Parcel Map Review Committee
Staff Report

Meeting Date: November 9, 2017 Agenda Item: 7C

STAFF REPORT CASE NUMBERS: WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-
0019 and WTPM17-0020

BRIEF SUMMARY OF REQUEST: A series of five subsequent parcel maps to result in the
division of one parcel of approximately 67 acres into 15

parcels
STAFF RECOMMENDATION: APPROVAL WITH CONDITIONS

STAFF PLANNER: Planner's Name: Roger Pelham, MPA
Phone Number: 775.328.3622
E-mail: rpelham@washoecounty.us

APPLICANT/PROPERTY OWNER: LW Land Company, LLC

~

CASE DESCRIPTIONS ‘
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Sequential approval of the following Parcel Maps:

Tentative Parcel Map Case Number WTMP17-0015
(Palomino Ranch Estates #1) — For possible action,
hearing, and discussion to approve the division of a
67.60 acre parcel into three 2.5 acre parcels and one
remainder parcel of 60.10 acres.
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Tentative Parcel Map Case Number WTMP17-0017 ] §
(Palomino Ranch Estates #2) — For possible action, |~ e R ]
hearing, and discussion to approve a second division of
the newly created 60.10 acre parcel into three parcels of
5.0, 5.03 and 5.01 acres, and a remainder parcel of

45.06 acres.
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Tentative Parcel Map Case Number WTMP17-0018

(Palomino Ranch Estates #3) — For possible action, 4
hearing, and discussion to approve a third subsequent (
division of the newly created 45.06 acre parcel into three 2 :
5.0 acre parcels and one remainder parcel of 30.06 Wg |
acres. — A

Tentative Parcel Map Case Number WTMP17-0019
(Palomino Ranch Estates #4) — For possible action,
hearing, and discussion to approve a forth subsequent
division of the newly created 30.06 acre parcel into three
parcels of 5.0, 5.03 and 5.01 acres, and a remainder
parcel of 15.02 acres.

Tentative Parcel Map Case Number WTMP17-0020
(Palomino Ranch Estates #5) — For possible action,
hearing, and discussion to approve a fifth subsequent
division of a newly created 15.02 acre parcel into one 5.0
acre and two 5.01 acre parcels.
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Washoe County Parcel Map Review Committee

e Applicant/Property Owner:

e Location:

Assessor’s Parcel Number:
Parcel Size:

Master Plan Category:
Regulatory Zone:

Area Plan:

Citizen Advisory Board:
Development Code:
Commission District:
Section/Township/Range:

POSSIBLE MOTION

Staff Report Date: October 16, 2017

LW Land Company, LLC

Attn: Brian Murphy

695 Mile Circle

Reno, NV 89511

South end of Grass Valley Road, approximately ¥
mile south of Whiskey Springs Road
077-130-23

67.60 acres

Rural Residential (RR)

High Density Rural (HDR)

Warm Springs (Specific Plan Area)
Warm Springs/Rural

Authorized in Article 606, Parcel Maps
5 — Commissioner Herman

Section 16, T22N, R21E, MDM,
Washoe County, NV

I move that, after giving reasoned consideration to the information contained in the staff report
and information received during the public hearing, the Washoe County Parcel Map Review
Committee approve with the conditions included as Exhibit A for this matter, Tentative Parcel Map
Case Numbers WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-0019 and WTPM17-
0020 for LW Land Company, LLC, and make the determination that the following criteria is or will
be adequately provided for pursuant to Washoe County Code, Section 110.606.30.

(Motion with Findings on Page 13)

Tentative Parcel Map Case Numbers WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-0019 and WTPM17-0020
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Tentative Parcel Map Case Numbers WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-0019 and WTPM17-0020
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Site Plan: Tentative Parcel Map Case Number WTMP17-0015 (Palomino Ranch Estates #1)
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Site Plan: Tentative Parcel Map Case Number WTMP17-0017 (Palomino Ranch Estates #2)
Tentative Parcel Map Case Numbers WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-0019 and WTPM17-0020
Page 5 of 14
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Site Plan: Tentative Parcel Map Case Number WTMP17-0018 (Palomino Ranch Estates #3)
Tentative Parcel Map Case Numbers WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-0019 and WTPM17-0020
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Site Plan: Tentative Parcel Map Case Number WTMP17-0019 (Palomino Ranch Estates #4)
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Site Plan: Tentative Parcel Map Case Number WTMP17-0020 (Palomino Ranch Estates #5)
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Site Plan: Palomino Ranch Estates #1 through #5
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Tentative Parcel Map Evaluation

Regulatory Zone: High Density Rural (HDR) within the Warm Springs Specific
Plan

Maximum Lot Potential: 20

Number of Lots on Parcel Maps: 15, through a series of 5 tentative parcel maps

Minimum Lot Size Required: 2.0 acres

Minimum Lot Size on Parcel Maps: 2.5 acres
Minimum Lot Width Required: 150 feet
Minimum Lot Width on Parcel Maps: 323 feet

The tentative parcel map meets all minimum requirements for the High Density Rural (HDR)
regulatory zone.

Development Suitability Constraints: The Warm Springs Area Plan Development Suitability Map, a
part of the Warm Springs Area Plan, identifies the subject
parcel as being within the “1% FEMA Flood Hazard” (100-
year flood zone) area.

The subject parcel is within the Truckee Meadows Service Area (TMSA).

The series of requests seeks to divide one parcel of 67.60 acres, identified as Assessor’'s Parcel
Number 077-130-23, into a total of 15 lots, ranging in size from +2.5 acres to +5 acres in size. Two
acres is the minimum area requirement for parcels under the High Density Rural (HDR) regulatory
zone.

The Warm Springs Specific Plan limits the number of parcels to 75 percent of that available under
the Medium Density Rural (MDR) regulatory zone because of the water restrictions in the area plan
and in the basin. Without the reduction to 75 percent, a total of 27 lots might be allowed. With the
reduction a total of 20 lots are allowed. The applicant seeks to create 15 lots. The number of lots
proposed by this map series is less than the allowance for the 67.60-acre parent parcel.

In accordance with the Warm Springs Specific Plan requirements, the applicant must record a
Development Agreement before the recordation of any final map. That requirement has been
included as a recommended condition of approval.

Improvements to serve this development will be required to meet all generally applicable
requirements for a subdivision, in accordance with WCC Section 110.606.30(j).

Project Evaluation

The parcel map series has been conditioned to comply with the applicable provisions of the Warm
Springs Specific Plan. Approval of the Development Agreement will be contingent upon
compliance with all specific requirements of that plan.

Reviewing Agencies

The following agencies received a copy of the project application for review and evaluation.

e State of Nevada
0 Department of Environmental Protection
0 Department of Transportation
0 Department of Water Resources

¢ Washoe County Community Services Department
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Planning and Building Division

Planning and Building Division — Parks and Open Spaces
Planning and Building Division — Water Rights Manager
Engineering and Capital Projects — Land Development
Engineering and Capital Projects - Utilities

Parks and Open Spaces

O 0O 0O O 0o o o

Technology Services — Geographic Information Systems
e Washoe County Health District
0 Air Quality Management Division
o Environmental Health Division
e Truckee Meadows Fire Protection District
e Regional Transportation Commission
e Washoe Storey Conservation District
¢ Palomino Valley General Improvement District
Six out of the sixteen above-listed agencies/departments provided comments and/or
recommended conditions of approval in response to their evaluation of the project application. A
summary of each agency’s comments and/or recommended conditions of approval and their

contact information is provided. The Conditions of Approval document is attached to this staff
report and will be included with the Action Order, if the series of parcel maps are approved.

e Washoe County Planning and Building Division addressed compliance with the
requirements of the Warm Springs Specific Plan.

Contact: Roger Pelham, 775.328.3622, rpelham@washoecounty.us

o State of Nevada, Department of Water Resources requires a will-serve letter from the
Palomino Valley GID and to be a signature on the final map.

Contact: Steve Shell, 775.684.2800

o Regional Transportation Commission addressed desire to include accommodations for
Park-n-Ride within the project and encouraged the applicant to construct bike and
pedestrian trails, but did not request conditions of approval.

Contact: Rebecca Kapuler, 775.332.0174, rkapuler@rtcwashoe.com

e Washoe County Planning and Building Division - Water Rights Manager addressed the
requirements for water rights to serve wells for new parcels.

Contact: Vahid Behmaram, 775.328.3600, vbehmaram@washoecounty.us

o Palomino Valley General Improvement District provided conditions of approval to
mitigate damage to adjacent roadways that may be caused by construction traffic as
well as provide standards for roadways accessing the site.

Contact: Caty Glatthar, 775.842.6382, palvalgid@gmail.com

e Washoe County Engineering and Capital Projects Division addressed technical
standards for drainage, roadways and mapping.

Contact: Walter West, P.E., 775.328.2310, wwest@washoecounty.us
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Staff Comment on Required Findings

WCC Section 110.606.30 (i) requires that all of the following findings be made to the satisfaction of
the Washoe County Parcel Map Review Committee before granting approval of the request. Staff
has completed an analysis of the application and has determined that the proposal is in
compliance with the required findings as follows.

1) General improvement considerations for all parcel maps including, but not limited to:

a) Environmental and health laws and regulations concerning water and air pollution, the
disposal of solid waste, facilities to supply water, community or public sewage disposal and,
where applicable, individual systems for sewage disposal.

Staff Comment: Compliance with all environmental and health laws and regulations
concerning water and air pollution, the disposal of solid waste, facilities to supply water,
community or public sewage disposal and, where applicable, individual systems for sewage
disposal will be addressed with the approval of the required development agreement.

b) The availability of water which meets applicable health standards and is sufficient for the
reasonably foreseeable needs of the subdivision.

Staff Comment: Conditions of approval have been proposed to ensure that water which
meets applicable health standards and is sufficient for the reasonably foreseeable needs of
the subdivision is provided.

c) The availability and accessibility of utilities.

Staff Comment: Availability and accessibility of utilities has been provided for on the
proposed maps and will be ensured prior to recordation of any final map.

d) The availability and accessibility of public services such as schools, police and fire
protection, transportation, recreation and parks.

Staff Comment: All appropriate agencies were provided with the applications and no
recommendations of denial were received.

e) Conformity with the zoning ordinances and master plan.

Staff Comment: The proposed subdivision is in conformance with the zoning and the
Warm Springs Specific Plan.

f) General conformity with the governing body’s master plan of streets and highways.

Staff Comment: The Warm Springs Specific Plan provides specific standards for streets
and highways, conformance will be ensured by approval of the required development
agreement.

g) The effect of the proposed subdivision on existing public streets and the need for new
streets or highways to serve the subdivision.

Staff Comment: Conditions of approval have been provided by the Palomino Valley
General Improvement District to ensure mitigation of negative impacts upon surrounding
roadways.

h) Physical characteristics of the land such as floodplain, slope and soil.

Staff Comment: The site is in a floodplain and elevation of building pads will be required.

i) The recommendations and comments of those entities reviewing the tentative parcel map
pursuant to NRS 278.330 and 278.348, inclusive.
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Staff Comment: These provision of statute refer to the preparation and distribution of
tentative maps. All recommended conditions of approval from reviewing agencies have
been included in the recommended conditions of approval.

i) The availability and accessibility of fire protection including, but not limited to, the
availability and accessibility of water and services for the prevention and containment of
fires including fires in wild lands.

Staff Comment: The applications were provided to all interested agencies and no
recommendations for denial were received.

k) Community antenna television (CATV) conduit and pull wire.

Staff Comment: Appropriate easements are required to be included on the final map.

I) Recreation and trail easements.
Staff Comment: No reviewing agencies recommended conditions requiring trail easements.

2) Subdivision improvement considerations for second or subsequent parcel maps pursuant to
Section 110.606.30(d) and which are in addition to the criteria listed above.

Staff Comment: Notice of the public hearing on this item will be sent in accordance with WCC
Section 110.606.30(d).

Recommendation

Those agencies which reviewed the application, recommended conditions in support of approval of
the tentative parcel map, or provided no comments. Therefore, after a thorough analysis and
review, Parcel Map Case Numbers WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-
0019 and WTPM17-0020 are being recommended for approval with conditions. Staff offers the
following motion for the Parcel Map Review Committee’s consideration.

Review Criteria

I move that, after giving reasoned consideration to the information contained within the staff report
and the information received during the public meeting, that the Washoe County Parcel Map
Review Committee approve Parcel Map Case Numbers WTPM17-0015, WTPM17-0017,
WTPM17-0018, WTPM17-0019 and WTPM17-0020 for LW Land Company, LLC, subject to the
conditions of approval included as Exhibit A with the staff report, and make the determination that
the following criteria is or will be adequately provided for pursuant to Washoe County Code,
Section 110.606.30:

1) General improvement considerations for all parcel maps including, but not limited to:

a) Environmental and health laws and regulations concerning water and air pollution, the
disposal of solid waste, facilities to supply water, community or public sewage disposal and,
where applicable, individual systems for sewage disposal;

b) The availability of water which meets applicable health standards and is sufficient for the
reasonably foreseeable needs of the subdivision;

c) The availability and accessibility of utilities;

d) The availability and accessibility of public services such as schools, police and fire
protection, transportation, recreation and parks;

e) Conformity with the zoning ordinances and master plan;

f) General conformity with the governing body’s master plan of streets and highways;
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g) The effect of the proposed subdivision on existing public streets and the need for new
streets or highways to serve the subdivision;

h) Physical characteristics of the land such as floodplain, slope and soil;

i) The recommendations and comments of those entities reviewing the tentative parcel map
pursuant to NRS 278.330 and 278.348, inclusive;

i) The availability and accessibility of fire protection including, but not limited to, the
availability and accessibility of water and services for the prevention and containment of
fires including fires in wild lands;

k) Community antenna television (CATV) conduit and pull wire; and
[) Recreation and trail easements.

2) Subdivision improvement considerations for second or subsequent parcel maps pursuant to
Washoe County Code, Section 110.606.30(d) and which are in addition to the criteria listed
above.

Appeal Process

Parcel Map Review Committee action will be effective 10 calendar days after the written decision is
filed with the Secretary to the Parcel Map Review Committee, unless the action is appealed to the
Washoe County Board of County Commissioners, in which case the outcome of the appeal shall
be determined by the Board of County Commissioners. Any appeal must be filed in writing within
10 calendar days after the written decision is filed with and signed by the Secretary of the Parcel
Map Review Committee and mailed to the applicant.

Applicant: LW Land Company, LLC
Attn: Brian Murphy
695 Mile Circle
Reno, NV 89511

Representatives: TEC Engineering
Attn: Jason Gilles
9437 Double Diamond Parkway
Reno, NV 89521
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Tentative Parcel Map Case Numbers WTPM17-0015, WTPM17-0017,
WTPM17-0018, WTPM17-0019 and WTPM17-0020

The tentative parcel map approved under Parcel Map Case Numbers WTPM17-0015,
WTPM17-0017, WTPM17-0018, WTPM17-0019 and WTPM17-0020 shall be carried out in
accordance with the Conditions of Approval granted by the Washoe County Parcel Map Review
Committee on November 9, 2017. Conditions of Approval are requirements placed on a permit
or development by each reviewing agency. These Conditions of Approval may require submittal
of documents, applications, fees, inspections, amendments to plans, and more. These
conditions _do not relieve the applicant of the obligation to obtain_any other approvals and
licenses from relevant authorities required under any other act or to abide by all other generally
applicable Codes, and neither these conditions nor the approval by the County of this
project/use override or negate any other applicable restrictions on uses or development on the

property.

Unless otherwise specified, all conditions related to the approval of this tentative parcel map
shall be met or financial assurance must be provided to satisfy the conditions of approval prior
to the recordation of a final parcel map. The agency responsible for determining compliance
with a specific condition shall determine whether the condition must be fully completed or
whether the applicant shall be offered the option of providing financial assurance. All
agreements, easements, or other documentation required by these conditions shall have a copy
filed with the County Engineer and the Planning and Building Division.

When conditions required by different agencies address the same topic, the more stringent
standards shall be required.

Compliance with the conditions of approval related to this tentative parcel map is the
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and
occupants of the property and their successors in interest. Failure to comply with any of the
conditions imposed in the approval of the tentative parcel map may result in the institution of
revocation procedures.

Washoe County reserves the right to review and revise the Conditions of Approval related to
this tentative parcel map should it be determined that a subsequent license or permit issued by
Washoe County violates the intent of this approval.

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or
“must” is mandatory.

Conditions of Approval are usually complied with at different stages of the proposed project.
Those stages are typically:

e Prior to recordation of a final map.
¢ Prior to obtaining a final inspection and/or a certificate of occupancy.
e Prior to the issuance of a business license or other permits/licenses.

¢ Some “Conditions of Approval” are referred to as “Operational Conditions.” These
conditions must be continually complied with for the life of the project.

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
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The Washoe County Commission oversees many of the reviewing agencies/departments
with the exception of the following agencies.

e The DISTRICT BOARD OF HEALTH, through the Washoe County Health
District, has jurisdiction over all public health matters in the Health District.
Any conditions set by the Health District must be appealed to the District
Board of Health.

e The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and
governed by its own Board. Conditions recommended by the RTC may be
required, at the discretion of Washoe County.

STANDARD CONSIDERATIONS FOR SUBDIVISIONS
Nevada Revised Statutes 278.349

Pursuant to NRS 278.349, when contemplating action on a tentative subdivision map, the
governing body, or the planning commission if it is authorized to take final action on a tentative
map, shall consider:

(a) Environmental and health laws and regulations concerning water and air pollution, the
disposal of solid waste, facilities to supply water, community or public sewage disposal
and, where applicable, individual systems for sewage disposal;

(b) The availability of water which meets applicable health standards and is sufficient for the
reasonably foreseeable needs of the subdivision;

(© The availability and accessibility of utilities;

(d) The availability and accessibility of public services such as schools, police and fire
protection, transportation, recreation and parks;

(e) Conformity with the zoning ordinances and master plan, except that if any existing
zoning ordinance is inconsistent with the master plan, the zoning ordinance takes
precedence;

) General conformity with the governing body’s master plan of streets and highways;

(9) The effect of the proposed subdivision on existing public streets and the need for new
streets and highways to serve the subdivision;

(h) Physical characteristics of the land such as floodplain, slope and soil;

0] The recommendations and comments of those entities reviewing the tentative map
pursuant to NRS 278.330 and 278.335; and
0) The availability and accessibility of fire protection, including, but not limited to, the

availability and accessibility of water and services for the prevention and containment of
fires, including fires in wild lands.

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING
AGENCIES. EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING
AGENCY.

Washoe County Planning and Building Division

a. The following conditions are requirements of the Planning and Building Division, which shall
be responsible for determining compliance with these conditions.
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Contact: Roger Pelham, Senior Planner, 775.328.3622, rpelham@washoecounty.us

a. The final maps shall be in substantial compliance with all plans and documents
submitted as part of this tentative parcel map application, and with any amendments
imposed by the Parcel Map Review Committee. All documentation necessary to satisfy
the conditions noted below shall accompany the final maps when submitted to the
County Engineer and the Planning and Building Division.

b. The applicant shall comply with all the conditions of approval and shall submit all final
maps for signature by the Director of the Planning and Building Division within 22
months from the date of approval by the Parcel Map Review Committee. Each agency
responsible for imposing conditions may determine whether its conditions must be fully
completed or whether the applicant shall be offered the option of providing financial
assurances as a means of assuring compliance.

c. The final maps shall contain the following jurat:

DIRECTOR OF PLANNING AND BUILDING CERTIFICATE

THE FINAL PARCEL MAP CASE NO. WTPM ({insert correct case number}
MEETS ALL APPLICABLE STATUTES, ORDINANCES AND CODE
PROVISIONS; IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE
MAP AND ITS CONDITIONS, WHICH ARE INCORPORATED HEREIN BY
THIS REFERENCE, AND THOSE CONDITIONS HAVE BEEN SATISFIED
FOR RECORDATION OF THIS MAP. THE OFFER(S) OF DEDICATION IS
(ARE) REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN
ACCORDANCE WITH NEVADA REVISED STATUTES CHAPTER 278.

THIS FINAL MAP IS APPROVED AND ACCEPTED THIS DAY OF

, 20 , BY THE DIRECTOR OF THE PLANNING AND
BUILDING DIVISION OF WASHOE COUNTY, NEVADA, IN ACCORDANCE
WITH NEVADA REVISED STATUTES 278.471 THROUGH 278.4725.

