warm Springs Specific Plan shall be left in natural vegetation or
agricultural use. If disturbed, it shall be reseeded as specified in the section on
Revegetation of Open Space/Drainage ways. Plant selection should include only drought
tolerant and low water demand material (refer to plant list in Appendix A). These
attributes contribute to the decreased average annual residential water demand that is
mandated for implementation of the Warm Springs Specific Plan.

View sheds

The proposed building envelopes, as illustrated by Figure 1-A, page 4, Figures 2-A, page
5, and by 3-A, page 11, are staggered and setbacks are increased to afford views and
vistas from each building envelope to the surrounding valleys and mountains.

Architecture

All buildings must incorporate an architectural theme or identity that is complementary
and compatible with the Warm Springs Specific Plan area and its surroundings. All
building plans shall be submitted to the WSSP Architectural Review Committee to ensure
this policy is enforced in a way that encourages creative design. No mobile homes are
allowed except for construction purposes. To enhance the development and maintain the
rural character, buildings and structures shall adhere to the following guidelines. (Refer to
Conceptual "Western Ranch" Theme Home, Figures 8a and 8b page 20.)

Exterior Walls and Trims

Building materials must support the "western ranch" theme and be approved by the WSSP
Architectural Review Committee. Exterior siding and wall colors must be earth tone and
harmonize with the surrounding landscape. No gloss finishes are allowed.

Large unbroken expanses of the same wall material shall be avoided. Trim shall be used
on all exterior walls to create highlight and shadow. All reflective material (e.g., chimney
stacks, flashings, exhaust vents and pipes, etc.) must be painted to match or blend with
surrounding materials.
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Figure 1-A
Lot Concept for 2.5 Acre Parcels
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Figure 2-A
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Individual Lot Concept for 5(+) Acre Parcels
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Roofing

Roofing materials shall be earth tone and of a color that harmonizes with the surrounding
area and color scheme of the structure. To support an architectural theme consistent with
the Warm Springs Specific Plan, building materials for roofs shall be limited to slate,
concrete tile, or architectural composition, extra-dimensional 30-year roofing. Flat roofs
shall not be allowed. Metal non-reflective and colored roofs may be permitted with
Architectural Review Committee approval. All reflective material (e.g., chimney stacks,
flashings, exhaust vents and pipes, etc.) must be painted to match or blend with
surrounding materials.

Building Heights

To promote an architectural theme consistent with the Warm Springs Specific Plan, single
story homes are encouraged, but all homes shall be limited to two stories and, in
accordance with Washoe County Development Code requirements, 35 feet in height.
(Refer to Conceptual "Western Ranch" Theme Home, Figures 8a and 8b, page 20.)

Completion of Construction

Construction of any improvement, once commenced, shall be pursued diligently to
completion within 18 months of commencement. Improvements not so completed or upon
which construction has ceased for ninety (90) consecutive days or which have been
partially or totally destroyed and not rebuilt within a reasonable period shall be deemed
nuisances. The Homeowners Association may remove any such nuisance or repair or
complete the same at the cost of the owner provided the owner has not commenced
required work within thirty (30) days from the posting of a notice by the Homeowners
Association to commence such work upon the property. Such notice shall state the steps
that will be taken to eliminate the nuisance.

Miscellaneous Animals

No more than four (4) Horses or 4-H animals, limited to cattle or sheep, will be allowed.
Such animals will only be permitted within the building envelope and transition zone
unless additional water rights are acquired for pastureland within the open space.
Adequate ground cover to eliminate dust and prevent erosion shall be maintained at all
times. As many as four (4) customary household pets are allowed provided they are not
kept for commercial purposes and are kept reasonably confined so as not be become a
nuisance. Horses, animals, and household pets shall not unreasonably interfere with the
comfort, privacy, or safely of other properties. Animals shall be kept in accordance with
Washoe County rules and regulations. The homeowners association shall have the
authority to determine whether the animals unreasonably interfere with the comfort,
privacy or safety of other properties.

Page 6 of 32

Attachment C
Page 62



Homeowners may provide irrigated pasture as an exercise area or for supplemental feed in
which the animals may be kept when not stabled or corralled. Livestock may be
considered an optional use for water allocated for landscape use. Pasturelands for animals
will require additional water rights to be dedicated to Washoe County. Irrigated pastures
require additional water rights at 4 acre-feet/year per acre. 1-1/4 acres of irrigated pasture
would require the dedication of a total of 5 acre-feet of water. (Refer to Optional Usage
Water Consumption Table A &B, pages 30-31 in the Landscape/Irrigation Section.)

Travel Trailers, Motor Homes, and Boat Storage

Travel trailers, motor homes, other recreational vehicles, or boats and trailers may only be
stored within the building envelope. This may occur either within enclosed structures or in
the side or rear yards if such yards are completely screened from any street, lot parcel, or
open space area and the minimum distance from the screening material maintains the
zoning requirements for that yard. Screening shall be consistent with the designated
neighborhood privacy fence. (Refer to Figure 5 page 19) The architectural review
committee will approve all fencing material.

Utilities

All individual services to each unit for all lot sizes shall be underground from the
neighborhood service line. All on site utility lines to outbuildings, detached accessory
structures, pump houses, etc., shall be underground.

Mailboxes

Individual property owners will not have US Mail delivered to their property. The Post
Office has community mail boxes located at Grass Valley Road and Whiskey Springs
Road /2 mile from proposed project. Per the post office if needed more community mail
boxes will be put in place at that location.

Garbage and Refuse Disposal

There shall be no burning of trash, garbage or other like household refuse, nor shall any
property owner accumulate on their lot junked or unsightly vehicles or litter, refuse or
garbage, except in receptacles provided for such purposes.

Concealment of Fuel Storage Tanks and Trash Receptacles

Fuel storage tanks, limited to propane or heating oil and every receptacle for ashes, trash,
rubbish or garbage shall be so placed and kept as not to be visible from any street, lot,
parcel, or open space except at the times when refuse collections are made.

Antennas
Satellite dishes and home radio antennas shall be screened from view from any adjacent
parcels, streets, or open space by locating in side or rear yards behind screen fences at a
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minimum. Screen fences for this purpose shall maintain the minimum distance from the
screening material to that yard property line that meets the zoning requirements.

Nuisances

No noxious or offensive activities, odors, or nuisances shall be permitted on any lot or
parcel in the development. No refuse, animal manure, unsightly or abandoned vehicles,
debris, noxious materials, discarded personal effects, and construction materials not for
immediate use shall be permitted on any lot or portion thereof. It is incumbent upon all
property owners to maintain their lots and yards in a neat, orderly, and well-manner,
whether said lots are vacant or improved. The Homeowners Association shall be
responsible for timely enforcement for this provision.

Conservation

All building construction shall utilize methods of energy conservation and the use of low
water demand features. Table 1 provides a list of recommended and mandatory energy
and water conservation features, which will be incorporated into the building construction.

TABLE 1
CONSERVATION FEATURES

Mandatory Conservation Features

Water saving fixtures, showerheads, and toilets.

Dual glaze 1/4" air space windows and sliding glass doors.

Thermostat setback times.

Recommended Conservation Features

State-of-the-art water saving appliances such as washing machines
and dishwashers.

The use of trash compactors to limit the use of garbage disposals in
sinks.

Passive solar design.

Solar water heater.

Zoned heating controls.

Plumbed gray water storage and distribution for irrigation of
landscaping. '
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iUpon approval of the Washoe County District Health Department.

i More information may be obtained from the Passive Solar Industries Council, 1090 Vermont Avenue,
Suite 1200, Washington D.C. 2005, (202) 371-0357.
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Building design and orientation shall be considered in conservation of energy. All
buildings will be designed and oriented to benefit from passive solar heating if
practicable. Passive solar construction guidelines and energy conservation measures for
Northern Nevada are available through the Sierra Pacific Power Company. "

Homes will be designed to utilize the following minimum guidelines of energy
conservation in site and architectural design. Simple alterations in building design can
enable the use of the sun, wind, landform, and vegetation to provide for supplemental
heating, cooling, and insulation for a structure.

Energy Conservation Guidelines

All buildings should be located and oriented to benefit from passive solar heating. The
desirable exposure is towards the south, southeast, or southwest. The simple east-west
orientation of a rectangular building in northern Nevada has been found to reduce energy
consumption by 40%. Site development should use plant materials and landforms to
enhance energy conservation, Coniferous trees planted along the windward side of the
property can act as a windbreak to deflect winter winds. Shrubs and trees planted against
the structure can help to insulate the building. Deciduous trees planted on the south side
of the structure will shade the building during the summer and enable sun to penetrate
during the winter. The creation of earth berms on the windward side can reduce heat loss
due to wind and help to insulate the structure. (Refer to the Minimum Landscape
Elements - Figure 3-A page 11) The structure should be designed to keep energy needs
for heating and cooling to a minimum. Passive energy conservation measures include the
following:

Good insulation.

Location of active living spaces on south side

Location of closets, mud-room, garages, or storage space on north and east sides
Air-lock entries

Concentration of windows on south side

Reduction in number and size of openings on north side

Maximum use of double-glazing

Building overhangs to shield windows from summer sun and to admit winter sun
Use of paved surfaces, rock or masonry on south side to absorb radiation

Active solar energy systems shall be permitted if the solar panels are integrated into

the architectural design. If not integrated into the roof or body of the structure, they
may not be placed on the roof and they must be screened from public view.
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Domestic Water Allocation

The Warm Springs Specific Plan mandates compliance with a per lot water allocation.
The designated water allocation for this project is 1.12 acre-feet/year per lot, which is
equivalent to 364,896 gallons per year. Domestic water use for the average household is
70,260 gallons per year and landscape water use is at a minimum of 75,208 gallons per
year. This leaves 217,428 gallons of water for selection of optional landscape elements.
Livestock pasture irrigation may require dedication of additional water rights beyond the
1.12 acre-feet/year. Each lot owner is required to incorporate the following list of
minimum required landscape elements into their landscaping. No less than 50% of the
required landscaping shall be oriented to the front yard of the lot.

