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When RecordedReturnto:

Kenterprises
P.O.Box 50300

Reno,NV 89513

NOTICE OF DESIGN GUIDELINES FOR QUAIL VALLEY IN THE PINES

PLANNED UNIT DEVELOPMENT

FIRST REVISION - JANUARY 2002

NoticeisherebygiventhatthePlannedUnitDevelopment GuidelinesforQuailValleyinthePines

entitled"QuailValleyinthePines,PlannedUnitDevelopment",May 2001,hasbeen revised,effective

January2002. A copy oftherevisedguidelinesisattachedheretoand incorporatedherein.

Thisrevisionsupersedesand terminatestheapplicabilityofallpreviousrevisionstotheGuidelines

DATED this9 day ofMarch,2003.

Lory Kohimoos

Kenterprises

StateofNevada )

County ofWashoe )

On this day o , ,206, personallyappearedbeforeme a NotaryPublic,Lory

Kohimoos, Kenterprises,LLC, a Nevada limitedliabilitycompany, personallyknown tome (orproved)

to be thepersonwhose name issubscribedto theabove instrumentswho acknowledged to me thathe

executedtheinstrument.

Inwitnesswhereof,Ihave hereunto,setmy hand and affixedmy officialstampatmy officeintheCounty

ofWashoe theday and yearinthiscertificatefirstabove written

M.GUTRIDGE
newames-annuousan

A AA (seal) monscanonseanimeone

Signatu NotaryPublic theathe-apmmy
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I. INTRODUCTION

STATEMENT OF PRESENT OWNERSHIP

The property is currentlyowned by Kenterprises,LLC, a Nevada Limited Liability

Company.

PROJECT DESCRIPTION

The property includedwithinthe QuailValleyinthe Pines projectconsistsof two parcels

totaling85.38 acres. All85.38 acres isintended to be annexed to the Cityof Reno with

43.28 acres to be rezoned to Planned UnitDevelopment at thistime. The balance ofthe

property,42.1 acres,willbe developed at a laterdate when detailsof the roadway and

development patternsof adjacentpropertiesare known.

The projectsiteislocatedat the presentterminus of Pine Haven Road. Figure1 depicts

the sitelocation.

The goal of the projectisto providea high qualitycustom home development. Lotswill

be sold to individualsand qualitywillbe assured by the creationof a Design Review

Committee, development standards and Covenants, Conditionsand Restrictions.

Table 1 describesthe land uses inthisdevelopment.

Table 1 - Land Use

Use Acreage Percentage

ResidentialArea 22.38 59%

Common Area 16.20 37%

Roadways 4.70 11%

Total 43.28 100%

PHASING PLAN

The projectwillcontain 28 lotsand isintended to be developed ina maximum of three

phases. The projectphasing isshown on Figure3 and willbe as follows:

Table 2 -
Phasing Plan

Phase 1 13 lots- lots1 through 13 (2002
-
2003)

Phase 2 8 lots- lots16 through 21 (2005
-
2007)

Phase 3 7 lots- lots22 through 28 (2007
-
2009)

Total 28 lots

1
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II. FACILITIES AND SERVICES

ROADWAYS

The projectwillhave primary access from Pine Haven Road. This roadway isbuiltto

Cityof Reno residentialcollectorstandards. SierraPine Drivewillbe extended to the

east from the siteto connect to the Whispering Pines development. Snow Lake

Road willbe extended from Pine Haven Road west to provideaccess to the balance

of the subdivision.With the thirdphase of development (lots22-28),a permanent

emergency access road, Fence Post Road (see Figure4), willbe constructedto the

presentterminus of Pine BluffRoad.

Allroadways within the projectwillbe public. Figure 4 depictsthe improvement

standards foreach roadway.

Snow Lake Road willhave a design speed of 25 mph. This design standard will

allow adequate trafficflow from propertiesto the west while assuring grading is

minimized inrevegetationof the topography of the area.

When completed, the projectwillprovide three access pointsto the area consisting

of:

* Pine Haven

* Pine Bluff

* Emergency access from McCarran Boulevard

Dirt road access to public lands located to the west of the project shall be

maintained at alltimes, includingduring construction,to the satisfactionof Cityof

Reno Staff. Ifthe United States ForestServiceprohibitsmotorized vehicleson the

Hunter Lake Road, then access shallbe maintained for non-motorized vehiclesand

pedestrians. Access forfirevehiclesand equipment shallbe permittedat alltimes.

Future owners willbe notifiedregardingaccess to publiclands.

In order to address potentialimpacts of additionaltrafficon Pine Haven Drive,each

finalmap shallbe evaluated forthe need to installtrafficcalming measures at the

intersectionof Pine Haven and SierraPine Drive.

With the finalmap for Phase 1, adequate right-of-wayshallbe provided at the

intersectionof Pine Haven and SierraPine Drives to accommodate potentialfuture

trafficcalming measures. Ifno trafficcalming measures are requiredby the time of

the finalmap for Phase 3, any unused right-of-wayshall be returned to the

Homeowners Association.

5
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WATER SUPPLY

The property was provided with 31.25 AF of water rights with the original

parcelizationof the property. The property iswithinthe selviceterritoryof Sierra

PacificPower Company.

Water servicewillbe provided by the extensionof the existing10" water linewhich

islocatedin Pine Haven Road to the north of the site.

SEWERAGE

The projectwillbe connected to the City of Reno sewer system with treatment

provided by TMWRF. The majorityof the sitewillbe servicedby a gravitysystem

connecting to the 8" linein Pine Haven Road. The eastern portionof the property

(Phase one) willbe served by a gravitylinethrough the Whispering Pinesprojectto

McCarran Boulevard.

COMMONAREAIMPROVEMENTS

Approximately 37% of the sitewillbe retainedas common area. The majorityof the

Common Areas willbe leftin theirnaturalstateto retainthe naturalqualityof the

site. Cuts and fillslocated in Common Areas willbe revegetated or ornamentally

landscaped consistentwith the approved landscape plans or as requiredby Cityof

Reno Staff.

The entry to the project on Pine Haven Road willbe provided with enhanced

landscapingconsistentwith the landscape elements,which currentlyexistalong Pine

Haven Road. The area willprovidean entrystatement to the project.

A major naturaldrainageway bisectsthe southern end of the project.This area will

be retained in itsnatural state consistentwith the City of Reno Major Natural

Drainageway Plan. The only improvement proposed is a path to connect to the

approved path in the Whispering Pines project(see Figure 5). This path willbe

provided forpedestrianaccess and improvements, and willbe definedby the Cityof

Reno.

Maintenance of allopen space which is not dedicated to the City,includingthe

drainageway trail,shallbe provided by the Homeowners Association.

8
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III. SITE DEVELOPMENT

HILLSIDE DEVELOPMENT

The Quail Valleyin the Pines development isproposed for a portionof two parcels

totaling185 acres in size.This property,which includesslopes of greaterthan 15%

over 74% of the site,is considered a "HillsideDevelopment" by definitionof the

Reno MunicipalCode. The projectwas designed in recognitionof thisfact. The

majorityof the grading associatedwith the proposed development occurs as a result

of the roadway construction.

Reno MunicipalCode Section 18.06.804(F)requiresapproximately 43.5 acres of this

property (85 acres) in a naturalstate. The area of disturbanceproposed is13.40

acres. This leaves71.60 acres of the siteundisturbed.

DRAINAGEWAY

The southern portionof the property isdefined by the Cityof Reno as a "natural"

major drainageway. This drainageway willremain as open space and be maintained

by the Homeowners Association.

The only grading which occurs in the drainageway is associated with the

constructionof the pedestriantrail.This trailwillbe designated for publicaccess

with the appropriatefinalmaps.

Constructionof individualhouses along the drainageway must includesiltfencingor

equivalentconstructionmethods to precludeimpact to the drainageway.

LAND USE

Only singlefamilydetached residentialdwellingswillbe allowed withinthe project.

No other uses or structuresare permitted. The projectdensitywillbe as follows:

Gross 43.28 acres 0.65 du/ac

Net 22.38 acres 1.25 du/ac

Figure7 definesthe land use and buildingenvelopes forthe project.

LOT SIZES

The minimum lotsizewillbe V2 acre (21,780 sq.ft.)with an average lotsizeof 0.79

acres (34,822 sq.ft.).

10



lillilllllllllillllllllllilllillllillllIIIllillli
-

FIRE PROTECTION

Fireservicewillbe provided by the Cityof Reno FireDepartment. The closestfire

station is located on Skyline Boulevard to the northeast of the site. Specific

improvements per phase are detailedinthe attached letterdated March 20, 2001.

Fireprotectionwillbe enhanced by:

* Improved emergency access

* Residentialsprinklers
* Fireretardantroofingmaterials

* Firebreaks around homes

Finaldevelopment plansforthe projectwillconform to the requirements of the 1997

Urban-Wild/andInterfaceCodeas interpretedby the Reno FireDepartment.

DEFENSIBLE SPACE

Provisionsof thissectionare intended to modify the fuelload in areas adjacent to

structuresto createa defensiblespace.

Fuel modificationshallbe provided withina distancefrom buildingsor structuresas

specifiedin Table 3. Distances specifiedin Table 3 shallbe measured along the

grade from the perimeter or projectionof the buildingor structureas shown in

Figure 6. Distances specifiedare taken from 1997 Urban-Wildland InterfaceCode,

copyright InternationalFireCode Institute,1997. The City of Reno FireMarshall

shalldetermine applicabilityand standards. In the event of a conflictbetween the

ornamental landscapingrequirement of thishandbook and the requirements forfuel

modifications,the fuelmodificationrequirement shallprevail.

Table 3 -
Required DefensibleSpace

Urban-Wildland Interface Area Fuel Modification Distance (feet)

Moderate hazard 30

High hazard 50

Extreme hazard 100

For SI: 1 foot = 304.8 mm.

Persons owning, leasing, controlling,operating, or maintaining buildings or

structuresrequiringdefensiblespaces are responsiblefor modifying or removing

nonfire-resistivevegetation on the property owned, leased or controlledby said

person.

Ornamental vegetativefuelsor cultivatedground cover, such as green grass, ivy,

succulents or similarplants used as ground cover, are allowed to be within the

designated defensible space provided they do not form a means of readily

transmittingfirefrom the nativegrowth to any structure.

11
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Trees are allowed within the defensiblespace provided the horizontaldistance

between crowns of adjacent trees,and crowns of trees and structures,overhead

electricalfacilities,or unmodified fuelisnot lessthat 10 feet(3048 mm). Deadwood

and littershallbe regularlyremoved from trees.

STORAGE OF FIREWOOD AND COMBUSTIBLE MATERIALS

Firewood and combustible materialfor consumption on the premises shallnot be

stored in unenclosed spaces beneath buildingsor structures,or on decks or under

eaves, canopies or other projectionsor overhangs. When required by the code

official,storage of firewood and combustible materialstored inthe defensiblespace

shallbe located a minimum of 20 feet (6096 mm) from structuresand separated

from the crown of treesby a minimum horizontaldistanceof 15 feet(4572 mm).

Firewood and combustible materialsnot for consumption on the premises shallbe

stored so as to not presenta hazard.

ROOF COVERING

Roofs shallhave at leastClassA roofcovering. For roofcoveringswhere the profile

allows a space between the roof covering and roof decking,the space at the eave

ends shallbe firestopped to precludeentryof flames or embers.

BUILDING SITING / ENVELOPES

To minimize grading and retainthe naturalcharacter of the site,each lotwillbe

provided with a buildingenvelope. No grading or structureswillbe allowed outside

of these envelopes except fordriveways and utilities.

In addition to building envelopes, some lots will be deed restrictedwith

non-disturbance areas. These areas willpreclude lot owners from grading or

removing vegetation unless in conformance with the landscape section of this

handbook. Removal of existingtrees is expressly forbidden unless approved in

writing by the Design Review Committee and the City of Reno Community

Development Staff.

The buildingenvelopes for lots1-15 and 22-28 shallnot exceed 100 feet in depth

and 120 feetinwidth,unlessitcan be demonstrated to the satisfactionof the zoning

administratorthat a modified envelope willhave no significantincrease in the

amount of grading forthe lot. Lots 16-21 may have the buildingenvelopes shown

on the tentativemap plans. Typicalbuildingenvelopes can be found on Figure7.

Structureson lots1-7 and 16-24 shallbe builtat grade to minimize alterationsof the

naturalgrades. Grading disturbancesfor lots16-24 willbe limitedto foundations,

driveways,patios,utilitiesand landscaping.

14
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SETBACKS

Minimum setbacksshallbe as follows:

Front- Twenty (20) feet

Side - Ten (10) Feet

Rear - Thirty(30) feet

Variances to these setbacks may be allowed by the Design Review Committee ifit

can be shown that significantvegetationispreserved. No variancewillbe allowed

unless approved by the Cityof Reno Planning Commission, and upon appeal,City

Council.

Residentialstructuresshallbe setback from high voltage power linesinaccordance

with the Reno development codes (100 feetfrom 60 kV linesand 150 feetfrom 120

kV lines).

ARCHITECTURE

Structures are to be designed so as to minimize grading. Hillsideadaptive

architecturewillbe requiredon lots8-13 and 16-24. Figure8 providesexamples of

hillsideadaptive architecture,which must be used in the project. Hillsideadaptive

architectureshallbe incompliance with Sections18.06.803 through 18.06.806 of the

City of Reno Development Code. Retainingwalls,daylightbasements, splitlevel,

cross slope splitlevel,down slope splitlevel,up hillsplitleveldesigns and/or

stepped footings will be required on lots with significantslopes to minimize

disruptionof the naturalland form.

LANDSCAPING

Projectlandscapingwillbe installedinaccordance with the approved landscape plan

for the project. Figure 9 depictsa preliminarylandscape plan. Allcommon area

landscapingwillbe maintained by the Homeowners Association.Landscaped slopes

within individuallotsmay not be alteredby homeowners unless approved by the

Design Review Committee and the Cityof Reno.

One tree shallbe plantedforeach lotat a rateof one tree forevery thirty(30) feet

of streetfrontage. Trees shallbe planted along the publicright-of-wayunless an

alternativedesign isapproved by the zoning administrator.

Each plan fora buildingpermit shallincludea landscape plan foralldisturbedareas.

Such landscape plan shallbe prepared by a landscape architectregisteredin the

State of Nevada. Each plan shallincludea minimum of four new evergreen trees,

two inthe frontyard and two inthe rearyard.

Alldisturbedcommon/open space areas,includingthe rockerywallbenches, shallbe

landscaped with one (1)treeper 300 square feetand six(6)shrubs per tree. There

15
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shallbe one (1)to one (1) replacement foralltreesremoved on site,includingthose

on residentiallotswith 70% of them being evergreen in sizesthat comply with the

development code. The replacement treesforresidentiallotsshallbe locatedinthe

disturbedcommon areas. Alllandscapingand nativerevegetationthatisnot located

withinresidentiallotsor dedicated to the Cityshallbe maintained by a Homeowners

Associationand/or maintenance association.

All landscaping of individuallotsshallbe installedwithin six (6) months of the

issuance of a Certificateof Occupancy by the City of Reno unless an extension is

granted by the Design Review Committee.

Ornamental landscapingshallbe limitedinthe rearlotsas follows:

1. For lots1-7,ornamental landscapingmay be planted anywhere on the lots.

2. For lots8-11, 14, 15 and 22-28, ornamental landscaping may be planted

within60 feetbehind the requiredbuildingenvelope.

3. For lots19-21, ornamental landscaping may be placed 60 feet behind the

residentialstructure.

4. For lots12, 13, 16, and 17, ornamental landscaping shallbe limitedto 30

feetbehind the residentialstructure.

These areas are shown on Figure10.

Landscape plans shallincludefireresistivevegetation. Allplantswillburn under

extreme fireweather conditionssuch as drought. However, plantsburn at different

intensitiesand rates of consumption. Fire-resistiveplants burn at a relativelylow

intensity,slow rates of spread and with short flame lengths. The followingare

characteristicsof fire-resistivevegetation:

1. Growth with littleor no accumulation of dead vegetation (eitheron the

ground or standing upright).
2. Non-resinous plants(willow,poplaror tuliptrees).

3. Low volume of totalvegetation(forexample, a grass area as opposed to a

forestor shrub-covered land).

4. Plantswith high livefuel moisture (plantsthat contain a largeamount of

water incomparison to theirdry weight).
5. Drought tolerantplants(deeply rooted plantswith thick,heavy leaves).

6. Stands without ladder fuels(plantswithout small,fine branches and limbs

between the ground and the canopy of overtopping shrubs and trees).

7. Plants requiring littlemaintenance (slow-growing plants which, when

maintained,requirelittlecare).
8. Plantswith woody stems and branches that requireprolonged heating to

ignite.
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LIGHTING

An entry monument sign may be constructed at the projectentry on Pine Haven

Road. This sign willconsistof naturalmaterialssuch as wood and stone. The sign

may only be indirectlylitor have backlightingfor individualchannel lettering.

Exteriorlightingwithin the projectwillbe limitedto streetlights,landscape and

structurelights.Streetlightswillbe installedaccordingto the requirements of the

Cityof Reno. Structureand landscape accent lightingmay not extend beyond the

property lineof any parcel. No glarefrom exteriorlightingmay be visiblefrom an

adjacent property.

All structure and landscape accent lightingmust be approved as part of an

architectureplan or landscape plan and approved by the Design Review Committee.

SIGN PLAN

No sign willbe allowed on individualpropertiesexcept signs customarilyassociated

with the saleof the property.

Signs withinthe projectare limitedto two projectentry signs and realestatesales

signs. The projectentry signs willconsistof naturalmaterialssuch as wood and

stone. Each signwillnot exceed 30 square feetinsizeand must be approved by the

Cityof Reno Zoning administratorpriorto construction.

The projectentry sign willhave back litchannel lettersand/or ground mounted

directedlights.

FENCING

No fencingwillbe allowed inany frontyard on any lot. Rear and sideyard fencing
willbe limitedto the areas defined in Figure 10. Such fencing shallbe made of

materialsapproved by the Design Review Committee and conform to Figure10.

Lotsfacingthe drainageway may have open view fencingonly.

With each finalmap, fencing,landscaping,or other barriersmay be requiredby the

Cityto deter publicaccess to the tops of largeretainingwalls.

CONSTRUCTION PRACTICES / REVEGETATION

Constructionon individuallotsshalluse best management practicesforsoilerosion

and dust control. Each buildingplan submitted to the Design Review Committee

shall include an erosion control plan detailingconstruction practices. Proper

clearancesof constructionactivityforexistingtreesshallbe providedto maintainthe

healthand viabilityof the trees.
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With the constructionof subdivisionimprovements, grading of lots1 through 7 shall

be limitedto that which isnecessary for constructionof SierraPine Drive,drainage

implementation or utilities.Lots 16 through 24 shallbe builtat grade using hillside

adaptivearchitecture,includingdaylightbasements and stepped down footings,with

the only disturbancebeing forfoundations.

No disturbanceof any slope revegetatedwith the constructionof the projectwillbe

allowed unless approved by the Design Review Committee and the City of Reno

Community Development Staff.

IV. IMPLEMENTATION

Priorto the submittalof any plan to the Cityof Reno for any constructionpermit,lot

owners shallfirstreceivewrittenapproval of the Design Review Committee. The

approving Design Review Committee must contain a minimum of two members

deemed licensedprofessionals(e.g.architect,landscape architect,engineer,etc). At

a minimum, the Design Review Committee shallreview such plans forconformance

with the followingelements of thishandbook:

* Grading
* ErosionControl

* Architecture
* Landscaping
* Fencing

The Design Review Committee may establisha review fee to cover the costs

associatedwith thisreview process. Said fee must be paid before any approval is

granted by the Design Review Committee.

MODIFICATIONS

The Cityof Reno Zoning Administratormay approve modificationsor changes to this

handbook or variationsas partof a finalmap. Such modificationsmay include:

* Lot sizes
* Lot designs includingbuildingenvelope width and depth and landscape areas

* Roadway standards
* Grading limitations

* Setbacks (maximum of 10%)
* Trailimprovements
* Interpretationor clarificationof handbook text

22
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EXPLANATION: MatterinItalicsisnew; Matterinbrackets[]ismaterialtobe omitted.

BILL NO. 5845

ORDINANCE NO. 5314

AN ORDINANCE TO AMEND CHAPTER 18.06 OF THE
RENO MUNICIPAL CODE, ENTITLED "ZONING", BY
REZONING A 43.28 ACRE SITE LOCATED AT THE
PRESENT TERMINUS OF PINE HAVEN ROAD
IMMEDIATELY SOUTH OF CAUGHLIN RANCH. FROM
LLR-2.5 (LARGE LOT RESIDENT(AL -2.5 ACRES) TO PUD
(PLANNED UNIT DEVELOPMENT); TOGETHER WITH
OTHER MATTERS PROPERLY RELATING THERETO.

SPONSORED BY: RENO CITY PLANNING COMMISSION

THE CITY COUNCIL OF THE CITY OF RENO DO ORDAIN:

SECTION 1.Chapter 18.06oftheReno MunicipalCode Ishereby amended
by adding theretoa new sectionto be known as Section 18.06.201(b).959relatingto a
-k43.28acre sitelocatedatthe presentterminusof Pine Haven Road immediatelysouth
of Caughlin Ranch, and more particularlydescribed inthe attached "ExhibitA" and the
standards contained inthe PUD (Planned UnitDevelopment) handbook as containedin
"Exhibit8" and rezoningsaidpropertyfrom LI.R-2.5(LargeLot Realdential-2.5Acres)to
PUD (Planned UnitDevelopment), the same to read as follows:

Sec. 18.06.201(b).959. The zoning of the City of Reno as hemtofore
establishedis hereby amended in the manner shown on the map labefed Case No.
LOC01-OO413, therebychanging theuse oflandindicatedtherein,relatingtoa -643.28acre
sitelocatedat thepresent terminus ofPine Haven Road immediatelysouth of Caughiln
Ranch, and more particularlydescribed in the attached "ExhibitA" and the standards
contained inthe PUD (Planned UnitDevelopment) handbook as containedinTxhibitB"
and rezoning said property from LLR-2,5 (Large Lot Residential- 2.5 Acies) to PUD
(Planned UnitDevelopment).

OrdinancegV)rdNo.5314-LDC01-00413(QuailValley)-Wpd 4 -

CASE NO. LDC01-00413 (QuallValleyinthe Pines)
APN NO.
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SECTION 2. This Ordinance shallbe ineffectfrom and afteritspassage,
adoptionand publicationinone issueofa newspaper printedand publishedinthe Cityof
Reno.

SECTION 3. The CityClerkand ClerkoftheCityCounciloftheCityofReno
ishereby authorizedand directedto have thisOrdinance pubilshed inone issueof the
Ren>Gazette Journal,a newspaper printedand publishedinthe CityofReno.

PASSED AND ADOPTED thisif day of March .2002 .,by the
followingvote ofthe Council:

AYFR: Harsh, Aiazzi,Hascheff.Riadon aferrazza-Hoaan Griffin

NAYS: None

ABSTAIN: Nong ABSENT: Dgyle

APPROVED this 12m day of March .A.

MAY E RENO

ATTEST:

CITY CLERK AND RK OF CITY '0
COUNCIL OF THE CITY OF R b

COU
'

EFFECTIVE DATE: March 15,2002

-2-
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(775)334.2030 ParkingTickets-(775)334-2279

dcook@ci.rene,ay.us StevenD.Whitaker,CRM
RecordSysternsManager
(775)32(e6633

September 19,2001 FILED THIS DATE

Kenterprises
'~' MEAK

P. O. Box 50300

Reno, NV 89513

RE: Case No. LDC01-00413 (QuailValleyinthePines)

Dear Applicant:

At aregularmeetingheldAugust 21,2001,and followingapublichearingthereon,theCityCouncil

upheld the recommendation of the Planning Commission and approved your requestfor the

following:

A. Annex 8-85.4acresofundevelopedlandwithintheReno SphereofInfluence,by ordinance;

B. A zoningmap amendmont on 43.28acresfrom LLR-2.5 (LargeLot Residential-2.5acres)

to Planned Unit Development (PUD) upon annexation,by ordinance,subject to the

followingcondition:

1. Within six(6)months of the dateof City Council approval,the applicantshall

incorporatetherevisionscontainedin ExhibitH, attachedtotheAugust 15,2001

PlanningCommission report,and any revisionsmade by thePlanningCommission

and CityCouncilattheirrespectivepublichearingsintotheDesign Guidelinestothe

satisfactionofstaff,have thezoningordinanceapproved;and therevisedhandbook

certifiedby CityCouncil,and recorded.Failuretocomply withthistimelimitshall

renderthisapprovalnulland void.

C. A tentativemap fora twenty-cight(28)lotsinglefamilysubdivisioninthree(3)phases,

subjecttothefollowingconditions;and

490SouthConterStroofP.O.Box7,Reno,NV 89504
CityofReno.com
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D. Specialuse permitsfor(a)hillsidedevelopment;(b)gradingwithcutsdeeperthantwenty

(20)feetand fillsgreaterthanten(10)feetinheight;and (c)tomodify designstandards

adjacenttoanaturalmajor drainageway on asitelocatedattheterminusofPineHaven Road

immediatelysouthof CaughlinReach, subjecttothefollowingconditions:

Allconditionsshallbe met tothesatisfactionofCommunity Development Departmentstaff,unless

otherwisenoted.

