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Washoe County Development Application

Your entire application is a public record.

If you have a concern about releasing

personal information, please contact Planning and Building staff at 775.328.6100.

Project Information

Staff Assigned Case No.:

Project Name:

Parcel Map No. 4 of 5 for LW Land Company, LLC

Project

Description: Lo mainder parcel of 15.02 acres.

Parcel Map dividing 30.06 acres into 5.00, 5.03, 5.01 acre parcels, and a

Project Address: 0 Grass Valley Road

Project Area (acres or square feet): 30.06 ac.

Project Location (with point of reference to major cross streets AND area locator):

South end of Grass Valley Road; approximately half a mile south of Whiskey Springs Road.

Assessor’s Parcel No.(s): Parcel Acreage:

Assessor’s Parcel No.(s): Parcel Acreage:

077-130-23 Remainder 30.06

Section(s)/Township/Range: S16 / T22N / R21E

Indicate any previous Washoe County approvals associated with this application:

Case No.(s). PM13-027 (LW LAND COMPANY)

Applicant Information (attach additional sheets if necessary)

Property Owner:

Professional Consultant:

Name: LW Land Comapny, LLC

Name: TEC Civil Engineering Consultants

Address: 695 Mile Circle

Address: 9437 Double Diamond Pkwy., #17

Reno, NV Zip: 89511 Reno, NV Zip: 89521
Phone: Fax: Phone: 775.352.7800 Fax:
Email: bmurphyconstructiondevelopment@gmail.com| Email: jgilles@tecrenoc.com
Cell: 775.830.7534 Other:; Cell: 775.846.0164 Other:
Contact Person: Brian Murphy Contact Person: Jason Gilles
Applicant/Developer: Other Persons to be Contacted:
Name: LW Land Company, LLC Name:

Address: 695 Mile Circle Address:

Reno, NV Zip: 89511 Zip:
Phone: Fax: Phone: Fax:
Email: bmurphyconstructiondevelopment@gmail.com| Email:

Cell: 775.830.7534 Other: Cell: Other:
Contact Person: Brian Murphy Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:

County Commission District:

Master Plan Designation(s):

CAB(s):

Regulatory Zoning(s):

July 1, 2017




Property Owner Affidavit

Applicant Name:

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 t hat the application is deemed complete and
will be processed.

STATE OF NEVADA )

COUNTY OF WASHOE )

1, EJ‘:M/\ U"\ur()lxu,
(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): 077-130-23

Printed Name_KéEb /4(/1_,0 4'{

Signed

Address 695 Mile Circle

Subscribed and_ sworn to before me this

/9 dayof Sep EBEL , 20071 . (Notary Stamp)
SEZEN oary publ . St of osad
< - (7 e ¥\ Notary Rublic - State of Nevada
Notary ‘Z,Ubhc '”\aéygf‘éa'd\&u”ty and state Q‘E’E}gj Appointment Recorded in Catson City
o ) — 43 No: 17-2688-3- Expires July 15, 2021
My commission expires: 7//-'7/2‘92/

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

O 0000

Letter from Government Agency with Stewardship

July 1, 2017




Tentative Parcel Map Application

Supplemental Information

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code. Specific
references to tentative parcel maps may be found in Article 606, Parcel Maps.

1. Whatis the location (address or distance and direction from nearest intersection)?

Springs Road.

South end of Grass Valley Road; approximately half a mile south of Whiskey

a. Please list the following:

APN of Parcel

Land Use Designation

Existing Acres

077-130-23 Remainder

120 - Vacant, Single Family

30.06

2. Please describe the existing conditions, structures, and uses located at the site:

Vacant land.

3. What are the proposed lot standards?

Parcel 1 Parcel 2 Parcel 3 Parcel 4
Minimum Lot Area 5.00 ac 5.03 ac. 5.01 ac. 15.02 ac.
Minimum Lot Width 326.1¢' 788.28' 557.39' 446.47
Washoe County Planning and Building July 2017
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4. Was the parcel or lot that is proposed for division created (recorded) within the last 5 years? (If yes,
public review of the parcel map will be required. See Planning and Building staff for additional
materials that are required to be submitted.)

Q Yes | @ No ]
5. Utilities:

a. Sewer Service Septic

b. Electrical Service/Generator Ny Bnecs,s

c. Water Service Well a

8. Please describe the source of the water facilities necessary to serve the proposed tentative parcel
map:

a. Water System Type:

Individual wells

L1 Private water Provider:
O Public water Provider:
b. Available:
| O Now Q 1-3years | QO 3-5years O 5+ years I

¢. Washoe County Capital Improvements Program project?

| O Yes | ® No |

7. What sewer services are necessary to accommodate the proposed tentative parcel map?

a. Sewage System Type:

Individual septic

Q Public system lProvider:

b. Available:

] d Now IEI 1-3 years l O 3-5years Q 5+ years l

c. Washoe County Capital Improvements Program project?

!EIYes IiNo I

8. For most uses, the Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource
Requirements, requires the dedication of water rights to Washoe County when creating new parcels.
Please indicate the type and quantity of water rights you have available should dedication be

required:
a. Permit # _//r} Q acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other, # acre-feet per year
Washoe County Planning and Building July 2017
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e. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the
Department of Conservation and Natural Resources):

9. Does the property contain wetlands? (If yes, please attach a preliminary delineation map and
describe the impact the proposal will have on the wetlands. Impacts to the wetlands may require a
permit issued from the U.S. Army Corps of Engineers.)

d Yes No If yes, include a separate set of attachments and maps. I

10. Does property contain slopes or hillsides in excess of 15 percent and/or significant ridgelines? (If
yes, and this is the second parcel map dividing this property, Article 424, Hillside Development of the
Washoe County Development Code will apply.)

d Yes No If yes, include a separate set of attachments and maps. [

11. Does property contain geologic hazards such as active faults; hillside or mountainous areas; is it
subject to avalanches, landslides, or flash floods; is it near a water body, stream, Significant
Hydrologic Resource as defined in Article 418, or riparian area such as the Truckee River, and/or an
area of groundwater recharge

O Yes No l If yes, include a separate set of attachments and maps.

12. Does the tentative parcel map involve common open space as defined in Article 408 of the Washoe
County Development Code? (If so, please identify all proposed non-residential uses and all the open
space parcels.)?

O Yes | No ' If yes, include a separate set of attachments and maps.

13. If private roads are proposed, will the community be gated? If so, is a public trail system easement
provided through the subdivision?

%
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14. Are there any applicable policies of the adopted area plan in which the project is located that require
compliance? If so, which policies and how does the project comply

O Yes d No If yes, include a separate set of attachments and maps.

15. Are there any applicable area plan modifiers in the Development Code in which the project is located
that require compliance? If so, which modifiers and how does the project comply?

16. Is the project subject to Article 418, Significant Hydrologic Resources? If yes, please address Special
Review Considerations within Section 110.418.30 in a separate attachment.

O Yes O No If yes, include a separate set of attachments and maps.

Grading

Please complete the following additional questions if the project anticipates grading that involves:
(1) Disturbed area exceeding twenty-five thousand (25,000) square feet not covered by streets,
buildings and landscaping; (2) More than one thousand (1,000) cubic yards of earth to be
imported and placed as fill in a special flood hazard area; (3) More than five thousand (5,000)
cubic yards of earth to be imported and placed as fill; (4) More than one thousand (1,000) cubic
yards to be excavated, whether or not the earth will be exported from the property; or (5) If a
permanent earthen structure will be established over four and one-half (4.5) feet high. If your
project exceeds any of the above criteria, you shall either provide a preliminary grading and
roadway design plan for review OR if these criteria are exceeded with the final construction
drawings and not disclosed at the Tentative Parcel Map Application, you shall be required to apply
for a special use permit for grading and you will be delayed up to three months, if approved.

17. How many cubic yards of material are you proposing to excavate on site?

N/A
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18. How many cubic yards of material are you exporting or importing? If exporting of material is
anticipated, where will the material be sent? If the disposal site is within unincorporated Washoe
County, what measures will be taken for erosion control and revegetation at the site? If none, how

are you balancing the work on-site?

N/A

19. Can the disturbed area be seen from off-site? If yes, from which directions, and which properties or
roadways? What measures will be taken to mitigate their impacts?

N/A

20. What is the slope (Horizontal/Vertical) of the cut and fill areas proposed to be? What methods will be
used to prevent erosion until the revegetation is established?

N/A
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21. Are you planning any berms and, if so, how tall is the berm at its highest? How will it be stabilized
and/or revegetated?

N/A

22. Are retaining walls going to be required? If so, how high will the walls be, will there be multiple walls
with intervening terracing, and what is the wall construction (i.e. rockery, concrete, timber,
manufactured block)? How will the visual impacts be mitigated?

N/A

23. Will the grading proposed require removal of any trees? If so, what species, how many, and of what
size?

N/A

24. What type of revegetation seed mix are you planning to use and how many pounds per acre do you
intend to broadcast? Will you use mulch and, if so, what type?

N/A

Washoe County Planning and Building July 2017
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25. How are you providing temporary irrigation to the disturbed area?

N/A

26. Have you reviewed the revegetation plan with the Washoe Storey Conservation District? If yes, have
you incorporated their suggestions?

27.