The plant selection includes only drought tolerant and low water demand material. Those
aspects of the permitted plants contribute to the decreased average annual residential
demand for water that is mandated for implementation of this plan.

The landscaping and irrigation plans must be submitted to the Architectural Control
Committee for review and approval. This should be done at time of building permits for
structures but may also be done separately.

The minimum landscape elements for each lot shall be:

2,000 square feet of lawn area. Half of which can be in the rear yard.

5 evergreen or deciduous trees within the front yard setback (1 must be a specimen tree,
(15 gallon minimum); 5 deciduous or evergreen trees within the building envelope (15
gallon minimum); 12 evergreen shrubs (1 gallon minimum); and 12 deciduous shrubs (1
gallon minimum.)

A minimum of five (5) trees are required within the front yard(s) as defined by Washoe
County Code. Plant material per neighborhood, should be kept similar to strengthen
neighborhood unity and identity. (Refer to Figure 3-A, page 11)

For a list of suggested shrub/groundcover and trees for home owner review, see Appendix
A.
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Figure 3A
Minimum Landscape Elements for each lot
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The required landscape elements, plus the estimated domestic water use, utilize
approximately 147,468 gallons per year. 217,428 gallons per year remains for optional
use.

Table 2
Residential Water Usage- Gallons Per Year
Lot Domestic | Required Residential/Optimal
Allocated Use Landscaping Available
Water Total
e 1.12 AFY
fof>| &
acre| 364,896| 70260 | 77,208 147,468
g gal. | gal. gal. gal. 217,728 gal.

Table 2A provides a list of optional water use estimates for differing types of
landscaping. These may be used in any combination on any lot provided the water
allocation per lot is not exceeded. The intent is to mandate compliance with the
designated water allocation while at the same time providing alternatives to permit
variety in individual landscape designs. The plant selection includes only drought
tolerant and low water demand material. Those aspects of the permitted plants
contribute to the deceased average annual residential demand for water that is
mandated for implementation of this plan.
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Selection of materials should contain a mixture of plants with fast, medium and slow
growth rates and a variety of sizes should be planted to provide a more natural
appearance.

All surface water drainage ways within the subdivision shall be graded to resemble a
natural drainage swale and incorporated in the overall design. There will be no linear,
uniform width drainage ways. Drainage ways should be lined with native wildflowers,
grasses, shrubs, and scattered rocks and boulders to slow water velocities.

The amount of water required for one acre of pasture irrigation is 4 acre-feet/year. For 1
1/4 acres of pasture, a total of 5 acre-feet/year is required. As many as 5 acre-feet/year per
lot of water rights may be permitted through the State Engineers Office. These water
rights will be used to irrigate the pasture and/or livestock on each lot.

Page 69

Table 2A
Optional Landscape Uses - Water Consumption

Item Quantity Yearly Water Use
Turf 100 sq. ft. 2,108 gallons
VegetbleTlover 00sq | on 16 meck wateing

season)

Deciduous Shrub I each 744 gallons
Evergreen Shrub 1 each 930 gallons
Deciduous Tree 1 each 1,330 gallons

Evergreen Tree 1 each 1,662 gallons
Livestock 1 each 7,300 gallons
Pasture 1,000 sq. ft. 29,645 gallons

W The Water Allocation for Pasture applies only when additional water rights have been
purchased from a private party and transferred to the receiving parcel by the State Engineer.

As long as no more than 1,800 gallons per day are utilized, additional optional
landscaping may be installed. The total utilization does not equal 364,896 gallons due to
the fact that much less water is used during the winter months. (Refer to Optional
Landscape use Table 2-A)

Additional information on the constraints placed upon the use of water and the standards
employed are located within the Warm Springs Specific Plan (WSSP) are included with
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this document as Appendix B, Excerpted and Abridged Information from the Warm
Springs Specific Plan.

Maintenance

All plant material and lawn areas shall be kept in healthy condition. Any dead plant
material shall be removed and replaced within 30 days.

References

Appendix B includes an abridged excerpt from the Warm Springs Specific Plan that
explains the water budget for the hydrographic basin and provides part of the rational for
stringent landscaping and irrigation requirements. The excerpt has been slightly amended
from the text of the actual plan to reflect some updates and actions by the State Engineer.

Revegetation of Open Space/Drainage ways
All open space areas, other than those in agricultural use, shall be left in native material.

Areas designated as Open Space that are currently in agricultural use will allow grading.
If noxious weeds are in abundance, the owner may employ a weed management plan
developed by an appropriate land reclamation specialist. As development occurs and
agricultural practices are abandoned, it will be the property owner's responsibility to
ensure that these areas will be over-seeded with a native grass mixture as described in
Table 3, page 14. A gradual transition of plant material is desired.

The soils and precipitation in Warm Springs Valley greatly reduce plant species available
for revegetation. The species selected will survive with no supplemental irrigation water
being applies after establishment. After two years there will not be any temporary water to
the revegetation. The revegetation seed mix should be tied to the agricultural soils and
modified as recommended by the seed company.

Indian Ricegrass must be drill seeded at 3-4 inches below the surface. Pubescent
Wheatgrass and Globe Mallow should be drill seeded to a depth of one-half inch below
the surface. Kochia and Winterfat should be hydro seeded.

Basin Wildrye (elymus cinereus) should be substituted for ricegrass in clay soil areas.
Wildrye is not adapted to shallow soils and placement should be monitored. The seed
should be drill seeded no deeper than 1/2 inch below the surface. Wildrye will require
more supplemental irrigation water than ricegrass during the first year, but once
established well survive with no additional water.

Seeding should be completed during late fall. This will assure seed is placed ready to
germinate when soil moisture and temperature conditions are ideal the following spring.
Temporary above ground irrigation is not recommended but may be necessary in order to
establish plants if seed is installed during summer months.
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To improve establishment chances, seeded area should be hydro mulched at a rate of 1,000
Ibs. /acre with 180 Ibs. /acre of tackifyer added. Supplemental irrigation water can be
applied the first growing season. Irrigation should be light and infrequent. This will
promote root development that will be essential once irrigation water is eliminated. Water
used for this purpose must be deducted from the given available water. After the system is
abandoned, the water may be relocated to other uses.

Page 71

Table 3
Seed Mix for the Conversion of Agricultural Land
) Amount Pure Live
Common Name Botanical Name
Seed
Scarlet Globe Sphaeralcea b/
Mallow coccinea Jacte
) . Oryzopsis

Indian Ricegrass Hymenoides 8 1bs./acre
Immigrant Forage )
Kochia Kociha prostrata 2 Ib./acre
Winterfat Eurotia lanata 6 lbs./acre
Pubescent . )
wheatgrass Elytrigia Intermedia 8 Ibs./acre

Irrigation

Irrigation Requirements

Each residential lot will be required to install an irrigation system with automatic
controller and back flow prevention device to meet Washoe County/State health codes.
The irrigation system shall include an overhead spray system for any turf areas, with
uniform head to head coverage and matched sprinkler head precipitation rates. Temporary
irrigation systems may be in use for two (2) seasons only. The system shall also include a
drain down method for winterization. All trees, shrubs, and ground covers shall be
watered with standard controllers allowing each tree, shrub, or ground cover to be watered
with individual drip emitters or collectively in groups with micro sprayers.

Landscape and Irrigation Plan Submittal Requirement

Each future homeowner or builder will be required to submit landscape, grading, and
irrigation plans to Homeowners Association and the Architectural Review Committee for
approval as a part of the building permit application process. The plans shall be prepared
by a qualified landscape industry professional, landscape contractor, or a landscape
architect.
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The landscape plan shall include a site base map prepared to a 1”=20" minimum scale with
the house and driveway footprint, property lines, utility locations, etc. This base map must
clearly show proposed landscape areas with square footage area calculations to meet the
water usage requirement specified in this document. In addition to the above, the
landscape plan must include:

A plant species list keyed to plant locations on the plan. The plant list must include
plant sizes and quantities;

The amount of water calculated for established landscape;

An indication of surface material(s) in non-landscaped areas; and

Agricultural soils test results and proposed soils improvement/amendment methods.

The irrigation plan shall be prepared to scale on the same base map as the landscape plan. The
irrigation plan must include the following:

Point of connection to water source;

Location, type of installation detail of back flow prevention device;

Remote control valve location, manufacturer's name, product number, size and
gallons per minute for each lateral zone;

Irrigation main and lateral line type, size, and depth of bury;

Sprinkler head locations, manufacturer's name, product number, nozzle size and
number, radius gallons per minute and pounds per square inch (psi) operation rate;
Drip system valve locations and sizes, lateral line type and location, emitter type,
product number, and amount per plan and;

Controller's manufacturer's name, product number, and installation location.

The grading plan shall be prepared to scale on the same base map as the landscape and irrigation
plan. The grading plan must include the following:

All grading shall be in compliance with Washoe County Code Article 438 Grading
Standards. All traffic control signage shall be in compliance with the current edition
of the Manual on Uniform Traffic Control Devices (MUTCD).

Limits of grading and construction.

Dust control plan/permit measures required by Washoe County Code.

Existing and proposed contours, including berming for energy conservation and
drainage away from structures;

Paving or surface treatment for walkways and driveways;

Location and type of temporary fencing to protect open space and native vegetation
from construction traffic; and

Revegetation of disturbed areas, seeding quantity, and need for temporary irrigation.
The revegetation seed mix should be tied to the agricultural soils test and modified as
recommended by the seed company.
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Maintenance
All irrigation systems shall be maintained in good operating condition. The irrigation system
shall be extended to any new plant material at the time of installation.

Within twelve (12) months of completion of the main dwelling unit, each lot or parcel
shall be completely landscaped with automatic irrigation systems in place and operating.
All landscaping shall be maintained to harmonize with and sustain the attractiveness of the
development.