1. The projectshallcomply withallapplicableCitycodes,and plans,reports,materials,

etc.,as submitted. In the event of a conflictbetween saidplans,reportsand

materialsand City codes,City codes in effectatthetime thebuildingpermitis

appliedfor,shallprevail.

2. The ClerksLettershallbe incorporatedintothePUD handbook in"SectionIII".All

finallanguageand maps inthehandbook shallcomply withtheClerksLetterprior
toadoptionofthehandbook,

3. The applicantshallrecordfinalmaps inthree(3)phasesinaccordancewiththetime

limitcontainedinstatelaw orthisapprovalshallbe nulland void.

Access and Circu{4tion:

4. With the finalmap forPhase III,a secondary emergency accessroad shallbe

providedfrom thewestend ofthepropertytoPineBluffTrail.Thisaccessroadshall

consistoftwenty (20)feetofbasewith a minimum oftwelve(12)feetofasphalt.

5. Priortotheapprovalofthefirstfinalmap, theapplicantshallprovideappropriate
verificationthata feasibleaccesseasement can be obtainedacrossthe"Asianian"

parcelforthe secondary accessroad. Priortoapprovalofthefirstfinalmap, the

applicantshallshow the dispositionof allexistingeasements which crossthe

Kenterprisesproperty.Access easementsshallbe providedtoadjacentpropertiesto

allowthroughaccess.

6. A bond shallbe postedfortheportionofSnow Lake Road thatextendssouthofthe

Dect SpringCourtcul-de-sac,sinceno finaldeterminationhasbeenmade regarding
thefuturealignment.

7. Dirtroadaccesstopubliclandslocatedtothewest oftheprojectshallbemaintained

atalltimes,includingduringconstruction,tothesatisfactionofstaff.IftheUnited

StatesForestServiceprohibitsmotorizedvehicleson theHunter Lake Road, then

accessshallbe maintainedfornon-motorizedvehiclesand pedestrians.Access for

firevehiclesand equipment shallbc permittedatalltimes.
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Page 3

FireSafety:

8. The March 20,2001 letterrequiringsprinklersystemsforallhomes, and thephasing
and widthofprimaryand secondaryaccessroutessignedby theReno FireMarshall

shallbeincludedinSectionfli,SiteDevelopmentofthePtJDhandbook.SectionIII,

SitcDevelopment,subsection"Architecture"andassociated"Figure2"shallinclude

defensiblespace language and diagrams suitableto the Reno FireDepartment.

Compliance with theNationalWildland Urban InterfaceCode shallbe used as a

guideforallnew languageand diagrams.Compliance with thisconditionshallbe

determinedby theFireMarshall.

I pjorDrginameways and LimitsofDisturbance:

9. Priorto approvalof the finalmap, the applicantshallhave plans approved to

constructa six(6)footwide trail(constructedtostandardsidentifiedintheMajor

Drainageways Plan)withinthedesignatedmajor drainageway. Saidtrailshallbe

paved totheeastofthePineHaven Road extensionand may usecrusherfinesasthe

surfacematerialtothewest ofthePinehaven Road extension,Rock wallsshallbe

used,asnecessary,toensurethatgradingdisturbancesdo notextendmore thansix

(6)verticalfeetabove orbelow thepedestriantrail.Alignment,constructiondetails

and connectionsto roadways shallbe provided to the satisfactionof staff.

Constructionof approved trailsshallbe completed priorto the issuanceof any
certificateof occupancy. As an alternativeto immediate trailconstruction,the

applicantmay providea bond totheCityfor150% ofthecostofconstructionofthe

approved trailsystempriortoapprovalofthefinalmap and may deferconstruction

fora maximum of five(5)yearsfrom the date of City Council approvalof the

tentativemap. Ifthetrailisnotconstructedinaccordancewithapprovedplansafter

five(5)years,the Cityshallbuildthetrailusingthebond forfinancing,with the

understandingthat the Homeowners Associationwill retainownership and

responsibilityformaintenance.

10. With thefinalmap, theapplicantshallrecordone (1)ofthefollowing:(a)blanket

non-buildablepublicaccesseasementsforopen spacewithintheproject;or(b)offer

open space(includingdrainagewaytrails)totheCityfordedication.Maintenance

of allopen spacethatisnot dedicatedtotheCity,includingthedrainagewaytrail,
shallbe providedby a homeowners association.

11. Priortoapprovalof thefinalmap, theapplicantshallhave a stormwaterpollution

preventionplan approved. Saidplanshallincludesedimentcontroldevicesatall

stormwaterrunoffpointsadjacenttoconstructionareasand temporarysiltfencing
withinfive(5)feetofallconstructionareasadjacenttothedesignatedbuilding

envelope.Fencingand sedimentcontrolshallbe removed aftergradingiscompleted
and revegetationisapplied.

12. The applicantshallobtaina stormwaterdischargepermitfrom theNevada Division

ofEnvironmentalProtectionforeachlanddisturbancethatexceedsfiveacresinsize.
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13. Priorto approvalof the fmal map, the applicantshallhave a vegetationsurvey

completedby a biologistor otherqualifiednativeplantspecialisttodeterminethe

presenceof the sensitiveplantspeciesWebber Ivesia.IfWebber Ivesiaisfound

withinareasproposedfordevelopmentand grading,areplacementand preservation

plan shallbe prepared.Any necessarymitigationshallbe completedpriortothe

issuanceofany certificateofoccupancy and shallbe securedwitha letterofcredit.

14. Residentialparcelsand gradingdisturbancesshallnotencroachintoany designated

major drainagewaysorthe 15 footsetback.Lots facingthedrainagewaymay have

open view fencingonly(thesame typeand designastheWhisperingPinesPUD).

Urban Desian:

15. Priorto approval of the fmal map, the applicantshallhave plans approved to

revegetatealldisturbedareascontainedwithin and requiredby the finalmap

(includingaccessroads and the pedestriantrail)with a nativeplantseed mix

includingwildlifeforage;or with fonnallandscaping.Rip-rapshallnot be used,

except for storm drainarmoring. The revegetationplan shallincludeplans to

stockpileexistingtopsoiland vegetativestrippingsand reapplythematerialtoall

disturbedareastoaminimum depthofsix(6)inches.Revegetationshallbe secured

witha letterofagreementand bond for120% oftheimprovement cost.Temporary
stabilizationshallbe appliedwithinfifteen(15)daysofcompletionofgrading.Final

revegetationshallbe appliedwithinone (1)yearofissuanceofthegradingpermit.
The bond shallnotbe releaseduntilnativevegetationisestablishedinalldisturbed

areas.

16. Priortoapprovalofeachmap, theapplicantshallhave plansapprovedtorevegetate
allexistingdirtroadsnotnecessaryforopen spaceorfireaccesswithinthefinalmap

phase and adjacentopen space.Revegetationnotesshallincludelooseningofthe

soil,applicationofsalvagedtopsoil,divertingunnaturaldrainagecoursescausedby

thedirtroadsand temporaryirrigation(ifnecessary).Revegetationshallbe secured

with a letterofagreement and bond for120% oftheimprovement cost.

17. With approvalofthe finalmap, theapplicantshallrecordCC&R's thatrequire:

(a) hillsideadaptivearchitectureincompliancewithSections18.06.803through
18.06.806of theCityof Rena Development Code. Design standardsshall

includeminimal lotgrading,walk outbasements,multi-levelfoundations,

view corridorpreservationtechniques,etc.

(b) wildfire prevention measures, including defensiblespace and non-

combustibleexteriorbuildingmaterials.

18. Residentialstructuresshallbe setbackfrom highvoltagepower linesinaccordance

withtheReno development code (100 feetfrom 60 kV lines,160 feetfrom 120kV

lines).
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19. The buildingenvelopesforlots1-15and 22-28shallnotexceed 100 feetindepthand

120 feetin width,unlessitcan be demonstratedto thesatisfactionof thezoning

administratorthata modified envelope willhave no significantincreasein the

amount of gradingforthelot.Lots 16-21may have thebuildingenvelopesshown

on thetentativemap plans.

20. Omamental landscapingshallbe limitedintherearlotsasfollows:

a. For lots1-7,ornamentallandscapingmay be plantedanywhere on thelots.

b. For lots8-11,14, 15 and 22-28,ornamentallandscapingmay be planted

within60 feetbehindtherequiredbuildingenvelopeasrequiredincondition

21 ofthisreport.

c. For lots19-21,ornamentallandscapingmay be placed60 feetbehindthe

residentialstructure,

d. For lots12,13,16,and 17,ornamentallandscapingshallbe limitedto30 feet

behind theresidentialstructure.

The handbook and fmal maps shalldelineatetheseareason thelots.

21. The hillsideadaptivearchitecturestandards,languageand maps inthehandbook

shallbeenhancedtoincludesplitlevel,crossslopesplitlevel,down slopesplitlevel,

and up hillsplitIcycldesigns.Standardsshallalsobe specifictominimal grading

methods, walk out basements, multi-levelfoundations,and view corridor

enhancement.

22. Priortoapprovalofeachfinalmap, theapplicantshallhave plansapprovedtoinstall

open view fencingbetween allhomes and open spaceareasortoprohibitfencing
withinsetbackareasadjacentto open space. Said fencingshallbe thesame type,

styleand materialasthatrequiredfortheneighboringWhisperingPinessubdivision

toensurecompatibility,Common areasmay notbe fencedoff(excludingrockery

walls).Allowed fencingshallbe recordedwitheach finalmap and may be installed

by homeowners atthetimeofhome constructionorby thedeveloperatthetimeof

subdivisionimprovements.

23. Lots 1-7 shallbe builtatgrade. Lots 16-24 shallbe builtatgradeusinghillside

adaptivearchitecture,includingdaylightbasementsand steppeddown footings,with

theonly disturbancebeingforfoundations.

24. Rockery wallsshallbe usedtoreducetheamount ofgradingand removaloftreesfor

thefollowingareas:
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a. The two rockerywallsstartingwest oftheintersectionof SierraPineDrive

and PineHaven Road shallbe continuedalongthenorthofSierraPineDrive

untilitmatches gradeatSnow Lake Court. A thirdrockerywallshallbe

constructedinlimitedareaswhere 30 feetofcutwould result.Placementof

thethirdrockerywallshallbe determinedby Community Development staff

atthetime of finalmap.

b. The rockerywallalongthesouthsideof SierraPineDriveshallbe extended

and a second rockerywallshallbe added and shallcontinuetothenorthof

Deer SpringCourt. An alternativeform of gradingmay be consideredifit

can be demonstratedtotheZoning Administratorthatitsignificantlyreduces

theareaofdisturbanceand theremoval of trees,

c. Two tenfootrockerywallsshallbe added on thenorthsideofFence Post

Road along the 2:1 slopearea. An alternativeform of gradingmay be

consideredifitcan be demonstratedto the Zoning Administratorthatit

significantlyreducestheareaofdisturbanceand theremoval oftrees.

There shallbe a minimum oftenfeetinteriordimensionbetwcon allrockerywalls

with landscapingtosoftentheappearanceand allowforlandscaping.

25. All disturbedcommon/open spaceareas,includingtherockerywallbenches,shall

be landscapedwithone (1)treeper300 squarefeetand six(6)shrubspertree.There

shalibe aone (1)toone (1)replacementforalltreesremoved on site,includingthose

on residentiallotswith 70% ofthem beingevergreeninsizesthatcomply with the

development code. The replacementtreesforresidentiallotsshallbe locatedinthe

disturbedcommon areas.Alllandscapingand nativerevegetationthatisnotlocated

withinresidentiallotsordedicatedtotheCityshallbe maintainedby ahomeowners

associationand/ormaintenanceassociation.

26. With approvalof the finalmap, theapplicantshallrecordeasementsthatprohibit

grading and structures(includingfences)insidethe "non-disturbance"areas.

Between individuallots,-elevationdifferencesshallbebraitedtoone six(6)foothigh

wallwith amaximum 3:1slopeoffour(4)feetinheightorthereverse.Rock walls

withinalllotsshallblendwithnativegroundcoverintheareaand shallbe consistent

throughouttheproject,witha sample approvedby staffpriortotheissuanceofeach

permitthatincludesa rock wall. Solidfencingshallbe probibitedthroughoutthe

projectsite.

27. A lightingand signageplanshallbe incorporatedintothePTJD tmderthe"Signage

and Lighting"section.Plansshallincludeelevations,specificationsand detailsof

allelements.

PublicImprovements:

28. PriortoCouncilapprovalofany finalmap, tbcapplicantshallprovideanynecessary

sanitaryoff-siteeasements.
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29. Priorto Council approvalof any finalmap, the applicantshallprovideseparate
secondaryaccessasrequiredby staff.

30. PriortoCouncilapprovalofany finalmap, theapplicantshallprovidedetentionfor
the100 yearstorm,coordinatedwith "The PinesPUD" ifpossible.

31. Priorto Council approvalofany finalmap, theapplicantshallsubmita sewerage
reporttotheapprovaloftheCityEngineer.

32. PriortoCouncilapprovalofany finalmap, theapplicantshallshow dispositionof

existingeasementswhich crosstheproperty.

33. Priorto the issuanceof any permit,the applicantshallcomply with the Quality
Assurance Program as setforthinthePublicWorks Design Manual, ChapterVI,
titles"Inspection,Testingand Verification"and "QualityAssuranceProgram".

34. Fence PostRoad shallbe increasedinwidth to26 feetfacetofaceofcurb.

35. No temporaryliftstationshallbe allowed.

36. Sanitarysewer shallbe setdeep enough to gravityservethelowestIcyclpossible
withineach buildingpad.

37. Maintenance agreementshallbe requiredwithsecuritytomaintainallitems(walls
and/orlandscape)inthe"nota part"portionofthesubdivision.

38. The right-of-wayat the entranceof the subdivisionat Pine Haven Road shall

incorporatea significantentryfeaturethatincludeslandscapingand boulders.The

entryshallbe designedto accommodate trafficcalming devicesshould they be
needed. The typeand designof any trafficcalming improvements and theentry
featureshallbe addressedin the handbook and approved by the Community
Development Department priortoinstallation.

39. The drainagefrom lots22,23 and 24 shallbe designedina manner thatdoes not

impactany adjacentlots.

A copy ofthislettermust be attachedtoyourbuildingplanswhen making applicationforabuilding
permitwiththeCommunity Development Department.

Sincerely,

Donald J.Cook

CityClerk

DJC:cdg



SEP-27-2001 THU 12:22 PM RENO CITY CLERK 775 334 2432 P. 09

Kenterprises

so
r us

Case No. LDC01-00413 (QuailValleyinthePines)

September 19,2001

Page 8

xc: Development Services

TrafficDesign Engineer
Ed Schenk,Parks,Recreation& Conununity Services
Reno FireDepartment
Nevada DivisionofEPA
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SUMMIT ECNOGRINOERTOGN

March 20,2001

Mr.LarryFarr,FireMarshall

Reno FireDepartment
200 Evans Street

kno, NV 89501

RE: QuailValleyatthe Pines

Dear Larry:

Thanks formeeting with me yesterdayto discuss the referencedproject.As you requested.I

am wrltingtoconfirmyour decisionsregardingaccess tothe property.

The projecttentativemap willcontain30 lotsdeveloped in3 phases. Allhomes willbe required

tohave residentialsprinklersystems.

Phase Iwillconsistof+14 lots.Access willbe providedby the extensionof Pine Haven

(32 feet in width) to SierraPine Drive (28 feet in width)whlch willconnect to the

secondary access providedby theWhispering Pines project.

Phase IIwillconsistof&8 lots.Access willbe providedby the extenslanof SierraPine

Drive(28 feetinwidth)tothewest toa cul-de-sac.

Phase Illwillconsistof 8 lots.Access willbe providedby extensionof SierraPine

Drive(28 feetinwidth)and the constructon of an emergency access road to Pine Bluff

Trall.This access road willconsistofa graded widthof34 feetand a paved widthof18

feetfrom SierraPine Drivetothewest propertyline.From thewestpropertylinetoPine

BluffTrail,the access willconsistofa gnsded and based section20 feetinwidthwitha

paved sectionof 12 feetinwidth.

Iwould appreciateyour faxingme a copy ofthisletterafterithas been signed. My faxnumber

is747-8559. Please callme Ifyou have any questions.

Sincerely,

SUMMIT ENGINEERING CORPORATION

WilliamA. Thomas, AICP
23

Panning Director AD# rryFarr,FireMarshall

6405 Mae Anne Avenue * Reno, Nevada 89523 * (775)747-8550 FAX (775)747-8559

1491E.SunsetRoad,Suite17 * LasVegas,Nevacn89119 * (702)252-3236 FAX (702)252-3247

607 SouthFitthStreet* EII<o.Nevada8980I * (775)738-8058 FAX (775)738-8267
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ZONE CKANGE

QUAIL VALLEY IN THE PINES

MARCH 28, 2001

A portion of Parcels 2 and 3 as shown on Map of Division into Large

parcels for D. Donald Lonie, Jr., Land Map Number 57, filed in the

Office of the County Recorder of Washoe County, Nevada as File Number

858833, and situate within a portion of Section 33, Township 19 North,

Range 19 East, M.D.M., Washoe County, Nevada, and being more

particularly described as follows:

Beginning at the North 1/4 corner of said Section 33; thence South

89029'08" West, along the Northerly line of said Section 33, a distance

of 869.50 feet to an angle point in the Northerly boundary of said

Parcel 3; thence South 490,9,43u West a distance of 1093.61 feet to an

angle point in the Westerly boundary of said Parcel 3; thence South

09016'44" West, along the Westerly boundary of said Parcel 3, a distance

of 17.91 feet; thence from a tangent which bears North 68015'55" East,

along a circular curve to the right with a radius of 195.00 feet and a

central angle of 05041'20" an arc length of 19.36 feet; thence North

73057'15" East a distance of 85.36 feet; thence along a tangent circular

curve to the right with a radius of 345.00 feet and a central angle of

15015'05" an arc length of 91.83 feet; thence North 89012'20" East a

distance of 196.60 feet; thence along a tangent circular curve to the

right with a radius of 186.00 feet and a central angle of 19016'23" an

arc length of 62.57 feet; thence South 71031'17" East a distance of

100.75 feet; thence along a tangent circular curve to the left with a

radius of 214.00 feet and a central angle of 15022'S2" an arc length of

57.45 feet; thence South 86054'O9" East a distance of 3.10 feet; thence

along a tangent circular curve to the right with a radius of 20.00 feet

and a central angle of 83035'31" an arc length of 29.18 feet; thence

with a non-tangent line North 86041'23" East a distance of 4.00 feet;

thence from a tangent which bears South 03ogg,gy East, along a

circular curve to the left with a radius of 200.00 feet and a central

angle of 09009'24" an arc length of 31.96 feet; thence South 12028'O2"

East a distance of 203.18 feet; thence along a tangent circular curve to

the right with a radius of 490.00 feet and a central angle of 10037'28"

an arc length of 90.86 feet; thence South 01050'34" East a distance of

215.28 feet; thence North 88009'26" East a distance of 35.00 feet;

thence North 67003'38" East a distance of 261.63 feet; thence South

47051'07" East a distance of 189.73 feet to a point on the Southerly

line of said Parcel 3; thence North 42008'53" East a distance of 338.90

feet to an angle point on the Easterly boundary of said Parcel 3; thence

North 42008'53" East a distance of 713.58 feet; thence North 89029'08"

East a distance of 920.50 feet to a point on the Easterly boundary of

said Parcel 2; thence North 00047'48" West a distance of 545.74 feet to

the Northeast corner of said Parcel 2; thence South 89029'08" West,

along the Northerly line of said Parcel 2, a distance of 1029.33 feet to

the Point of Beginning.
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Said parcel contains an area of approximately 43.285 acres.

BASIS OF BEARINGS: MAP OF DIVISION INTO LARGE PARCEL for D. DONALD

LONIE, JR., Land Map Number 57, File Number 858833 of the Official

Records of Washoe County, Nevada.

Descripw:- PrenAred Py:
One M McHam LS 4787
Swimit Engineer ng Corp.
5405 Mae Anne Ave.

J:\WPDATA\LEGALS\PINES,LGL
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Agenda Item No: 4 & 5

StaffRecommendation: CONDITIONAL

APPROVAL

WASHOE COUNTY DEPARTMENT OF COMMUNITY DEVELOPMENT

STAFF REPORT

To: Washoe County PlanningCommission

Re: TentativeSubdivisionMap Case No. TMO3-002 (Amendment of the Tentative

Maps forCallamont Estatesand Galena Canyon EstatesUnit 2).& SpecialUse Permit

Case No. SWO3-002 (Amendment totheCallamont EstatesGolf Course,Club House and

Maintenance Building)

Date: February24,2003 Prepared By: TrevorLloyd,Planner

GENERAL INFORMATION SUMMARY

Applicant: Callamont AssociatesLLC. & Galena Meadows LLC.

TMO3-002

Requested Action: To amend two adjoiningTentativeMaps: Callamont Estates

(TM0010-006) and Galena Canyon Unit 2 (TM01-007) as authorizedin Section110.608

of theWashoe County Development Code. The amendment requestwillconnectthetwo

subdivisionsand modify the configurationsof the two approved tentativemaps. The

proposalisa common open space subdivision.Additionally,theamendment requestwill

increasethenumber of lotswithintheCallamont EstatesSubdivisionby 44 lots(from 71

lotsto 115 lots)and willdecreasethe number of lotswithinthe Galena Canyon Unit 2

Subdivisionby 6 lots(from 18 lotsto 12 lots).Thirty-eight(38)new lotswillbe added

asa resultofthisamendment.

SWO3-002

Requested Action: To amend a previouslyapproved golfcourse,gatehouse,clubhouse

and maintenance buildingwithin the Callamont EstatesSubdivisionas authorizedin

Section110.810oftheWashoe County Development Code. The amendment requestwill

modify the locationof the approved golfcourse. The golfcoursewillextend intothe

southern portion of the Galena Canyon Subdivision. The projectwill include the

constructionof new privateroadways; gatehouse,clubhouse,maintenance buildingand

sewer liftstation.Callamont Estatesislocatedapproximately 1.6miles south of Mt.

Rose Hwy on Callahan Ranch Road and Galena Canyon Unit 2 islocated at the

southern terminus of Roan traildirectlyeast of Callamont Estates. Nine parcels

totaling+432.58-acresare designatedLow Density Suburban (LDS), Medium Density

Rural(MDR), High DensityRural(HDR) and GeneralRural(GR), intheForestand
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To: WashoeCountyPlanningCommission
Re: TMO3-002(AmendmenttoCallamontEstatesandGalenaCanyonEstates)andSWO3-002

(AmendmenttoCallamontGolfCourse,ClubHouse,GateHouseandMaintenanceBuilding)
Date: February24
Page: 2

South Valleys Area Plans,and are situatedin a portionof Sections11 & 12, TI7N,

RI9E, MDM, Washoe County, Nevada. The propertiesare located in the Galena

Steamboat CitizenAdvisory Board boundary and Washoe County Commission District

No. 2. (APNs: 148-130-01; 148-070-11; 148-070-12;148-070-13;047-141-03; 047-

141-06;047-141-07;047-141-11 & 047-141-12).

RECOMMENDATION/FINDINGS

TMO3-002

Based upon the staffanalysis,comments received,and the site inspection,staff

recommends approvalof therequestwith conditionsand offersthe followingmotion for

your consideration:

The Washoe County Planning Commission conditionallyapproves

TentativeSubdivisionMap Case No. TMO3-002 forthe amendments of

Callamont Estatesand Galena Canyon having made thefollowingfindings

in accordance with Washoe County Development Code Section

110.608.25and Nevada Revised Statutes278-349:

1. Plan Consistency. That the proposed map isconsistentwith the

Comprehensive Planand Forestand South ValleysArea plans;

2. Design or Improvement. That the design or improvement of the

proposed subdivisionsareconsistentwith theComprehensive Plan

and theForestand South ValleysArea Plans;

3. Type of Development. That the siteisphysicallysuitedfor the

typeof development proposed;

4. Availabilityof Services. That the subdivisionwill meet the

requirements of Article 702, Adequate Public Facilities

Management System;

5. Fish or Wildlife.That neitherthe design of the subdivisionnor

any proposed improvements is likely to cause substantial

environmentaldamage, or substantialand avoidableinjuryto any

endangered plant,wildlifeor theirhabitat.The golf course and

wildlifeapproved fencingwillprovide continuedwildlifespecies

habitatand migration;

6. Public Health. That the design of the subdivisionsor type of

improvement are not likelyto cause significantpublic health

problems;
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To: WashoeCountyPlanningCommission
Re: TMO3-002(AmendmenttoCallamontEstatesandGalenaCanyonEstates)andSWO3-002

(AmendmenttoCallamontGolfCourse,ClubHouse,GateHouseandMaintenanceBuilding)
Date: February24
Page: 3

7. Easements. That the design of the subdivisionsor the type of

improvements willnot conflictwith easements acquiredby the

publicat largeforaccessthrough,or use of propertywithin,the

proposed subdivision;

8. Access. That thedesi of thesubdivisionsrovidean necessa

accessto surrounding,adjacentlandsand providesthreesecondary

accessforemergency vehicles;

9. Dedications.That any landor improvements tobe dedicatedtothe

County is consistentwith the Comprehensive Plan, includinga

trailtobe dedicatedtoWashoe County ParksDepartment;

10. Eng That thedesignof thesubdivisionprovides,to theextent

feasible,for future passive or natural heating or cooling

opportunitiesinthesubdivision;and

11. That the PlanningCommissioners gave reasonedconsiderationto

the informationcontainedwithinthe staffreportand information

receivedduringthemeeting.

