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Washoe County Development Application 
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

  Project Information   Staff Assigned Case No.: 

Project Name: 

Project 
Description: 

Project Address: 
Project Area (acres or square feet): 
Project Location (with point of reference to major cross streets AND area locator): 

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

Indicate any previous Washoe County approvals associated with this application: 
Case No.(s). 

Applicant Information (attach additional sheets if necessary) 
Property Owner: Professional Consultant: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell: Other: Cell: Other: 

Contact Person: Contact Person: 
Applicant/Developer: Other Persons to be Contacted: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell: Other: Cell: Other: 
Contact Person: Contact Person: 

For Office Use Only 
Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 
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Owner APN     | Acreage

Boulder Bay 0 Wassou Road 123-071-04 0.64

Boulder Bay 47 Reservoir 123-054-01 1.00

Boulder Bay 101 Lake View Ave 123-053-04 0.18

Boulder Bay 0 Wassou Road 123-053-02 1.42

Boulder Bay 5 State Route 28 123-052-04 3.23

Boulder Bay 5 State Route 28 123-052-02 0.28

Boulder Bay 0 State Route 28 123-052-03 0.28

Big Water Investments, Inc. 1 Big Water Drive 123-291-01 2.77

United States of America - Forest Service 0 Lake View Ave 123-053-06 1.24

Site Address

EXHIBIT 1

Boulder Bay Property Owners



Washoe County Planning and Building December 2018 
ABANDONMENT DEVELOPMENT SUPPLEMENTAL INFORMATION 

Abandonment Application 
Supplemental Information 

(All required information may be separately attached) 

1. What and where is the abandonment that is being requested?

2. On which map or document (please include with application) is the easement or right-of-way first
referenced?

3. What is the proposed use for the vacated area?

4. What replacement easements are proposed for any to be abandoned?

5. What factors exist or will be employed to prevent the proposed abandonment from resulting in
significant damage or discrimination to other property in the vicinity?

6. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to
the area subject to the abandonment request?  (If so, please attach a copy.)

* Yes * No

IMPORTANT 
NOTICE REGARDING ABANDONMENTS: 

To the extent that Washoe County does not own the easements in question, it cannot abandon them.  
Therefore, an abandonment request is in effect a “quitclaim” by the County of whatever interest it 
might have in the easements in favor of the owners who applied for the abandonment.  For example, 
if the abandonment is approved by Washoe County and recorded, it will likely affect the allowable 
building envelope on the property, to the benefit of the applicant.  However, even if the abandonment 
is approved, it should not be construed as an assertion by the County of ownership over the easements 
in question.  To the extent other property owners nearby or other entities might have any ownership 
interests in these easements, an approved abandonment by the County does not affect those interests 
and the property owners associated with this abandonment are responsible for utilizing whatever legal 
mechanisms are necessary to address those interests on their own. 
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Washoe County Planning and Building December 2018 
VARIANCE APPLICATION SUPPLEMENTAL INFORMATION 

Variance Application 
Supplemental Information 

 (All required information may be separately attached) 

1. What provisions of the Development Code (e.g. front yard setback, height, etc.) must be waived or
varied to permit your request?

You must answer the following questions in detail.  Failure to provide complete and accurate 
information will result in denial of the application. 

2. What are the topographic conditions, extraordinary or exceptional circumstances, shape of the
property or location of surroundings that are unique to your property and, therefore, prevent you from
complying with the Development Code requirements?

3. What steps will be taken to prevent substantial negative impacts (e.g. blocking views, reducing
privacy, decreasing pedestrian or traffic safety, etc.) to other properties or uses in the area?

4. How will this variance enhance the scenic or environmental character of the neighborhood (e.g.
eliminate encroachment onto slopes or wetlands, provide enclosed parking, eliminate clutter in view
of neighbors, etc.)?

5. What enjoyment or use of your property would be denied to you that is common to other properties in
your neighborhood?

6. Are there any restrictive covenants, recorded conditions or deed restrictions (CC&Rs) that apply to
the area subject to the variance request?

 Yes  No If yes, please attach a copy. 

7. How is your current water provided?

8. How is your current sewer provided?
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RECORDING REQUESTED BY: 
 US Department of Agriculture 

    Forest Service 
WHEN RECORDED MAIL TO: 

 USDA-Forest Service 
 Lake Tahoe Basin Management Unit 
 Attn: Kim Felton       I 
 35 College Drive       I 
 South Lake Tahoe, CA 96150       I 

REAL PROPERTY TRANSFER TAX$ EXEMPT 
(R&T Code 1191 I)      I 
Declared:  DANELLE D, HARRISON  I 

      Acting Forest Supervisor  I 
By and For: Forest Service (USDA)       I 

QUIT CLAIM DEED 

THIS DEED, made this ____   day of _________________ 20 ___ between the United States 
of America, acting by and through the Forest Service, Department of Agriculture, hereinafter 
called Grantor, and County of Washoe, State of Nevada, hereinafter called Grantee. 

WITNESSETH: The Grantor is authorized to convey certain National Forest System lands by 
the Adjustment of Land Title Act of July 8, 1943 (57 Stat. 388; P. L. 78-120). 

NOW THEREFORE, the Grantor, 
the boundaries of the property suitable for use by the United States, and relinquishment by the 
Grantee of all other claims related to the boundary between the resultant properties of the Grantee 
and the United States, the receipt whereof is hereby duly acknowledged, does hereby remise, 
release, and quitclaim unto the Grantees, its successors and assigns all its right, title, interest, 
and claim, in and to the real property situated in the County of Washoe, State of Nevada, 
described as follows: 

See attached Exhibit A2: "Description for US Forest Service Resultant 

See attached Exhibit A3: 

See attached Exhibit A4: "Plat to Accompany Description for Boundary Line Adjustment" 



IN WITNESS WHEREOF, the Grantor, by its duly authorized representative has executed this 
deed pursuant to the delegation of authority promulgated in Title 7 CFR 2.42 and 49 F.R. 
34283, August 29, 1984. 

UNITED STATES OF AMERICA 

 BY:______________________________ 
 JAMES J. BACON 
 Director of Public Services      
 Pacific Southwest Region      
 Forest Service 
 United States Department of Agriculture  

STATE OF CALIFORNIA ) 
) 

SS. COUNTY OF SOLANO ) 

On _______________________, before me, ______________________ , Notary Public, 
personally appeared ____________________________who provided to me on the basis of 
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within 
instrument and acknowledged to me that he/she/they executed the same in his/her/their 
authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), 
or the entity upon behalf of which the person(s) acted, executed the instrument.  

I certify under PENALTY OF PERJURY under the laws of the State of California that the 
foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

 ______________________________________ 
 NOTARY PUBLIC 



EXHIBIT A1 

LEGAL DESCRIPTION 
TRANSFER PARCEL  

All that certain real parcel of land, situate within a portion of the Southwest one-quarter (SW 1/4) of 
Section Nineteen (19), Township Sixteen (16) North, Range Eighteen(18) East, M.D.M., lying within the 
County of Washoe, State of Nevada, more particularly described as follows: 

COMMENCING at the southwest corner of Grant Deed Document No. 2665643, recorded March 19, 
2002, Official Records of Washoe County, Nevada; thence South 10°04'16 West, 202.95 feet to the 
True Point of Beginning, said point being further described as lying on the westerly right-of-way line of 
Lake View Ave and the northerly line of Grant Deed Document No. 1217858, recorded January 8, 
1989, Official Records, Washoe County, Nevada; 

Thence departing said northerly line South 89°47'22" East, 30.23 feet to a point on the easterly right-
of-way of Lake View Ave, being further described as the westerly line of Parcel 1 of Grant Deed 
Document No. 3548445, recorded June 27, 2007, Official Records of Washoe County, Nevada; 

Thence along said easterly line South 1°30'26" West, 310.00 feet to a point on the northerly right-of-
way of Reservoir Road, being further described as the southwest corner of Parcel 1 of Grant Deed 
Document No. 3548445; 

Thence along the northerly line of Reservoir Road South 89°47'22" East, 140.00 feet to a point on the 
westerly right-of-way of Wassou Road, being further described as the southeast corner of Parcel 1 of 
Deed Document No. 3548445; 

Thence along the westerly line of Wassou Road North 1°30'26" East, 310.00 feet to a point on the 
southerly terminus of Wassou Road, a varying width Washoe County public right-of-way; 

Thence along said southerly terminus South 89°47'22" East 40.01 feet to a point on the easterly right-
of-way of Wassou Road, being further described as the westerly line of Condominium Tract Map No. 
5287, recorded October 5, 2018, as Filing No. 4856410, Official Records of Washoe County, Nevada; 

Thence along said westerly line South 1°30'26" West, 348.41 feet to a point on the southerly right-of-
way of Reservoir Road, being further described as the southwest corner of Common Area Parcel of 
Condominium Tract Map No. 5287; 

Thence along the southerly line of Reservoir Road North 89°12'30" West, 88.48 feet; 

Thence South 5°02'28" West, 0.65 feet; 

Thence South 89°50'28" West, 126.14 feet to a point on the westerly right-of-way of Lake View Ave, 
being further described as the southeast corner of Grant Deed Document No. 335917, recorded April 
24,1961, Official Records of Washoe County, Nevada; 

Thence along said easterly line North 1°22'28" East, 115.00 feet to the northeast corner of Document 
No.  335917; 



Thence along the easterly line North 89°50'28" East, 4.68 feet to the southeast corner of Grant Deed 
Document No. 3331522, recorded January 3, 2006 Official Records of Washoe County, Nevada.  
 
Thence along the easterly line of Document No. 3331522 North 1°30'26" East, 233.94 feet to the 
POINT OF BEGINNING, containing 30,344 square feet of land, more or less. 
 
 
 
 
 
 
 
 
 
 
 
___________________________________ 
Kevin L. German, PLS 20461 
CFA Inc. 
1150 Corporate Blvd. 
Reno, NV 89502 
 
 



EXHIBIT A2 

LEGAL DESCRIPTION 
USFS RESULTANT PARCEL 

All that certain real parcel of land, situate within a portion of the Southwest one-quarter (SW 1/4) of 
Section Nineteen (19), Township Sixteen (16) North, Range Eighteen(18) East, M.D.M., lying within the 
County of Washoe, State of Nevada, more particularly described as follows: 

recorded March 19, 2002, Official Records of Washoe County, Nevada; thence South 10°04'16
West, 202.95 feet to a point on the westerly right-of-way line of Lakeview Ave and the true POINT OF 
BEGINNING, said point being further described as the northerly line of Grant Deed Document No. 
1217858, recorded January 8, 1989, Official Records, Washoe County, Nevada; 

Thence along said westerly right-of-way line South 1°30'26" West, 135.00 feet to a point on the 
southerly line, being further described as the northeast corner of Deed Document No.3331522, 
recorded January 3, 2006, Official Records, Washoe County, Nevada; 

Thence along the northerly line of Document No. 3331522 to its northwest corner, North 
89°47'22" West, 165.53 feet.  Said point being further described as lying on the Nevada/California 
state line.  A 1- "
from this position; 

Thence along said state line, North 1°03'52" East, 134.98 feet to the southwest corner of Deed 
Document No. 1138513, recorded February 9, 1987, Official Records, Washoe County, Nevada; 

Thence departing said state line along the southerly line of Document No. 1138513, South 
89°47'22" East, 166.57 feet to the POINT OF BEGINNING, containing 22,411 square feet of land, more 
or less. 