N/A
Surveyor:
Name Randal L. Briggs
Address 9437 Double Diamond Pkwy
Reno, NV 89521
Phone
Cell 775.690.2966
E-mail randalbriggs@gmail.com
Fax
Nevada PLS # 7998

Washoe County Planning and Building
TENTATIVE PARCEL MAP SUPPLEMENTAL INFORMATION

1

July 2017




Date: 09/14/2017 . " Page: 1
: Property Tax Reminder Notice
WASHOE COUNTY PIN: 07713023
PO BOX 30039 AIN: . 09/14/2017
RENO, NV 89520-3039 I Balance Good Through:
775-328-2510 Current Year Balance: $283,02
Prior Year(s) Balance: $0.00
AUTO (see below for details)
:895116: Total Due: $283.02
LW LAND COMPANY LLC ‘ ‘_
695 MILE CIRCLE DR Description:
RENO NV 89511
Situs: GRASS VALLEY RD
WCTY
This is a courtesy notice. If you have an impound account through your lender or are not sure if you have an impound account and
need more information, please contact your lender directly. Please submit payment for the remaining amount(s) according to the
due dates shown. Always include your PIN number with your payment. Please visit our website: www.washoecounty.us/treas
Current Charges
PIN Year | Bill Number | Inst | Due Date Charges Interest Pen/Fees Paid Balance
07713023 2017|2017080766 1108/21/2017 359.11 0.00 0.00 359.11 0.00
07713023 2017 2 [10/02/2017 141.51 0.00 0.00 141.51 0.00
07713023 2017 3101/01/2018 141.51 0.00 0.00 0.00 141.51
07713023 2017 4 103/05/2018 141.51 0.00 0.00 0.00 141.51
Current Year Totals 783.64 0.00 0.00 500.62 283.02
Prior Years
PIN Year Bill Number Charges Interest Pen/Fees Paid Balance
Prior Years Total




LW Land Company, LLC

Street Names

The street names “Stone Crossing Rd.” and “Stone Crossing Ct.” have been reserved for this

project.
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Palomino Valley
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Development Standards Handbook for
PALOMINO RANCH ESTATES

DEVELOPMENT STANDARDS

Tntroduction

LW Land Company LLC, the owner of the property Palomino Ranch Estates, is one of the
parcels within the Warm Springs Specific Plan {WSEE), (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 lotal 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 profects 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 contro] development of Tumbleweed Estates to ensure that it is buill
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
Vallev, The lots have designated building covelopes, transition zones, and required open
space. Where there is a difference between what is illusteated in the Individunal 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.)




Building Envelopes

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

Buildings mav be lecated anywhere withindhe designated building envelope. All buildings,
structures, or storage of any type will be confined to this area on each lot.

A landscapedfirfigated zone with a minimum depth of 30 feet is required around all
dwellings, lhls 1andqcapcd /intigated zone must utilize fire retardani/resistant landscaping,
Tor ‘additional fire protection, the landscaping within the building envelope should be
thinned and maintained so as not to present 4 hazard to the homeowner or adjacent property
OWDETS,

The landscaped/irrigated zome 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 mixtiives specified in this document. The
relationship between building envelopes is designed to provide an open space cortidor and
to provide necessary space for additional possible division of the propetty. (Refer to the
Individual Lot Concept, Figures 1-A through 3-A pages 4-14.) ’

Transttion Zone

The designated transition zone pomon of the lot provides an extension of usable yard area
but does not permﬂ structures. The zoné Providés a fransition from the open space (o ‘the
developed portion of each lot. The only fencing that shall be permitted within the transition
zone is Open Ranch Style Fencing, White Rail PV Ferwing, or temporary painted-metal
panelized fencing. The landscaping for the transition zone has been considered under and
is incorporated into the Water ANocation. Horses and 4-M animals arc Hmited' 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 designdted opei space portion of each Tot will be 1étt yndisturbed. All open spage arcas
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
continge existing, established apriculal or tanching mses apd are exempt from the
limitations nnposed by the section on "Animals” later in this Dcvefopmcnt Standards
Handbook.




No use of motorized vehicles, other than vehicles actively engaged in ranching or farming
activifies, is allowed within the designated open space areas. Open space corridors may be
utilized 4s-a fion-Ricforized tall system fof cqiesttiati dse. The-only foancing 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 ofpasture for ainmals 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 lst in Appendix A). These atributes 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.

Axchitecture

All'buildings must incorporate an architectural theme ot 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 Commiltee (o 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 "westeen ranch” thenre and be approved by the WSSP
Architectural Review Commitlee. Exterior siding and wall colors must be earth tone atd
harmonize with the surrounding landscape. No gloss finishes are allowed.

{arge unbroken expanses of the same wall material shall be avoided. Trim shall be nsed 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.




Tigure 4-A
Lot Concept for 2.5 Acre Parcels
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Figure 2-A
Individual Lot Congept 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 cotor 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,
conerete tile, or architectural composition, extra-dimensional 30-year roofing. Flat roofs
shall not be allowed. Metal non-reflective and coloted roofs may be permitted with
Architeetura) Review Commiittee 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 ccased for ninety (90Y consecutive days or which have heen partially
or totally destroyed and not rebuilt within a reasonable poriod shall be deemed nuisances,
The Homeowners Association may remove any such pmisance or repair or complete the
same at the cost of the owner provided the owner has not commenced required work within
thirty (30) days foom 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 onfy 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
putposes and are kept reasonably cortfined so as not be become anuisance. Horses, anjmals,
and household pets shall not unreasonably interfere with the comfort, privacy, or safely of
other properties, Animals shall be kepd in accordance with Washoe County rules and
regulations. The homeowsners association shall have the authority to determine whether the
animals unreasonably interfere with the consfort, privacy or safety of other properties.




Homeowners may provide itrigated 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 alfocated for landscape use. Pasturelands for ansmals will require
additional water rights to be dedicated to Washoe County, Trrigated pastures requite
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 i the Landscape/trrigation Section.)

Travel Trailers, Motor Homes, and Boat Storage

“Trave! trailers, motor homes, other recreational vehicles, or boats and trailers may only be
stored within the building envelope. This may eccur either within enclosed stouctures or in
the side or rear yards if such yards are completely screened fromt any street, lot parcel, or
open space area and the minimum distance from the screening material maintains the zoning
requirements for that yard. Screening shali 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 umit for all lot sizes shall be underground from the
neighbothood setvice line. All on site utility lines to outbuildings, detached accessory
stroctures, pump houses, etc., shall be underground.

‘Mailboxes

Individual property owners will not have TS Mail delivered to their property. The Post
Office has community mail boxes located at Grass Valley Road and Whiskey Springs Road
172 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 buming of trash, garbage or other like household refuse, nor shall any
property owner accumulste on their Tot junked or vasightly vehicles or fitter, refuse ov
garbage, except in receptacles provided for such purposes.

Concealment of Fuel Storage Tanks and Trash Receptacles

Fuel storage tanks, limited to propane ot heating oil and every receptacle for ashes, trash,
niibbish 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
Satelite dishes and home radio antennas shatl be screened from view from any adjacent
patcels, streets, or open space by locating in side or rear yards behind sereen fences at a
minimum. Screen fonces for this purpose shall maintgin the minimum distance from the
screening material to that yard property line that meets the zoning requirements,

7




Nuisances

No noxious or offensive activities, odors, or nuisances shall be permitted on any Jot 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 gpon 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
enforcemerit for this provision.

Consetrvation

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
LONSFRV ATION FEATURES

Mandatory Lonservanon F eatures i

Water saving fixtures, shuwerheads, and toﬂcts.

Dual glaze 1/4" air space \mndows and shdmﬁ glaqs doors

P —— PN 4

Thermostat setback times.

Recommended Conser»anon Features

State-of-the-art water saving applmnccb such a8 waslmlg machmes
and dishwashers.

The use of trask compactors 1o’ ’hmlt ﬂw use of ;,aﬂmge disposals in
sinks.

Passwe solar desxgn

ettt b AR ek R s ik & s vem e o et e

Solar water heater,

Zoncd heating L,ontroh

Plumbed gray water storage and distribution for irrigation of

1

landscaping, |

pon 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. 2003, (202) 37140357,




Building design and orientation shall be considered in conservation of energy. All
buildings will be designed and oriented to berefit from passive solar heating if
practicabfe. Passive solar construction guidelines and energy conservation nreasures for
Notthern 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 architectura} design. Simple alierations in building design can
enable the ise 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 cast-west
orientation of a rectangyilar building in northern Nevada has been found to teduce energy
consumption by 40%. Site development should use plant materials and landforms to
enhance energy. comservation, Copiferous trees- planted. afong 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 plarted 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 Elernents -
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 closcts, mud-room, garages, or storage space on north and east sides
Alr-lock entries
Concentration of windows on south side
Reduction in number and size of openiags on north side-
Maximum use of double-glazing
Building overhangs to shicld 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 permitled il the solar panels am.,imegrau-:d 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 rnstbe screened from public view.




Domestic Water Allocation ,

The Warm Springs Specific Plan mandates compliance with a per lot water allocation. The
designated water altoeation for this project is 1.2 acre-feet/year per lot, which is equivalent
to 364,896 gallons per year. Domestic water use for the average houschold 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 landseaping. 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 demund material. Those
aspects of the permitted plants contribute to the decreased average annual residential
demand for water that is mandated Sor implementation of this plan.

The landscaping and istigation plans must be submilled to the Atchitcctural Control
Comunittee 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,

§ 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 butlding envelope (15
gallon minimum); 12 evergreen shrubs (1 gallon minimum); and 12 deciduous shrubs (1
gallon minimum.)

- A minimum of five (3) 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 Yeay
i Lot - Domestic | Required : Residential/Optimal
’; i Allocated +  Tlse Landscaping i Available
[ . Water , Total
% 4.1 FIZAFY, | | | |
| #'of:*} of \f I | \ }
l acgel' 364,896 70260 | 77,208 ‘ 147,468 ]

€1 gal lga |l | gal. | 217,728 gl

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
rales and a variely 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 houlders to slow water velacities,

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

Table 2A
e Optional Landscape Uses - Water Cvnsumpnoﬂ
Item Quantity Ycariy Watcr Use 1
| Twt 100sq.f. |  2108gallons |
’ |
v | 00| st
b : | season) |
" Deciduous Shrub I each 744 gallons
[ Evergreen Shrub 1 each | 9’%0 L:'xl—lons |
Deciduous Tree 1 each o 1,330 gallons
'H%vergreel-;ﬂ;e ; | each - { 662 ng-l_ll—();l.;__—~
Live mim:l: ) each . 7,300 gallons
Pastuze o ’ 1,000 qq;i | ' 29,645 gallons

W The Water Allocation Jor Pasture applies:);)‘};ly when additional water rights have been
purchased from a private party and transferred to the receiving parcel by the Stare 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 1% used during the winter months, (Refer o 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 this
document as Appendix B, Excerpled and Abridged Information from the Warm ‘%pr’mv’s
Specific Plan.
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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 bastn and provides part of the rational for
stringent landscaping and irrigation requirements, The excerpt has been slightly amended
fromy the tex). af the actual plan to reflect some updates and actions by the State Enginect,

Revegetation of Open Space/Drainage ways
All open space arcas, 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 ownher may employ a weed management plan
developed by an appropriate land reclumation specialist. As development ocowrs 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 deseribed in Table 3,
page 14, A gradual transition of plant material is desired:”

The scils 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. Afier two years there with not be any temporary water fo
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 1o a depth of one-half muh 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 adapled to shallow soils and placement should be monitored. The seed should
be drill seeded ne deeper than 1/2 inch below the surface, Wildrye will require more
supplemental irrigation water than ricegrass during the first vear, 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 moistare and temperature conditions are ideal the following spring.
Temporary above ground irrigation s 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. Imigation 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.