Fencing

General Considerations:

All property from the building envelope to the street shall be kept free and open. Fencing
will be consistent within the neighborhood for this development. Wood fencing will be
treated with a light or medium brown stain that will increase wood durability. Stains
should be consistent in tone on the individual properties but no one property will be
required to match exactly with neighbors. Owners are required to keep fencing in good
working order and have a well-maintained appearance. The type of fence will be
controlled by the Architectural Review Committee.

Solid Wood or Synthetic Material (with the appearance of wood) Privacy Fence:
Privacy fence with a height of up to 6 feet, may be constructed within the building
envelope as long as it is limited to the rear of the house. Such a fence may be used in the
side yard for screening such features as RV storage area, satellite dishes, trash receptacles,
fuel storage tanks, dog runs, or a patio. Otherwise, side yards will not be enclosed with a
privacy fence. Fences should tie into a structure or other terminus point. (Refer to Privacy
Fencing, page 19 under Figure 5.)

Open Ranch Style Fencing:

May be used in the side and rear yards within the building envelope, transition zone, or
open space, may be used to define space and circulation areas or accent gardens and will
be limited to no more than four feet in height. (Refer to Split Rail Fencing, page 19 under
Figure 7) The fencing should be of a consistent height and end at some transition point
such as the house. The fencing may be stained but not painted.

White Rail Synthetic Material Fencing:
This material may be used to enclose pasturelands, stable runs, corrals, and the perimeter
of the property other than in the front yard area between the residence and the street.
(Refer to White Rail Fencing, page 19 under Figure 6.) White rail PVC fencing may also
be constructed within the designated building envelope in substitute for the Open Ranch
Style Fencing. Fencing for pasture beyond the limits of the building envelope will not be
permitted unless pasture is established and grasses are irrigated in accordance with Table
2A, (page 12). Under this scenario, pasture fencing may be the white PVC rail and the
irrigated pasture area should adjoin the building envelope on a least two sides.

Chainlink Fence, Woven Wire, or other wire fence:
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This fence material may be used for backyard pet enclosures, vegetable gardens, or
swimming pools. (Specialty fences, in accordance with Washoe County Code.) The wire
fencing, posts, and rails will be vinyl or plastic coated in a color to harmonize with
building colors, or be a dark brown or black. No barbed wire fencing will be allowed.

Exterior Lighting.

The functional objectives in providing exterior area lighting are to illuminate areas
necessary for safe and comfortable use. In certain situations, area lighting can add to the
aesthetic appeal of a site by highlighting architectural features of a building or
illuminating pathways and landscape plantings. In these instances, only the special
features of a building or landscape should be illuminated. It should be noted that the
standards and guidelines contained in this section address area lighting on individual
properties, and not overhead street lighting along public and private rights-of-way.

Standards.

Exterior lights shall not blink, flash, or change intensity. String lights, building or roofline
tube lighting, reflective or luminescent wall surfaces are prohibited. Exterior lighting shall
not be attached to trees except for the Christmas season. Driveway, walkway, and
building lights shall be directed downward. Fixture mounting height shall be as low as
possible and appropriate to the purpose Illumination for aesthetic or dramatic purposes of
any building or surrounding landscape utilizing exterior light fixtures projected above the
horizontal is prohibited. Seasonal lighting displays and lighting for special events which
conflict with other provisions of this section may be permitted on a temporary basis.

Guidelines.

Lighting Design

Exterior lighting should be designed as an integral part of the architecture and landscape
and should be located in a manner that minimizes the impact of lighting upon adjacent
structures and properties.

Lighting Levels

Avoid consistent overall lighting and overly bright lighting. The location of lighting
should respond to the anticipated use and should not exceed the amount of light actually
required by users. Lighting for pedestrian movement should illuminate entrances, changes
in grade, path intersections, and other areas along paths, which if left unlit, would cause
the user to feel insecure. Lighting suppliers and manufacturers have lighting design
handbooks that can be consulted to determine fixture types, illumination needs, and light
standard heights.

Fixture Design

Page 74

Exterior lighting fixtures should be simple in design and should be well integrated with other

architectural site features.

Structural Lighting
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Night lighting of building exteriors should be done in a selective fashion: highlight
special recognizable features; keynote repeated features; or use the play of light and
shadow to articulate the facade. The purpose of illuminating the building should be to add
visual interest and support building identification. Harsh overall lighting of a facade tends
to flatten features and diminish visual interest.

Lighting Height

As a rule, the light source should be kept as low to the ground as possible while ensuring
safe and functional levels of illumination. Area lighting should be directed downward
with no splay of lighting directed off-site. The height of light fixtures of standards must
meet Washoe County standards. Lighting should be directed downward in order to avoid
sky lighting. Any light source over 10 feet height must incorporate a cutoff shield to
prevent the light source from being directly visible from areas off-site. The height of
luminaries should be in scale with the setting.

Permitted Land Uses.
High Density Rural
Minimum Lot size 2.5 acres.

Construction of Extension of Grass Valley Road.
Grass Valley Road will be constructed to Palomino Valley General Improvement District
standards, for their consideration for acceptance and maintenance.

Page 19 of 32
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Figure 5
Privacy Fencing
ple only for home o
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Examj

Figure 6
White Rail Fencing
Example only for home owner review

Figure 7
Split Rail Fencing
Example only for home owner review
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Figure 8a
Conceptual "Western Ranch" Theme Home
(Conceptual only for home owner review)
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Figure 8b
Conceptual "Western Ranch" Theme Home

(Conceptual only for home owner review)
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APPENDIX A

Suggested Tree List

Common Name Botanical Name
Silver Buffaloberry Shepherdia argentea
Cherry Plum P. cerasifera
Globe Norway Maple Acer platanoides *Globosum'
Arizona Cypress Cupressus glabra (C. arizonica)
European Mountain Ash Sorbus aucuparia

Ponderosa Pine Pinus ponderosa

List compiled from Fact Sheet | 88-73, University of Nevada-Reno, College of
Agriculture
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Suggested Shrub/Groundcover

Common Name

Botanical Name

Silver Mound

Artemisia stellerana

Creeping Cotoneaster

Cotoneaster adpressus

Winged Euonymus

Euonymus alata

Oregon grape holly

Mahonia aquifolium

Snowberry

Symphoricarpos albus

Adams Needle Yucca

Yucca filamentosa

List compiled from Fact Sheet

89-05, University of Nevada Reno, College of
Agriculture
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APPENDIX B

EXCERPTED AND ABRIDGED INFORMATION FROM THE
WARM SPRINGS SPECIFIC PLAN

WATER BUDGET

INTRODUCTION

The Specific Plan Area (SPA) is within the Warm Springs Valley Hydrologic Basin No. 84, The
average annual precipitation in the basin is estimated to be 9.76 inches. There are no perennial
streams in the SPA, but intermittent external drainage to Pyramid Lake does exist. The Nevada
State Engineer has designated the Warm Springs Valley Basin as an area requiring additional
water resource supervision. Various reconnaissance level studies have been conducted to
estimate the potential amount of groundwater resources in the basin.

In general, an estimate of the available water resource and the current consumption patterns will
be used to identify the total number of residential dwelling units and commercial or quasi-public
uses that can be served from the available supply. Land areas have been identified based on the
maximum number of residential dwelling units and desired development densities achievable
based on the water available to the SPA and the location of existing water rights. The total
number of acres assigned to each land use category, with appropriate allowance factors, will
provide an adequate base to develop the projected number of residential units at buildout

It is important to recognize that new techniques are being developed to improve in fie prediction
of safe groundwater yields. The estimates used in this plan will probably be superseded with new
information resulting in the need for refined land use allocations. This water budget, therefore, is
a useful too: for generating a plan for the Wan Springs SPA, but it should not be considered as
the final water budget for the basin.

Specific Plan 3,000 ACRE FEET PERENNIAL YIELD

The position of the State Engineer is that only the Water Resources Reconnaissance Series
Report No. 43 can be used to establish the perennial yield for the basin. This report specifies
3,000 acre-feet as the perennial yield. The perennial yield is the amount of water that is naturally
replenished when a long-term average is considered.

The following table, Table A-4, establishes the water allocation for the SPA when 3,000 acre-
feet is used as the planning perennial yield. The table summarizes the Warm Springs Area Plan
Water Budget, and details the allocation remaining for the SPA.
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Table A-4

WARM SPRINGS SPA AT 3,000 AFY PERENNIAL YIELD

Residential Development Potential Number of Units Quantity /AFY
Equivalent Dwelling Units

Existing Parcels @ 1.12 AFY 78 87

New Units @ 1.12 AFY at 75% 1,120 1,254
Total Equivalent 1,198 1,341
New SPA Parcels 1,254

Parcels @ 1.12 AFY at 75% 179 200

Parcels @ 0.70 AFY at 75% 1,505 1,053
Total Potential Parcels 1,684

Residential

Attachment C
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According to the current Warm Springs Area Plan, the subdivision of parcels creating new
residential lots on individual domestic wells will require the dedication of 2.5 acre-feet/year
(AFY) of water rights to Washoe County. The residential section of the budget is based on
allocating water available per residential lot on an individual wen at 1.12 acre-feet/year. This
number is based on a mandatory water conservation program with low water demand vegetation
landscaping and tow demand water fixtures in the "Warn Springs Area Plan" of the Washoe
County Comprehensive Plan dated December 3, 1991, page 5B, paragraph 2 and Action

Program WS.4.6.1

The water use calculation is based on the following water consumption elements:

1. Domestic Use

a. The average per capita domestic water use (not including irrigation), is 77

gallons/person/day. This is based on a non-conserving household.

A conserving

household using water conservation fixtures will reduce the domestic per capita water
use to 60 gpd. Using current technology, ultra low flow fixtures could reduce domestic
per capita water consumption to 52 gpd. (Source: "Residential Water Conservation

Project, Summary Report" by Brown and Caldwell, June 1984.)
b. The average household size is projected to be 2.5 persons.