MOJRA HAUENSTEIN, DIRECTOR, PLANNING AND BUILDING DIVISION

d. Any regulations, procedures, and conditions adopted by the Washoe County Health
District must be met prior to recordation of a final map. Prior to the recordation of any
final map the applicant shall provide documentation from the Health District to the
Planning and Building Division that all requirements have been met.

e. Any regulations, procedures, and conditions adopted by the Truckee Meadows Fire
Protection District must be met prior to recordation of a final map. Prior to the
recordation of any final map the applicant shall provide documentation from the Fire
District to the Planning and Building Division that all requirements have been met.

f. The application indicates that the proposed improvements will not exceed the major
grading thresholds that require a special use permit. If the final construction drawings
for the map include grading that exceeds the Major Grading Permit Thresholds listed in
Article 438 Grading Standards, the applicant shall apply for a special use permit for
grading; and if approved, may be delayed up to three months processing time. In
addition, all related standards within the Washoe County Development Code shall be
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met on the construction drawings. Compliance shall be determined by the Planning and
Building Division.

g. The approval for this tentative parcel map does not include improvements for driveways
to building pads. Grading for access to building pads, if they exceed the criteria stated in
the previous condition, shall require a special use permit. Compliance shall be
determined by the Planning and Building Division.

h. The developer shall be required to participate in any applicable General Improvement
District or Special Assessment District formed by Washoe County.

i. A note shall be placed on all grading plans and construction drawings stating:
NOTE

Should any prehistoric or historic remains/artifacts be discovered
during site development, work shall temporarily be halted at the
specific site and the State Historic Preservation Office of the
Department of Museums, Library and Arts shall be notified to
record and photograph the site. The period of temporary delay
shall be limited to a maximum of two (2) working days from the
date of notification.

j.  The developer and all successors shall direct any potential purchaser of the site to meet
with the Planning and Building Division to review conditions of approval prior to the final
sale of the site. Any subsequent purchasers of the site shall notify the Planning and
Building Division of the name, address, telephone number and contact person of the
new purchaser within thirty (30) days of the final sale.

k. Failure to comply with all conditions of approval shall render this approval null and void.

I.  Where the project is adjacent to undeveloped land, the developer shall maintain a fire
fuel break of a minimum 30 feet in width until such time as the adjacent land is
developed.

m. Locating habitable structures on potentially active (Holocene) fault lines, whether noted
on the recorded map or disclosed during site preparation, is prohibited.

n. Prior to recordation of any final map the applicant shall provide a plan for mandatory
solid waste collection from each lot created.

0. The applicant shall include, in the Conditions, Covenants and Restrictions (CC&RSs)
specifications for Fence material (if any), height, and location limitations, and re-fencing
standards. Replacement fence must be compatible in materials, finish and location of
existing fence.

p. In accordance with the Warm Springs Specific Plan (WSSP) [part of Volume 3 of the
Washoe County Master Plan], prior to recordation of any final map, the applicant shall
comply with, and shall submit appropriate documentation to the Planning and Building
Division demonstrating compliance with, the following:

i. Demonstrate that elevated building pads will be constructed on all parcels within
the floodplain (WSSP, page7).

ii.  Consult with the State Archaeological and Historical Society (WSSP.1.4, page 10)

iii.  Ensure that landscaping and revegetation are an integral part of the project design
and conform to the water budget. (WSSP.2.1, page 12)
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iv.  Utilize existing certificated and permitted agricultural and stockwater groundwater
rights issues as of July 31, 1990 in a proportional amount to serve proposed
residential development (WSSP.3.5 A, page 12) and provide water use
calculations that conform to the water budget (WSSP, page 41).

v. Dedicate water rights to Washoe County consistent with the Warm Springs Area
Plan Water Budget. (WSSP.3.5 D & E, page 12 &13)

Vi. Ensure that new development designs, building material, colors, finishes and total
site development blend with the surrounding rural character of the Warm Springs
SP (WSSP.5.2, page 26)

vii.  Prohibit off premise signs (WSSP.5.10, page 28)

viii. ~ Shall obtain approval of a Development Agreement in accordance with WSSP.8.1.
and WSSP Appendix G.

ix. Include the requirement that each residential lot install an irrigation system with
automatic controller and backflow prevention device to meet County and State
health Codes. (WSSP, Page A-xv)

X.  Include the requirement that each homeowner or builder be required to submit
landscape and irrigation plans for approval as part of the building permit application
process. (WSSP, Page A-xv)

State of Nevada Division of Water Resources

2. The following conditions are requirements of the State of Nevada Division of Water
Resources, which shall be responsible for determining compliance with these conditions.

Contact: Steve Shell, 775.684.2800

a. A Will-Serve Letter from Palomino Valley General Improvement District and a mylar map
of the proposed project must be presented to the State Engineer for approval and signed
through his office prior to development should Palomino Valley General Improvement
District choose to serve the project.

Washoe County Community Services Department (CSD) Water Management Planner
Coordinator

3. The following conditions are requirements of the Washoe County Community Services
Department (CSD) Water Management Planner Coordinator, who shall be responsible for
determining compliance with these conditions.

Contact: Vahid Behemaram, 775.328.3699, vbehemaram@washoecounty.us

a. The subject parcel is not near any municipal, quasi-municipal or private water delivery
infrastructure; therefore, resulting parcels will rely on Individual Domestic wells as their
source of domestic water supply.

b. Washoe County code requires that the applicant for a parcel map with parcels served by
an individual domestic well, to bring forth an approved and recorded “Affidavit of
Relinquishment for Domestic Wells” by the Nevada State Engineer’'s office. The
applicant shall complete the relinquishment process with the State Engineer’s office and
record the approved form with the County Recorder’s office and submit a recorded copy
to Washoe County as a pre-requisite to approval of their parcel map.

c. Washoe County retains the authority to impose its own review and reject water rights
which do not comply with Washoe County code and area plans. Therefore, a preview of
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water rights intended to support the project (prior to relinquishment process) will be
helpful for both the applicant and Washoe County staff.

d. The ground water rights subject to relinquishment MAY NOT be supplemental ground
water which supplement primary surface water rights.

e. The amount of water rights necessary in Warm Springs is 2.50 acre-feet of ground water
rights per newly created parcel. The original parcel is deemed exempt from the
relinquishment process. In the way of an example, if one parcel is subdivided into a total
of 4, there are 3 newly created parcels and one existing or remains thereof.

f. These proposed maps will require the relinquishment of 35.00 acre-feet in total, since
the process begins with 1 existing parcels and ends with a total of 15 parcels of which 14
are newly created parcels @ 2.50 acre-feet per parcel will = 35.00 acre-feet in total.

g. The water rights must be in good standing with the State of Nevada, with current title.
The water rights must be from the same hydrographic basin as the lands subject to the
parcel map and comply with the appropriate area plan.

Palomino Valley General Improvement District

4. The following conditions are requirements of the Palomino Valley General Improvement
District (PVGID) which shall be responsible for determining compliance with these
conditions.

Contact: Cathy Glatthar, 775.842.6382, palvalgid@gmail.com

a. Development of the new parcels created by these parcel maps will result in construction
traffic on existing surfaced roads maintained by the PVGID. Existing surfacing consists
of thin Cape Seals that are not designed to withstand heavy truck traffic. Prior to any
construction on these lots, the developer shall meet with the PVGID to designate haul
routes that truck traffic will be restricted to. Prior to construction, the PVGID will conduct
a condition survey of the haul routes. Following house construction, the haul routes will
be re-surveyed, possibly on an annual basis for the duration of development. The
developer will be responsible for related damage to the roads, and will reimburse the
PVGID accordingly prior to the issuance of any Certificates of Occupancy by Washoe
County.

b. Any improvements to existing roads maintained by the PVGID shall be performed by the
developer to the standards of the PVGID.

c. Grass Valley Road will require extension northward from its present terminus to serve
Parcels A-1, A-2 and A-3 and the private access road for the rest of the parcels. The
road extension shall consist of two travel lanes, at a total width of 20 feet, flanked by one
foot wide shoulders and roadside v-ditches a minimum of 12 inches deep on each side
of the road. The roadway shall be constructed with either a four percent crown or a four
percent cross slope.

d. The new Grass Valley Road extension has not been accepted for maintenance by the
PVGID and will therefore require private maintenance.

e. Future driveway entrances shall not allow drainage onto Grass Valley Road. Driveway
culverts or drainage swales matching and perpetuating the flows of the roadside v-
ditches along Grass Valley Road shall be installed and maintained by the property
owner.
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Washoe County Engineering and Capital Projects Division

5. The following conditions are requirements of the Engineering and Capital Projects Division,
which shall be responsible for determining compliance with these conditions.

Contact: Walter West, P.E. 775.328.2310, wwest@washoecounty.us
GENERAL CONDITIONS

a. Final parcel maps and final construction drawings shall comply with all applicable
statutes, ordinances, rules, regulations, and policies in effect at the time of submittal of
the tentative map or, if requested by the developer and approved by the applicable
agency, those in effect at the time of approval of the final map.

b. Prior to acceptance of public improvements and release of any financial assurances, the
developer shall furnish to the Engineering and Capital Projects Division a complete set
of reproducible as-built construction drawings prepared by a civil engineer registered in
the State of Nevada.

c. The developer shall be required to participate in any applicable General Improvement
District or Special Assessment District formed by Washoe County. The applicable
County Department shall be responsible for determining compliance with this condition.

d. The developer shall provide written approval from the U.S. Postal Service concerning
the installation and type of mail delivery facilities. The system, other than individual
mailboxes, must be shown on the project construction plans and installed as part of the
onsite improvements.

e. A complete set of construction improvement drawings, including an onsite grading plan,
shall be submitted to the County Engineer for approval prior to finalization of any portion
of the tentative parcel maps. Grading shall comply with best management practices
(BMP’s) and shall include detailed plans for grading and drainage on each lot, erosion
control (including BMP locations and installation details), slope stabilization and
mosquito abatement. Placement or disposal of any excavated material shall be indicated
on the grading plan.

f. Any existing easements or utilities that conflict with the development shall be relocated,
guitclaimed, and/or abandoned, as appropriate. The County Engineer shall determine
compliance with this condition.

g. Any easement documents recorded for the project shall include an exhibit map that
shows the location and limits of the easement in relationship to the project.

h. Add a note on the map stating: No Habitable structures shall be located on a fault that
was active during the Holocene Epoch of geological time.

i. A Homeowners Association shall be formed to perpetually fund and maintain the private
streets and drainage system constructed with this project.

j.  The conditions, covenants and restrictions (CC&Rs) shall prominently note to the
satisfaction of the District Attorney’s Office and the County Engineer that Washoe
County will not assume responsibility for maintenance of the development’s private
street system or accept the streets for dedication to Washoe County unless the streets
meet those Washoe County standards in effect at the time of the offer of dedication.

k. Comply with the conditions of the Washoe County technical check for this map.
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Washoe County Parcel Map Review Committee
Conditions of Approval

DRAINAGE CONDITIONS (WCC Articles 110.416 & 110.420)

I.  Prior to finalization of any portion of the tentative parcel maps, a final, detailed
hydrology/hydraulic report shall be submitted to the County Engineer. All storm drainage
improvements necessary to serve the project shall be designed and constructed to
County standards and specifications and/or financial assurances in an appropriate form
and amount shall be provided.

m. The 100-year floodplain boundaries and flood elevations shall appear on the final parcel
map. If the floodplain boundary has been conditionally changed by a Federal Emergency
Management Agency (FEMA) Conditional Letter of Map Amendment or Conditional
Letter of Map Revision, the date of that letter and a note to that effect shall appear on
the final map.

n. Standard reinforced concrete headwalls or other approved alternatives shall be placed
on the inlet and outlet of all drainage structures, and grouted rock riprap shall be used to
prevent erosion at the inlets and outlets of all culverts to the satisfaction of the
Engineering Division.

0. The developer shall provide pretreatment for petrochemicals and silt for all storm
drainage leaving the site to the satisfaction of the Engineering Division.

p. The Truckee Meadows Regional Stormwater Quality Management Program
Construction Permit Submittal Checklist and Inspection Fee shall be submitted with each
final map or series of final parcel maps if maps are recorded simultaneously.

g. A note on the final map shall indicate that all drainage facilities not maintained by
Washoe County shall be privately maintained and perpetually funded by a homeowners
association. The maintenance and funding of these drainage facilities shall also be
addressed in the CC&Rs to the satisfaction of the District Attorney's Office.

r. The maximum permissible flow velocity (that which does not cause scour) shall be
determined for all proposed channels and open ditches. The determination shall be
based on a geotechnical analysis of the channel soil, proposed channel lining and
channel cross section, and it shall be in accordance with acceptable engineering
publications/calculations. Appropriate linings shall be provided for all proposed channels
and open ditches such that the 100-year flows do not exceed the maximum permissible
flow velocity.

s. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As an
alternative to riprap, an engineered solution (geofabric, etc.) may be acceptable.

t. Maintenance access and drainage easements shall be provided for all existing and
proposed drainage facilities.

u. The hydrology report shall include sizing the driveway culverts such that they will pass
the onsite 100-year flow. The driveway culvert sizes shall be identified on the
improvement plans for each phase.

v. Drainage easements shall be provided for all storm runoff that crosses more than one
lot.

w. Prior to final map approval, offsite drainage easements shall be acquired allowing for the
change in point and manner of discharge.

X. Place a note on the map stating that the natural drainage shall not be impeded.

y. Any structures within a FEMA flood zone must comply with Washoe County Code Article
416.
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Washoe County Parcel Map Review Committee
Conditions of Approval

TRAFFIC AND ROADWAY (WCC Article 110.436)

z. All roadway improvements necessary to serve the project shall be designed and
constructed to County standards and specifications and/or financial assurances in an
appropriate form and amount shall be provided.

aa. Street names shall be reviewed and approved by the Regional Street Naming
Coordinator.

bb. Proposed landscaping and/or fencing along street rights-of-way and within median
islands shall be designed to meet American Association of State Highway and
Transportation Officials (AASHTO) sight distances and safety guidelines. No tree shall
overhang the curb line of any public street.

cc. All roadway improvements necessary to serve the project shall be designed and
constructed to County standards and specifications and/or financial assurances in an
appropriate form and amount shall be provided. All project roadways shall be
constructed with asphaltic paving.

dd. The roadway design shall comply with AASHTO Guidelines for traversable slopes and
minimum clear zones. Roadway easement widths shall accommodate all roadway and
v-ditch improvements.

ee. Adequate snow storage easements shall be identified on the final plat.

ff. If the Engineering and Capital Projects Division does not inspect the subdivision
improvements, prior to release of any financial assurances for the private improvements,
the development shall provide the Engineering and Capital Projects Division with a letter
prepared by a civil engineer licensed in the State of Nevada, certifying that the private
improvements have been constructed in accordance with the approved plans.

gg. Grass Valley Road from Whiskey Springs Road to the adjacent proposed parcels shall
be improved to Washoe County standards with asphalt paving.

hh. A secondary, emergency access easement and roadway shall be provided to provide
two points of ingress and egress within 1,500’ of any parcel

Washoe County Health District

6. The following conditions are requirements of Washoe County Health District (WCHD)
Environment Health Services, which shall be responsible for determining compliance with
these conditions.

Contact: James English, 775.328.2610, jenglish@washoecounty.us

a. The parcel maps shall meet all requirements for a second or subsequent parcel maps
after the initial map with all parcels a minimum of 5 acres.

b. Parcel Map Case Number WTPM17-0015 is required to be recorded prior to the
recordation of the other proposed parcel maps in order to comply with section 040.030 of
the District Board of Health Regulations Governing Sewage, Wastewater and Sanitation.

c. All proposed parcels are required to have a test trench evaluation by WCHD and will
require permitting. Please contact David Kelly, Senior REHS with the Land Development
program for required test trench fees and map submittal requirements.

*** End of Conditions ***
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S8TATE OF NEVADA

ERTAI SANDOAAL EFEADLEY CEOWELL
Govermor Lirecsar
JABCH KING, P.E.
Saote Engineer
DEPARTMENT OF CONSERVATION AND NATURAL RESOURCES
DIVISION OF WATER RESOURCES
901 South Stewart Street, Suite 2002
Carson City, Newvada 59701-5250
(775) 684-2800 « Fax (775) 684-2811
hitp:f fwater nv gov
February 22, 2016
RE: Commets on WINP17-0015, WTNP1 70017, WINMPLT7-001 8, WINP17-0010,
and WIMP17-0020
To: EogerPelham
Washoe County Conmmrnty Services Departmernt
1001 East Nimth Street, Bulding A
Feno NV EDR512
Name: Palomino Fanch Estates #1, #2_ #3_#4 and #3
County: Washoe County — Wanm Springs

Location: A portion of Bections 15 & 16, Towmnship 22 North, Eange 21, East, MDB&M.

Plat: Tentative: Fifteen{15) lots and one remainder lot totaling approximately 67 .60
acres and being Washoe County Assessor’s Parcel Number 077-130-23.

Water Service
Commitment
Allocation: No wateris cormmmtted at this time. Proposed source is domestic wells.

Ohwner- LW Land Company, LLC
Developer: 693 Mile Circle
Eeno NV ED311

Engineer: TEC Civil Engmeenng Consultants
9437 Double Diamond Paroway, 217
Reno, NV 89311

Water
Supply: Individual Domestic Wells
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General: There are several active water nghts appurtenant to the desenbed lands in this
proposed project. LW Land Company, Capuro Investrments, LLC, Mark and
Wilma Can Trust, and Fred Camr Trust A-3 all own imgation nghts that have a
place of use which mclude all or portions of the base parcel. The lands of the
proposed project e wathin the Palomno Valley General Improvement Distnct
service area. Any water used on the descnbed lands should be provided by an
established utility or under penmit 1ssued by the State Engineer’s Office.

All waters ofthe State belongto the public andmay be appropnated for beneficial
use pursuant to the provisions of Chapters 533 and 334 of the Nevada Revised
Statutes (WE.S), and not otherwise.

Anvy water or momitor wells, or boreholes that may be located on either acquired
or transferred lands are the ultimate responsibility of the owner of the property at
the time of the transfer and must be plugged and abandoned as required m
Chapter 534 ofthe Nevada Adnamistrative Code. If artesian wateris encountered
m any well or borehole it shall be controlled as required n NES § 534 060(3).

Municipal water service i1s subject to Palommo Valley General Improvement
District rules and regulations and approval by the Office of the State Engineer
regarding water quantity and availabibty.

A Will Serve from Palomine Valley General Improvement Distnct and mylar
map ofthe proposedprojectmustbe presentedto the State Engineer for approval
and signed through his office pnor to development should Palomine Valley
General Improvement District choose to serve the project. Domestic wells are
subject to provisions of Chapter 533 of the Nevada Admimistrative Code.

Action: No action 1s required at this time.

Bestregards,
Steve Shell

Stewve Shell
Water Eesource Specialist [1

Page 2 of 12

WTPM17-0015, 0017, 0018, 0019, 0020
EXHIBIT B



5 REGIOMAL TRANSPORTATION COMMISSION
Metropolitan Planming « Public Transportation & Operations » Engineering & Construction
S Metropolitan Planning Organization of Washoe County, Mevada

October 2, 2017 FR: Chrono/PL 183-17

Mr. Roger Pelham, Senior Planner
Community Services Department
Washoe County

FO Box 11130

Reno, NV 89520

RE: WTMP17-0015 (Palomino Ranch Estates #1)
WTMP17-0017 (Palomino Ranch Estates #2)
WTMP17-0018 (Palomino Ranch Estates #3)
WTMP17-0019 {Palomino Ranch Estates #4)
WTMP17-0020 (Palomino Ranch Estates #5)

Dear Mr. Pelham,

We have reviewed the subject applications and have the following comments and
recommendations.

Comments and Recommendations:

» Future accommodations for Park-n-Ride and Vanpool activities should be implemented
into the parcel maps for these projects.

» The land use data in RTC's travel demand model does not include enough household
growth in the traffic analysis zone (TAZ) that this property is located in. If this project is
approved, we will adjust our travel demand model increasing the land use growth in the
TAZ,

« The RTP, the RTC Bicycle/Pedestrian Master Plan and the Nevada Department of
Transportation Pedestrian Safety Action Plan, all indicate that new development and
re-development will be encouraged to construct pedestrian and bicycle facilities, internal
and/or adjacent to the development, within the regional road system. Also, these plans
recommend that the applicant be required to design and construct any sidewalks along
the frontage of the property in conformance with the stated ADA specifications.

