The Overlook at Keystone Canyon
TENTATIVE MAP &
SPECIAL USE PERMIT

Prepared For:

Revised September 2017

Prepared By:

Keystone SF
Partners LLC
5560 Longley Lane, Reno NV 89511

9850 Double R Blvd., Ste. 101 Reno, NV 89521

TABLE OF CONTENTS
Project Location ............................................................................................................................................ 1
Existing Conditions ........................................................................................................................................ 1
PRIOR PROJECT APPROVALS ......................................................................................................................... 3
MASTER PLAN AND ZONING DESIGNATIONS ............................................................................................... 3
APPLICATION REQUEST ................................................................................................................................. 5
PROJECT DESCRIPTION.................................................................................................................................. 5
• Architectural Design......................................................................................................................... 9
• Conformance with the Keystone Canyon PUD Development Standards Handbook ....................... 9
• Hillside Development ..................................................................................................................... 10
• Grading........................................................................................................................................... 13
• Density ........................................................................................................................................... 15
• Setbacks ......................................................................................................................................... 16
• Landscaping/Open Space ............................................................................................................... 17
• Vehicle and Pedestrian Access....................................................................................................... 18
• Fencing ........................................................................................................................................... 20
• Project Signage and Exterior Lighting ............................................................................................ 20
• Green Building Practices ................................................................................................................ 20
• Utilities and Public Services ........................................................................................................... 20
• Parking ........................................................................................................................................... 21
• Traffic ............................................................................................................................................. 22
• Phasing ........................................................................................................................................... 22
• Hydrology ....................................................................................................................................... 23
TENTATIVE MAP FINDINGS ......................................................................................................................... 23
SPECIAL USE PERMIT FINDINGS (General) .................................................................................................. 25
• Supplemental Findings (Hillside Development) ............................................................................. 26
• Supplemental Findings (Cuts and Fills) .......................................................................................... 27
LIST OF FIGURES
Figure 1: Project Location ............................................................................................................................. 1
Figure 2: Surrounding Property Designation ................................................................................................ 1
Figure 3: Existing Conditions ......................................................................................................................... 2
Figure 4: Master Plan Designation ................................................................................................................ 4
Figure 5: Zoning Designation ........................................................................................................................ 4
Figure 6: Keystone Canyon PUD Land Use Plan ............................................................................................ 5
Figure 7: Project Summary ............................................................................................................................ 6
Figure 8: Preliminary Landscape and Trails Plan........................................................................................... 7
Figure 9: Townhome Elevations.................................................................................................................... 8
Figure 10: Clubhouse Elevations ................................................................................................................... 9
Figure 11: Slope Analysis............................................................................................................................. 11
Figure 12: Open Space Calculation ............................................................................................................. 12
Figure 13: Example of Disturbed Terrain .................................................................................................... 13
Figure 14: Cuts and Fills Comparison .......................................................................................................... 14
(continued on next page)

The Overlook at Keystone Canyon
Tentative Map & SUP

Figure 15: Cuts and Fills Display- Original PUD Approval............................................................................ 14
Figure 16: Cuts and Fills Display- Proposed ................................................................................................ 15
Figure 17: Density Analysis ......................................................................................................................... 16
Figure 18: Street Cross-Sections ................................................................................................................. 18
Figure 19: Parking Calculations ................................................................................................................... 22
Figure 20: Phasing Plan ............................................................................................................................... 23

APPENDICES
•
•
•
•
•
•
•
•
•

Application & Supporting Information
Checklists
Display Maps
Landscape Plan
Plan Set
Preliminary Hydrology Report
Preliminary Geotechnical Report
Preliminary Sewer Report
Traffic Study

The Overlook at Keystone Canyon
Tentative Map & SUP

PROJECT LOCATION
The project site is +/- 41.18 acres located within the western most portion of the Keystone Canyon PUD,
at the terminus of Leadership Parkway (APNs 082-631-31 and 082-631-32). The project site is north of
the Sky County subdivision and is bound to the north and west by United States Forest Service (USFS) land.
The site is accessed via Leadership Parkway through a connection at North McCarran Boulevard. Victory
Lane, which intersects Leadership Parkway outside of the project area, also provides a connection to
North McCarran Boulevard and can be used to access the site.
Figure 1: Project Location

Project
Boundary

EXISTING CONDITIONS
The undeveloped project site is located within the adopted Keystone Canyon PUD. There is additional
Keystone Canyon PUD property to the east that is designated as Open Space; beyond the Open Space is a
multi-family residential development. There is an existing single family neighborhood (Sky Country
subdivision) south of the proposed project.
Figure 2: Surrounding Property Designations
Direction
North

Current Zoning
Open Space

Master Plan
Open Space

Current Land Use
USFS- Undeveloped

East

PUD

SPA

South

Single Family Residential SPA
(6,000 sq. ft.) (SF-6)
Open Space
Open Space

PUD- Undeveloped; open space is the
approved land use
Single Family Residential

West
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The project site is located on the south side of Peavine Mountain and is characterized by moderately
sloping terrain. Approximately 43% of the site has slopes greater than 15% and therefore is considered
to be a hillside development.
Figure 3: Existing Conditions
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PRIOR PROJECT APPROVALS
In December of 1999, the Reno City Council approved a Master Plan Amendment to Special Planning Area
(SPA); a zoning map amendment to Planned Unit Development (PUD); Special Use Permits to allow for
hillside development cuts of 20 feet or more and fills of 10 feet or more, grading disturbance of two onsite natural major drainageways, non-residential development adjacent to residentially zoned property
multi-family development (senior housing) containing more than 20 units, and non-residential
development located adjacent to a major arterial (McCarran Boulevard); and abandonment of +/- 5,200
lineal feet of unused roadway easements (Case No. 90-00 Keystone Community Campus).
The Keystone Canyon PUD Development Standards Handbook (formerly Keystone Community Campus),
was adopted in February 2000 and has been subsequently amended. The most recent amendment was a
text amendment in December 2011, allowing the current land use designations. Building and grading
permits have been obtained during this time to partially install roadways (Leadership Parkway and Victory
Lane) and to grade portions of the site. The Villas at Keystone Canyon, a multi-family project with 288
approved units, was constructed in 2015. A Tentative Map (LDC15-00065, Keystone Canyon Villages 1
and 2) was approved for this site in April 2015. The current Tentative Map request represents current
market conditions and is the next step in implementing the approved PUD for the site.

MASTER PLAN AND ZONING DESIGNATIONS
The project site has a Master Plan designation of Special Planning Area (McQueen Neighborhood Master
Plan) and is zoned Planned Unit Development (PUD). It is part of the Keystone Canyon Planned Unit
Development and is governed by the approved Development Standards Handbook. Within the Handbook,
the site has Residential, Mixed Residential, and Open Space Land Use Plan designations.
The Keystone Canyon PUD Development Standards Handbook provides a framework to ensure and
control the quality of the development that occurs with the Keystone Canyon PUD and that each project
meets the intent of the approved project. The proposed project meets the development standards set
forth in the Handbook, including land use, density, setbacks, open space, grading, and hillside
development.
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Figure 4: City of Reno Master Plan Designation

Project
Boundary

Figure 5: City of Reno Zoning Designation

Project
Boundary
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Figure 6: Keystone Canyon PUD Land Use Plan

Project
Boundary

APPLICATION REQUEST
The enclosed application is a request for;
(1) A Tentative Map to create a single family subdivision consisting of 272 attached single family
residential units on a +/- 41.18 acre project site, including +/- 32.32 acres of common area/open
space.
(2) Special Use Permit for Hillside Development and Grading that results in cuts deeper than 20 feet
and fills greater than 10 feet in height.

PROJECT DESCRIPTION
The Overlook at Keystone Canyon is proposed as a 272 lot, luxury townhome community. The density is
6.6 units per acre (272 units in the +/- 41.18 acre project area). There are 6 different floor plans consisting
of 2-3 bedroom units ranging from 1,268 sq. ft. to 1,743 sq. ft. (lots ranging from 1,112 sq. ft. to 1,960 sq.
ft.). Each unit will have an attached 2-car garage. In addition, the project site will incorporate formal and
informal common areas, guest parking, clubhouse, and pool area. Streets and landscape areas will be
maintained by a Homeowners Association as approved by the City of Reno. Public water and sanitary
sewer systems will be provided for all units. The project includes approximately 32.32 acres of open
space/common area and trail connections to the Keystone Canyon trail network including access points
to USFS trailheads. Project development will not impact these trailheads and all public access remains as
it currently exists.
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The lot pattern with The Overlook at Keystone Canyon has been designed to accommodate site
topography and to be consistent with the approved PUD. Project terrain varies from large flat expanses
in the more southerly portion of the project area to moderate slopes in the northern portion.
Figure 7: Project Summary
Project Summary
Total Area

41.18 acres

Total Number of Lots

272

Smallest Lot

1,112 sq. ft.