SWO3-002

Based upon the staffanalysis,comments received,and the site inspection,staff

recommends approvalof therequestwith conditionsand offersthefollowingmotion for

your consideration:

The Washoe County PlanningCommission conditionallyapprovesSpecial
Use Permit Case No. SWO3-002 forthe Callamont EstatesGolf Course

having made the followingfindingsin accordancewith Washoe County

Development Code Section110.810.30:

1. Consistency.That the proposed use isconsistentwith the action

programs,policies,standardsand maps oftheComprehensive Plan

and theForestand South ValleysArea Plans;

2. Improvements. That adequate utilities,roadway improvements,

sanitation,water supply,drainage,and othernecessaryfacilities

have been provided,the proposed improvements are properly
relatedto existingand proposed roadways,and an adequatepublic
facilitiesdeterminationhas been made inaccordancewithDivision

Seven. The access to the siteis currentlyavailablefrom the

gradingactivitieswithintheCallamontprojectsite.



To: WashoeCountyPlanningCommission
Re: TMO3-002(AmendmenttoCallamontEstatesandGalenaCanyonEstates)andSWO3-002

(AmendmenttoCallamontGolfCourse,ClubHouse,GateHouseandMaintenanceBuilding)
Date: February24
Page: 4

3. SiteSuitability.That thesiteisphysicallysuitableforthetype of

development and fortheintensityofthedevelopment. The fillsite

issituatedin a naturalravineand thusactsas a visualscreenfrom

neighboringproperties;

4. IssuanceNot Detrimental.That issuanceof thepermitwillnot be

significantlydetrimentalto the public health,safetyor welfare;

injuriousto the propertyor improvements of adjacentproperties;

or detrimentaltothecharacterofthesurroundingarea.The fillsite

willbe recountouredand revegetatedto limitthe appearance of

scaring and slough and a stringentdust controlplan will be

implemented tolimitdust;and

5. That the Planning Commissioners gave reasoned considerationto

the informationcontainedwithinthe staffreportand information

receivedduringthemeeting.

ANALYSIS

Background:

The applicantswish toamend two adjoiningsubdivisions,Callamont Estatesand Galena

Canyon Unit 2. The proposed amendment willreduce the number of lotswithin the

Galena Canyon Unit 2 subdivisionfrom 18 lotsto 12 lotsand willincreasethenumber of

lotswithinthe Callamont Estatessubdivisionfrom 71 lotsto 115 lots.The requestwill

resultin a net increaseof 38 lotsforthe two combined developments.Galena Canyon

Unit 2 was approved on February2,2002, and Callamont Estateswas approved on June

5,2001, both arecurrentlyactivesubdivisions.

The two subdivisionsare common-open space developments that will include an

eighteen-holegolfcourse within the Callamont EstatesSubdivision.Although the two

amendments are being processed together,the subdivisionswillremain separatewith

Callamont Estatesremaining a privatelygated golfcoursecommunity. The golfcourse

membership will be limitedprimarilyto residentsof Callamont Estates.Lots within

Callamont Estateswillrange in sizefrom .55 acres(23,958 square feet)to 2.47 acres.

LotswithinGalena Canyon Unit2 willrangeinsizefrom 2.01acresto5.4acres.

In January of 2001, theComprehensive Plan was amended to remove thedesignationof

Piney Creek Road from a collectorstatuswithinthe ForestArea Plan. Following the

Comprehensive Plan Amendment, thePiney Creek Road Easement was abandoned. The

Comprehensive Plan was alsoamended tore-designatethelanduse withintheCallamont



To: WashoeCountyPlanningCommission
Re: TMO3-002(AmendmenttoCallamontEstatesandGalenaCanyonEstates)andSWO3-002

(AmendmenttoCallamontGolfCourse,ClubHouse,GateHouseandMaintenanceBuilding)
Date: February24
Page: 5

Estatespropertyfrom Low Density Suburban (LDS) and General Rural (GR) to High

DensityRural(HDR) resultinginan overallreductioninallowabledensitythroughout

theentireproperty.As a resultthetotalnumber of unitson the351 acrescannot exceed

141 unitsand only 115-unitsareproposed.

The 12 lotswithintheGalena Canyon Unit 2 willmaintaintheranch styledevelopments

consistentwith the Galena Canyon Unit I subdivisionto the north. The 80.76-acre

propertycomprises threeland use designations(LDS, MDR and GR) with a maximum

densitypotentialfor 69 lots.Much of thisacreage shallbe designatedcommon open

spacewithinthesubdivisionprimarilyalongthesouthernportionof thedevelopment.

Golf Course:

The amendment requestwillresultintherelocationof two of thegolfcourseholes.The

holes willextend acrossthe existingCallamont propertylineintothe Galena Canyon

propertylinealong the easternportionof theCallamont property.The proposed project

in additionto the golfcourse willincludethe constructionof a new privateroadway,

gatehouse,clubhouseand maintenancebuilding.The proposed sewer liftstationshallbe

reviewed separately.Sixtyparkingspaceshave been proposed adjacenttotheclubhouse.

The golfcoursewillbe locatedalong theperipheryof the subdivisionto actas a buffer

for neighboringpropertiesand as open space for the project. The club house and

maintenance buildingwill be designed to complement the architecturalflavorof the

ForestArea. The buildingswilluse wood and stonematerialsto providecompatibility

with surroundingstructures.The applicantshave indicatedthatthenumber of members

belongingtothegolfcourseshallbe limitedto 150 members.

Severalponds are proposed to be incorporatedintothe design of the golfcourse. The

golf course has been designed to take advantage of the scenic beauty and natural

environmentof theGalena areawith theexistingmoderate slopesand thepreservationof

much of the currentvegetationincludingthe mature pine treesand shrubs and bushes.

Washoe County willrequiretheperpetuationoftheexistingdrainagepatterns.

The projectwillrequiresome additionalgradingforthe constructionof the golfcourse.

The amount of fillproposed and the necessary grading for the golf course and

subdivisionwillnot alterthe naturaltopographicconditionthatcurrentlyexistson the

property.Additionally,the delineatedwaters of the United States/wetlandswillnot be

impacted by the proposed project. The siteanalysisportion of this staffreport

summarizes the approximate location and extent of the waters of the United

States/wetlandson site.Groundwater sampling and monitoringwilloccur on a frequent

basistoensurehigh ground water quality.

Traffic:
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To: WashoeCountyPlanningCommission
Re: TMO3-002(AmendmenttoCallamontEstatesandGalenaCanyonEstates)andSWO3-002

(AmendmenttoCallamontGolfCourse,ClubHouse,GateHouseandMaintenanceBuilding)
Date: February24
Page: 6

Trafficassociatedwith theprojectwillbe minimal. The development willconsistof 38

additionallots,with 127 totallots,and many of the unitswithinthe Callamont Estates

subdivisionwillbe second homes. Also,membership forthegolfcourseshallbe limited

primarilyto residentsof Callamont Estates.The development of the 127 singlefamily

homes shallgenerate1,292 new average dailytripswith 98 tripsoccurringduring the

AM peak hour and 133 tripsoccurringduringthePM peak hour.

A revisedtrafficstudy was conducted in January2003. The trafficstudyaddressesthe

project'simpact upon the adjacentstreetnetwork. The study recommends thatthe

Callamont Estatesmain access be sized as a collectorroadway for a distanceof

approximately900 feetsouthof the CallahanRanch Road/main accessroad intersection

and the otherprojectinteriorroadways and cul-de-sacsbe sizedas localroadways. The

existingroadway network has adequatecapacitytoaccommodate theproposed 127 lots.

Water/Sewer:

Washoe County willprovidedomesticwaterand sewer,and theprojectwillutilizewater

rightsthathave been in the Mt. Rose water system forover twenty years. All water

rightsnecessaryto servethe projectshallbe dedicatedto Washoe County priorto final

map approval. Irrigationwater used for the golf course willbe suppliedby on-site

ground water wells. The two productionwells have been constructedthrough the

supervisionof the Washoe County Department of Water Resources and areadequateto

serve the project. The applicanthas secured additionalsurfacewater rightsfor the

irrigationofthegolfcourse.

Staffhas exploredtheused of treatedeffluentfortheirrigationof thegolfcourseand has

determined thateffluentis not appropriateat thistime. The existingeffluentsupply

system currentlydoes not have the capacityto serveCallamont and iscurrentlylocated

approximatelythreemiles from the projectsite. Also, the constituentsfound in the

effluentareharmful forthetypeofgrasstobe plantedfortheproposed golfcourse.

The projectwillutilizecommunity sewer toservetheproject.The Galena Canyon Unit 2

subdivisioncurrentlyhas approvalforeighteenlotson individualsepticsystems. The

amendment requestwillalloweach ofthetwelveGalena Canyon Unit 2 lotstohookup to

commumty sewer.

Revegetation:

FollowingtheapprovalfortheCallamontEstatesGolf Course,a largeamount ofdirtwas

displacedprimarilyalong the easternportionof the property. Many treeswere also

removed toaccommodate theconstructionof thegolfcourse.Inordertoensureadequate

revegetation,staffis asking to double the amount for the revegetationbond. The

applicantshave prepareda revegetationplan and a scheduledtimelinefordevelopment

(see attached revegetationplan and timeframe). The revegetationplan shall be

implemented ifthe developersdo not hold to the scheduled timeline. The program
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outlinedin the revegetationplan has been tailoredforthe projectsiteand itsexisting

conditionsthat includesseed mixes for allareas thathave been cleared,graded or

disturbed.

Because of thegradingand treeremoval activityrequiredas partof theNevada Division

of Forestry'streethinningprogram, the applicantshave stockpileda largeamount of

wood chips,treestumps,etc.The developersof thegolfcoursewood willuse thewood

chipsthatarecurrentlybeing stockpiledforfuturelandscapingof thegolfcourseand/or

revegetationof theproperty.

TrailEasement and Fencing:

The 25-foottraileasement and associatedfencingalong the western boundary of the

propertyabuttingtheMontreux subdivisionreceiveda good dealof attentionand public

participationwith theoriginalapplication.The proposed amendment willnot change or

altertheoriginaltrail/fencingplan alongthewesternboundary of theCallamont Property

in any way. The traileasement begins along the western portionof the propertyand

extendsto the Callahan Ranch Park. The applicantsshallimprove the trailwithinthe

easement to includea 6-footwide decomposed gravel(dg)trail.The proposed trailwill

provide localhikers,bicyclistsand horseback ridersa means to access the Callahan

Ranch Park from theGalena ForestEstatesneighborhood.

The appearanceof the fencealong with the additionalfive-footminimum setbackfrom

thetraileasement lineisinkeepingwith thegeneralcharacteroftheforestarea.The trail

easement bisectsthe Montreux and Callamont EstatesSubdivisions. An additional

conditionhas been includedrequiringa minimum of 30-footseparationbetween the

Montreux fenceand theCallamont Estatesfenceand thespace willlikelyexceed 30-feet

along much of thetrail.The proposed 5-foottallfencewillincorporatestonecolumns,

wood/timber postsand railsand wrought ironverticalpicketstoprovidevisibilityand an

open feelingforhikersalong thetrail.To theextentpossiblethefencewillbe placedon

existingberms and along hillsidesfollowing the natural terrainof the property.

Additionally,the applicantshave consulted with environmental biologistsand the

Nevada Department of Fish and Wildlifeto help design theirwildlifecorridorfencing

plan. The wildlifefencingwillincludeeitherbarbed wire or splitrailfencingnot to

exceed threefeetinheight.The wildlifefencesectionsshallbe spaced every one-eighth

of a mile along theentireperimeterof theproperty.The designof theprojectwith open-

space (golfcourse)along the peripheryof the subdivisionwillfacilitatethe migratory

patternsofwildlifethroughtheproperty.

Galena Canyon EstateUnit 2 has been designedto establisha pedestrian/equestriantrail

system forpublicaccessthroughoutthe propertyconsistentwith the ForestArea Plan.

The Washoe County Parks and RecreationDepartment have indicatedthatthe trail

easement within Galena Canyon shallbe dedicated a "public pedestrian/equestrian"

easement. Any fencingwithintheGalena Canyon Unit 2 Subdivisionthatisconstructed

by theapplicantshallincorporatea ranchstyledesign.
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FireIssues:

The threatofa fireisa constantconcerninand around thesubjectsite.The projectsiteis

prone tohigh firehazardsdue tothedensevegetation,specificallyinthesummer months,

and the secludedlocationof the property.Many treeswithinthe forestedportionof the

propertywere removed tothinthedense populationoftreesinordertoaccommodate fire

suppression within the development. The proposed developments will improve the

existingemergency accesssituationwith the fourproposed emergency accessplan (see

emergency accessdisplaymap). The emergency accesspointsarelocatedatthenorth

entrancealong the west sideconnectingto the Piney Creek Road extension,along the

southwestcornerconnectingto theNevada Divisionof Forestry(NDF) firestationand

along the southeastside. The emergency accesspointswillbe gated and locked with a

knox box atallaccesssitesas approved by theNevada Divisionof Forestry.

SiteAnalysis:

The northernboundary lineof theprojectsiteislocatedapproximately1.6milessouthof

the Mount Rose Highway and directlyeastof the Montreux subdivision.The siteis

vacant and consistsof nativegrasses,shrubs and trees.A good deal of grading has

occurred on the Callamont property. The western portionof the Callamont property

containsa high concentrationof evergreentrees.A Delineationof Waters of the United

Stateshas been submittedto theUS. Army Corp of Engineers.The watersof theUnited

Statesare an ephemeral drainagein the northportionof the projectand an intermittent

drainage in the middle portionof the property. The ephemeral/temporarydrainage

consistsof .03 acreof waters of the United States,the intermittentdrainageconsistsof

.27acreof watersof the United State,and thereis.03acreof adjacentwetlands.There

arecurrentlyno permanent existingstructureson theproperty.

The Galena Canyon propertycompletelysurroundsseven (7)developed residentiallots.

The propertyis characterizedas open pasturelandwith nativegrassesand sagebrush.

Dense pine treespopulate the western boundary. The propertycontainssome hilly

terrain,however, the majority of the property is considered most suitablefor

development. According totheslopeanalysisprovidedby theapplicant,82.4percentof

thesiteislessthan 15% slopeand 71.74 percentof thesiteislessthan 10% slope.There

areno significantbydrologicresourceslocatedon thesite,but two potentialwatersof the

U.S. have been identifiedon thetentativemap bisectingtheproperty.The only potential

impact to these streams occurs at the road crossings,which have already been

constructed.Theses streamswhich delineatethepropertylinesfortheproposed parcels

willbe protectedwith therestrictionofany structureswithintheestablishedpropertyline

setbacks.
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LAND USE SUMMARY

Land Use Designations:

Low DensitySuburban (LDS), General Rural (GR), Medium DensityRural (MDR) and

High DensityRural(HDR)

Minimum Lot SizeRequired:

See Common Open Space Developments

Minimum Lot Sizeon TentativeSubdivisionMap:

.55Acres (23,958squarefeet)

Minimum Lot Width Required:

See Common Open Space Developments

Minimum Lot Width on TentativeSubdivisionMap:

+100 feet

Minimum Lot Potential:

210 Lots

Number ofLots on TentativeSubdivisionMap:

127 Lots

Development SuitabilityConstraints:

Slopes in excess of 15% and potentialwaters of the U.S. have been identifiedon the

tentativemap.
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AGENCY COMMENTS

The planswere submittedtoinvolvedagenciesand no adversecomments were received.

No unique or extraordinaryconditionsof approvalwere requested.All of theconditions

are relatedto the serviceneeds and/ordevelopment impacts of the reviewing agencies

resultingfrom thesubdivisionproposal,and areproportionalto thenumber of lotsbeing

created.

The DistrictHealth Department's conditionsare not includedwith the conditionswith

thisstaffreport,however, theirconditionsin theircorrespondenceletterdated February

6, 2003 is attachedto the staffreport. The Health Department's conditionsinclude

cobble liningforroad sideditches,detentionponds engineeredto vectorstandardsand

conditioningoutfallpipestoany ofthecreeks.

CITIZEN ADVISORY BOARD COMMENTS

The proposed planswere submittedtotheGalena Steamboat CitizenAdvisory Board and

were discussedduring the February 13,2003 meeting. A copy of theircorrespondence

shallbe availablepriortothePlanningCommission meeting on March 4,2003.

The CitizenAdvisory Board recommended approvalof the projectwith the following

concerns/recommendations:Limit lighting(no lightingor at intersectionsonly, see

condition#20, page 20);Limit the number of golfcoursemembers (theapplicantshave

agreed to limitthe number of members to no more than I50);requesta timeframe for

development (seeattachedscheduleand condition#2,page 40);addresstreestumps and

mitigation(see analysisforrevegetationand condition#10, page 39); exploretreated

wastewater possibilities(seeanalysisforwater/sewer);connect roadway to St.James's

Village (see emergency access plan map); CC&Rs should address drought tolerant

landscaping(see condition#47, page 26 & condition#28 page 41); addressdust and

blowing (see conditions10 & 12 page 39); The CAB asked how many treeswere

removed (approximately3,000)and how many willbe replaced;Address thetrailaround

Callamont (seeanalysisfortrails& fencing);provideadditionalbonding forrevegetation

(seecondition#10 page 39).

RELEVANT FOREST/SOUTH VALLEYS AREA PLAN POLICIES AND

ACTION PROGRAMS
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In additiontotheWashoe County DevelopmentCode Article204,ForestArea Modifiers,the

followingexcerptsofpoliciesand actionprogramscontainedintheForestArea Planarerelevant

totheproposedsubdivision:

F.2.1 TreattheForestplanningareasasan areaofhighfirehazard

F.2.1.1 A firehazardreductionprojectthatmeetsNevada Divisionof Forestryand

U.S.forestServicestandardsisnecessaryforany developmentintheForest

planningarea.

F.2.1.2 StructureswithintheForestplanningareamusthaveroofsconstructedoffire-

resistantmaterials,asdefinedby theUniformBuildingCode.

F.2.1.3 Firefuelbreaksand fuelsmanagement plansshouldbe developedforall

residentialandcommercialprojects.

F.2.1.4 Alllotsaroundstructuresshallbe clearedof flammablevegetationwithina

minimum of30 feetincompliancewithUniformFireCode Requirements.
F.2.1.5 Emergency accessroadwaysallowingfora minimum oftwo means ofegress

orescapemustbe incorporatedinalldevelopments.

F.3.1 Ensure thatprojectsproposedin the Forestplanningarea do not adverselyaffect

theGalena,Thomas, and Whites Creek watersheds

F.3.1.1 Any developmentthatcouldpotentialimpactthe Galena,Thomas, and/or

WhitesCreekwatershedsmustadheretothefollowingguidelines.

a. Agriculturalwaterrightsshallbe usedforresidentialdevelopment.
b. Water rightspurchasedfrom outsidetheForestplanningareashouldbe

usedfordevelopment.
c. Development proposalsshallincludemeasuresto protectareawater

resourcesfrom siltationand pollution;preventincreasederosion,

flooding,and othersurfacewaterdamage;and preserveand enhancethe

waterresourcesinthearea.

F.4.2 Integrateopen spacethatpreservesthenaturalsettingintheGalena ForestEstates-

CallahanRanch area.

F.4.2.1 A systemof greenbeltsshouldbe developedalongthevariouscreeksinthe

residentialarea.Each developmentshallbe requiredto integratethisopen

spacewithexistingandapprovedgreenbeltsinadjacentdevelopments.

F.5.6 Requirea minimum oftwo egressand ingressroadways forallsubdivisions.

F.5.7 Ensure thatallfuturegatedemergency roads are designedand maintainedby the

propertyowner tothesatisfactionof theNevada Divisionof Forestryand Washoe
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County PublicWorks Department,and thataccessiscontrolledby theappropriate

emergency responseagencies.

F.5.10 Require that new roadways are locatedto lessenthe impact of existingtrees,

landforms and wetland areas and that the locationof new roadways does not

significantlyimpact adjoiningpropertieswith traMc noise,headlightglareand

visualintrusiveness.

F.6.3 Ensure thatallutilitiesbe placedunderground so as not to degrade the natural

settingoftheForestplanningarea.

F.6.3.1 Utilitiesshallbe placedundergroundand,where thisisshown to not be

possible,shallbe screenedfromoff-siteview.

F.6.4 Require developments to contributetowards fireprotectionimprovements as

impactsareidentified.

F.6.6 Providerecreationalopportunitiesthattakeadvantageofthenaturalsettingofthe

Forestplanningarea.

F.6.6.1 A systemof recreationaltrailsshallbe developedthatprovideaccesstothe

developedportionsof theForestplanningarea,providea linkbetweenthe

Phillipand AnnieCallahanParkand GalenaCreekPark,provideaccesstothe

RegionalTrailSystem,and provideaccesstoU.S.ForestServicelands.In

developedareas,eachdevelopmentshallbe requiredtointegratethesetrails

withexistingandproposedtrailsinadjacentdevelopments.

APPLICABLE REGULATIONS

Nevada Revised StatutesChapter278;Washoe County Code Chapter 110.

TAL (TM0010-006S)

Attachments: Conditions,Maps, SitePlan(s),Fencing Plan(s),Elevations,SiteCross

Sections, Emergency Access Map, Revegetation Plan & Timeline

Schedule

xc:Applicant: Callamont Associates,LLC. & Galena Meadows LLC Attn:John

Hughes 16000 CallahanRoad, Reno, NV 89511

Representatives:Summit Engineering,Attn: BillThomas 5405 Mae Anne Ave.

Reno NV 89523

Agencies: Galena-SteamboatCitizensAdvisory Board
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STANDARD CONSIDERATIONS FOR SUBDIVISIONS

Nevada Revised Statutes278.349

PursuanttoNRS 278.349,when contemplatingactionon a tentativesubdivisionmap, the

governing body, or the planningcommission ifitisauthorizedto take finalactionon a

tentativemap, shallconsider:

(a) Environmental and health laws and regulationsconcerning water and air

pollution,the disposalof solidwaste, facilitiesto supply water,community or

public sewage disposaland, where applicable,individualsystems for sewage

disposal;

(b) The availabilityof waterwhich meets applicablehealthstandardsand issufficient

forthereasonablyforeseeableneeds ofthesubdivision;

(c) The availabilityand accessibilityof utilities;

(d) The availabilityand accessibilityof publicservicessuch as schools,policeand

fireprotection,transportation,recreationand parks;

(e) Conformity with the zoning ordinancesand master plan, except that if any

existingzoning ordinance is inconsistentwith the master plan, the zoning

ordinancetakesprecedence;

(f) General conformity with the governing body's master plan of streetsand

highways;

(g) The effectof theproposed subdivisionon existingpublicstreetsand theneed for

new streetsand highways toservethesubdivision;

(h) Physicalcharacteristicsof thelandsuch as floodplain,slopeand soil;and

(i) The recommendations and comments ofthoseentitiesreviewingthetentativemap

pursuanttoNRS 278.330 and 278.335.
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CONDITIONS FOR

TENTATIVE SUBDIVISION MAP CASE NO. TMO3-002

Amendment to Callamont Estatesand Galena Canyon Estates

(As recommended by Department of Community Development

and attached to StaffReport dated February 24,2003)

***IMPORTANT-PLEASEREAD***

THE TENTATIVE MAP APPROVAL ALLOWS THE SUBDIVIDER TO

PROCEED WITH FULFILLING THE CONDITIONS OF APPROVAL AND

RECORD A FINAL MAP FOR ALL, OR PORTIONS OF, THE DEVELOPMENT

WITHIN TWO (2) YEARS FROM THE DATE OF THE PLANNING

COMMISSION ACTION. FAILURE TO RECORD THE FIRST FINAL MAP

WITHIN TWO (2) YEARS OF THE PLANNING COMMISSION ACTION, OR

FAILURE TO RECORD THE LATEST MAP IN A SERIES WITHIN ONE (1)

YEAR AFTER THE DATE OF THE MOST RECENTLY RECORDED MAP,

SHALL TERMINATE ALL PROCEEDINGS CONCERNING THE

SUBDIVISION.

UNLESS OTHERWISE STATED, PRIOR TO FINALIZATION OF ANY

PORTION OF THE TENTATIVE SUBDIVISION MAP, ALL CONDITIONS

MUST BE MET OR FINANCIAL ASSURANCES TO ENSURE COMPLETION

OF THE CONDITIONS MUST BE PROVIDED. 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 ASSURANCES.