"
|

i)

Table 3
_____ Seed Mix for the Conversion of Agricultural Land
| . 1ion |
: . Amount Pure Live
C ommion Name - ‘Botanical Name A i
Seed {
- |
Scarlct Globe Sphaerulcea |
P PbJacre |
Mallow coccinea
L Orzopsis 4
Indum Ricegrass Hymenoides 8 Ibs./acre
t Immigrant Forage : '
Ko ch)i_g; £ Kociha prostrata | 2 Ib./acre
l Wlnterfat EI»U'OZ{.C( [ana[a ]' 6 le./acre
§ Pubescent. } . N , 3;
{ wheatgrass Elytrigia Intermedia ! 8 lbs./acre :L
Itrigation

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. Al 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 collectivaly in groups with micro sprayers.

Landscape and Irrigation Plan Submittal Requirement

Each futute 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 8 qualified landscape industry professional, landscape contractor, or a landscape
architett.
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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 linies, utility locations, etc. This base map must
clearly show proposed fandscape areas with square footage arca calcufations o meet the
water ugage requirement specified in this document. In addition to the above, the landscape
plan must include:

A plant speeies st keyed to plant locations on the plan. The plant list must inchude
plant sizes and quantities;

The amowunt of water ealewdated for established landscape;

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

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

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

Point of connection to water source,

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

Remote control valve location, manufacturer's name,. product number, size and
“gallons pet 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
‘nuriber, radius gattons per ninute and pounds per square inch (psty operation rate;
Drip system valve locations and sizes, lateral line type and location, emitter type,
product number, and amount per plan and,

Controller's manufactarer's name, product-number, and {nstallation 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:

- Limits of gtading 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 10 protect open space and native vegetation
from construction traffic; and

Revegetation of disturbed. areas, seeding guantity, 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 ta any new plant material at the time of instaliation.

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
fandscaping shall -be maimeined to haymonize with and sustain the attractiveness of the
development.

Fencing

General Copsiderations:

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 ormedium brown stain that will increase wood durability, Staing should
be consistent in tone on the individual properties but no one property will be required to
match exactly with ncighbors, Owners sre required 1o keep fencing in good working order
and have a well-mainmined appearance: The type-of fence will bé-controlled by the
Architectural Review Committee,

Solid Weed or Synthetic Material (with the appearance of wooed) Privacy Fence!
Privacy ferice with a heighf of up fo 6 feef, may be conistructed within the building envelope
as long as it is Hmited 1o the rear of the house, Such a fence may be vsed in the side yard
for screening such features as RV storage aren, satellite dishes, trash receptacles, fuel
storage tanks, dog runs, er 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 sireet. (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
24, (page 12). Under this scenario, pasture fencing may be the white PVC rail and the
irrigated pasture area should adjein the building envelope on a least two sides.
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Chaintink Fence, Woven Wire, or pther wire fence:

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 10 harmonize with building
colars, or be a‘daik brown or black. Ne'baibed wire fencing will be allowed. '

Exterior Lighting.

The functional objectives in providing exterior arca lighting are to illuminate arcas
necessary Tor safe and cotifortable tise. Ti certain situations, drea lighting can add 1o the
acsthetic appeal of a site by highlighting architectural features of a building or illuminating
pathways and landscape plantings. In these instances, only the special featwes of o building
or landscape should be ithminated: 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 tighting shall
not be attached to trees except for the Christmas season. Driveway, walkway, and building
fights shall be directed downward. Fixture mounting height shail be as Tow as possible and
appropriate to the purpose [lumination 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

Lxterior lighting should be designed as an integral part of the architecture and landscape
and shotild be located iii a iigiinet that mihimizes the Impdct of lightibg upon adjacent
structures and properties. " ‘

Lighting Levels

Avaid consistent oversll lighting and overly beight lighting. The tocution of Tighting should
respond to the anticipated use and should not exceed the amount of light actually required
by users, Lighting fot pedestrian movement should illuminate entrances, changes in gtade,
path intersections, and other areas along paths, which if lefi unlit, would cause the user to
fee] insecure. Lighting supphers and maoufacturers Have lighting design handbooks that
can be consulted to determine fixture types, illumination needs, and light standard heights,

Fixture Design
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 iHnaminating the building should be to add visual
interest and support building identification, Harsh overall lighting of a facade tends to
flatten features and dirainish-visual interost,

Lighting Height

As a rule, the light source should be kept as low to the ground as possible while ensuring
safe and fanctional tevels of iftumination. Arealighting should be directed downward with
no splay of lighting directed off-site, The height of tight fixtures of standards must meet
Washoe County standards, Lighting should be directed downwird in order to avoid sky
lighting. Any. Hght source over 10. feet height must incorporate a cutoff shicld to- prevent
the Hght source from being directly visible from areas off-site. The height of Juminaries
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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Figre 5
Privacy Fencing
Example only forhome owner teview
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Figure 6
White'Rail Fencing
Example only for home owner review

Split Rail Fencing
Fxample ouly for home owner review




Figure 8a
Coneeptual "Western Ranch” Theme Home
{Conceptual only for home owaer review)
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Figure 8b
Coneeptual "Western Ranch" Therne Home
~ (Congeptual only for home ewner review)
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Legal Description

All that real property situated in the County of Washoe, State of Nevada, described as follows;

Parcel 16-2-1-1, as shown on Record of Survey map filed in the office of Washoe County
Recorder, Washoe County, Nevada on Qctober 29, 1973, under file No. 383409, 383410 and
383412 and Division of land map filed October 29, 1975, under file No. 383418, Palomino .
Valley Unit 1.

A portion of the North West 1/4 Sec 16 township 22 North , Range 21 Bast MD.E.& M, in the -
county of Washoe, state of Nevada, being more particularly described as follows;

Commencing at the NW comner of Sec 16; then South 89 Degree 28/ 24" East, 46.12' thense S 89
Degree 28' 26E 2,603.98 feet thense N 1 Degree 01' 36E 1,321.95 feet, thense S 89 Degree 29’
20" E 2,025.00 feet thense North 416,50 N31 Degree 21° 36" West 1,066.96 feet to frue point of
beginning.
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‘Suggested Tree List

Common Name

Batanical Name

Russian Dlive

Cherry Plum

Elaeagnus angustifoli

P. cerasifera

Globe Norway Maple

Acer platanoides *Globosum’

Arizona Cypress

Cupressus glabra (C. arizonica)

European Mountain Ash

Ponderosa Pine

Sorbus aucuparia

i Pinus ponderosa

List compiled from Fact Sheet

1 88-73, University of Nevada-Reno, College of
Agriculture
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Suggested Shrub/Groundcover

USRS Nt e bt £ ALY s ek bt AR o bl

J Common Name . Botanical Name
Silver Mound Artemisia stellerana

.. . .- i .

' Creeping Cotoneaster i Cotoneaster adpressus
Winged Euonymus " Euanymus alata

} ,,,,,,,,,, l e e e S

{ Oregon grape holly | Mahonia aquifolium

'_ Snowber-ry 1 Symphoricarpos afbus 5
-Adams Needle Yucca ' Yucea filamentosa

i List compiled from Fact Sheet 89 05, University of Nevada Reno, College of .

Ei | 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. Vatious teconnaissanve 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 conswmption patterns with
be used to identify the total number of residentlal 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 nuntber 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 1o fmprove in fie prediction

~ of safe groundwater-vields, 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 & useful toor 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 Recormaissance 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 yiekd fs the amourit of water that is natuwrally replenished
when a long-term average js considered,

The following table, Table A-4; establishesthe water allocation dor 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 3,00?0 AFY PERENNIAL}W‘ELD

M Resfﬁiential_Develo pmentPotent;al Number of Units Quantity /AFY
Egaivalent Dwelling Units . L
Existing Parcels @ 1.12 AFY T 78 : 87
New Units @ 1.12 AFY at 75% T 125
Total  Equivalent é 1,198 1,341 ,
New SPA Parcels i A i 1,254
. Porcdls @112 AFVAL75% LT e N
Parcels @ 0.70 AFY ot 75% § 1505 : 1,053 |
‘ “Tor Potential Parcels ! 4684 ] '
Residential

According to the current Warm Springs Arca Plan, the subdivision of parcels creating new
residential lotson 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 Jot on-an individual wenat 1,12 acre-feet/year, This number is based
on a mandatory water conscrvation program with low water demand vegetation landscaping and
tow demand water Sxtures i the "Warh Springs Arca Plan” of the Washoe County Comprchensive
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 househald. A conserving housebold
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 =
74,2625 gallons/house/year=
0.216 AF/hounse/year

c. A moniloring system will be required to determine actual use and mandate design and
allocation changes based on actual use. The monitoring system should include
fensiometers on tress/shrubs at sample faeility.