Largest Lot

1,960 sq. ft.

Average Lot Size

1,420 sq. ft.

Overall Gross Density

6.6 units per acre

Total Common Area/Open Space

32.32 acres

Private Right-of-Way Area

7.54 acres
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Figure 8: Preliminary Landscape and Trails Plan
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Figure 9: Townhome Elevations
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Figure 10: Clubhouse Elevations

ARCHITECTURAL DESIGN
The residential and clubhouse architectural designs are a complementary Spanish style and will be
constructed with approved building materials, in accordance with the PUD Development Standards
Handbook. Building articulation and exterior interest is provided on all sides. All roofs are pitched.
Architectural elements do not end at the corner or the building and are designed to wrap around the
corner, extending to a logical terminus point that is incorporated into the overall architectural design. As
specified in the PUD, four-sided color elevations will be provided at the time of building permit and final
building elevations are to be approved by the Design Review Committee and the Zoning Administrator.

CONFORMANCE WITH THE KEYSTONE CANYON PUD DEVELOPMENT STANDARDS HANDBOOK
The Overlook at Keystone Canyon has been designed to comply with the Development Standards
Handbook, including allowed densities, residential use type, and infrastructure standards. The proposed
residential land use is consistent with the densities and design standards of the Residential and Mixed
Residential land use designations established in the Keystone Canyon PUD. Special Use Permits for Hillside
Development and Cuts and Fills were approved with the original PUD approval in 1999; the proposed
development complies with the approved SUPs. An additional SUP application for Hillside Development
and Cuts and Fills has been submitted concurrent with the Tentative Map application to allow for
additional review of hillside development and grading.
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To provide appropriate setbacks and buffering from the existing single family houses to the south, a
minimum building setback of 100 foot is established from the south property line for the Mixed Residential
land use designation. The residential properties to the south are 10-60 feet below the grade of the MR
designation. Slopes or grading disturbance located within the minimum building setback area are
required to be landscaped/revegetated in accordance with Reno Municipal Code. Adequate separation
and buffering comprised of open space is provided between the various land use designations within the
Keystone Canyon PUD.
A requirement of the PUD handbook is to provide an updated phasing plan and trails plan as each new
unit is developed within the PUD boundary. Figures 8 (Landscape and Trails Plan) and 20 (Phasing Plan)
depict these updated plans.

HILLSIDE DEVELOPMENT
The Keystone Canyon PUD Development Standards Handbook incorporated the density reductions and
set forth open space requirements as required for SUP for Hillside Development. An SUP was approved
in 1999 with the Keystone Canyon PUD for Hillside Development because the development area contains
slopes in excess of 15% on 25% or more of the site; therefore, development of the property requires
conformance with the hillside development section of the Reno Municipal Code. The PUD approval
included open space calculations and density calculations as part of the SUP process, and the PUD was
designed with designated open space (separate from this project). The proposed development complies
with the approved SUP.
Per the Keystone Canyon PUD Development Standards Handbook, certain considerations related to the
development of projects within the PUD are considered under a Site Plan Review (SPR) process. This
application includes analysis of hillside development that would typically be reviewed under a Special Use
Permit (SUP) with a Tentative Map request. Rather than submitting a separate SPR application, an SUP is
included with the Tentative Map application so that the project can be reviewed in its entirety for
conformance with applicable codes and regulations.
A slope map has been prepared to in accordance with the Reno Municipal Code. (See Figure 11).
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Figure 11: Slope Analysis

Project
Boundary
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Hillside Development requirements also include Calculation of Density (Section 18.12.1605) and a
Required Open Space table (Section 18.12.1607). Because the project is located within the adopted PUD
(under a previously approved SUP for Hillside Development and Cuts and Fills) and there is no base zoning
district, density has been established based on the PUD, rather than hillside development. A Density
Calculation based on the PUD requirements is provided in Figure 17. Open Space has also been
established based on the adopted PUD (under the previously approved SUP) throughout the PUD and on
the project site. However, in addition to designated open space provided in the PUD, the project site also
complies with the provisions of Reno Municipal Code Section 18.12.1607 in terms of required open space
and the open space calculation. The following table provides a breakdown of slope ranges within The
Overlook at Keystone Canyon and open space required and provided. Hillside adaptive architecture,
including rockery walls, will be incorporated to further reduce site disturbance and provide consistency
with the Hillside Ordinance and Keystone Canyon PUD.
Figure 12: Open Space Calculation
Slope Category
Minimum
Required
Open Space
0-15%

None

+/- 23.23

0

Disturbed
Acres Within
Slope
Category
16.23

15.1 to 20%
20.1 to 25%

25%
50%

+/- 9.34
+/- 3.08

2.34
1.54

6.48
2.0

25.1 to 30%

75%

+/- 1.92

1.44

1.3

Greater than 30%

100%

+/- 3.62

3.62 + 4.0*

2.0

TOTAL (PROJECT SITE)

Acres Within
Range

Required
Open Space
Acres

12.94

TOTAL (PROJECT + PUD)

Provided
Acres of
Open Space

13.28
30.28 **

*Includes a 4.0 acre 2:1 disturbance calculation for the 2.0 acre disturbed slope area greater than 30% (RMC
18.12.1609(b)(1).
** Includes an additional 17 acres dedicated as open space throughout the Keystone Canyon PUD area as part of the
original project approval.

It is important to note the following related to open space and hillside development:
•

Many of the slope areas identified in the Slope Analysis are the result of construction in other areas
of the Keystone Canyon PUD; they are not part of the natural terrain. Please see Figure 13 as an
example of fill placed on the project site, causing a slope area. If only the natural terrain was included,
the project site may not qualify as a hillside development area.

•

Total Open Space/Common Area: 32.32 acres. This includes landscaped area, native vegetation, utility
corridor, recreation area, and private streets.

•

An additional 41.58 acres is dedicated as open space throughout the Keystone Canyon PUD area as
part of the original project approval. The entire PUD area is +/- 101 acres; the project site is +/-41.18
acres, or approximately 41% of the total PUD area. Therefore, the project is entitled to 41% of the
open space set aside for the entire PUD to be counted towards open space for the specific site. This
would account for an additional +/- 17 acres of open space.
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Figure 13: Example of Previously-Disturbed Terrain

GRADING
The Keystone Canyon PUD Development Standards Handbook incorporated the requirements for an SUP
for Cuts of 20 feet or more and Fills of 10 feet or more. The SUP was approved with the Keystone Canyon
PUD for Cuts and Fills; therefore, development of the property requires conformance with Section
18.12.402 regarding limits on Grading (Cut and Fill). The proposed development complies with the
approved SUP.
Per the Keystone Canyon PUD Development Standards Handbook, certain considerations related to the
development of projects within the PUD are considered under an SPR process. This application includes
analysis of cuts and fills that would typically be reviewed under a Special Use Permit (SUP) with a Tentative
Map request. Rather than submitting a separate SPR application, an SUP is included with the Tentative
Map application so that the project can be reviewed in its entirety for conformance with applicable codes
and regulations.
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The proposed project is consistent with the amount of the proposed cuts and fills identified in the
Development Standards Handbook.
A Cuts and Fills display (Figure 15) was approved with the PUD Handbook and with the SUP for Cuts and
Fills. Figure 16 is a Cuts and Fills display that depicts areas where of proposed cuts from 20 feet to 30 feet,
fills from 10 to 20 feet, and fills greater than 20 feet in the proposed project. A comparison of the original
Cuts and Fills Display and the proposed Cuts and Fills Display demonstrates that the total amount of cuts
and fills is significantly less that what was proposed in the original SUP approval. The original amount of
cuts and fills compared to the proposed amount of cuts and fills in the proposed Tentative Map is shown
in Figure 14, Cuts and Fills Comparison.
Figure 14: Cuts and Fills Comparison
Original SUP/PUD
Approval
Fills from 10’ to 20’
+/- 416,127 sq. ft.