A COPY OF ALL AGREEMENTS, EASEMENTS OR OTHER

DOCUMENTATION REQUIRED BY THESE CONDITIONS SHALL BE FILED

WITH THE DEPARTMENT OF PUBLIC WORKS AND/OR THE

DEPARTMENT OF COMMUNITY DEVELOPMENT.

THE DEVELOPER SHALL MEET WITH THE ENGINEERING DIVISION, THE

UTILITY SERVICES DIVISION AND THE DEPARTMENT OF COMMUNITY

DEVELOPMENT TO REVIEW SCHEDULING, REQUIREMENTS, FINAL

CONSTRUCTION DRAWINGS, AND DOCUMENTATION NECESSARY TO

ADEQUATELY COMPLY WITH THE CONDITIONS OF APPROVAL AND

THE APPLICABLE STATUTES, ORDINANCES, RULES, REGULATIONS AND

POLICIES.

A REQUEST FOR AN EXTENSION OF TIME FOR THE RECORDING OF A

FINAL MAP MUST BE SUBMITTED TO THE DEPARTMENT OF

COMMUNITY DEVELOPMENT AT LEAST SIXTY (60)DAYS PRIOR TO THE
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EXPIRATION DATE OF THE TENTATIVE SUBDIVISION MAP. SAID

EXPIRATION IS ONE (1)YEAR FROM THE DATE OF APPROVAL OF THE

TENTATIVE MAP OR A SUBSEQUENT FINAL MAP BY THE BOARD OF

COUNTY COMMISSIONERS OR, WHEN APPLICABLE, BY THE PLANNING

COMMISSION.

COMPLIANCE WITH THE APPLICABLE STATUTES, ORDINANCES, RULES,

REGULATIONS AND POLICIES AND WITH THE CONDITIONS OF

APPROVAL OF THIS TENTATIVE MAP IS THE RESPONSIBILITY OF THE

DEVELOPER, ITS SUCCESSOR IN INTEREST, AND ALL OWNERS,

ASSIGNEES AND OCCUPANTS OF THE PROPERTY, AND THEIR

SUCCESSORS IN INTEREST.

A COPY OF THE FINAL ORDER FOR THE APPROVAL OF THE TENTATIVE

MAP SHALL BE ATTACHED TO ALL PHASES/UNITS SUBMITTALS FOR

FINAL MAP REVIEW SIXTY (60)DAYS PRIOR TO RECORDATION.

FOR THE PURPOSES OF CONDITIONS IMPOSED BY WASHOE COUNTY,

"MAY" IS PERMISSIVE AND "SHALL" OR "MUST" IS MANDATORY.
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GENERAL CONDITIONS

1. The subdivisionshallbe insubstantialcompliance with theprovisionsof Washoe

County Development Code Article604, Design Requirements,and Article608,

TentativeSubdivisionMaps.

Regulatory Zone

forReview Purposes Land Use Designations

Minimum Lot Area Required .5

Minimum Lot Width 100 feet

Minimum FrontYard 30 feet

Minimum SideYard 15 feet

Minimum Rear Yard *30 feet

Maximum BuildingHeight 35 feet
* AllpropertiesabuttingwatersoftheU.S.shallmaintainthe30-footminimumrearyardsetbackandthe12-footside

yardsetbackandwillnotbegrantedthe5-footsetbackforaccessorystructuresunder12-feetinheight.

Notes: Variances to thesestandardsmay be processedper Washoe County Code.

The Department of Community Development shalldetermine compliance

with thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

2. Final maps and finalconstructiondrawings shallcomply with allapplicable

statutes,ordinances,rules,regulationsand policiesin effectat the time of

submittalof thetentativemap or,ifrequestedby the developerand approved by

theapplicableagency,thoseineffectatthetimeof approvalof thefinalmap.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

3. Final maps shallbe in substantialcompliance with allplans and documents

submittedwith and made partof thistentativemap request,as may be amended

by actionof the finalapproving authority. Substantialcompliance shallbe

determined by the applicableagency and the Department of Community

Development.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

4 Prior to acceptance of public improvements and release of any financial

assurances,thedevelopershallfurnishtotheUtilityServicesDivisionand
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Engineering Division a complete set of reproducibleas-builtconstruction

drawingspreparedby a civilengineerregisteredintheStateofNevada.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

5. The developer shall be required to participatein any applicableGeneral

Improvement Districtor SpecialAssessment Districtformed by Washoe County.

The applicabledivisionof the Department of Public Works shalldetermine

compliance with thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatis/led:

6. A noteshallbeplaced on allgradingplans and constructiondrawings stating:

NOTE

Should any prehistoricor historicremains/artifactsbe discovered

during sitedevelopment, work shalltemporarilybe haltedat the

specificsiteand the State HistoricPreservationOffice of the

Department of Museums, Library and Arts,shallbe notifiedto

record and photograph the site. The period of temporary delay

shallbe limitedto a maximum of two (2)working days from the

dateofnotification.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

7. The finalmap shalldesignatefaultsthathave been activeduring the Holocene

epoch of geologicaltimeand thefinalmap shallcontainthefollowingnote:

NOTE

No habitablestructuresshallbe locatedon a faultthathas been

activeduringtheHolocene epoch of geologicaltime.

The Department of Community Development shalldetermine compliance with

thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:
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Where/How ConditionisSatisfied:

8. The developer shallprovide writtenapproval from the U.S. Postal Service

concerningtheinstallationand type of mail deliveryfacilities.The system,other

than individualmailboxes,must be shown on the projectconstructionplansand

installedas part of the on-siteimprovements. The County Engineer shall

determinecompliance withthiscondition.

FinalMap Verification:Phase/UnitNo.:
- Date Submitted:

Where/How ConditionisSatisfied:

9. The developerand allsuccessorsshalldirectany potentialpurchaserof thesiteto

meet with the Department of Community Development to review conditionsof

approvalpriorto thefinalsaleof thesite.Any subsequentpurchasersof the site

shallnotifythe Department of Community Development of the name, address,

telephonenumber and contactpersonof thenew purchaserwithinthirty(30)days

ofthefinalsale.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

10. Priorto beginningany ground disturbanceactivities,appropriateapprovalsmust

be obtainedfrom theCorps of Engineersforany proposed work inwatersof the

U.S. and forany wetlandsmitigation.The approvallettersaretobe submittedto

theCounty Engineer.

FinalMap Verlyication:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

11. Allopen spaceshallbe identifiedas golfcourseor common areaon thefinalmap.

A note on the finalmap shallindicatethatallcommon areasshallbe privately

maintained and perpetuallyfunded by the Homeowner's Association. The

County Engineer shallbe responsiblefor determining compliance with this

condition.The maintenance of thecommon areasshallalsobe addressedin the

CC&Rs tothesatisfactionoftheDistrictAttorney'sOffice.

FinalMap Vertfication:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

12. The pedestrian/equestrianeasements to be offered for dedicationto Washoe

County withinthe Galena Canyon Unit 2 subdivisionshallbe designatedon the
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finalmap as "public" equestrian/pedestrianeasements. The Washoe County

Parksand RecreationDepartment shalldeterminecompliancewith thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

13. Prior to recordationof the affectedfinalmap, existingparcel linesshallbe

relocatedthrougha boundary lineadjustmentor eliminatedthrougha reversionto

acreage,so they do not conflictwith the proposed subdivision. The County

Engineershalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

14. The developer shallprovide an appropriatepark road easement from Callahan

Ranch Road, between lot#1 and theoldGalena Schoolhouse,leadingto Callahan

Park and thecemetery west of theschoolhouse.The Washoe County Department

of Parksand Recreationshalldeterminecompliance withthiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatistled:

15. The propertyowner(s) shallgrantan AvigationEasement to,and acceptableto,

the AirportAuthorityof Washoe County over the entireproperty.The property

owner(s) shallprovidethe PlanningDepartment with appropriatedocumentation

indicatingtheAvigationEasement has been grantedand acceptedby theAirport

AuthorityofWashoe County,priortotheissuanceof a buildingpermit.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatistled:

16. Priorto recordationof the firstfinalmap, the developershallcomply with the

terms of the agreement for the NDF firestationon Joy Lake Road. The

Department of Community Development shalldetermine compliance with this

condition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:
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17. All perimeter fencing abuttingthe proposed traileasement shallmaintain a

minimum 5-foot setback from the easement. Fencing shall include design

acceptableto NV Dept. of Fish and Wildlifeto includewildlifemigrationand

shallalsoconform to thedesignincludedin the finalapplicationsubmittal.The

Department of Community Development and the Washoe County Parks

Department shalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

18. Any fencingconstructedby the develop within Galena Canyon Unit 2 shallbe

ranch-stylefencingconsistentwith thefencingestablishedwithinGalena Canyon

Unit One and shallbe approved by the Nevada Division of Wildlife. The

Department ofCommunity Development shalldeterminecompliancewith this

condition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatis/led:

19. The applicantshallprovide a water truckon-siteforthe suppressionof fugitive

dust. The applicantshallhave thewater truckon thepropertywithinthirtydays

of approvalby Washoe County and the water truckwillremain on the property

untilthe golfcourseiscompleted. The Department of Community Development

shalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

20. Streetlightsshallbe prohibitedwithinthe Galena Canyon Unit 2 Subdivision.

StreetLightsshallbe limitedto streetintersectionswithinthe Callamont Estates

Subdivision.The Department of Community Development shall determine

compliancewith thiscondition.

Final Map Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatistled:

DRAINAGE AND GRADING

21. A complete set of constructionimprovement drawings, includingan onsite

grading plan,shallbe submittedto the County Engineer for approvalpriorto

finalizationof any portionof thetentativemap. Grading shallcomply with best
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management practicesand shallincludedetailedplans forgradingand drainage

on each lot,erosion control,slope stabilizationand mosquito abatement.

Placement or disposalof any excavatedmaterialshallbe indicatedon thegrading

plan.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatistled:

22. The conditionalapproval of thistentativemap shallnot be construedas final

approvalof thedrainagefacilitiesshown on thetentativemap. Finalapprovalof

the drainagefacilitieswilloccur during the finalmap review and willbe based

upon thefinalhydrologyreport.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

23. Priortofinalizationofthefirstfinalmap, a masterhydrology/hydraulicreportand

a master storm drainage plan shallbe submitted to the County Engineer for

approval.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatis/7ed:

24. Priorto the finalizationof any portionof the tentativemap, a final,detailed

hydrology/hydraulicreport for that unit shall be submitted to the County

Engineer. All storm drainageimprovements necessaryto servethe projectshall

be designed and constructedto County standardsand specificationsand/or

financialassurancesin an appropriateform and amount shallbe provided. The

County Engineershalldeterminecompliancewith thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

25. Any increasein stormwaterrunoffresultingfrom the development and based on

the 5- and 100- year storm shallbe detained. The County Engineer shallbe

responsiblefordeterminingcompliance withthiscondition.

Final Map Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:
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26. Standard reinforcedconcreteheadwalls or otherapproved alternativesshallbe

placedon the inletand outletof alldrainagestructures,and groutedrock riprap

shallbe used topreventerosionatthe inletsand outletsof allpipe culverts.The

County Engineershalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

27. The developershallprovidepretreatmentforpetrochemicalsand siltforallstorm

drainagefrom thesitetothesatisfactionoftheCounty Engineer.Priortoapproval

of any finalmap, buildingpermit,or gradingpermit,thedeveloperwillfurnishto

the Engineering Division and Community Development staff, written

confirmationfrom theditchcompany, thattheyhave reviewed and approved any

ditchcrossings,protectivefencingor stormwater dischargefacilitiesthatmay

impacttheditch.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

28. For all subdivisionslarger than five acres, the developer shall obtain a

Stormwater Discharge Permit from the Nevada Division of Environmental

Protection(NDEP), and a copy of saidpermit shallbe submittedto the County

Engineer priorto construction.The Stormwater PollutionPreventionPlan,as

approved by the NDEP, shallbe includedwith the constructionimprovement

drawings.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

29. In allareaswith irrigatedlandscapingadjacentto the curb,a subdrainsystem
shallbe installeda minimum of one footbehind theback faceof curb to intercept

drainagefrom thelandscaping.The system shallbe tiedtothestorm drainsystem
or an acceptablealternativedrainage system. The County Engineer shallbe

responsiblefordeterminingcompliance withthiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatistled:

30. Drainage swales thatdrainmore than two lotsare not allowed to flow over the

curb intothestreet;theseflows shallbe interceptedby an acceptablestorm drain
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inletand routed intothe storm drain system. The County Engineer shallbe

responsiblefor determiningcompliance withthiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

31. A note on the finalmap shallindicatethatalldrainage easements shallbe

privatelymaintainedand perpetuallyfunded by a homeowners association.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

32. The maximum permissibleflow velocity(thatwhich does not cause scour)shall

be determined for allproposed channels and open ditches. The determination

shallbe based on a geotechnicalanalysisof the channel soil,proposed channel

liningand channel crosssection,and itshallbe in accordance with acceptable

engineeringpublications/calculations.Appropriateliningsshallbe provided for

allproposed channelsand open ditchessuch thatchannelsare erosionprotected

from the 100-year storm flow velocities. The County Engineer shall be

responsiblefordeterminingcompliance withthiscondition

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

33. In accordancewith thepreliminaryhydrologyreportatleasttwo 42-inchdiameter

culvertswillhave tobe placedadjacenttotheexisting42-inchculvertunder Roan

Trail.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatistled:

TRAFFIC

34. Priortorecordationof thefirstfinalmap, allroadway improvements necessaryto

serve the projectshallbe designed and constructedto County standardsand

specificationsor financialassurancesinan appropriateform and amount shallbe

provided.The County Engineershalldeterminecompliance with thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatis/led:
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35. Streetnames shallbe reviewed and approved by the Regional StreetNaming

Coordinator. The Department of Community Development shalldetermine

compliancewith thiscondition.

Final Map Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

36. Proposed landscaping and/or fencing along streetrights-of-wayand within

median islandsshallbe designed to meet AASHTO sitedistancesand safety

guidelines.The County Engineershallbe responsiblefordeterminingcompliance

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

37. Priorto ground disturbingactivitythe developer shallsubmit a construction

traffichaulrouteplantotheCounty Engineerforreview and approval.Ifexisting

roadways are to be used forconstructionvehiclesthe EngineeringDivisionwill

requirea geotechnicalexplorationand analysisto determine load supporting

capabilitiesof theexistingstreets,and inaccordancewith thegeotechnicalreport,

may requirereconstructionsufficienttoprovidea 20-yeardesignlife.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatistled:

38. The existingpavement on Roan Trailshallbe sawcut perpendiculartothestreeet,

ata locationthatexposes allutilityconnections.The sawcut pavement areashall

be removed and replaced.The County Engineershalldeterminecompliance with

thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

39. No overhead utilitypoles (power, telephone,etc.)shallbe locatedwithin the

County right-of-way.The County Engineershalldeterminecompliance with this

condition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatistled:
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40. Verificationthatalllegalaccesseshave been perpetuatedshallbe providedwith

each finalmap. The County Engineer shalldetermine compliance with this

condition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

41. The existingextensionof CallahanRoad extendsoutsideof the 20' wide access

easement from Galena Canyon Trail to approximately 600' south of Galena

Canyon Trail. An additionalaccess easement shallbe recorded to includethe

existingroadway.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

PRIVATE STREETS

42. The conditions,covenantsand restrictions(CC&Rs) shallprominentlynotetothe

satisfactionof the DistrictAttorney's Office and the County Engineer that

Washoe County will not assume responsibilityfor maintenance of the

development'sprivatestreetsystem or acceptthestreetsfordedicationtoWashoe

County unlessthe streetsmeet those Washoe County standardsin effectat the

time of theofferof dedication.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

43. Adequate snow storageeasements shallbe identifiedon the finalplat. The

County Engineershalldeterminecompliancewith thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

44. Proposed landscaping and/or fencing along streetrights-of-wayand within

median islandsshallbe designed to meet AASHTO sightdistancesand safety

guidelines.A minimum verticalclearanceof 13.5 feetshallbe maintainedover

allstreets.The County Engineershallbe responsiblefordeterminingcompliance
withthiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:
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45. Arcadia Circleand triangularintersectionshallbe designedtoprovide safesight

distancesand an adequate turningradiusfor garbage trucks,snow plows and

moving vans. The County Engineer shallbe responsiblefor determining

compliance with thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

46. Priorto releaseof any financialassurancesfor the privateimprovements, the

developershallprovidetheEngineeringDivisionwith a letterpreparedby a civil

engineerlicensedintheStateof Nevada, certifyingthattheprivateimprovements
have been constructedin accordance with the approved plans. The County

Engineershalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

CONDITIONS, COVENANTS AND RESTRICTIONS

47. Conditions,Covenants and Restrictions(CC&Rs), pertainonly to the properties

withinthe Galena Canyon Unit 2, shallbe reviewed,approved and recordedby

the officeof the DistrictAttorney. The DistrictAttorney shalldeterminewhich

items withinthe CC&Rs willrequireWashoe County being made a party. The

CC&Rs shallrequireallphases and unitsof the subdivisionapproved under this

tentativemap to be subjectto the same CC&Rs, be under the authorityof the

same Homeowners Association and be under the authorityof the same

architecturalcontrolcommittee. Said CC&Rs shallalsospecificallyaddressthe

potentialforliensagainstthe propertyand the responsibilitiesof the individual

propertyowners forfundingof themaintenance,replacementand perpetuationof

thefollowingitems,ata minimum:

a) Privateroadswithinthesubdivision

b) Common arealandscapingand maintenance

c) Entrancegates

d) Snow removal and storageareas

e) Detentionbasinsand accumulatedsediment

f) Storm drainagesystem
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g) Drought resistantlandscaping

h) Maintenance of streetlights

Final Map Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatistled:

48. The followingConditions,Covenants and Restrictions(CC&Rs), includingany

supplementalCC&Rs, pertainonly to the propertieswithinthe Galena Canyon

Unit 2, shallbe reviewed, approved and recorded by the DistrictAttorney's

office.The CC&Rs shallrequireallphasesand unitsofthesubdivisionapproved
under thistentativemap to be subjectto the same CC&Rs and be under the

authorityof the same architecturalcontrolcommittee. Said CC&Rs shall

specificallyaddress:

a) Control,regulationand maintenance of the overhead spray irrigationfor

pastureland.

b) Streetlightingshallbe prohibited.

c) Maintenance and perpetual funding of the common areas and all

equestrian/pedestrianeasements, either public or private by the

Homeowners Associationto the satisfactionof the DistrictAttorney's

Office.

d) A disclosurestatementthata firesprinklersystem may be requiredby the

firedepartmentshallbe included.

e) A disclosurestatementthatgives noticethatCallahan Ranch Road is

subjecttolimitedaccessand closureduringlargestorm events.

f) All propertiesabuttingwaters of the U.S. shallmaintain the 30-foot

minimum rearyard setbackand the 12-footminimum sideyard setback

and willnot be grantedthe 5-footsetbackforaccessorystructuresunder

12-feetinheight.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

49. All open space (thisdoes not includethe golf course) shallbe identifiedas

common area on the finalmap. A note on the finalmap shallindicatethatall

common areas shallbe privatelymaintained and perpetuallyfunded by the

Homeowner's Association. The County Engineer shalldetermine compliance
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with this condition. The maintenance of the common areas shallalso be

addressed in the CC&Rs and the DistrictAttorney'sOffice shalldetermine

compliance.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

HEALTH, WATER AND SEWER

50. The Applicant shalldedicatenecessarywater rightspriorto issuanceof a Will-

Serve Letterby the DWR. A validWill-ServeLetterisa pre-requisiteto approval

and recordationof a finalsubdivisionmap. The dedicationof water rightsshallbe

in accordance with Article422. Water rightsmust be in good standingwith the

StateDivisionof Water Resourcesand shallreflectthepointof diversion,placeof

use,and manner of use must be acceptabletotheDWR.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

51. Priorto review of the initialfinalmap, the Applicantshallsubmit an engineering

analysisjustifyingthe necessityof a sewer liftstationas opposed to constructing

gravitysewer serviceto the property. The Department of Water Resources shall

determinecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

52. The Applicant shalldepositwith the DWR the sum of $50.00 per lotpriorto

recordationofa finalmap. Thisfeeshallrepresentthedevelopment'sproratedshareof

thecompleted waterand wastewaterfacilitiesplan forthe South Truckee Meadows.

The DepartmentofWater Resourcesshalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

53. The Applicantshallsubmit the TentativeMap streetand lotlayoutin an electronic

formatand a hard copy of the gradingplanswithin30 days of theapprovalof this

tentativemap. The DWR isresponsibletoprovidetheDistrictHealthDepartmentwith

a Nevada AdministrativeCode Compliance Letter.The Department of Water

Resourcesshalldeterminecompliancewiththiscondition.
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FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

54. DWR approved improvement plansshallbe used forthe constructionof any water

distributionsystems,any sewer collectionsystemsor appurtenantfacilitiesand must

be inspectedand approved by the DWR. The Department of Water Resourcesshall

determinecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

55. Fees forimprovement planreviewand constructioninspectionshallbe inaccordance

with Washoe County Ordinance and paid priorto the approvalof a finalmap. The

DepartmentofWater Resourcesshalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

56. Improvement plansshallbe incompliance with Washoe County Design Standards.

Priorto finalmap recordation,the Developer shallsubmit plansand specifications

forthewater supplydistributionand the sanitarysewer collectionsystems,forthe

on-siteand off-siteimprovements, relativeto thisdevelopment to the DWR for

review and approval.A RegisteredEngineerwith theStateof Nevada shalldesign

the improvement drawings. The Department of Water Resources shalldetermine

compliancewiththiscondition.

FinalMap Yerification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

57. In accordancewith theapplicableordinances,allwater connectionprivilegefeesfor

each serviceshallbe paid priorto the approval of a finalmap OR the tank,

transmissionmain,and wellcomponents oftheCounty'sconnectionfeesshallbe built

and dedicatedto Washoe County. The Department of Water Resources shall

determinecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:
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58. In accordancewith theapplicableordinances,sewer serviceconnectionfeesand the

Mt. Rose Interceptorfee shallbe paid priorto the approvalof a finalmap. The

DepartmentofWater Resourcesshalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

59. The Developer shallconstructand/or provide the financialassurance for the

constructionof the on-siteand off-sitewater distributionand the sanitarysewer

collectionsystemspriortoapprovalofa finalmap. The financialassurancemust be

ina form and amount acceptableto theDWR. The Departmentof Water Resources

shalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

60. The water distributionand sanitarysewer collectionsystems must be offeredfor

dedicationto Washoe County along with the recordationof the finalmap. The

DepartmentofWater Resourcesshalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

61. Easements and realpropertyfor allwater distribution,sanitarysewer collection

systemsand appurtenancesshallbe offeredfordedicationtoWashoe County along
with therecordationofa finalmap.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

62. Priortofirstfinalmap recordation,a mastersanitarysewer reportshallbe prepared

by theapplicant'sregisteredengineerwhich addresses:

a) theestimatedsewage flowsgeneratedby thisproject,

b) projectedsewage flows from potentialor existingdevelopments withintributary

areas,

c) theimpacton thecapacityofexistinginfrastructure,

d) proposed collectionline sizes,on-siteand off-sitealignment,and maximum

velocities,

e) theimpactof liftstations.
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f) Slope ofpipe,invertelevationsand rim elevationsforallmanholes.

FinalMap Veripcation: Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatis/led:

63. No Certificateof Occupancy willbe issueduntiloff-sitepotablewater facilities,

outsidethe boundariesof thistentativemap, necessaryto servethisproject,have

been completed and accepted for operationand maintenance by the DWR. The

DepartmentofWater Resourcesshalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

64. No Certificateof Occupancy willbe issueduntilon-sitepotablewater facilities,

outsidethe boundariesof thistentativemap, necessaryto servethisproject,have

been completed and accepted for operationand maintenance by the DWR. The

DepartmentofWater Resourcesshalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

65. No Certificateof Occupancy willbe issueduntilon-sitepotablewater facilities,

outsidethe boundariesof thistentativemap, necessaryto servethisproject,have

been completed and acceptedforoperationand maintenanceby theDWR.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

66. No Certificateof Occupancy will be issued untilthe on-sitesanitarysewer

collectionfacilities,withintheboundariesof thistentativemap, necessaryto serve

thisproject,have been completed and acceptedforoperationand maintenance by
the DWR. The Department of Water Resourcesshalldeterminecompliancewiththis

condition.