2. Landscape Trrigdtion Ulse
a. Lawn Watering

The watering requirements for the Warm Springs area are determined as follows:
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Water 0.5" twice per week for 16 weeks; water 0.75" twice per week for 12 weeks during
the suminer mofiths. Fot 4 [00 sqiisife fof ldwi dfed, we ised tie following calcutation:

(-5x2x 16 x.62%=9.92x 100) = 992 gallons
(75%2x 12% H2* =116 x 160) = 1,116 patlons

2, 108 galtons
{*1" of waterapphied 4o one square foot surface area = 62 gudtons)

b. Trees and Shrubs ,

The shrub and tree watet consumption badget figures were determined using the following
method:

The bermed saucer watering ares of amature 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 muultiplied by two fect to represent the- preférred
depth of watering to promote deep rooting and resistance to adversc conditions. This
aumber wpresoats cubic foot volume of soilto be walvred which is multiplied by the water
holding capacity of the soil (1.33 gallons per cubic foot of clay loam s0il, Source:
“Effectively Trigating Landscape Trees" by Janct Hartin). The resuliing number of gallons
represents the amount of water to be applied per watering:

mature tree (12,5 8.1, x 2 x 1.33 gallons = 33.25 gallons) mature
shrub (7.0 s.£ % 2 % 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 simmer 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 teesand shrubs (2% 12)+41-x 316)+42 x §) = 50 waterings

For a deciduous tree or shrubs water twice per week forthe 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-denived by multiplying the ansount
of water per application times the watering frequency =

evergreen  tree  33.25 gallons x 50 waterings = ¥,662 galions

evergreen shrub  18.60 gatlons x 50-waterings = 930 gallons.

deciduous. tree  33.25.galons x 40 waterings.= 1,330 gatlons

deciduous shrub  18.60 gallons x 40 waterings = 744 gallons
We have averaged the yearly water consumption of mature deciduous and evergreen tees
to determine the budget atoutt per tree in out figutes (1,496 gallons). The average yearly
water consumption ofmature deciduous and evergreen shribs equals 837 gallons.
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¢. 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 Jandscape designs, The following chart provides
a dist of eptional water use-estimates that can be used in.any oombination on any o1 provided the
water allocation per lot is not exceeded. '

Table A

_ OPTIONALLANDSCAPE USES - WATER CONSUMPTION
| fiem | Quantity | Yearly Water Use
et | 100sq.1 2,108 gallons ]
: “Vggctable / Flower Gardew | |00 sq. fr. | 1612 gallons (basod on 16 wev, watering semson)
| Deciduous Shrub Ieach | 744 gallons

Evergreen Shrubr ~ Yeach | 930gallons ]

Deciduous Tree } | leach 1330 gallons
. Evergreen Tree 1 each J 1 662 gallons

3. Animal Use
Livestock. uses an average of 20 gallons.of water per day:
20 % 365= 7,300 gullons/uinval/yesr

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 roquizement for lawn areas 4s 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.) = gatlons per 16 weeks
(.75%2x12x .62*% = 11.16 x sq. ft) = gallons per 12 weeks
gallons total per season

(% 1" of water applied to one square (oot sarface area = .62 gallonsy
Tree: Number trees X 1,496 = gallons per season

1 ;4 96 = an average of decfduous and evergreen trees flom Table A8
“Damestic Use: Avetage honschold.gallons per day based on 2.5, persons.per household.

a. 2 sene and anper - 1.1 2 veve foet/year = 364,930 gallons
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The recommended limit of lawn arca for the 2 -2 Y acre or larger lots is 4,000 square feet.

0.92x4,000 = 39,680 gallons
$4,320 gallons
The plan requires five trees per lot:
5% 1,496 = 7,480 gallons
Domestic use = 70260 gallons
162,060 galtons
364,930 gallons
~162 060 gallons
202,870 gallons

Optional-wses; This leaves 202,870 galtons for selection of optional landseape elements
(see Table A for landscaping usage figures),

Table B
RESIDENTIAL WATER USAGE - GALLONS ‘
' Water | Domestie Required !' Reqguired | Residual/Qptional
| LotSiwe . Alocation  Dee . [ Twes o, Tuf | Towd. ., . Uswe |
! i
CDaored | LAZAFY 0380 ;0 K0 300 0 dB2060 202,570 ;
’ J@\g_&r o 364,930 Gals. N

5. Irrigation Requirements

Each residential lot will be required to instal! an irrigation system with automatic controller and
backflow prevention device to meet Washoe County/State health codes. The frrigation system
shalt inclode an overhesd spray systom for any turl srcas, with uniform bead: to licad- 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 duaf program controller, Eachi tree, shrub, or groundover shafl be watered with individual
‘drip emitters or collectively in groups with micro sprayers.

End of Excerpt
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OPEN SPACE/TRAILS/GOLF COURSES
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DEVELOPMENT AGREEMENT
Washoe County and LW Land Company, LLC

- "This Devélopment 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 €ompany, LLC his agents and successors inctuding

developers and eventual subdivided-parcel-owners (hereinafter "Owner") (collectwely
hereinafter the "Partfes").

WITNESSETH:

WHEREAS, the County is authorized, pursuant to Nevada Revised Statutes ("NRS")
.5278:0201, et seq., and Washoe County Development Code ("Code”) 110.814.00;.ef seq.; to
enter into binding development agreements with persons having legal or equitable interests in
-seal-propety for the purpose of establishing and strengthening long range plans for pmpex:ty

development:and providing for- developer funding ofcertain public facilities o servie new
‘ develepmem,

WHEREAS, Owner represents that he has complete and sole fee title ownership of the

sitbject realt property, the legal deseription-of whith'is set forth on Exhibit " A" aftached herete
and shown in the next identified exhibit (helemaftm the 'Ploperty"),

. WHEREAS, Ownex: has - subnsitted: and- County; has tenera‘tqvely approved the. Hiftial
. prehmmary pareel mapsfor development of thie Property ("Praject™), copiesef whieh are attached -
hereto as Exhibit "B" ("Maps"), and the expiration dates of which were recently extended by the

parties until October 10, 2017 pursuant to an "interim development agreement" and ordinance
approved by the- County;

WHEREAS, the Parties desire to enter into this Agreement in accordance with NRS and
Lode, as.applicable,sto-prometethe health, safxety andgeneral welfare ofithe- County's
‘inhabitants; to-help pr@mde ssome piblic services, uses.dnd 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, it is further the Parties' desire that this Agreement satisfy certain of the
infrastructure and development provisions of the County's specific plan for part of the general
Rage Tofl3( ’




' “Warm Springs'drea.in whicti this Propesty is-docated; the specific.plan being known as the Warm
Springs Specific Plan ("WSSP"), which was approved by the Washoe County Board of
: §@§i@i§§ipnﬁxs onSeptember 22, :;992,iand‘menﬂedi‘io -add;afinancing plan-by said
' Cemmission on Apnl 18, 1995; and

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
this yeat, including possible updated fees and schediile, diffefent developient vision, and altered -
infrastructure needs and financing structure.

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.

9. Permitted Uses, Density; Height. and Size of Structures. Pursuast to NRS 5278.0201 and
Code 5110.814.20, this Agreement must set forth the maximum height and size of structures
40 be-constructod on the Property as well as the-density of vses-and the permitted uses of the
land. The Partiés:agree that the Property shall be divided.and the Projectconstrucied strictly
for single sesidential purpeses in accordance with he 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 suceessors reserve the option to
further subdivide the Property and its parcels in the future, pursuant to then existing law, if
and when the WSSP, Azea Plan, Code and the Washoe County Health Departnient permait, it.
This Paragraph 2'is, however; ihade subjéet testhe provisions.of Paragraph 6-below.

3. Development And Infrastructure.

3:1 -Development Standards-Handbook. The Parties hiave jofutly draffed, 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 Projectshall be in-accendance with-the Hendbook.

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 ("oc&rs™ governing the entire WSSP area for the purposes identified inthe WSSP,
until the related WSSP requirements are modified or repealed, if at all, through the Area Plan
update process. The association and the ce&rs shall be completed to the satisfaction of the
County Commimity Development Department.and the Washoe Conty District Attosaey.

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 "D"
and incerporated: herein by this reference. The purpose of the Diselosure is-toprovide alk buyers
specific informafion 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
aspocts.of the acguisition efcertain parcels. It isaneant to enly provide basic information about

. -aspects-of the RSP and this Agreementthatare vequiredto bedisclosed. A signed and
notarized copy of the Disclosure must be provided to afl future property owners and must
accompany all building permit applications submitted to the County. The purpose of this
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requizement is to.ensure that a1l futticeowness of property within the Warim Springs community
are aware of the requirements of the WSSP and this Agreement.

34 Water-and Septic. Owner doesnot rtend at-fis:time:to subdivide atany . greater

-density than as-shown on-the Maps, which permits Owner to install sepfic 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 commumity water and sewet: systems.at is fimne. Owner $hall instdll 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. Owmner and. his successors may in the future connget to a
community water or sewer systen, pursuant t6-then existing law, if'and when the- WSS, Area

" Plan, Code and the Washoe County Health Deparfment. petntit it.

4, Financing.
~ 44 -Tnfeastiuctire Related Fees.

4.1  Fee Commitments. Owner-offers to and agrees hereby to pay all fees
. desciibed in this Agreerentad its-exhibits. The«uty to pay said feesiand any increased-or
decreased fees negotiated as mentioned below, shall run-with the Property and be binding upon '
and inure to the benefit of the successors and assigns of the Parties. These fees shall be paid to
County on or before the time of the recording of each final parcel map.

412  Fee Area. The area er'icm’ﬁ'péssed withifi the WSSP is liereby desigriated as
the "Fee Area" for the imposition of fees and the collection of funds under the provisions of this
Agreement.

4,15  Special Fee Reveie Fund: Except as otherwise specifically provided in
this Agreement, all fees collected pursuant to this Agreement shall be placed in a special,
segregated, interest-bearing revenue fund (a "Special Fund") for each fee category and shall be
- used solely for-the purpose.of constructing the applicabfe capial fmprevements or providing
tefunds or reimbursements (as defined in Paragraph 4.6 herein) in accordance with this
Agreement. The Copnty, through its Director of Community Development and/or its Finance
Dirsctor, shall-maintain detailedrecondse entifythe dévilopment(s) from which fees were
-collected, for which purpose and hew said fees were spent. .

414  Fee Changes. So long as the Project does not change from the use
~described in‘the Maps and conditions thereto,and except as-stherwise provided a-this.
Agreement, the fees set forth in this Agreement shall not increase without the written consent of
the Parties except that the fees shall be adjusted to reflect changes in actual construction costs,
but only as sueh costs are adjustéd during the regular review of the CapitalImprovements:
Prograria (CIPY for the WSSP, The.CIPis attached as Exhibit "B, entitled Financing Concept
Plan for the WSSP, and is incorporated herein by this reference. Notwithstanding this, Owner's
fee obligations as defined in this Agreement may be altered or repealed, but not increased,
subject however to Paragraph 5 below, by the update to thie Area -Plan and WSSP,-possibly to
include refunds of certain fees paid. Owner understands and agrees that no guarantee is
expressed herein by the County.and that this Agreement does not affect the update process nor
altimate amended AreaPlanand WESP-in any respect srhatsoever. ’
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4 TFees— Roads, Drainage. Planning, Water, Parks, Open Space, and Utilities. At
the recording of each final map for any phase of the Project, the fees set forth in this Agreement
shall,be paid by Owner to.County. as follows:

4.2.1 Roadway Fees. Owner-agrees to pay to-the County all roadway fees shown: in,
the Fee Schedule for the Project attached hereto as Exhibit " (hereafter "Roadway Fees"). .
These fees shall be set aside in a Special Fund specifically for the construction of the first phase
of the Spine Road or-other collector roads as defined in the phasing planfor roagways set forth
in Exhibit "E", County shall disburse these fees for the purpose of design and construction of
the xoadsways orto reimburse Owner if Owner constructs collecter zoads to County
spocifications. These foes-are separatesand apart’from the Regioral Boad Impact Ree:(RRIF)
(Parageaph 4.3.1), whitch is collected at byiilding permit. The Roadway Fees are also separate
and apart from the property owners' current fees collected by PVGD for the maintenance of
public roadway easements.