Proposed TM

Difference

+/- 170,079 sq. ft.

- 246,048 sq. ft.

Fills greater than 20’

+/- 138,475 sq. ft.

+/- 4,882 sq. ft.

- 133,593 sq. ft.

Cuts from 20’ to 30’

+/- 50,974 sq. ft.

+/- 31,036 sq. ft.

- 19,938 sq. ft.

The location of the cuts and fills is slightly different as proposed, however, the overall amount of the
proposed cuts and fills is significantly less than what was considered in the SUP approval.
Figure 15: Cuts and Fills Display- Original PUD Approval
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Figure 16: Cuts and Fills Display- Proposed

DENSITY
The Development Standards Handbook sets the maximum density for each land use designation. The
Mixed Residential (MR) designation allows up to 18 units per acre with a variety of housing types including
single family attached. The portion of the site designated as MR is 21.06 acres. The Residential (R)
designation also allows for single family attached but at a maximum density of 7 units per acre. The
portion of the site designated as R is 9.26 acres.

The Overlook at Keystone Canyon
Tentative Map & SUP

Page 15

The Handbook includes sufficient flexibility to permit detailed planning and design at the time of actual
development. The acreage of each planning area may be increased by up to 5% if it is demonstrated to
the satisfaction of the Administrator, that additional acreage is necessary due to constraints and/or design
issues to accommodate the project. Likewise, the transfer of residential density up to 10% between the
Mixed-Use, Mixed Residential, and Residential planning areas is permitted, to the satisfaction of the
Administrator, as long as the total residential units does not exceed 745, and development conforms to
the building setbacks, height limit (55 feet maximum) and other standards contained in the Handbook. In
the Residential area, a 5% increase in planning area (from 9.26 acres to 9.723 acres) and a 10% transfer
of residential density (from 68.061 to 74.87) allows for a total of 74 units on the Residential portion of the
project. A total of 379 units are permitted on the Mixed Residential portion of the project.
The existing and proposed density and number of units is as follows:
Figure 17: Density Analysis
Size

Mixed
Residential
Residential

21.06
acres
9.26
acres

Maximum
Base
Density
18 du/acre
7 du/acre

Increase of
Planning
Area (5%)
None
Proposed
9.723 acres
(9.26 x 1.05)

Total
Permitted
Units
Current # of
Constructed
Units
Post-Project #
of Constructed
Units
Remaining
Allowed Units

Maximum #
of Units
379.08
68.061
(9.723 x 7)

Transfer of
Proposed
Residential
# of Units
Density (10%)
379.08
202
(None Proposed)
74.87
70
(68.061 x 1.10)
745

288

560

185

SETBACKS
As established in the Handbook for a “Single Family Attached/Condominium Townhouse*” in the
Residential and Mixed Residential Design Standards, the project has been designed with the following
building setbacks:
Building Setbacks
** Minimum Front Yard
To Structure: 10 ft. (from the back of walk)
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To Porch:
5 ft.
To Garage:
5 ft. or 20 ft. ***
Min. Side Yard: 0 or 10 ft.
Min. Rear Yard: 10 ft.
* Cornices, canopies, eaves, chimneys, landings, or similar architectural features may extend up
to 3 feet into the required front and rear yard setback. These features shall not exceed 25% of the
length of any building façade.
** 15 ft. adjacent to Leadership Parkway and Victory Lane
*** Parking is prohibited in driveways less than 20 ft. in length.

LANDSCAPING/OPEN SPACE
Landscape standards are per the Keystone Canyon PUD Development Standards Handbook and RMC
Section 18.12.1201-1212. As noted on the Landscape Plan, all existing landscaping and slope restoration
previously constructed will be restored to the original condition. Slopes adjacent to developed site areas
will be permanently landscaped for a minimum of 10 feet. One tree and five shrubs will be provided for
every 600 sq. ft. of disturbed slope area.
Project landscaping will include common ornamental landscaped areas and native areas. The common
ornamental landscaped areas will provide a mix of turf areas adequate for recreation and a mix of
evergreen and deciduous trees and shrubs in accordance with the Reno Municipal Code (RMC). Native
areas will be left undisturbed except for any trail improvements, or necessary utility improvements which
be returned as close as possible to their original state and revegetated. All slopes and grading outside of
the individual lots shall be stabilized and revegetated per the recommendations of the geotechnical report
and to the satisfaction of the City of Reno.
The applicant is providing landscape area equal to 20% of the project site disturbance area, totaling a
minimum of 6.5 acres. A minimum of 844 trees (1 per 300 sq. ft. of required landscape area, 1 per 30
linear feet of public street fronts, and 1 per 600 sq. ft. of slope area) and 5,064 shrubs (6 shrubs per 300
sq. ft. of required landscape area) will be provided throughout the project area, as detailed on the
Landscape Plan.
As indicated on the Landscape Plan, this project also includes a pedestrian trail (5 ft. wide dirt surface)
through the open space area with two connection points from this subdivision to provide connectivity to
the USFS property and existing trailheads. Several off-road vehicle trails in the project area are proposed
to be abandoned and revegetated. See Figure 8 Landscape and Trails Plan.
The total Common Area/Open Space within the project area is 32.32 acres in size and contains a majority
of the steeper slopes. The OS designation is interspersed throughout the project to prevent development
on the environmentally-constrained portions of the site and to provide a buffer between the single family
subdivision to the south and between the various uses allowed in the PUD.
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VEHICLE AND PEDESTRIAN ACCESS
Primary vehicular access to the site is provided from McCarran Boulevard via Leadership Parkway and
Victory Lane. These roads are constructed and have been accepted by the City of Reno. Secondary
emergency access is provided at the west end of Leadership Parkway into the residential subdivision to
the south. Pedestrian access will be provided by existing and new sidewalk network.
Streets
Streets within The Overlook at Keystone Canyon will be private (except for Leadership Parkway) and
maintained by the Homeowner’s Association acceptable to the City of Reno. Streets will have a 27 ft. (no
on-street parking) and 35 ft. (on-street parking included) right-of-way. The streets with a 27’ right-of-way
will include a 12’ travel lane, a 10.5’ travel lane, curb, gutter, and a 4’ wide sidewalk. A portion of the
sidewalk extends into the common area. The wider streets with the 35 ft. right-of-way include on-street
parking, in addition to a 12’ and 18.5’ travel lanes, curb, gutter, and sidewalk. Figure 18 depicts the
planned private street sections within The Overlook at Keystone Canyon.
Figure 18: Street Cross-Sections
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Sidewalks
A 4’ wide sidewalk is included on all private streets throughout the project area. A 5’ sidewalk is included
on Leadership Parkway (public street). Additional paths are included from the front of each unit to the
sidewalk and on the edges of the block to provide connectivity to the clubhouse and throughout the
project and open space areas.
Trails
The site contains many informal trails that have resulted from unregulated use over the years. This project
is an opportunity to clean up these pedestrian and tail routes, improving erosion impacts. The PUD
Handbook recognized the importance of pedestrian amenities and specifically addresses them by
identifying pathway and trail locations.
The western terminus of Leadership Parkway is identified as a trailhead location. This has already been
installed. Additionally, walking access to the existing neighborhood to the southwest is provided along
the maintenance access road running between Leadership Parkway and Regal Drive.
Private streets within the subdivision will include a 4-foot sidewalk along one side of the street, as well as
pathways to provide connectivity through the subdivision to the clubhouse. This project also includes a
pedestrian trail (5 ft. wide dirt surface) through the utility corridor/open space area with two connection
points from this subdivision to provide connectivity to the USFS property and existing trailheads.
Access to these trailheads will be enhanced by channeling access through the trail, and preventing new
unauthorized trails/roads and removing and restoring existing unauthorized pedestrian trails and
vehicular roads currently crossing the project site. Each portion of the project is required to provide a
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trail plan and construct an internal pedestrian network consisting of sidewalks, trails, and paths. This
network will provide internal links within the project and external links to the adjacent trail system.
A consistent sign program will be provided with each phase to identify trails and trailhead locations. The
onsite trail system will be 5 feet wide and utilize varying surfaces which are appropriate for the intended
use and topography. The onsite trail system and associated improvements will be maintained by the
Homeowners Association within the PUD.

FENCING
Fencing will comply with the Keystone Canyon Development Standards Handbook. Where used, fencing
may include “Good Neighbor” wooden fencing, open metal fencing for residential uses located adjacent
to open space and/or trails, split rail fencing in open space corridors to define and delineate pathways
and trails.