Final Map Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

67. No Certificateof Occupancy willbe issueduntiloff-sitesanitarysewer facilities,

outsidethe boundariesof thistentativemap, necessaryto servethisproject,have
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been completed and accepted for operationand maintenance by the DWR. The

DepartmentofWater Resourcesshalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

68. If infrastructuresuch as wells, pump structures,controls,telemetry and

appurtenances,storagetanks,transmissionlines,liftstations,forcemains,sewermains

and interceptorare necessaryto accommodate the project,the Developer willbe

responsibleto fund the designand construction.However, actualdesignwillbe the

responsibilityof the DWR. Priorto initiationof designthe Developershallpay the

estimateddesigncoststoWashoe County. The DWR may either,providesuchdesign

in-house,orselectan outsideconsultant.When an outsideconsultantistobe selected,

the DWR and the Developer shalljointlyselectthatconsultant.The Department of

Water Resourcesshalldeterminecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

69. Funding of over-sizingthe design and infrastructureto accommodate future

development as determined by accepted engineeringcalculations,shallbe the

responsibilityof Washoe County. Washoe County shall eitherparticipate

monetarilyat the time of design and/or shallcreditan appropriatenumber of

servicehook-ups to the Developer at the time of recordationof the subdivision

map.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

70. Any existingwellslocatedon theproperty,notproposed foruse,shallbe properly
abandoned inaccordancewith both StateofNevada Regulationsgoverningwater

wellsand relateddrillingand theWashoe County HealthDepartment.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

71. No structures(includingwalls,fences,building's,etc.)shallbe allowedwithinorupon

any County maintainedutilityeasement.The Department of Water Resourcesshall

determinecompliancewiththiscondition.

FinalMap Vertfication:Phase/UnitNo.: Date Submitted:
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Where/How ConditionisSatisfied:

FIRE SAFETY

72. The plans submittedwith a buildingpermit applicationshallshow evidence of

compliance with therecommendations oftheNevada DivisionofForestry.Those

concerns are fireflows,firehydrant number and location,access,sequential

phasing of firebreaksduring development, permanent firebreaks,minimum

defensible space, use of fire resistantconstructionand/or roof material,

sprinkleringof structures,and sparkarrestorsinchimneys. Access and fireflows

concernsshallbe addressedpriortotheintroductionof any combustiblematerials

tothesite.The Nevada DivisionofForestryshalldeterminecompliance with this

condition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

73. A complete firelow water system capableof meeting theresidential/commercial

calculatedfireflow requirementsas prescribedby Washoe County Ordinance

#786 and theUniform FireCode Appendix III-Ashallbe installed.The Nevada

Divisionof Forestryshalldeterminecompliancewith thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

74. All firehydrantlocationsshallbe reviewed and approved by theNevada Division

of ForestryPreventionBureau and shallbe in proximityto streetsso thatsnow

accumulations at the hydrants may be removed during routinesnow plowing

operations.The Nevada Divisionof Forestryshalldeterminecompliance with this

condition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

75. All roadways withintheprojectshallmeet therequirementsof paved all-weather

surface,Uniform FireCode Article9,Section901 & 902 conditionsand shallbe

designatedno parkingzones where lessthan 24 feetwide. The Nevada Division

of Forestryshalldeterminecompliance withthiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:
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Where/How ConditionisSatisfied:

76. A fuelsmanagement/reductionprogram around allstructuresshallbe maintained

a minimum 30 feetinaccordancewith Uniform FireCode Appendix II-A-16.The

Nevada Divisionof Forestryshalldeterminecompliancewith thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

77. Clearanceof vegetativegrowth from roadways, inaccordancewith Uniform Fire

Code Appendix II-A-17.The Nevada Division of Forestry shall determine

compliance with thiscondition.

Final Ver cation: Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

78. A fuelsmodificationplan fortheentireacreage,includinga propertyline20-foot

minimum fuelbreak shallbe accomplished to the satisfactionof the Nevada

Divisionof ForestryResource Foresterand be completedpriortoWashoe County

approval of any finalmaps. The Nevada Divisionof Forestryshalldetermine

compliancewith thiscondition.

FinalMap Venjication: Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

79. All structuresshallbe constructedwith fireretardantroofing materialsin

compliance with N.R.S. 472.100. The Nevada Division of Forestry shall

determinecompliancewiththiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatis/led:

80. All cut banks,slopes2.1,drainageplans,creek crossingsand soilstabilization

must be reviewed by Nevada Divisionof ForestryResource Forester.(775-849-
2500 ext.237).The Nevada Divisionof Forestryshalldeterminecompliancewith

thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:



To: WashoeCountyPlanningCommission
Re: TMO3-002(AmendmenttoCallamontEstatesandGalenaCanyonEstates)andSWO3-002

(AmendmenttoCallamontGolfCourse,ClubHouse,GateHouseandMaintenanceBuilding)
Date: February24
Page: 36

81. A timberlandConversion Certificatein compliance with N.R.S. 528.082 through

528.086 could be required prior to any ground breaking or startof any
constructionon the project. Contact Nevada Division of ForestryResource

Forester.(775-849-2500 ext. 237). The Nevada Division of Forestry shall

determinecompliancewith thiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

82. Knox Box's arerequiredforemergency accessingatedcommunities.The Nevada

Divisionof Forestryshalldeterminecompliancewith thiscondition.

Final Ver ation: Phase/UnitNo.: DateSubmitted:

Where/How ConditionisSatis/led:

83. The applicantshallprovidean emergency accessplan in the form of a flyeror

brochureto theNevada Divisionof Forestryfordistributioninthe community to

alertresidentsof the alternativeemergency accessto be provided.The Nevada

Divisionof Forestryshalldeterminecompliance withthiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:

WASHOE-STOREY CONSERVATION DISTRICT CONDITIONS

84. A review letterfrom the Washoe-Storey ConservationDistrict(WSCD) shallbe

submittedto the County Engineer priorto the "red line"meeting. The WSCD

recommendations shallbe implemented with theappropriatedesign/specifications
includedin theconstructiondrawings tothe satisfactionof the County Engineer.
The County Engineershalldeterminecompliance withthiscondition.

FinalMap Verification:Phase/UnitNo.: Date Submitted:

Where/How ConditionisSatisfied:
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CONDITIONS FOR

SPECIAL USE PERMIT CASE NO. SWO2-003

Amendment of Callamont Golf Course, Club House, Gate House and

Maintenance Building

(As recommended by Department of Community Development
and attachedto StaffReport dated February 24,2003)

***IMPORTANT-PLEASEREAD***

UNLESS OTHERWISE SPECIFIED, ALL CONDITIONS MUST BE MET OR

FINANCIAL ASSURANCES MUST BE PROVIDED TO SATISFY THE CONDITIONS

PRIOR TO SUBMITTAL FOR A BUILDING PERMIT. 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 ASSURANCES. ALL AGREEMENTS, EASEMENTS, OR OTHER

DOCUMENTATION REQUIRED BY THESE CONDITIONS SHALL HAVE A COPY

FILED WITH THE COUNTY ENGINEER AND THE DEPARTMENT OF COMMUNITY

DEVELOPMENT.

COMPLIANCE WITH THE CONDITIONS OF THIS SPECIAL USE PERMIT IS THE

RESPONSIBILITY OF THE APPLICANT, ITS SUCCESSOR IN INTEREST, AND ALL

OWNERS, ASSIGNEES, AND OCCUPANTS OF THE PROPERTY AND THEIR

SUCCESSORS IN INTEREST. FAILURE TO COMPLY WITH ANY CONDITIONS

IMPOSED IN THE ISSUANCE OF THE SPECIAL USE PERMIT MAY RESULT IN THE

INSTITUTION OF REVOCATION PROCEDURES.

ANY OPERATIONS CONDITIONS ARE SUBJECT TO REVIEW BY THE

DEPARTMENT OF COMMUNITY DEVELOPMENT PRIOR TO THE RENEWAL OF A

BUSINESS LICENSE EACH YEAR. FAILURE TO ADHERE TO THE CONDITIONS

MAY RESULT IN WITHHOLDING RENEWAL OF THE BUSINESS LICENSE UNTIL
CONDITIONS ARE COMPLIED WITH TO THE SATISFACTION OF THE

DEPARTMENT OF COMMUNITY DEVELOPMENT.

WASHOE COUNTY RESERVES THE RIGHT TO REVIEW AND REVISE THE

CONDITIONS OF THIS APPROVAL SHOULD IT DETERMINE THAT A

SUBSEQUENT LICENSE OR PERMIT ISSUED BY WASHOE COUNTY VIOLATES

THE INTENT OF THIS APPROVAL.

FOR THE PURPOSES OF CONDITIONS IMPOSED BY WASHOE COUNTY, "MAY" IS

PERMISSIVE AND "SHALL" OR "MUST" IS MANDATORY.
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GENERAL CONDITIONS

1. The applicantshalldemonstratesubstantialconformance totheplansapproved as

partofthisspecialuse permit.The Department of Community Development shall

determinecompliance with thiscondition.

2. The applicantshallcomplete allgradingand constructionof allstructuresused to

furtherthe operationwithin two years from the date of approval by Washoe

County. The applicantshallbegin theremaininggrading,drainageand irrigation

improvements by November of 2003 and theapplicantshallbegin plantingof the

golf course greens,treesand fairwaysby April of 2004. The Department of

Community Development shalldeterminecompliancewith thiscondition.

3. A copy of the FinalOrder statingconditionalapprovalof thisspecialuse permit
shallbe attachedto allapplicationsforadministrativepermitsissuedby Washoe

County.

4. The applicantand any successorsshalldirectany potentialpurchaser/operatorof

the specialuse permitto meet with the Department of Community Development
to review conditionsof approvalpriorto thefmal saleof the specialuse permit.
The subsequent purchaser/operatorof the specialuse permit shallnotifythe

Department of Community Development of thename, address,telephonenumber,

and contactpersonofthenew purchaser/operatorwithin30 days ofthefinalsale.

5. A noteshallbe placedon allconstructiondrawings and gradingplansstating:

NOTE

Should any prehistoricor historicremains/artifactsbe discovered

during sitedevelopment, work shalltemporarilybe haltedat the

specificsiteand the State HistoricPreservationOffice of the

Department of Museums, Library and Arts,shallbe notifiedto

record and photograph the site. The period of temporary delay
shallbe limitedto a maximum of two (2)working days from the

dateof notification.

6. A complete set of constructionimprovement drawings, includingan on-site

grading plan,shallbe submittedwhen applying for a building/gradingpermit.

Grading shallcomply with bestmanagement practicesand shallincludedetailed

plansforgrading,sitedrainage,erosioncontrol,slopestabilization,and mosquito
abatement.Placement or removal of any excavatedmaterialsshallbe indicatedon

the gradingplan.Siltsshallbe controlledon-siteand not allowed onto adjacent

property.
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OPERATIONAL CONDITIONS

7. All gradingand constructionactivitiesshallbe limitedto thehours from dawn to

dusk. The Department of Community Development shalldeterminecompliance
withthiscondition.

DRAINAGE AND GRADING

8. For constructionareaslargerthan 5 acres,the developer shallobtainfrom the

Nevada Divisionof EnvironmentalProtectiona Stormwater DischargePermitfor

Constructionand submit a copy totheEngineeringDivisionpriortoissuanceof a

gradingorbuildingpermit.

9. Applicantshallindicateon theplanswhere exportedmaterialswillbe takenand a

gradingpermitshallbe obtainedfortheimportsite.

10. A gradingbond of $2,000/acreof existingor additionallydisturbedareasshallbe

provided to the EngineeringDivisionpriorto any grading. The bond shallalso

cover the removal of the wood chips/treestumps which are currentlybeing

stockpiledon theproperty.The Department of Community Development and the

County Engineershalldeterminecompliancewith thiscondition

11. Cross-sectionsindicatingcutsand fillsshallbe submittedwhen applying fora

gradingpermit.Estimatedtotalvolumes shallbe indicated.

12. All disturbedareasleftundeveloped formore than30 days shallbe treatedwith a

dustpalliative.Disturbedareasleftundeveloped formore than 45 days shallbe

revegetated.Methods and seed mix must be approved by the County Engineer
with technicalassistancefrom theWashoe-Storey ConservationDistrict.

HEALTH, WATER AND SEWER

13. The ApplicantshalldedicatenecessarywaterrightstotheDWR priorto issuance

of a buildingpermit.The dedicationof water rightsshallbe in accordance with

Article422. Water rightsmust be in good standingwith the StateDivisionof

Water Resources and shallreflectthepointof diversion,placeofuse,and manner

of use must be acceptabletotheDWR.

14. The Developer isrequiredto submit a "Water QualityManagement Plan" forthe

golfcourseaddressingboth theprotectionofground and surfacewaters.The plan
must be approved by the DWR prior to approval of specialuse permit.

Applicationratesof fertilizers,pestmanagement and chemical applicationsshall

be included. The plan shallidentifylocationof monitoringpoints,scheduleof

sampling and parametersforanalysis.
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15. Location of the maintenance facilitiesor storage of pesticides,herbicides,

solvents,fertilizersor similarmaterialsshallbe locatedoutsidethecapturezone

of any existingorplannedwell.

16. Should increasedmonitoring of any County wells be requiredby the District

Health Department as a resultof the potentialof contamination due to the

influenceof the golfcourse on the capturezones,the Developer or golfcourse

operatormay be responsiblefor the actualcost of analysisconducted by a

certifiedlaboratoryused by Washoe County.

17. Easements and realpropertyforallwater distribution,sanitarysewer collection

systems and appurtenancesshallbe offeredfor dedicationto Washoe County

priortothereleaseofbuildingpermit.

I8. Fees for improvement plan review and constructioninspectionshallbe in

accordancewith Washoe County Ordinance and paid priorto releaseof building

permIt.

19. In accordancewith theapplicableordinances,allwater connectionprivilegefees

forwater serviceshallbe paidpriortoreleaseofbuildingpermit.

20. In accordancewith the applicableordinances,sewer serviceconnectionfeesand

theMt. Rose Interceptorfeeshallbe paidpriortoreleaseofbuildingpermit.

21. No structures(includingwalls,fences,building's,etc.)shallbe allowed withinor

upon any County maintainedutilityeasement.

22. Backflow preventionisrequiredper Washoe County Ordinance.

23. A greaseinterceptorshallbe installed(minimum 750 gallons)fora commercial

kitchenand must be sizedaccordingto the Uniform Plumbing Code adopted by
Washoe County.

24. A sand/oilinterceptorshall be installed(minimum 1000 gallons)for the

maintenancebuildingand must be sizedaccordingtotheUniform Plumbing Code

adoptedby Washoe County.

25. The southpropertylineof thetentativemap adjoinsSt.James Village.There are

two well sitesidentifiedforfuturedevelopment near thepropertylineon the St.

James side.The proposed locationofthemaintenance buildingmay conflictwith

the wellhead protectionareasforthosewells. Ifthe capturezone of any wells

extends through the golf course or maintenance facilityarea, increased

monitoringmay be required.
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26. Any existingwellslocatedon theproperty,notproposed foruse,shallbe properly
abandoned inaccordancewith both Stateof Nevada Regulationsgoverningwater

wellsand relateddrillingand theWashoe County HealthDepartment.

TRAFFIC

27. Priorto ground-disturbingactivity,a proposed ConstructionTrafficHaul Route
Plan shallbe submittedtotheEngineeringDivisionforreview and approval.Any
existingor proposed roadsthatwillbe used as constructionhaul routesand are
not designated truck routes must be evaluated by a geotechnicalstudy to
determine the existingstructuralsectionand itsload capacity.Ifthe pavement
sectionisinadequateto supporttheproposed constructionloadings,the roadway
must be redesignedor reconstructedas needed toprovidea 20-yeardesignlifein
accordancewiththeAASHTO InterimGuide forFlexiblePavement.

LANDSCAPING AND DESIGN

28. Prior to any ground disturbingactivityor finalizationof a finalmap, the

developershallsubmit a landscaping/architecturaldesignplanto theDepartment
of Community Development for review and approval by the Design Review

Committee. Said plan shalladdress,but not be limitedto:type and colorof

buildingmaterialfor the entrybuilding,maintenance building,clubhouse and

sewer liftstations,general architecturaldesign, fencing,signage, lighting,

landscapingmaterial(ifplantmaterial:type,sizeattime of planting,maturation

sizeatfullgrowth,periodof timebetween plantingand fullgrowth),landscaping

location,and the landscapingirrigationsystem. The landscapingplans shall

addressdroughtresistantplantmaterialstobe used throughoutthedevelopment.

29. A certificationletteror seriesof lettersby a landscapearchitectregisteredinthe

State of Nevada shall be submitted to the Department of Community

Development. The letter(s)shallcertifythatallapplicablelandscapingprovisions
of Articles408, 410 and 412 of the Development Code have been met. Any

landscapingplansand the lettershallbe wet-stamped. The lettershallindicate

any provisionsof the code thatthe Directorof Community Development has

waived.

30. All landscapingshallbe maintainedin accordancewith the provisionsfound in

Section 110.412.75,Maintenance. A three-yearmaintenance plan shall be

submittedby a licensedlandscapearchitectregisteredin the Stateof Nevada to

theDepartment of Community Development, priortoa Certificateof Occupancy.
The planshallbe wet-stamped.
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QUAIL VALLEY IN THE PINES

DECLARATION OF

COVENANTS, CONDITIONS AND RESTRICTIONS

This Declaration ismade this_ day of

by KENTERPRISES, LLC, a Nevada limited liabilitycompany, hereinafterreferredto

as "Declarant".

WITNESSETH

WHEREAS, Declarant isthe owner of certain realproperty in Reno, County of

Washoe ("County"),State of Nevada, as more particularlydescribed in Exhibit"A"

attached hereto and incorporated herein by thisreference ("theSubdivision").

NOW, THEREFORE, Declarant hereby declares that allof the real property in

the Subdivision, together with any and allimprovements thereon and appurtenances

thereunto, shallbe held, sold, and conveyed subject to the followingcovenants,

conditions and restrictions.These covenants, conditions and restrictions("Declaration")

are forthe purpose of protectingthe value and desirabilityof the real property inthe

Subdivision. This Declaration shallinure to the benefitand bind allpartieshaving any

right,titleor interestinthe realproperty or any part thereof,theirheirs,executors,

administrators,successors and assigns.

The provisions of thisDeclaration are intended to create mutual equitable

servitudes upon each of the lotsand parcels inthe Subdivision infavor of each and all

other lotsand parcels;to create reciprocalrightsbetween the respective owners of all

such lotsand parcels;to create a privityof contract and estate between the grantees of

such lotsand parcels,theirheirs,successors and assigns; and shall,as to the owner of

each lotor parcel,itsheirs,successors or assigns operate as covenants running with

the land forthe benefitof each and allother lotsand parcels inthe Subdivision and their

respective owners, present and future.

ARTICLE I

COMPLIANCE WITH NRS CHAPTER 116

Section 1. Applicability. This Declaration ismade incompliance with the

Uniform Common-interest Ownership Act, Chapter 116 of the Nevada Revised Statutes,

as amended (the "Act").

Section 2. Definitions and Other Basic Provisions. The followingterms as

used inthisDeclaration are defined as follows:

A. "Association" means Quail Valley inthe Pines Homeowners

Association, the property owner's association which isa Nevada nonprofitcorporation.

B. "Board" means the Board of Directors of the Association.
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C. "Bylaws" means the Bylaws of the Association and "Articles"means

the Articlesof Incorporationforthe Association.

D. "Committee" means the Quail Valley inthe Pines Design Review

Committee.

E. "Common Area" or "common elements" means allof the real

property designated as such inthisDeclaration or pursuant to the finalmaps recorded

withinthe Subdivision; and allrealproperty interests(gy;E,fee titleor easements)

acquired by the Association, whether from Declarant or otherwise, together ineach

instance with allimprovements which may at any time be located or constructed thereon

and owned by the Association, including,but not limitedto perimeter fencing, sidewalks,

open space, fences, gates, signs, entry ways, rockery walls,landscape areas located

on frontand side yards, drainage ways and drainage facilitiesand surface water

retentionareas.

F. "Declarant" means KENTERPRISES, LLC, a Nevada limitedliability

company.

G. "Declaration"means thisDeclaration and any future amendments

thereto.

H. "Improvements" means allbuildings,garages, streets,roads,

driveways, parking areas, fences, retainingand other rockery walls,decks, exteriorair

conditioning,signs, landscaping, lightstandards, antennalsatellitedishes, walls and any

other structuresof any type or kind.

I. "Lot"means any single-familylotshown on a tentativemap or final

map, and intended forimprovement with a single-familyresidence.

J. "Owner" or "lotowner" means:

1. Any person or legalentity,including Declarant, who holds

fee simple titleto any lot,unit,or parcel withinthe Subdivision; or

2. Any person or legalentitywho has contracted to purchase

fee titleto a lotpursuant to a writtenagreement recorded inthe Washoe County,

Nevada Recorder's Office,inwhich the sellerunder said agreement has transferred

possession of the realestate subject to the purchase agreement to the purchaser under

said agreement;

K. "Owner" does not include the Association.
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L. "Single-familyDwelling" means a residentialstructure,which

dwelling isconstructed on a lotdesignated inthisDeclaration as a single-family

residentiallot.

M. "Subdivision" means the real property described in Exhibit"A",

development of which isregulated by Reno, Nevada under Annexation, Zoning Map

Amendment, Tentative Map and Special Use Permit Case No. 384-99, as amended, to

include the Planned Unit Development Handbook for Quail Valley inthe Pines, under

Chapter 278 of the Nevada Revised Statutes,the Reno Municipal Code and other

applicable laws and regulations,as well as subsequent or amended tentativemaps

covering allor part of Exhibit"A".

The followingare other basic provisions:

N. Except when not inconflictwith a definitionspecified above inthis

Article,the terms used herein shallhave the same meanings and definitionsas are

used in NRS Chapter 116.

O. The name of the Subdivision shallbe Quail Valley inthe Pines and

the name of the association formed under Article11hereof to own and manage Common

Area shallbe Quail Valley inthe Pines Homeowners Association ("Association").The

Subdivision isa Planned Unit Development, as defined in NRS Chapter 116.

P. The Subdivision islocated entirelywithin Reno, Washoe County,

Nevada.

Q. The maximum number of units("lots")that Declarant has created

by tentativemap istwenty-eight (28) lotsfor single-familydwellings.

R. The finalmap depiction of the boundaries of each lot,easements

and Common Areas created by the Declaration isdescribed in Exhibit"B".

S. Real estate that isor must become common elements isdescribed

in Exhibit"B".

T. Declarant reserves alldevelopmental rightsand special declarant

rightson realestate withinthe Subdivision, and on other realestate as provided below

inthissubsection, for a period of five(5)years from the date hereof including,without

limitation,the rights:

1. To create lotsor common elements, subdivide lotsor

convert lotsintocommon elements, or withdraw realestate,withinthe Subdivision in all

areas described on Exhibit"A" which are not at thistime subject to a recorded finalmap,

or make amendments thereto,at anytime withinthe term of thisDeclaration.
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2. To complete improvements indicated on the Subdivision

Map platsand plans or inthisDeclaration on allareas described on Exhibits "A" and "B"

at any time withinthe term of thisDeclaration.

3. To maintain sales offices,management offices,signs

advertisingthe Subdivision and models on allareas described on Exhibit"A" and "B" at

any time withinthe term of thisDeclaration. The rightof the Declarant to decide the

number, size,locationand relocationthereof,shallbe exercised initssole discretion;

4. To use easements through the common elements forthe

purpose of making improvements withinthe Subdivision on allCommon Areas within

Exhibit"A" or hereafter created, withinthe term of thisDeclaration.

5. To appoint or remove any officerof the Association or any

member of itsexecutive board during any period of Declarant's control (as hereinafter

defined), affectingallareas described on Exhibit"A" and "B".

U. Each of the 28 lotsdescribed in Exhibit"B" shallhave the following

allocated interests:

1. A fractionor percentage of the common expenses of the

Association equal to 1 divided by 28 Iots;and

2. One vote inthe Association fora totalof 28 votes.

V. Allrestrictionson use and occupancy are stated inArticlesIV,V

and VI hereof.

W. The recording data where easements and licenses are recorded

are contained inthe records of the Washoe County Recorder, State of Nevada.

Section 3. Lot Subdivision. A lotnot delineated on a finalmap may be

subdivided intotwo or more lotsby Declarant at the time itisdelineated on a finalmap,

so long as each lotinthe Subdivision contains the minimum square footage required by

tentativemap and the totallotsinthe Subdivision do not exceed 28, without following

the procedure prescribed in NRS 116.2113 and without any approval by the

Association.

Section 4. Modification. The provisions of thisArticleImay not be modified,

amended, terminated or abridged without the consent of Declarant.
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ARTICLE II

QUAIL VALLEY IN THE PINES HOMEOWNERS ASSOCIATION

Section 1. Purpose. The purpose of the Association shallbe to:

A. Own and maintain alleasements and deeded real property for

Common Area withinthe Subdivision; includingthe funding, operating and maintenance

of the following common elements: perimeter fencing; sidewalks; open space; fences;

gates; signs; entry way; rockery walls;entrance gate; landscape areas located on front

and side yards; drainage ways and drainage facilities;and surface water retention

areas.

B. Enforce and administer any provisions of thisDeclaration pertaining

to the Association's rights,obligations,powers and duties as required by Reno;

including,at a minimum, the funding of the maintenance, replacement and perpetuation

of the followingSubdivision amenities:

1. Common area landscaping, fencing and maintenance.

2. Streetscapes, including lightingand signs.

3. Detention basins and the accumulated sediment.

4. Storm drainage system.

The Association may have other purposes than those specified herein, ifallowed

by law and not contrary to the provisions of thisDeclaration,the Association Articlesof

incorporation or the Bylaws.