77 gallons/day x 365 days x 2.5 people =

70,262.5 gallons/house/year =

0.216 AF/house/year

¢. A monitoring system will be required to determine actual use and mandate design and
allocation changes based on actual use. The monitoring system should include
tensiometers on trees/shrubs at sample facility.
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2. Landscape Irrigation Use

a. Lawn Watering

b.

The watering requirements for the Warm Springs area are determined as follows:
Water 0.5" twice per week for 16 weeks; water 0.75" twice per week for 12 weeks during
the summer months. For a 100 square foot lawn area, we used the following calculation:

(-5x2x16x.62*=9.92x 100) = 992 gallons
(.75x2x 12x .62* =11.16 x 100) = 1,116 gallons

2, 108 gallons
(*1” of water applied to one square foot surface area = .62 gallons)

Trees and Shrubs

The shrub and tree water consumption budget figures were determined using the
following method:

The bermed saucer watering area of a mature tree was determined to be 4' diameter (3 for
mature shrubs). The area of a 4’ diameter saucer equals 12.5 square feet (7 sq. ft. for
shrubs). The square footage area was multiplied by two feet to represent the preferred
depth of watering to promote deep rooting and resistance to adverse conditions. This
number represents cubic foot volume of soil to be watered which is multiplied by the
water holding capacity of the soil (1.33 gallons per cubic foot of clay loam soil, Source:
"Effectively Irrigating Landscape Trees" by Janet Hartin). The resulting number of
gallons represents the amount of water to be applied per watering:

mature tree (12.5 s.f. x 2 x 1.33 gallons = 33.25 gallons) mature
shrub (7.0 s.f. x 2 x 1.33 gallons = 18.60 gallons)

The watering frequency was determined as follows:

For an evergreen tree or shrubs, water twice per week for the 12 week summer season,
once per week for the remaining 16 weeks of the growth season and twice per month for
the additional five months of the year.

evergreen trees and shrubs (2 x 12) + (1 x 16) + (2 x 5) = 50 waterings

For a deciduous tree or shrubs water twice per week for the 12 week hot summer season
and once per week for the remaining 16 weeks of the growth season. No additional water
is required for the winter months.

deciduous trees and shrubs (2 x 12) + (1 x 16) = 40 waterings

The per tree water consumption budget figures are then derived by multiplying the
amount of water per application times the watering frequency =

evergreen tree  33.25 gallons x 50 waterings = 1,662 gallons

evergreen shrub  18.60 gallons x 50 waterings = 930 gallons

deciduous tree  33.25 gallons x 40 waterings = 1,330 gallons
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deciduous 18.60 gallons x 40 waterings = 744 gallons
shrub

We have averaged the yearly water consumption of mature deciduous and evergreen tees
to determine the budget amount per tree in our figures (1 ,496 gallons). The average
yearly water consumption of mature deciduous and evergreen shrubs equals 837 gallons.

c. The intent of the plan is to mandate compliance the per lot water allocation while at
the same time providing alternatives to permit variety in individual landscape designs.
The following chart provides a list of optional water use estimates that can be used in any
combination on any lot provided the water allocation per lot is not exceeded.
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Table A
OPTIONAL LANDSCAPE USES - WATER CONSUMPTION
Item Quantity Yearly Water Use

Turf 100 sq. 2,108 gallons

Vegetable / Flower Garden 100 sq. ft. 1,612 gallons (based on 16 wee. watering season)
Deciduous Shrub 1 each 744 gallons

Evergreen Shrub 1 each 930 gallons

Deciduous Tree 1 each 1,330 gallons

Evergreen Tree 1 each 1,662 gallons

3. Animal Use
Livestock uses an average of 20 gallons of water per day:

20 x 365 = 7,300 gallons/animal/year

Per Policy WS.3.1.A, uses such as pastures, require dedication of water rights in addition to
domestic rights.

4, Residential Water Use

Residential water usage figures by average lot size are fisted utilizing the following water
demand figures.

Lawn: The water requirement for lawn areas is as follows:

Water 0.5" twice per week for 16 weeks and water .75" twice per week for 12 weeks
during summer months

(50x2x 16 x .62* =992 x 5q. ft.) = gallons per 16 weeks
(75x2x12x .62* = 11.16 x sq. ft) = gallons per 12 weeks
gallons total per season

(* 1" of water applied to one square foot surface area = .62 gallons)
Tree: Number trees X 1,496 = gallons per season

1 ,496 = an average of deciduous and evergreen trees from Table A-8

Domestic Use: Average household gallons per day based on 2.5 persons per household.

a. 2 acre and larger - 1.12 acre feet/year = 364,930 gallons

The recommended limit of lawn area for the 2 — 2 ¥ acre or larger lots is 4,000 square feet.

9.92x4,000 = 39,680 gallons
11.16 x 4,000 = 44.640 gallons
84,320 gallons

The plan requires five trees per lot:
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Domestic use =

5x 1,496 =

7,480 gallons

70 260 gallons
162,060 gallons

364,930 gallons
-162 060 gallons
202,870 gallons
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Optional uses: This leaves 202,870 gallons for selection of optional landscape elements

RESIDENTIAL WATER USAGE - GALLONS

(see Table A for landscaping usage figures).

Table B

Water Domestic Required Required Residual/Optional
Lot Size Allocation Use Trees Turf Total Usage
2 acre & 1.12 AFY 70,260 7,480 84,320 162,060 202,870
larger 364,930 Gals.

5. Irrigation Requirements

Each residential lot will be required to install an irrigation system with automatic controller
and backflow prevention device to meet Washoe County/State health codes. The irrigation
system shall include an overhead spray system for any turf areas, with uniform head to head
coverage and matched sprinkler head precipitation rates. The system shall also include a drain
down method for winterization.

All trees, shrubs, and groundcovers shall be watered a drip system with a separate control
clock or a dual program controller. Each tree, shrub, or groundcover shall be watered with
individual drip emitters or collectively in groups with micro sprayers.

End of Excerpt
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APPENPIX C
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APPENDIX D
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WHEN RECORDED RETURN TO:

LW Land Company LLC
695 Mile Circle Drive
Reno, NV 89511

DECLARATION OF
COVENANTS, CONDITIONS AND RESTRICTIONS
OF
PALOMINO RANCH ESTATES

This declaration made this day of
2017 by IW Land Company LLC ; a
Nevada Limited Liability Company ’

hereafter referred to as 'DECLARANT".

WHEREAS, DECLARANT is the owner of that certain real property
located in the County of Washoe evidenced by the certain official
subdivision map recorded in the office of the County Recorder of
the County of Washoe, State of Nevada, on, in Book —— of
Subdivision Maps, at Page , and more particularly

described as Palomino Ranch Estates and

WHEREAS, DECLARANT desires to impose upon said lots ~mutual and
beneficial covenants, conditions and restrictions under a plan of
improvement for the benefit of all owners and future owners thereof.
NOW THEREFORE, DECLARANT hereby declares that said lots, numbered
through ’ inclusive, are held and shall be held,
conveyed, hypothecated, used, improved and occupied subject to
the following covenants, conditions, restrictions, easements and
agreements which are imposed pursuant to a common plan and are intended
to create equitable servitudes designed to preserve the quality of said
land for the benefit of the various owners thereof, their heirs,

successors in interest and assigns. To wit:
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RESTRICTIVE PROVISIONS

1. Use and Improvements

No buildings, other than one detached single-family private
dwelling, private garage for the use of the occupants of such
dwelling and a barn or other usual and appropriate outbuildings
strictly incident and appurtenant to a private dwelling, shall be
erected or maintained on any lots, except that a guest house may
be permitted subject to County requirements. No use whatsoever,
except in connection with its use and improvement as a site and
grounds of a private dwelling as above set forth shall be made of
any lot or plot therein and furthermore, no driveway, road, right
of way, or any easements for public or private use shall be
granted for any reason whatsoever, across or through any lot to
any other piece of property without complying fully with County

requirements.

2. Temporary Dwellings. Outbuildings and Accessory Outbuildings

No trailers, except temporary contractors' trailers wused in
connection with construction and not provided forﬁ dwelling
accommodations, tents, garage or other outbuildings shall be used
as a temporary or permanent residence, nor shall any residential
structure be moved on to the tract from some other location, nor
shall “used” lumber be utilized in the construction of any
building, whether it be of temporary or permanent nature, unless
approved prior to use by an architectural control committee. No
accessory outbuildings shall be erected on any lot prior to the
erection of a dwelling thereon. In no event shall any such
accessory outbuilding, partially-completed or temporary structure

ever be used for human occupancy or habitation.
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3. Minimum Building Requirements

The construction of all dwellings on all lots, regardless of size
of dwelling, must conform to F. H. A. or better specifications.

On all lots, no dwelling shall be erected or permitted to remain
thereon having a ground floor area, exclusive of open porches and
garages, of less than 1,500 square feet for a one-story building,
or 750 square feet for a two-story building, with the total size

no less than 1,500 square feet.

4. Building Setback Requirements

On lots 10,000 square feet or smaller, building setbacks will
vary, providing a more rural atmosphere in the streetscape. No
building or projection thereof shall be located nearer than 20
feet to any street or driveway access easement.

No building shall be located nearer than 25 feet to any rear lot
line. All lots larger than 10,000 square feet will have an
established building envelope with a minimum setback of 30 feet.
Buildings may be located anywhere within the envelope; however,
all buildings, structures or storage of any type, will be
confined to this area on each lot. The size and shape of envelope
may vary from lot to lot. The envelopes depth and setback will be
related to overall lot size. These established setback lines
notwithstanding, no structure shall be located nearer than 100
feet from any perennial stream. Areas within 100 feet of said
perennial streams shall be maintained in their natural state. In
accordance with fish and game codes, the Department of Fish and
Game must be notified at least 30 days prior to any activity that
alters a stfeam. Stream crossings and culvert installations are
subject to this code section.