4272 Storm Drainage Fees. Owmeér agrees.to pay to the County all storm
drainage fees shown in the Fee Schedule for the Project attached hereto as Exhibit "F" (hereafter
"Drzainage Fees"). These fees: shall be. set aside i & Special Fund specificatly for the
construction of Spine Road Draibage Improvements as defined in the plan; for storm drainage set
forth, in Exhibit "F". These fees shall be reimbursed to. Owmer only iff Owner consiructs said
drainage improvements to County specifications. ‘

433  Plianning Fees. Only those planning fées paid pursuant fo 1his Agreement
(hereafter "Planning Fees") shall be placed in a Special Fund specifically for the repayment of
certain-planning costs dncuired by partioular property 0Wners as.noted in the CIP (Page G-xxii
of- AppendixiG-ef the WESP):Owner shall be scredited Planning Feesas noted in the Fee
Rehedule attached.as Exhibit “F." Pursnant o Paragraph 4:5.2 below, all Planning Fees
accumulated in the Special Fund shall be used to reimburse said particular property owners who
paid the cost of preparing the WSSP. Owner would otherwise pay Planning Fees as shown in the
Fee Schedule (Exhibit "E"). :

424  Community Water System Fees. Owner agrees to pay t0 the County all
community water system: fees shown: in:the Fee Schedule. fox the Project-attached hereteras
Exhibit “F"™ (hereafter "Water System Fees®): These fees:shall Be placed in‘a Speeial Fund
specifically for the purchase of land for, as well as the design and construction of, the

Community Water System as defined in the plan set forth in Exhibit "E". All Water
System Fees acoumulated-in the account shall e applied'by-the County or other government ontify.
to design and construct this water system or used to reimburse Owner if Owner constructs said
system to County specifications.

425  Parksand Open.Space Fees. @mer agrees 1o pay to the:County all parks
and open space fees shown in the Fee Schedule for the Project attached hereto as Exhibit “F”
(hereafter "Park Fees"). These fees shall be placed in a Special Fund specifically for the
purchase of Tand for, as well asthe design and construction of, certdin parks and open space as
defined in the plan set forth Exhibit "E". All Park Fees accumulated in the account shall be
applied by the County or other government entity to design and construct the parks and open
space or used toreimburse Owner if-Owner constructs said parks amd open:space to: County -
specifications. The Park Fees are separatg and apart from the Residential Censtraction Tax
(Paragraph 4.3.2 below), which is collected at building permit. '
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42.6.  Public Facilities Fees—DPolice and Fire. Owmer agrees fo-pay to the
County all public facilities' fees shown in the Fee Schedule for the Project attached hereto as
Exhibit "F” ¢hereafter "Facilites’ Fees"). These fees shall be plaved-in-a-Special-Fund -
specifically for the purchase of land for, aswell asthe design and construetion of, the police and

five pulbkic Facilities ofherwise knoww in aid defined in-Bxhibit "E" as "Community Facilities™.
All Facilities' Fees accumulated in the account shall be applied by the County or other .
government entity to design.and construct these public. facilities or used to reimburse Owmer if
‘Owner.coistiucts these facilities to Colifity §pecifications.

4.3 Existing RTC.and County Fees.

431  Existing RTC Regional Rood Tmpact Fee [RRIF). -Owner understands and
agrees that in addition to the Roadway Fees discussed in Paragraph 4.2.1 above, the Project is
subject to the current RRIF, which shall be paid by Owner to County pursuant to applicable RRIF
Yaw aiissuance of building permits,

432  Existing Park Residential Construction (RCT). Owner understands and
agrees that in-addition:tecthe Pazk Fees disenssed inParapraphi4.2.5 above, the Project is subject
to the eurrent RET for parks. te be paid By Owner to County parsuant to-applicable RCT law at
issuance of building permits or as otherwise may be lawfully agreed to in by Washoe County
Department of Regional Parks and Open Space. If Owner constructs the parks and open space to
County. specifieations, then Owner- shall be credited- or refimded in- ascordance -with sucl
procedures Tor ciedit or refund. '

4.4 Cradits. The:Gounty's Dizector of Community Development shall make

. determinations of eredit in-accordance withthis Agreement.:Credits apply only to the respective
Special Fund set forth in Paragraph 4.2 above and shall not be transférable to other Special .
Funds. Credits may only be used upon substantiation of the completion of improvements, or in
the case-of planning fees,evidence o payment-of fees.

4.4.1 Credits for Roadway Fees, Drainage Fees, Water System Fees, Park Fees,
qud Facilities' Fees. Credit against fees:paid tosSpedial Funds shall be-based on the. aetual cost of
~ the provision of those fagilities or the: independently appraised value ofithe dedieation; whichever
is applicable. The actual cost or value shall be credited against the total amount diie based upon
the Per Fee Unit that is established by this Agreement and ideritified in Exhibit F hereto.

442  Credits for Planning Fees. Oty those ‘particifar property owners who paid
the cost of preparing the initial WSSP, or their successors, shall be eligible for Planning Fees
.credit. Owner is eligible for Planning Fees' credit as one of the original payees and the total
ametntof credits for the Maps, assuming-all parcelsare recorded, is estimated @t the amount set
forth in Exhibit F hereto. '

4.5 Credit Waiver. Owner must apply any Credits at the time of the filing of a final
parcel map. Owner's faitute tor do-so-fot 2 paitieular final map. shall be deeried a waiver of those -
Credits to that particular final map. Said Credits may be used on future parce]l maps. '

4:6 Refind/Reimbursements of Fees:
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4.6:1 Refunds: Bxceptas othetwise provided in this Agreemerit, upen eotifletion.of -
that category's capital improvements as identified in the CIP for the entire WSSP area, the County
shall:refund. to. current WSSP property owners ath remaining fees: in-that category s fumd.

(the "Refund™, less anl adminisfrative foe equal te-the adininistrative-costs inewred by the
County. Reflinds may be awsarded ouly-if the Director finds ffom.all. circimstances.and evidence
that; (i) the actual cost of all improvements made in that category of CIP improvement is less
than all respective fees paid into that category; (ii) excess funds exist in the Special Fund; and
*(iif) o additicnal finds:Are reuited to cofaplete the tespective iniprovemetits tequitsd svithin
the WSSP.

A6.2  Planming Fees" Refmbursenment. "?Igléaﬁﬂiﬁ@n to the Credits provided for in
fhis ‘Agieetnent, the Owmersmay choose t0 be zéimbursed for the-actual Planning Fees paid:
~ through a reimbursement (the "Reimbursement"). However, in no event shall the combination
of Credits and Reimbursements total more than the actual Planning Fees paid. Any
"Réindbursement made shalk redtuce the amount,of Creditavailable. Conversely, amy Credit
obtained shall likewise reduce the amount of Reimbursement available. A request for
Reimbursernent shall be submitted. by Owner to.the County's Corvmunity Development.
'Department within 30days of the pestmark date. of notice mailed to Owmer of the. determination. -
of actual costs made by the County's Dizector of Community Development, Should the Planiing
Fees Special Fund not have sufficient funds to allow for full Reimbursement, then the County
shall repay, on a quarterly basis, from whatever funds have been collected during the preceding
.quarter into:said find unril the full amonmt.of Reimbursement 1s paid.

463  Prorata Refimds/Reimbursements. I more than one valid application for a
Refonder Reimibursement is-nade and approved, the Connty-shall Allecate the fonds available
for reimbursetnent betseen the applicants based-on the ratio of the actual costs incurred in each
respective fee category or the ratio of the planning fees paid by the applicants.

454 - Director’s Decision and Appeals. Administrative decisions regarding
Refunds or Reimbursements may be appealed by the affected Owner to the Washoe County
Planning Commission by filing with the County's Department of Community Development a
statement of the grounds.of the appeal withitrten:¢1.0)days ofithe: pestmark - date of motice -
mailed to Owner of the administrative decision: Thé Ceunty's Director of Community
Development will schedule such appeal on the Planning Commission agenda for the next
regularly scheduled meeting occurring at least twenty-one (21) calendar days after receipt of the
appeal statezment. If the Planning-Commission reverses tlie: decision of the:Director of
Community Development, it shall direct the Director to recalculate the fee in accordance with
its findings. In no case shall the Planning Commission have the authority to negotiate the
-amountof the fee. If the Plansing Commiission alfirms.the decision of the Directer of
Commuriity Bevelopmerit, the affected Owner may appeal to-the Cowmty Board of
Commissioners within ten (10) calendar days of the Planning Commission hearing by filing a
notice of appeal with the County's Department of Community Development. The County
shall consider and render-a deciston on the appedl ma prompt-manner.

4.7 Dedication and Maintenance of Facilities. Owner may be required to offer
- certain facilities, to include readiways; for dedication torthe County at the time of the filing-ef a.
final map. Dedieations of facilities or roadways.to PVGIEy may also be requdrod: :
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SADs and GIDs. Owner offersto.and hereby: agrees to waive pretest to-participation:in any-
special assessment or general improvement district proceedings and agrees to cooperate fully
therewith.

6.

Reliance, Uneertainties and. Subsequent Actions.

6.1 Reliance by the Parties. The Parties understand and acknowledge that the other
refies upon flie assurances, arrangements.and promises sef forthi 4h this Agreement and s -
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 itsexhibits.

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
~pannet contemplated by this Agreenvent.. Ama}}gsuchcmcmnﬁan‘aas}swa&m avaiinbility o
other imited 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 eircumstances could: affeet each-other's ability te: perform.obligations hereunder.