PROJECT SIGNAGE AND EXTERIOR LIGHTING
An entry sign will be used to indicate the development entrance, at or near Leadership Parkway to identify
the name of the subdivision. To ensure compatibility, signage will be consistent with the surrounding
development and will be architecturally designed to reflect the overall character of the neighborhood.
Typical residential numbering will be used on individual units. All signage will be in accordance with the
PUD Handbook.
The Overlook at Keystone Canyon will adhere to the lighting standards contained in the PUD Handbook.
Street lighting will be aesthetically consistent with the Handbook and will provide for safety while avoiding
excessive light spillover or glare onto residences.

GREEN BUILDING PRACTICES
The Keystone Canyon PUD Development Standards encourages the utilization of Green Building Practices.
Development related to this Tentative Map will employ the recommended practices wherever feasible.
This includes the use of on-site renewable energy (i.e. solar), the promotion of alternative transportation,
best management practices, water efficient landscaping, and innovative wastewater technologies.

UTILITIES AND PUBLIC SERVICES
Water
The proposed water system will consist of a 12” water main (existing in Leadership Parkway) extending
through the private street network. A public water system will be provided for all units. All necessary
infrastructure to serve the project will be completed by the developer and adequate capacity existing to
accommodate additional demand generated by the project. The project area is currently entitled to
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develop +/- 444 units. As proposed in this TM application, there will be a significant reduction (38.7%)
from the entitled unit count which will reduce the amount of water demand anticipated to serve the
project.
Sewer
The proposed sanitary sewer collection system will consist of 8” diameter mains that will collect the flow
throughout the project. These flows will be directed to the existing sanitary sewer in Sky County Estates
as identified in the Master Sanitary Sewer Report. The project area is currently entitled to develop +/444 units. As proposed in this TM application, there will be a significant reduction (38.7%) from the entitle
unit count which will reduce the amount of sewage that was originally anticipated to be generated and
discharged from the development area. Please refer to the Preliminary Sanitary Sewer Report.
Other Utilities
There are two existing electric transmission lines that traverse the property from east to west. The 25 kV
line will be undergrounded and incorporated into the overall design of the project (see attached Utility
Plan). The larger power line is incorporated into the open space/common area and is not proposed for
relocation. In addition to the power lines, there is a gas transmission located within the same utility
corridor. This line will be maintained as-is and not be altered as a result of this request. All required
setbacks per the Reno Municipal Code, Truckee Meadows Regional Plan, and Keystone Canyon PUD
Development Standards Handbook are either implemented or exceeded in the proposed Tentative Map.
The attached preliminary civil improvement plans identify the location of the existing lines.
Other Public Services
The City of Reno currently provides police and fire services. The closest fire station is located at Kings Row
and McCarran Boulevard, approximately a 1.7 mile drive (.8 miles using emergency access) from the
project area. This is within a 3-minute response time. City of Reno police patrols already exist in the area
and should not be significantly impact by this request. Washoe County School District provides
educational services. Current zoned schools for the project area include Mamie Towles Elementary,
Billinghurst Middle School, and McQueen High School. The Regional Transportation Commission (RTC)
provides public transportation. The nearest bus stop is located at McCarran Boulevard and Kings Row,
approximately 1.4 miles south of the project site. Pedestrian links to the south (provided with this
request) would allow access to existing public transportation routes. Several recreational facilities are
located near the proposed development including the various trailheads on USFS property and Rancho
San Rafael Regional Park.

PARKING
Off-street parking for individual units will be provided through a combination of garages and common
parking areas. Driveways are not counted towards the parking provided because parking is prohibited in
driveways less than 20’ in length. Although each unit has a driveway, most are less than 20 feet in length.
No driveway parking has been included in the parking calculations. The PUD Handbook parking
requirement is one off-street parking space for each bedroom plus one space for each four units if on-
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street parking is not provided. Because all parking (outside of garages) is provided on private roads in the
common area, the project technically does not provide on-street parking. Off-street parking for the
clubhouse (proposed at 6,785 sq. ft.) is required at 1 per 275 sq. ft. Based on these requirements, a total
of 772 spaces are required; 798 spaces are provided.
Figure 19: Parking Calculations
# of Units
2 bedrooms

133

Spaces Required
per Unit
2

3 bedrooms

139

3

417

417

Common

272

1 per 4

90

68 *

Clubhouse

6,785 sq. ft.

1 per 275

25

25

798

772

TOTAL

Total Spaces Provided

Total Required Spaces

266

266

* All of the parking provided is located on private streets in the common area, therefore, 1 per 4 units of
common parking is provided as a mix of on-street and off-street parking.

TRAFFIC
Traffic generated in the 2008 approved Traffic Study shows +/- 5,879 daily trips based on the maximum
residential build-out of 745 residential units. Conditions of approval for the PUD require additional traffic
studies that address the timing and construction of necessary transit and traffic improvements as the
project develops. As proposed, the project has safe and adequate vehicular and pedestrian access and
circulation.
Utilizing data included in the Institute of Transportation Engineers (ITE) Trip Generation Manual, The
Overlook at Keystone Canyon is expected to generate 1,593.92 average daily trips (272 x 5.86) with 119.68
AM Peak Hour trips (272 x .44) and 146.88 PM Peak Hour trips (272 x .54), based on Land Use Code 230Residential Condominium/Townhouse. A comprehensive traffic impact analysis was completed by
Solaegui Engineers in 2008 with approval of the overall PUD. At that time, the overall intensity of the
project was greater than what is now proposed. As such, the traffic generated by this project represents
a reduction from what was previously contemplated and approved. Therefore, no significant additional
impacts related to traffic are anticipated.

PHASING
Three phases are proposed as shown on Figure 20, Phasing Plan; the first phase will include 92 units; phase
2 will include 110 units, and phase 3 will include 70 units. The developer reserves the right to record maps
in accordance with NRS 278.
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Figure 20: Phasing Plan

HYDROLOGY
A complete Hydrology Report can be found in the Appendix.

TENTATIVE MAP FINDINGS
(a) Environmental and health laws and regulations concerning water and air pollution, the disposal
of solid waste, facilities to supply water, community or public sewage disposal and, where
applicable, individual systems for sewage disposal
The proposed project has been designed in accordance with the required environmental and
health laws and regulations concerning water and air pollution, the disposal of solid waste,
facilities to supply water, community or public sewage disposal. All necessary infrastructure to
serve the project will be completed by the developer and adequate capacity exists to
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accommodate additional demands generated by the project. Refer to attached engineering
reports for specific details.
(b) The availability of water which meets applicable health standards and is sufficient in quantity
for the reasonably foreseeable needs of the subdivision
Water needed to serve the project will be dedicated through the Truckee Meadows Water
Authority (TMWA) with submittal of Final Maps. Additionally, the project applicant has initiated
the TMWA Discovery process which will identify any issues or upgrades that may need to be
addressed or required.
(c) The availability and accessibility of utilities
All necessary utilities are currently in place or will be in place in order to adequately serve the
proposed project. Any new infrastructure improvements will be constructed to City of Reno
standards and will be paid for by the developer.
(d) The availability and accessibility of public services such as schools, police protection,
transportation, recreation and parks
The project site will be served by existing school including Mamie Towles Elementary, Clayton
Middle School, and McQueen High School. Police patrols already exist in the area and should not
be significantly impacted by this request. Also, The Overlook at Keystone Canyon is within a 3minute response time of the City of Reno Fire Station located at the corner of Kings Row and
McCarran Boulevard. RTC operates Citifare bus service along North McCarran Boulevard with
stops to the south of The Overlook at Keystone Canyon. Pedestrian links to the south (provided
with this request) would allow access to existing public transportation routes.
(e) Conformity with the zoning ordinances and master plan, except that if any existing zoning
ordinance is inconsistent with the master plan, the zoning ordinance takes precedence
The project as proposed is in full compliance with the standards and densities designated within
the Keystone Canyon PUD (previously reviewed and approved by the City of Reno). A SUP
application has been submitted to the City of Reno to address hillside development and grading
(cuts and fills). The project is consistent with the PUD Development Standards related to
architecture, signage, and lighting.
(f) General conformity with the governing body’s master plan of streets and highways
The project utilizes Leadership Parkway for primary access. Leadership Parkway is currently
constructed and complies with all City of Reno standards. This will provide connection with a
major arterial (McCarran Boulevard) which has more than adequate capacity to accommodate
estimated trips from The Overlook at Keystone Canyon.
(g) The effect of the proposed subdivision on existing public streets and the need for new streets
or highways to serve the subdivision
As part of the master planned Keystone Canyon PUD, roadways within the project were properly
sized to accommodate traffic generated by the envisioned use. In fact, as the PUD has developed,
intensity has been reduced, thus reducing traffic impacts from original estimates. A detailed
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traffic analysis was completed and accepted previously by the City of Reno and the impacts
generated by The Overlook at Keystone Canyon are well within the accepted parameters.
(h) Physical characteristics of the land such as floodplain, slope and soil
The project site is well suited for residential development at the density proposed. A preliminary
geotechnical investigation was conducted and identified no issues that would preclude
development of the property. The site is not located within a floodplain. Furthermore, a SUP
application has been submitted to the City of Reno to ensure compliance the Hillside Ordinance.
(i) The recommendations and comments of those entities and persons reviewing the tentative
map pursuant to NRS 278.330 to 278.3485, inclusive
The proposed project request will be circulated to the required entities and persons in accordance
with NRS 278.330 to 278.3485, any recommendations or comments will be addressed accordingly.
(j) The availability and accessibility of fire protection, including, but not limited to, the availability
and accessibility of water and services for the prevention and containment of fires, including
fires in wild lands
The project meets and/or exceeds fire department access standards. Fire hydrants will be
provided (per City Code) within all phases of development. Additionally, access to public lands is
maintained via Leadership Parkway and the existing trailheads. These trailheads can be used by
fire trucks for access to wildfires in an emergency situation.
(k) The submission by the subdivide of an affidavit stating that the subdivider will make provision
for payment of the tax imposed by chapter 375 of NR and for compliance with the disclosure
and recording requirements of subsection 5 of NRS 598.0923, if applicable, by the subdivider or
any successor in interest
The developer agrees to make provisions for the payment of the tax imposed by chapter 375 of
NRS and for compliance with the disclosure and recording requirements of subsection 5 of NRS
598.0923, if applicable.