___________________________________ 
Kevin L. German, PLS 20461 
CFA Inc. 
1150 Corporate Blvd. 
Reno, NV 89502 



EXHIBIT A3 

LEGAL DESCRIPTION  
WASHOE COUNTY RESULTANT PARCEL 

All that certain real parcel of land, situate within a portion of the Southwest one-quarter (SW 1/4) of 
Section Nineteen (19), Township Sixteen (16) North, Range Eighteen(18) East, M.D.M., lying within the 
County of Washoe, State of Nevada, more particularly described as follows: 

COMMENCING at the southwest corner of Grant Deed Document No. 2665643, recorded March 19, 
2002, Official Records of Washoe County, Nevada; thence South 10°04'16 West, 202.95 feet to the 
True Point of Beginning, said point being further described as lying on the westerly right-of-way line of 
Lake View Ave and the northerly line of Grant Deed Document No. 1217858, recorded January 8, 
1989, Official Records, Washoe County, Nevada; 

Thence departing said northerly line South 89°47'22" East, 30.23 feet to a point on the easterly right-
of-way of Lake View Ave, being further described as the westerly line of Parcel 1 of Grant Deed 
Document No. 3548445, recorded June 27, 2007, Official Records of Washoe County, Nevada; 

Thence along said easterly line South 1°30'26" West, 310.00 feet to a point on the northerly right-of-
way of Reservoir Road, being further described as the southwest corner of Parcel 1 of Grant Deed 
Document No. 3548445; 

Thence along the northerly line of Reservoir Road South 89°47'22" East, 140.00 feet to a point on the 
westerly right-of-way of Wassou Road, being further described as the southeast corner of Parcel 1 of 
Deed Document No.3548445; 

Thence along the westerly line of Wassou Road North 1°30'26" East, 460.51 feet; 

Thence continuing along said westerly line along the arc of a tangent curve to the right, having a 
radius of 2392.94 feet, through the central angle of 1°11'15", a distance of 49.60 feet to the southeast 
corner of Grant Deed Document No. 2665643, recorded March 19, 2002, Official Records of Washoe 
County, Nevada; 

Thence continuing along said westerly line along the arc of a tangent curve to the right, having a 
radius of 2392.94 feet, through the central angle of 2°23'40", a distance of 100.00 feet to the 
southeast corner of Grant Deed Document No. 1437957, recorded November 1, 1990, Official 
Records of Washoe County, Nevada; 

Thence along said westerly line along the arc of a tangent curve to the right, having a radius of 2392.94 
feet, through the central angle of 2°24'10", a distance of 100.35 feet to the southeast corner of Grant 
Deed Document No. 1444645, recorded December 3, 1990, Official Records of Washoe County, 
Nevada; 

Thence along said westerly line along the arc of a tangent curve to the right, having a radius of 2392.94 
feet, through the central angle of 2°24'48", a distance of 100.79 feet to the southeast corner of Grant 
Deed Document No. 4431465, recorded February 2, 2015, Official Records of Washoe County, 
Nevada; 



Thence along said westerly line along the arc of a tangent curve to the right, having a radius of 2392.94 
feet, through the central angle of 2°25'44", a distance of 101.45 feet to the southeast corner of Grant 

Nevada; 
 

distance of 157.59 feet to the northeast corner of Deed Document No. 1135131; 
 
Thence along the prolongation of the northerly line South 89°33'34" East, 5.66 feet to a point on the 
easterly right-of-way of Wassou Road, being further described as the westerly line of Parcel 4 of 
Record of Survey Map No. 4509, recorded December 21, 2004, as Filing No. 3146107, Official 
Records of Washoe County, Nevada; 
 
Thence along said easterly line South 15°13'26" West, 289.76 feet; 
 
Thence continuing along said easterly line along the arc of a tangent curve to the left, having a radius 
of 2352.94 feet, through the central angle of 13°43'00", a distance of 563.30 feet to a point on the 
easterly right-of-way of Wassou Road, being further described as the westerly line of Condominium 
Tract Map No. 5287, recorded October 5, 2018, as Filing No. 4856410, Official Records of Washoe 
County, Nevada;  
 
Thence along said westerly line South 1°30'26" West, 498.06 feet to a point on the southerly right-of-
way of Reservoir Road, being further described as the southwest corner of Common Area Parcel of 
Condominium Tract Map No. 5287; 
 
Thence along the southerly line of Reservoir Road North 89°12'30" West, 88.48 feet; 
 
Thence South 5°02'28" West, 0.65 feet; 
 
Thence South 89°50'28" West, 126.14 feet to a point on the westerly right-of-way of Lake View Ave, 
being further described as the southeast corner of Grant Deed Document No. 335917, recorded April 
24,1961, Official Records of Washoe County, Nevada; 
 
Thence along said easterly line North 1°22'28" East, 115.00 feet to the northeast corner of Document 
No. 335917; 
 



Thence along the easterly line North 89°50'28" East, 4.68 feet to the southeast corner of Grant Deed 
Document No. 3331522, recorded January 3, 2006 Official Records of Washoe County, Nevada.  
 
Thence along the easterly line of Document No. 3331522 North 1°30'26" East, 233.94 feet to the POINT 
OF BEGINNING, containing 68,897 square feet of land, more or less. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
___________________________________ 
Kevin L. German, PLS 20461 
CFA Inc. 
1150 Corporate Blvd. 
Reno, NV 89502 



    COUNTY RECORDER'S CERTIFICATE

RECORD OF SURVEY IN SUPPORT OF A BOUNDARY LINE ADJUSTMENT

FOR

USDA FOREST SERVICE AND

 WASHOE COUNTY COMMUNITY DEV.

WASHOE COUNTY NEVADA
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LAKE TAHOE
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PROJECT LOCATION

TOWNSHIP 16 NORTH, RANGE 18 EAST, SECTION 19

LYING WITHIN THE SE 1/4  OF SEC.19, T16N, R18E, M.D.M.

OWNER'S CERTIFICATE:

OWNER ACKNOWLEDGEMENTS

NOTARY PUBLIC

OWNER ACKNOWLEDGEMENTS

NOTARY PUBLIC

SURVEYOR'S CERTIFICATE

GOVERNING AGENCY CERTIFICATE

TAXATION CERTIFICATE

DISTRICT BOARD OF HEALTH CERTIFICATE

TITLE COMPANY CERTIFICATE

NOTES

REFERENCES

AN ADJUSTMENT OF DEED DOCUMENT NO'S 1217858 AND 4340151
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FOUND 1" IRON PIPE

WITH PLASTIC CAP

"RLS 2983"

(BENT)

FOUND 1" IRON BAR

WITH 2"X2" SQUARE TOP

"RE 314"

(S18°01'06"E 0.79')
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FOUND 5/8" REBAR
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    PROFESSIONAL SEAL

RECORD OF SURVEY IN SUPPORT OF A BOUNDARY LINE ADJUSTMENT

FOR

USDA FOREST SERVICE AND

WASHOE COUNTY COMMUNITY DEV.

WASHOE COUNTY NEVADA

2 3

RESULTANT PARCEL AREAS

GRAPHIC SCALE
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Project Narrative 

Property Location 

The Boulder Bay property is located in Crystal Bay, Nevada at the California state line. The subject 

property associated with this application request is part of the planned rejuvenation of the Tahoe Biltmore 

property. The parcels and ownership that are adjacent to the proposed abandoned roadway sections 

include the following Assessor’s Parcel Numbers.   

 

123-071-04 (Boulder Bay, LLC) 

123-052-02, 03 & 04 (Boulder Bay, LLC) 

123-053-02 & 04 (Boulder Bay, LLC) 

123-054-01 (Boulder Bay, LLC) 

123-291-01 (Big Water Investments Parcel – Common Area around Building A) 

123-053-06 (USFS parcel that has been requested for Boundary Line Adjustment to separate the roadway 

portion for Washoe County Ownership and ultimate abandonment with this request) 

 

A vicinity map is provided on page 2 showing the parcels adjacent to the sections of road that are 

requested for abandonment with this application.  

 

Property Ownership – all of the parcels adjacent to the roadway sections or slivers of sections where 

abandonment is sought are owned by either Boulder Bay, LLC or Big Water Investment, LLC with the 

exception of one parcel (APN 123-053-06), which is owned by the USFS. A boundary line adjustment 

application has been in the works with Washoe County and the USFS since October of 2019 and is nearing 

completion.  

Project Background 

A request for an abandonment and variance, nearly identical to this request, was approved on January 13, 

2009 under case No. AX08-006 and VA08-014 by the Washoe County Commission. However, that 

approval has expired, and it is necessary for the applicant to resubmit this application for re-review. Some 

slight changes to the alignment and grades of the proposed roadway connectors that will replace the 

proposed abandoned streets have been made, (either as improvements to the previous approved 

application submittal or at the request of the County) but the basic configuration remains the same and is in 

conformance with the overall approved site plan (through TRPA) with the basic goal of redeveloping and 

rejuvenating the Tahoe Biltmore property.  

 

A copy of the previous application package with detailed project description (what could be located in the 

applicant’s, TRPA’s and Washoe County’s files) has been provided in hard copy and electronic format with 

this resubmittal of the roadway abandonment and variance application.   
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Figure 1 – Vicinity Map 
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Project Request 

Roadway Abandonment and Proposed Replacement Connections - Requested is the abandonment of 

portions of County rights-of-way and the realignment of the existing road network. Specifically, the applicant 

is requesting the abandonment of a portion of right-of-way for Wassou Road and Lakeview Avenue and 

abandonment of the entire right-of-way of Reservoir Road. In addition to the full roadway sections identified 

in the Abandonment Map (provided in Tab B), sliver sections of roadway, adjacent to Boulder Bay, LLC 

property are also proposed for abandonment along Lakeview Avenue and Stateline Road. The total area of 

right-of-way that is proposed for abandonment is 60,291+/- SF. This existing road rights-of-way along 

Wassou Road and Lakeside Avenue are inclusive of paved sections that range from 12.8’ to 22’ in width of 

road that currently accommodate both vehicular and pedestrian travel without the safeguards and standard 

requirements of curbing, sidewalks or pedestrian paths. The proposed right-of-way widths of 24 feet 

present a wider, safer entirely paved surface exclusive for vehicular travel and stormwater management 

through curbs and gutters. Pedestrian access will no longer be provided within the paved asphalt travel 

lanes intended for vehicles. Rather, pedestrian paths that are separated from the public right-of-way will be 

provided on the private land of Boulder Bay. The total area of proposed new public rights-of-way is 

25,578+/-+/- s.f. Additionally, the interconnectivity of roads between the new alignments will create 

new/widened road sections totaling 13,762+/- s.f.  It should be noted that this proposed new/realigned 

public right-of-way area is inclusive solely of vehicular travel and Tahoe Basin appropriate roadway 

stormwater control improvements. Pedestrian access will be handled privately, and is not accounted for 

within the above estimated square footages.  

 

Wellness Way is proposed to be a private easement connector road presenting a travel lane width of 20-

feet. This non-public right-of-way was previously approved as part of the abandonment and variance 

request under case No. AX08-006 and VA08-014.  

 

The typical proposed right-of-way on the new sections of public roads is 24-feet in width from back-of-curb 

to back-of-curb. This typical section is proposed on the realigned sections of Wassou Road, Lakeview Drive 

and the northern portion of Stateline Road.  This street section will provide for two 11.5-foot-wide travel 

lanes (total of 23-feet). Article 436, section 110.436.15(a) allows for alternative street standards in areas 

“where unique topographical or other physical constraints suggest the use of streets and associated 

systems that are not provided for in Code.”  It should be noted that the proposed 23-foot travelway is wider 

than the existing sections of Lakeview Avenue and Wassou Road that are proposed to be abandoned 

(ranging from 12.8 to 22 feet in width). A proposed roadway section for these roads is provided below. 

 

It should be noted that no curbing or formal impervious stormwater management system is provided 

currently along the existing roadways. Rather stormwater run-off is handled through roadside ditches. 

Uncontrolled runoff and erosion conditions are common which creates situations of non-point sources of 
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pollution into Lake Tahoe. The proposed roadway sections include stormwater management through curbs 

and gutters and will appropriately route water to collection points suitable for pollution control for 

stormwater runoff, reducing the current Washoe County pollution into Lake Tahoe, which is very important 

in the Tahoe Basin.   