RTC Beard: Ran Smith (Chair] - Bob Lucey (Vice Chair) - Paul McKenzie - Marsha Berkbigler - Meoma Jardon

PO Box 30002, Reno, NV 83520 - 1105 Terminal Way, Reno, NV B3502 - 775-348-0400 - rtcwashoe.com
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Page 2 WTMP17-0015, 17, 18, 19, and 20 (Palomino Ranch Estates #1-#5)

Thank you for the opportunity to comment on this application. Please feel free to contact me
at 775-332-0174 or email me at rkapuler@rcwashoe.com if, you have any questions or
comments.

Sincerely,

Vi e %/é\

Rebecca Kapuler

Planner

RK/im

Copies: Mojra Hauenstein, Washoe County Community Services

Jae Pullen, Nevada Department of Transportation, District Il
Jeremy Smith, Truckee Meadows Regional Planning Agency
Daniel Doenges, Regional Transportation Commission
Tina Wu, Regional Transportation Commission

Mark Maloney, Regional Transportation Commission

Julie Masterpool, Regional Transportation Commission
David Jickling, Regicnal Transportation Commission

697 Palomino Ranch Estates
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\Q@ WASHOE COUNTY ......

{
mlﬂ-!-j_.f./ CoOMMUNITY SERVICES Reno, Mevada 85520-0027

INTEGRITY COMMUNICATION SERVICE Fhaone: (775) 328-3600
Fax: (775) 328-3650

Septemmber28 2017
TO: Roger Pelham, Senior Planmer, C3D, Planning & Developrnent Division
FROM: Vahid Behmaram, Water Management Planner Coordinator, C30

SUBJECT: Tentative Parcel Map Case MNurmbers WIKNP17-0015, 0017, 0018, 0019 & 0020
{Palomimo Ranch Estates #1 through #3)

Projectdescription:

The applicantis proposing a series of 5 parcel maps subdividing 2 large parcel 67 .60 acresin size
into 15 smaller parcels of varous sizes. All parcels are located within the Wann Springs
hydrograplic Basin. Water will be provided by indiwidual dermestic wells, and sewage disposzal
will be by individual septic systems.

The Community Services Department (CSD)) recommends approval of this project with the
Jollowing Water Rights conditions:

1) Thesubject parcelisnot near any nmrieipal, quasi-nmricipal or private water delivery
infrastructure; therefore, resulting parcels will rely on Individual Domestic wells as their
source of domestic water supply.

2} Washoe Cowtty code requires that the applicant for a parcel map with parcels served by
anindividual dormmestic well, to bring forth an approved and recorded *Affidavitof
Belinguishment for Domestic Wells™ by the Mevada State Engimeer’s office. The
applicantshall complete the relinquishrment process with the State Engneer’s office and
record the approved fonmwith the County Eecorder’s office and subnmt a recorded copy
to Washoe County as a pre-requisite to approval oftheirparcel map.

3) Washoe Cowrty retains the autherity to imposeits own review and reject waterrights
which do not comply with Washoe Cowtty code and area plans. Thergfore, a preview of
waier rights intended to support the project fprior fo relinguisioneni process)will be
helpful for both the applicart and Washoe County siafi.

4% The ground waternghts subject to relinguishmernt MAY NOT be supplemental ground
waterwhich supplement primary surface waternghts.

5) Theamowt of waternghtsnecessary in Wanm Springsis 2.50 acre-feet of ground water
rights per newly created parcel. The original parcelis deemed exermpt fromthe
relinquishrment process. Inthe way of an exanmle, if one parcelis subdivided into a total
of4, there are 3 newly created parcels andone existing orremains thereof

&) Theseproposedmaps will require the relinquishment of 33 .00 acre-feetin total, since the

?

1001 E.9™=Street, Reno, Nevads 89512

WWW.WASHDEDDUNTY.US
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’"@ WASHOECOUNTY ...

\ lﬂb_uy COMMUNITY SERVICES Reno, Nevada 88520-0027

INTEGRITY COMMUNICATION SERVICE Phone: (775) 328-3600
Fax: (775) 328-3659

process begins with 1 existing parcels and ends with a total of 15 parcels of which 14 are
newly created parcels @ 2 30 acre-feetper parcel will = 35.00 acre-feetin total.

Ty The waternghts must be m good standing with the State of Nevada, with current
title. The waterrights must be from the same hydrographic basin as the lands subject to
the parcelmap and conply with the appropniate area plan.

1001 E. 0™ Street, Reno, Nevads 39512
WL WASHDECOUNTY. LS
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From: Palomino valley GID <palvalgid@gmail.coms

Sent: wednesday, october 04, 2017 1:30 PM

TO: rPelham, Roger

subject: Agency Review - Conditions of approval for Lw Land Company
Tentative Parcel Maps

cood afternoon Roger,

Please acknowledge receipt of this email containing the conditions of
approval for the Lw Land Company Tentative Parcel Maps.

Thank wyou,
- Cathy
775-8B42-6382

cathy clatthar
Assistant to the Board

october 4, 2017

Roger Pelham, Senior Planner

Washoe County Community Services Department
Planning_and Building Division

via Email: rpelham@washoecounty.us

Re: LW Land Company, LLC Tentative Parcel Map Case Numbers:
wWTMP17-0015, and wTMP17-0017 through wTMPl7-0020
Palomino Ranch Estates #1 through #5

Dear Mr. Pelham,

The Palomino valley General Improvement District (PVGID) requests the following conditions of
approval be placed on the above referenced proposed parcel map cases:

1. Development of the new parcels created by these parcel maps will result in
construction traffic on existing surfaced roads maintained the
PVGID. Existing surfacing consists of thin Cape Seals that are not designed
to withstand heavy truck traffic. Prior to any construction on these lots, the
developer shall meet with the PVGID to designate haul routes that truck
traffic will be restricted to. Prior to construction, the PvaID will conduct a
condition survey of the haul routes. Following house construction, the haul
routes will be re-surveyed, possibly on an annual basis for the duration of
development. The developer will be responsible for related damage to the
roads, and will reimburse the PVGID accordingly prior to the issuance of any
certﬁfﬁcates .of occupancy by washoe County.
2. ﬁrovements to existing roads maintained by the pvGID shall be
perfnrmed e_developer to_the standards of the PVGID.

. Grass valley Road will require extension northward from its present terminus
to serve Parcels a-1, A-2 and A-3 and the private access road for the rest of
the parcels. The road extension shall consist of two travel lanes, at a total
width of 20 feet, flanked by one foot wide shoulders and roadside v-ditches a
minimum of 12 inches deep on each side of the road. The roadway shall be
constructed with either a four percent crown or a four percent cross slope.

4. The new Grass Va11e¥ Road extension has not been accepted for maintenance
by the PvGID and will therefore require private maintenance.
5. Future driveway entrances shall not allow drainage onto Grass valley

Road. Driveway culverts or drainage swales matching and perpetuating the
flows of the roadside wv-ditches along Grass valley Road snall be installed and
maintained by the property owner.

If you should have any gquestions, please contact me at 775-B8B48-678B or by email to
palvalgidagmail. com.

Sincerely,

Larry J. Johnson
President
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From: Palomino valley GID <palvalgid@gmail.com=

Sent: wWednesday, October 04, 2017 2:08 PM

To: peTham, Ro

Subject: gew observations re: Development in the warm Springs SPA

Hello again,

1. unless something has changed, it appears LW Land Co. will need to pave
the interior roads within their subdivision since they are creating more than
9 new parcels:

wWarm Springs Specific Plan
APPENDIX G - FINANCING PLAN
March 7, 1995

Page G-wvii

Private Roads

The washoe County Development Code allows for the creation of new parcels to be served by
private roads. These qrﬁvate roads can be gravel surface if serving no more than 9 new

parcels, 2.5 acres or larger in size. If the 22 foot wide asphalt County standards is used,

these private roads could serve a larger number of parcels. These roads would be signed and
marked adjacent to any existing public road (i.e.: PVGID road). aAny future purchaser of a parcel
that would be served by a private road would be so notified through the discqosure statement
under the development agreement to ensure the purchasers knowledge of the private road

system. These private roads are to be maintained by a private homeowners' association with a
separate fee structure for maintenance, including dust control, and dedicated capital fund for long
term replacement. It is expressly provided in tﬁiﬁ Financing Plan that the PVGID would not be
responsible for maintaining any of these designated private roads.

2. I'm still waiting to hear back from wes Rubio at the Health Dept (we've
been playing phone tag), but I did find the following online this morning:

REGULATIONS OF THE WASHOE COUNTY
DISTRICT BEQARD OF HEALTH GOVERNING
SEWAGE, WASTEWATER, AND SANITATION
May 23, 2013

040.030 The minimum Tot size for new subdivisions and a second or
subsequent parcel map from the original parcel as it existed on October 23, 2001,
proEosing to use on-site sewage disposal, shall be 5 acres. The Health

Authority may reduce the minimum Tot size requirement to as small as one

acre ﬁer lot if the applicant for division can show to the satisfaction of the
Health Authority that adequate measures have been taken to ensure that the

smaller lot area will not have a greater impact to the groundwater qualit

than the 5-acre Tot size. In any case, no division shall be approved if tﬁe parcel
density exceeds the standard established by the Nevada Division of

Environmental Protection. staff decisions regarding the adeguacy of the proposed
measures shall be approved by the Sewage wastewater and Sanitation Hearin

Board and the District Board of Health through the variance procedure out?ined in
these regulations. Existing lots and the first four parcels created from an existing
parcel shall be a minimum area of 1 acre.

Regards,
~ Cathy

cathy clatthar
Assistant to the Board

rom: Kaneyuki, Bradley
Sent: Monday, September 25, 2017 7:32 aMm
To: pelham, Roger
cc: Kaneyuki, Bradley
subject: Flu: Segtember Agency Review Memo II.pdf
iattachments: September Agency Review Memo II.pdf

Re: Tentative Parcel Map Case Number WTMP17-0015 (Palomino Ranch Estates #1)
Tentative Parcel Map Case Number WTMP17-0017 (Palomino rRanch Estates #2)
Tentative Parcel Map Case Number WTMP17-0018 (Palomino Ranch Estates #3)
Tentative Parcel Map Case Number WTMP17-0019 (Palomino Ranch Estates #4)
Tentative Parcel Map Case Number WTMP17-0020 (Palomino Ranch Estates #5)

Morning Roger,

11 street names reguests have already been reserved in the Master Street Directory Reservation table
regarding the above.

Brad1e¥ Kaneyuki

Trechnology Systems Developer II
Regional Services/GIS

(775) 328-2344

1001 E 9th 5t, Bldg C, Reno, NV 89512
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From: West, Walt Sent:  Fri 10/13/2017 8:37 AM
To: Pelham, Roger; Sugui, Hannah
(gy Gump, Mike; Smith, Dwayne E.; Klein, Kris
Subject: Conditions of Approval for WTPM17-0015, 17, 18, 19, 20
| Message | [ Conditions of Approval for wtpm17-0015.doc (29 KB}

=

Roger,

Thank you for your patience. Aftached are conditions of approval for use in your staff report for all 5 parcel maps. I'm routing to Dwayne and Kris
so there might be some other comments from them.

Highlights
+ Project shall meet subdivision requirements including submittal of full design drawings for all roadways and grading, hydrology report, etc
» All access roads including interior and Grass Valley Road shall be improved to County standards (asphalt paved roads)

Hanna,

This is the word document. Please prepare standard memos for each parcel map. Hard copy files will be routed to you.

Thanks

Walt

Conditions of Approval for:

WTMP17-0015
WTMP17-0017
WTMP17-0018
WTMP17-0019
WTMP17-0020

The proposed project being a series of 5 parcel maps creating 15 lots shall be subject to the following
conditions of approval:

GENERAL CONDITIONS

1. Final parcel maps and final construction drawings shall comply with all applicable statutes,
ordinances, rules, regulations, and policies in effect at the time of submittal of the tentative
map or, if requested by the developer and approved by the applicable agency, those in effect
at the time of approval of the final map.

2. Prior to acceptance of public improvements and release of any financial assurances, the
developer shall furnish to the Engineering and Capital Projects Division a complete set of
reproducible as-built construction drawings prepared by a civil engineer registered in the State
of Nevada.

3. The developer shall be required to participate in any applicable General Improvement District
or Special Assessment District formed by Washoe County. The applicable County Department
shall be responsible for determining compliance with this condition.

4. The developer shall provide written approval from the U.S. Postal Service concerning the
installation and type of mail delivery facilities. The system, other than individual mailboxes,
must be shown on the project construction plans and installed as part of the onsite
improvements.

5. A complete set of construction improvement drawings, including an onsite grading plan, shall

be submitted to the County Engineer for approval prior to finalization of any portion of the
tentative parcel maps. Grading shall comply with best management practices (BMP’s) and shall
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include detailed plans for grading and drainage on each lot, erosion control (including BMP
locations and installation details), slope stabilization and mosquito abatement. Placement or
disposal of any excavated material shall be indicated on the grading plan.

6. Any existing easements or utilities that conflict with the development shall be relocated,
quitclaimed, and/or abandoned, as appropriate. The County Engineer shall determine
compliance with this condition.

7. Any easement documents recorded for the project shall include an exhibit map that shows the
location and limits of the easement in relationship to the project.

8. Add a note on the map stating: No Habitable structures shall be located on a fault that was
active during the Holocene Epoch of geological time.

9. A Homeowners Association shall be formed to perpetually fund and maintain the private
streets and drainage system constructed with this project.

10. The conditions, covenants and restrictions (CC&Rs) shall prominently note to the satisfaction
of the District Attorney’s Office and the County Engineer that Washoe County will not assume
responsibility for maintenance of the development’s private street system or accept the
streets for dedication to Washoe County unless the streets meet those Washoe County
standards in effect at the time of the offer of dedication.

11. Comply with the conditions of the Washoe County technical check for this map.

DRAINAGE CONDITIONS (County Code 110.416 & 110.420)

1. Prior to finalization of any portion of the tentative parcel maps, a final, detailed
hydrology/hydraulic report shall be submitted to the County Engineer. All storm drainage
improvements necessary to serve the project shall be designed and constructed to County
standards and specifications and/or financial assurances in an appropriate form and amount
shall be provided.

2. The 100-year floodplain boundaries and flood elevations shall appear on the final parcel map.
If the floodplain boundary has been conditionally changed by a Federal Emergency
Management Agency (FEMA) Conditional Letter of Map Amendment or Conditional Letter of
Map Revision, the date of that letter and a note to that effect shall appear on the final map

3. Standard reinforced concrete headwalls or other approved alternatives shall be placed on the
inlet and outlet of all drainage structures, and grouted rock riprap shall be used to prevent
erosion at the inlets and outlets of all culverts to the satisfaction of the Engineering Division.

4. The developer shall provide pretreatment for petrochemicals and silt for all storm drainage
leaving the site to the satisfaction of the Engineering Division.

5. The Truckee Meadows Regional Stormwater Quality Management Program Construction
Permit Submittal Checklist and Inspection Fee shall be submitted with each final map or series
of final parcel maps if maps are recorded simultaneously.

6. A note on the final map shall indicate that all drainage facilities not maintained by Washoe
County shall be privately maintained and perpetually funded by a homeowners association.
The maintenance and funding of these drainage facilities shall also be addressed in the CC&Rs
to the satisfaction of the District Attorney's Office.

7. The maximum permissible flow velocity (that which does not cause scour) shall be determined
for all proposed channels and open ditches. The determination shall be based on a
geotechnical analysis of the channel soil, proposed channel lining and channel cross section,
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and it shall be in accordance with acceptable engineering publications/calculations.
Appropriate linings shall be provided for all proposed channels and open ditches such that the
100-year flows do not exceed the maximum permissible flow velocity.

8. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As an alternative
to riprap, an engineered solution (geofabric, etc.) may be acceptable.

9. Maintenance access and drainage easements shall be provided for all existing and proposed
drainage facilities.

10. The hydrology report shall include sizing the driveway culverts such that they will pass the
onsite 100-year flow. The driveway culvert sizes shall be identified on the improvement plans
for each phase.

11. Drainage easements shall be provided for all storm runoff that crosses more than one lot.

12. Prior to final map approval, offsite drainage easements shall be acquired allowing for the
change in point and manner of discharge.

13. Place a note on the map stating that the natural drainage shall not be impeded.
14. Any structures within a FEMA flood zone must comply with Washoe County Code Article 416.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436)

1. All roadway improvements necessary to serve the project shall be designed and constructed to
County standards and specifications and/or financial assurances in an appropriate form and
amount shall be provided.

Street names shall be reviewed and approved by the Regional Street Naming Coordinator.

Proposed landscaping and/or fencing along street rights-of-way and within median islands
shall be designed to meet American Association of State Highway and Transportation Officials
(AASHTO) sight distances and safety guidelines. No tree shall overhang the curb line of any
public street.

4. All roadway improvements necessary to serve the project shall be designed and constructed to
County standards and specifications and/or financial assurances in an appropriate form and
amount shall be provided. All project roadways shall be constructed with asphaltic paving.

5. The roadway design shall comply with AASHTO Guidelines for traversable slopes and minimum
clear zones. Roadway easement widths shall accommodate all roadway and v-ditch
improvements.

Adequate snow storage easements shall be identified on the final plat.

If the Engineering and Capital Projects Division does not inspect the subdivision improvements,
prior to release of any financial assurances for the private improvements, the development
shall provide the Engineering and Capital Projects Division with a letter prepared by a civil
engineer licensed in the State of Nevada, certifying that the private improvements have been
constructed in accordance with the approved plans.

8. Grass Valley Road from Whiskey Springs Road to the adjacent proposed parcels shall be
improved to Washoe County standards with asphalt paving.

9. Asecondary, emergency access easement and roadway shall be provided to provide two
points of ingress and egress within 1,500’ of any parcel.

Page 11 of 12
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WASHOE COUNTY
HEALTH DISTRICT

EMHAMCIMNG QUALITY OF LIFE

October 11, 2017

Roger Pelham, MPA, Senior Planner
Washoe County Community Services
Planning and Development Division
PO Box 11130

Reno, NV 89520-0027

RE:  Palomino Ranch Estates; APMN 077-130-23
Tentative Parcel Map; WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-0019,
WTPMI17-0020

Dear Mr. Pelham:

The Washoe County Health District, Environmental Health Services Division (WCHD) has reviewed
the above referenced project. Approval by the WCHD is subject to the following conditions:

1. The WCHD has reviewed the proposed parcel maps referenced above and has the following
comments:

a. The parcel maps meet all requirements for second or subsequent parcel maps after the
initial map with all parcels a minimum of 5 acres.

b. Parcel map WTMP17-0015 is required to be recorded prior to the recordation of the other
proposed parcel maps in order to comply with section 040.030 of the DBEOH Regulations
Governing Sewage, Wastewater, and Sanitation.

c. All proposed parcels are required to have a test trench evaluation by WCHD and wall
require permitting. Please contact David Kelly, Senior REHS with the Land Development
program for required test trench fees and map submittal requirements.

If you have any questions or would like clanfication regarding the foregoing, please contact Wes
Rubio, Senior Environmental Health Specialist at wrubio@washoecounty.us regarding all Health

District comments.
S%erety,
J;es Engli=h, RBHS, CP-FS

EHS Supenrvisor
Waste Management/Land Development Programs

JE-wr

Cc:  Dawid Kelly, Senior REHS

ENVIRONMENTAL HEALTH SERVICES

1001 East Minth Street | P.O.Box 11130 | Reno, Nevada 58520 @
775-328-2434 1| Fax: 775-328-6176 | washoecounty us/health

Serving Reno, Sparks and all of Washoe County, Nevada | Washoe County is an Equal Opportunity Employer mm
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From: Dennis Buck [mailto: dennis@345ranch.com]
Sent: Wednesday, October 11, 2017 9:35 AM

To: Young, Eric; Herman, Jeanne; Larry Chesney
Subject: Re: WACA17-003

Mr Young,

It was a pleasure meeting you at the Warm Springs CAB meeting last month. The reason for this correspondence is to reiterate the issue of proposed additional
home development in the Warm Springs/ Palomino Valley basin. As | stated at the CAB meeting, I'm getting inundated with calls, and being pulled over by my
neighbors regarding their fears of water shortage the result of the proposed additional 5 acre ranch development. There are multiple ranches, that sit at higher
elevations who have lost their wells, the result of increased water usage by the grass farm, Pratt family increasing their hay production and the biggest issue is
the 5 acre subdivisions, which have wells being drilled in plain sight, while existing residents are having to import water for their daily needs. | understand that the
5 acre development was proposed and approved many years ago. There was a reason why this valley was zoned in 40 acre parcels, that's what the aquifer can
support. The community is fearful and getting angrier by the day. Every time a well truck pulls into that subdivision the anger intensifies. Please do not approve
any further subdividing or new well permits on any parcels in the Warm Springs / Palomine Valley that do not have an existing well on the property until a current
and detailed water survey can be performed to assure that the existing ranches, and agricultural businesses can continue to pull from the existing aquifer. Please
pass this on to the planning commission.