SPECIAL USE PERMIT FINDINGS (GENERAL)
(a) The proposed use is compatible with existing surrounding land uses and development
The proposed use is compatible with existing surrounding land uses (open space, residential) and
development
(b) The project is in substantial conformance with the Master Plan
No change to the existing Master Plan is requested or required.
(c) There are or will be adequate services and infrastructure to support the proposed development.
All infrastructure needed to serve the project is in place and/or can easily be extended to serve
the project.
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(d) The proposal adequately mitigates traffic impacts of the project and provides a safe pedestrian
environment
A comprehensive traffic impact analysis was completed by Solaegui Engineers in 2008 with
approval of the overall PUD. At that time, the overall intensity of the project was greater than
what is not envisioned/occurring. As such, the traffic generated by this project represents a
reduction from what was previously contemplated and approved. Therefore, no significant
impacts related to traffic are anticipated. Sidewalks and pedestrian paths are incorporated per
the PUD standards.
(e) The proposed site location and scale, intensity, density, height, layout, setbacks, and
architectural and overall design of the development and the uses proposed, is appropriate to
the area which it is located.
The proposed project is in direct conformance with PUD regulations and requirements and
exceeds these requirements in terms of providing hillside adaptive architecture. The proposed
density represents a reduction in density over what was originally approved and contemplated
within the PUD, further ensuring compatibility with adjoining uses.
(f) The project does not create adverse environmental impacts such as smoke, noise, glare, dust,
vibrations, fumes, pollution, or odor which would be detrimental to, or constitute a nuisance to
area properties.
The project does not create adverse environmental impacts such as smoke, noise, glare, dust,
vibrations, fumes, pollution, or odor which would be detrimental to, or constitute a nuisance to
area properties.
(g) Project signage is in character with project architecture and is compatible with or
complementary to surrounding uses
Monument/entry signs sill comply with the approved Keystone Canyon PUD Handbook in terms
of size, materials, etc.
(h) The structure has been designed such that the window placement and height do not adversely
affect the privacy of existing residential uses.
The construction of new homes will not negatively impact the privacy of existing homes based on
significant separation both vertically and horizontally.

SUPPLEMENTAL FINDINGS (HILLSIDE DEVELOPMENT)
(a) The slopes can be treated in a manner which does not create visual impacts
As depicted on the attached grading plan, slopes are stabilized through the use of rockery walls
and vegetation. Slopes are contoured to achieve a natural appearance and grading occurs in
accordance with City of Reno standards. Detention is provided to ensure that run-off does not
exceed what currently exists from the site. Refer to attached engineering reports for specific
details.
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(b) The grading is necessary to provide safe and adequate access to the development
Development is clustered to prevent major disturbance and conforms to all provisions of the
ordinance. Additionally, hillside adaptive architecture is included to reduce the amount of
necessary grading by stepping down floor plans to properly relate to the terrain. Rockery walks
will also be used to reduce cut slopes and provide a natural aesthetically pleasing appearance.
(c) The proposed project provides open space based on hillside constraints
As detailed previously, 13.28 acres of open space (32.32 acres of common area/open space) are
provided. This fulfills and exceeds the requirements of the Hillside Ordinance, including the 2:1
calculation for disturbing slopes in excess of 30%.
(d) The proposed project adheres to applicable hillside development design standards and to
master plan provisions related to development in sloped areas
The project as proposed meets or exceeds all requirements of the Reno Municipal Code related
to Hillside Development. This is achieved through careful site design, hillside adaptive
architecture, and appropriate use of the property.
(e) The proposed project’s site layout and design features adequately mitigate potential visual
impacts of development near prominent ridgelines and within other visually prominent areas
By providing step-down hillside adaptive architecture in steeper areas, the project will property
relate to the existing built and natural environments. This also ensures that unsightly scarring and
cut sloes will not occur, resulting in an aesthetically pleasing appearance from surrounding
properties and roadways.

SUPPLEMENTAL FINDINGS (CUTS AND FILLS)
(a) The proposed project mitigates environmental degradation, including slope failure, erosion,
sedimentation, and stormwater run-off
The use of rockery walls, landscaping, and natural revegetation (as depicted in the attached plans)
ensure that no negative impacts occur. In fact, the proposed landscape improvements will result
in an aesthetically pleasing appearance from outside the project boundaries.
(b) The proposed project utilizes grading practices that are appropriate for hillsides and designed
to minimize the visibility of unsightly scarring
The grading is necessary in order to ensure proper street grades, transitions to the natural
environment, and relationships with existing improvements and infrastructure. Grading
proposed will not generate negative impacts and will not result in any unsightly conditions within
the community.
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Attached please find the following item(s):
Commitment
Thank You for your confidence and support. We at First American Title Insurance Company maintain the
fundamental principle:

Customer First!
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First American Title Insurance Company
INFORMATION
The Title Insurance Commitment is a legal contract between you and the company. It is issued to show
the basis on which we will issue a Title Insurance Policy to you. The Policy will insure you against certain
risks to the land title, subject to the limitations shown in the policy.
The Company will give you a sample of the Policy form, if you ask.
The Commitment is based on the land title as of the Commitment Date. Any changes in the land title or
the transaction may affect the Commitment and the Policy.
The Commitment is subject to its Requirements, Exceptions and Conditions.
This information is not part of the title insurance commitment.
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Policies to be Issued, Amounts and Proposed Insured
Interest in the Land and Owner
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please contact the issuing office.

First American Title Insurance Company

4
4
4
4

Form No. 1068-2
ALTA Plain Language Commitment

Commitment No. 121-2508040
Page Number: 4
Property Address: Leadership Parkway
Reno, NV

COMMITMENT FOR TITLE INSURANCE
Issued by

First American Title Insurance Company
Agreement to Issue Policy
We agree to issue a policy to you according to the terms of this Commitment.
When we show the policy amount and your name as the proposed insured in Schedule A, this
Commitment becomes effective as of the Commitment Date shown in Schedule A.
If the Requirements shown in this Commitment have not been met within six months after the
Commitment Date, our obligation under this Commitment will end. Also, our obligation under this
Commitment will end when the Policy is issued and then our obligation to you will be under the Policy.
Our obligation under this Commitment is limited by the following:
The Provisions in Schedule A.
The Requirements in Schedule B-1.
The Exceptions in Schedule B-2.
The Conditions.
This Commitment is not valid without Schedule A and Sections 1 and 2 of Schedule B.