 

 
 

The southern +/-450-feet of State Line Road, beginning at State Route 28 is proposed to have a future 

paved/improved section of roadway to be 32-feet from back-of-curb to back-of-curb. The 32-foot roadway 

section design is intended to continue to allow for on-street parking in that area. The on-street parking is 

currently used north of the intersection of SR 28 and Stateline Road and can benefit the existing 

businesses along this stretch of roadway. A proposed roadway section for Stateline Road is provided, 

below. 

 

 
 

Both the 24-foot and 32-foot proposed roadway sections do not provide sidewalk within the right-of-way, 

rather pedestrian level improvements are proposed that are appropriately located through a non-right-of-
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way pedestrian path/sidewalk that will be provided on the property of and in conjunction with the future 

resort. Sidewalks may be located at back-of-curb or they may be separated to accommodate for slope, 

aesthetics or overall enhancement of connectivity to other paths through the site.   

 

The proposed right-of-way widths and transition areas to existing road widths and future stop conditions 

can be seen on the Proposed Roadway Width Exhibit provided in Tab F.  

 

Variance Requests 

Due to the steep slopes within the area, variances are requested to some of the roadway standards that 

are found in Article 436 of the Washoe County Code. The specific sections request for variance are 

 

• 110.436.25.2 (Street Section) – 42’ ROW for local roads  

• 110.436.30(b)(4)(i) (Maximum Grade) – 9% for north facing streets (the Wassou connector road 

profile shows a section below 9%, but future addition of driveways could creep the slope slightly 

over 9% and we need to make sure that there is reasonable flexibility in all of the road grades to 

provide appropriate softening of grades (as deemed necessary and acceptable to Washoe County) 

at future driveway locations. 

• 110.436.30(b)(4)(ii) (Maximum Grade) – 10% for south facing streets – the Lakeview to Stateline 

connector road does exceed this threshold and is proposed at 12.4% as a straight graded road. No 

account has been provided at this point for future driveway locations where the road grade will 

need to be softened. As such, it is requested that flexibility for the grade to increase in some 

locations to accommodate future driveway locations is requested. The maximum grade (per 

previously approved condition was 12.5%). 

• 110.436.35(a)(2) – (Grade at Intersection) – Cannot exceed 4% measured for 50 feet 

• 110.436.45(a) (Vertical Curves) – Vertical curves required for any change in grade of 2% or 

greater. 

• 110.436.45(c) (Street Curves) – Vertical curve must be separated by a tangent of not less than 100 

feet. 
 

In addition to the variance request associated with Article 436, it is additionally requested that a couple 

sections of the Grading section of County Code (Article 438) be varied and these are associated with 

retaining wall heights and permanent earthen structures. Specifically, the sections 110.438.35 and 

110.438.45 pertaining to permanent earthen structures and wall heights necessary in construction of the 

connector roads.  Through rough design, it is identified that there will be areas in excess of 4.5 feet of fill 

associated with both the Wassou to Lakeview connector and the Lakeview to Stateline connector. 

Additionally, a +/-15’ tall cut wall will be necessary on the western side of the Lakeview to Stateline 

connector near the northwest corner of APN 123-053-02. These fill and wall locations are identified on the 

plan and profile sheet provided in Tab F with this application. 
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Existing Utilities 

An Existing Utility Exhibit is provided in Tab C, which shows the location of the existing, mapped public 

utilities that are located in, around, or crossing the proposed abandonment areas. It is fully recognized by 

the client that these utilities will need to be relocated, undergrounded or quit claimed (if no longer in use or 

service).  

 

Request Justification 

The proposed abandonment and variance approval will allow for a reconfiguration of the roadways that 

abut and bisect the Crystal Bay Tourist Zoning District, identified in the Tahoe Area Plan. The existing 

sections of roads present 5 downhill stop conditions, identified in Tab D, Existing Roadway Grades Exhibit. 

Additionally, some sections of these roadways that are proposed for abandonment and realignment provide 

pavement widths as narrow as 12.8-feet on part of Wassou Road. There is no shoulder nor curbing 

provided along any of these roadways and this creates an unsafe and an uncontrolled non-point source of 

pollution in the Lake Tahoe environment.  

 

The proposed abandonment and variance request will allow for some of the steeper and bisecting sections 

of the subject roadways to be realigned to accomplish the following: 

 

• Improving road conditions by reducing the slopes on the roads to either meet the code identified 
slope maximum or bring the overall grades closer to the code requirements  

• Reduction in the number of downhill stop conditions from five (5) to one (1). The one remaining 
downhill stop condition exists at Stateline Drive and SR 28 and needs to remain.  Two of the 
downhill stop conditions that will be removed present steep slopes at intersections (Reservoir 
Road/Lakeview Avenue (11-12%) and Reservoir Road/SR 28 (13-14%)  

• Address the policy requirement found in the NSCP and the Tahoe Area Plan that identify that 
Wassou Road should be clearly defined and delineated as separate from the Biltmore parking lot. 
The realignment of Wassou Road to connect to Lakeview Avenue and ultimately to Stateline Road 
will bring the roadway connection around the perimeter of the redevelopment area of the Crystal 
Bay Tourist Zoning District.  

• New roadway sections will provide a minimum section of 23-feet from front face of curb to front 
face of curb for vehicular travel. (an improvement from 12.8 to 22 feet existing, without curbing) 

• Pedestrian access in the area of the realigned roadways will be provided through a pedestrian path 
that will be provided on the Boulder Bay owned properties, per requirement through the TRPA 
approval. 

• Street separated pedestrian pathways will include where applicable, per TRPA approval, to be 
heated for snow melt, rather than using snowmelt agents that can present pollutants that can get 
into Lake Tahoe.  

• Disconnected paths from the public right-of-way also provides a situation where snow from plows 
will not block the safe pedestrian pathway during the winter months, thus requiring pedestrians to 
walk in the vehicular travel ways – as is currently the case.   
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Master Plan 

The subject property is currently identified for master plan policies and designation under the North 

Stateline Community Plan (NSCP), part of the Tahoe Area Plan. The NSCP identifies the project area to be 

designated Commercial (along the SR 28 and Stateline Road frontages) and Tourist on the remainder of 

the subject parcels. A copy of the NSCP – Land Use Concept (Master Plan) Exhibit is provided on page 9 

of this document. The BOCC approved modifications to the Tahoe Area Plan maintain consistency with the 

previously approved map. 

 

Zoning 

The area containing the proposed abandonment and variance requests relative to roadways is identified to 

be within the Crystal Bay Tourist Regulatory Zone, and the vision set forth in the Tahoe Area Plan is: 

 

The vision for the Crystal Bay Tourist Regulatory Zone is creating a family-oriented destination resort. More 

emphasis should be placed on the outdoor and on human-scaled design. More priority should be given to 

pedestrians. This can be achieved through increasing the amount of green space, placing sidewalks and 

benches throughout the plan area, and reducing emphasis on the auto. A pedestrian oriented main street 

connecting the casinos will also help create a pedestrian friendly environment and increase opportunities to 

be outdoors. Providing a range of entertainment and recreational activities for families, as well as needed 

support services such as childcare, will improve the area’s competitive advantage in the resort market. 

Improvements proposed by the plan will help create a sense of place, one which is unique to the Crystal 

Bay Tourist Regulatory Zone and which promotes a resort setting. This will be achieved primarily through 

architecture and site planning. Architecture and design should identify the Crystal Bay Tourist Regulatory 

Zone; signs should become secondary. The design standards and guidelines establish direction for 

development within the Crystal Bay Tourist Regulatory Zone. The intent of these guidelines is to ensure 

high quality development sensitive to the unique setting of Lake Tahoe and responsive to the efforts of 

creating a special sense of place unique to Crystal Bay. These standards and guidelines are also intended 

to provide a framework within which architects, builders and developers can work creatively. 
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Figure 2: Existing Master Plan  
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Figure 3: Existing NSCP – Land Use Concept (Master Plan Map) 
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Figure 4: Proposed Tahoe Area Plan - Crystal Bay Tourist Concept Plan (Master Plan) 
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Figure 5: Crystal Bay Tourist Regulatory Zone from Article 220 (final draft) 
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Existing Roadway Conditions 

Following are photos of the existing roadways that are proposed for abandonment. The photos generally 

show the severity of existing slopes, existing pavement widths, and/or conditions surrounding the existing 

right-of-way that are less than optimal.  

View of the intersection of Reservoir Drive and SR 28 (view to the west). Varied slope of Reservoir Drive 

can be seen, and a 13.1% to 14% slope exists as Reservoir Drive connects to the SR 28 right-of-way. 

Snow melt/run-off exists at the intersection that presents freezing conditions on a steep slope at a stop 

condition in winter months.    
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View to the west on Reservoir Road between Wassou Road and Lakeview Avenue. Roadway grades in this 

section exist between 11.1% and 14%, per the Existing Roadways Grades Exhibit provided in Tab D of this 

application package.  

 

View to the north at the intersection of Reservoir Drive and Lakeview Avenue. A road grade of 14+% exists 

in the foreground and transitions of 13.1% to 14% near the white pole on the left side of the photo. This 

section is proposed to be modified and the stop condition on a steeply sloped section of road is proposed to 

be removed with the abandonment and realignment of rights-of-way, as proposed in this application.  
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View to the south along Stateline Road, near the point where the proposed realigned connection from 

Lakeview Avenue will be constructed.  

 

 

 

 

 

 

 

 

 

 

View to the northeast along Wassou Road behind the existing Tahoe Biltmore. This section of Wassou 

Road functions as a parking lot driveway with parking spaces backing up into the right-of-way.  

 

 

 

 

 

 

 

 

 

 

View of the site from the east property line, view to the west 
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Findings Review 

Abandonment Findings  

Section 110.806.20 Findings. Prior to recommending approval of an application for an abandonment or 

vacation, the Planning Commission shall find that all of the following are true: 

 

(a) Master Plan. The abandonment or vacation is consistent with the policies, action programs, 

standards and maps of the Master Plan and the applicable area plans; 

 

In considering this finding, the question is whether the road abandonment, and not the overall project, 

furthers the goals of the Comprehensive Plan, which are identified more specifically in the NSCP. The most 

applicable goals therefore are: 

 

NSCP.1.4 Encourage land use patterns that reduce the need for travel and increase access to transit. 

 

NSCP.2.3 Create a pedestrian friendly and pedestrian safe environment, which provides more opportunity 

for pedestrian activities and reduces emphasis on the auto. 

 

NSCP.5.1 Maintain level of service at key intersections. 

 

NSCP.5.1.4 Wassou Road should be clearly defined and delineated as separate from the Biltmore parking 

lot. Targeted as one of the planned roadway network projects within the Tahoe Area Plan, per the BOCC 

approved draft on 1/26/2021.  

 

T.7.3  Maintain current disaster preparedness information and plans for the Tahoe planning area. 

 

LUT 29.6 Streets and bicycle lanes within the neighborhood shall form a connected network, which 

disperses traffic by providing a variety of pedestrian and vehicular routes to any destination. 

 

LUT 29.8 Require that roadway facilities be maintained and constructed as needed to ensure high 

quality and safe travel.  

 

a. The Department of Public Works, with the cooperation of the Department of Community 

Development, should continue to maintain an acceptable level of service (LOS) for all County-maintained 

roadway facilities. At a minimum, LOS congestion standards will be at the level delineated in the 2030 

Regional Transportation Plan, and the access management standards will be maintained. 
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LUT.29.10  Protect roadway corridors through right-of-way acquisitions and dedications as 

development occurs. If property acquired or dedicated for roadway purposes is not needed, it may be 

abandoned or transferred to private ownership through the processes and terms set forth in NRS 278.480. 