5. Heating and Fireplaces

The use of efficient, non-polluting heating systems shall be

encouraged within the SPA Primary heating sources for residences
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shall be standard conventional electric or propane gas systems
distributing heat through ducts within the home. Applicants who
prefer stoves as the major heat source in the home will be
encouraged to use pellet stoves. Approved pellet stoves will be
accepted as a major heat source within the residence. Wood-
burning stoves and fireplace inserts are prohibited as a major
heat source. Applicants with standard conventional electric or
propane heating systems designed for use as the major heat source
within the residence will be allowed the installation of one wood
stove as a secondary backup heat system, provided the wood stove
meets the new County clean-burning, low-pollution staﬁdards. Open
fireplaces are prohibited except for gas burning fireplaces which
have false logs and are used purely for aesthetic purposes and

are not considered a heat source within the residence.

6. Architecture

All buildings must incorporate a "western ranch" theme or identity
architecturally, in a manner that is complementary and compatible
with the plan area and its surroundings. No mobile homes are
allowed except for construction purposes within the SPA. To
enhance the development and maintain its rural character,
buildings and structures shall adhere to the following guidelines:

a. Exterior Walls and Trim. Wood, brick, stucco, or stone

material finishes are required for all exterior walls.
Siding must run one consistent direction on all exterior
walls. Exterior colors must be earth tone and harmonize
with the surrounding landscape. No true primary or
secondary colors are allowed, nor any gloss or semi-gloss
finishes. All reflective metal such as chimney stacks.
flashings, exhaust vents and pipes, must be painted to

match or blend with surrounding materials. All draperies
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and window coverings should also be of materials and
colors which harmonize with the surroundings. Aluminum
windows, door frames, solar panels, and skylights must be
bronzed or anodized. Steel windows and door frames must

be painted to match or blend with surrounding materials.

b. Animals. On lots greater than one acre, horses or 4-H

animals, limited to cattle or sheep, will be allowed
provided they are not adjacent to the center spine road,
village center, community facilities center, or school
sites. No lot shall have more than two such animals. All
other lots may have the usual household pets provided
they are not kept for commercial purposes and are kept
reasonably confined so as not to become a nuisance.
Horses, animals, and household pets shall not
unreasonably interfere with the comfort, privacy, or
safety or other properties. No lot shall have more than
four household pets.
If horses/4-H animals are to be allowed in an area, that
area shall be designated on tentative and final maps for
those uses, and water rights dedicated to provide
irrigated pasture in areas where the animals must be
kept when not stabled.

c. Roofs. Roofs must be constructed of fire-retardant
materials.

The use of standard wooden shakes or shingles will be
prohibited. Roofing materials shall be restricted to tile,
asphalt, fiberglass, fire-retardant treated shakes, or any new
fire-retardant roofing materials in use which have pleasing

aesthetic values. Roofing materials shall be of a color that
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harmonizes with the surrounding . area and color scheme of the

structure. Flat roofs will be discouraged.

d. Mailboxes. Individual property owners will not have US
Mail delivered to their property. The Post Office has
community mail boxes located at Grass Valley Road and
Whiskey Springs Road '/2 mile from proposed project. Per
the post office if needed more community mail boxes will

be put in place at that location.

e. Garbage and Refuse Disposal. There shall be no burning of

trash, garbage or other like household refuse, nor shall
any property owner accumulate on their lot junked or
unsightly vehicles or litter, refuse or garbage, except

in receptacles provided for such purposes.

f£. Concealment of Fuel Storage Tanks and Trash Receptacles.

Fuel storage tanks and every receptacle for ashes, trash,
rubbish or garbage shall be so placed and kept as not to
be visible from any street. lot, parcel, or open space in
the SPA, except at the times when refuse collections are
made.

g. Travel Trailers. Motor Homes and Boat Storage. Travel

trailers, motor homes (R.V.), or boats and trailers shall
be stored within the building envelope and screened from
any street, lot, parcel, or open space area by screen
fences. If stored in side yards, the minimum side yard
shall be 12 feet.

h. Nuisances. No noxious or offensive activities, odors, or
nuisances shall be permitted on any lot or parcel in the
development. No refuse, unsightly or abandoned vehicles,
debris, noxious material, discarded personal effects, or

construction materials not for immediate use shall be

Page 6 of 19



permitted on any lot or portion thereof. It is incumbent
upon all property owners to maintain their lots and yards
in a neat, orderly and well-groomed manner, whether said

lots are vacant or improved.

Completion of Construction. Construction of any

improvement, once commenced, shall be pursued diligently
to completion. Improvements not so completed or upon
which construction has ceased for 90 consecutive days, or
which have been partially or totally destroyed and not
rebuilt within a reasonable period, shall .be deemed
nuisances. The County may remove any such nuisance or
repair or complete the same at cost to the owner provided
the owner has not commenced required work within 30 days
from posting a notice to commence such work upon the
property. Such notice shall state the steps to be taken

to eliminate the nuisance.

j. Clothes Lines. No clothes lines shall be constructed

or erected which would be visible from any street, other
lot, or open space.

k. Garage. Every single-family dwelling unit constructed
within the SPA shall have on the same lot or parcel
enough covered and completely enclosed automobile
storage space for at least two automobiles. On one-acre
or large lots, garage doors shall be encouraged to face

side yards away from streets.

Landscaping

Landscape design should fit the particular use and blend with the
natural environment. The lot concept limits the area in which a
home owner may provide landscaping. The plant material must be
selected from a predetermined list incorporated in this plan. The

selection includes only drought tolerant and low water
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demand material. These factors contribute to a decreased average
annual residential demand that is mandatory for implementation of
this plan.

A specified number of trees are required in the front yard
setback and transition zone to provide a "sense of place". Plant
material selected from the incorporated list, per neighborhood,
should be kept similar to strengthen neighborhood wunity and
identity.

Selection .of materials should contain a mixture of plants with
fast, medium, and slow growth rates and a variety of sizes should
be planted to provide a more natural appearance.

The use of plants around dwelling units to reduce heating and
cooling needs is encouraged. Evergreens along the north and west
act as a windbreak to deflect winter winds. Deciduous trees
planted on the south around the perimeter of the wunit are
encouraged to provide summer shade while allowing winter sun.
Creation of earth berms to the windward side can also reduce heat
loss.

Drainageways should be lined with native wildflowers, grasses,
shrubs, and rocks and boulders to slow velocities. They will be
graded to resemble a natural drainage swale and incorporated in
the overall design. Irrigation of plant material will utilize
drip irrigation and other water conservation features as
practical. The use of plumbed gray water storage systems will be
investigated with the Health Department.

Within nine months of completion of the main dwelling unit, each
lot or parcel shall be completely landscaped consistent with the
landscape design guidelines and water budget incorporated in this
plan. All landscaping shall be maintained to harmonize with and

sustain the attractiveness of the development.

8. Fencing
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All property lines from single-family dwelling units to the street
shall be kept free and open.

A solid privacy fence may be constructed within the building
envelope and limited to the rear of the house. Side vyards will
not be enclosed with a privacy fence in lots larger than 10,000
square feet. Fences shall be constructed of wood or masonry
material and no fence will be over six feet in height. Developers
will establish a typical privacy fence per neighborhood to
promote neighborhood unity.

The transition zone and side yard may be fenced with open ranch
style fencing. Fencing will be consistent within all
neighborhoods. There shall be no chain link, woven wire or any
type of wire fence within the development except for back yard

pet enclosures and swimming pools.

9. Public Street and Monument Signs

On public streets the style of signage will be unique to the SPA.
It will Dbe uniform in style throughout the area. Subdivision
entry signage shall be limited to monument signs of native
materials and in conformance with design guidelines set forth in
the commercial section of the plan.

10. Exterior Lighting

The functional objectives in providing exterior area lighting are
to illuminate areas necessary for safe and comfortable use. In
certain situations, area lighting can add to the aesthetic appeal
of a site by highlighting architectural features of a building or
illuminating pathways and landscape plantings. In these
instances, only the special features of a building or landscape

should be illuminated. It should be noted that the standards and
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guidelines contained in this section address area lighting on
individual properties, and not overhead street lighting along
public and private rights-of-way.

On public streets, the style of lighting standard will be unique
to the SPA. It will be decorative and uniform in style and
intensity throughout the area. Lighting shall be directed downward

with no splay of lighting directed outward.
a. Standards.

i Exterior lights shall not blink, flash or change
intensity. String lights, building or roofline tube
lighting, reflective or luminescent wall surfaces are
prohibited.

ii. Exterior lighting shall not be attached to trees
except for the Christmas season.

iii. Driveway, walkway, and building lights shall be
directed downward.

iv. TFixture mounting height shall be appropriate to
the purpose.

v. Tllumination for aesthetic or dramatic purposes of
any building or surrounding landscape utilizing
exterior light fixtures projected above the horizontal
is prohibited.

vi. Seasonal lighting displays and lighting for
special events which conflict with other provisions of
this section may be permitted on a temporary basis.

b. Guidelines.

Page 10 of 19

Attachment C
Page 99



i Lighting Design. Exterior lighting should be

designed as an integral part of the architecture and
landscape and located in a manner that minimizes the
impact of lighting wupon adjacent structures and

properties.

ii. Lighting Levels. Avoid consistent overall

lighting and overly bright lighting. The location of
lighting should respond to the anticipated wuse and
should not exceed the amount of 1light actually
required by users. Lighting for pedestrian movement
should illuminate entrances, changes in grade, path
intersections, and other areas along paths which, if
left unlit, would cause the user to feel insecure.
Lighting suppliers and manufacturers have lighting
design handbooks which can be consulted to determine
fixture types, illumination needs and light standard
heights.

iii. Fixture Design. Exterior lighting fixtures should

be simple in design and should be well-integrated with
other architectural site features.

iv. Structural Lighting. Night lighting of building

exteriors should be done in a selective fashion:
highlight special recognizable features; keynote
repeated features; or use the play of light and shadow
to articulate the facade. The purpose of illuminating
the building should be to add visual interest and
support building identification. Harsh overall
lighting of a facade tends to flatten features and

diminish visual interest.
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v. Lighting Height. As a rule, the 1light source

should be kept as low to the ground as possible while
ensuring safe and functional levels of illumination.
Area lighting should be directed downward with no
splay of lighting directed offsite. The height of
light fixtures or standards must meet the County
standards. Direct light downward in order to avoid sky
lighting. Any light source over 10 feet high should
incorporate a cut-off shield to prevent the light
source from being directly visible from areas offsite.
The height of luminaries should be in scale with the

setting and generally should not exceed 10-12 feet.