By:

First American Title Insurance Company
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SCHEDULE A
1.

Commitment Date: July 01, 2016 at 7:30 A.M.

2.

Policy or Policies to be issued:

Amount

b. ALTA Loan Policy

$To Be
Determined

Proposed Insured:
To Be Determined

3.

(A) The estate or interest in the land described in this Commitment is:
Fee
(B) Title to said estate or interest at the date hereof is vested in:
Keystone SF Partners, LLC, a Nevada limited liability company

4.

The land referred to in this Commitment is situated in the County of Washoe, State of Nevada,
and is described as follows:
PARCELS A AND B OF PARCEL MAP NO. 5241 FOR KEYSTONE SF PARTNERS LLC, RECORDED
JUNE 29, 2016 IN BOOK N/A AS INSTRUMENT NO. 4605020, OFFICIAL RECORDS WASHOE
COUNTY, NEVADA.
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SCHEDULE B
SECTION ONE
REQUIREMENTS
The following requirements must be met:
(A)

Pay the agreed amounts for the interest in the land and/or the mortgage to be insured.

(B)

Pay us the premiums, fees and charges for the policy.

(C)

Documents satisfactory to us creating the interest in the land and/or the mortgage to be insured
must be signed, delivered and recorded.

(D)

You must tell us in writing the name of anyone not referred to in this Commitment who will get
an interest in the land or who will make a loan on the land. We may then make additional
requirements or exceptions.

(E)

Releases(s) or Reconveyance(s) of Item(s): 26, 29 and 30

(F)

Other:

(G)

You must give us the following information:
1.
Any off record leases, surveys, etc.
2.
Statement(s) of Identity, all parties.
3.
Other:

The following additional requirements, as indicated by "X", must be met:
[X]

(H) Provide information regarding any off-record matters, which may include, but are not
limited to: leases, recent works of improvement, or commitment statements in effect
under the Environmental Responsibility Acceptance Act, Civil Code Section 850, et seq.
The Company's Owner's Affidavit form (attached hereto) must be completed and
submitted prior to close in order to satisfy this requirement. This Commitment will then
be subject to such further exceptions and/or requirements as may be deemed necessary.

[]

(I) An ALTA/NSPS survey of recent date, which complies with the current minimum standard
detail requirements for ALTA/NSPS land title surveys, must be submitted to the Company
for review. This Commitment will then be subject to such further exceptions and/or
requirements as may be deemed necessary.
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[X]

•

(J) The following LLC documentation is required from Keystone SF Partners, LLC, a Nevada
limited liability company.
Prior to the close of escrow or the issuance of any policy of title insurance, we will require that
copies of the Articles of Organization, the Operation Agreement and the Current Appointment of
Manager of Keystone SF Partners, LLC, a Nevada limited liability company, be submitted to the
Company for examination.

•

Evidence of proper filing and good standing in the State of Nevada of Keystone SF Partners, LLC.
[]

(K) The following partnership documentation is required from :

[]

(L) The following documentation is required from corporation:

[]

(M) Based upon the Company's review of that certain partnership/operating agreement dated
for the proposed insured herein, the following requirements must be met:
Any further amendments to said agreement must be submitted to the Company, together
with an affidavit from one of the general partners or members stating that it is a true
copy, that said partnership or limited liability company is in full force and effect, and that
there have been no further amendments to the agreement. This Commitment will then
be subject to such further requirements as may be deemed necessary.

[]

(N) A copy of the complete lease, as referenced in Schedule A, #3 herein, together with any
amendments and/or assignments thereto, must be submitted to the Company for review,
along with an affidavit executed by the present lessee stating that it is a true copy, that
the lease is in full force and effect, and that there have been no further amendments to
the lease. This Commitment will then be subject to such further requirements as may be
deemed necessary.

[X]

(O) Approval from the Company's Underwriting Department must be obtained for issuance of
the policy contemplated herein and any endorsements requested thereunder. This
Commitment will then be subject to such further requirements as may be required to
obtain such approval.

[X]

(P) Potential additional requirements, if ALTA Extended coverage is contemplated hereunder,
and work on the land has commenced prior to close, some or all of the following
requirements, and any other requirements which may be deemed necessary, may need to
be met:

[]

(Q) The Company's "Mechanic's Lien Risk Addendum" form must be completed by a Company
employee, based upon information furnished by the appropriate parties involved.

First American Title Insurance Company

Form No. 1068-2
ALTA Plain Language Commitment

Commitment No. 121-2508040
Page Number: 9
Property Address: Leadership Parkway
Reno, NV

[]

(R) The Company's "Indemnity Agreement I" must be executed by the appropriate parties.

[]

(S) Financial statements from the appropriate parties must be submitted to the Company for
review.

[]

(T) A copy of the construction contract must be submitted to the Company for review.

[]

(U) An inspection of the land must be performed by the Company for verification of the phase
of construction.
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SCHEDULE B
SECTION TWO
EXCEPTIONS
Schedule B of the policy or policies to be issued will contain exceptions to the following matters unless
the same are disposed of to the satisfaction of the Company:
1.

Taxes or assessments which are not shown as existing liens by the records of any taxing
authority that levies taxes or assessments on real property or by the public records.
Proceedings by a public agency which may result in taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agency or by the public records.

2.

Any facts, rights, interests, or claims that are not shown by the public records but that could be
ascertained by an inspection of the land or that may be asserted by persons in possession
thereof.

3.

Easements, liens or encumbrances, or claims thereof, not shown by the public records.

4.

Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts
which a correct survey would disclose, and which are not shown by the public records.

5.

Unpatented mining claims, (b) reservations or exceptions in patents or in Acts authorizing the
issuance thereof, (c) water rights or, claims or title to water, whether or not the matters
excepted under (a), (b) or (c) are shown by the public records.

6.

Any lien or right to a lien for services, labor or material not shown by the public records.
Exceptions 1-6 will be omitted on extended coverage policies

7.

Water rights, claims or title to water, whether or not shown by the public records.

8.

Any taxes that may be due, but not assessed, for new construction which can be assessed on the
unsecured property rolls, in the Office of the Washoe County Assessor, per Nevada Revised
Statute 361.260.

9.

Any unpaid sewer service charges plus interest and penalties, which would create a lien and
attach to said real property, pursuant to Chapter 7.20 of the Reno Municipal Code. Specific
amounts may be obtained by calling (775)334-2095.
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10.

Those taxes for the fiscal year July 1, 2016 through June 30, 2017, including any secured
personal property taxes collected by the County Treasurer.
APN 082-631-29
1st installment
2nd installment
3rd installment
4th installment

$
$
$
$

2,191.45
2,135.56
2,135.55
2,135.55

Total
$
8,598.11
NOTE:
Said taxes become a lien on July 1, 2016, each installment will become due and payable on the
following dates:
1st installment is due on the 3rd Monday of August, 2016.
2nd installment is due on the 1st Monday of October, 2016.
3rd installment is due on the 1st Monday of January, 2017.
4th installment is due on the 1st Monday of March, 2017.
Each installment will become delinquent ten (10) days after due.
The new parcel numbers will be: 082-631-31 and 32
11.

Reservations or exceptions in Patents, or in acts authorizing the issuance thereof.

12.

An Easement for electrical power transmission and incidental purposes, recorded October 18,
1949 in Book No. 242, Page 417 as Instrument No. 177970 of Official Records.
Affects:
A portion of the land

13.

An Easement for public utilities and incidental purposes, recorded October 20, 1966 in Book
No. 213, Page 673 as Instrument No. 73110 of Official Records.
Affects:
A portion of the land

14.

Easements, dedications, reservations, provisions, relinquishments, recitals, certificates, and any
other matters as provided for or delineated on Record of Survey Map #1071 . Reference is
hereby made to said plat for particulars.

•

A document entitled "Relinquishments of public utility easements", recorded February 13, 2001,
in Book N/A as Instrument No. 2523755 of Official Records.

•

A document entitled "Order of Abandonment", recorded April 23, 2001, in Book N/A as
Instrument No. 2545611 of Official Records.
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15.

Easements, dedications, reservations, provisions, relinquishments, recitals, certificates, and any
other matters as provided for or delineated on Parcel Map #2668 . Reference is hereby made to
said plat for particulars.

•

Portions of said easements were relinquished and reconveyed by an instrument recorded
February 14, 2001, Instrument No. 2524023, Official Records of Washoe County, Nevada.