Right-of-way is also encouraged by the County to be used, as appropriate, for non-motorized 

transportation, such as for pedestrian, equestrian and bicycle trails. 

 

A general goal of Washoe County as outlined in the general Tahoe Area Plan’s Public Services and 

Facilities section,  

 

 “In order to preserve the natural setting of the Tahoe planning area, utilities such as electrical lines 

and telephone lines should be placed underground, to the extent possible. Propane gas tanks should be 

screened completely from off-site view. “  

 

It is intended that as part of the abandonment process, existing utilities will be placed underground.    

 

(b) No Detriment. The abandonment or vacation does not result in a material injury to the public; and 

 

The proposed abandonment does not result in a material injury to the public. In large part, the requested 

abandonment and subsequent improvements proposed by the Applicant will address several areas of 

concern regarding public safety by the continued existence of several substandard roadways and their 

existing conditions which, in whole or part, do not conform to current roadway design standards approved 

by Washoe County and based on current AASHTO best practices.  

 

The request to abandon certain portions of existing right-o-way is not taken lightly, and the new roadway 

alignments with their accompanying dedication of right-of-way will provide a road network much more in 

conformance with current design standards.  

 

(c) Existing Easements. Existing public utility easements in the area to be abandoned or vacated can 

be reasonably relocated to provide similar or enhanced service. 

 

Existing utilities located within existing right of ways will be relocated to more appropriate locations in 

consultation with the appropriate utility providers to service the area with as minimal disruption as possible. 

Appropriate easements will be provided to replace those abandoned. 

  

Variance Finding 

Section 110.804.25 Findings.  Prior to approving an application for a variance, the Board of Adjustment, the 

Planning Commission, or hearing examiner shall find that findings (a) through (d) apply to the property and, 

if a military installation is required to be noticed, finding (e):  
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(a) Special Circumstances.  Because of the special circumstances applicable to the property, including 

either the:  

(1) Exceptional narrowness, shallowness or shape of the specific piece of property, or  

(2) By reason of exceptional topographic conditions, or  

(3) Other extraordinary and exceptional situation or condition of the property and/or location of 

surroundings,  

the strict application of the regulation results in exceptional and undue hardships upon the owner of 

the property;  

 

Reservoir Drive and the section of Wassou Road that are proposed to be abandoned both bisect the 

property that is targeted for redevelopment to bring a rejuvenated tourist-oriented project at this location 

and the property currently operated as the Tahoe Biltmore property. These two roads effectively bisect the 

property that is currently operated as the Tahoe Biltmore with the southern section of Wassou Road 

(proposed for abandonment) functioning as a parking lot driveway, while actually being a public right-of-

way. Reservoir Drive presents slopes of varied severity with some sections between 13.1% and 14% as 

shown on the Existing Roadway Grades Exhibit provided with this application. Additionally, there are 5 

existing downhill stop conditions that are presented by the existing road configuration. The stop condition 

that currently exists at the intersection of Reservoir Drive and SR. 28 is 13.1% to 14% (as shown on the 

Existing Roadway Slope Exhibit provided in Tab D of this application. These existing slopes and right-of-

way widths present a less than county standard that will be improved with the realignment, as proposed 

within this application.  

 

In order to develop a project that has reasonably connectivity and provides for an emphasis on the 

pedestrian environment and access (as is envisioned in the Tahoe Area Plan and Crystal Bay Tourist 

Zoning District requirements), elimination of the bisecting roadway pattern will be required. This will 

improve the ability to implement the TRPA approved plan a development pattern/plan that protects and 

respects the pedestrian level requirements of the TRPA and Washoe County rules and policies while 

providing a safer roadway pattern by providing a wider paved section of roadway width, providing roadway 

grades that are improved over the existing grades, and providing fewer downhill stop conditions on steeply 

sloped roads.  

 

All of these existing conditions present an undue hardship to the envisioned redevelopment of the Tahoe 

Biltmore property. Any attempt to redevelop the subject property would necessitate variance requests for 

roadways, even if they were to be kept in the same alignment, due to the exceptional topographic 

conditions of that area. It has been demonstrated that the proposed realignments and configurations 

present a safer travel condition with lower grades. and fewer downhill stop conditions. 
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Over time, different engineering firms have attempted to reconcile the existing conditions with the standards 

set forth by Washoe County code. The Applicant has reviewed multiple scenarios in an attempt to either 

meet or come closer to the 10% slope requirement on roads with south facing slopes but could not in all 

instances. The area for the new road alignment is steep, while the total distance is short. It is physically 

impossible to ultimately tie the realigned Lakeview Avenue into Highway 28 unless reverse curves (S-

curves) were designed. This is problematic, as the Fire District does not support S curves because they 

slow down emergency response vehicles and are safety hazards. The number of curves needed to meet 

the slope requirement would be a public safety issue as the emergency vehicles tried to navigate them. 

Since the public has identified the problems with Amagosa and Beoway, it is not wise to slow down the 

emergency responders with S curves, and the Fire District already stated it would not approve such a road 

design. The Applicant has kept the total length of roadways required to exceed the maximum slope to a 

minimum.   

 

Because the project area exists within steep topography, there are limitations to addressing road grades to 

meet typical Washoe County requirements. Article 436, section 110.436.15(a) allows for alternative street 

standards in areas “where unique topographical or other physical constraints suggest the use of streets and 

associated systems that are not provided for in Code.”  The Crystal Bay and Incline Village area are 

definitely areas that need the allowances for variation to the typical street standards, based on topography.  

It is impossible to lengthen Lakeview Avenue enough to allow more distance to reduce the slope. A report 

prepared by Acumen during the previous application review verifies this conclusion (report provided to 

Washoe County in background information from past approval).  

 

It is definitely an undue hardship if the variance is not granted. This is due to the fact that any improvement 

or upgrade to roadways in or around the project boundary would necessitate a variance from County 

roadway standards. Without the approval of a variance, the status quo would be maintained which 

perpetuates existing steep and unsafe roadways and continues the substandard storm drainage controls 

that can present pollution detriment to Lake Tahoe. 

 

Not only would the Applicant be harmed by the denial of the variance, but the general public would be 

harmed as well. The roads are not constructed to County standards for stormwater management practices 

and do not comply with environmental regulations. Additionally, the NSCP goal of clearly identifying 

Wassou Road would be impossible to fulfill because it basically requires a complete reconfiguration of the 

parking lot, which qualifies as a site improvement and thus triggers the requirement to improve the roads to 

County standards. 

 

 

(b) No Detriment.  The relief will not create a substantial detriment to the public good, substantially 

impair affected natural resources or impair the intent and purpose of the Development Code or applicable 

policies under which the variance is granted;  
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The current configuration of Lakeview Avenue has sections that range from 13% to 14% slope, which 

exceed the County Code requirement of 10%. The variance is only for the slope requirement, so the only 

issue to consider for the variance request is whether a reduction in the slope from a maximum of 14+% to a 

maximum 12 to 12.5%, is a detriment to the public. The answer is no. The Applicant is reducing the slope 

already present. The Applicant would like to reduce the slope on Lakeview Avenue to 10%, but it physically 

cannot achieve this standard due to the exceptional topographic conditions. The distance is too short, and 

the topography is too steep to achieve this goal. The improvement to existing slope provides an 

improvement to the public good and an improvement to the natural resources (Lake Tahoe). 

 

The removal of Reservoir Road helps in the overall grade safety presented in the realignment of the 

connecting roadways in the area. Reservoir Road generally runs directly down the existing slopes in a 

shortest distance between two points manner, which creates some grades that far exceed code allowances 

(two sections with slopes ranging between 13.01% and 14% and evidence of road condition danger 

through vehicle accidents).  

 

(c) No Special Privileges.  The granting of the variance will not constitute a grant of special privileges 

inconsistent with the limitations upon other properties in the vicinity and the identical regulatory zone in 

which the property is situated; and   

 

The Applicant is not asking for any special consideration. The Applicant did not build the roads at issue and 

has no control over the topography of the site. The County owns the roads, so the Applicant cannot perform 

any improvements without the County’s permission. Like much of the property in Incline Village and Crystal 

Bay, the project site has steep topographic conditions. Regardless of the project, when a property owner 

seeks to improve his/her property, the County requires non-conforming situations to be improved to County 

standards. This is true for both private and public improvements. 

  

 The Applicant is forced by the requirements of the Code and the topography to realign the roads. 

Lakeview Avenue currently exceeds 14% slope in certain areas, so it is already exceeding Code 

requirements. The Applicant is actually bringing the road into closer conformance to Code requirements. 

Granting the requested variance does not convey a special privilege on the Applicant. The roads do not 

meet County standards, and even the County, as owner of the roads, would be unable to meet all of its 

standards if the County decided to improve them. 

 

(d) Use Authorized.  The variance will not authorize a use or activity which is not otherwise expressly 

authorized by the regulation governing the parcel of property.  

 

The granting of the variance will not permit an unauthorized use. All anticipated uses are permitted. 

 

(e) Effect on a Military Installation.  The variance will not have a detrimental effect on the location, 

purpose and mission of the military installation.  
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The granting of the variance will not have any effect on a military installation. 
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 Commitment 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company    
  

 File No: 123-2616410  

 

COMMITMENT FOR TITLE INSURANCE 
 

Issued By 
 

FIRST AMERICAN TITLE INSURANCE COMPANY 
 

NOTICE 
 

IMPORTANT-READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE 
POLICIES. ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS 
COMMITMENT OR THE POLICY MUST BE BASED SOLELY IN CONTRACT. 
 

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, 
OPINION OF TITLE, OR OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE 
COMPANY TO DETERMINE INSURABILITY OF THE TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE 
PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT OF THE COMPANY, AND CREATE NO 
EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED. 
 

THE COMPANY'S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED 
IDENTIFIED IN SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE 
COMPANY HAS NO LIABILITY OR OBLIGATION INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER 
PERSON. 
 

COMMITMENT TO ISSUE POLICY 
 

Subject to the Notice; Schedule B, Part I-Requirements; Schedule B, Part II-Exceptions; and the Commitment Conditions, 
First American Title Insurance Company, a Nebraska Corporation (the "Company"), commits to issue the Policy 
according to the terms and provisions of this Commitment. This Commitment is effective as of the Commitment Date 
shown in Schedule A for each Policy described in Schedule A, only when the Company has entered in Schedule A both the 
specified dollar amount as the Proposed Policy Amount and the name of the Proposed Insured. 
 

If all of the Schedule B, Part I-Requirements have not been met within six months after the Commitment Date, this 
Commitment terminates and the Company's liability and obligation end. 

 

 

If this jacket was created electronically, it constitutes an original document. 
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COMMITMENT CONDITIONS 
 
1. DEFINITIONS 

(a) “Knowledge” or “Known”: Actual or imputed knowledge, but not constructive notice imparted by the Public Records. 
(b) “Land”: The land described in Schedule A and affixed improvements that by law constitute real property. The term “Land” 

does not include any property beyond the lines of the area described in Schedule A, nor any right, title, interest, estate, or 
easement in abutting streets, roads, avenues, alleys, lanes, ways, or waterways, but this does not modify or limit the extent 
that a right of access to and from the Land is to be insured by the Policy. 

(c) “Mortgage”: A mortgage, deed of trust, or other security instrument, including one evidenced by electronic means authorized 
by law. 

(d) “Policy”: Each contract of title insurance, in a form adopted by the American Land Title Association, issued or to be issued by 
the Company pursuant to this Commitment. 

(e) “Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued pursuant to this 
Commitment. 

(f) “Proposed Policy Amount”: Each dollar amount specified in Schedule A as the Proposed Policy Amount of each Policy to be 
issued pursuant to this Commitment. 