The Association shallpurchase any and allequipment, materials and supplies

necessary to undertake itsduties imposed by thisDeclaration, itsArticlesand Bylaws.

The Association may purchase any equipment, materials and supplies from the

Declarant provided the purchase price shallbe the fairmarket value thereof.

The Association may, but shallnot be obligated,to maintain or support certain

activitieswithin the Subdivision designed to make the Subdivision safer than it

otherwise might be. Neither the Association nor the Declarant shallinany way be

considered the insurers or guarantors of securitywithinthe Subdivision, nor shallany of

them be held liableforany loss or damage by reason of failureto provide adequate

securityor of ineffectivenessof securitymeasures undertaken. No representation or

warranty ismade that any fireprotection system, burglar alarm system or other security

system cannot be compromised or circumvented, nor that any such systems or security

measures undertaken willin allcases prevent loss or provide the detection or protection

forwhich the system isdesigned or intended. Each owner acknowledges, understands

and covenants to inform itstenants that the Association, the Board and the Declarant,
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are not insurers or liableto persons livinginor visitingthe Subdivision forconduct

resultingfrom acts of thirdparties.

Section 2. Formation and Management Under Article 3 of NRS Chapter

116. The Association shallbe a nonprofitNevada corporation formed under Chapter 82

of the Nevada Revised Statutes. The Association isnot authorized to have and shall

not issue any capitalstock. Not laterthan the date of recordation of thisDeclaration,

Declarant shallcause the Articlesof incorporation to be filedwith the Nevada Secretary

of State. The Association shallbe charged with the duties and invested with the powers

set forthinthe Articles,Bylaws and thisDeclaration.

Section 3. Association Powers. The Association shallhave allpowers

enumerated in NRS 116.3102 which do not conflictor are not inconsistentwith the

Section 1 of thisArticle.

Section 4. Officers and Members of Board. The governing body of the

Association shallbe called the Executive Board, the Board of Directors or the Board (all

of which names shallreferto the same entity).The Board may act inallinstances on

behalf of the Association, subject to the provisions of thisDeclaration, the Association

Articles,the Bylaws and the applicable provisions of Nevada law.

Section 5. Declarant Control. Subject to the provisions of NRS 116.31032

and during the maximum time period stated in NRS 116.31032, Declarant shallcontrol

the Association. During thisperiod, Declarant, or persons designated by it,may appoint

or remove the officersand members of the Board.

Section 6. Budget. The Board shalladopt a proposed budget for each

calendar year based on the projected common expenses of the Association, which shall

include a reasonable reserve. Within 30 days afteradoption of any proposed budget for

the Association, the board shallprovide a summary of the budget to the lotowners, and

shallset a date for a meeting of the lotowners to consider ratificationof the budget not

less than 14 nor more than 30 days aftermailing of the summary. Unless at that

meeting 75% of allowners rejectthe budget, the budget isratified,whether or not a

quorum ispresent. Ifthe proposed budget isrejected,the periodic budget lastratified

by the owners must be continued untilsuch time as the owners ratifya subsequent

budget proposed by the Board (NRS 116.3103(3)).

Section 7. Titleto Common Area. Within sixty(60) days of recordation of a

finalmap forthe Subdivision, Declarant shalldeed to Association allitsright,titleand

interestto the easements forthe Common Area designated by the finalmap, ifthe final

map does not itselfcreate said easements. Allland not within a lotinthe Subdivision

and not dedicated to a governmental entityshallbe Common Area.

Section 8. Meetings. A meeting of lotowners with voting power inthe

Association must be held at leastonce each year, or as othenwise specified by law.

Special meetings of the Association may be called by the president, a majorityof the
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board or by owners having twenty percent (20%) of the votes inthe Association. Not

less than ten (10) nor more than sixty(60) days inadvance of any meeting, the

secretary or other officerspecified inthe Bylaws shallcause notice to be hand-delivered

or sent prepaid by United States Mail to the mailing address of each lotor to any other

mailing address designated inwritingby the lotowner. The notice of any meeting must

state the time and place of the meeting and the items on the agenda, includingthe

general nature of any proposed amendment to thisDeclaration or Bylaws, any

budgetary changes and any proposal to remove an officeror member of the Executive

Board (NRS 116.3108).

Section 9. Quorums and Voting. Quorums and voting at meetings shallbe

as specified in NRS 116.3109 and 116.3110, and as provided inthe Bylaws. Only
owners of lotshave voting power. Lessees of lotsmay not,except by writtenproxy as

specified in NRS 116.3110 or as specified in Subsection 2.J.of Article1,exercise

owners' voting power.

Section 10. Transfer of Voting Power. Voting power inthe Association is

vested ineach person or entitywho owns a lot,and shallbe appurtenant to such real

estate,and shallnot be assigned, transferred,pledged, hypothecated, conveyed, or

alienated inany way except on a transferof titleto such realestate,and then only to the

transferee. Any attempt to make a prohibitedtransfershallbe void. Any transferof title

or interestshalloperate automatically to transferthe appurtenant membership rightsin

the Association to the new owner. Immediately afterany transferof title,eitherthe

transferringowner or the acquiring owner shallgive notice to the Association of such

transfer,includingthe name and address of the acquiring owner and the date of

transfer.

Section 11. Inspection of Association Books and Records. Any

membership registers,financialand accounting records, and minutes of meetings of the

Association, the Board, and committees of the Board, shallbe made available for

inspection and copying by any member, or his duly appointed representative,or any

beneficiaryof a deed of trustencumbering realestate inthe Subdivision, at any

reasonable time and for a purpose reasonably relatedto the affairsof the Association,

at the officeof the Association or at such other place as the Board prescribes. The

Association may charge a reasonable fee for any copies made at a member's request.

Section 12. Ownership of Common Area. Owners and the Association shall

make no attempt to divertor alterthe plattedconfiguration of any Common Area or

change the equal voting power, as defined herein, of Association members.

Section 13. Notices. Allnotices hereunder to the Association or itsBoard shall

be sent by registered or certifiedmail to the Board at such places as the board may

designate from time to time by notice inwritingto allmembers. Allnotices to any owner

shallbe hand delivered or sent prepaid by mail to the owner's lotor to such other

address as may be designated by him from time to time, inwriting,to the Board. All

notices to other interested persons shallbe mailed to such address as such person
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shalldesignate inwritingto the Board. Allnotices shallbe deemed to have been given

when mailed or hand-delivered except notices of change of address, which shallbe

deemed to have been given when received, unless as otherwise proved herein.

Section 14. Insurance. The insurance requirements and provisions of NRS

116.3113-116.31138 shallbe complied with by the Association and shallbe common

expenses.

Section 15. Fines. The Association shallhave the power to levy fines,as a

monetary penalty and to reimburse the Association forthe costs of enforcement of any

provisions of thisDeclaration,forthe violationof any provisions of ArticlesIV and V,

including the violationof any rules or regulations promulgated by the board or the

Committee, and violationsof Design Guidelines.

Section 16. Rules and Requlations. The Board may promulgate rules and

regulations which elaborate on or add to the provisions of ArticleIV without first

obtaining membership approval or consent.

ARTICLE III

ASSESSMENTS

Section 1. Aqreement to Pay. Declarant, foreach completed and developed
lotowned by itinthe Subdivision that isexpressly made subject to assessment as set

forthinthisDeclaration, and each owner, by his acceptance of a deed for each lot

owned, covenants and agrees to pay to the Association such regular and special
assessments as are established, made and collected as provided inthisDeclaration.

Section 2. Personal Obligations. Each assessment or instaliment,together
with any latecharge, interest,collectioncosts and reasonable attorneys'fees, shallbe

the personal obligationof the person or entitywho was an owner of the lotsubject to the

assessment at the time such assessment or installmentbecame due and payable. If

more than one person or entitywas the owner of a lot,the personal obligationto pay
such assessment or installmentrespecting such lotshallbe both jointand several.

Subject to the provisions of ArticleVll,Section 2, a purchaser of a lotshallbe jointlyand

severally liablewith the sellerforallunpaid assessments against the lotwithout

prejudice to the purchaser's rightto recover from the sellerthe amount paid by the

purchaser for such assessments. Suit to recover a money judgment for such personal

obligationshallbe maintainable by the Association without foreclosure or waiver of the

liensecuring the same. No owner may avoid or diminish such personal obligationby
abandonment of his lot.

Section 3. Purpose and Amount of Assessments. The assessments levied

by the Association shallbe determined by the Board and shallbe the amount estimated

to be required,on an annual basis, and shallbe used exclusively,to promote the

Association purposes specified inArticleII,Section 1 forthe performance of the duties

of the Association as set forthinthisDeclaration, and forthe repair,maintenance and
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upkeep of Association property. Funds held by the Association shallbe held, to the

extent possible, in interestbearing accounts.

Section 4. Annual Assessments. Not less than sixty(60) days before the

beginning of each calendar year of the Association, the Board shallmeet forthe

purpose of preparing the proposed operating statement or budget forthe forthcoming

fiscalyear, and establishingthe annual assessment forthe forthcoming calendar year,

subject to the power of disapproval of the lotowners, as specified in Section 6 of Article

II;provided, however, the Board of Directors may not establish an annual assessment

for any calendar year which ismore than one hundred percent (100%) of the annual

assessment of the prioryear (except the firstsuch year ifitshould be less than twelve

(12) months), without the approval by vote or writtenconsent of lotowners holding a

majority of the voting rights.

Section 5. Special Assessments. Ifthe Board of Directors determines that

the estimated totalamount of funds necessary to defray the common expenses of the

Association for a given fiscalyear isor willbecome inadequate to meet expenses for

any reason, including,but not limitedto,delinquencies inthe payment of assessments,

then the Board shalldetermine the approximate amount necessary to defray such

expenses; and ifthe amount isapproved by a majorityvote of the Board, itshall

become a special assessment. The Board may, in itsdiscretion,prorate such special

assessment over the remaining months of the fiscalyear or levy the assessment

immediately against each owner of a lot.

Section 6. Uniform Rate of Assessment. Annual and special assessments

of the Association must be fixed at a uniform rate foralllotssubject to assessments;

and the amount assessed to each lotshallbe determined by dividingthe totalamount

assessed by the totalnumber of lotsthen within the Subdivision and subject to

assessment.

Section 7. Assessment Period. The annual assessment period shall

commence on January 1 of each year and shallterminate on December 31 of such

year; and annual assessments shallbe payable inadvance intwelve (12) equal
installments unless the Board adopts some other basis forcollection.However, the

initialannual assessment foreach lotshallbe prorated forthe calendar year inwhich

the assessment becomes due and, ifpossible, shallbe paid inescrow on the purchase
of the residence.

Section 8. Notice of Assessments; Time for PaYment. The Association

may, in itsdiscretion,give writtennotice of assessments to each lotowner, which notice
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shallspecify the amount of the assessment and the date or dates of payment of the

same. No payment shallbe due fewer than fifteen(15) days aftersuch writtennotice

has been given. Each delinquent assessment shallbear interestat the rate of eighteen

percent (18%) per annum from the date itbecomes due together with a latecharge of

TWENTY FIVE DOLLARS AND NO/100 ($25.00) foreach delinquent installment.An

assessment payment isdelinquent ifnot paid withinthirty(30) days afteritsdue date.

Failureof the Association to give notice of the assessment shallnot affectthe liabilityof

the owner of any lotforsuch assessment, but the date when payment shallbecome due

insuch a case shallbe deferred to a date fifteen(15) days aftersuch notice shallhave

been given.

Section 9. Statement of Account. Upon payment of a reasonable fee, and

upon writtenrequest of any lotowner or any beneficiaryof a deed of trust,prospective

beneficiary,or prospective purchaser of a lot,the Association shallissue a written

statement settingforththe amount of the unpaid assessments, ifany, with respect to

such lot,the amount of the current periodicassessment, and the date thatsuch

assessment becomes or became due, creditforadvanced payments or prepaid items,

including,but not limitedto,an owner's share of prepaid insurance premiums, which

statement shallbe conclusive upon the Association infavor of persons who relythereon

ingood faith.Unless such request fora statement of account shallbe complied with

withintwenty (20) days, allunpaid assessments which became due priorto the date of

making such request shallbe subordinate to the lienof a deed of trustof the requesting

beneficiarywhich acquired itsinterestsubsequent to requesting such statement.

Section 10. Collection of Assessments. The rightto collectand enforce

assessments isvested inthe Board acting forand on behalf of the Association. The

Board of Directorsor itsauthorized representative,includingany manager, can enforce

the obligationsof the owners of lotsto pay assessments provided forinthisDeclaration

by commencement and maintenance of a suitat law or inequity;or the Board may
enforce assessments by judicialproceedings or,to the extent permitted by NRS

Chapter 116, through the exercise of the power of sale granted to the Board. Suitto

recover a money judgment against an owner forunpaid assessments together with all

other amounts allowed by law or described in Section 2 of thisArticleshallbe

maintainable without firstforeclosingagainst the lotsubject to the lienforsuch

assessment or waiving the lienrightsgranted hereby.

Section 11. Lien for Assessments: Priority. AIIsums assessed to any lot

pursuant to thisArticle,together with interest,fees, charges, fines and other expenses
allowed by law shallbe secured by alien on such lotinfavor of the Association as

provided in NRS Chapter 116.

Section 12. Exempt Property. The followingproperty shallbe exempt from

payment of assessments:

A. AllCommon Areas;
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B. Any property dedicated to and accepted by any government

authorityor public utility;and

Section 13. Suspension. The Association shallnot be required to transfer

memberships on itsbooks or to allow the exercise of rightsor privilegesof membership,

includingvoting rights,to any owner or to any person claiming under said owner unless

or untilallassessments and charges on an owner's realestate to which the owner and

lotare subject have been brought current.

Section 14. Fiscal Year. The Board may adopt a fiscalyear other than the

calendar year.

Section 15. Transfer Fees. Each time a lotinthe Subdivision transfers

ownership, a transferfee shallbe charged to the transferee by the Association. The

initialtransferfee foreach lotshallbe $100.00, but the Board may set a differentfee of

uniform applicationto alllots.Those transfers exempted from transfertax under

Nevada Revised Statutes 375.090 shallalso be exempt from the Association transfer

fee. No transferfrom or to the Declarant shallbe subject to a transferfee.

ARTICLE IV

PROPERTY USAGE

Alluses within the Subdivision shallcomply with the conditions and restrictionsof

thisArticleIV.

Section 1. Single-Family Only. Except as provided in Section 2 of this

Article,only single-familydwelling unitsused solelyfor residentialpurposes, including

privategarages used in connection with said residences, shallbe permitted. For

purposes of thisrestriction,a single family shallbe defined as any number of persons
related by blood, adoption or marriage livingwith not more than two persons who are

not so relatedas a single household unit,or no more than three persons who are not so

related livingtogether as a single household unit,and the household employees of

eithersuch household unit.

Section 2. Business or Commercial Uses. Allbusiness, trade, commercial

garage sale, moving sale, rummage sale,or similaractivityisprohibited,except that a

lotowner or lessee may conduct business activitieson a lotso long as: (a)the

existence or operating of the business activityisnot apparent or detectable by sight,
sound or smell from outside the lot;(b)the business activityconforms to allzoning

requirements and other applicable laws forthe Subdivision; (c)the business activity
does not involve regular visitationof the lotby clients,customers, suppliers or other

business invitees,or door-to-door or telephone solicitationof residents of the

Subdivision; and (d)the business activityisconsistent with the residentialcharacter of

the Subdivision and does not constitutea nuisance, or a hazardous or offensive use, or

threaten the securityor safety of other residents of the Subdivision, as may be

determined inthe sole discretionof the Board.
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Section 3. No Group Homes. No residence inthe Subdivision may be used

for a public boarding house, home fora group of unrelated persons operated or

financed by a public or privateinstitution,sanitarium, hospital,asylum, or institutionof

any kindred nature, or any use not permitted by locallaw.

Section 4. Slope Stabilization. Each owner of a lotagrees that inthe event

any slopes located on his lothave been planted to comply with localgovernment or

Committee requirements for stabilizationof said slope or slopes, the owner shall

adequately water and continuously maintain said slope or slopes. No alterationsto

these stabilizedslopes shallbe made by the owner of such lotwithout firstreceiving

approval of the City of Reno and the Design Review Committee.

Section 5. Maintenance of Fences and Walls. Each owner of a lotupon
which allor a portion of a wall or fence may be located, agrees at alltimes to maintain,

paint or repairsaid wall or fence.

Section 6. New Structures Only. No existing,used, constructed or partially
constructed structureof any type or nature shallbe moved from another place to the

Subdivision for any purpose whatsoever.

Section 7. Minimum Structure Size. No structureshallbe less than two

thousand (2,000) square feet in size.

Section 8. Restriction on Number of Dwellings. No building,structureor

improvements shallbe constructed, erected, altered,placed or permitted to remain on

any lotother than one (1)dwelling designed for principalresidentialoccupation for not

more than one (1)family.

Section 9. No Water Pollution. No use on any of the property described

herein shallbe allowed which inany manner or forany purpose would resultinthe

drainage or pumping of any refuse, sewage or other material which might tend to pollute
surface or subterranean waters.

Section 10. No Garbage/Trash Receptacles. No garbage, refuse, rubbish or

obnoxious or offensive material shallbe permitted to accumulate, be dumped or buried

on any lots,and owners shallcause garbage and other likematerial to be disposed of

by and inaccordance with accepted sanitary practice. Trash receptacles shallbe kept
hidden from public view at alltimes, except when placed out forcollection.Trash for

collectionmay be placed on the streetrightof way linefor a period not to exceed twelve

(12) hours priorand subsequent to the collectionservices pickup time.

Section 11. Repair of Damaged Structures. No buildingor garage damaged

by fireor otherwise damaged so that itbecomes unsightlyshallbe permitted to remain

on any lot.Such structures shalleitherbe promptly rebuilt,refinishedor torn down and
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removed, and in no case shallthe unsightlydamage remain longer than three (3)
months. Any tear down or removal must have Committee approval.

Section 12. Nuisances. No use of any lotor structuresubject to this

Declaration shallannoy or adversely affectthe use, value, occupation and enjoyment of

any adjoining lotor of residences inthe Subdivision ingeneral. No noxious, offensive or

disturbingactivityof any kind shallbe permitted.

Section 13. Excavation Restrictions. No excavating or drillingforminerals,

stone, gravel,oilor other hydrocarbons, or earth shallbe made upon any lotother than

excavation for necessary construction purposes relatingto dwelling units,retainingand

perimeter walls,landscaping outbuildings and pools, contouring, shaping, fencing or

generally improving any lot.

Section 14. Paints and Finishes. The exteriorportions of allhouses,

buildings,and structureserected or constructed on a lotshallbe painted with finishcoat

of varnish,stainor paint approved by the Committee withinthirty(30) days after

completion or before occupancy. At no time willthe exteriorof any houses, building
structuresand fences be allowed to approach a state of aesthetic deteriorationsuch

thatthey become a visualnuisance.

Section 15. Storage Restrictions. The storage of tools,household effects,

inoperable vehicles,machinery and machinery parts,empty or filledcontainers of trash

or other materials,boxes or bags, trash,materials,or other items that shallin

appearance detract from the aestheticvalues of the property shallbe so placed and

stored to be concealed from publicview.

Section 16. Prohibition on Clothes Lines. No exteriorclothes lineshallbe

installedon any lot,or any portionof the lot,unless completely concealed from view.

Section 17. Sign Restrictions. No sign or billboardof any kind shallbe

displayed to the publicview on any portionof any lot,except a sign and sign location

approved by the Committee.

Signs not meeting the standards of size,color and other specificationsset forth

by the Committee or signs not approved by the Committee may be removed by the

Association from the premises where displayed. Removed signs willbe held for

fourteen (14) days inthe administrativeofficeof the Association to be claimed by the

owner, afterwhich time period,they may be destroyed.

Section 18. Garage Requirements. Every single-familydwelling unit

constructed shallhave on the same lotenough enclosed automobile storage space for

at leasttwo (2)automobiles. Garage doors shallremain closed at alltimes except when

entering or exitingthe garage or cleaning the garage. Carports are prohibited.
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Section 19. Separation of Ownerships. No lotsmay be subject to a deed,

conveyance, agreement or other document which would effector cause a separation

intodifferentownerships of surface and subsurface rights,or any portionthereof.

Nothing herein shallprevent the dedication or conveyance of allor a portionof any lot

for use by the public utilitiesor as a street,inwhich event the remaining portion of said

lotshall,forthe purpose of thisprovision,be treated as a whole lot.

Section 20. No Occupancy Without C of O. No building,any part of which is

designed fordwelling purposes, shallbe inany manner occupied while inthe course of

originalconstruction or untilitiscompleted and the buildinghas received a certificateof

occupancy from the applicable government agency.

Section 21. No Violation of Law. Nothing shallbe permitted to occur on a lot

which violatesany law, ordinance, statute,ruleor regulationof any local,county, state

or federal entity.

Section 22. Weeds. No weeds, uncultivated,diseased or infectedvegetation of

any kind or character shallbe placed or permitted to grow upon any lotor portion

thereof aftercommencement of a dwelling thereon.

Section 23. Subdividing and Land Use. Except as otherwise provided herein,

regardless of any action of any governmental agency, no lotmay be divided,subdivided

or resubdivided to a size less than the size of the lotcreated by a finalmap except by

Declarant. The zoning and use of any of the lotsinthe Subdivision may not be changed

and amended to multiple residentialuse or commercial use.

Section 24. Parking and Storage of Vehicles. Trailers,campers, boats,

recreationalvehicles, machinery, motorcycles and motor vehicles,whether they are

operative, under repair,junk, inoperative or unlicensed, and other similartype objects

shallnot be parked on streets,alleysor other public or privatethoroughfares longer

than 24 hours or fivedays withinany 30 day period. Storage of trailers,campers, boats,

recreationalvehicles, machinery, motorcycles and motor vehicles,whether they are

operative, under repair,junk, inoperative,or unlicensed, or other similartype objects,

shallonly be permitted on lotsifkept ina fullyenclosed garage or ifcompletely

screened from view, except that thisprovision does not preclude operable, licensed

passenger vehicles which are routinelyin use from being parked in privatedriveways.

The intentof thisSection isto allow only forthe loading and unloading of trailers,

campers, boats and recreationalvehicles on a lotand out of a garage. Parking on

street,where permitted at all,isallowed only for non-residents.

Section 25. IrrigationSystems Required. Automatic sprinklerand irrigation

systems shallbe required foralllandscaping.

Section 26. Completion of Construction. Construction of any improvement,

once commenced, shallbe pursued diligentlyto completion. Improvements not so

completed or upon which construction has ceased for ninety (90) consecutive days, or
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which have been partiallyor totallydestroyed and not rebuiltwithina reasonable period,
shallbe deemed nuisances. Declarant or the Association may remove such nuisance

or repairor complete the same at the cost of the owner provided the owner has not

commenced required work withinfourteen (14) days from the date the Association or

the Declarant posts a notice to commence such work upon then property and mails a

copy of such notice to the owner at the address appearing on the books of the

Association. Such notice shallstatethe steps to be taken to eliminatethe nuisance.

Costs of the work shallbe added to and become partof the assessments to which the

lotissubject. The Association and Declarant, or any of theiragents, employees or

contractors,shallnot be liableforany damage which may resultfrom any work

performed, nor shallthe Association or Declarant, or any of theiragents or employees,
be liableforany failureto exercise the rightto so perform such work on any parcel or

lot.

Section 27. Maintenance of Lots. Alllotswhether vacant or improved,

occupied or unoccupied, shallbe maintained in such a manner as to prevent their

becoming unsightly,unsanitary or a hazard to health. Ifnot so maintained, the

Association or the Declarant shallhave the right,aftergivingthirty(30) days written

notice in likemanner as set forthinSection 29 above, through theiragents and

employees, to undertake such work as may be necessary and desirable to remedy the

unsightly,unsanitary or hazardous condition,the cost of which shallbe added to and

become a partof the annual assessment to which such lotissubject. The Board and

the Declarant have sole discretionto determine what isunsightlyor unsanitary. Neither

the Association nor the Declarant, nor any of the agents, employees or contractors,

shallbe liableforany damage which may resultfrom any maintenance work so

performed nor shallthe Association or the Declarant, nor any of theiragents or

employees be liableforany failureto exercise the rightto so maintain any lot.

Section 28. Fences and Obstructions. The followinggeneral fencing

guidelines shallapply. Allfrontyard property linesfrom single-familydwellings to the

streetshallbe kept free and open, except courtyards may be allowed at the discretionof

the Committee. Any fencing allowed shallconsist of materials determined by the

Committee and at locationsapproved by the Committee. The Declarant may construct

a Subdivision boundary fence around allor any partof the Subdivision. This perimeter
fence shallnot be removed, replaced or changed in any way by lotowners. Nothing
herein contained shallprevent necessary erection of retainingwalls required by

topography and approved by the Committee.

No fence, wall,hedge, tree,plant,shrub, lawn or foliageshallbe planted, kept or

maintained by the lotowner insuch a manner as to create a potentialhazard or any

aestheticallyunsatisfactoryappearance on the lot,as determined by the Committee.