11. Utilities

All individual services to each unit for all lot sizes shall be
underground from the neighborhood service line. All on site
utility lines to outbuildings, detached accessory structures, pump
houses, etc., shall be underground.

12. Prohibition Against Used Structures

No used buildings or structures. intended for use as a dwelling,
shall be placed on any lot.
13. Ditches and Swales.

Each owner shall keep drainage ditches and swales located on his
lot free and unobstructed and in good repair and shall provide for
the installation of such culverts upon his lot as may reasonably
be required for proper drainage.

14. Resubdivision or Joinder Lots

No lot shall be further subdivided, unless permitted by the SPA
Plan and regulatory zoning category applicable.

15. Drilling and Mining

No drilling, refining, quarrying, or mining operation of any kind

shall be permitted on any lot.
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16. Television or Radio Antennae and Towers

No television or radio antennae or tower shall be erected or used
outdoors, whether attached to a building or structure, or
otherwise. The placement of satellite discs shall be screened
from view from any adjacent parcels, streets, or open space by
locating in rear yards behind screened fences at a minimum. At
such time as a community antenna television (CATV) system may be
installed to service the development, each lot owner shall pay
his proportionate share of standby, installafion or service
charges made pursuant to the franchise governing such system.
This is provided, however, that such charges shall be comparable

to those of similar installations in the CATV industry.

17. Failure to Enforce.

The various restrictive measures and provision of this
declaration are declared to constitute mutual equitable covenants
and servitudes for the protection and benefit of each lot in said
subdivision and failure by DECLARANT or any other person or
persons entitled so to do shall not serve to create any liability
or responsibility to DECLARANT for its alleged failure to act.
Failure to enforce any measure or provision upon violation
thereof shall not stop nor prevent enforcement thereafter or be
deemed a waiver of the right so to do.

18. Severability

The various measures and provisions of this declaration are
declared to be severable, and the invalidity of one measure or
provision shall not affect any other measure or provision.

19. Subordination to Mortgages and Deeds of Trust

Nothing contained in this declaration shall impair or defeat the
lien of any mortgage or deed of trust made in good faith and for

vélue, but title to any property is subject to this declaration
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obtained through the sale or satisfaction of any such mortgage or
deed of trust shall thereafter be held subject to all of the
restrictions and provisions hereof.

20. Enforcement and Remedy

Fach grantee of a conveyance or purchaser under a contract or
agreement of sale by accepting a deed or contract of sale or
agreement of purchase accepts the same subject to all of other
covenants, restrictions, easements and agreements set forth in
this declaration and agrees to be bound by the same.

Damages for any breach of the terms, restrictions and provisions
of this declaration are hereby declared not to be adequate
compensation, but such breach and/or the continuation thereof may
be enjoined or abated by appropriate proceedings by the DECLARANT,
or by an owner or owners of any other lot or lots in said
subdivision. Court costs and attorney fees shall be awarded the
prevailing parties of any legal action as deemed appropriate and
awarded by the court.

21. Terms of Restrictions

These covenants, restrictions and agreements shall run with the
land and shall <continue in full force and effect until

at

which time the same shall be automatically extended for successive
periods of five years unless by a duly executed and recorded
statement of the then owners of 75% or more of the lots in said
subdivision elect to terminate or amend these restrictions in
whole or in part. Said declarations of restrictions can be amended
or modified at any time when 75% of the owners election to do so,
provided however; that said amendment or modification is in
compliance with the provisions of the Washoe County Code.

Note:

The following two items will be applicable in the event of an

active architectural control committee.
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22. Maintenance of Lots

All lots, whether occupied or unoccupied, and any improvements
placed thereon, shall at all times be maintained in such a manner
as to prevent their becoming unsightly, unsanitary or a hazard to
health. If not so maintained, the architectural control committee
shall have the right, through its agents and employees, to do so,
the cost of which shall be borne by the owner. Neither the
architectural control committee, nor its agents, employees or
contractors, nor the DECLARANT, nor its agents, employees, or
contractors shall be liable for any damage which may result from
any maintenance work as performed.

23. Real Estate Signs

Professionally ©prepared signs of customary and reasonable
dimension may be displayed on any lot advertising it, together
with any improvements located thereon, for sale or Alease. All
other signs, bill boards, or advertising structures of any kind
are prohibited except upon application to and written permission
from the architectural control committee.

Note:

The following 1is an example of the architectural control
committee section of the C. C. & Rs. Not all development projects
within the plan area will be required to have an architectural
control committee.

24. Architectural Control Committee

a. General Powers. All improvements constructed or placed

on any lot must first have the approval of the committee as
evidenced by the signatures of at least two of the members
affixed to the plans submitted. Two sets of plans and

specifications shall be submitted to the committee, which
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plans shall show the location of all improvements, if any,
easting upon said 1lot, the location of the improvement
proposed to be constructed, the color and composition of all
exterior materials to be used, proposed landscaping, and any
other information which the committee may require, including

soil, engineering and geologic reports and recommendations.

b. Committee Membership. The committee shall be composed

of three members, to be appointed by DECLARANT, at least one
of whom shall be a representative of DECLARANT. Committee
member shall be subject to removal by DECLARANT and any
vacancies from time to time existing shall be filled by
appointment by DECLARANT, or in the event of DECLARANTS
failure to do so within two months after any such vacancy,
the then majority of the lot owners. The power to appoint or
remove Committee members shall be transferred permanently to
the lot owners upon:

i. A lapse of 18 months between the filing of the final
map of the development, provided that 90% of the
aggregate number of lots of the development have been
sold by the DECLARANT; or

ii. A lapse of three years from the date of Final

Subdivision Public Report of the Nevada Department of

Real Estate.

c. Grounds for Disapproval. The committee may disapprove

any plan of development:

i. Because of the reasonable dissatisfaction of the
committee with grading plans, location of the
proposed improvement on a lot, finished ground
elevation, color scheme, finish, design, proportions,
shape, height or style of the proposed improvement,
the materials used therein, the kind, pitch or type

of roof proposed to be placed thereon; or
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ii. If, in the judgment of a majority of the committee
reasonably exercised, the proposed improvement will be
inharmonious with the development, or with the
improvements erected on other lots.

d. Rules and Regulations. The committee may, from time to

time, adopt written rules and regulations of general
application governing its procedures which may include,
among other things, required number of copies of plans and
specifications: provisions for notice of approval or
disapproval, including a reasonable time period for approval

by reason of failure to disapprove.

e. Variances. The committee may grant reasonable variances
or adjustments from the provisions of this declaration where
literal application thereof results in unnecessary hardship
and if the granting thereof will not be materially
detrimental or injurious to owners of other lots.

£, Certification of Compliance. At any time prior to

completion of construction of an improvement, the committee
may require a certification, wupon such form as it shall
furnish, from the contractor, owner, or a licensed surveyor,
that such improvement does not violate any setback rule,
ordinance or statute, nor encroach upon any easement or

right-of-way of record.

g. Administrative Fees. As a means of defraying its

expense, the committee may institute and require a
reasonable filing fee to accompany the submission of plans
and specifications, to be not more than one-fourth of 1% of
the estimated cost of the proposed improvement, subject to a
minimum fee of $75.00. No additional fee shall be required
for resubmittal.
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h. Liability. Notwithstanding the approval by the
committee of plans and specification of its inspection of
the work in progress, neither it, DECLARANT, nor any person
acting in behalf of any of them shall be responsible in any
way for any defects in any plans or specifications or other
material submitted to the committee, nor for any defects in
any work done pursuant thereto. Each person submitting such
plans or specifications shall be responsible for the
sufficiency thereof and the adequacy of improvements
constructed pursuant thereto.

All covenants, conditions and restrictions herein contained which

are required by the County of Washoe may also be enforced by the

County of Washoe.

Pape 180719
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DISCLOSURE STATEMENT

Because you are considering the purchase of a parcel of property or a home in the Warm Springs area of
Washoe County you need to know about the formal plans and rules that govern your purchase and your
use of the property. This Disclosure Statement is required by the Warm Springs Specific Plan (WSSP),
which is a formal document adopted by Washoe County for the purpose of planning land development
and the public services needed to serve this development.

This Disclosure Statement will not tell you everything you need to know about buying and using property
in Warm Springs pursuant to the WSSP. You need to study all documents related to your purchase and
Jegal use of Warm Springs property, which are available from your seller and Washoe County. These
documents may include a proposed purchase agreement and escrow instructions, title report, seller’s

property advisories, the WSSP, the WSSP Development Standards Handbook, the project-specific
Development Standards Hanﬁbmk a development agreement with Washoe County, and a possible
declaration of covenants, conditions, and restrictions, This Disclosure Statement will attempt to
summarize some of the major features of the WSSP and its exhibits,

THE WSSF

There are several attachments to this Disclosure Statement, which convey in summary manner some of
the major features of the WSSP. They are referred to as exhibits. Exhibit A is a colored map that
illustrates all of the land use types and densities currently approved under the WSSP. Exhibit B is a copy
of a part of the Washoe County Development Code (Washoe County Code Chapter 110, Article 302),
which displays the legal and illegal uses of both your property and neighboring properties, Exhibit Cis a
copy of another part of the Development Code (Article 304), which describes the use types set forth in
Exhibit B. Exhibit D 1s a copy of a part of the C;ouugf s Area Plan Regulations for the Warm Springs Area
{Article 226 of the Development Code).