Seriously,

Dennis M Buck
Chair, Warm Springs CAB.

From: Planning Counter

sent: mMonday, October 02, 2017 3:19 PM

To: pelham, Roger

Subject: Fw: Palomino valley Development on Grass Valley
attachments: GV Development Notice.jpg

Planning Front Counter | washoe County Community Services Department |[Planning & Building Division
planning@washoecounty.us |o 775.328.6100 | f 775.328.6133 | 1001 E. Ninth st., Bldg. A, Reno, NV
89512

Connect with us: cMail | Twitter | Facebook | www.washoecounty.us

From: Sharon Korn [mailto:sharon_korn@yahoo.com]
Sent: Monday, October 02, 2017 10:29 AM

To: washoe County planning and Development

Subject: Palominoc valley Development on Grass valley

Hello,

I live on Grass vValley rRd. in Palomino valley. A neighbor indicated they got a notice about 15 houses
proposed to be developed just south on Grass valley:

Case Numbers: WTMP17-0015, WTMP17-0017, WTMP17-0018, WTMP17-0019 and WTMP17-001520
(palomino valley rRanch Estates #1, #2, #3, #4, #5)

I understand the notice did not have to been sent out to an¥0ne, but as a courtesy to those who may be
impacted. I feel I wil be impacted because I have a mail slot in the gang boxes at the corner of Grass
vally and whiskey Springs. Every who has a box there will be impacted and should receive that notice.

First, when I get my mail on my way back from town, there will be heavier traffic on whiskey Sprin?s,
which we don't need. 1It's already too busy, a lot of folks speed like crazy and the road is rapidly
deteriorating.

second, houses packed together will be an eyesore and take away the from character of the valley. No
one out here wants the valley to become Spanish Springs-North. It's already bad enough that some of
this type of housing has already been allowed to be developed in places out here.

Third, water is problematic out here. How can we support 15 families bunched together. wWill they be
taking away some of my water? Liwving on a mountain means the more water sucked out of the valley

floor will possibly impact me. I hear severl folks had to drill new and/or deeper wells in the past due to
over development.

Fourth, one of the reasons I moved here was that I was told (in writing) that this area had a 40 acre
minimum. How/when did this change?

It's sad that this valley is well on the way to be ruined for those who moved here for the isolation. Please
do not approve these projects.

Regards,
sharon korn

WTPM17-0015, 0017, 0018, 0019, 0020
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Community Services Department
Planning and Building
TENTATIVE PARCEL MAP

(see page 5)

PARCEL MAP WAIVER

(see page 15)

APPLICATION

Community Services Department
Planning and Building

1001 E. Ninth St., Bldg. A

Reno, NV 89520

Telephone: 775.328.6100
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Washoe County Development Application

Your entire application is a public record. [f 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.1 of 5 for LW Land Company, LLC

I!;roje(ft tion: Parcel Map dividing 67.60 acres into 3 - 2.5 acre parcels, and a remainder
ESCTIPUON: harcel of 60.10 acres.

Project Address: 0 Grass Valley Road
Project Area (acres or square feet); 67.60 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.(sk Parcel Acreage:
077-130-23 67.60

Saction(s)Township/Range: 516 / 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@tecreno.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@gmall.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):

Jduly 1, 2017
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Property Owner Affidavit

Appticant 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 camplete and
will be processed.

STATE OF NEVADA F

COUNTY OF WASHOE )

I ZZ.Q(?“:M Mul c’i/o/l'v{ .

" (pleasa print name)
being duly sworn, depose and say that { am the owner™ of the property or properiies involved in this
application as listed below and that the foregoing statements and snswars hiaesir contaimed and e
information herewith submitted are in afl respects complete, true, and correct to the best of my knowledge
and be¥iel. 1 understand $hat no assurance of guaranies can be given by members of Planning and
Builiding.
(A separate Affidavit must be provided by each property owner named in the title report.)

Assessor Parcel Number{s): 077-130-23

Printed Hame g;Q{AM) /Z Z’JA},” //7'
Signed, /zw‘“‘ /%A-é/

Address 595 Mile Circle

S o e St

Notary Public in ardTor said county and staté
My commission expies, mm&l‘ \1/939]

*Ownar refers to the following: {Please mark apprapriate box.)
B OQwner
O Corporate Officer/Partner {Provide copy of record-document indicating authority to sign.)
Power of Attorney (Provide copy of Power of Attorney.)
Owner Agent (Provide nolarized lefter from praperty owner giving legal autharity to agenl

W SR

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

a

Lelter from Government Agency with Stewardship

July 1, 2017
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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. What is the location {address or distance and direction from nearest intersection)?

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

a. Please list the following:

APN of Parcel Land Use Designation Existing Acres
077-130.23 120 - Vacant, Single Family 67.60

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 2.5 ac, 25 a6, 2,5 an. 60.10
Minimum Lot Width 327.19 327,10 327.10 323.15
Washos Counly Planning and Building July 2017

TENTATIVE PARCEL MAP SUPPLEMENTAL INFORMATION
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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.)

rﬂ Yes | @ No |
5, Utilities:
a. Sewer Service . Septic
b. Electrical Service/Generator A Eners Y
c. Water Service Well

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

a. Water System Type:

2 Individual wells

Qd Private water Provider:
0 Public water Provider:
b. Available:
IE Now L 1-3 years | O 3-5years QO 5+ years 4!

¢. 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
@ Public system | Provider:

b. Available:

|D Now II:I 1-3 years lG 3-5 years 0 5+ years I

c. Washoe County Capital Improvements Program project?

| O ves | ® No |

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 # B > acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other, # acre-feet per year
Washoe Counfy Planning and Buillding 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 coniain wetlands? (If yes, please attach a preliminary delineation map and
describe the impact the proposal will have on the wetlands. Impacts fo the wetlands may require a
permit issued from the U.S. Army Corps of Engineers.)

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

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.)

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

11. Does property contain geologic hazards such as active faults; hillside or mountainous areas; is it
subject to avalanches, landslides, or flash fioods; 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

Q 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-residentiat uses and all the open
space parcels.)?

rC] Yes l # No 1 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?

TRrA

Washoe Counly Planning and Building July 2017
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14. Are there any applicable policies of the adopted area plan in which the project is focated that require
compliance? If so, which policies and how does the project comply

O Yes O 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 sa, 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 aftachment.

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

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 sireets,
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. [f 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, vou 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

Washoe County Planning and Building ) July 2017
TENTATIVE PARCEL MAP SUPPLEMENTAL INFORMATION
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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? {f 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

Washoe County Planning and Building July 2017
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21. Are you planning any berms and, if so, how tafl 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, wili 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 mulsh and, if so, what type?

N/A

Washoe Counly 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? [f yes, have
you incorporated their suggestions?

N/A
27. Surveyor:
Name Randal L. Briggs
Address 9437 Double Diamond Pkwy
Reno, NV 88521
Phane
Cell 775.690.2966
E-mail randalbriggs@gmail.com
Fax
Nevada PLS # 7998

Washoe Counly Planning and Building
TENTATIVE PARCEL MAP SUPPLEMENTAL INFORMATION
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Washoe County Development Application

Your entre. application is & public reessd. 1 you have a concern afiout refeasiic
peragnat.information, please contact Planning and Development.staff af, 775.328.3600.

| Prﬁieci: Information Staff Assigned.Case No.:

.Project Name: 3

| PALOMING TPMeH ESTBTEC
§ Project ONE PARZEA.  Li7,40 ACRES Sl imlo Fooa LOTS, FRE<LA |
1 ‘Deseiipton: 2 50 Ac&e’.i e i B ’;ﬁ'o Ackes, Flhecs l € 2,68 AC€ES,

‘W@i@gﬂ f
{ -Project Address: f /it
Project Area (acres or square feet); 760 _AcBES

1 Proieci Locdtic *Ez‘hmlth pairt of safaretice 10 ainr oross Sreeis AND anea Tﬁmr\b 3 G720 Fﬁff

goas; MoA RaSS VAT R0AD FRM THE ja'icbiection) :
o SHameoctt 4  BOMS \reped @rap
Assessor’s Parcel.No.fs): | Pael Acrgager | Assessor's Parcel Nen(sl: | FareelAcreage: |
17-130-23 7o

Section(s)Tawnship/Range. Qaém_lg_m 'y T2 N, B 2L E

Indicate any previous Washoe County approvals associated with this appﬂcatmn.
; CaseNogs). MR 027
_ ? Pnplicantinformztion. (a’ctanh ‘additional shests i necessary)

1 Property Dwaes: i Professionai Consultant:
Name: £ s LAA/D COMPAKY, Ll Name:

1 Address: porMol, Cacle Boye. 4 Stress: 3
Reao MV Zp: 5]/ Zip: k
 ProneGost- 273-0 87 FatsAmE | Phoner e 5‘
- Emaiic U aatr, poed| Enmail \ ,
Cel(z;@“ g'go_ 242y O‘ii;lal::‘ Celiz \&% Oter::

Contact Person: 4, Contact Person: |
Applicantevelopar: &&{_M ' Other Percons o be Contacted:
Name: ‘Name:

-. Adthens: | -Hlcress:

. Y, 7 Fip:

4 -Phone: U f’ Fax: +- Phone: Fax;

Email: . p&’" W Emaik;
T Cell El ) Dther. b Call _ Upar.
Contact Persor: i Contact Person:
Fov: Office tise Oniy
Date Racelved: Initialz Planning Area: 1
County Commisslon District: Master Plan Designation{s):
CAB(s): Regulatory Zoning{s):

Dalater 2006
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JUN, 21 2008 1l:Ubrm  CHSILE LANY SUKYE T £ 17 o oon eee
OWNER AFFIDAVIT
Project Name: ’
Application Type
Abandonment (AB) O Final Map Amendment (CA)
Administrative Permit (AP) Final Subdivision Map/Const, Plan Review

Amendment of Condition of Approval

Reversion to Acreage (RA)

Boundary Line Adjustment (BL)

clo|oloio

Comprehensive Plan Amendment (CP)
O Land Use Designation Change
O Text Change

™)
%]
{1 Special Use Permit (SB/SW)
0 Tentative Map of Division into Large
Parcels (DL)
Tentative Parcel Map (FM) l 0 Waiver |

o0

Tentative Subdivision Map (T™M)

0 Design Review Committee Submittal (DRC)

& Development Agreement (DA)

01 Hillside Development

00 Development Code Amendment (DC)

O Common Open Space Development

O Extension of Time Requests

1 Variance (VA)

The receipt of an application at the time of submittal does not imply the appiication corplies with all
requirements of the Washoe County Development Code, the Washoe County Comprehensive Plan or the
applicable area plan, or that it is deemed complete and will be processed.

STATE OF NEVADA )

)
COUNTY OF WASHOE )

6( QN 4‘”\’)uﬂ0bu -

'n;eing duly sworn, depose and say fhat 1 Gin arlowner* of property imvolved in this petition and that the
foregoing statements and answers herein confained and the information herewith submitted are in all
respects complete, true and correct fo the best of my kuowledge and belief. 1 understand that no

agsurance or guarantee can be given by members of

the Department of Community Development staff.

(A Separate Affidavit must be provided by each property ownes named in the titie report.)

*(wner refers fo the following: (Please mark appropriate box.)

Owner
Corporate Officer/Partner (Provide copy of
Power of Attomey (Provide copy of Power

coooaDb

Letter from Government Agency with Stew

Subscribed apd-“swom, to before me this
/ @r
{

/Public in and for said county and state

/
My commission expires:_/ / le

Effective Bate 7:1-03

S

record document indicating authority to sign.)
of Attorney.)

Owner Agent (Provide notarized letter from property ownet giving legal authority to agent.}
Property Agent (Provide copy of record document indicating authority to sign.)

ardship
Slgl'l8d g?j’//xzﬁ\ ,}MJ A/Jg [r‘f
Address / <
(Notary stamp}

MICHELE DAVIS
Motary Public - State of Nevada

Appainiment Recarded in Washos County

e o 7.4108-2 - Expires Cctober 16, 2003

i
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OIWNERS CERITFICATE

&8

TITLE COMPANT. CERTIFICATE

THY ABSOUSEN HONTDY CERHRES THAT TEL MLAT JUS BEOV DO ARY THE Swnd SHOMH
MCACCa AT THE, CHNIRG OF RICCRD OF TA LWDT THAT WG CHC KOLSE OF RSSO A Sty
ITREST M THE LANRE AN THEAC ART N3 LG OF RUBUAD AGADST THI ONKIRS TOR DILICCUINT
ERAIL. COUNTY, MR, IERUAK, BA LEOL TAMES CRLLIED A5 Tl (R SPLCAL ATSTRTONTS
BXEFT AY DHEM SELON,

BN TRE ©F MDMSA, RS

™ =3

N

L

Sl Y CERTIFICATE

T UNCERTCNED KERIRT CERTIES, MAT AL PPORURTY TANES
HGREEA FOR THE [5Ch, YEAR HAVE BEEN PR 46D TAT i
SCITSRED SROPERTY FARS FOATHE GORSEN ©F L PROPOATY TROH ADRAR TAKL
ST HAS KT FAD PORSumt o TS SATATA,

AP OTI-130~2)

WABKGE CONIY EARRIR

3

e Lo

ar
W,

"~
AL

DUSTRICT BOARD DF HEALTH CERTIFICATE

TS WAP IS APPRIAED AY THC WANHOE COUNIY DIETECT BOATS OF KLALM. THE JPPROVAL
CXNCIS LEMALE. TAPIZAL. WATER PCLLUTON, MATTA CURITY. NiD KAILK SUPALT TADUTLS,
75 WA HAS BALW FCUNA T0 WET AL APPUCATIE REQXATMENTS AMD FROVIZOND oF Tl
DIARGNUTNTAL KEALTR SIRVICES TOASH OF 12 WASHE COUNTY HOALTH GITRCT.

TR o Dameel WA O AR Py

TICATY AP
ALS

SURFEFORE CERTIFICATE.

1, RAEUL L BRGS%, A PROFISSONAL (AYD SURVOYOT LCEHSED O BE STATE OF NEVAZK, 63
HERGY CRFEY DAL

1j PASIT A BUC AKD ACDUMATE FEFRESINDARON OF B LAWS SUEYED LRGER 4T
PV AT THE PISTAVRE OF LW LARD Coaovan, UG

) P LSS SURMOD LT MR THEAW LM O, L3I KL RN E MR,
A0 T SUHEY VUG EAFLITD OF WAT A, S2T7,

T TS PLAT COUPUET WM 1A AFLEATE STARITES OF BT STAR AMD ANT LOCAL (RENUANCES
W DTECT S4 T TAR AT PE COUTRNG BOOY GO (T3 P JPFRGVAL

4} BE NOLLOIS UERCTED O TE KAT ME §F TNC DUBERR SHOMt &EX2PY BT
FOTRORS MOEATED, AVD AAE OF FLFFCINT ELRARUTY.

3] TETWAR I NOT N CORPLCT W HRS 2R 4K

LT COMPANES CERIIICITES

T URTY EATEVINTS BATWY OV THE FLAT HAVE BEIN @AAGAD, ACCTTTED R0 APPREVT
BY THE UWOTRGWED UTITY COMAANES.

& AT
A PATAC POAER GOUPANT, DEA AV EXRIT

a 3
TVATA DCIL TELCPHONE COuban, Tk ATRT KEVASA

ar [
DRI SOMUNTATINS

DIRECTOR OF FLANNING AND BULDING CERTIFCATE

THE FAUL PIRCTL MAR EASE NO. Pt3-07T UIE'R ML AFPUCATIE STATUITS, DRCWMNCES AN CCOE
PYSrAS LHS; =5 W DUSTTANIIAL COMTEMANGE Wi THE TENTATAC MAR SN0 (1% COMIXTICHS, WHICH ARE
IHCCRPEAM LS ICEDH Y TAT SO TRORL. M THEET CODIROKS HAVE SIEH SARIHY fOR RICORATIN OF
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Date: D9/14/2017 ) . " Page: 1
e Property Tax Reminder Notice e
WASHOE COUNTY PIN: 07713023
PO BOX 30039 AlN: i 09M4I2017
RENO, NV 89520-3039 Balance Good Through: 412
775-328-2510 Current Year Balance: $283.02
"Prior Year(s) Balance: $0.00
AUTO (see helow for details}
:BO5116: Total Due: $283.02
LW LAND COMPANY LLC o
895 MILE CIRCLE DR Desoription:
RENO NV 89511
Sifus: GRASS VALLEY RD
WCTY
This is a courtesy nofice. If you have a;{ iriw-r:;ound accéﬁﬁ-t.t-ﬁr-c;ué_ﬁ-gféur fénd;er or -a-r-e- not sure |fyouhave anlmpound account and
nieed more information, please contact your lender directly, Please submit payment for the remaining amount(s) accarding to the
due dates shown. Always include your PIN number with your payment, Please visit our website:  www.washoecounty.usftreas
Current Charges
PIN Year | Bill Number | Inst | Bue Date Charges interest PeniFees Paid Balance
07713023 2017 2017080766 1{08/21/2017 359.11 0.00 0.00 355.11 0.00
07713023 2017 2 [110/02/2017 141.51 0.00 0.00 141.51 0.00
07713023 2017 3 101/01/2018 141.51 0.co 0.00 0.00 141.51
07713023 2017 4 §03/05/2018 141.51 0.00 0.00 0.00 141.51
Current Year Tolals 783.64 0.00 0.00 500.62 283,02
Prior Years
PiN Year Bilt Number Charges Interest PeniFeos Pald Balance
Prior Years Total

WTPM17-0015, 0017, 0018, 0019, 0020

EXHIBIT D



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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Washoe Cdunty
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Prepared By: LW Land Company LLC
695 Mile Circle Drive Reno, Nevada 89511
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Located within the Warm Springs Specific Plan:Area/
Palomino Valley
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Development Standards Handbook for
PALOMINO RANCH ESTATES

DEVELOPMENT STANDARDS

Intreduction

LW Land Company LLC, the owner of the property Palomino Ranch Estates, is one of the
parcels within the Warm Springs Specific Plan (WSS#), (Refer to the Tand Use Tan
showing the project with in the Warm Springs ares in Appendix C) The property is 67.60
acres in size. There will be 2 total of 15 Iots, 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 2 community that capitalizes on the rural and equine character of the Warm
Springs area while utilizing resources efficiently and effectively, and giving consideration
1o design, marketability, and aesthetics.

Agricultiue

The Specific Plan prolects 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 retterates the same information.

Residential Design Guidelines

The purpose of this handbook is to describe the principles, policies, standards, and deed-

restrictions that will control developmeni of Tumbleweed Estates to ensure that it is butlt
and maintained as envisioned in the master pfanning process for the Warm Springs Specific
Plan avea,

Lot Concepts Standards

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

The building setbacks from the street vary to provide a morc rural atmosphere to the
streetscape. Al lots have an established building envelape as defined by the Individuat Lot
Concept Plans. Building side and rear yard setbacks shall conform to current Washoe
County Code requirerments.

Buildings may be logated 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 reguired around all
dwellings, This hmdqcapcd’nngatcd zone must utlize fire relardant/resistant landscaping.
For ‘additional fire protection, the landscapifig within the building envelope should be
thinned and maintatned so ag not to present a hazard to the homeowner or adjacent property
OWDETS,

The landscapedfirrigated zone may encreach: into the transition zone, All disturbed -areas

within the building envelope that are not landscaped, will be revepetated with a combination
of native shrubs, grass, and wildflower secd, mixtlites specified ia tRis document. Thie
relationship between building envelopes is designed 1o provide an open space corridor and
to provide necessary space for additional possible division of the property. {(Refer to the
Individual Lot Concept, Figures 1-A through 3-A pages 4-14.)

Transition Zone

The desigpated transition zone pomon of the lot provides an exiensiop of usable yard area
but does fiot permil structures. The zoné Providés a fransition from the open spacs {o ‘the
developed portion of each lot. The only fencing that shall be permitted within the transition
zone is Open Ranch Style Fencing, White' Rall PVC Fencing, ot temporary painted-metal
panelized fencing, The landscaping for the transition zone has been considered under and
is incorporated into the Water Altocation. Horses and 4-M andmals are Hmited to thie
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.