No fence, structuralimprovement, wall,hedge, tree,shrub, plantingor other obstruction

to visionshallbe more than three feet higher than curb levelwithinthirtyfeet of the

intersectionof any two (2)streetson any corner lot.
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Section 29. Animals. No animals (excluding fish)or fowl,includingwithout

limitationhorses, cows, sheep, goats, pigs,chickens and exotic pets, except for no

more than four (4) usual household pets (e_A.dogs, cats,small birds,hamsters, turtles,

frogs,lizards,gerbils,nonpoisonous snakes) shallbe allowed or maintained on any lot.

The permitted pets shallbe kept, bred, or raised solelyas household pets for private

use and not for commercial purposes. No animal or fowl shallbe allowed to make

unreasonably loud noises or shallotherwise be allowed to be a nuisance. No animal

shallbe permitted in a structureon a lotunless in a fenced enclosure, nor permitted off

a lotunless such animal isunder the controlof a person by means of a leash or other

reasonable physical restraint.No dog houses or dog runs are allowed on any lot,

unless such dog houses or dog runs are screened from view by landscaping or fencing

and approved by the Committee. Upon request of a lotowner, the Committee, in its

sole discretion,shalldetermine forthe purposes of thisSection whether a particular

animal or fowl shallbe considered as a permitted pet,whether itisa nuisance, or

whether the number of animals or fowl on any lotisreasonable.

Section 30. No Antennae. Television antennae and satellitedishes over 18

inches in height or diameter, and antennae for shortwave or ham radio installationswill

not be installedor permitted on any lotunless totallyscreened from public view from all

neighboring lotsand Common Areas.

Section 31. Pools, Sports and PlaY Equipment. No above-grade swimming

or wading pools, trampolines, other sports apparatus, swingsets or children'splay

equipment may be placed, installed,erected or attached to any structureinthe

Subdivision unless such apparatus isapproved by the Committee. In addition,bicycles,

toys and children'splay equipment, motorcycles, ATVs, snowmobiles and similar

vehicles must be garaged or parked inan enclosure or fenced ina manner to be hidden

from public view when not inuse.

Section 32. Defacing of Common Area. No tree,shrub, other landscaping or

improvement within a Common Area shallbe defaced or removed except at the express
directionof the Association.

Section 33. Limited Access. There shallbe no access to any lotor parcel on

the perimeter of the Subdivision except from designated streetsor roads as shown on

recorded and finalmaps of the Subdivision, unless priorwrittenapproval isobtained

from the Association.

Section 34. Operation of Motor Vehicles. Except for authorized maintenance

vehicles, no motor vehicle shallbe operated inany area withinthe Subdivision except

on a streetor driveway. Allspeed limitand other trafficcontrol signs erected withinthe

Subdivision shallbe observed at alltimes. Motorized vehicles except authorized

maintenance vehicles or emergency vehicles are specificallyprohibitedfrom allopen

space, landscape areas, walkways or Common Areas (except streetsor parking areas).
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Section 35. Completion of Landscaping. No lotmay disturbor improve with

the construction of a residence or through the installationof landscaping without first

receiving approval from the Design Review Committee of a landscape plan prepared by
a landscape architectlicensed inthe State of Nevada. Alllandscaping shown on the

approved landscape plan shallbe installedwithin six (6) months of the receiptof a

Certificateof Occupancy forthe structure.

Section 36. Landscaping. Each owner shallbe responsible to properly and

attractivelylandscape his lot,except that portion of the frontyard of the lotsof the

Subdivision which are to be maintained by the Association as more fullydescribed in

Exhibit"C", pursuant to approved landscape plans ina manner suitableto the character

and qualityof the Subdivision, and alllandscaping shallbe maintained to harmonize

with and sustain the attractivenessof the Subdivision.

Section 37. No Commercial Leasing. No owner of any lotshallparticipatein

any plan or scheme forthe rentalof the improvements on such lot,nor shallany such

lotbe operated as a commercial venture. Nothing inthisSection shallprevent an owner

of a lotfrom renting the lotand improvements thereon for residentialuse during periods
of such owner's absence.

Section 38. Disturbing Activities. Activitieswhich materiallydisturbor destroy
the vegetation, wildlifeor airqualitywithinthe Subdivision or which use excessive

amounts of water or which resultin unreasonable levelsof sound or lightare prohibited.

Section 39. Discharge of Weapons. The discharge or use of firearms or other

weapons within the Subdivision isprohibited. The terms "firearms and weapons"
includes without limitation"B-B" guns, pelletguns, bows and arrows, pistols,rifles,

shotguns, slingshots and other firearms and weapons of alltypes, regardless of size.

Section 40. No Temporary Structures. Except for Declarant in connection

with itsdevelopment, construction and sale of lotsand residences within the

Subdivision, no temporary structuresof any form or type, includingself-contained

camper trailerunitsor modular housing, shallbe permitted as a dwelling uniton any lot

or parcel. No garage or outbuilding shallbe constructed before commencing
construction of the main dwelling unit,and further,no trailer,garage, basement,

outbuilding or modular housing or other structureother than the completed main

dwelling unitshallused fortemporary or permanent livingquarters, except as provided
herein. No covering or tent,ifvisiblefrom any roadway, ispermitted on any lotfora

period longer than 24 hours.

Section 41. Variances. The Committee may, at itssole discretion,grant
variances to the provisions of thisArticleIV over which itexercises the power of

approval, and the Board may grant variances to any other provisions of thisArticleIV.

No variance granted shallconstitutea waiver or restrictenforcement of any other

provision hereof, or constitutea precedent for granting another variance.
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ARTICLE V

ARCHITECTURAL STANDARDS

As more particularlyspecified inArticleIX,Sections 2 and 3, Declarant and

Declarant's Contractors are exempt from provisions of thisArticleV and compliance

with Design Guidelines. Otherwise, allBuilders,lotowners and construction withinthe

Subdivision shallcomply with the standards specified inthisArticleV, and with those in

the Quail Valley inthe Pines Planned Unit Development Handbook.

Section 1. Building Envelope. The Committee shallestablish a building

envelope and recommended point of access for each lotpursuant to the approved site

plan required of each lotby the City of Reno at the time of finalmap recordation. This

envelope willbe based upon the topography of the lot,itsrelationshipto neighboring

lots,and any unique feature that the lotmay have. The size and shape of the building

envelope may vary from lotto lot.If,inthe opinion of the Committee certain lotsdo not

warrant the establishment of a speciallydesignated envelope, the envelope of those lots

shallbe set according to the PUD design guidelines forthat type of lot.In general, all

buildingconstruction shallbe confined to the buildingenvelope area. If,inthe opinion

of the committee, the buildingenvelope shallcause the lotowner undue hardship in

locating his home or accessory improvements, variances may be permitted by the

Committee.

Section 2. Design Guidelines. The Committee shalladopt by a majorityvote

Design Guidelines establishingthe architecturalstandards forconstruction and uses on

alllotswithinthe Subdivision. Once adopted, the Design Guidelines may be amended

by a majorityvote from time to time, inthe Committee's sole discretion. Copies of the

Design Guidelines shallbe availableto each lotowner at the time of close of escrow

and shallbe maintained at the officeof the Committee. Design Guidelines are intended

to be minimum requirements. The Committee may, on a case-by-case basis, adopt or

impose more stringentdesign requirements.

Section 3. Views. No representation or warranties, covenants or agreements

are made by the Declarant or Association or theiragents, with respect to the presence

or absence of any current or future view, scene or locationadvantage from any portion

of a lotwithinthe Subdivision. The view, scene or locationadvantage may be adversely

affected currentlyor inthe future by construction or changes to the following,including,

without limitation,residentialhomes or other structures and facilities,utilityfacilities,

landscaping, Common Areas, public facilities,streets,neighborhood amenities and

other activities,development or occurrences whether on other land or on adjacent and

nearby lots. No representations, warranties, covenants or agreements are made by

Declarant, Association or theiragents concerning the preservation or permanence of

any view, scene or locationadvantage forthe lot.Association and Declarant are not

responsible or liablefor any impairment of such view, scene or locationadvantage for

any perceived or actual loss of value of the lotresultingfrom such impairment. Lot

owners are solely responsible foranalyzing and determining allrisksconcerning the

current and future value of any view, scene or locationadvantage and the potentialor
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existingimpairment thereof and the risksof preserving the view, scene or location

advantage.

ARTICLE VI

ARCHITECTURAL CONTROLS AND DESIGN REVIEW COMMITTEE

Section 1. Committee Establishment and Membership. The Quail Valley in

the Pines Design Review Committee of the Association ishereby established. Each

Committee member shallhave an indefiniteterm and serve at the discretionof the

Board and, during the period of Declarant Control specified inArticleII,Section 5 of this

Declaration or for a period of five(5)years, whichever islater,shallbe subject to

approval by Declarant, which approval may be withheld or withdrawn at any time at

Declarant's sole discretion.

The Committee shallbe composed of not less than three (3) nor more than

seven (7)members, to be appointed by the Board, at leasttwo (2)of whom shallbe a

qualifiedmember of one of the alliedphysical design professions (i.e.,civilengineer,

architect,land lanner, landsca e architect,etc.),with the firstCommittee to consist of

Committee

members shallbe subject to removal by the Board, and any vacancies from time to time

existingshallbe filledby appointment of the Board, except that the Committee need

have no more than three (3) members. A quorum of the Committee shallconsist of the

lesser of a majorityof committee members or three (3) persons. A decision may be

rendered by a majority of committee members at a meeting at which a quorum is

present.

Section 2. Written Approval of Plans. Before commencing any building

operations, writtenapproval must be obtained from the Committee covering building
and plotplans forallstructures erected, altered,renovated, remodeled, placed,

assembled, or permitted to remain on any lotinthe Subdivision, including garages,

walks, fences, dog runs, landscaping and walls;except, however that approval of the

Committee shallnot be required for buildingoperations conducted by Declarant, its

successors and assigns. The approval of said Committee shallinclude style,design,

appearance, harmony of external design, buildingmaterials,locationof the proposed
structurewith respect to topography, finishgrade elevation and the streetfrontage. No

approval shallbe construed as modifying, alteringor waiving any of the provisions
herein set out unless a variance isissued by the Committee.

Committee approval shallbe granted only afterwrittenapplicationhas been

made to the Committee inthe manner and form prescribed by it.In the event a lot

owner desires to redecorate the exteriorof any existingstructure,itshallonly be

necessary to submit the new proposed color scheme to the Committee for itsapproval.

Remodeling or adding to existingstructures or making structuralor architectural

changes shallrequire the lotowner to submit complete plans thereof to the Committee,

as inthe case of erecting new structures.
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Each lotowner shallbe responsible to properly and attractivelylandscape his lot,

and maintain such landscaping. A landscape plan isto be part of the house plans and

isto be submitted to the Committee forapproval. Landscaping must be completed as

specified inthe landscape plan within 90 days of obtaining a certificateof occupancy of

the main dwelling on a lot,subject to extensions granted by the Committee.

Section 3. Committee Powers. The Committee shallhave the power to

adopt Design Guidelines as well as rules and regulations,and to render decisions on

such matters as are subject to approval, review or consideration of the Committee

under thisDeclaration, or as may be referred to the Committee by the Association, in

accordance with such rules,Design Guidelines and regulations as may from time to

time be adopted by the Committee. Committee comments with respect to any

applicationshallbe strictlyfollowed. Ifrequested by the Committee, applications must

be resubmitted to the Committee.

Section 4. Time of Decision. The decision of a majorityof the Committee,

acting in good faithin itssole discretion,upon any matters submitted or referredto it,

shallbe final.Itisfurtherprovided that ifno rejectionshallhave been sent by the

Committee to an applicant within45 days from the date of receiptof a submittal or as

otherwise provided inthe Design Guidelines, such inactionshallbe deemed approval.

Any decision or approval by the Committee shallnot relievean applicant or owner from

complying with any requirements of a public authorityhaving jurisdiction,and shallnot

constituteany representation or guaranty by the Committee or a member thereof of

compliance of the submitted matter with any statute,ordinance or regulation pertaining

thereto.

Section 5. No Improvements Without Approval. No building,garage, shed,

walkway, satellitedish,fence, wall,retainingwall,dog run,drainage ditch or system, or

any other structureshallbe commenced, erected, placed or altered on any lotinthe

Subdivision untilthe buildingplans and specificationsthereof have been submitted to

and approved inwritingas to conformity and harmony of external design with the

existingstructures or general scheme inthe Subdivision, and as to locationof the

buildingwith respect to topography and finished ground elevation,by the Committee.

Section 6. Grounds for Disapproval. The Committee may disapprove any

applicationforany of the following reasons:

A. Ifsuch applicationdoes not comply with thisDeclaration, or any

rules or regulations promulgated by the Association or the Committee;

B. Because of the dissatisfactionof the Committee, inthe Committee's

sole discretion,with grading plans, locationof the proposed improvement on a lot,

finished ground elevation,color scheme, exteriorfinish,design, proportions,

architecture,shape, height or styleof the proposed improvement, the materials used

therein,the kind, pitchor type of roof proposed to be placed thereon, or for purely
aesthetic reasons.
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Section 7. Rules and Requlations. The Committee may from time to time

adopt writtenrules and regulations of general applicationgoverning itsprocedures and

approval criteria,whether as a portionof the Design Guidelines, or as separate

provisions,which may include,among other things,provisions forthe form and content

of application;required number of copies of plans and specifications;additional

architecturalguidelines;provisions for notice of approval or disapproval, and various

approval criteria.Copies of such rules shall,ifadopted, be availableto each owner of a

lotor parcel withinthe Subdivision at the time of close of escrow and shallbe

maintained at the officeof the Committee.

Section 8. No Inspection Required. No inspection of construction forwhich

plans and specificationshave been or should be approved by the Committee shallbe

required of the Committee, although allCommittee members shallhave the rightto

inspect allimprovements to ascertain compliance with the provisions of ArticleV and VI.

Any member of the Committee also has the rightat allreasonable times and places to

enter on a lotand inspect any structurefor purposes of compliance with approved plans
and specificationsprovided such rightto entry shallnot include the rightto enter a

completed occupied dwelling without the consent of the occupant.

Section 9. Conformance to Plans Required. After any plans and

specificationsand other data submitted have been approved by the committee, no

structureof any kind shallbe erected, constructed, placed, altered,or maintained upon
a lotunless the same shallbe erected, constructed or altered inconformity with the

plans and specifications,color scheme and plotplan approved by the Committee. Ifany
structureof any kind shallbe erected, constructed, placed, altered or maintained on a

lotother than in accordance with the plans and specifications,color scheme and plot

plan theretofore approved by the Committee, such erection,construction,placing,
alterationsand maintenance shallbe deemed to have been undertaken without the

approval of the Committee ever having been obtained.

Section 10. Variances. The Committee may grant reasonable variances or

adjustments from the provisions inthisArticlewhere literalapplicationthereof resultsin

unnecessary hardship and ifthe granting thereof inthe opinion of the Committee willnot

be materiallydetrimental or injuriousto owners of other lots.

Section 11. Certification of Compliance. At any time priorto completion of

construction of any improvements, the Committee may require a certificationupon such

form as itshallfurnish from the Builder,contractor,owner or licensed surveyor that such

improvement does not violateany height restriction,set-back rule,ordinance or

statutes,nor encroach upon any easement or right-of-wayof record and/or that all

construction isinstrictcompliance with plans approved by the Committee and alllaws

governing contractors pursuant to Nevada Revised Statutes, to include,but not limited

to,providing committee with insurance coverage, etc.
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Section 12. Compensation and Filing Fee. Members of the Committee may

be compensated by reasonable fees charged for Committee services to those

requesting actions by the Committee, ifsaid fees are approved by the Board. As a

means of defraying itsexpenses, the Committee shallrequire a filingfee set by the

Committee to accompany the submission of plans and specificationsfora single-family

home and a filingfee forsubmitting plans for remodeling or additions or exterior

redecorating color scheme.

Section 13. Liability.Notwithstanding the approval by the Committee of plans

and specifications,neither it,the Declarant, the Association nor any person acting in

behalf of any of them shallbe responsible inany way for any defects inany plans or

specificationsor other material submitted to the Committee, nor forany defects in any

work done pursuant thereto. Each person submitting such plans or specificationsshall

be solely responsible forthe sufficiencythereof and the adequacy of improvements
constructed pursuant thereto. no member of the Committee shallbe held liableto any

person, whether an owner of a lotor parcel withinthe Subdivision or not,on account of

any action or decision of the Committee or failureof the Committee to take any action or

make any decision.

Section 14. Principal Office. The principalofficeof the Committee shallbe at

6560 SW McCarran Blvd.,Suite A, Reno, Nevada 89509, or at such other address as

the Committee shallnotifythe Association of inwritingfrom time to time.

Section 15. Enforcement. In the event any improvement shallbe commenced

without Committee approval as herein required, or inthe event any improvement is

constructed not inconformation with plans therefor approved by the Committee, or not

in conformance with thisDeclaration,the same shallconstitutea violationof this

Declaration. In addition to the remedies forviolationof any portions of thisDeclaration

set forthherein, the Committee shallalso have the power and authorityto institute

arbitration,legalor other appropriate proceedings to enjoin or otherwise prevent a

violationof the provisions of thisDeclaration, and to recommend fines for levy by the

Board. Allcosts of dispute resolution,including attorney'sfees, shallbe charged to and

paid by the lotowner ifthe Association prevails. Such charges shallconstitutealien on

such owner's lotas provided inArticle111hereof from the date of entry of the judgment
therefor inthe judgment docket. Inthe event the Association isnot successful, each

party shallpay itsown costs and attorney'sfees.

ARTICLE VII

OTHER EASEMENTS

Section 1. Reservation. In addition to the Quail Valley inthe Pines

Landscape Maintenance Easement in Exhibit"C" attached hereto, the following

easements (also constitutingirrevocable licenses) over each lotand allCommon Areas,

and the rightof ingress and egress to the extent reasonably necessary to exercise such

easements, are reserved to Declarant and where applicable are granted forthe benefit

of the Association and the Declarant:
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A. Utilities.Such easements forthe installation,maintenance and

operation of allutilitiesas shown on recorded finalmaps of Subdivision lots,together
with the rightto extend allutilityservices within such easements to other areas being

developed withinthe Subdivision (includingstreetlights)and the rightto cut,trim or

remove trees and plantingswherever necessary inconnection with such installation,

maintenance and operation.

B. Perimeter Fence. An easement forthe installation,maintenance,

repairand reconstructionof a perimeter fence withinfifteen(15) feet of the exterior

Subdivision boundary, together with the rightto cut,trimor remove trees and plantings
wherever necessary inconnection with such installation,maintenance, repairand

reconstruction.

C. Common Areas. An easement on, over and under allCommon

Areas, inthe Subdivision forthe purpose of installing,maintaining and operating utilities

to serve any portionof the Subdivision; forpurposes of drainage control;foraccess to

any lot;forthe purpose of construction or maintenance of Common Area improvements
or Subdivision improvements; and forproviding access to undeveloped portions of the

Subdivision forany and allpurposes at any and alltimes, including,but not by way of

limitation,the rightto use said Common Areas during construction of improvements on

undeveloped portions of the Subdivision.

D. M. An easement withinten (10) feet of a streetor other

Common Area forthe installationof streetand trafficsigns (orother signs reasonably
relatedto the regulationor enforcement of provisions of thisDeclaration) on all

Subdivision lots,together with the rightto cut,trim or remove trees and plantings
wherever necessary inconnection with such installation,maintenance, repairand

reconstruction.

E. Right of Entry. The Association shallhave the right,but not the

obligation,to enter upon any lotforemergency, securityand safety reasons or to

perform maintenance allowed or required of Association pursuant to provisions of this

Declaration or pursuant to Cityof Reno requirements, as well as forthe purpose of

insuringcompliance with thisDeclaration,which by rightmay be exercised any member

of the Board or the Committee, officers,agents, employees and managers, and all

policemen, firemen, ambulance personnel, and similaremergency personnel inthe

performance of theirduties. Except inan emergency situationor as provided inArticle

VI, Section 14, entry shallonly be during reasonable hours and afternotice to the lot

owner. However, thisrightshallnot authorize entry intoany occupied single-family

dwelling without permission of the occupant, except by emergency personnel acting in

theirofficialcapacities.

Section 2. Transfer of Easements. A conveyance of a Common Area to the

Association shallalso transferto the Association alleasements herein reserved to

Declarant which are necessary or convenient to the obligationof the Association to
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carry out itsduties prescribed herein,which transfershallnot diminish the rightsinand

to said easements herein reserved to Declarant. Nothing set forthherein shallbe

construed to impose on Declarant any duty or obligationof maintenance of Common

Areas or improvements thereon afterconveyance of the Common Areas to the

Association.

Section 3. Use or Maintenance by Owners. The areas of any lotaffected by

the easements reserved inthisArticleshallnot be improved with structures placed or

permitted to remain (orother activitiesundertaken) thereon which may damage or

interferewith the use of said easements forthe purposes herein set forth.

Section 4. Liabilityfor Use of Easement. No owner shallhave any claim or

cause of action against the Declarant or the Association arisingout of the use or non use

by any person of any easement reserved or created by thisDeclaration.

Section 5. Modification. None of the easements and rightsgranted under

thisArticleVll may be modified, terminated or abridged without the writtenconsent of

the persons inwhose favor such easements run.

ARTICLE VIII

PROTECTION OF LENDERS

Section 1. Encumbrance of Lots Permitted. Any lotmay be encumbered

with a deed of trust.

Section 2. Non-Liability for Unpaid Assessments. Any beneficiaryof a first

deed of trustwho acquires titleto a lotpursuant to the judicialor non-judicialremedies

provided inthe deed of trustshalltake the lotfree of any claims for unpaid assessments

or Association charges (as specified inArticlesIIand Ill)against the encumbered lot

that accrue priorto the time such beneficiaryso acquires ownership; provided, however,

afterthe foreciosure of any such deed of trust,or aftera conveyance of any lotto such

beneficiary by deed in lieuof foreclosure,such lotshallremain subject to the provisions

of thisDeclaration; and the amount of allregular and special assessments, to the extent

they relateto the expenses incurred subsequent to such foreclosure sale or to the

recordation of the deed in lieuof foreclosure, shallbe assessed hereunder to the

grantee or purchaser thereunder.

Section 3. Breach of Covenants. A breach by an owner of any of the

provisions of thisDeclaration shallnot defeat or render invalidthe lienof any mortgage

or deed of trustmade ingood faithand forvalue; provided, however, the provisions of

thisDeclaration shallbe binding upon the owners whose titlethereto isacquired under

foreclosure,trustee'ssale, or otherwise.

Section 4. Notice of Default. Upon writtenrequest to the Association (as

defined below), the beneficiaryof a firstdeed of trustencumbering a lotshallbe entitled

to writtennotificationfrom the Association of any default by the owner of the lotinthe
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performance of such owner's obligationsunder thisDeclaration or the Association

Articlesor Bylaws that isnot cured within ninety (90) days.

Section 5. Insurance Proceeds and Condemnation Awards. No provision

of thisDeclaration or the Association Articlesshallgive a lotowner, or any other party,

priorityover any rightsof a firstdeed of trustbeneficiaryinthe case of a distributionto

owners of insurance proceeds or condemnation awards.

Section 6. Appearance at Meetings. Because of itsfinancialinterestinthe

Subdivision, any beneficiaryof a firstdeed of trustmay appear (but cannot vote) at

meetings of the members and the Association Executive Board.

Section 7. Examination of Records. Beneficiariesof firstdeeds of trustshall

have the rightto examine the books and records of the Association and can require the

submission of financialdata concerning the Association, includingannual audit reports

and operating statements as and when furnished to the owners.

ARTICLE IX

LIMITATION OF RESTRICTIONS

Section 1. General. Declarant and any Successor Declarant may be

undertaking the work of constructing improvements to the Subdivision or on lots.The

completion of such construction and the sale or other disposal of the lotsisessentialto

the establishment and welfare of the Subdivision as a residentialcommunity. The rights

granted to Declarant which are contained inthisArticleare personal to Declarant and

any Successor Declarant, and may only be transferred by a writtenassignment duly

recorded from the Declarant to a Successor Declarant, or from Successor Declarant to

another Successor Declarant.

Section 2. Limitations on Restrictions. Nothing inthisDeclaration shallbe

understood or construed to:

A. Prevent Declarant, itscontractors or subcontractors from doing on

the Subdivision or on any lotwhatever isreasonably necessary or advisable in

connection with the commencement or completion of the above described work;

B. Prevent Declarant or itsrepresentatives from erecting,constructing,

and maintaining on any part of the Subdivision such structures as may be reasonably

necessary forthe conduct of itsbusiness of completing the work, establishingthe

Subdivision as a residentialcommunity, and disposing of the lotsby sale, lease or

otherwise;

C. Prevent Declarant from maintaining such signs on any part of the

Subdivision owned by Declarant or by the Association as may be necessary forthe

sale, lease or dispositionof lots;
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D. Prevent Declarant from utilizingmobile homes or temporary

structures as sales officesor forconstruction activities;and

E. Allow any lotowners or Association to enforce any provision of

ArticlesIV,V and VI against Declarant, itbeing the intentof thissubsection to exempt

Declarant completely from compliance with the provisions of ArticlesIV,V and VI

regarding Declarant's activitiesand lotsowned by Declarant.