•

The 46 foot public utility easement has been abandoned by Order of Abandonment recorded on
June 19, 2008 as Instrument No. 3661614, Official Records.

16.

An Easement for a grading and drainage easement to construct an earthen slope, together with
the necessary of convenient appurtenances connected therewith and incidental purposes,
recorded May 13, 1994 in Book No. 4061, Page 841 as Instrument No. 1796893 of Official
Records.
Affects:
A portion of the land

17.

An Easement for permanent grading and drainage and incidental purposes, recorded July 26,
1996 in Book No. 4631, Page 706 as Instrument No. 2015792 of Official Records.
Affects:
A portion of the land

18.

Easements, dedications, reservations, provisions, relinquishments, recitals, certificates, and any
other matters as provided for or delineated on Parcel Map #3511 . Reference is hereby made to
said plat for particulars.

•

Portions of said easements were relinquished and reconveyed by and instrument recorded
February 13, 2001, Instrument No. 2523755, Official Records of Washoe County, Nevada.

19.

The terms and provisions contained in the document entitled Agreement recorded November 15,
1999 in Book No. N/A as Instrument No. 2398115 of Official Records.

20.

Easements, dedications, reservations, provisions, relinquishments, recitals, certificates, and any
other matters as provided for or delineated on Dedication Tract Map #3980 . Reference is
hereby made to said plat for particulars.

21.

An Easement for road and incidental purposes, recorded June 03, 2002 in Book No. N/A as
Instrument No. 2695231 of Official Records.
Affects:
A portion of the land
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22.

An Easement for road and incidental purposes, recorded June 03, 2002 in Book No. N/A as
Instrument No. 2695416 of Official Records.
Affects:
A portion of the land

23.

An Easement for public utilities and incidental purposes, recorded February 11, 2003 in Book
No. N/A as Instrument No. 2804540 of Official Records.
Affects:
A portion of the land

24.

An Easement for water distribution facilities and incidental purposes, recorded March 10,
2003 in Book No. N/A as Instrument No. 2817390 of Official Records.
Affects:
A portion of the land

•

(The exact location thereof cannot be ascertained from the record)

25.

Intentionally deleted.

26.

A document entitled "Notice of Violation", recorded November 06, 2007, in Book N/A as
Instrument No. 3591831 of Official Records.

27.

Intentionally deleted.

28.

A document entitled "Notice of Design Guidelines for the Keystone Canyon Planned Unit
Development", recorded December 19, 2011, in Book N/A as Instrument No. 4068141 of Official
Records.

29.

Intentionally deleted.
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30.

A Deed of Trust to secure an original indebtedness of $2,000,000.00, and any other amounts or
obligations secured thereby, recorded August 24, 2015, in Book N/A, as Instrument No. 4506077.
Dated:
August 21, 2015
Trustor:
Keystone SF Partners, LLC, a Nevada limited liability
company
Trustee:
First American Title Company, a Nebraska corporation
Beneficiary:
George J. Brown, Trustee of the Brown 2012 Trust and to
an undivided 25% interest and Evelyn R. Oliver, Trustee of
the Revocable Intervivos Trust to an undivided 25%
interest and George J. Brown, Trustee of the George J.
Brown 1986 Trust as to an undivided 12.5% interest and
George Brown and Sharon Brown, husband and wife as
joint tenants as to an undivided 12.5% interest and
Deborah E. Perry, Trustee of the Deborah E. Perry
Revocable Trust as to an undivided 12.5% interest and
Pasquale Vitucci, Trustee of the Pasquale Vitucci Separate
Property Trust dated May 18, 2012 as to an undivided
12.5% interest all as tenants in common

31.

Easements, dedications, reservations, provisions, relinquishments, recitals, certificates, and any
other matters as provided for or delineated on Record of Survey Map #5695 . Reference is
hereby made to said plat for particulars.

32.

Easements, dedications, reservations, provisions, relinquishments, recitals, certificates, and any
other matters as provided for or delineated on Parcel Map #5241 referenced in the legal
description contained herein. Reference is hereby made to said plat for particulars.

33.

Rights of parties in possession of the land by reason of unrecorded leases and all parties
claiming by, through or under said lessees or tenants, if any, that would be disclosed from an
inquiry of the parties, or by an inspection of the land.
INFORMATIONAL NOTES

The map attached, if any, may or may not be a survey of the land depicted hereon. First American
expressly disclaims any liability for loss or damage which may result from reliance on this map except to
the extent coverage for such loss or damage is expressly provided by the terms and provisions of the title
insurance policy, if any, to which this map is attached.

First American Title Insurance Company
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CONDITIONS
1. DEFINITIONS
(a)"Mortgage" means mortgage, deed of trust or other security instrument.
(b)"Public Records" means title records that give constructive notice of matters affecting the title
according to the state law where the land is located.
2. LATER DEFECTS
The Exceptions in Schedule B - Section Two may be amended to show any defects, liens or
encumbrances that appear for the first time in the public records or are created or attached between the
Commitment Date and the date on which all of the Requirements (a) and (c) of Schedule B - Section One
are met. We shall have no liability to you because of this amendment.
3. EXISTING DEFECTS
If any defects, liens or encumbrances existing at Commitment Date are not shown in Schedule B, we may
amend Schedule B to show them. If we do amend Schedule B to show these defects, liens or
encumbrances, we shall be liable to you according to Paragraph 4 below unless you knew of this
information and did not tell us about it in writing.
4. LIMITATION OF OUR LIABILITY
Our only obligation is to issue to you the Policy referred to in this Commitment, when you have met its
Requirements. If we have any liability to you for any loss you incur because of an error in this
Commitment, our liability will be limited to your actual loss caused by your relying on this Commitment
when you acted in good faith to:
comply with the Requirements shown in Schedule B - Section One
or
eliminate with our written consent any Exceptions shown in Schedule B - Section Two.
We shall not be liable for more than the Policy Amount shown in Schedule A of this Commitment and our
liability is subject to the terms of the Policy form to be issued to you.
5. CLAIMS MUST BE BASED ON THIS COMMITMENT
Any claim, whether or not based on negligence, which you may have against us concerning the title to
the land must be based on this commitment and is subject to its terms.

First American Title Insurance Company

Form No. 1068-2
ALTA Plain Language Commitment

Commitment No. 121-2508040
Page Number: 16
Property Address: Leadership Parkway
Reno, NV

INCOMING DOMESTIC WIRE INSTRUCTIONS
PAYABLE TO:

First American Title Insurance Company

BANK:

First American Trust, FSB

ADDRESS:

Attn: Banking Services M/S #4 5 First American Way, Santa Ana,
CA 92707

ACCOUNT NO:

3012490000

ROUTING NUMBER:

122241255

PLEASE REFERENCE THE FOLLOWING:
PROPERTY:
Leadership Parkway, Reno, NV 89513
FILE NUMBER:

121-2508040 (MLR)

PLEASE USE THE ABOVE INFORMATION WHEN WIRING FUNDS TO First American
Title Insurance Company. FUNDS MUST BE WIRED FROM A BANK WITHIN
THE UNITED STATES. PLEASE NOTIFY YOUR ESCROW OFFICER AT (775)823-6200
OR mroma@firstam.com WHEN YOU HAVE TRANSMITTED YOUR WIRE.
IF YOUR FUNDS ARE BEING WIRED FROM A NON-U.S. BANK, ADDITIONAL CHARGES MAY APPLY.
PLEASE CONTACT YOUR ESCROW OFFICER/CLOSER FOR INTERNATIONAL WIRING INSTRUCTIONS.
AN ACH TRANSFER CANNOT BE ACCEPTED FOR CLOSING, BECAUSE IT IS NOT THE SAME AS A WIRE
AND REQUIRES ADDITIONAL TIME FOR CLEARANCE.
FIRST AMERICAN TRUST CONTACT INFO: Banking Services 1-877-600-9473

ALL WIRES WILL BE RETURNED IF THE FILE NUMBER
AND/OR PROPERTY REFERENCE ARE NOT INCLUDED
With cyber crimes on the increase, it is important to be ever vigilant. If you receive an e-mail or any
other communication that appears to be generated from a First American employee that contains new,
revised or altered bank wire instructions, consider it suspect and call our office at a number you trust.
Our bank wire instructions seldom change.