Thg desigidted opeil space puitiof of each Iat will be tétt yndisturbed. A1l open spage arcas
shall be maintained by the individua properry owner. These open spade cormidors are
designated to protect the existing, rural character of the valley. Open space areas may
continue existing, established apsicnltwial or ganching vses apd are exemptl fom e
limitations imposed b} fhe section on "Anfmals” later in this Development Standards
Handbook.
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No use of motorized vehicles, other than vehicles actively engaged in ranching orfarming
activifies, is allowed within the designated open space areas. Open space corridors may be
viilized 4s-4 fon-iotoiized 4l systera fof oqiestisd s, Themily fiicing fhat shall be
permitted within the opan 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 Usege Landscape (see page 20 under Water Allocation), must be
prchased for mdinienance ofpasture for wiimals enclosed within the open space. The open
space in the Watm Springs Specific Plan shall be left in natural vegetation or agricultural
use, If disturbed, it shall be reseeded as speeified in the section on Revegetation of Open
Spuce/Drainage ways. Plant selecton should include only drought tolerant and low water
dernemd material (refer to plant list in Appendix A). These atiributes contribute to the
decreased average annual residentinl water demand that is mandated for implementation of
the Warm Springs Specific Plan.

View sheds

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

Architecture

ANbuildings must incorporate an architecturdl theme oy 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 Committes to ensure this policy
is enforced in a way that encourages creative design. No mobile homes are allowed except
* for construction purposes. To enhance the development and maintain the rural character,
buildings and structures shall adhere to the following guidelines. (Refer to Canceptual
“"Western Ranch” Theme Home, Figures 8a and 8b page 20:)

‘Exterior Walls and Trims

Building materials must suppott the "westerss ranchi® thete and be approved by the WSSP
Architectural Review Commitlee. Exterior siding and wall ¢olors must be earth tone-and
harmonize with the surrounding landscape. No gloss finishes are allowed.

{args unbroken expanses of the same wall material shall be avoided. Trim shall be ased on
all exterior walls to create highlight and shadow. All reflective material {e.g., chimney
stacks, flashings, exhaust vents and pipes, etc.) must be painted to match or blend with
surrounding materials.
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Figure 4-A
Lot Concept.for 2.5 Acre Parcels
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Figure 2-A
Individual Lot Coneept for 5(+) Acre Parcels
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Roofing

Roofing materials shall be earth tone and of a colot that harmonizes with the swrounding
area and color scheme of the structure. To support an architectural theme consistent with
the Warm Springs Specific Plan, building materials for roofs shall be limited to slaie,
soncrete tile, or architectural composition, extra~dimensional 30-year roofing. Flat roofs
shall not be allowed. Metal non-reflective and colored roofs may be permitted with
Architcetura) Review Commnittee approval, Al reflective maferial {eg., chimmney stacks,
flashings, exhaust vents and pipes, ete.) must be painted to match or blend with surrounding
materials,

Britlding Feights

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

Completion of Construction

Construction of any improvement, once commenced, shall be pursued diligently to
completion within 18 months of commencement. Improvements not so completed or upon
which-construction has ceased for ninety {90Y consecutive days or which have been partially
or {otally destroyed and not rebuilt within a reasonable period shalf be deemed nuisances.
The Homeowners Association may remove any such maisance or repair or complete the
same at the cost of the owner provided the owner has not commenced required work within
Athirty (30} days from the posting of a notice by the Homeowners Asseciation fo commence
snch work upon the property. Such notice shall state the steps that will be taken fo 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 pround
cover {o eliminate dust and prevent erosion shalt be maintained at all tmes, As many as
four (4) customary household pets are allowed provided they are not kept for comumercial
purposes and are keptreasonably-costfitted so as not be become o muisance. Horses, animals,
and household pets shall not unreasonably inlerfere with the comfort, privacy, or safely of
other properties. Animals shall be kept i accordance with Washoe County rules and
regulations. The homeowners association shall have the authorily {0 delermine whether the
animals sareasonably interfere withshe comfor, privacy or safety of other properiies.

WTPM17-0015, 0017, 0018, 0019, 0020

EXHIBIT D



Homeowners may provide irrigated pasture as an exercise area or for supplemental feed in
which the animals may be kept when not stabled ot corralled, Livestock may be considered
arr optionat use for water atfocated for landscape vse. Paswurelands for anvmals will require
additional water rights to be dedicated to Washoe County. Irtigated pastures require
additional water rights at 4 acre-feet/year per acre, 1-1/4 acres of irrigated pasture would
require the dedication of a total of 5 acre-feet of water. (Refer to Optional Usage Water
Consumption Fible A &B, pages 30-31 i the Landscape/brigation Sectior.)

Trave! Trailers, Motor Homes, and Boat Storage

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

Utilities

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

‘Mailboxes
Individual property owners will not have UJS Mail delivered to their property. The Post
Office has community mail boxes located al Grass Valley Road and Whiskey Springs Road
172 mile from proposed praject. Per the post office if needed more community mail boxes
wifl be put in place at that location.

- Garbage and Refase Disposal

There shall be no bumning of trash, garbage or other like household refuse, nor shail any
property owner accumalste on their Tot junked or vasiehtly vehicles o littex, refuse oy
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 receptacie for ashes, trash,
ribbish or garbage shall be so placed aad kept as not to be visible from any sweet, lot,
parcel, or open space except at the times when refuse collections are made.

Antennas
Sutellite dishes and home radio antennas shall be screened from view from any adjacent
parcels, streets, or open space by locating in side or rear yards behind sereen fences at a
minimsum. Sercon fences for this pupose shall maintain the minimen distance from the
screening material to that yard propenty Jine that meels the zaning requirements.

7
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Nuisances

No noxious or otfensive activities, odors, or nuisances shall be permitted on any lot or parcel
in the development. No refuse, animal manure, unsightly or abandoned vehicles, duobris,
noxious materials, discarded personal effects, and construction materials not for immediate
use shall be permitted on any lot or portion thereof. It is incumbent upon all properly 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
enforcemedt for this provision.

Consetvation

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

TABLE 1
CONSERVATION FEATURES

Mandatory Conservation Features !

. Warer saving fixtures, showuhuads and Loﬂets

- Dual glaze 1/4" air space \mndows and shdmv glass doors

: Thermostat setback tlmes

‘. Recommended Conservauon Features

State-of-the-art water saving apphauces sux,h as washing machines
and dishwashecrs.

| The usc of wash compacters 1o ’hrmt “fhe use of parbage dlsposa!s in
sinks.

Passwe solar des1gn

ittt m e e it e e e § - [P CESrpp——

Solar water heater

Zoncd heatmg controlq

| Plumbed gray water storage and distribution for irrigation of
{ landscaping, '

Upon approval of the Washoe Counity Distriet Tealth Department,

% More information may be obtalned from the Passive Solar Industries Council, 1090 Vermont Avenue,
Snite 1200, Washingron D.C. 2003, (202) 371-0357.
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Building design and orientation shall be considered in conservation of energy. All
buildings will be designed and oriented to benefit from passive solar heating if
practivabfe. Passive solar consiraction guidelines and energy conservation nyeasures for
Northern Nevada are available through the Siexra Pacific Power Company. ™

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

Energy Conservation Guidelines

All buildings should be lacated and oriented to benefit from pagsive solar heating. The
desirable exposure is towards the south, souiheast, or southwest. The simple cast-west
orientation of a rectangitlar building in northern Nevada hus been found fo reduce enevgy
consumption by 40%. Site development should use plant materials and landforms o
enhance energy. conservation. Confferous 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 insalate e building, Deciduous trees phamed on the south side of
the structure will shade the building during the summer and enable sun 1o penetrate during
the winter. The creation. of carth berms on the windward side can reduce heat loss due to
wind and help to insulate the strocture. (Refer 10 the Minimum Landscape Elements -
Figure 3-A page 11) The structure should be designed to keep energy needs for heating and
vooling to a minimum, Passive energy conservation measures include the following;

Ciood insulation.

Location of active lving spaces on south side

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

Concentration of windows on south side

Reduction in number and size of openings on north side.

Maximum use of double-glazinp

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

The Warm Springs Specific Plan mandates compliance with.a perlot water allocation. The
designated water alfocation for this project is 1.¥2 acre-feet/year per tot, which is equivafent
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 yvear, This leaves
217,428 gallons of water for selection of optional landscape elements. Livestock pastore
irrigation may require dedication of additionat water 1ights beyond the 1,12 acre-feelfyear.
Each lot owner is required to incorporate the following list of minimum required landscape
elements into their landscaping. No less-than 50% of the required landscaping shall be
oriented to the front yard of the lot.

The plant selection includes onty drought tolerant and low water demand material. Those
aspects of the permitted plants contribute to the decreased average annual residential
demand {or waler that 1s mandated for implementation of this plan.

The landscaping and irtigation plans must be submitied to the Atrchiwectural Control
Committee for review and approval. This should be done at time of building permits for
structures but may also be done separately,

The minimum landscape elernents for each lot shall be:

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

5 evergreen or deciduous trees within the front yard setback (1 must be a specimen tree,
{15 galton mindman); 5 deciduous or evergreen trees within the building envelope (15
gallon minimum); 12 evergreen shrubs (1 gallon minimum); and 32 decidupus shrubs (1
gallon minimam.)

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

- For a list of suggested shrub/groundcover and trees for home owner review, sce Appendix
A,

0
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Figuve 3A
Minimum Eandscape Elements for each ot
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43

&
|
i PR, | B |
et peteee
S TION

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
o omi . Residential Water Usage- Gallons Per Year

?HLct Domestic | Required | ; Residential/Optimal
:l - Allocated ¢ ITse Laﬂdscaping‘ i Avaifabie

i o Wawr | Total

i} 4. FIZAFY, ' | !‘ |
EL T B |
g acrel' 354,396| 70,260 77,208 147,468 .%
’ qf_i_ gal. ._‘._E....g?ffli.... . gal. i gal. I 217,728 gal.

Table 2A provides a list of opfional water use estimates for differing types of
landscaping., These may be used in any combinalion on any lot provided the water
allocation per lot is not exceeded. The intent is to mandate corapliance’ with -the
desighated water allocation while at the same time providing alternatives to permit
variety in individual landscape designs. The plant selection includes only drought
toletant and low water demand matetial. Those aspects of the permitied 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, medivm and slow growih
rales and a variely of sizes should be planied 1o provide a more natira) appearance,

All surface water drainage ways within the subdivision shall be graded to resemble a natural
drainage swale and incorporated in the overail design. There wil] be no jinear, uniform width
drainage ways. Drainage ways should be lined with native wildflowers, grasses, shrubs, and

scattered rocks and boulders to slow water velacities,

The amaunt of water required for ane acre of pasture irrigation is 4 acre-feet/year. For | !/4
acres of pasture, a total of 5 acre-feet/year is required. As many as 5 acre-feet/year pex lot
of water rights may be permitted through the State Engineers Office. These water rights will

be used to irrigate the pasture and/or livestock on each lot,

.\

Table 2A
o Oyptional Landscape Uses - Water CUHbUHIprOﬂ
Item Quantity YearJ} Water Use ]
Turf o 100 sq. ft. 2,108 gaﬂons- ‘
v | oo |
2o ; season) |
" Deciduous $hrub leach | 744 galtons
g Evergreen Shrub 1 each 93{;1:-,-35_12\115
Deciduous Tree 1 each F 1,330 gallons
d%vergreen Tree ; | sach ) I 662 j,;i(}l:‘:__—_
Livestock ‘ 1 each -.7,300 pailons '
Pasture ! 1,000 s¢. ﬁ o 29,645 gallons :

W The Water Allocation Jor Pasture apph‘e:s'#bﬁiy when cdditional water rights have been
purchased fiom a private party and transferved to the receiving parcel by the State Engincer.

As long as no more than 1,800 gallons per day are utilized, addisional optional landscaping
may be installed, The total utilization does not equal 364,896 gallons due to the fuct that
mach less water is used durtog the winter menths. Refer io Optional Landscupe use Table

7.A)

Additional information on the constraints placed upon the use of water and the standards
employed are located within the Wann Springs Specific Plan (WSSP) are incladed with this
document as Appendix B, Excerpled and Abridged Information from the Warm *?.pnni,s

Specific Plan,

i2
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Maintenance
All plant material and lawn areas shall be kept in hea!thv condition, Any dead plant material

shall be removed and replaced within 30 days,

Referenees

Appendix B includes an abridged excerpt from the Warm Springs Specific Plan that
explains the water budget for the hydrographic basin and provides patt of the rationa] for
stringent landscaping and irrigation requirements, The excerpt has been slightly amended
frony (he text. ol the actual plan to reflect some updates and actfons by. the State Enginect,

Revegetation of Open Space/Drainage ways
All open space arcas, other than those in agricultural use, shall beleft in native material,

Atreas designated as Open Space that are currenily in agricultural use will allow grading, If
noxious weeds are in abundance, the owner may employ a weed management plan
developed try an agproptiate tond seclwmation specialist, As development occuss 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 mixtore as deseribed in Table 3,
page 14, A gradual transition of plant material is desired.

The soils and precipitation in Warm Springs Valley greatly reduce plant species available
for revegetation. The species selected will survive with no supplemental irrigation water
being applies afier estabHshment; After two yeats there with not-be any femporary wager fo
the revegetation, The revegetation sced mix should be tied to the agricaltural soils and
modified as recommended by the seed company.

Indian Ricegrass must.be diill seeded at 3-4 inches below the surface, Pubescent Wheatgrass
and Globe Mallow should be drill seeded 10 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 aress,
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 drtigation water than ricegrass during the first vear, but once established well
survive with no additional water.

Seeding shonld be completed during late fall, This will assure sced is placed ready 1o
germinate when soil moisture and {emperature conditions are ideal the following spring.
Temporary above pround irrigation 4§ not recommended but may be necessary in order 1o
establish plantsif seed is instafled during summer months,
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To improve establishment chances, seeded area should be hydro mulched at a rate of 1,000
1bs. /atre with 180 Ibs. /acre of tackifver added. Supplemental irrigation water can be applied
the first growing season. Tuigation should be light and infrequent. This will promote 1ot
development that will be essential once irrigation water is eliminated. Water nsed for this
purpese must be deducted from. the given. available water. Adter the system is abandoned,
the water may be relocated to other uses.

Table 3

Seed Mix for the Conversion of Agricuftural Land

| o |
. Amount Purg Live
' Commen Name Botanical Name Seoi
’_d. i . Seed
| Scatlet Globe Sphaeralcea |
! Mallow coccined . 1_h-../acre |
| Oryzopsis
i Indian Ricegrass Hjnéfoides 8 Ihs./acre
1 Immigrant Forage " . '
 Kochia Kociha prostrata | 2 Th./acre
| Winterfat Burotia lenata ] 6 lbs./acre
i Pubescent ‘ [ L
i wheatprass Ebtrigia Infermedia ]l 8 lbs./acre Il
Irrigation

Irrigation Requirentents
Each residential lot will be required to install an irrigation system with automatic controller
and back flow prevention device to nieet 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 sprinklet 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 -groumd covers shall be watered wath standard
controllers allowing each tres, shrub, or ground cover to be watered with individual drip
emitters or collectively in groups with mijcro sprayers.. ‘

Landscape and:[rrigation Plan Submittal Requirement

Fach fature homeowner or builder will be required to submit landscape, grading, and
irrigation plans to Homeowners Associstion and the Architectnral Review Compmittee for
approval as a part of the building permit application process, The plans shall be prepared
by a gualified landscape industry professional, landscape contractor, ot a landscape
atchitetd.
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The landscape plan shall include a site base map prepared to a 17=20° minimum scale with
the house and driveway footprint, property lines, utility locations, ete. This base map must
clearly show proposed Fandscape arcas with square footage area calcnlukions to meet the
water usage requirement specified in this document. In addition to the above, the landseape
plar muwst include:

. plamt species-list keyed to-plant locations on the plan. The plant Hst must mehide
plant sizes and quantities;

The amount of water calewtated for established fandscape:

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

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

The Irrigation plan shall be prepared w scale on the syme base map as the landscape plan. The

irrigation plan must include the following:

Point of connection to water sourcee;

Location, type of installasion detat) of back flow prevention device;

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

Irtigation main and lateral line type, size, and depth of bury,

Sprinkler head locations, manufacturer's name, product number, nozzle size and
‘nurriber, radius gations per minute and pounds per square inch {psty operation rate;
Drip system valve locations and sizes, lateral line type and location, emitier type,
product number, and amount per plan and;

Contreller's manufacturer's name, product-number, and instaliation location.

The prading pian 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 grading and construction:
Dust contro! plan/permit measures required by Washoe County Code.
Existing and proposed contours, including berming for energy conservation and
draipage away from structures;
Paving or surface freatment for walkways and driveways;
Location and type of temporary fencing to protect open space and mative vegetation
from construction trafiic; and

Revegetation of disturbed. areas, seeding quantity, and need for temporary irfigation.
The revegetation seed mix should be tied to the agricultural soils test and modified as
recommended by the seed compary.

15
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Maintenance

All irrigation systems shall he maintgined in good operating condition, The irrigation system shal)

Ve extended to any new plant material-at the time of ingtaliation.

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
hmdseaping shall be ‘maintained to haymomize with and sustain the attractiveness of the
development,

Feucing

General Considerations:

All property from the building envelope to the street shall be kept free and open. Fencing
will be consistent within the neighborhood for this development, Wood fencing will be
treated with a light ormeditm brown stain thal witl inciease wobd durabifity, Stafos should
be consistent in tone on the individual properties but no one property will be required to
match exactly with neighbors. Owners are required 10 keep fencing in good working order

and have a well-maintained appearance: The type-of fence will- be-confrolled by the-

Architectural Review Committes,

Solid Woed or Synthetic Material (with. the appearance of wood) Privacy Fence:
Privacy ferice with a height of up fo 6 feef. may be construcied ‘within the buifiling envelope
as long as it is limited to the rear of the house, Such a fence may be vsed in the side yard
for screening such features as RV storage area, satellite dishes, trash receptacles, fuel
siorage tanks, dog runs, or a patio, Otherwise; side yards will ot be enclosed with & privacy
fence. Fences should Bie into a structure or other terminus point. (Refer to Privacy Fencing,
page 19 undexr 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 circulafion areas or accent gardens and will be
fimited to no more than four feet in height. (Refer to Split Rail Fencing, page 19 under
Figure 7} The fencing should be of & consistent height and end at some transition point such
as the house. The fencing may be stainied but not painted.

White Rail Synthetic Material Fencing:

This material may be used t0 enclose pasturelands, stable tuns, corrals, and the perimeter
of the property other than in the front yard area bebween the residence and the streer. (Refer
to White Rail Fencing, page 19 under Figure 6.) White rail PVC fencing may also be
constructed within the designated building envelope in substituie for the Open Ranch Siyte
Fencing. Fencing for pas’ture beyond the limits of the building envelope will not be
permitied unless pasture. is established and prasses are iirigated in accordance with Table
24, (page 12). Under this scenario, pasture Tencing may be the white PVC rail and the
irrigaled pasture area should adjoin the building envelope on a least two sides.
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Chainlink Fence, Woven Wire, or other 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, snd rails will be vinyl or plastic coated in a color to harmonize with building
colars, or be a‘datk brown erblack, No'batbod wite fencing will be allowed,

Exterior Lighting.

The functional objectives in providing exterior arca lighting are to iHuminate arcas
necessary Tor safe and comifuitible tse. it cettain sititiotis, drea lighting can &dd to the
avsthetic appeal of a site by highlighting architectural features of a building or illuminating
pathways and landscape pFantings. bn these instances, only the speciat featwves of a building
or landscape shoutd be ilhmninated: - should be noted that the: standards and-guidelines
contained in fhis seetion address area lighting on individual properties, and not overhead
street lighting along public and private rights-ot-way.

‘Srandards.

Exterior lights shall not biink, 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
lights shafl be directed downward. Fixtore moniing height stiall be as low as possible.and
appropriate to the purpose IHumination for aesthetic or dramatic purposcs of any building
or surrounding landscape wtilizing exterior lght fixtures projected above the horizontd is
prohibited. Seasonal lighting displays and lighting for special events which conflict with
other provisions of this section may be permitted on a temporary basis.

Guidelines.

Lighting Design

Exterior lighting should be designed as an integral part of the architecture and landscape
and sholild be located ini ¢ masines that minimizes the Hnpdct of lighting upon adjacent
structures and properties. '

Lighting Levels

Avaid consistent oversdl Tighting and overly biight Tighting. The location of Tighting should
respond to the anticipated use and should not exceed the amount of light actually required
by users, Lighting for pedestrian movement should Huminale entrances, changes in prade,
path intersections, and other areas atong paths, which if lefi uniit, would cause the user 1o
feel insecure. Lighting soppiiers and manufactuvers fiave Highting desipn handbooks that
can be consulted 1o determine fixture types, illumination needs, and light standard heights,

Fixtore Design
Exterior lighting fixtures should be simple in desiga and should be well integrated with otber
archilectural site leatuyes.