(g) “Public Records”: Records established under state statutes at the Commitment Date for the purpose of imparting constructive 
notice of matters relating to real property to purchasers for value and without Knowledge. 

(h) “Title”: The estate or interest described in Schedule A. 
 

2. If all of the Schedule B, Part I—Requirements have not been met within the time period specified in the Commitment to Issue 
Policy, this Commitment terminates and the Company’s liability and obligation end. 

 

3. The Company’s liability and obligation is limited by and this Commitment is not valid without: 
(a) the Notice;  
(b) the Commitment to Issue Policy; 
(c) the Commitment Conditions; 
(d) Schedule A;  
(e) Schedule B, Part I—Requirements; 
(f) Schedule B, Part II—Exceptions; and 
(g)  a counter-signature by the company or its issuing agent that may be in electronic form. 

 

4. COMPANY’S RIGHT TO AMEND 
The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect, lien, 
encumbrance, adverse claim, or other matter recorded in the Public Records prior to the Commitment Date, any liability of the 
Company is limited by Commitment Condition 5. The Company shall not be liable for any other amendment to this Commitment. 

 

5. LIMITATIONS OF LIABILITY 
(a) The Company’s liability under Commitment Condition 4 is limited to the Proposed Insured’s actual expense incurred in the 

interval between the Company’s delivery to the Proposed Insured of the Commitment and the delivery of the amended 
Commitment, resulting from the Proposed Insured’s good faith reliance to:  
(i) comply with the Schedule B, Part I—Requirements;  
(ii) eliminate, with the Company’s written consent, any Schedule B, Part II—Exceptions; or 
(iii) acquire the Title or create the Mortgage covered by this Commitment. 

(b) The Company shall not be liable under Commitment Condition 5(a) if the Proposed Insured requested the amendment or had 
Knowledge of the matter and did not notify the Company about it in writing. 

(c) The Company will only have liability under Commitment Condition 4 if the Proposed Insured would not have incurred the 
expense had the Commitment included the added matter when the Commitment was first delivered to the Proposed Insured. 

(d) The Company’s liability shall not exceed the lesser of the Proposed Insured’s actual expense incurred in good faith and 
described in Commitment Conditions 5(a)(i) through 5(a)(iii) or the Proposed Policy Amount. 

(e) The Company shall not be liable for the content of the Transaction Identification Data, if any. 
(f) In no event shall the Company be obligated to issue the Policy referred to in this Commitment unless all of the Schedule B, 

Part I—Requirements have been met to the satisfaction of the Company. 
(g) In any event, the Company’s liability is limited by the terms and provisions of the Policy.   
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6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT 
(a) Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this Commitment. 
(b) Any claim must be based in contract and must be restricted solely to the terms and provisions of this Commitment. 
(c) Until the Policy is issued, this Commitment, as last revised, is the exclusive and entire agreement between the parties with 

respect to the subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and 
proposals of any kind, whether written or oral, express or implied, relating to the subject matter of this Commitment. 

(d) The deletion or modification of any Schedule B, Part II—Exception does not constitute an agreement or obligation to provide 
coverage beyond the terms and provisions of this Commitment or the Policy. 

(e) Any amendment or endorsement to this Commitment must be in writing and authenticated by a person authorized by the 
Company. 

(f) When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s only liability will be 
under the Policy. 

 

7. IF THIS COMMITMENT HAS BEEN ISSUED BY AN ISSUING AGENT 
The issuing agent is the Company’s agent only for the limited purpose of issuing title insurance commitments and policies. The 
issuing agent is not the Company’s agent for the purpose of providing closing or settlement services. 

 

8. PRO-FORMA POLICY 
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that the Company 
may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is delivered to a Proposed 
Insured, nor is it a commitment to insure. 

 
9. ARBITRATION 

The Policy contains an arbitration clause. All arbitrable matters when the Proposed Policy Amount is $2,000,000 or less shall be 
arbitrated at the option of either the Company or the Proposed Insured as the exclusive remedy of the parties. A Proposed Insured 
may review a copy of the arbitration rules at http://www.alta.org/arbitration. 
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 Schedule A 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company  

 

 File No: 123-2616410 

 

Transaction Identification Data for reference only:  
Issuing Agent: First American Title Insurance Company  Inquiries Should Be Directed To: 

Issuing Office: 940 Southwood Blvd, Suite 203  Vickie Donati  

                      Incline Village, NV 89451    

Issuing Office's ALTA® Registry ID: 0002034 Phone: (775)831-2488  

Commitment No.: 123-2616410 Email: VDonati@firstam.com  

Property Address: 123-053-02,123-053-04,, 123-054-01,123-
052-02, 123-052-03,123-052-04, 123-071-04,123-291-01, 
Crystal Bay, NV  

Issuing Office File No.: 123-2616410  
 

Revision No.:   
 

SCHEDULE A 

1. Commitment Date: January 22, 2021 8:00 AM   

2. Policies to be issued: 

(a) ALTA Owners Policy  
Proposed Insured: To Be Determined  
Proposed Policy Amount: $1,000.00  

3. The estate or interest in the Land described or referred to in this Commitment is  
 

Fee 

4. The Title is, at the Commitment Date, vested in: Boulder Bay, LLC, a Nevada limited liability company 
as to parcels 1 through 7  
 
and  
 
Big Water Investments, LLC, a Nevada limited liability company as to Parcel 8 

5. The Land is described as follows: 
 
See Exhibit "A" attached hereto and made a part hereof 

By:   
     Vickie A Taylor  
     Authorized Signatory 
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 Schedule BI & BII 

 ALTA Commitment for Title Insurance 
 
 ISSUED BY 
 

 First American Title Insurance Company  

  

 File No: 123-2616410 

  

Commitment No.: 123-2616410 

SCHEDULE B, PART I 

Requirements 

All of the following Requirements must be met: 

1. The Proposed Insured must notify the Company in writing of the name of any party not referred to in 
this Commitment who will obtain an interest in the Land or who will make a loan on the Land. The 
Company may then make additional Requirements or Exceptions. 

2. Pay the agreed amount for the estate or interest to be insured. 

3. Pay the premiums, fees, and charges for the Policy to the Company. 

4. Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured, 
or both, must be properly authorized, executed, delivered, and recorded in the Public Records. 

5. Releases(s) or Reconveyance(s) of Item(s): 36, 37 and 38  

6. Other: NONE   

7. You must give us the following information: 
 

  
 A.     Any off record leases, surveys, etc. 
  
 B.     Statement(s) of Identity, all parties.  
  
 C.     Others: NONE   
 
 
The following additional requirements, as indicated by "X", must be met: 
 

[X] 8. 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. 
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[X] 9. An ALTA/NSPS survey of recent date, that 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 the Company may deem necessary. 

 
[X] 10. The following LLC documentation is required from Boulder Bay, LLC, a Nevada limited liability 

company and Big Water Investments, 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 Boulder Bay, LLC, a Nevada limited liability company and Big Water Investments, 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  Boulder Bay, LLC, a Nevada 
limited liability company and Big Water Investments, LLC, a Nevada limited liability company. 
[] 11. The following partnership documentation is required from : 

 
[] 12. The following documentation is required from  corporation: 

 
[] 13. 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 the Company may deem necessary. 

 
[] 14. 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 the Company 
may deem necessary. 

 
[X] 15. 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] 16. 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: 
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[] 17. 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.  

 

[] 18. The Company's "Indemnity Agreement I" must be executed by the appropriate parties. 

 
[] 19. Financial statements from the appropriate parties must be submitted to the Company for 

review. 

 
[] 20. A copy of the construction contract must be submitted to the Company for review. 

 
[] 21. The Company reserves the right to perform an inspection of the Land to verify that there has 

been no commencement of work or delivery of materials involving either existing or new 
improvements located on the Land. 
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 Schedule BI & BII (Cont.) 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company  
 

 File No: 123-2616410 
  

Commitment No.: 123-2616410 
 

SCHEDULE B, PART II 

Exceptions 

THIS COMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR LIMITATION 
CONTAINED IN ANY DOCUMENT REFERRED TO IN THIS COMMITMENT TO THE EXTENT THAT THE 
SPECIFIC COVENANT, CONDITION, RESTRICTION, OR LIMITATION VIOLATES STATE OR FEDERAL LAW 
BASED ON RACE, COLOR, RELIGION, SEX, SEXUAL ORIENTATION, GENDER IDENTITY, HANDICAP, 
FAMILIAL STATUS, OR NATIONAL ORIGIN.  

The Policy will not insure against loss or damage resulting from the terms and provisions of any lease or 
easement identified in Schedule A, and will include the following Exceptions unless cleared 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 that 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. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the 
Public Records or is created, attaches, or is disclosed between the Commitment Date and the date on 
which all of the Schedule B, Part I-Requirements are met. 

8. Water rights, claims or title to water, whether or not shown by the Public Records. 
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9. 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 County Assessor, per Nevada Revised Statute 361.260. 

10. Any taxes that may be due as provided under NRS 361.4725. 

 

11. Any unpaid charges due the Incline Village General Improvement District.  Specific amounts may be 
obtained by calling (775)832-1203. 

12. Any unpaid charges due the Washoe County Sewer & Water District.  Specific amounts may be 
obtained by calling the Washoe County Water Resources, Utility Services Division at P.O. Box 11130, 
Reno, NV  89520, (775) 954-4601. 

The Following Matters Affect Parcels 1 through 7: 

13. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-053-02  
  
1st installment $   1,852.35   PAID 
2nd installment $   1,852.21   PAID 

3rd installment $   1,852.21    PAID 
4th installment $   1,852.21     
          
Total $ 7,408.98      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcel 2) 



 

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by First American Title Insurance Company. This Commitment is not 
valid without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; Schedule B, Part 
II-Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form. 
 

Copyright 2006-2016 American Land Title Association. All rights reserved.  
 

The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses 
are prohibited. Reprinted under license from the American Land Title Association. 
 

Form 5030000 (1-31-17) Page 10 of 24  ALTA Commitment for Title Insurance (8-1-16) 
Nevada 

  

14. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-053-04  
  
1st installment $   328.81   PAID 
2nd installment $   328.68   PAID 

3rd installment $   328.68    PAID 
4th installment $   328.68     
          
Total $ 1,314.85      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcel 6) 

15. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-054-01  
  
1st installment $   1,309.18   PAID 
2nd installment $   1,309.05   PAID 

3rd installment $   1,309.04    PAID 
4th installment $   1,309.04     
          
Total $ 5,236.31      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcel 1) 
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16. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-071-04  
  
1st installment $   1,452.26   PAID 
2nd installment $   1,452.13   PAID 

3rd installment $   1,452.13    PAID 
4th installment $   1,452.13     
          
Total $ 5,808.65      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcel 1) 

17. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-052-02  
  
1st installment $   974.36   PAID 
2nd installment $   974.23   PAID 

3rd installment $   974.23    PAID 
4th installment $   974.23     
          
Total $ 3,897.05      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcel 4) 



 

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by First American Title Insurance Company. This Commitment is not 
valid without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; Schedule B, Part 
II-Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form. 
 

Copyright 2006-2016 American Land Title Association. All rights reserved.  
 

The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses 
are prohibited. Reprinted under license from the American Land Title Association. 
 

Form 5030000 (1-31-17) Page 12 of 24  ALTA Commitment for Title Insurance (8-1-16) 
Nevada 

  

18. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-052-03  
  
1st installment $   501.02   PAID 
2nd installment $   500.89   PAID 

3rd installment $   500.89    PAID 
4th installment $   500.89     
          
Total $ 2,003.69      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcel 7) 

19. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-052-04  
  
1st installment $   9,356.49   PAID 
2nd installment $   9,356.36   PAID 

3rd installment $   9,356.36    PAID 
4th installment $   9,356.36     
          
Total $ 37,425.57      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcel 3, 5) 

20. Reservations or exceptions in Patents, or in acts authorizing the issuance thereof. 
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21. Covenants, conditions, and restrictions in a Instrument recorded July 23, 1927, in Book 72, Page 
50 as Instrument No. 40586 of Official Records. 