6.3 Subsequent Actions. Owner acknowledges and agrees this Agreement does not
relieve the from compliance with existing, changed, modified or amended rules, regulations,
laws, ordinances, resolutions, fees orcodes Qfﬁtﬁef;gmmmtﬁﬁniai"aggemie& Swueli rales,
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

_acknowledgesand agreesthis Agroement deesnot prevent,the:County ina subsequent actien

-applicable to the Property from adepting-different taw, provisions vr-condifions that«denet
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. Ttis not the ittert-ofthe Partiesnor shall this Paragraph be constfued as-excusing
the County of any obligation bereunder or depriving Owner of any right under this Agreement,
which can be performed and without impairment of the County's emergency powers and
obligation-ter ebey and enfovee state and fedeval law (Céde 110.814.05(e) ard (d))-

6.3.1 Exceptions.

6.3.1.1  Amended WSSP. Notwithstanding this Paragraph 6 and any other
_eontradictory tetm in this. Agreetent, Owner understands and agrees that-certain possible
changes to the WSSP as adopted through the cutrent update process to the Warm Springs Area
. Plan shall be binding upen Owner, SUCCEssOrs and; the. Property no matter shether the final map
or & building permit has been:approved-or issusd, and:‘Owner.agrees to immediately coopetate
and.comply with such.chahges asmay be.contained within the.updated Azea 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 .
. rélated costs-and Tees, This Paragraph 6:3:1.1 shall also constitute a cowénant running with the:
land of the Property.

63.12  Public Health & Safety Eaw. Notwithistindihg this-Paragraph 6-and
any other contradictory ternrin 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)
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affecting public Health and safety (as typically used for exaniplein the building, health and fire
codes' sectors) shall apply. This Paragraph 6.3.1.2 shall constitute a covenant running with the
lapd: of the Property, : '

7: Couflicting Laws.

7.1  Conflicting State or Federal Rules. In the event that any conflicting state or federal
{aws-or regulitions bnacted affer thedate ofthis Agreement prevent-or prechide 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 end-effect as-to those
provisions netaffected,and the cenflicting laws-or regulations shall not be sapplied retroactively. -

7.1.1  Notice and Copies. Bither 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
orpolicy or an acvount of any such acfion of inection together with: a-stetement; af how amy sach
matter conflicts with the provisions of this Agreement; and

712 Mudification Conferences. The parties shall, within thirty €@)calendardays:
of the netice referred todn: the; precedingsabsestion; ineet and confer in geed 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 Commissign¥Hearings. In theevent Covintybelieves that an-amendment 10
this Agreement is necessary pursuant to this Paragraph 7, the proposed amendment shall be
“soheduled for hearingbefore the.County Conmission and moticed pursuant 40 Jow (imcluding
NRS 5278:0205(2)). The County Comumission shall-determine the exactnature-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.

13  Cooperation in Secuiting Permits: County shall use-its bt efforts to- cooperate with.
Owner in securing any County permits, licenses or other authorizations that may be required as
aresylt of the Commaission's decision: It is the responsibility of the owner to. pay alk applicable.
 fees in connection with:securing the permitsi '

8. Review Default and Termination.

8.1 . Freguency:of Reviews. Asvequired by NRS.278 0205 and Codi 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
feith mreport demanstrating Dvenet's-goed 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
ofthis Apreement. Tf at the time of review ap 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.
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&2 OppoituriitytobeHeard: Any party requesting an opportutiity: to-berheard by the-
County Commission on this review matter shall be given such opportunity within a reasonable
time following submissien.of the Director'srepost to, the Commission. -

83 Proceduresdn.the: Event of Default, T the event of any defanlt 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.

- Thik thifrty-day perfod shall Be measvred fiom- the-dite-of postinark-efthe notite, The courtesy
notice shall detail the alleged default, any action necessary to cure the default and, where
-appropriate, the.manner and peried of time in.which the alleged default may be satisfactorily
cuzed: During the period of time theadefanlt 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:

83k  Set Hearing Notice and:Possible Freeze. The party noticing a.defanlt shall
set the matter for hearing before the County Commission. This hearing shall occur at the
Commissions meeting that foltows. after the mimbmune seven. (7). business daysmoentioned. jrthis. -
Paragraph 8:3.1 plus the timenecessary for publication and netieing pursuant to-law: Said
paities shall send a letter to the othet paxty, by certifiedmail returi ioeeipt 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
1li hearing date of #n additional Hpportunity to correct theudefault. The seveny(7):eramore
business days will be measured from the date of postmark of the certified and regular mailing of
the detter. Ifthe defanlt remains vmeured at the expiration of these seven days the Cemimission .
shall conduct its heiring on the matter. Furthermaore, if the:Owner is thealleged defaulting party
then.the Director GECommunity Development.may alse immediately divect County staffto -
condition all future zoning, land use, and mapping applications 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, subjeet to-review by the Commriission.

8.3.2 Review. by County Commission. Following consideration.of the gvidence
presented hefore the County Commission and 4 finding:based en substantial evidence that a.
default has. occurred by theralleged defaulting party and the default remains uneorrected,
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
samend-er-terminate this A greement andiormay zatifyor authorize e spspensien-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 fermination. Sheuld:@wner electto appeal; Bwmer shall have twenty-five (25)
calendar days after the date of the Commiission's hearing to institute legal action as-set forth
in Paragraph 9.3 below to determine whether the County Commission abused its discretion.

. R A3 Faiver. Failureor d¢kay 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
shail not.eperate as awaiver.of any default oi of amy sechenights or remedies, or.deprive sach.-
party: of its.right ter institute and maintain any actions-erproceeding whicl it may deent necessary-
to protect, assert, or enforce any of its right or remedies. '
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%4 WnaveiddbleDelay or Defanlt, Exfension of Time-for Pcrfolmancc. Neithier paity
hereunder shall be deemed to be in defanlt, and performance e shall be excused, where delays or
defaults are-eaused by war, acts of terrerisny, msux:n@otmﬂ, strikes; wabkouts; riots; feods,
earthquak@s, fires, casualtles, acts of God, resmcilcms inx @sed or mandated by governmental
eifities, failire of; gonverTeial agencies- (Other than, Coupty )t perfoiim dets.or deeds necessary
for the performance of this Agreement, enactment of conflicting state or federal laws or
regulat1ons or similar matters beyond the control of the parties. If written notice of any such

" delay is given fo Comntyswithin thirty (30).calendardaysafter the commeneément thexsof, an
automatic extension of time, unless otherwise objected to by County within ten (10) business
daysof such writien. notice, shall be-aranted coextensive with theperiod of the enforced :d@lay

- ot longeras m,aw be required by circumstances.ot.as may be stbsequently agreed to between
Conaty-and Dwmer,

9. General Provisions.

9 Expiration of Agreement. The:Term of ﬂ'ilS Agreenient shall be for threer (3) years
commencing on the date of this Agreement as defined at the beginning hereof. Owner may
apply onee to the County Board.of Commissionens for a twe-year-extension. of this Ferms
provided that the law and regulations-existing at thetime of aetion by the Beard tor «graut the -
extension shall thereafter govern tlie Property, the Pm}act tlie Maps and this Agreement. Thée
Board's action shall be at its discretion.

92" -Amendmentor Cancellation of Apreement. Fxoept as-otherwise permitted by MRS
278.0205 and this Agreement, this Agreement may be amended from time to time or canceled
only npon.the mutual written agresment of the Parties.

93  LegalAction, Damages and ¥enue. TheCounty and:Owner agree that the: Ceumy
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 availdble for breadh, exceptihat néitherthe:Owner vow the County shafl be Tdble tothe
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 Paragraphs8.3: abeve. Following suthmetice; apublic hearfigmust be
held by the County Commission whiere.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 fo courtreview of zondng actions, gud'tic décision of tie- Connty-
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 o the County Commiission 4t the prblic hearing, Amny judicialaeviow or: wtheraction

. 4o enforce-or interpret this Agreement-shell eoeur inand rest exclnsively with the Second

Judicial District Court, State of Nevada.

94  Geverning Law. This Agreemetit <hallbe-construed and enforced in accordance
with and shall be governed by the law of the State of Nevada.

9.5.1  Transfer to an Affiliate of Owner. The righits of Owner under this Agreement
may be freely transferred or assigned to any entity, partnership, or corporation, which Owner
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eortrols, of in which: Ownerhas o é‘oﬂtm}flingﬁ interest, or which eontrols. Owmer; provided, such
entity shall assume in writing all obligations of Owner hereunder.

952  Third-Party Assigmment; The.riglts-and ebligations of ©wmer under this
Agreement may be freely transferred or assigned tg-a.third perty 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 Projéct along with a copy of the sale, transfer,
-CONVeYAnce; oI assignment agreement wiierein-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
 portien.of the Property, ©wner shall provide-County with svritten neticerof:any sale, transfer,
conveyanes.orassignment.af any uninproved perfien-of the Project.

953  Financial Transactions. Owner has full discretion and authority to transfer,
assign or-encumber the Project ot porfionsithereciin commection with fiyancing 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 totime without permission-of or notice toc Cotuty.

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 elaims-for preperty damage

which may afise from the drect or indirect operations of Owner or those of its contractors,
subcontractors, agents, employees, or other persons acting on Owner's behalf, which relate to
ponstruction.of the Project. Owner-agrees torand shall defend Cennty and its-officers, agents,
employees, and representatives. fovm any-claimsand actions: for damages scansed sor 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-inasourt of cempetent jurisdiction by -a third:party.challenging the walidity of this
Agreerment. The provisions of this Paragraph 9.6 shall not apply to thie extent such damage,
liability, or claim is solely caused by the intentional or negligent act of County, its officers, agents,
employees, or representatives.

97  Bindig Effect of Apreerent. The burdéns of this Agreetirerit 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 ox its-easlier revocation-or termination as
provided hergin. ) ‘ S S ‘

98  Relationship of Parties. 1t is-understood ‘that the comtractual relationship between
- County-amd-Owner is:such that Osvmer-is-an independent contracterand not.an agent of County
- for any purpose.

9.9 Notices, Unless otherwise provided in this Agreement, all notices, demands and
corresponidence required-or provided for under this.Agréement 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:
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“To County: CWASHOE COUNTY
Department of Community Development
Cu:rrent‘?lanm&g?wmen
PO Box 11130
Reno, NV 89520-0027

To Owner: " LW-Land Company LLC
A Nevada Limited Liability Company
Brian Murphy
695.Mile Circle. Drive
Reno, Nevada 895171

_Eithier party may:change its addréss by.giving notise.in siriting to.the:otherand theréafter
notices, demands and other cotrespondence shall be addressed and transmitted to the new
address. Notices given.in.the manner described shall be deemed delivered on the day of
personal delivery.or the.deliveny-date by overnight eouiierser mail is first attempted.