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 Hght and shadow to
articulate the facade, The purpose of iaminating the building should be to add visual
interest and support building identification, Harsh overall lighting of a facade tends to
flatten features and-dimainish visual mterest,

Lighting Height

As a rule, the light source should be kept as low to the ground as possible while enswring
safe and funetional tevels of iflumination. Arcatighting should be directed downward with
no splay of lighting directed off-site. The height of tight fixwires of standards must meet
Washoe County standards. Liglting should be directed downward in order to avoid sky
lighting. Any. Hglit source over 10. feet height must incorporate o cutoff sliicld to prevent
the light source from being directly visible from areay off-site, The height of Tuminaries
should be in scale wiili Lhe seiting,

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 Improvemert District
-standards, for their consideration for acceptance and maintenance.
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Figare 5
Privacy Fencing
Examiple only forhome owner teview

3

Tigure 7
Split Rail Fencing
Fxample ouly-for home ownet zeview
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Figure 8a
Coneeptual "Western Ranch” Theme Home

home owaer1sview)
. * 1 *
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Figure 8b
Conceptual “Western -Ranch” Theme Home
(Conceptual only for home ewner review)
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ATTACHMENT A
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Legal Description

Al that real property sitvated in the County of Washoe, State of Nevada, described as follows;

Parcel 16-2-1-1, ag shown on Record of Survey map filed in the office of Washoe County
Recorder, Washoe County, Nevada on October 29, 1975, under file Mo, 383409, 383410 and
183412 and Division of Jand muap filed October 29, 1975, under file No. 383418, Palomino.
Valley Unit 1.

A portion of the North West 144 Sec 16 township 22 Notth , Range 21 East MuJLE.& M; in the-
county of Washoe, state of Nevada, being more particularly described as follows;

Commencing at the N'W comner of See 16; then South 8% Degree 28' 24" East, 46,12 thense S 89

Degree 28 26E 2,603.98 feet thense N | 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 o {rue point of
beginning.
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Suggested Tree List

Common Nameg

Botanical Name

i
1

] Russian Dlive

Chrerry Phum

Elaeagnus angustifolia

P. cerusifera

Globe-Norway Maple

Acer plotapoides-*Globosuny

-

Arizona Cypress

Cupressus glabra (C. arizonica)

European Mountain Ash

Porderosa Pine

Sorbus aucuparia

| Pinus ponderosa

List complled from Fact Sheet

' 88-73, Universlty of Nevada-Reno, College of
Agriculture
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Suggestequh{ub/ Groundco@i

|

_} :

Common Name ' Botanical Name !
Silver Mound Artemisia stellerana !
w . i. . e . .]
' Creaping Cotongaster i\ Cotoneaster adpressus g
“Winged Euonymus " Fuohymus alata

bk e A P 3 i onfvn

‘ |

j Oregon grape holly 1 Mahonia aquifolium '

snowherry ! Symphoricarpos aibus ;
- . é._,...._..._ -

Adams Needle Yucca ' Yucea filamentosa

¥
W

List complied from Fact Sheet 89-05, Unlversity of Nevada Reno, College of
| | Agteulure }
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APPENDIX B

EXCERPTED AND ABRIDGED INFORMATION FROM THE
WARM SPRINGS SPECIFIC PEAN

WATER BUDGET

INTRODUCTION

‘The Specific Plan Area (SPA) is within the Warm Springs Valley Hydrologic Basin No. 84, The
average annual. precipitation in the busin is estimated to be 9.76 inches. There are no perennial
streams 1o the SPA, but intermittent externat drainage to Pyramid Lake does exist, The Nevada
State Engineer has designatedthe Warm Springs Valley Basit as an area requiring additional water
resoutee supervision. Varius reconnaissanve Jevel studies have been conducted to estimate the

potential amount of groundwater résources in the basin,

In general, an estimate of the available water resowrce amd e current conswmption patterns with
be used to identify the total number of residential dwelling units and commercial or quasi-public
uses that can be served from the avaitable supply. Land aveas have been jdentified based-on the
maximum number of residential dwelling units and desired development densities achievable
based on the water available to the SPA and the location of existing water rights. The total number
of acres assigned (o -¢ach land wse category, with appropriate allowance factors, will provide an
adequate base to develop the projected number of residential units at buildout

It is important to tecognize that new techniques are being developed 1o improve 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 @ nseful toor Ryegenerating a plan for the Wan Springs SPA, but it should notbe 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 Recanmafssance: Series Report
No. 43 can be used to establish the perennial vield for the basin, This report specifies 3,000 acre-
feet as the perennial yichd. The perenmiad yiekd isthe amount of water that Is paturally seplenished
when a long-term average is considered.

Tihe following table, Table A-4, establishesthe water allocationor the SPA when 3,000 acre-feet
is used as the plapning pereniial yield. [he teble summarizes the Warm Springs Area Plan Water
Budget, and details the allocation remaining for the SPA.
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Table A-4
WARM SPRINGS SPA AT 3,000 AFY PERENN!AL'W’ELD

o ﬁgslhciential_Deve!opmepgfotégﬂ;i " Number of Units Quantity /AFY
Ennhaient Dwelling Units
Existing Parcels @ 1.12 AFY T 1 87
New Units @ 112 AFY at 75% T e 1250
Total  Equivalent ! 1198 1,341
New SPA Parcels i . 1,254
‘ Farcels, @ 113 AFY ar 75% . e . 260
'f Parcels @ 0.70AFYat75% & 1508 ; 1,053
'| “Total Potertinl Paredls ) 1,684 I
Residential

According to the current Warm Springs Atea Plan, the subdivision of parcels creating new
residential lotson individusldomestic wellswilt require the dedicationof 2.5 acre-feet/year (ATY)
of water rights to Washoe County. The residential section of the budget is based on allocating
water available per residential Jot onan individial wemat 1,12 acre-feet/year, This number s based
on a mandatory water.conscrvation program with low. water demand vegetation landscaping and
1ow domand water Hxturcs in the "With Spitngs Arca Plah” 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 s based on the {ollowing water consumption clements:

1. Domestic Use

a. The average per capita domestic water use (not including irigation), is 77
gatlons/person/day. This is based on a non-conserving househald. A conserving household
using water conservation fixtures will reduce the domestic per capita water use to 60 gpd.
Using current technology, Ultra low flow fixtures could reduce domestic per capila water
consumaption 1o 52 gpd, {Souge: *Residential Water Conservation Project, Summaty
Report" by Brown and Caldwell, June 1984.)

b. The avetage household size is projected to bie 215 persons.-

77 gallons/day x 365 days x 2.5 people =
74,2625 gallonsthouse/yenr=
0.216 AF/house/year

¢. A monitoring system will be requited to determine actual use and mandate design and
allocation changes based on actual use, The monitoring system should inchude
4ensiometers on trees/shrihs at sample facility.

2. Lardscape Ireipdtion Use
a. Lawn Wateting

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" {wice per week for 12 weeks during
thie suminer torithis: Fot 4 100 sqiiiife fof lawin dies, we dsed die following calculation:

(-5x2% 16 x .62%=992x 100) = 992 gallons
(7552x 2% H2* =11.36 x 160} = 1416 patlons

2, 108 gallons
{*1* of water applied fo one.square foet surfacs aren = 02 galtons)

b, Trees and Shrubs

The shrub and tree water consumption budget figures were determined using the following
method:

The bermed saucer watering area of a iiature tree was-determined to be 4' diameter (3. for
mature shrubs). The area of a4’ diameter saucer equals 12.5 square feet (7 sq. . for
shrubs), Fhe square footage area was multiplied by two fest to represent the preférred
depth of watering to promote decp rooting and resistance to adverse conditions, This
number nepresonts cubic foot volurne ofsoilto be walersd which is mulfiplied by the water
hoiding capacity of the soil (1.33 gallons per cubic foot of clay Joam soil, Source:
“Effectively Inigating Laridscape Trees” by Janet Hartin). The resuiting number of gallons
represents the amount of water to be applied per watering:

mature tree (12,5 5.1, x 2 % 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, watee twice per. wesk for the 12, week. shmmer 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 shibs (2% 12)+41 x 16)+42 x §) = 50 waterings

For 2 deciduons tree or shrabs water twice per week forthe 12 week hot sumnier season
and once per week for the remaining 16 weeks of the growth season. No additional water
is:-eequired for the winter months,

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

‘T'he per tree water consexaptionbudpet figures are thendexived by multiplying (he amount
of water per application times the watering frequency =

evergreen  tree  33.25 gailons x 50 waterings = ¥,602 galions

evergreen shrub 1860 gatlons x 50-waterings = 930 gallons:.

deciduous. tree  33.25 gatlens x 40 waterings. = 1,330 gaftons

deciduous shrub  18.60 galions x 40 waterings = 744 gallons
We'have averaged the yearly water consumption of mature deciduous and everpreen fees
to determine the budget amoutt por tree i our figures (1,496 gallons). The average yearly
water consumplion o mature dectduous and evergreen shrubs woguals ]37 galloss.
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¢. The intent of the plan is to mandate compliance the per lof water allocation while at the same time
providing alternatives to permit variety in individual Jandscape designs. The following chart provides
a dist of eptional waler wse-eshisatos that can be used in.any combination on any dof provided the
water ullocation per lot is not exeseded. '

Table A

- _ OPTIONAL LANDSCAPEUSES - WATER CONSUMPTION
! Item Quantity | Yeatly Water Use
L Tuf © 1100sq.t | 2,108 gallons o
. Vegetable / Flower Gardern 1 (8¢ sq. ¥, 1,612 palloms (Basedron ¥6 wee, watering season) g
;Dpcfdgous Shrub ) leach | 744 gallons

E—vczrg;j\;gm Shruby o Yeaed’ | 9gallons

Deciduous Tree | leach 1,330 gallons

Evergreen Tree | beach: : 1,662 pallons

£
3. Animal Use
Livestock.uses an average of 20 gallons.of water perday:
20 % 365== 7,300 gulloasiimaliyesr

Per Policy WS.3.1.4, uses such as pastures, recuire dedication of water rights in addition to
domesiic rights,

4. Residential Water Use

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

Lawn: The water requivement for lawnaveas ds as follows;

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

(B0x2x 16x.62* =992 xsq. f1.)= gallons per 16 weeks
(.75%2x12x .62% = 11.16 x sq. fi) = pallons per 12 weeks
gallons total per season

{* 1" of watcr applied to one square fool sarfxce area = .62 gallons)

Tree: Number trees X 1,496 = pallons per season

R

1 ;4 96 = an avorage of deetduous and overgreen trees from Table A-8°
‘Pomestic Use: Average honschold:galions per day based on 2.5, persons per household.

a. 2 aceewnd Tanger - 4.12 veee foet/year = 364,958 gallons
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The recommended limit of lawn area for the 2 —2 % acre or larger lots is 4,000 square feet,

0.92x4,000 = 39,680 gallons
4 o 4000 = F4540 wallons
84,320, sallons
‘The plun requires five trees per fot:
5x 1,496 = 7,480 gallons
Domestic uge = 70260 galions
162,060 galtons
364,93¢ gatlons
- 162060 gallons
202,870 gallons

Optional uses: THS leaves 202870 galtons for seleetion of optional landseape elements

(see Table A Tor landscaping usage figurcs).

Table B
RESIDENTIAL WATER USAGE - GALLONS
l ' Watet ' Domestic Lequired l Required 5 Resldual/Optional [
i LetSize ,  Allovation “i Ll Trees : Turf Toiad. Usape |
L LU -2 : .| e Jo i . 1
P e e e l j . | . . }
CRamed ) L2 AFY 1 20260 ;340 8326 1 162060 wmE
larger 364,930 Gnts, l |

5, Irrigation Requirements

Ench residential lot will be tequired to install an irrigation system with automatic controlier and
backfiow prevention device to neet Washos County/State health codes. The HTigation system
shalt inctude an overhesd spray systom for any vt areas, with uniform bead to- livad: coverage
and matched sprinkler head precipitation rates. The system shall also include a drain down
method for winterization.

Al trees, shrubs, and groundcovers shall be watered a drip system with a seperate control clock
‘or 2 duaf program controffer. Bachi wee, shrub, o1 groundeover shall be watered with individual
drip emitters or collectivily In groups with micro sprayers.

End of Excerpt
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DEVELOPMENT AGREEMENT
Washoe County and L'W Land Company, LLC

- This Development Agresment {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 Comumissioners ("Effective Date"), and is entered info by and between Washoe County,
Nevada (hereinafter "County"} and LW Land Company, LLE his agents and successors ingluding

developers and eventual subdivided-parcel-owners (hereinafter "Owner") (collechvely
hereinaffer the "Parties").

WHEREAS, the County is authorized, pursuant to Nevada Revised Statutes ("INRS")
52780201, ef seq., and Wastoes County Development Codé ("Code™) 110.814.00,.ef seq.; 1o
enter into binding development agreements with persons having legal or equitable interests in
sead-property. for the purpose of establishing and strengthening long xange plans for property

developmentiand prisviding for-developer funding of.certsin public facilities to serve new
. dcvclopmcm;,

'WHEREAS, Owner represents that he has complete and sole fee title ownership of the
stfbject real property, thelegdt deseripfion-of whiili'is set Torth o BxXibit A attaghed herete
and shown in the next identified exhibit (hereinafter the Property™);

. WHEREAS,. Owner hes - sobmftted: and County hss trend:amvcly approved the. Hutial
_prelnnmarjrpm"cel nraps forr devclepmcnt‘of thie Property ("Projest™), copiesef whieh are attachied
hereto as Exhibit "B" ("Maps"), and the cxpnatlon dates of which were recently extended by the

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

WHEREAS, the Parties desire to enter into this Agreement in accordance with NRS and
Cede, asapphedble, o provaetethe heaith, saﬁety amd peneral welfzre efithe Uovnty's
inhabitants; to-help providesome piiblic services, uses and infrastroctare, Torwhich Qwher
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 Parfies’ desire that this Agreement satisfy certain of the
infrastructure and development provisions of the County's specific plan for part of the general
Rage T-of13¢
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" Warin Springsareain whidli this Propesty is-docated; the specific.planbeing known as the Warm
Springs Specific Plan ("WSSP"), which was approved by the Washoe County Board of
LGonpiissioners onSeplember 22, 1992 jand armendedto-add:ainamcing plan-by-seid
Cemmission on-April 18, 17995; and

WHEREAS, the County is underway with a review and update of the formal atea plan for
the general Warm Springs area ("Area Plan"), which may produce significant changes to the WSSP
this year, including possible updated faes and schediile, different developiiient 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.

3. -Permitted Uses, Density; Height, and Size of Shructunes. Pursuzzit to NRS 5278.0201 and
Code 5110.814.20, this Agreement must set forth the maxirmumn height and size of structures
to becenstcted onthe Property as well as thedensity ef nsosand the parmitted uses of the
land. The Particsmgree that the Propertywshall be divided and the Projectongstracted steictly
For single vesidential purposes in accordance with fhe 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, inchuding its attached exhibits. Owner shall subdivideto a
density only as shown on the Maps. However, Owner and his suceessors reserve the option to
firther subdivide the Property and its parcels in the future, pursuant to then existing law, if
and when the WSSR, Area.Plan, Code and the Washoe Covaty Health Department permit, &,
This:Paragraph 2:i8, howeve; fade subjest toithe provisions.of Paragraph 6-below.

3, Development And Infrastructure.

34 -Development Standards HandBook: The Parties have fofutly draffed, in-accordance
with the Code and WSSP, the Project's Development Standards Handbook ("Handbook"), which
is attached hereto as Exhibit "C".and incoyporated herein by this reference. Construction and use

f the Projectstiall be inacosidance with+the Fendbook.

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 (Mecdurs™) goverring the entire WSEP aren for the purposesidentified inthe WHSE,
until the related WSSP requirements are modified or repealed, if at all, through the Area Plan
update process. The association and the cc&rs shall be completed to the satisfaction of the
County Conuimity Development Depastment.and the Wishoe €onnty Distict:Attemey.

3.3 Disclosure Statement. The Parties have jointly drafted, in accordance withthe

Code and WSSP, a Disclosure Statement (*Disclosure™), which is attached hereto as Exhibit "D"
and incerporated herein by this referenee. The purpose of the Disclostre is-to'provideall buyers
specific information sbout certain aspects of the WSSP and this Agreement, and how those may
affect their long-term ownership. The Disclosure is not intended to be comprehensive in all
aspects.of the ecquisition of:certain parcels. It iswnsant te-enly provide basic informstien about
. -aspects-of the WESP and s Apreement-thatare sequired o be-disclosed. A signed and
notarized copy of the Disclosure must be provided to all future property owners and must
accompany all building permit applications submitted to the County. The purpose of this

Page 2 of 13
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eniitement is to.ensite thatall fottie owners of propeity within the Warin Springs community
are awate of the requirements of the WSSP and this Agreement.

34 Watersmd Septic. Qunel Aoes not dxttenitl at-thistimesto subdivide atany greater

density than asshown en-the' Maps, wiich permits Owner-to install seplie and-well facilities on
each new parcel instead of connecting to community water and sewer facilities lﬂcely to be built
by another area property owner known as the Warm Springs Ranch. Owner waives connection

" to commyunity water and sewer systemns at s fithe. Ovner $hdll instalk the referenced: sepfic and:
well facilities pursuant to applicable law and regulations existing at the time of issuance of each
of the related well and septic permits. Ovmer. and his successers may inthe fifure conngct to a
Gommunity water or seveer system, pursnant 18 then: existing lawe, i and when: the WSSE; Area

" Plan, Code and the Washoe Caun,t_v H@alﬂl Depa:*tment peéimit it

4. Financing.
44 - Tnfragtiuctive Related Fees.

411 Fee Commitments. Owngr.offers to and agrees hereby to pay all fees
. desctibedin this Agreementaindiseititbits. “Fheduty to pay.said feeswand wny increased-or
decreased fees negaiiated as mentioned below, shall run-with the Property-and be binding upon
and inure 1o 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: Tlie glea: eﬁcmﬁpésscd withid the WSSP'is hierehy desigrated as
the "Fee Area" for the imposition of fees and the collection of funds under the provisions of this
Agreement.

4.1.3  Special Fee Reveme Find: Exce;gt as otherwise spec:ﬂically 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 splely forthe purpose.of constraciing the applicable-capfial fmprovements-arproviding
refunds 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
Bizettor, shaltmaintain-Settledrecordsto ientifythe dwﬂ@pmgnf?ﬁj from which fees wete
‘eollected, for which purpose and how said fees were spent. .

414  Fee Changes. So long as the Project does not change from the use
~described in‘the Meps and conditions therzto, =ni except as-otherwise provided mus.
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 enly as such costs are adjustéd during the regula review of the Capitaldmprovements
Prograia (CIP) for the WSSP. The CIP s attached as Exhibit "B, entitled Financing-Coneept
Plan for the WSSP, and is incorporated herein by this reference. Nohviﬂlstanding this, Owner's
fee obligations as defined in this Agreement may be altered or repealed, but not increased,
subject however ta Patagraphi-5 below, by the update o tie Avea-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
wiltimate arended AmenPlanand ISP in any respect whatsoever.

“Page-3 o 13
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42  Fess— Roads, Drainage. Plarming, Water, Parks, Open Space. and Utilities. At
the tecording of each final map for any phase of the Project, the fees set forth in this Agreement
shall.be paid-by Owmer to-County. as-follows:

4.2.1 Roadiway Fees. Owner-agrees to.pay torthe County all readway fees shown i,
the Fee Schedule for the Project attached hereto as Exhibit "F" (hereafter "Roadway Fees"). .
These fees shall be sef aside in a Special Fund specifically for the construction of the first phase
of the Spine Rond-or-other oollector roads as defined in the phasing plan for reagways set ferth
in Exhibit "E". County shall disburse these fees for the putpose of design and construction of
thezoadways or o veimburse Owner if Ownerconstructs collecter xoads o Connty
specifications. These feeyaneseparateand apartfvom the Regiomal Road Impact Foe(BRIF)
{Parageaph 4.3.1), which is collected at buiilding pemnit. The Readway Fees ave also separate
and apart from the property owners' current fees collected by PVGD for the maintenance of
public roadway easements.