It is important that you study these exhibits at a minimum and understand what you are allowed to do
with your property. Your property is within the area that has been outlined on Exhibit A, and your
signature on this Disclosure Statement ensures that you were informed of all land uses permitted on and
adjacent to your property as well as within the entire Warm Springs Specific Plan community. Please
note that you are agreeing NOT fo file any writien or verbal complaints or any lawsuits or other legal
proceedings regarding any existing legal agricnltural uses,

DEVELOPMENT AGREEMENT

Exhibit E is the referenced dewicpment agreement, It controls what may happen to and on the property
you are buying or have bought. It requires, among other things, certain appearances to your home and
landscape, the payment of certain fees (which your seller may or may not have satisfied), and your
possible participation in a homeowner’s association as well as special assessment or general mpmvemcnﬁ
districts. Please study this agreement.

HANDBOOK FOR DESIGN

All development within the WSSP community must satisfy the minimum criteria established in the WSSP
Development Standards Handbook as well as the more specific criteria set forth in the project’s specific.
development standards handbook created by the developers of the project in which you may be
purchasing property. These two handbooks are intended to provide future homeowners and businesses
with design guidelines to be followed to conserve natural resources, primarily water supply, enhance the
qualify of the community, and ensure long-term design consistency and land use consistency, as
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envisioned by the WSSP. A copy of this Project’s Development Standards Handbook is included as
Exhibit F. This handbook is attached to this Disclosure Statement for your reference at the time you
prepare to design your future home or business. ' :

INFRASTRUCTURE FEE PAYMENT

The WSSP contains a plan for funding, building and maintaining public services needed for the

development of Warm Springs, such as roads, drainage, water, parks, police and fire. This plan is referred

to as the financing plan, and it requires payment of feess to cover a proportionate share of these

. community services. The amount and payment of these fees was established by your property developer
in the Development Agreement (Exhibit E). If the property you may purchase is located within a

subdivided area in Warm Springs, you will be bound by the development agreement and must pay a fair

share at purchase. Note that some of the fees apply only to property that will subsequently be subdivided.
Other fees are applicable to parcels that will not be further subdivided.

Attached as an exhibit to the Development Agreement (Exhibit E) is a copy of the Schedule of Fees. The
WSSP Development Standards Handbook notes that there will be a yearly escalation of these fees, based
upon the Consumer Price Index.

ROADWAY MAINTENANCE

The Palomino Valley General Improvement District (PVGID) will review public roadways, major or
minor, for acceptance for maintenance. PVGID probably affects your property. Any private roads must be

the responsibility of your homeowners association, if any, and will not be maintained by PVGID or
‘Washoe County.

FUTURE ASSESSMENT DISTRICTS

Please be advised that an assessment district or general improvement district could be created in the future
to provide community water service, community sewer service, drainage systems, or roadways in the
WSSP area. At the time yon file for a building permit, such a district may or may not be in place. The
attached waiver (that will require your signature at the closing of your property) will limit your ability to
oppose any future assessment district that may be imposed to fund a community water system,
community sewer service, drainage system, or roadway construction/maintenance.

ACCEPTANCE

1.(we) have read and understand all the provisions of this Disclosure
Statement and agree to all the stated provisions.

” LK Lol D fodc  Mpsdeg R
Signature - :
STATE OF NEVADA )
) ss.
COUNTY OF WASHOE ) o
.14 Tk 2edii X ) :
On this } day of NVl 2086 personally appeared before me, a Notary Public in and for said
County and State, ;s Bl we*] known to me and who acknowledged to me that he exocuted the

foregoing instrament freely and voluntarily and for the uses and purposes therein mentioned.

NQTARY PUBLIC

e, oW
B S

P = ContyolWashos |
F \\oT)) APPLNO. 18-8861-2 X
N el
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PRIVATE ROAD EASEMENT/MAINTENANCE AGREEMENT

Palomino Ranch Estates, Reno Nevada 89510
Washoe County, Nevada

The conditions, terms and covenants expressed in this document shall run with each parcel
served by, Palomino Ranch Estates private roads, and shall bind current and successor owners.

1. EASEMENT PURPOSES

The undersigned acknowledge the purposes of the easement on Palomino Ranch Estates private
roads are: (a) to provide maintenance of private roads, (b) to provide for ingress and egress to all
properties listed in Exhibit A attached, and (c) to serve as a right of way for utility lines, pipes
and cables including but not limited to electric, telephone, gas, television, communication, water
main, sanitary sewer and appurtenance to the foregoing.

2. BENEFITING PROPERTIES
The properties served by and benefiting from use of Palomino Ranch Estates, private roads are

each described in Exhibit A attached and made a part hereof.

3. COST OF ROAD MAINTENANCE
Any and all costs associated with maintenance of Palomino Ranch Estates private roads, shall be
equally divided and apportioned to each owner of benefiting property described in Exhibit A.

Owners of benefiting parcels may appoint one of the owners to oversee maintenance of the
private road. That owner will arrange on behalf of all owners all private road maintenance. The
actual cost of the maintenance shall be billed no less frequently than once each year equally to
each benefiting parcel owner.

Road maintenance may include but not limited to snow plowing, grading, adding gravel,
maintaining drainage ditches, repair and patching of pavement if applicable, replacement of
private road signs and any necessary insurance coverage for the private roads.

4, USE OF PRIVATE ROADS
Each owner of a benefiting parcel shall have use of the private roads without any form of
interference resulting from actions of any other benefiting parcel owner.

5. ENFORCEMENTS OF THIS AGREEMENT

Any owner(s) of a benefiting parcel on Palomino Ranch Estates has the right to commence an
action against any other benefiting parcel owner(s) who may be in violation of this agreement.
The conditions, terms and covenants contained in this Agreement shall be binding as the
undersigned benefiting parcel owners and their successors or assigns in title.
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EXHIBIT A

Owner(s) (Specific Parcel/address)

APN 077-130-23
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Site Plan Example
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Draft January 9, 2019

Passage and Effective Date

Proposed on (month) (day), 2019.

Proposed by Commissioner

Passed on (month) (day), 2019.
Vote:
Ayes: Commissioners
Nays: Commissioners
Absent: Commissioners
ATTEST:
County Clerk Vaughn Hartung, Chair

Washoe County Commission

This ordinance shall be in force and effect from and after the 7thday of
the month of June of the year 2019.
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Agency Comments

From: Holly, Dan

Sent: Friday, December 21, 2018 11:52 AM

To: Olander, Julee

Subject: Development Agreement as required by the Warm Springs Specific Plan at WSSP.8.1 to utilize
the land use designation specified on the Warm Springs Specific Plan — Land Use Plan for:

Julie: | have reviewed the above referenced parcel map and have found no issues related to
building. Thank You,

/AT N Dan Holly
|'«";"'w"'|":"| Plans Examiner Supervisor, Planning and Building Division | Community
\\ XK./ Services Department

N84
- dholly@washoecounty.us | Office: (775) 328-2027
1001 E. Ninth St., Bldg. A, Reno, NV 89512

000® {
V)

From: Coon, Don
To: Belham. Roger
Subject: RE: December agency review comments
Date: Monday, Decamber 31, 2019 9:21:56 AM
Attachments: imagqeliZ.prg

imaqed03.png

imaged04.o0na

imagel(5.pra

image00t.prag

Reger,
TMFPD has no comments to add to the discussicn on the Development Agreement for WSSP.8.1.
Thanks.

Don Coon, MCP
Fire Prevention Specialist Il
Truckee Meadows Fire Protection District

1001 E. 8% 5t Bldg. D
Reng, MV. 88512
775-326-6077 off.
775-360-8387 cell

FIRE
FROTECTIOH SIETRICT
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WASHOE COUNTY P.O.Box 11130

COMMUNITY SERVICES Reno, Nevada 89520-0027

INTEGRITY COMMUNICATION SERVICE Phone: (775) 328-3600
Fax: £775]328-3699

December 26,2018

TO: Roger Pelham, Senior Planner, Washoe County Community Services Department
Planning and Building Division

FROM: Vahid Behmaram, Water Management Planner Coordinator, CSD

SUBJECT:  Development Agreement as required by the Warm Springs Specific Planat WSSP.8.1
to utilize the 1and use designation specified on the Warm Springs Specific.

Project description:

Development Agreement as required by the Warm Springs Specific Plan at WSSP.8.1 to
utilize the land use designation specified on the Warm Springs Specific Plan —Land Use Plan
for:
Tentative Parcel Map Case Number WIPM17-0015 (Palomino Ranch Estates #1)
Tentative Parcel Map Case Number WIPM17-0017 (Palomino Ranch Estates #2)
Tentative Parcel Map Case Number WIPM17-0018 (Palomino Ranch Estates #3)
Tentative Parcel Map Case Number WIPM17-0019 (Palomino Ranch Estates #4)
Tentative Parcel Map Case Number WTPM17-0020 (Palomino Ranch Estates #53)

Location: South end of Grass Valley Road, approximately % mile south of Whiskey Springs
Road, Assessor’s Parcel Number: 077-130-23

The Community Services Department (CSD) offers the following Water Rights conditions and /or
comments regard these amendmenis:

1) Conditions of approval for each of the tentative parcel map cases referenced above have
previously been provided to the applicants. Said conditions of approval require the
relinquishment of 2.5 acre-feet of ground water rights for every newly created parcel. This
relinquishment process shall be fully approved and recorded prior to recordation of the parcel
maps referenced above.

2) The development agreement limits water consumption from a domestic well at each lot to
1.12 acre-feet per year. This limit established by the Development Agreement supersedes the
limit imposed by the State water law (NRS 534.013 & 534.180) which limits water
consumption from a domestic well at 2.00 acre-feet per year.

3) The development agreement requires additional water rights to be purchased by the lot
owmers as necessary for irrigation of any proposed pastures on these lots. Said water rights
and its quantity must conform to the Nevada State Engineer’s rules and regulations. No
irrigation may occur until appropriate water rights permits are issued by the State Engineer.