9,10 Entire Agreement. This Agreement constitutes the entire understanding and
agreement of the parties. This Agreement integrates al] of the terms and conditions mentioned
herein o ncidents) heveto-and supersedes 4l negofiations: or previous agreements:between the .
parties with respect to all or any part of the subject matter hereof.

911 Walvers. All waivers of the provisions of this: Agreement must be by written.
consent of all parties herete.

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

-executed-original-of this. Agreement shall'bo-recordid in e Officiad Rioeords:of Waslioe Gousty,
Nevada. All amendments hereto must be in writing signed by the appropriate officers of
County and Owmer in a form suitable for recordation in the Official Records of Washoe County,
Nevada. Upon the -cempletion-of performance-of -fhis Agreement -1 its atlier rewpcation -or
termination, a statement-cvidencing said complefion-or revocafion-signed by appropriate officers
of County and Owner shall be recorded in the Official Records of Washoe County, Nevada.

913 Headings, Bxbibits. Crossreferences, The headings and captions used inthis
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 reeitalsat the frent of this. Agreement are ineerpetated herein.by the referenees thereto:

~ contained herein. Amy term used invan exhibit hereto-shall have the same meaning asin 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. Coples of fhie Exlifbits shall be retained-and maintained
by the Department of Community Development at 1101 East Ninth ‘Street, Reno and shall be

available for inspection.

.14 “Beverability-of Ferms,. Hiany: term-arother previsiensef this Agreement is held to
" be invalid, Tllegal or incapable of being enforced by any rule of law or public policy, ail other
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coniditions: and provisioms: of this Agreement 'shall nevertheless.remain in fill foree and effees,
provided that the invalidity, illegality or unenforceability of such term does not materially impair
the parties' ahility to-consumnuate the.transaetions contemyplated hereby. Hany ternr or-ether
provision is-invalid, illegal er ineapable of being enférced; therparties herete-shall, if possible;,
amend this Agreement s0.as-to:affeet the original intention.of the parties. :

9.15 Voluntary Agreement. Owner acknowledges that he had the option of conducting
‘his own publicfaciities needbassessment biit insiead voluntarily chese to acoept the WSSP.
Ovmer 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 WHERFEOF, this. Agreement has beenezecuted by the parties-on:the date stated.

COUNTY OF WASHOE P—

. By:

Bob Lucey, Chair LW Land Company LLC
Board of County Commissioners Brian Murphy

Comty Clerk

STATE OFNEVADA )

)8s.

On this ___ - day of_ ,. 2017, perserally appeared- before me,. a Notary Public:
in and for said County-and Statey known to me and whe-acknowledged
to e that e executed the foregoing instrument fFeely and voluntarily and for theusesand.purposes
therein mentioned. ‘ '

“NOTARY PUBLIC
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EXHIBIT A

LEGAL DESCRIPTION




f!.egﬁlf'mesefipﬁmn

All that real propetty situatesin the:Countyof Washoe; State of Nevada, described as:follows;: .

‘Parcel 16-2-1-1, as shown.on:Record' of Servey map-filed in the office. of Washoe-County
Recorder, Washoe County, Nevada on‘October 29,1975, tnder file No. 383409, 383410 and
383412 and Division of land map filed October 29, 1975, under file No. 383418, Palomino
“Valley Unit:d.

A portion of the North West % Sec 16 township 22 North, Range 21 East M.D.E.& M, in the
county of Washoe, state of Nevada, being more particularly described as follows;

Ce’mm‘emi’n g.at the:NW carner of Sec 163 then Sputh 8% Degree:28’ 24”7 East, 46:.12" -

thense § 89 Degree 28" 26F 2,603:98 feet thense N} Degree 01" 36E I,321.95 feet, thense $ 89
Degree 29’ 20" E 2,025.00 feet thense North 416,50 N31 Degree 21" 36” West 1,066.96 feet
totrue peiht of Beginning:




EXHIBIT B,

MAP
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EXHIBIT D

Disclosure Statement




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 (W SSP),
ywhich 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 1o
summarize some of the major features of the WSSP and its exhibits. ‘

THE WSSP

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 WS SP. 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 C is a
copy of another part of the Development Code (Article 304), which describes the use types set forth in

Exhibit B. Exhibit D is a copy of a part of the County’s Area Plan Regulations for the Warm Springs Area
(Article 226 of the Development Code). :

Tt 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.

WARM SPRINGS AREA PLAN UPDATE

Washoe County is conducting this year of 2006 a review and update of the formal area plan for the

general Warm Springs area (“Area Plan”), of which the WSSP is a part. This update may produce

~ significant changes to the WSSP this year, including possible updated fees and schedule, different
development vision, and altered infrastructure needs and financing structure. A few of these possible

changes could apply to you now and require certain actions or payments. This is all discussed in the

development agreement entered into by your developer/seller and Washoe County, @ copy of which is
attached as Exhibit E. Please read it now. ' ‘

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, 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 improvement
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
quality of the community, and ensure long-term design consistency and land use consistency, as




envisioned by the WSSP. A copy of this Project’s Development Standards Handbook is included as
Fxhibit F. This handbook is attached to this Disclosure Statement for your reference at the time you
prepare to design your fiture 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
1o as the financing plan, and it requires payment of fees 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 Vallcy 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 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,

commumity 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.

Signature .Signature
STATE OF NEVADA )

) ss.
COUNTY OF WASHOE )

Onthis __ dayof , 2006, personally appeated before me, a Notary Public in and for said
County and State, , known to me and who acknowledged to me that he executed the
foregoing instrument freely and voluntarily and for the nses and purposes therein mentioned.

NOTARY PUBLIC




EXHIBIT E

Financing Concept Plan




GENERAL

The major element of each development agreement to be entered into by a subdividing
property owner and Washoe County would be the capital improvement program
elements, which have significance within the entire WSSP area, or are required to serve
more than one development. These elements form the "backbone” of the infrastructure
system. The development agreement identifies specific elements of the infrastructure
system that must be funded or constructed prior to issuance of certificates.of occupancy
by the County. The Capital Improvements Program (CIP) for the WSSP is found in
Appendix G of the Warm Springs Specific Plan and is incorporated herein by this
reference. .
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- Fee Schedule




FEE SCHEDULE 2017

-RESIDENTUAL, Single-Family

Community/ Water Fee per unit $702.00
. ‘Roadway Fee-per unit $2,915.00
Btorm Drainage Fee-per unit $390.00
Park Fee per unit $790.00
Public Facility Fees per unit $1,506.00
WSSP Planning Fees pef unit $206:00-
Park Tax Fees _ NA -
Interim Roadway: tmpact Fee per ART- $105.00




EXHIBIT G

Palomino Ranch Estates
CC&R’s




WHEN RECORDED RETURN TO:

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

DECTARATION OF
COVENANTS, CONDITIONS AND RESTRICTIONS
OF
PATLOMINO RANCH ESTATES

This declaration made this day of

2017 by LW Land Company LLC

; a

Nevada Limited Ldability Cempany , hereafter

referred to as 'DECLARANT".

WHEREAS, DECLARANT is the owner of that certain real property
locdted in the Ceunty of Washoe ewvidenced by the certain official
subdivision map recorded in Ehe office of the County Recorder of
the County of Washoe, State of Nevada, on, in Boeok — __ 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 1iots, numbered
‘through inclusive, are held and ghall be held,
conweyet, hypothecatef]l, used, improwed and occupied subject te the
following cowvenants, oenditiens, 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:




RESTRICTIVE PROVISIONS

1. Use and Improvements

No buildings, other than one detached single-family private
dweliing, private garage for %he'ﬁsé of the occupants of such
dwelling and a barn or other usual and appropriate outbuildings
strictly incident and appurtenant te a private -dwelling, shall be
erected or maintained on any lots, except that a guest house may
be permitted subject to County reguirements. Be use whatscever,
excepﬁ in connection with fts use and’improvemeanas a site and
grounds of a private dwelling as above set forth shall be made of
any lot or plot therein: and furthermere, ne driveway, road, right
of way, or any easements for public or Qrivate use shall be granted
for any reason whatsoever, acﬁoss QrAthxoughraﬁy let te any other

piece of property without complying fully with County requirements.

2. ‘Temporary Dwellings. -OQutbuildings and Accessory ‘Outbuildings

No trailers, except temporary contractors' +trailers used in
wconnection with -wconstruction and net provided for dwelling
accommodations, tents, garage or other oufﬁuiidings 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
eutbuildings 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 Bullding Reguirements

The construction of all dwellings on all lots, regardless of size
of dwé.lli'ngn must cenform to- F. H. A. or better speecifiecations.

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 stuare feet for a~@neeét®ry building,
or 750 square feet for a twd—Story”bﬁiiding, with the total size
no less than 1,500 sguare feet.

4. Bullding Setback Requirements

On lots- 16,000 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. a1l lots larger than 10,000 squase feet will have an
established buihdiné.enveLﬁéerith a minimum setback of 30 feet.
Buildings may be located anywhere within the envelope; however, all
buildings, Structures er sterage f 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 ldt size. These established setback lines netwithstanding,
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 prier te any activity that alters a stream. Streanm
crossings and cﬁlvert installations are subject to this code
sectlon.

5. Heating and Fireplaces

The uyse 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 duets. within the hoeme. Appliecants who
prefer stoves as the major heat source in the home will be
encouraged to use pellet stowes. Approved pellet stoves will be
accepted.as a major'heat source within the residence. Wood—%urning
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, providéd’the wood stove meets the new
County clean-burning, low-pollution standards. Open fireplaces are
prohibited except for gas burndng fireplaces which have false logs
and are used purely for aesthetic purposes and are not considered

a heat source within the residence.