427  Storm Drainage Fees. Ovmer agrées.to pay to the County all storm
drainage fees shown in the Fee Schedule for the Project attached hereto as Exhibit "F" (hereafter
"Drainage Fees"). These fees shafl be. set aside ina-Special Fund-specificaliy for the
censtruction of Spine Road Drafhage Improvements as defined in the plamfor storm drainage set
forth, in Exhibit "F*. These fees shall be reimbursed to. Owmer only if Ovmer constructs said
drainage improvements to County specifications.

4.2.3  Plinning Fees.-Only those planning fées paid pursuant fo fhis Agreement
(hereafter "Planning Fees") shall be placed in a Special Fund specifically for the repayment of
certain-plonning costs-dncured by partionlar property-owaers as.noted in-the CIP {Page G-xxil
of AppendixiGhof the WESP) @wper shall beeredited Planning Beesas noted in the Fee
Behedule attached as Exhibit “F." Bursnan do 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 (Bxhibit "E"). - '

424  Community Water System Fees. Owner agrees to pay to the County all
commmmity water systen fees shown: i the Fee Schedule for the Piojectattached heyetoras.
Exhibit “F" (hereafter "Water System Fees®): These fees:shall Be placed In a-Special 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 fhe account shallbe applied by e County of gther government ontity.
to design and construct this water system or used to reimburse Owner if Owner constructs said
system to County specifications.

425  PodmandOpen.Space Fees. @mer agpess 1o pay to the-Cpunty 2]l 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 oftand for, as well asthe design and construction of; certain 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 ot used tourelmburse Dwner i Qwnbr constructs said parks snd epemspace to: County -
specifications. The Park Feas-are separaté aud apart fom the Residential Censtrogtion Tax
(Paragraph 4.3.2 below), which is collected at building permit. '

Page 40 13
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42.6.  Public Facilities Fees—Pplice and Fire. Ovmer agress to-fay to the
County all public facilities' fees shown in the Fee Schedule for the Project attached hereto as
Exhibit “F* ghensafler "Facilities Pees"Y. These fees shall be placed-in-aSpecial Fund -
specifically for the purchase of Jand for, as-well asthe desipn and construstien of, the pelice and
fire pablic Facilities otherwise known: iy #id defined in Bxbibit "B" as "Conmnunity 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 wsed to reimburse Owner if
‘Owner.censtincts these Tacilities to Cotifity §pecifications.

4.3 Existing RTC.and County Fees.

431  Bxisting RTC Regional Road fmpact Fee {RRIF). Owmer undefstands 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
‘{aw of issuance of building permits.

432  Existing Park Residentiol Construction (RCT). Owner understands and
agrees that inadditiondo-the Pask Fees disenssed inPazaygraphi. 2.5 above, the Projact is subject
to the evzrent RET for parks.te- be' paid by Owner to-County parsuant to-applicable RCT laww af
issuance of building permits or as otherwise may be lawfully agreed to in by Washoe County
Depattment of Regional Parks and Open Space. If Owner constructs the parks and open space to
County. specifieations, therr Owner- shall be oredited- or refunded in- ascordance -with- suelr -
procedures Tor ciedit or refund. '

44 Credits. The:Gounty's Divector of Community Development shall make
. determimetions of vreditin zecordance with this Agreement «Creditsapply only to #he yespective
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
1the case of planning fees,evidenceo pavment-6f fees.

44.1 Credits for Roadway Fees, Drainage Fees, Water System Fees, Park Fees,
aid Facilities' Feas. Credit against fees:paid to-Special Punds shall be:based en theactual cost of
" the provision of these facilitiesop the: indépendesily appraised value ofithe dedieatian; whichever

is applicable. The actual cost or value shall be credited against the fotal amount duie based upon
' the Per Fee Unit that is established by this Agreement and ideritified in Exhibit F hereto.

442 Credits for Planning Fees. Only these paiticiiar propeity owners whe paid
the cost of preparing the initial WSSP, or their successors, shall be eligible for Planning Fees
.credit, Qwmer is-eligible for Plannipg Fees' credit as one of the original payees and the total
émotnt-ef creditsfor the Maps, assumigell parcels:are roeorded, is esfimeted af theamount set
farth inBxhibit F heweto. )
4.5 Credit Waiver. Owner must apply any Credits at the time of the filing of a final
pargel map. Owner's faitute terdo'so-for: & partienlar final map shall be deerried a waiver of those
Credits to that particular final map. Said Credits may be used on future parcel maps.

4.6 Refund/Reimbursements of Fees:

Page S of 13
WTPM17-0015, 0017, 0018, 0019, 0020
EXHIBIT D



& 6.1 Refunds: Bxeept as sthetwise providedin this-Agresrient, el comifletion.of -
that category's capital improvements as identified in the CIP for the entire WSSP area, the County
shalb refumd: fo cument WSSP propesty owmers.ath remaiging fees in-that: category's-fumd.

(the "K&ﬁmd“}, less anl ‘admmls!ra’ﬂm fée equal torthe adininistrative-costs mcuz;r@el by the
Cumg.ty.Refmnds may be awarded ouly if the Directer finds. fiom, all circtimstaiioes.and evidence
that: (i) the actual cost of all improverhents made in that category of CIP improvement s less
than all respective fees paid into that category; (ii) excess funds exist in the Special Fund; and
* {3if) no additional funds:dre reqiited to cofiplete the wipective improvermetits raquired svithin
the WSSP.

4562  Plawidng Fees"Refubursement. “naddition totheiCredits pmmdad f@r in
ihis Agreement; the’ Ownerasay-choose 1o bewsimbursed for fhe-actual Planning Fees pald:

* 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

"Réinbursement made shalreduce the amount of Credit.availdble, Conversely, any. Credit
obtained shall likewise reduce the amount of Relmbursement available. A request for
Reimburseneent shall: be, submitted by Owner to.the Coumty's Compunity Development.

' Department within 30 daysef” the postmark date of notice mafled to. Owmer of the, determiriation
of actuel costs made. by the County's Director @f ‘Cpmmunity Development, Should the lemg
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 intosaid fimd unti the il amount.of Reimbursement 75 poid.

4.63  Prorvata Refimds/Reimbursements. If more than one valid application for a
Refand-er Reintbirsernent i meds zejd approwved, the Comnty-shall aliocats the Tands available
for reimbursement betwsen ihe applicants based on the rafio of the actual costs incurred in each
respective fee category or the ratio of the planning fees paid by the applicants.

HEA - Director’s Becision anil Appeols. Adminigtative 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 withiften610%days of the: pestmank-date of notice -
mailed to Owner of the adminfstiative deeision: The County's Direeter of Comumunity
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 statement: Mfthe Planning-Commissionreverses the 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 Planmng Commission have the authority to negotiate the

-mvaovat-of the fee. If the Plandimg Conumission affivms.the decision of the Divecter of
Lormmmity Bevélopmert, the affected ?@Wﬂﬂ may appeal te-the Copmty Beard 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-adecision onthe appedlin-a prompt nranner.

4,7 Dedication and Maintenance of Facilities: Owner may be required to offer
.certain facilities, to include roadiways; for dedieation to the-County at the tiae of the filing:of a.
final map. Dedication-of ficilities or roadways to PYGHD may alse-be requived:
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5. SADs and GIDs. Ovmer offersto.and hetehy agrees to waive pratest to-participation:in aiy
special assessmexit or general improvement district proceedings and agrees to cooperate fully
therewith.

6. Reliance, Uncerfainties and Subsequent Actions:

6.1 Reliance by the Parties. The Parties understand and acknowledge that the other
1elibs npon the assurances, arrangements and promises-set forfi 4 Hiis Agreement and ils -
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
Agreementand HeeRhibits.

62 Uncertainties. The Parties understand and acknowledge that circumstances beyond
the control of either party could defeat their mutual infent that the Project be constrocted in the
-mannet conternplated by Tis Agreemen . Apgng such-chepmstaneesds. weter availdoibty uz
other imited natural resoutces, waste disposal limitations, federal regulation of air and water
quality, and the Area Plan update and possible amended WSSP. The parties recognize that
“unforeseeable eirewmstances could affeet eachvathertability tasperfornm.obiigatfons hereunder.

63 Subsequent Actions. Owner acknowledges and agrees this Agreement does not
relieve the from compliance with existing, changed, modified or amended rules, regulations,
laws, ozdinances, resofutions, fees or-codes Qfoﬂietgm#enuﬁmial"agcﬂvies; Smetiroles,
regulations, laws, ordinances, resolutions, fees or codes of governmental entities mustbe
complied with by the Owner and are not locked in nor a part of this Agreement. Owner further

_acknowledgeszndagrees:this Apresment doesmot prevent.the:County ina sulbisequent action

-applicable 1o the Property from adepting-different law; provistons-or-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

_hgreement. Toisnotthe intent-oPihe Patticsnor:shall this Paragraph be constiued esexousing |
the County of any obligation hereunder or depriving Owner of any right under this Agreement,
which can be performed and without impairment of the County's emergency powers and
obligationte obey and enfiree state and fodesal law (Céde 110 814.05(c)and (d)).

6.3.1 Exceptions.

6.3.1.1  Amended WSSP. Notwithstanding this Paragraph 6 and any other
contrdictory ttim in this.Agrestnint, Owiier tinderstands.antl agrees fhatoertain possible
changes to the WSSP as adopted through the cutrent update process to the Warm Springs Area
- Plan shall be binding upen Owmer, SUSCESIOTS wamd; the. Propsrty ne matter whether the final map
ora, building pereit s beenapproved-or issued, and“Owner agrees to immediately coopeiate
and comply with such.chatiges asay becontained within theapdated Azea Plan aud amended
WSSP. This Paragraph 6.3. 1.1 is limited to those certain possible changes to the WSSP that
concern homeowners' associations, ccders, water and sewer, non-paved-road maintenance and .
. télated costs-and Fees. Fhis Paragraph 6.3:1,) shal} also constitute a covénant running with the
land of the Property.

6312  Public Health & Safety Eaw. Notwithstinding this-Paragrapl 6 and
any ofher contradictory teimyin this-Agresment, 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 piblic Fealth and safety (as typically used forf exaitiplein the brilding, health aid fie
codes' sectors) shall apply. This Paragraph 6.3.1.2 shall constitute a covenant running with the
land of the Property.

7: Conflicting Laws,

7.1 Conflicting State or Federal Rules. In the event that any conflicting state or federal
Trses-or teguddtibns-enacted affer the-date otk Agieement provent-or preciide-complisnce -
with one or more provisions of this Agreement or require changes in plans, maps or permits
apptoved by the Connty, this Agreement shall zemain in full force and.effect asdo those
provisions netaffected,and theconflicting laws-er regulations:shall not beapplied retronctively. -

7.1.1  Notice and Copies. Either party, upon learning of auy such matter, will
provide the other party with written notice thereof and provide a copy of any such law, regulation
orpolicy or an acvoust of iy sueh axfion of Trention thigthes with-a-statement: cifhew any seeh
matter conflicts with the provisions of this Agreement; and

P12 Modification Conferences. Tha paties:shiall, within: thivty @0)calendar-days:
.of the notiee reforred to-in-the preceding subsestion, meet'and confer in goed faith-and attenpt to-
modify this Agresment to bring it into compliance with any such federal or state Taw or regnlation,
or accommodate any such action or inaction.

7.2 Comnty CommissicnHesrings In theevent Covnty-belioves that an-amendment 50
this Agreement is necessary pursuant to this Paragraph 7, the proposed amendment shall be
_%heéuie_d--ﬁmheaﬁmg%a&f@mg:ﬂmaﬁﬂmw-&missmm~ﬁ;&d@eﬁ&@dqm&wﬁm&tﬂ«!taw {imcluding
KRS 5278:0205{2)). The County Commission:shall determirie the exact nature.of the
_amendment or suspension-necessitated by such federal ot state-law. orzegulation 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 5.3 below.

73 Cooperation.in Secuing Perinits: County shall nse-its bt efforts to-Gooperati with.
Owmer in securing any County permits, licenses or other aufhorizations that may be required as
& result of the Conmmissionts decision: It.is the responsibility of the.owner. to. pay alk applicable.
 fegs if] connlection with-securihg the permitsi '

8. Review Default and Termination.

8.1 Freousncy:ofReviews: Aswaquired By NRS278:0205 and:Cade T10:814.35, at
least onee every twenty-four (24) months during the Term of this Agreement Owner shall
provide to the County's Community Development Department and County shall xeview in good
Fithmreport demonstrating Ovener's:good fiith emdumeterial compliance with the provisions of
this Agreement and-outliting:any issues Tegarding theCounty's performance during fhe
preceding twenty-four (24) months, The County's Director of Community Development shall
promyptly report to the County Commission on the topics of the Owner's report and satisfaction
ofthis Apreement. Tf s the time §F review anissue wot previonsly ientifiet in-wriiting i8
‘tequired 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  Oppodturity to-be Heard Ay parly mquastmg af’ opportumty to: beyheard-by the-
County Commission on this review matter shall be given such opporhmlty within a reasonable
time, following sbimission.of the Director'seport to. the Eommissior. .

83 Proceduresin.the:Bvent of Definlt, In the event of any default withiany 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,

s Thik 1Hirty-day perfod shall Be measured fom-thediiteof postnarkofifie potite, The courtesy
notice shall detail the alleged default, any action necessary to cure the default and, where

-appropriate, the.manner and period of time.inwhich the alleged default may be satisfactorily
swred: During the period of time theadefenlt letteris pending, the- defeilting party shall not be
.considered indefalt for the purposes.of termination orimsfitufion of legal provewdings. I 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 thivty (30) calendar days, the following shell occur:

83Y  Set Hearing Notice aud:Possible: Freeze. The putty noticing a.default shall
set the matter for hearing before the County Commission. This hearing shall occur at the
Commmissions' meeting that foltoms. after the mrinimmmp. SEven; €7). bmsimess days nyentiaived: jws this -
Palaglaph 8.3.1 plus the time- neaessary fox: pubhcatmn and n@tlcmg pursuant toclaw: Said
- pasties shall send z lettex-to the: othef party, by certified:mail et Teeeipt requesteds and by
régular mail, providing notice of intent to present the matter to the Commission, the date set for
the Commission's public hearing of same, and notice of at least seven (7) business days before
the hesring dafe of 2n additional Gpportiunity to'sormet theodetanlt. The seveni(7)ormore
business days will be measured from the date of postmark of the certified and regular mailing of
thedetter. If4he defonlt remains. améured at the expisation. of these seven-days the-Cemimission..
shall condhct its hea*nng wn the matter. Furthermure, if the:Gyner is thealleged. defaulting party
then the Divector 5f ?Commumiy Dcvﬁlopmentvmay 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
~gorrected, subjist fo.review by the-Conrission.

8.3.2 Review. by County Commissign. Following, consideration.of the evidence
presented before the Ceunty Commissfan and-4 finding-based ansubstantial evidence that a.
default has. océared by the: a.lleged defaulting paxty aud the -defanlt remaing 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 Coumy may
-amand-er-terminate His Agreement gndior:may : 1giify or avthorize Hie suspension-.of
building permits for the Development. Termination shall not in any manner rescind,
modify, or terminate any vested right in favor of Owmer, existing or received, as of the date
f the fermination. Sheuld-@wner:elpst-o. zappgaii, Ovmer-shall have twenty-five(25)
calendar days after the date of the Comuiission's hearing to institute legal action as-set forth
in Paragraph 9.3 below to determine whether the County Commission abused its discretion.

. ®A 3 TWodver. Bailure o Gétay ingiving any notiee-provided forberein shallnot
constitute a waiver of any default. Except as otherwise expressly provided in this Agreement, any
failure or delay by any party in asserting any of its rights or remedies in respect to any default
shall net aperate as a:waiver.of 2y - defavlt ok of any, suchonights or remedies, ondeprive such.:

party of its-right terfnstitute.and mairtain-any actions-er procgeding whiclyit may deenrnessssary:
to protect, assert, or enforce any of its right or remedies.
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84 ImaveidableDelay o Peéfailt, Exfension of Timefor Pm:fom:nancs. Neither paity-
hereunder shail be deemed to be in default, and performance shall be excused, where delays or
defimlts-are-oaused by war, acts of ternorisn, imsurection; strikes; wakkputs, riots, floeds,
@arthqualces, fires, qasualnes, actsof Gc}d, restuchom impased or -mandated by governmental
efifities; failive of governiental. agencies- (other than, Counts i perfmm aets-or deeds necessary
for the performance of this Agreement, enactment of conflicting state or federal laws or
regulations or similar matters beyond the control of the parties. If written notice of any such
" ulelay is given to-Countyawithin thirty (30)salendardaysafter the ommencement thereof, n
automatic extension of time, unless otherwise objected to by County within ten (10) business
days.of such written notice, shall be-granted coextensive with theperiod of the enforced delay,

- o longeras may:-be required. by circumstances.or.as may be subsequently agreed to between
Cebatyand Dwier,

9. General Provisions.

'8:1  Bxpivation of Agreerfient. The:Term of this Agreemient shall befor theer (3) years
commencing on the date of this Agreement as defined at the beginning hereof. Owner may
apply ange tothe Comnty Board of Comumissionets fora twe-year-extension of this Fegrm
prowided that thelaw and regulationgexisting-at the time, of action by the Board to. grant the -
extension shall thereaffer govemn the Pioperty, the Pm;eet ilie Maps and this Agreement. Thi
Board's action shall be at its discretion,

92" -Amendment-or.Cantellation of Apreement - Fxoept as-otherwise perenitted by MRS’
278.0205 and this Agreement, this Agreement may be amended from time to time or canceled
enly npon.the mutual suritten agresment of the Parties.

93  LégalAction, Damages and Yenue. The:Gounty and:Owner agree that the: G@unty
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 aveiidhle for breadh; exceptthat neifher the:Owmer o e Coumty shatll be Halle torthe
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 ag set forth in Paragranh:8.3: above. Following suchamotice; apublic hearfhgmust-be |
held by the, Connty Commission where.the: altegations will be.censidered and & decision -
regarding their merits will be reached. Any judicial review of the County Commission's décision
or any legal action taken pursuant o this Agreement will be heard by a court under the standard

-Teview gupropriate o combreview of zoning actians, and the décision of tlie Coparty”
Commission shall be overtorned 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
pregentoddo: thﬁaﬁkmmty LCemnaission At the public hearng, Anyjndicialawevienw srotheractien
- 4o eaforce-or mberpret flits Agmemeni shall meeurinand rest exclusively sith the Sepond
Judicial District Court, State of Nevada.

94  Governing Taw. This Agreernent <halibe-censtrued and enferced in accordance
with and shall be governed by the law of the State of Nevada.

%5 Assignment: -

951 Transfer to an Affiliate of Owner. The rights of Owner under this Agreement
may be freely transferred or assigned to any entity, partnership, or corporation, which Owner
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controls; oF in whiel: _OMw'ham'a:éenﬁolih'g- interest, or which eontrols.Owmner;.provided, such
entity shall assume in writing all obligations of Owner hereunder.

9252  FhindParty Assigrment. The rights-and ebligations-ef @vmer under this

Agreemerit miay be freely transferred or assigned tea thind party not affilidted vith 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,
-CONNEYANG, OT-Assignment agreementheteinthie tird party assimes e blfgations ofithe

Owner. Upon any such assignment hereunder, the Owner shall be relieved of all obligations and

liabilities vader or in connectipn withthis Agresment. In connection with the conveyance of any
 porfien:ef the:Prvperty, Dmwner shall provide County with awititen netieeolany sale, trapsfer;
EONVEyANEE-orassigament of any mimpreved perfienswf the Prdject.

953  Financial Transactions. Owner has full discretion and authority to transfer,
assign orencumiber the Project or potfionsheresfin commection with finemeing 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 tentime without pesmission-of e notice to-Eotugty,

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, ineluding death-and elaims-for property damage

which may afise from the direct or indirect operations of Owner or those of its contractors,
subcontractors, agents, employees, or other persons acting on Owner's behalf, which relate to
soonstruction.of the Project. - Ownersagrees to-and shall sdefend County and its-officers, agents,
rmplopers, .and representatives. fosm sny-cladimi-and actons: for damages-cansed -or alleged-to
have been caused by reason of Owner's activifies in connection with the Project. Owner agrees to
indenmify, hold harmless, and provide and pay all costs for a defense for County in any legal
action: filed-inawont of competent furisdiction by-a thivd:perty.chaflenging the validity of this
Agreement, The provisions of this Paragraph 9.6 shall not apply to ‘the extént such damage,
liability, or claim is solely caused by the intentional or negligent act of County, its officers, agents,
employees, or representatives:

97  Bindinp Bffsct of Apreernent. The burdéns ofthis Apreeientbind, and the berefits
of this Agreement inure to, the parties' respective successors in interest and shall run with the land
uptil the completion of performanse. of this Agreement on its easlics sevocation: ot tetmination as
-provided-heréin. ' ‘ ST S ‘

98  Reldionship of Paities. i iswmderstood that the confractued refationship between
-County-and ©wner issuch-tiat Owneris:an independegt contractar aand not.an agent of County
- 457 Ay PRIPOSIL.