First American Title Insurance Company
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Privacy Policy
We Are Committed to Safeguarding Customer Information
In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We
understand that you may be concerned about what we will do with such information - particularly any personal or
financial information. We agree that you have a right to know how we will utilize the personal information you provide to
us. Therefore, together with our parent company, The First American Corporation, we have adopted this Privacy Policy to
govern the use and handling of your personal information.
Applicability
This Privacy Policy governs our use of the information which you provide to us. It does not govern the manner in which
we may use information we have obtained from any other source, such as information obtained from a public record or
from another person or entity. First American has also adopted broader guidelines that govern our use of personal
information regardless of its source. First American calls these guidelines its Fair Information Values, a copy of which can
be found on our website at www.firstam.com.
Types of Information
Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect
include:
•
Information we receive from you on applications, forms and in other communications to us, whether in writing, in
person, by telephone or any other means;
•
Information about your transactions with us, our affiliated companies, or others; and
•
Information we receive from a consumer reporting agency.
Use of Information
We request information from you for our own legitimate business purposes and not for the benefit of any nonaffiliated
party. Therefore, we will not release your information to nonaffiliated parties except: (1) as necessary for us to provide
the product or service you have requested of us; or (2) as permitted by law. We may, however, store such information
indefinitely, including the period after which any customer relationship has ceased. Such information may be used for
any internal purpose, such as quality control efforts or customer analysis. We may also provide all of the types of
nonpublic personal information listed above to one or more of our affiliated companies. Such affiliated companies include
financial service providers, such as title insurers, property and casualty insurers, and trust and investment advisory
companies, or companies involved in real estate services, such as appraisal companies, home warranty companies, and
escrow companies. Furthermore, we may also provide all the information we collect, as described above, to companies
that perform marketing services on our behalf, on behalf of our affiliated companies, or to other financial institutions with
whom we or our affiliated companies have joint marketing agreements.
Former Customers
Even if you are no longer our customer, our Privacy Policy will continue to apply to you.
Confidentiality and Security
We will use our best efforts to ensure that no unauthorized parties have access to any of your information. We restrict
access to nonpublic personal information about you to those individuals and entities who need to know that information
to provide products or services to you. We will use our best efforts to train and oversee our employees and agents to
ensure that your information will be handled responsibly and in accordance with this Privacy Policy and First American's
Fair Information Values. We currently maintain physical, electronic, and procedural safeguards that comply with federal
regulations to guard your nonpublic personal information.

First American Title Insurance Company
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Bill Detail
Washoe County Treasurer
P.O. Box 30039, Reno, NV 89520-3039
ph: (775) 328-2510 fax: (775) 328-2500
Email: tax@washoecounty.us

Washoe County Treasurer
Tammi Davis

Bill Detail

Back to Account Detail

Change of Address

Print this Page

W ashoe County P arcel I nformation
Parcel ID

Status

Last Update

08263131

Active

9/11/2017 2:11:09
AM

Current Ow ner:
KEYSTONE SF PARTNERS LLC
5560 LONGLEY LN
RENO, NV 89511

SI TUS:
0 LEADERSHIP PKWY
RENO NV

Taxing District

Geo CD:

P ay By Check
Please make checks
payable to:
W ASHOE COUNTY
TREASURER
M ailing Address:
P.O. Box 30039
Reno, NV 89520-3039
Overnight Address:
1001 E. Ninth St., Ste
D140
Reno, NV 89512-2845

Legal Description
Range 19 SubdivisionName _UNSPECIFIED Township 20 Section 33 Lot A Block
Change of Address
I nstallments
Period

Due Date

Tax Year

Tax

Penalty/Fee

Interest

Total Due

INST 1

8/21/2017

2017

$0.00

$0.00

$0.00

$0.00

INST 2

10/2/2017

2017

$720.04

$0.00

$0.00

$720.04

INST 3

1/1/2018

2017

$720.04

$0.00

$0.00

$720.04

INST 4

3/5/2018

2017
Total Due:

$720.04

$0.00

$0.00

$720.04

$2,160.12

$0.00

$0.00

$2,160.12

All requests for a mailing
address change must be
submitted in writing,
including a signature
(unless using the online
form).
To submit your address
change online click here
Address change requests
may also be faxed to:
(775) 328-2500

Tax Detail
Gross Tax

Credit

Net Tax

City of Reno

$1,857.16

($1,101.86)

$755.30

State of Nevada

$328.94

($195.16)

$133.78

Washoe County

$2,692.85

($1,597.68)

$1,095.17

Washoe County Sc

$2,202.93

($1,307.01)

$895.92

TRUCKEE MDWS/SUN VALLEY WATER BASIN

$0.03

Total Tax $7,081.91

$0.00

$0.03

($4,201.71)

$2,880.20

Address change requests
may also be mailed to:
Washoe County Treasurer
P O Box 30039
Reno, NV 89520-3039

P ayment History
Tax Year

Bill Number

Receipt Number

Amount Paid

Last Paid

2017

2017183454

B17.40318

$720.08

8/10/2017

The Washoe County Treasurer’s Office makes every effort to produce and publish the most current and accurate information possible. No warranties, expressed or implied, are
provided for the data herein, its use, or its interpretation. If you have any questions, please contact us at (775) 328-2510 or tax@washoecounty.us
This site is best viewed using Google Chrome, Internet Explorer 11, Mozilla Firefox or Safari.

https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=08263131&a=5348853&b=2017183454&y=2017#
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Bill Detail
Washoe County Treasurer
P.O. Box 30039, Reno, NV 89520-3039
ph: (775) 328-2510 fax: (775) 328-2500
Email: tax@washoecounty.us

Washoe County Treasurer
Tammi Davis

Bill Detail

Back to Account Detail

Change of Address

Print this Page

W ashoe County P arcel I nformation
Parcel ID

Status

Last Update

08263132

Active

9/11/2017 2:11:09
AM

Current Ow ner:
KEYSTONE SF PARTNERS LLC
5560 LONGLEY LN
RENO, NV 89511

SI TUS:
0 LEADERSHIP PKWY
RENO NV

Taxing District

Geo CD:

P ay By Check
Please make checks
payable to:
W ASHOE COUNTY
TREASURER
M ailing Address:
P.O. Box 30039
Reno, NV 89520-3039
Overnight Address:
1001 E. Ninth St., Ste
D140
Reno, NV 89512-2845

Legal Description
Range 19 SubdivisionName _UNSPECIFIED Township 20 Section 33 Lot B Block
Change of Address
I nstallments
Period

Due Date

Tax Year

Tax

Penalty/Fee

Interest

Total Due

INST 1

8/21/2017

2017

$0.00

$0.00

$0.00

$0.00

INST 2

10/2/2017

2017

$1,470.42

$0.00

$0.00

$1,470.42

INST 3

1/1/2018

2017

$1,470.41

$0.00

$0.00

$1,470.41

INST 4

3/5/2018

2017
Total Due:

$1,470.41

$0.00

$0.00

$1,470.41

$4,411.24

$0.00

$0.00

$4,411.24

All requests for a mailing
address change must be
submitted in writing,
including a signature
(unless using the online
form).
To submit your address
change online click here
Address change requests
may also be faxed to:
(775) 328-2500

Tax Detail
Gross Tax

Credit

Net Tax

City of Reno

$3,676.28

($2,133.88)

$1,542.40

Remediation

$92.38

$0.00

$92.38

State of Nevada

$651.14

($377.95)

$273.19

Washoe County

$5,330.56

($3,094.09)

$2,236.47

Washoe County Sc

$4,360.76

($2,531.16)

$1,829.60

TRUCKEE MDWS/SUN VALLEY WATER BASIN

$0.03

$0.00

$0.03

($8,137.08)

$5,974.07

Total Tax $14,111.15

Address change requests
may also be mailed to:
Washoe County Treasurer
P O Box 30039
Reno, NV 89520-3039

P ayment History
Tax Year

Bill Number

Receipt Number

Amount Paid

Last Paid

2017

2017183350

B17.40319

$1,562.83

8/10/2017

The Washoe County Treasurer’s Office makes every effort to produce and publish the most current and accurate information possible. No warranties, expressed or implied, are
provided for the data herein, its use, or its interpretation. If you have any questions, please contact us at (775) 328-2510 or tax@washoecounty.us
This site is best viewed using Google Chrome, Internet Explorer 11, Mozilla Firefox or Safari.

https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?p=08263132&a=5348854&b=2017183350&y=2017
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