6. Architecture

211 buildings must incerporate a “western ranch™ theme or identity
architecturally, in a manner that is complementary and'compatible
with the plan area and its surreundings. No mobile homes are allowed
except for construction purposes withih the SPA. To enhance the
development and maintain its rural character, buildings and
struetures shall ‘adhere to the following guidelines:

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

material finishes arer reguired feor all exterior wells.
Siding must run one consistent direction on all exterior
walls. Exterior colors mﬁst be earth tone and harmonize
with the surrounding landscape. No true primary or
secondary colors are allowed, nor any gloss or semi-gloss

finishes. A1l reflective wmetal such as chimney stacks.
flashings, exhaust vents and pipes, must be painted to

match. or blend with. surrounding materials. K1l draperies
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aiid window covérings should alse be of materials. ahd ceolors-
which harmonize with the surroundings. Aluminum windows,
door frames, sodlar panels, and skylights must be bronzed
or anodized. Steel windows and door fr&mes must be painted
to match or blend with surrounding materials.

b. Animals. On lets greater than one acre,. h@fses'or 4-H

animals, limited to cattle or sheep, will be allowea
provided they are net adjacent to. the center spine road,
village ceﬁter, community facilities center, or school
sites. No lot shall have more thaw two such amimals. All
Gthér lots may have the usnal household pets provided they.
are not kept for commercial purposes and are kept
reasonably coenfined se as not be become a nuisance. Horses,
animals, and household pets shall not unreasonably
interfere with the comfort, privacy, or safety or other
properties. No lot shall havé more than feur household
pets.
If horses/4-H animals are te 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. Reofs. Reofs must ke constructed of fire-retarndant
_ materials.

The use of standard wooden shakes or shingles will be prohibited.
Reofing 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 harmonizes
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with the surrounding . area and color scheme of the structure.

Flat roofs will be discouraged.

d.

Mailboxes. Architectural structures of natural materials
and naturzl colors shall be provided féor grouped
neighborhood mailboxes. The grouped neighborhood boxes of
15 or less per site shall be placed at neighborhood entry
points, with adequate access from main IoacdMays .

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.

Cancealment of _Puel Storage Tanks and Trash Receptacles.

Fuel storage tanks and every receptacie for ashes, %rash,
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 .

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 sereened from
any street, lot, parcel, or open space area by screen
fences. If stored in side yards, the mimimum side yard
shall be 12 feet.

Nuisances. No noxious or offensive activities, odors, or
nuisances shall be permitted'@n any lot wer parcel in the
development. No refuse, unsightly or abandoned vehicles,

debris, moxious material, disearded personal effects, or

construction materials not for immediate use shall be

permitted on' any lot or portien thereof. It is Ineumbent

Pager6iof 19-



-

material.

upon all property owhers to maintain their lots -and yards
in a neat, orderly and well-groomed manner, whether said
Iots are vacant or impreved.

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 pxoperty. Such. notice
shall state the steps 'to be taken. to eliminate the

nuisance.

j. CGlothes Lines. Mo 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 ot 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.

7. Landscaping

Landscape design should fit the particular use and blend with the
natural environment. The lot concept Iimits 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 demand

These factors contribute to a decreased average annual
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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 meighbox%@od;ﬂni%y and identity.

Belection of materials shonld contain a mixture of plants with
fast, medium, and slow growth rates and a varlety of sizes should

be planted to - prov1de a more natural appearance

cooling needs is encouraged. Evergreens along the north and west
act as a windbreak to deflect winfer 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 2lso redice heat ioss.

Drainageways should be 1lined with native wildflowers, grasses,
shrubé, and rocks and boulders te slow velocities. "They will be
graded to resemble a natural drainage swale and incorporated in the
overall design. Irrigation of plant material will utilize drib
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 shdll -be completely landscaped consistent with the
landscape design guidelines and water budget incorporated in this
plan. All landscaping shall be maintained te harmonize with and

sustain the attractiveness of the development.,
8. Fencing
ALl pfopefty Tines froﬁ'siﬁgie—family &weifing units to the street

shall be kept free and open.

Page 8of 19



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 privaey fence in leots. larger than 10,000-sguare

feet. Fences shall be constructed of wood or masonry material and

a typical privagy fence per neighberhood to promote neighborhood
unity.

The tramsition 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 wili be unidue to -the SPA.
It will be uniform in style throughout the area. Subdivision entry
signage shall be limited to menument signs of natiwve materials and
in conformance with design guidelines set forth in the commercial
section of the plan.

10, Exterior Lighting

The funﬁtianal objsctives in providing exterier area lighting are
to illuminate areas necesséry 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
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properties, and not overhead street lighting along public and
private rights-ocf-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 1lights, building or roofline tube
lighting, reflectiwe or luminescent wall surfaces are
prohibited.
1.  Exterior lighting shall not be attached to trees
except for the Christmas season.
ii. Driveway, walkway, and buflding 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
prchibited.
vi. Seasonal lighting displays and lighting for speeial
events which conflict with other provisions of this
section may be permitted on a temporary basis.
b. Guideiines.

i Lighting Design. Exterior lighting should be

designed .as an integral part of the arpchitecture and
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landscape and lYocated in & Hatiher 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 ﬁb the amticipited use and should not
exceed the amount of light actually required by users.
Lighting for pedestrian movement should 1lluminate
entrances, changes in grade, path intersections, and
other areas along paths which, 4f left unlit, would
icause the user to feel insecure, Lighting suppiiers and
nanufacturers have lighting design handbooks which: can
be consulted to determine fixture types, illumination
needs and light standard heights.

sis,  Fixture Desigh. Exterior 1lighting fixtures should

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

. Structural Lighting:. Wight 1lighting of building

exteriors should be done in a selective fashion:
highlight special recognizable features; kKeynote
repeated features; or use the play of light and shadow
to articulaté'the facade. The purpese of illuminating
the building should be to add visual interest and
support building identification. Haxsh overall lighting
of a 'facéde tends to flatten features and diminish

visual iInterest.
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v. 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 dowaward with no splay of
iighting directed offsite. The height of 1ight fixtures
or standards must meet the County standards. Direct
1ight downward in order to aveid 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 utilities shall be underground on lots less than one acre.
Undergrotnding shall be eficoiitaged for lots From one o two and a
half acres and overhead on.lots larger than two and a half acres.
All individual services to -each unit fer all let sizes shall be

undergrounded from the neighborhood service line.

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 TLots

No lot shall be further subdivided, unless permitted by the SPA

Plan and regulatory zoning category applicable.

I5. DrilTing and”Mining
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No drilling, refitiifig, duarryidg, of miwing operatioh of ahy kihd~
shhall be perniitted on any lot.

16, Telewvisien or Radio Antennaes dand Towars

No television or radioc antennae or tower shall be erected or used
outdoors, whether attached to a bullding or structure, or
otherwise. The placemenht of sateliite 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 stahdby, install¥ation or setvice &hakqes fwade 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 .eguitable covenants and
servitudes for the protection and dbenefit of each lot in said
subdivision and failure by DECLARANT or any other person or persons
entitfed so to do shaY¥ hot serve to create any Iiabilkity of
'responsibility to DﬁCLARANT for its alleged failure to act. Failure
~ to enforce any measure or provisien upeon vielation thereof shall
not stop nor prevent enforcement thereafter or be deemed a wailver
of the right so to do.

18. Severability

The varieus measures and provisiens o»f 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 centained in this declaration shall impair or defeat the

lien of any mortgage or deed of trust made in good faith and for
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value, but title to any property is subject to this declaration

’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 oonveyance or purchaser under a contract or
agreement of sale by accepting a deed or contract of sale or
agreenment of puyrchase accepts the same subject to all of other
covenants, restrictions, easements and agreements sef forth im this
declaration and agrees to be bound by the same.

Damages for any breach of the terms, restrictions and provisions of
this declaration are Thereby 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 wcests 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 continmue in full force and effect wumtil 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 owhers 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 50,
provided however; that said amendment or modification 1is in
compliance with the provisions of the Washoe County Code.

The: following twe: items will be applicable in the event of an
-active architectural caontrol committee.
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22 . Maintenance of Lots

AMY: lots, whether occupled or unoccupled, amd 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 committees, nor ité; agents, employees or
contractors, neor the DECLARANT, neor its agents, empleyees, or
contractoré 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 reascmable dimension
may be -displayed on any lot advertising 1it, together with any
improvements located therson, for sale or lease. ALl other signs,
bill boards, or .advertising structures of any kind are prohibited
except upon application teo and written permission from the
architectural contrcl committee.

Note:

The following is -an example of the architectural control committee
section of the C. €. & Rs. Not all development projects within the
plan area will be reguired to have an architectural control
committee. In the event a project does not have an architectural
control commititee, then applicants will be required to submit an
application to the citizen advisory board with definitive design,
materials and color combinations for their review and
recommendation prior to submittal to the County of Washoe.

24. Architectural Control Committee

a. General Powers. Al improvements constructed or placed on

any lot must first have the approval of the committee as
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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
plans shall show the location of allk improvements, If any,
easting upon said lot, the location of the improvement
proposed to be'constructedg the color and composition of all
exterior materials to bhe used, propesed. landscaping, and any
other information which the committee may require, including

soil, englneering 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 shali be Fiiied by appointment by
DECLARANT, or in the event of DECLARANTS failure to do so
within twe menths after any such vacancy, the then majority
of the lot owners. The power to appoint or remove Committee
members shall be trapsferred 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 HEstate.

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, architecture,

Page 16:61 19"



shape, height or style of the proposed improvemieht,
the materials used therein, the kind, pitch or type of
roof propesed te be placed thereon; or
ii. If, in the judgment of a majority of the committee
reasomably exercised, the proposed. improvement will be
inharmoniouws 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'gove:ning~itSAprocedwres-which:may'includ@, amonyg
other . things, required number of copies of plans and
specifications: provisions for mnotice wof approval or
disapproval, including a reasonable time period for approval

by reason of failure to disapprove.

e. Variances. The committee miay gramt keasomable variahtes
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
oy ifjuriolis to owners of other lots.

£. Certification of Compliance. At any time prior to

completion of comstruction of am improvement, the commitiee
may require a certification, upon such form as it shall
furnish, from the contrackor, owmexn, or a llcensed SUEVeyor,
that such improvement does not violate any setback rule,
ordinance or statute, ner 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 reguire a reascnable filing
fee to accompany the subnission of plans and specifications,
to be not more than one-fourth of 1% of the estimated cost of
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the proposed improvement, subject to a minimum fee of $75.00.
No additional fee shall be required for resubmittal.
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 plams or
specifications shall be responsible for the sufficiency
thereof and the adeqﬁacy’of improvements constructed pursuant
thereto.

All covenants, conditions and restrictiors hereim contained which

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

County of Washoe.

Palomino Ranch Estates

By:

INotary]
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