Section 3. Declarant's Contractor. Declarant intends to selllotsand build

improvements and residences inassociation with other contractors. Any construction or

other activityby these contractors or a contractor with a similarrelationshipto

Declarant, shallbe deemed the construction or activityof Declarant for purposes of this

Declaration.

Section 4. Modification. The provisions of thisArticlemay not be amended,

terminated or abridged without the writtenconsent of the Declarant.

ARTICLE X

MISCELLANEOUS GENERAL PROVISIONS

Section 1. Enforcement. Except as expressly limitedherein,Association,

Declarant or any Subdivision lotowner shallhave the rightto enforce the provisions of

thisDeclaration nor or hereafter imposed by arbitrationas prescribed by Nevada

Revised Statutes 38.300-360, or by any proceeding at law or inequity. Failure by the

Association, Declarant or by any lotowner to enforce any provision shallin no event be

deemed a waiver of the rightto do so thereafter. The Association may establish and

impose administrative procedures for resolving claims or disputes arisingfrom the

interpretation,applicationor enforcement of any provisions stated herein or specified in

the Articles,Bylaws or rules and regulations adopted by the Association or the

Committee.

Section 2. Suspension of Privileges. The Board may, anything herein to the

contrary notwithstanding, suspend allvoting rightsand allrightsto use the Association's

Common Areas of any owner for any period during which any Association assessment

against such owner's property remains unpaid, or during the period of any continuing

violationof the provisions of thisDeclaration by such owner afterthe existence thereof

has been declared by the Board, includinga violationby virtueof the failureof a

member to comply with the rules and regulations of the Association.

Section 3. Severability. Invalidationof any one of these covenants,

conditions or restrictionsby judgment or court order shallin no way affectany other

provision,which shallremain infullforce and effect.

Section 4. Amendment. This Declaration shallrun with and bind the land for

a term of twenty (20) years from the date thisDeclaration isrecorded, afterwhich time it

shallbe automatically extended for successive periods of ten (10) years, unless the
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owners of not less than a majorityof the lotsagree to terminate thisDeclaration,

effectiveat the end of the then current ten (10) year extension period, inwhich case a

notice signed by the lotowners must be executed and recorded. Subject to the

provisions of Article1,Section 4, ArticleVII,Section 5, ArticleIX,Section 4 and Article

X, Section 3, thisDeclaration may be amended by an instrument signed by at leastthe

owners of not less than a majorityof the lots.Any amendment must be recorded or it

has no effect. For purposes of thisSection, the signature of one of the owners, fora lot

with more than one owner, shallbe deemed sufficient.

Section 5. Assignment. Declarant may assign allor part of itsrights
hereunder only by a writtenassignment, properly recorded inthe officeof the Washoe

County Recorder.

Section 6. Approval of Declarant. In allcircumstances described herein in

which Declarant has the rightof approval, said approval and any request forapproval

shallbe inwriting.Declarant shallhave a minimum of thirty(30) days aftera request to

approve or deny. IfDeclarant has not issued itswrittenapproval or denial withinsaid

thirty(30) days, the request shallbe deemed approved.

Section 7. LiabilitY.Declarant disclaims any liabilityforrepairsor

maintenance of roads, or other improvements, includingutilitylineslocated withinthe

Common Areas of the Subdivision,from and afterthe date of conveyance of such

Common Areas to the Association. Neither Declarant, City of Reno, the Committee,

Association nor any lotowner shallbe deemed liablein any manner whatsoever to any
other lotowner inthe Subdivision or thirdparty forany claim, cause of action or alleged

damages resultingfrom:

A. Design concepts, aesthetics,latentor patent errors or defects in

design or construction,whether shown or omitted on any plans and specificationswhich

may be approved, or any buildingsor structureserected therefrom; and

B. Any waiver of or failureto enforce a provision hereof, or failureto

inspect or certifycompliance with approved plans and specifications.

Section 8. Attorneys Fees and Costs. In an action to enforce or administer

the provisions hereof, the prevailingparty shallbe entitledto reasonable attorneys fees

and costs.

Section 9. Cumulative Rights/Waiver. Remedies specifiedherein are

cumulative and any specificationof them herein shallnot be taken to preclude an

aggrieved party'sresortto any other remedy at law or inequity. No delay or failureon

the partof any aggrieved party to invoke an availableremedy in respect of a violationof

any provisionof thisDeclaration shallbe held to be a waiver by that party of any right
availableto him upon the recurrence or continuance of said violationor the occurrence

of a differentviolation.
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Section 10. Grantee's Acceptance. Each grantee or purchaser of any lotor

parcel withinthe Subdivision shall,by acceptance of a deed conveying titlethereto,or

the execution of a contract forthe purchase thereof,whether from Declarant or a

subsequent owner of such lotor parcel,accept such deed or contract upon and subject
to each and allof the provisions of thisDeclaration and to the jurisdiction,rights,

powers, privilegesand immunities of Declarant and of the Association. By acceptance,
such grantee or purchaser shallfor himself (hisheirs,personal representatives,
successors and assigns) covenant, consent and agree to and with Declarant, and to

and with the grantees and subsequent owners of each of the other lotsor parcels inthe

Subdivision, to keep, observe, comply with and perform allof the provisions of this

Declaration and shallfurtheragree to the continuation to completion of the Subdivision

and allparts and projected unitstherein insubstantiallythe manner heretofore approved

by the Cityof Reno.

Section 11. Captions. Paragraph captions inthisDeclaration are for

convenience only and do not in any way limitor amplify the terms or provisions hereof.

Section 12. Interpretation. The Association shallhave the sole rightand

authorityto interpretany of the provisions of thisDeclaration,which interpretationshall,

so long as the same isreasonable, be conclusive.

Section 13. Exhibits. The followingare the exhibitsto thisDeclaration:

Exhibit"A" Legal descriptionof entireproperty subject to Declaration

Exhibit"B" FinalSubdivision Map forQuail Valley inthe Pines

Exhibit"C" Quail Valley inthe Pines Landscape easement

IN WITNESS WHEREOF, the undersigned, being the Declarant herein, has

hereunto set his hand.

DECLARANT:

KENTERPRISES, LLC,
A Nevada limitedliabilitycompany

By
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STATEOFNEVADA )

)ss.

COUNTY OF WASHOE )

Ihereby certifythat on thisday before me, an officerduly authorized inthe state

aforesaid and inthe county aforesaid to take acknowledgments, personally appeared

,to me known and known to be the person
described inand who executed the foregoing instrument as the Manager of

KENTERPRISES, LLC, a Nevada limitedliabilitycompany, a limitedliabilitycompany
named therein,and acknowledged before me that he executed the same as such

officer,inthe name of and forand on behalf of the said corporation.

IN WITNESS WHEREOF, Ihave hereunto set my hand and affixedmy official

seal this day of ,2002.

NOTARY PUBLIC
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BYLAWS

OF

QUAIL VALLEY IN THE PINES

HOMEOWNERS ASSOCIATION

A Nevada Non-Profit Corporation

SUBJECT TO CONFORMANCE WITH
ARTICLE ONE

FINAL MAP CONDITIONS TO BE
OFFICES THEREAFTER RECORDED

The principalofficeof the Association shallbe located at 6560 SW McCarran

Blvd.,Suite A, Cityof Reno, County of Washoe, State of Nevada 89509. The

corporation may have such other offices,eitherwithinor without the State of Nevada, as

the board of directorsmay determine from time to time.

ARTICLE TWO

MEMBERS

Section 1. Members. The members of the Association shallbe twenty eight

(28). The qualificationsformembership shallbe ownership of a lot,of which there are

twenty eight (28).

Section 2. Voting Rights. Each member ingood standing shallbe entitledto

one vote on each matter submitted to a vote of the members.

Section 3. Transfer of Membership. Membership inthisAssociation is

transferableor assignable upon a sale by a member of a lot.

ARTICLE THREE

MEETINGS OF MEMBERS

Section 1. Annual Meeting. An annual meeting of the members shallbe held

at 6560 SW McCarran Blvd.,Suite A, Reno, Nevada 89509 on the firstMonday inthe

month of December ineach year, beginning with the year 1999. at ten o'clocka.m., for

the purpose of electingdirectorsand forthe transactionof such other business as may

come before the meeting. Ifthe day fixedforthe annual meeting isa legalholiday inthe

State of Nevada such meeting shallbe held on the next succeeding business day. Ifthe

electionof directorsisnot held on the day designated herein forany annual meeting, or at

any adjournment thereof,the board of directorsshallcause the electionto be held at a

special meeting of the members as soon thereafteras isconvenient.

Section 2. Special Meetings. Special meetings of the members may be called

by the president,the board of directors,or not less than fifteen(15) of the members

having voting rights,at 6560 SW McCarran Blvd.,Suite A, Reno, Nevada 89509. Ifno
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designation ismade, the place of meeting shallbe the principalofficeof the corporation in

the State of Nevada, but ifallof the members shallmeet at any time and place, either

withinor without the State of Nevada, and consent to the holding of a meeting, such

meeting shallbe validwithout callor notice,and at such meeting any corporate action

may be taken.

Section 3. Notice of Meetings. Written or printednotice statingthe place, day,
and hour of any meeting of members shallbe delivered eitherpersonally or by mail,to

each member entitledto vote at such meeting, not less than fivenor more than 30 days
before the date of such meeting, by or at the directionof the president,or the secretary,
or the officersor persons callingthe meeting. Incase of a special meeting or when

required by statuteor by these bylaws, the purpose or purposes forwhich the meeting is

calledshallbe stated inthe notice. Ifmailed, the notice of a meeting shallbe deemed to

be delivered when deposited inthe United States mail addressed to the member at his

address as itappears on the records of the corporation,with postage thereon prepaid.

Section 4. Informal Action by Members. Any action required by law to be

taken at a meeting of the members, or any action that may be taken at a meeting of

members, may be taken without a meeting ifa consent inwriting,settingforththe action

so taken, issigned by allthe members entitledto vote with respect to the subject matter

thereof.

Section 5. Quorum. Members holding fifty-onepercent (51%) of the votes that

may be cast at any meeting shallconstitutea quorum at such meeting. Ifa quorum isnot

present at any meeting of members, a majorityof the members present may adjourn the

meeting from time to time without furthernotice.

Section 6. Proxies. At any meeting of members, a member entitledto vote

may vote by proxy executed inwritingby the member or by hisduly authorized attorney in

fact.No proxy shallbe validaftersix(6)months from the date of itsexecution, unless

othennise provided inthe proxy.

Section 7. Voting by Mail. Where directorsor officersare to be elected by
members or any class or classes of members, such electionmay be conducted by mail in

such manner as the board of directorsshalldetermine.

ARTICLE FOUR

BOARD OF DIRECTORS

Section 1. General Powers. The affairsof the corporation shallbe managed

by itsboard of directors.Directorsneed not be residentsof the State of Nevada and need

not be members of the corporation.

Section 2. Number, Tenure, and Qualifications. The number of directors

shallbe three (3)Directors,but no more than five(5)shallbe elected at the annual
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meeting of members, and the term of officeof each directorshallbe untilthe next annual

meeting of members and the electionand qualificationof hissuccessor.

Section 3. Reqular Meetings. A regular meeting of the board of directorsshall

be held without any other noticethan thisbylaw immediately after,and at the same place

as, the annual meeting of members. The board of directorsmay provide, by resolution,

the time and place forholding additionalregular meetings without other noticethan such

resolution.Additionalregular meetings shallbe held at the principalofficeof the

corporation inthe absence of any designation inthe resolution.

Section 4. Special Meetings. Special meetings of the board of directorsmay

be called by or at the request of the president or any one (1)director,and shallbe held at

the principalofficeof the corporation or at such other place as the directorsmay

determine.

Section 5. Notice. Notice of any special meeting of the board of directorsshall

be given at leasttwo (2)days previouslythereto by writtennoticedelivered personally or

sent by mail or telegram to each directorat his address as shown by the records of the

corporation.Ifmailed, such notice shallbe deemed to be deliveredwhen deposited inthe

United States mail ina sealed envelope so addressed, with postage thereon prepaid. If

notice isgiven by fax,such notice shallbe deemed to be deliveredwhen the fax is

received by the Directorvia hisor her fax.Any directormay waive notice of any meeting.

The attendance of a directorat any meeting shallconstitutea waiver of notice of such

meeting, except where a directorattends a meeting forthe express purpose of objecting

to the transaction of any business because the meeting isnot lawfullycalledor convened.

The business to be transacted atthe meeting need not be specifiedinthe notice or

waiver of notice of such meeting, unless specificallyrequired by law or by these bylaws.

Section 6. Quorum. A majorityof the board of directorsshallconstitutea

quorum forthe transactionof business at any meeting of the board; but ifless than a

majorityof the directorsare present at any meeting, a majorityof the directorspresent

may adjourn the meeting from time to time without furthernotice.

Section 7. Board Decisions. The act of a majorityof the directorspresent at a

meeting at which a quorum ispresent shallbe the act of the board of directors,unless the

act of a greater number isrequired by law or by these bylaws.

Section 8. Vacancies. Any vacancy occurring inthe board of directorsand any

directorshipto be filledby reason of an increase inthe number of directors,shallbe filled

by the board of directors.A directorappointed to filla vacancy shallserve forthe

unexpired term of his predecessor inoffice.

Section 9. Compensation. Directorsas such shallnot receive any stated

salariesfortheirservices,but by resolutionof the board of directors,a fixedsum and

expenses of attendance, ifany, may be allowed forattendance at any regularor special
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meeting of the board. Nothing herein contained shallbe construed to preclude any

directorfrom serving the corporation inany other capacity and receivingcompensation

therefor.

ARTICLE FIVE

OFFICERS

Section 1. Officers. The officersof the corporation shallbe a president,one or

more vice presidents (the number thereof to be determined by the board of directors),a

secretary,a treasurer,and such other officersas may be elected inaccordance with the

provisionsof thisarticle.The board of directorsmay elector appoint such other officers,

includingone or more assistantsecretariesand one or more assistanttreasurers,as it

shalldeem desirable,such officersto have the authorityand perform the duties

prescribed,from time to time, by the board of directors.Any two or more officesmay be

held by the same person.

Section 2. Election and Term of Office. The officersof the corporation shall

be elected annually by the board of directorsat the regularannual meeting of the board of

directors.Ifthe electionof officersisnot held at such meeting, such electionshallbe held

as soon thereafteras isconvenient. New officesmay be created and filledat any

meeting of the board of directors.Each officershallhold officeuntilhissuccessor has

been duly elected and qualifies.

Section 3. Removal. Any officerelected or appointed by the board of directors

may be removed by the board of directorswhenever initsjudgment the best interestsof

the corporation would be served thereby, but such removal shallbe without prejudice to

the contract rights,ifany, of the officerso removed.

Section 4. Vacancies. A vacancy inany officebecause of death, resignation,

removal, disqualification,or otherwise, may be filledby the board of directorsforthe

unexpired portionof the term.

Section 5. Powers and Duties. The several officersshallhave such powers

and shallperform such duties as may from time to time be specifiedinresolutionsor

other directivesof the board of directors.Inthe absence of such specifications,each

officershallhave the powers and authorityand shallperform and discharge the duties of

officersof the same titleserving in nonprofitcorporations having the same or similar

general purposes and objectivesas thiscorporation.

ARTICLE SIX

CONTRACTS, CHECKS, DEPOSITS, AND GIFTS

Section 1. Contracts. The board of directorsmay authorize any officeror

officersor agent or agents of the corporation,inadditionto the officersso authorized by

these bylaws, to enter intoany contractor execute and deliverany instrument inthe

-4-



||lillllllllIIIllllllll||lllllllilllllllllillillli"il., s,

name of and on behalf of the corporation,and such authoritymay be general or may be

confined to specificinstances.

Section 2. Checks, Drafts, or Orders. Allchecks, drafts,or orders forthe

payment of money, notes, or other evidences of indebtedness issued inthe name of the

corporation,shallbe signed by such officeror officersor agent or agents of the

corporation,and insuch manner as shallfrom time to time be determined by resolutionof

the board of directors.Inthe absence of such determination by the board of directors,

such instruments shallbe signed by the treasurer or an assistanttreasurer and

countersigned by the president or a vice president of the corporation.

Section 3. Deposits. Allfunds of the corporation shallbe deposited from time

to time to the creditof the corporation insuch banks, trustcompanies, or other

depositories as the board of directorsmay select.

Section 4. Gifts. The board of directorsmay accept on behalf of the

corporation any contribution,gift,bequest, or devise forany purpose of the corporation.

ARTICLE SEVEN

CERTIFICATES OF MEMBERSHIP

Section 1. Certificates of Membership. The board of directorsmay provide

forthe issuance of certificatesevidencing membership inthe corporation,which

certificatesshallbe insuch form as may be determined by the board. Such certificates

shallbe signed by the president or a vice president and by the secretary or an assistant

secretary and shallbe sealed with the seal of the corporation. Allcertificatesevidencing

membership of any class shallbe consecutively numbered. The name and address of

each member and the date of issuance of the certificateshallbe entered on the records

of the corporation. Ifany certificateislost,mutilated,or destroyed, a new certificatemay

be issued thereforon such terms and conditions as the board of directorsmay determine.

Section 2. Issuance of Certificates. When a member has acquired a lot,a

certificateof membership may be issued inhis name and deliveredto him by the

secretary.

ARTICLE EIGHT

BOOKS AND RECORDS

The corporation shallkeep correctand complete books and records of account

and shallalso keep minutes of the proceedings of itsmembers, board of directors,

committees having and exercising any of the authorityof the board of directors,and the

membership committee, and shallkeep at the principalofficea record givingthe names

and addresses of the members entitledto vote. Allbooks and records of the corporation

may be inspected by any member, or his agent or attorney,forany proper purpose at any

reasonable time.
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ARTICLE NINE

FISCAL YEAR

The fiscalyear of the corporation shallbe the calendar year.

ARTICLE TEN

DUES AND ASSESSMENTS

Section 1. Dues and Assessments. The board of directorsshalldetermine

from time to time the amount of monthly maintenance dues and/or assessments payable
to the corporation by members of the Association, and shallgive appropriate noticeto the

members.

Section 2. Payment of Dues and Assessments. Assessments shallbe

payable inadvance on the firstday of each month. Assessments of a new member shall

be prorated from the firstday of the month inwhich such new member iselected to

membership.

Section 3. Default and Termination of Membership. When any member of

any class isindefaultinthe payment of dues fora period of two (2)months from the

beginning of the period forwhich such dues became payable, his membership may

thereupon be terminated by the board of directorsas provided hereinabove and in

accordance with the Declaration of Covenants, Conditions and Restrictions.

ARTICLE ELEVEN

WAIVER OF NOTICE

Whenever any notice isrequired to be given under the provisionsof NRS 81.410

or under the provisionsof the articlesof incorporationor the bylaws of the corporation,a

waiver thereof inwritingsigned by the person or persons entitledto such notice,whether

before or afterthe time stated therein,shallbe deemed equivalent to the givingof such

notice.

ARTICLE TWELVE

AMENDMENT OF BYLAWS

These bylaws may be altered,amended, or repealed, and new bylaws may be

adopted by a majorityof the members.

DATED this_ day of ,2002.
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SUBJECT TO CONFORMANCE WITH

FINAL MAP CONDITIONS TO BE

mgo THEREAFTER RECORDED

ARTICLES OF INCORPORATION

OF

QUAIL VALLEY IN THE PINES HOMEOWNERS ASSOCIATION

We, the undersigned, do hereby associate together forthe purpose of forming a

nonprofitcorporation, pursuant to Chapter 82 of the Nevada Revised Statutes, and

certifyas follows:

ARTICLE ONE

NAME

The name of the corporation shallbe: QUAIL VALLEY IN THE PINES

HOMEOWNERS ASSOCIATION, (hereinaftercalled the "Association").

ARTICLE TWO

DEFINITIONS

1. "Declaration" means the DECLARATION OF COVENANTS,

CONDITIONS AND RESTRICTIONS, recorded on ,2002,

as Document No. ,OfficialRecords, Washoe County,
Nevada.

2. Other capitalizedterms not defined herein shallhave the same meanings
as set forthinthe Declaration when used inthese Articlesof Incorporation.

ARTICLE THREE

NON-PROFIT CORPORATION

The Association isa non-profitcorporation.

ARTICLE FOUR

PURPOSES

The purpose forwhich the Association isformed isto:

A. Own, manage, repairand maintain the landscaping, open space, common

areas and easements of the Quail Valley inthe Pines Subdivision in accordance with

the Declaration; and

B. Enforce and administer the provisions of thisArticleFour, and any
resolutions of the Board pertainingto thisArticleFour.

C. Comply with the provisions of NRS Chapter 116, as amended.

The Association shallhave no other purpose than those specified herein.



ARTICLE FIVE

PRINCIPAL PLACE OF BUSINESS

AND REGISTERED AGENT

The principalplace where the business of the Association shallbe transacted

and carried on, willbe at 6560 SW McCarran Blvd, Suite A, Reno, Nevada 89509. The

initialresident agent of the Association isStephen C. Mollath and the address of the

registered agent where service of process may be served and the address of the

registered officeof the Association shallbe at 6560 SW McCarran Blvd.,Suite A, Reno,

Nevada 89509.

ARTICLE SIX

TERM

The term forwhich the Association shallexistshallbe perpetual .

ARTICLE SEVEN

MEMBERSHIP

The Association isnot authorized to have and shallnot issue any capitalstock.

The Association Members shallbe allpersons or entitiescollectivelyholding an

ownership interestinone of the lotsrecorded inthe Office of the Recorder inWashoe

County, Nevada. The record owner(s) of each lotshallhave membership inthe

Association equal to one (1)vote foreach of the 28 Iotsinthe Subdivision.

ARTICLE EIGHT

BOARD OF DIRECTORS

The Association shallhave not less than three (3) nor more than five(5)

directors,allof whom must be at leasteighteen (18) years of age. The exact number of

directorsshallbe set by the Association Members at any annual or special meeting.

Except forthe firstBoard named inthese Articlesof incorporation,allMembers of the

Board shallbe Association Members. The followingdescribed persons may serve on

the Board as representatives of Members which are not natural persons: trustee(s)or

beneficiaries)of one or more trusts.

ARTICLE NINE

FIRST BOARD OF DIRECTORS

The members of the firstBoard of the Association named herein shallserve until

the firstannual meeting of the Association Members iscalled forthe purpose of electing
theirsuccessors. The firstannual meeting of the Association Members shallbe held

not laterthan one (1)year afterthe date of the filingof these Articlesof Incorporation
with the Secretary of State of the State of Nevada. Such meeting shallbe called,

noticed and conducted inaccordance with these Articlesand the Bylaws or the

-2-



IllillilliIIllIlllllllllillillllillll|1IllIII

Association. The names and addresses of those selected to act as directorsof the

Association untilthe firstannual meeting of the Association Members or untiltheir

successors shallhave been elected and have accepted officeare:

Lory Kohimoos Box 50300

Reno, NV 89513

(inserttwo others)

ARTICLE TEN

ALLOCATION OF RIGHTS AND OBLIGATIONS

Each Association Member owning a lotshallhave the following allocated

interests:

A fractionor percentage of the Common Expenses of the Association

equal to one lotdivided by the totalof 28 lotsof the Quail Valley inthe Pines ,as more

fullyset forthinthe Declaration.

ARTICLE ELEVEN

INCORPORATORS

The names and addresses of the incorporator of the Association is:

Lory KohImoos Box 50300

Reno, NV 89513

ARTICLE TWELVE

LIABILITY OF DIRECTORS AND OFFICERS

No directoror officerof the Association shallbe personally liableto the

Corporation or itsstockholders fordamages for breach of fiduciaryduty as a directoror

officer,save and except for:

A. Acts or omissions which involve intentionalmisconduct, fraud or a

knowing violationof law; or

B. The payment of distributionsinviolationof NRS 82.221.

IN WITNESS WHEREOF, Ihave hereunto set my hand this_ day of

,2002.

-3-



IlllllllllllllillllllllilllllllllllIllillllIIIIIll
-

STATE OF NEVADA )

)ss.

COUNTY OF WASHOE )

On the day of ,2002, personally

appeared before me, a Notary Public,LORY KOHLMOOS, who acknowledged to me

that he executed the foregoing Articlesof Incorporation.

NOTARY PUBLIC
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CERTIFICATE OF ACCEPTANCE

OF APPOINTMENT BY REGISTERED AGENT

IN THE MATTER OF QUAIL VALLEY IN THE PINES HOMEOWNERS

ASSOCIATION, 1,STEPHEN C. MOLLATH, hereby certifythat on the _ day of

,2002, Iaccepted the appointment as Registered Agent of

the above-entitled corporation in accordance with Sec. 78.090, NRS 1957.

Furthermore, that the registered officeinthisState islocated at 6560 SW

McCarran Blvd.,Suite A, Town of Reno, County of Washoe, State of Nevada.

IN WITNESS WHEREOF, Ihave hereunto set my hand this_ day of

,2002.

REGISTERED AGENT
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