• The last mentioned item was also recorded November 20, 1928 in Book 74, Page 399 as Instrument 

No. 44530  of Official Records. 

• The last mentioned item was also recorded February 28, 1929 in Book 75, Page 471 as Instrument 
No. 46168  of Official Records. 

22. Easements, dedications, reservations, provisions, relinquishments, recitals, certificates, and any other 
matters as provided for or delineated on Tract Map #198 referenced in the legal description 
contained herein. Reference is hereby made to said plat for particulars. 

23. An Easement for drainage facilities and incidental purposes, recorded October 29, 1979 in Book 
No. 1445, Page 109 as Instrument No. 638454 of Official Records.    
Affects: A portion of the land 

 

24. An Easement for drainage facilities and incidental purposes, recorded November 02, 1979 in Book 
No. 1447, Page 11 as Instrument No. 639442 of Official Records.    
Affects: A portion of the land 

 

25. Easements, dedications, reservations, provisions, relinquishments, recitals, certificates, and any other 
matters as provided for or delineated on Tract Map #214 referenced in the legal description 
contained herein. Reference is hereby made to said plat for particulars. 

26. Covenants, conditions, restrictions, easements, assessments, liens, charges, terms and provisions in 
the document recorded September 09, 1992 in Book 3562, Page 10 as Instrument No. 1603871 of 

Official Records, but deleting any covenant, condition or restriction indicating a preference, limitation 
or discrimination based on race, color, religion, sex, handicap, familial status, national origin, sexual 
orientation, marital status, ancestry, source of income or disability, to the extent such covenants, 
conditions or restrictions violate Title 42, Section 3604(c), of the United States Codes. Lawful 
restrictions under state and federal law on the age of occupants in senior housing or housing for 
older persons shall not be construed as restrictions based on familial status.  

• A document entitled "Assignement of Rights under covenants, conditions and restrictions, sales 
agreements, permits, and development documents" recorded March 23, 2018 as Instrument No. 
4798575 of Official Records.  

27. The terms and provisions contained in the document entitled Agreement, executed by and between 
Tahoe Biltmore, Inc., a Nevada corporation and Washoe County, Nevada, a political subdivision of the 
State of Nevada, recorded March 05, 2003 in Book No. N/A as Instrument No. 2816152 of Official 
Records. 

28. The terms and provisions contained in the document entitled Memorandum of Real Property 
Agreement, executed by and between Tahoe Biltmore, Inc., a Nevada corporation and Washoe 
County, Nevada, a political subdivision of the State of Nevada, recorded March 05, 2003 in Book 
No. N/A as Instrument No. 2816153 of Official Records. 
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29. An Easement for right to install and maintain a water pump site and incidental purposes, recorded 
April 24, 1961 in Book No. 577, Page 684 as Instrument No. 335917 of Official Records.    
Affects: Parcel 7 

 

30.    An Easement to construct, erect, alter, maintain, inspect, repair, reconstruct and operate one or more overhead and 

underground electric distribution facilities and incidental purposes, recorded November 18, 1993 in Book No. 3903, Page 79 as 
Instrument No. 1733850 of Official Records.  

  Affects: A portion of the land 
  
  

 

31. An Easement for non-exclusive easement and incidental purposes, recorded August 05, 1966 in Book 
No. 197, Page 244 as Instrument No. 67477 of Official Records.    
Affects: Parcel 2 

 

32. An Easement for overhead and underground electric distribution and incidental purposes, recorded 
March 17, 1994 in Book No. 4010, Page 954 as Instrument No. 1776603 of Official Records.    
Affects: Parcels 1 and 2 

 

33. A document entitled "Notice of Transfer, Option to Repurchase and Restrictions on Assignment of Coverage", recorded June 
09, 2008, in Book N/A as Instrument No. 3658272 Land Patent Records. 
 

34. The terms and provisions contained in the document entitled Memorandum of Agreement, executed 
by and between Boulder Bay, LLC, a Nevada limited liability company and StillWater Cover 
Homeowners’ Association, a Nevada non-profit corporation, recorded July 28, 2011 in Book No. N/A 
as Instrument No. 4026550 of Official Records. 

35. The terms, provisions and easement(s) contained in the document entitled "Access and Parking 
Easement" recorded November 22, 2019 as Instrument No. 4975942 of Official Records. 

36. A Deed of Trust to secure an original indebtedness of $20,000,000.00 recorded November 19, 2019 
 as Instrument No. 4974785 of Official Records. 
  
Dated: November 15, 2019 
Trustor: Boulder Bay, LLC, a Nevada limited company 
Trustee: JLM Title LLC, a Nevada limited liability compnay dba First 

Centennial Title Company of Nevada 
Beneficiary: Randal S. Kuckenmeister, as administrative and collateral agent 

for the benefit of Jonathan Miller ,trustee of the Jonathan Miller 
Separate Property Trust; Sean O'Neal, Trustee of the Survivor's 
Trust under the O'Neal Family Trust Dated April 6, 2004 as 
amended; DSM Partners, LP, a Nevada limited partnership, 
BBIO, LLC, a Nevada limited liability company, Nextg Partners, 
LLC, a Nevada limited liability company, Nextg Cash Fund, LP, a 
Nevada limited partnership, and Sandra W. Hardie, as Trustee of 
the Sandra W. Hardie Revocable Family Trust 

  

  
Affects: The land and other property.  
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A document recorded January 31, 2020  as Instrument No. 4996804 of Official Records provides that 
the lien or charge of the deed of trust was subordinated to the lien or charge of the deed of trust 
recorded January 31, 2020 as Instrument No. 4996803 of Official Records. 

37. A Deed of Trust to secure an original indebtedness of $10,000,000.00 recorded January 31, 
2020 as Instrument No. 4996803 of Official Records. 
  
Dated: January 30, 2020 
Trustor: Boulder Boulder Bay, LLC, a Nevada limited company 
Trustee: JLM Title LLC, a Nevada limited liability company dba First 

Centennial Title Company of Nevada 
Beneficiary: Miracle Investments, LLC, a Nevada limited liability company 
  

  
Affects: The land and other property.  

  

38. A financing statement recorded January 31, 2020  as Instrument No. 4996805 of Official Records. 
Debtor: Boulder Bay, LLC 
Secured party:  Miracle Investments, LLC 
  

  
Affects: The land and other property.  

  

The Following Matters Affect Parcel 8: 

39. General and special taxes and assessments for the fiscal year 2020-2021 are exempt. If the exempt 
status is terminated an additional tax may be levied.  A.P. No.: 123-291-01. 

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

41. An easement for pipelines, telephone lines, pole lines, rights of way and incidental purposes in the 
document recorded November 07, 1923 in Book 63, Page 495 as Instrument No. 29628 of Official 
Records. 

42. An easement for pipelines and incidental purposes in the document recorded September 07, 1937 in 
Book 111, Page 514 as Instrument No. 79113 of Official Records. 

43. Covenants, conditions, restrictions, easements, assessments, liens, charges, terms and provisions in 
the document recorded April 11, 1949 in Book 234, Page 230 as Instrument No. N/A of Official 
Records, but deleting any covenant, condition or restriction indicating a preference, limitation or 
discrimination based on race, color, religion, sex, handicap, familial status, national origin, sexual 
orientation, marital status, ancestry, source of income or disability, to the extent such covenants, 
conditions or restrictions violate Title 42, Section 3604(c), of the United States Codes. Lawful 
restrictions under state and federal law on the age of occupants in senior housing or housing for 
older persons shall not be construed as restrictions based on familial status.  

44. Covenants, conditions, and restrictions in a Deed Restriction and Declaration of Covenants, 
Conditions and Restrictions for Transfer of Existing Commercial Development recorded October 02, 
1996, in Book 4687, Page 739 as Instrument No. 2035680  of Official Records. 
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45. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Commercial Floor Area, executed by and between Crystal Bay 
Associates L.L.C., a Nevada limited liability company and Duane U. Deverill, Trustee of the Nevada 
Freedom Corporation Profit Sharing Plan, recorded September 30, 1999 in Book No. N/A as 
Instrument No. 2385847 of Official Records. 

A document entitled "Release of Memorandum and Financing Statement", recorded March 29, 2002, 
in Book N/A  as Instrument No. 2670282  of Official Records. 

46. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Land Coverage, executed by and between Crystal Bay 
Associates LLC, a Nevada limited liability company and Laurence C. Lusvardi and Carla Tange 
Lusvardi, Trustees of The L & C Lusvardi Trust, recorded October 22, 1999 in Book No. N/A as 
Instrument No. 2391565 of Official Records. 

47. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Land Coverage, executed by and between Crystal Bay 
Associates LLC, a Nevada limited liability company and Monardo and Joanne Monardo, husband and 
wife, recorded October 22, 1999 in Book No. N/A as Instrument No. 2391705 of Official Records. 

48. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Commercial Floor Areas, executed by and between Crystal Bay 
Associates, LLC, a Nevada limited liability company and Alan Rosenkranz and Mary Lou Rosenkranz, 
husband and wife as joint tenants, recorded November 09, 1999 in Book No. N/A as Instrument No. 
2396475 of Official Records. 

49. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Land Coverage, executed by and between Crystal Bay 
Associates, LLC, a Nevada limited liability company and Mitch R. Legarza and Deborah L. Legarza, 
husband and wife as community property, recorded December 30, 1999 in Book No. N/A as 
Instrument No. 2411004 of Official Records. 

50. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Land Coverage, executed by and between Crystal Bay 
Associates LLC, a Nevada limited liability company and ADAHI, Inc., a Nevada 
corporation, recorded March 17, 2000 in Book No. N/A as Instrument No. 2431237 of Official 
Records. 

51. Covenants, conditions, and restrictions in a Deed Restriction and Declaration of Covenants, 
Conditions and Restrictions for Transfer of Existing Commercial Development recorded March 20, 
2000, in Book N/A as Instrument No. 2431513  of Official Records. 

52. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Land Coverage, executed by and between Crystal Bay 
Associates LLC, a Nevada limited liability company and Victor Lockhart, an unmarried 
man, recorded May 24, 2000 in Book No. N/A as Instrument No. 2449765 of Official Records. 

53. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Land Coverage, executed by and between Crystal Bay 
Associates LLC, a Nevada limited liability company and Kay Moeckel and Sandy Moeckel, husband and 
wife, recorded September 06, 2000 in Book No. N/A as Instrument No. 2479914 of Official Records. 
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54. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Land Coverage, executed by and between Crystal Bay 
Associates LLC, a Nevada limited liability company and E & R Hill Country Properties, a Nevada 
corporation, recorded September 13, 2000 in Book No. N/A as Instrument No. 2482107 of Official 
Records. 

55. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Land Coverage, executed by and between Crystal Bay 
Associates LLC, a Nevada limited liability company and Bill D. Olin and Lori J. Olin, Trustees of the Bill 
and Lori Olin Trust dated March 23, 1995, recorded April 06, 2001 in Book No. N/A as Instrument No. 
2541092 of Official Records. 

56. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Land Coverage, executed by and between Crystal Bay 
Associates LLC, a Nevada limited liability company and Village Plaza Limited Partnership, a Nevada 
limited partnership, recorded April 24, 2001 in Book No. N/A as Instrument No. 2546205 of Official 
Records. 

57. Covenants, conditions, and restrictions in a Deed Restriction and Declaration of Covenants, 
Conditions and Restrictions for Transfer of Existing Commercial Development recorded September 12, 
2001, in Book N/A as Instrument No. 2595730  of Official Records. 

58. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded October 02, 2001, in Book N/A as Instrument 
No. 2602726  of Official Records. 

59. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Commercial Floor Area, executed by and between Crystal Bay 
Associates, LLC, a Nevada limited liability company and Village Plaza Limited Partnership, a Nevada 
limited partnership, recorded May 10, 2002 in Book No. N/A as Instrument No. 2686186 of Official 
Records. 

60. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded July 29, 2002, in Book N/A as Instrument 
No. 2716127  of Official Records. 

61. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restrictions") recorded February 21, 2003, in Book N/A as Instrument 
No. 2809298  of Official Records. 

62. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations Regarding Transfer of Land Coverage, executed by and between Sierra Park, LLC, a 
Nevada limited liability company and Larry Hern and Janelle A. Hern, husband and 
wife, recorded October 17, 2003 in Book No. N/A as Instrument No. 2941749 of Official Records. 

63. The terms and provisions contained in the document entitled Memorandum of Agreement and 
Authorizations to Complete Transfer of Impervious Land Coverage, executed by and between Sierra 
Park, LLC, a Nevada limited liability company and Grable B. Ronning, Trustee of the 1983 Grable B. 
Ronning Trust, recorded October 17, 2003 in Book No. N/A as Instrument No. 2941750 of Official 
Records. 
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64. Covenants, conditions, and restrictions in a Declarations of Covenants, Conditions and Restriction 
Coverage Assignment ("Deed Restriction") recorded April 27, 2004, in Book N/A as Instrument 
No. 3028310  of Official Records. 

65. A Record of Survey Map 4509 recorded December 21, 2004 as File No. 3146107 of Official Records. 

66. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Restriction to Open Space to be Recorded Against a Portion of APN 123-055-01 (Area 
"A") recorded February 25, 2005, in Book N/A as Instrument No. 3174330  of Official Records. 

67. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Restriction to Open Space to be Recorded Against a Portion of APN 123-071-24 (Area 
"C") recorded February 25, 2005, in Book N/A as Instrument No. 3174331  of Official Records. 

68. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions 
Project Area and Coverage Calculation ("Deed Restriction") recorded February 25, 2005, in 
Book N/A as Instrument No. 3174332  of Official Records. 

69. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Restriction to Open Space to be Recorded Against a Portion of APN 123-055-01 and 123-071-24 
(Area "B") recorded February 25, 2005, in Book N/A as Instrument No. 3174333  of Official Records. 

70. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded September 08, 2006, in Book N/A as Instrument 
No. 3435825  of Official Records. 

71. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded August 22, 2007, in Book N/A as Instrument 
No. 3568021  of Official Records. 

72. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Commercial Floor Area Transfer ("Deed Restriction") recorded September 25, 2007, in Book N/A as 
Instrument No. 3578289  of Official Records. 

73. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded November 01, 2007, in Book N/A as Instrument 
No. 3590581  of Official Records. 

74. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded December 06, 2007, in Book N/A as Instrument 
No. 3600738  of Official Records. 

75. A document entitled "Notice of Transfer, Option to Repurchase and Restrictions on Assignment of 
Coverage", recorded June 09, 2008, in Book N/A as Instrument No. 3658272 of Official Records. 

76. Covenants, conditions, and restrictions in a Declaration of Covenants, Conditions and Restrictions 
Commercial Floor Area Transfer From Non-Sensitive Parcels ("Deed Restriction") recorded July 05, 
2011, in Book N/A as Instrument No. 4019519  of Official Records. 

77. A document entitled "Resolution Number 1823", recorded March 06, 2014, in Book N/A as Instrument 
No. 4332291 of Official Records. 
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78. A document entitled "Revocable Encroachment Permit", recorded May 24, 2017, in Book N/A as 
Instrument No. 4706830 of Official Records. 

79. An Easement for installation of pipeline(s) and appurtenances and incidental purposes, recorded 

September 13, 2017 in Book No. N/A as Instrument No. 4744049 of Official Records. 
  
Granted to:  Southwest Gas Corporation, a California Corporation  

Affects: A portion of said land  
  

80. An Easement for underground utility facilities and incidental purposes, recorded September 21, 
2017 in Book No. N/A as Instrument No. 4746800 of Official Records. 
  
Granted to:  Sierra Pacific Power Company, a Nevada corporation, d/b/a NV 

Energy  
Affects: A portion of said land  
  

81. Covenants, conditions, restrictions, easements, assessments, liens, charges, terms and provisions in 
the document recorded October 05, 2018 as Instrument No. 4856409 of Official Records, but deleting 
any covenant, condition or restriction indicating a preference, limitation or discrimination based on 
race, color, religion, sex, handicap, familial status, national origin, sexual orientation, marital status, 
ancestry, source of income or disability, to the extent such covenants, conditions or restrictions 
violate Title 42, Section 3604(c), of the United States Codes. Lawful restrictions under state and 
federal law on the age of occupants in senior housing or housing for older persons shall not be 
construed as restrictions based on familial status.  

The right to levy certain charges or assessments against the land which shall become a 
lien if not paid as set forth in the above declaration of restrictions, and is conferred upon 
Granite Place Owners Association, a Nevada nonprofit corporation. 

A Document entitled "Assignment of Rights under Covenants, Conditions and Restrictions, Sales 
Agreements, Permits and Development Documents" recorded December 10, 2018 in Book No. N/A, 
as Instrument No. 4872213, of Official Records. 

A Document entitled "Assignment of Rights under Covenants, Conditions and Restrictions, Sales 
Agreements, Permits and Development Documents" recorded December 10, 2018 in Book No. N/A, 
as Instrument No. 4872214, of Official Records. 

A document declaring modifications thereof recorded July 03, 2019 in Book No. N/A as Instrument 
No. 4926449 of Official Records. 

A Document entitled "Assignment of Rights under Covenants, Conditions and Restrictions, Sales 
Agreements, Permits and Development Documents" recorded November 19, 2019 in Book No. N/A, 
as Instrument No. 4974782, of Official Records. 

82. Easements and all other matters as shown and/or delineated upon the final map of Common Open 
Space Condominium Tract Map of Granite Place as Tract Map No. 5287, as shown on the map thereof 
as File No. 4856410 filed in the Office of the County Recorder, Washoe County, Nevada.  

83. Any easements or servitudes appearing in the public records affecting the common area. 
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84. The terms and provisions contained in the document entitled Subdivision Improvement Agreement 
Pursuant to Washoe County Code 110, executed by and between Big Water Investments, LLC and 
the County of Washoe, by and through the Director of Planning and Building, recorded October 05, 
2018 in Book No. N/A as Instrument No. 4856419 of Official Records. 

85. The terms and provisions contained in the document entitled Easement Agreement, executed by and 
between Earl Nemser, an unmarried man, The Granite Place Owners Association, a Nevada non-profit 
corporation and Big Water Investments, LLC, recorded July 03, 2019 in Book No. N/A as Instrument 
No. 4926388 of Official Records. 

86. We find no outstanding voluntary liens of record affecting subject property. An inquiry should be 
made concerning the existence of any unrecorded lien or other indebtedness which could give rise to 
any security interest in the subject property. 

The Following Matters Affect all Parcels: 

87. The terms, provisions and easement(s) contained in the document entitled "Easement Agreement" 
recorded August 08, 2019 as Instrument No. 4938068 of Official Records. 

88. Any facts, rights, interests or claims which would be disclosed by a correct ALTA/NSPS survey. 

89. Rights of parties in possession. 
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INFORMATIONAL NOTES 

  

 

NOTE to proposed insured lender only: No Private transfer fee covenant, as defined in Federal 
Housing Finance Agency Final Rule 12 CFR Part 1228, that was created and first appears in the 
Public Records on or after February 8, 2011, encumbers the Title except as follows: None 
 
The map attached, if any, may or may not be a survey of the Land. First American Title 
Insurance Company expressly disclaims any liability for loss or damage that 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. 
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 Exhibit A 

 
 
ISSUED BY 

First American Title Insurance Company  
 
File No: 123-2616410 

 
 
Issuing Office File Number:   
 
The land referred to herein below is situated in the County of Washoe, State of Nevada, and described as follows: 
 
PARCEL 1: 
 
LOTS 14, 15, 16, 17 AND 18 OF THE MATT GREEN UNOFFICIAL SUBDIVISION OF A PORTION OF LOT 4 OF SECTION 19, 
TOWNSHIP 16 NORTH, RANGE 18 EAST, M.D.B.&M., MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE INTERSECTION OF THE WESTERLY RIGHT OF WAY LINE OF NEVADA STATE HIGHWAY ROUTE 
NO. 28 (80 FEET WIDE) WITH THE SOUTH LINE OF SECTION 19, TOWNSHIP 16 NORTH, RANGE 18 EAST, M.D.B.&M; 
THENCE ALONG SAID SOUTH LINE SOUTH 89°17'50" WEST 240.00 FEET; 
THENCE NORTH 0°35'38" EAST 40.00 FEET TO THE TRUE POINT OF BEGINNING; 
THENCE NORTH 0°35'38" EAST ALONG THE WESTERN LINE OF WASSOU ROAD, (40.00 FEET WIDE) A DISTANCE OF 
460.93 FEET; 
THENCE ALONG THE ARC OF A CURVE TO THE RIGHT, TANGENT TO THE PRECEDING COURSE, WITH A RADIUS OF 
2392.74 FEET FOR AN ARC DISTANCE OF 49.07 FEET; 
THENCE SOUTH 89°15'47" WEST 140.00 FEET TO THE EAST LINE OF LAKE VIEW AVENUE, (40 FEET WIDE); 
THENCE SOUTH 0°35"38" WEST ALONG SAID EAST LINE 510.00 FEET TO A LINE DRAWN SOUTH 89°17'50" WEST FROM 
THE POINT OF BEGINNING; 
THENCE NORTH 89°17'50" EAST 140.00 FEET TO THE TRUE POINT OF BEGINNING. 
 

NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN THAT CERTAIN DOCUMENT 
RECORDED JUNE 27, 2007 AS DOCUMENT NUMBER 3548445 OF OFFICIAL RECORDS. 
 
PARCEL 2: 
 
ALL OF BLOCK "D" OF THE ADDITION TO NEVADA VISTA SUBDIVISION, AS SHOWN ON THE OFFICIAL MAP THEREOF, 
FILED IN THE OFFICE OF THE COUNTY RECORDER OF WASHOE COUNTY, STATE OF NEVADA, ON FEBRUARY 15, 1928.  
 
EXCEPTING THEREFROM THAT PORTION THEREOF CONVEYED TO THE COUNTY OF WASHOE FOR ROAD PURPOSES 
(WASSOU ROAD RE-ALIGNMENT), BY DEED RECORDED FEBRUARY 12, 1964, UNDER FILING NO. 406693, DEED 
RECORDS OF WASHOE COUNTY, NEVADA.  
 