1001 E. 9™ Strest, Rena, Nevads 89512
WWWNASHOECOUNTYUS
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WASHOE COUNTY i

COMMUNITY SERVICES DEPARTMENT ~ RENO, NEVADA3520-0027

. . ; . . PHONE {775 328-3600
Engineering and Capital Projects FAX{775) 328.3699

Date: lanuary4, 2019
To:  Roger Petham, Senior Planner
From: Kristine R.Klein, P.E., Senior Licensed Engineer

Re:  Development Agreement Required by the Warm Springs Plan
For Palomino Ranch Estates#1 - #5
(WTPM17-0015, 0017, 0018, 0019 & 0020)

GENERAL PROJECT DISCUSSION

washoe County Engineering and Capital Project staff has reviewed the application for the Palomino
Ranch Estates Development Agreement. Palomino Ranch Estates is subject to conditional approval of
Tentative Parcel Map Cases WTMP17-0015, -0017, -0018, -0019 & -0020, and this review shall not waive
any of the tentative map conditions of approval. Improvement plans and related documents for the
Palomino Ranch Estates Tentative Parcel Maps were submitted to the Engineering and Capital Projects
Division for review on December 18, 2018. Our review of the Palomino Ranch Estates Parcel Map
submittal is not complete, and our Development Agreement review shall not waive any comments or
conditions related to the parcel map review.

Direction has not been provided to the Engineering and Capital Project Division about review of the legal
descriptions (Exhibit A) and maps (Exhibit B) located in the Development Agreement. Please provide a
written request if Planning and Building requires survey staff to perform a technical check of these
documents,

Although they do not impact Engineering review, we noticed the following inconsistencies in the
Development Agreement:

1. Exhibit C of the Development Agreement consists of the Development Standards Handbook. The
title page of the Development Standards Handbook references Palomino Ranch Estates, while
the Residential Design Guidelines section of the Handbook references Tumbleweed Estates. The
project name shall be clarified and consistent throughout the Development Standards Handbook.

2. Section 6.d. on page 6 of the CC& Rs (Exhibit D of the Development Agreement) may conflict with
the Mailboxes section of the Development Standards Handbook (Exhibit C of the Development
Agreement).

3. Section 11 on page 12 of the CC& Rs (Exhibit D of the Development Agreement) relating to the
undergrounding of utilities appears to conflict with the Utilities section of the Development
standards Handbook (Exhibit C of the Development Agreement).

The Engineering and Capital Projects Division recommends approval with the following comments and
conditions of approval which supplement applicable County Code and are based upon our review of the

i ' EFFECTIVE QUALITY
@'NTEGR‘W @commumcmmn @pueuc SERVICE

SAZASAS WA & CLANETCE BT 1 I
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Subject:  Development Agreement Palomino Ranch Estates #1-#5
Date: January 4,2019
Page: 2

application prepared by the applicant. The County Engineer shall determine compliance with all the
following conditions of approval.
For questions related to sections below, please see the contact name provided.

GENERAL CONDITIONS (COUNTY CODE 110.438)
Contact Information: Kristine R. Klein, P.E. 775 328-2046 or Walter West, P.E. (775) 328-2310

1. In addition to the grading plan requirements in the Irrigation section of the Development
standards Handbook, all grading shall be in compliance with Washoe County Code Article 438
Grading Standards.

DRAINAGE (COUNTY CODE 110.416, 110.420, 110.421 and 110,438}
Contact Information: Kristine R. Klein, P.E. 775 328-2046 or Walter West, P.E. (775) 328-2310

1. The targe Lot Flood Protection shown in Appendix E of the Development Standards Handbook
shall be in compliance with Washoe County Code Article 416 and FEMA requirements.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436})
Contact Information: Kristine R. Klein, P.E. 775 328-2046 or Walter West, P.E. (775) 328-2310

1. All traffic control signage shall be in compliance with the current edition of the Manual on
Uniform Traffic Control Devices (MUTCD).

v

UTILITIES (County Code 422 & Sewer Ordinance)
Contact Information: Tim Simpson, P.E. (775) 954-4648

There are no Utility related comments.

Page 4 of 8
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LW Land Company - Development Agreement
Comments and Observations & Typos and Other Such Erors

Submitted by Cathy Glatthar

Comments and Observations

PDF file
page(sy124 Typo/Error Correction
3 Whereas, the County is underway with a | These statements are
review and update of the formal area plan | not applicable to 2018
for the general Wamm Springs area ..."
and and
121 Wamn Springs Area Plan Update
“4Washoe County is conducting this year of
2006 a review and update of the formal
area plan for the general Warm Springs
area ..."
4 3.3 Disclosure Statement Has this happened with
States, in part: “A signed and notarized the properties in the SPA
copy of the Disclosure must be provided | that have already been
to all future property owners and must subdivided and sold? Is
accompany all building permit applications | the building division
submitted to the County.” aware of this condition
‘and requiring the
submission of the
Disclosure Statement
with permit applications?
How are future property
owners provided a copy
of the Disclosure
Statement? Who
enforces this requirement
and ensures future
owners receive this
information in perpetuity?
109 Exhibit D - CC&Rs The Warm Springs CAB

“In the event a project does not have an is expected to step in

architectural control committee, then and act as an

applicants will be required to submit an architectural control

application to the citizen advisory board ... | committee? Don't see

for their review and recommendation prior | this as the CAB’s

to submittal to the County of Washoe.” purview.
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Page50f8

Page 5



Typos and Other Such Errors

Attachment D
Page 6

PDF file
page(sy124 Typo/Error Correction
First instance | Whereas, the County is authorized, Should be 278.0201
onpage 3 | pursuant to Nevada Revised Statutes
and then (“NRS") 5278.0201
other
instances
throughout
document
Firstinstance | 2. Permitted Uses ... Pursuantto ... and | Should be 110.814.20
onpaged4 | Code 5110.814.20 ...
and then
other
instances
throughout
document
First instance | 3.2 WSSPHOA & CC&Rs Should be CC&Rs
onpage 4 | There are multiple instances throughout
and then the document where the acronym for
throughout | “covenants, conditions and restrictions” is
document | incorrectly written as “cc&rs” or "CCR’S”
Firstinstance | 3.2 WSSPHOA & CC&Rs Should be Washoe
onpage 4 | There are multiple instances throughout County Community
and then the document where the old name of Services, Planning and
likely others | “County Community Development Development Division
throughout | Department” is used
document '
5 6.3 Subsequent Actions Should be “Owner
“Owner acknowledges and agrees this acknowledges and
Agreement does not relieve the from agrees this Agreement
compliance ..." does not relieve the
owner from compliance
5 5.3 Subsequent Actions Should be construed
“It is not the intent of the Parties nor shall
this Paragraph be const'ued as ...
63 Residential Design Guidelines Should be Palomino
“ .. development of Tumbleweed Estates | Ranch Estates
115 Private Road Easement/ Maintenance Should be benefiting
Agreement
2. Benefiting Properties
“The properties served by and begetting
fromuse ...
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Attachment D

From: Palomino Valley GID

To: Pelham, Roger

Subject: Agency Review of LW Land Company’s Development Agreement
Date: Friday, January 04, 2019 3:26:31 PM

Dear Roger,

Please see the PVGID's comments below. Please let me know you received this email.

Thank you,

~ Cathy

Cathy Glatthar
Assistant to the Board

January 4, 2019

Roger Pelham, Senior Planner

Washoe County Community Services Department
Planning and Building Division

Via E-mail: rpelham@washoecounty us
Re: Agency Review of LW Land Company's Development Agreement
Mr. Pelham:

The Palomino Valley General Improvement District (PVGID) offers the following
comments:

1. The primary access from this development is to connect to Ironwood Road
which is outside the Specific Plan Area (SPA).

™)

This connection does not comply with Section 110.226.25 which requires
PVGID approval (appropriate entity) for this access. Proponent has never
sought PVGID approval for this access.

3. The PVGID has serious concerns of this proposal:

a) Ironwood Road is a narrow (20’ wide) meandering rural road on
which additional traffic (particularly construction trucks) create unsafe
conditions for our residents.

b) The surfacing of Ironwood Road consists of a thin (0.5 inch thick)
Cape seal applied directly over the native soils (no aggregate base
course). This thin veneer is not designed to perform under construction
(truck) traffic and is expected to rapidly deteriorate if subjected to such.

4. The proponent owns several hundred acres of additional land that could be
similarly developed by serial parcel mapping thereby greatly exacerbating this
issue.

5. If the proponent is to be granted the right to utilize Ironwood Road as its access
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Attachment D
Page 8

point, he should be required to improve Ironwood Road to Washoe County
Standards out to the Pyramid Highway. Anything less greatly impacts the
existing residents of the valley.

Sincerely,

Larry J. Johnson

President
From: Lowden, Joanne
Ta: Pelham, Rogar
Subject: Develapment Agreement for Palomino Ranch Estates
Deate: Friday, Jarmsary (4, 2019 11:55:18 AM
Attachments: iman=001.0na
: imag=002.png

imec=003.0n0

imags004.png

imag=005.0na
Hi Roger,

Parks has reviewed the development sgreement for Palomino Ranch Estates znd has the following

comment:

The suggested tree list in Appendix & includes Russian Dlive (Elaeagnus angustifolia) based on Fact
Sheet 88-73 (UNR). More recent publications from the University of Nevada Cooperative Extension
acknowledge the potentizl for Russian Qlive to become invasive and cutcompete native vegetation,
especially when seeds travel to nearby riparian areas (F5 07-39, skelly 2012). Highly recemmend
replacing Russizn Qlive in the suggested tree list and landscaping plans with the closely related

native species Silver Buffaloberry (Shepherdia argentea).

Thanks,

Joanne Lowden

Matural Resource Planner, Regional Parks and Open Space | Community Services
Department jlowden@wzshoargunty.us | Office: 775.328.203%| Fzx: 775.328.3699
1001 East Minth Street, Renao, NV 89512

OO0
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