9.9  Notices, Unless otherwise provided in this Agreement, all notices, demands and
corresponidence regnited.or provided:for inder {his.Agréement shall be in weriting anid-delivered -
in person or sent by overnight courier or mailed by certified mail postage prepaid, return receipt
requested. Netices.shall be addressed.as. follows:
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“To Connty: - AVASHOR COUNTY
Department of Community Development
Cuﬂﬁm?ig@ivm;en
PO Box 11130
Reno, NV 89520-0027

Fo Owner: " LW-Land Company LLC
A Nevada Limited Liability Company
Bidan Murphiy:
695 Mile Circle.Drive
Reno, Nevada 895171

-Either marty fnay-change its.addmess. by giving netiss In siriting to theswctherand thergafter
notices, demands and other correspondence shall be addressed and transmitted to the new
address. Neticesgiven.in the manner described shall-bedesped delivered on the-day of
personal-delivery or thedelivery-date by overnight eeuiieror mail is first.attempted.

9.10 Entire Agreement. This Agreement constitutes the entire nnderstanding and
agreement of the parties, This Agreement integrates all of the terms and conditions mentioned
hercin ot incidentil hieretorand supersedes di-negofiafions. or previous agreements.between the.
parties with respect to all or any part of the subject matter hereof.

C9:11 Waivers, All walvers of the prowisions:of this: Aigreement muist-be by written.
consent of all partigs herete.

9,12 Recording Amendments. Promptly after County's execution of this Agreement, an
~executed-original -of this Agmsmentshall?bﬁ secordéd-in-fis Offieial Records.of Waslioe Conaty,
Nevada. All amendments hereto must be in writing signed by the appropriate officers of

County and Owgper in a form suitable for recordation in the Official Records of Washoe County,

Nevada. Upon the complefianvof performance-of-$his Agresment sor its wearlier revpcation -or
termination, a steterent-evidencingsaid completion.er revocaion-signed by appropriste.officers
‘of County and Owner shall be recorded in the Official Records of Washoe County, Nevada.

913 Headings .Exhibiﬁ;s:@:cxssﬂefegm%& “The heafings wnd caplions used n:this
Agreement are for convenience and ease of reference only and shall not be used to construe,
interpret, expand or limit the texms of this Agreement. All exhibits attached to this Agreement
and the mmtals at-the fremt of this. Agreement ave Inperpetated herein. by the references thereto:

_ contgined herein. Amy term-used invan exhibit hereto-shall have the same meaning axinthis.
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
Aprecment, nnless otlisrwise speeified” Copies of fie Exliibits skall be retained and maintained”
by the Department of Coinmunity Development at 1101 East Ninth Street, Reno and shall be

available for inspection.

9.4 Bewerability-of Tepms - Iy temn onether provisionsaf this Agraement is held to
' be invalid, illegal or incapdble of being enforced by any rule of law or public poficy, all other
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conditions: and privvisions af fds Agueemient shall nevertheléss. remain in fiill fares and-effet,.
provided that the invalidity, illegality or unenforceability of such term does not materiaily impair
the parties' ability. to:consmumnate thetransaetiens contemplated hereby. Hany terne g other
provisign isinvatid, illegal or ingapable of being enférced; the parties herete-shall, if possible,
amend this Agreement so.astosaffset the-original intention of the parties.

9.15 Voluntary Agreement, Owner acknowledges that he had the option of conducting
‘his own pubilicfaciliiics needsmssessmentbutdhstead wolimtarily-chiese to aocept die WSSP.
Owner further acknowledges and agrees that he voluntarily, willingly and without protest and
duress fheely enters.into this Agresment and accopts the terms and conditions.herein.

I WITNESS WHEREQF, this Apreement has beenesecuted by the partiesonsthe date stated:

COUNTY OF ' WASHOR ONWINER
- By:
Bob Lucey;, Chair LW Land Company LLC
Board of County Comumissioners Brian Murphy
ATTEST:
Comaty Hler

STATE OF NEVADA )
)ss.
TOUNTY OF WASHOE. )

On this ___- day of .. 2017, persorally appeared before nte, a Notary Public:
in and for sald County-and Statey lnown to me and who-acknowledged

o methat e executed the feregoing lnstrument Foely and soluntarily and for theuses andpurposes
therein mentioned. ‘ '

NOTARY PUBLIC
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LEGAL DESCRIPTION
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legdl Description

All that real property situatesin the:Countyef Washoe; State:of Nevada, described asfolldwsy: |

‘Parcal 16-2-1-1, as shown:on-Record:of Sarvey mapfiled in the effice:of Washoe: County:
Recorder, Yashoe County, Nevada onOctober 28, 1975, tinder file No. 383409, 383410 and
383412 and Division of land map filed October 29, 1975, under file No. 383418, Palomino
“Yatley Unit . '

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;

C@mmeﬁcihg;a'-t thesNW cornet: of Sec 163 then South 8% Degree: 28" 24™ East, 46:12" -

thense § 8% Degree 28" 26F 2,603:5% feet thense N1 Degree 017 36F ¥,321.95 feet, thense 89
Degree 29' 20" E 2,025.00 feet thense North 416,50 N31 Begree 21" 36" West 1,066.96 feet
totrue peint of beginniig:
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EXHIBIT B, -

MAP -
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EXHIBIT €

Palomino'Ra nch Estates.
Development Standards Handbook
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DISCLOSURE STATEMENT

Because you are considering the purchase of a parcel of property or a home in the Warm Springs area of
Washoe County you need to know about the formal plans and rules that govern yonr purchase and your
use of the property. This Disclosure Statement is required by the Warm Springs Specific Plan (WSSP),
swhich 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 inclade a proposed purchase agreement and escrow instructions, title report, seller’s
property advisories, the WSSP, the WSSP Development Standards Handbook, the project-specific
Development Standards Handbook, a development agreement with Washoe County, and a possible
declaration of covenants, conditions, and restrictions. This Disclosure Statement will attempt to
summarize some of the major features of the WSSP and its exhibits. '

THE WSSP

There are several attachments to this Disclosure Statement, which convey in summary manner:somo of
the major features of the WSSP. They are referred to as exbibits. Exhibit A is a colored map that
illustrates all of the land use types and densities currently approved under the WSSP. Exhibit B is a copy
of a part of the Washoe County Development Code (W ashoe County Code-Chapter 110, Article 302),
which displays the legal and illegal uses of both your property and neighboring properties. Exhibit Cisa
copy of another part of the Development Code (Article 304), which describes the use types set forth in

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

Tt is important that you study these exhibits at a minimmm and ynderstand 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 1and 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 Jegal
proceedings regarding any existing legal agricultural nses,

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 (“Arca 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 strocture. A few of these possible
changes could apply to you now and require certain actions or paymerds. This is all discussed in the

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

DEVELOPMENT AGREEMENT

Exhibit B is the referenced development agreement. Tt controls what may happen to and on the property
you are buying or have bought. ¥t 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 homecwner’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
puxchasing property. These two handbooks are intended to provide future homeowners and businesses

with design guidelines o be follovred to conserve natural resources, primarily water supply, enhance the
quality of the commumity, and ensure Jong-term design consistency and land use consistency, as
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envisioned by the WSSP. A copy of this Project’s Development Standards Handbook is included as
Bahibit F. This handbook is attached to this Disclosure Statement for your reference at the time you
prepare to design your firture home or business. ' '

TNFRASTRUCTURE FEE PAYMENT

The WSSP contains a plan for funding, building and maintaining public services needed for the
development of Warm Springs, such as roads, drainage, water, parks, police and fire. This plan is referred
to as the financing plan, and it requires payment of fees to cover a proportionate share of these
commmumity 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
snbdivided ater in Waxm 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 eopy of the Schedule of Fees. The
‘WESP Development Standards Handbook notes that there will be a yearly escalation of these fees, based
upon the Consumer Price Index.

ROADWAY MAINTENANCE .

The Palomino \:Ta]ley General Ymprovement 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 foture
to provide conmunity water service, commumity 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
atiached waiver (that will require your signature at the closing of your property) will lmit your ability to
oppose any future assessment district that may be imposed to fund a community water system,
community sewer service, drainage system, or roadway construction/mainienance,

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 )

On this day of 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 instrament freely and voluntarily and for the uses and purposes therein mentioned.

NOTARY PUBLIC
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EXHIBIT E

Financing Concept Plan
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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 fo 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
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FEE SCHEDULE 2047

-RESDENTUAL, Stngfe-Family

Community/ Water Fee per unit $702.00
. ‘Roadway Fee. per Lnit $2,915.00
Bterm Drainage Fee-per unit - $390.00
Park Fee per unit $790.00
Public Facility Fees per unit $1,506.00
WSSP Planning Fees per umit 52000
Park Tax Fees | NA
Interimy Roadway: Impact Fee: per ART $105:00
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EXHIBIT G

Palomino Ranch Estates
CEC&R!s
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WHEN RECORDED RETURN: TQ:

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

DECLARATION OF
COVENANTS, CONDITIONS AND RESTRICTIONS
OF
PALOMINO RANCH ESTATES

This declaration made this day of
2017 by 1W Land Company LLC , a
Nevada Limited Liability Company : hereafter

referred to as "DECLARANT".

WHERERS, DECLARANT is the ownexr of that certain real property
located in the Ceounty =f Washoe ewvidenced by the ceriain official
subdivision map recorded in the office of the County Recorder of
the Courty of Washoe, State of Nevada, on, in Beok — . 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 amd future owners thereof.
HNOW WUHEREFORE, DECLARANT hereby declares that said 3ots, numbered
't‘-hrougﬁ inciusive, are 'held and ghall be held,
conveyed, hypothecated, usedl, improved and socupisdl svbject toe the
following -ocovenzanits, ocenditiens, rmestrictisns, -easements and
agreements which are imposed pursuant to a common plan and are intended
to create eguitable servitudes designed fto preserve the quality of said

land for the benefit of the waricus owners thereof, their heirs, successors

in intersst and assigns. To wit:

Pagel.0f 18

WTPM17-0015, 0017, 0018, 0019, 0020

EXHIBIT D



RESTRICTIVE PROVISIONS

1. Use and Improvements

No  buildings, other than one detached single-family private
dweiling, private garage for the dise of The occupamts of such
dwelling and a barn or other usual and appropriate outbuildings
strictly incident and appurtenant te a private «dwelling, shall ke
erected or maintained on any lots, except that a guest house may
be permitted subject to County requirements. Ho use whatscever,
except in connection with fts use and improvement as a site and
grounds of a private dwelling as above set forth shall be made of
any lot or plot therein: and furthermere, no driveway, road, right
of way, or any easements for public or Qrivate use shall be granted
for any reason whatsoever, a.cfoss er Atl"le:aughr- any let te any other

piece of property without complying fully with County requirements.

2. Temporary Dwellings, Sutbuildings and dococessery Outbuildings

No trailers, except temporary contractors' trailers used in

connection with construction and net previded for dwelling

accommodations, tents, garage or other outbuildings shall be wsed

as a temporary or permanent residence, nor shall any residential
structure be moved on Lo the tract from-some other location; .nor
shall “used” lumber be utilized in the construction of any bullding,
whether it be of temporary or ;permanent nature, wunless approved
prior to use by an architectural control committee. No accessory
cutbuildings shall be -erected -on any lot priér te the erection of
a dwelling thereon. In no event shall any such accessory
cutbuildirg, partially-completed or temporary structure sver be used

for human occupancy or habitation.

Pag=2.af 18-
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F. Minimum Building Regnirements

The construction of all dwellings on all lotéu, regardless of size
of dwelling, must cenform te- B. H. A. or bhetter speeifications.

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 thanll,BOB sQuare fesat fqr a ﬂneﬁétarﬁ building,
or 750 square feet for a two-story "bﬁii&ing, with the ‘total size
no less than 1,500 sguare feet.

4. Building Setback Reguirements

On lots 10,900 sguare feet or smalier, bullding sefbacks will wary,
-providing a more rural atmosphere in the streetscape. ¥o building
or projection thereof shall be located nearer than 20 feet to any
street or driveway access: sasement.

No building shall be located nearer than 25 feet to any rear lot
line. Al} lots larger thap 10,000 square feet will have an
established building envelspe with a minimum setback of 30 feet.
Buildings may be located anywhere within the envelope; however, all
buildings, structures or storage «f any type, will ke confined to
this area on each lot. The size and shape of envelope may vary from
Aot to lot. The envelopes depth amd setback will be related to
overall 1-0;1: size. These established setback lines netwithstanding,
no structure shall be located nearer than 100 feet f£rom any
perennial stream. Areas within 106 feet of sald 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 be any activity that alters a strean. Streanm
crossings and cﬁlvert installations are subject to this code
section,

5. Heating and Fireplaces

The use of efficient, non-poiluting heakting systems shall be

encouraged within the S2A Primary heating, sourges for. residences

Page3of1i9
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shall be standard conventional electric or propane gas systems
distributing heat through duets. within the home. Applicants who
prefer stoves as the major heat source in the home will be
encouraged to use pellet stoves. Zpproved pellet stoves will be
accepfa& as a major‘heat source within the residence. Wood~5urning
stoves and fireplace inserts are prohibited as a major heat source.
Applicants with standard conventionsl 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-pellution standards. Open fireplaces are
prohibited except for gas burning fireplaces which. hawve false logs
and are used purely for aesthetic purpcses and are not considered

&z heat source within the residence.

6. Architecture

All puildings must incorperate & ™western ranch” theme or identity
architecturaliy, in a manner that is complementary and compatible
with the plan area and its surroundings. No mobile homes are allowed
except fof construciion purposes withih the SPA. To enhaice the
development and maintain its rural character, buildings and
struectures shall adhere to the follewing guidelines:

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

material finishes arer required for ail exterior walls,
5iding must run one consistent directicn on all exterior
walls. Extericr colers must be earth tone and harmonize

with the sﬁriouﬁding landscape. Ne true primary or

secondary colors are allowed, npr any gloss or semi-gloss -

' finishes. 211 reflective metal such as chimney stacks.

flashings, exhaust vents and pipes, must be painted to

match. or blend with. surrounding materiais. A1l draperies

Page-4iof.19-
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atid wihdow covérings should alse bé of nMaterials. and celors-
which Ii:ztrmonize with the surrcundings. Aluminum windows,
door frames, sodar p:anels,z and skylights must be bronzad
or anodized. Steel windows and door frames must be painted
to match ox blend with suwrrowsding materiads.

b. Animals. On lots greater than one acre,- hm‘;‘.ﬂ.‘xes“' or 4-H

animals, limited to cattle or sheep, will be allowéd
provided they are net adjacent te- the eenter spine road,
village center, community £facilities center, or school
sites. Mo iot shall have more thaw two such awimals. ALl
ﬁthér lots may have the usnal heusshold pets provided they.
are not Lkept for commercial purposes and are kept
reasonakly ceniined se as net te kecome a nuisance. Horses,
animals, and household pets shall not unreasonably
interfere with the comfort, privacy, or safety or other
properties. No lot shall have more than faur howseheld
pets.
If horses/4-H animals are to be allowed in an area, that
area shall be designated on tentative and final maps for
those wuses, apd water xights dedicated. to provide
irrigated pasture in araas where the animals must ke kept’
when not stabled.

c. Roeofs. Reefs must be coenstructed wf Ffire-retardant
_ maberials.

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

values. Roofing materials shall be of 2 coloxr that harmonizes
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WTPM17-0015, 0017, 0018, 0019, 0020

EXHIBIT D




with the surrounding . area and color scheme of the structure,

Flat roofs will be disceouraged.

d.

Mailboxes. Architectural structures of natural materials
and natural evlors shall be provivded f&r 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 roadways .

Garbage and Refuse Disposal. There shall be 1o burning of

trash, garbage or other like household refuse, mor. shall

any property owner accumulate on their lot junked or

‘unsightly vehicles or litter, refuse or garbage, except in

receptacles provided for such purposes.

‘Concealment of Fuel Storage Tanks and Trash Receptacles.

Fuel storage tarks and every receptacle for ashes, %rash,
rebbish or garbage shall be so placed and kept as not to
be visible from.any street. lot, parcel, or cpen space in
the 8Sra, except at the times when refuse collections are
made .

travel Trailers. iMotor Howes and Boat Storage. Travel

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

Nuisances. No noxious or offensive activities, odors, or
nuisances -shall be permitted on any lot er parcel in the
development. Mo refuse, unsightly or abandopned vehicles,

gebris, moxions material, discarded personal effects, or

-construction materials not for immediate use shall be

permitted on any lot or portien thereof. It is inecumbent

Pager6iof 19-
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upon all property owhers to.maintain their lots -and yards
in a neat, orderly and well-groomed manner, whether said
Iots are vagant or improved.

Completion of Construction. Construction of any

improvement, once commenced, shal} be puwrsued dillgently
to completion., Improvements not so completed or upon which
construction has ceased for 90 comsecutive 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 reqguired work within 30 days from posting a
rnotice to commence suchAwo;k upon the pxoperty. Such notice
shall state the steps To be taken. to eliminate the

nuisance.

J. Glothes Lines. Mo clothes lines shall be constructed or

erected which would be wvisible from any street, other lot,
Or oOpen space.

k. Garage. BEvery single-family dwelling unit constructed
within the SPA shall have on the same ot or parcel enough
covered and .completely enclosed antomobile storage space
for at least two automobiles. On wone-acre or large lots,’
garage doors shall be encourasged to face side yvards away

from streets.

7. Landscaping

Landscape design should fit the particular use and blend with the
natural enviromment. The lot concept limits the area in which a
heme 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

material. These factors contribute fo 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
¥ept similar to strengthen ﬁeighborhﬂed:ﬂniiy and idea%ity.

Belection of materials shonld contain a miztnre of plants with
fast, medium, and slow growth rates and a var;ety of sizes should
be planted To provide a more matiral appearance.

The use of plants arfound dwefling units fo reduce heatihg and

cooling needs is encouraged. Evergreens along the north and west
act as a windbreak to defleet winﬁer winds.. Deeiduous trees planted
on the south around the perimeter of the unit are encouraged to
provide summer'shade while allowing winter sun. Creation of earth
bezis to the windward side cafi also redice heat ioss.

Drainageways should be lined 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 wutilize driﬁ
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 ot parcel shall -be cosipletely landscdped consistent with the
landscape design guidelines and water budget incorporated in this
plan. All landscaping shall ke maintained to harmonize with and

sustain the attractiveness of the development.
8. Fencing
all property Iines from singie-family dweifing wnits o the street

shall be kept free and open.

Page Bief 19-
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& solid privacy fence may be cohstructed within. the huilding.
envelope and limited to the rear of the house. Side yards will not
be enclosed with a privaey fenee in lbts. larger than 16, 000-sguare
feet. Fences shall be constructed of wood or masonry material and
no femce will be over six feet im height. Developers will establish
a typical privacy fence per neighberhcod to promote neighborhoed
unity.

'The tramsition zome and side yard may be fenced with: open .ranch
style fencing. Fencing will be ccnsistent within all neighborhoods.
There shall be nc 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 3igna§e will be unidue to .the SPA,
It will be uniform in style throughout the area. Subdivision entxy
signage shall be limited to menument signs of native materials and
in conformance with design guidelines set forth in the commercial
section of the plan.

10. Exterior Lighting

The ﬁunﬁtional ohjectives in prowviding exterier area lighting are
to illuminate areas necesséry for safe and comfortable use. In
certain situatiens, area lighting can agdd to the aesthetic appeal
of a site by highlighting architectural features of a building or
illuninating pathways and landscape pla%tings. In these instances,
only the special features of a building or landscape should be
iiluminated. It should be ncted that the standards and guidelines

contafned in fhis section address area lighting on individual
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properties, and not overhead street lighting along public and
private rights-of-way.
On public streets, the style of lighting standard will be unique to
the BPA. It will be deccrative and uniform in style and intensity
throughout the area., Lighting shall be directed downward with no
splay of lighting directed outwanrd.

a. Standards.

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

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

iiz. Driveway, walkway, and building lights shall he
directed downward.

iv.  Fizture mounting height shall be appropriate to the
purpcse.
v, Iliumination for aesthetic or dramatic purposes of
any building or surrounding landscape utilizing exterior
light fixtures projected above the horizontal is
prohibited.
vi, Seasonal lighting displays and lighting for speefal
events which conflict with other provisions of this
section may