PARCEL 3: 
 
A PORTION OF THE NORTHWEST QUARTER OF SECTION 30, TOWNSHIP 16 NORTH, RANGE 18 EAST, M.D.B.&M., 
BEING THAT PORTION OF RESERVOIR DRIVE ABANDONED BY THAT CERTAIN ORDER OF ABANDONMENT RECORDED 
FEBRUARY 12, 1964, UNDER FILING NO. 406694, LIENS AND MISCELLANEOUS, WASHOE COUNTY NEVADA RECORDS, 
MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE NORTH ONE-QUARTER SECTION CORNER OF SAID SECTION 30; 
THENCE SOUTH 89°19'17" WEST 236.90 FEET TO THE NORTHEAST CORNER OF LOT 7 IN BLOCK D OF THE ADDITION 
TO NEVADA VISTA SUBDIVISION, AS SHOWN ON THE OFFICIAL MAP THEREOF, 
THENCE SOUTH 4°10'00" WEST 59.71 FEET ALONG THE WESTERLY RIGHT OF WAY LINE OF RESERVOIR DRIVE; 
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THENCE SOUTH 85°50'00" EAST 40.00 FEET TO A POINT ON THE EASTERLY RIGHT OF WAY LINE OF RESERVOIR 
DRIVE, AND THE TRUE POINT OF BEGINNING; 
THENCE SOUTH 4°10'00" WEST 172.57 FEET ALONG SAID EASTERLY RIGHT OF WAY LINE TO A POINT; 
THENCE SOUTH 58°00'08" WEST 305.12 FEET ALONG THE SOUTHERLY RIGHT OF WAY LINE OF RESERVOIR DRIVE TO 
THE NORTHWEST CORNER OF LOT 2 IN BLOCK C OF THE ADDITION TO NEVADA VISTA SUBDIVISION, AS SHOWN ON 

THE OFFICIAL MAP THEREOF; 
THENCE NORTH 55°30'08" EAST 127.22 FEET TO THE BEGINNING OF A CURVE TO THE LEFT HAVING A RADIUS OF 
194.34 FEET, A TOTAL CURVATURE OF 22°00'00", AND A LONG CHORD OF NORTH 44°30'08" EAST 74.16 FEET; 
THENCE ALONG SAID CURVE A DISTANCE OF 74.62 FEET TO A POINT OF TANGENCY; 
THENCE NORTH 33°30'08" EAST 41.04 FEET TO THE NORTHERLY RIGHT OF WAY LINE OF RESERVOIR DRIVE; 
THENCE NORTH 58°00'08" EAST 48.15 FEET ALONG SAID NORTHERLY RIGHT OF WAY LINE TO A POINT; 
THENCE NORTH 4°10'00" EAST 40.76 FEET ALONG THE WESTERLY RIGHT OF WAY LINE OF RESERVOIR DRIVE TO A 
POINT; 
THENCE NORTH 33°30'08" EAST 41.18 FEET TO THE BEGINNING OF A CURVE TO THE LEFT HAVING A RADIUS OF 
154.62 FEET, A TOTAL CURVATURE OF 29°20'08" AND A LONG CHORD OF NORTH 18°50'04" EAST 78.32 FEET; 
 
THENCE ALONG SAID CURVE A DISTANCE OF 79.17 FEET TO THE TRUE POINT OF BEGINNING.  
 
NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN THAT CERTAIN DOCUMENT 
RECORDED JUNE 27, 2007 AS DOCUMENT NUMBER 3548445 OF OFFICIAL RECORDS. 
 
PARCEL 4: 
 
ALL OF BLOCK C OF THE ADDITION TO NEVADA VISTA SUBDIVISION, AS SHOWN ON THE OFFICIAL MAP THEREOF, 
FILED IN THE OFFICE OF THE COUNTY RECORDER OF WASHOE COUNTY, STATE OF NEVADA, ON FEBRUARY 15, 1928.  
 
EXCEPTING THEREFROM LOTS 1 AND 3.  
 
PARCEL 5: 
 
BEGINNING AT THE NORTHEAST CORNER OF LOT 28 IN BLOCK C OF THE ADDITION TO NEVADA VISTA SUBDIVISION, 
AS SHOWN ON THE OFFICIAL MAP THEREOF, FILED IN THE OFFICE OF THE COUNTY RECORDER OF WASHOE COUNTY, 
STATE OF NEVADA, ON FEBRUARY 15, 1928, SAID POINT BEING SOUTH 87°00'46" EAST A DISTANCE OF 531.90 FEET 
FROM THE NORTHWEST CORNER OF SECTION 30, TOWNSHIP 16 NORTH, RANGE 18 EAST, M.D.B.&M., SAID CORNER 
BEING A STATE LINE MONUMENT; 
THENCE NORTH 88°56' EAST 30.40 FEET TO A POINT; 
THENCE SOUTH 0°37' WEST 44.53 FEET TO A POINT; 
THENCE ON A CURVE TO THE RIGHT THROUGH AN ANGLE OF 26°16'20" WITH A RADIUS OF 460 FEET, A DISTANCE OF 
210.93 FEET; 
THENCE ON A CURVE WHOSE TANGENT BEARING IS NORTH 11°25'10" EAST THROUGH AN ANGLE OF 7°15'10" WITH A 
RADIUS OF 220.33 FEET A DISTANCE OF 27.89 FEET; 
THENCE NORTH 4°10' EAST 220.05 FEET TO THE POINT OF BEGINNING.  
 
NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN THAT CERTAIN DOCUMENT 
RECORDED JUNE 27, 2007 AS DOCUMENT NUMBER 3548445 OF OFFICIAL RECORDS. 
 
 
PARCEL 6: 
 
COMMENCING AT THE INTERSECTION OF THE WEST LINE OF THE NEVADA STATE HIGHWAY NO. 28 WITH THE SOUTH 
LINE OF SECTION 19, TOWNSHIP 16 NORTH, RANGE 18 EAST, M.D.B. & M.; 
 
THENCE SOUTH 88°58' WEST, ALONG SAID SOUTH LINE OF SECTION 19, A DISTANCE OF 420.00 FEET TO THE TRUE 
POINT OF BEGINNING; 
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THENCE SOUTH 88°58'00" WEST, A DISTANCE OF 65.96 FEET; 
THENCE NORTH 02°32'27" WEST, A DISTANCE OF 115.18 FEET; 
THENCE NORTH 88°58'00" EAST, A DISTANCE OF 72.34 FEET; 
THENCE SOUTH 00°37'00" WEST, A DISTANCE OF 115.00 TO THE TRUE POINT OF BEGINNING. SITUATE WHOLLY 
WITHIN LOT 4 OF SECTION 19, TOWNSHIP 16 NORTH, RANGE 18 EAST, M.D.B.&M.  

 
NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN THAT CERTAIN DOCUMENT 
RECORDED JUNE 27, 2007 AS DOCUMENT NUMBER 3548445 OF OFFICIAL RECORDS. 
 
PARCEL 7: 
 
LOTS 1 AND 3 IN BLOCK C OF THE ADDITION OF NEVADA VISTA SUBDIVISION, AS SHOWN ON THE OFFICIAL MAP 
THEREOF, FILE IN THE OFFICE OF THE COUNTY RECORDER OF WASHOE COUNTY, STATE OF NEVADA, ON FEBRUARY 
15, 1928. 
 
PARCEL 8: 
 
A PORTION OF PARCELS 1, 2 & 3 AS DESCRIBED IN DOCUMENT NO. 2710630, WASHOE COUNTY, OFFICIAL RECORDS, 
MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
COMMENCING AT THE SOUTHWEST CORNER OF LOT 4 OF SAID SECTION 19; THENCE ALONG THE SOUTHERLY LINE 
OF SAID SECTION 19 SOUTH 89°11’12" EAST 374.17 FEET TO THE 
POINT OF BEGINNING OF THIS DESCRIPTION;  
THENCE ALONG A LINE PARALLEL TO THE WESTERLY RIGHT OF WAY LINE OF NEVADA STATE HIGHWAY 28 NORTH 
1°30’26" EAST 498.06 FEET;  
THENCE SOUTH 89°47’22" EAST 10.00 FEET;  
THENCE NORTH 7°45’25" EAST 98.13 FEET; 
THENCE NORTH 80°17’12" EAST 184.56 FEET TO SAID RIGHT OF WAY LINE AND THE BEGINNING OF A NON-TANGENT 
CURVE TO THE LEFT HAVING A RADIUS OF 2040.00 FEET TO WHICH POINT A RADIAL LINE BEARS NORTH 86°06’35" 
WEST;  
THENCE SOUTHERLY 84.85 FEET ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 2°22’59";  
THENCE SOUTH 1°30’26" WEST 543.96 FEET TO THE SOUTHERLY LINE OF SAID SECTION 19;  
THENCE ALONG SAID SOUTHERLY LINE NORTH 89°47’22" WEST 51.76 FEET TO THE SOUTH 1/4 CORNER OF SAID 
SECTION 19;  
THENCE ALONG THE SOUTHERLY LINE OF SAID SECTION 19 NORTH 89°11’12" WEST 148.21 FEET TO THE POINT OF 
BEGINNING. 
 
NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN THAT CERTAIN DOCUMENT 
RECORDED DECEMBER 21, 2004 AS DOCUMENT NO. 3146106 OF 
OFFICIAL RECORDS 
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 Commitment 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company    
  

 File No: 123-2616412  

 

COMMITMENT FOR TITLE INSURANCE 
 

Issued By 
 

FIRST AMERICAN TITLE INSURANCE COMPANY 
 

NOTICE 
 

IMPORTANT-READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE 
POLICIES. ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS 
COMMITMENT OR THE POLICY MUST BE BASED SOLELY IN CONTRACT. 
 

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, 
OPINION OF TITLE, OR OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE 
COMPANY TO DETERMINE INSURABILITY OF THE TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE 
PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT OF THE COMPANY, AND CREATE NO 
EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED. 
 

THE COMPANY'S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED 
IDENTIFIED IN SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE 
COMPANY HAS NO LIABILITY OR OBLIGATION INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER 
PERSON. 
 

COMMITMENT TO ISSUE POLICY 
 

Subject to the Notice; Schedule B, Part I-Requirements; Schedule B, Part II-Exceptions; and the Commitment Conditions, 
First American Title Insurance Company, a Nebraska Corporation (the "Company"), commits to issue the Policy 
according to the terms and provisions of this Commitment. This Commitment is effective as of the Commitment Date 
shown in Schedule A for each Policy described in Schedule A, only when the Company has entered in Schedule A both the 
specified dollar amount as the Proposed Policy Amount and the name of the Proposed Insured. 
 

If all of the Schedule B, Part I-Requirements have not been met within six months after the Commitment Date, this 
Commitment terminates and the Company's liability and obligation end. 

 

 

If this jacket was created electronically, it constitutes an original document. 
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COMMITMENT CONDITIONS 
 
1. DEFINITIONS 

(a) “Knowledge” or “Known”: Actual or imputed knowledge, but not constructive notice imparted by the Public Records. 
(b) “Land”: The land described in Schedule A and affixed improvements that by law constitute real property. The term “Land” 

does not include any property beyond the lines of the area described in Schedule A, nor any right, title, interest, estate, or 
easement in abutting streets, roads, avenues, alleys, lanes, ways, or waterways, but this does not modify or limit the extent 
that a right of access to and from the Land is to be insured by the Policy. 

(c) “Mortgage”: A mortgage, deed of trust, or other security instrument, including one evidenced by electronic means authorized 
by law. 

(d) “Policy”: Each contract of title insurance, in a form adopted by the American Land Title Association, issued or to be issued by 
the Company pursuant to this Commitment. 

(e) “Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued pursuant to this 
Commitment. 

(f) “Proposed Policy Amount”: Each dollar amount specified in Schedule A as the Proposed Policy Amount of each Policy to be 
issued pursuant to this Commitment. 

(g) “Public Records”: Records established under state statutes at the Commitment Date for the purpose of imparting constructive 
notice of matters relating to real property to purchasers for value and without Knowledge. 

(h) “Title”: The estate or interest described in Schedule A. 
 

2. If all of the Schedule B, Part I—Requirements have not been met within the time period specified in the Commitment to Issue 
Policy, this Commitment terminates and the Company’s liability and obligation end. 

 

3. The Company’s liability and obligation is limited by and this Commitment is not valid without: 
(a) the Notice;  
(b) the Commitment to Issue Policy; 
(c) the Commitment Conditions; 
(d) Schedule A;  
(e) Schedule B, Part I—Requirements; 
(f) Schedule B, Part II—Exceptions; and 
(g)  a counter-signature by the company or its issuing agent that may be in electronic form. 

 

4. COMPANY’S RIGHT TO AMEND 
The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect, lien, 
encumbrance, adverse claim, or other matter recorded in the Public Records prior to the Commitment Date, any liability of the 
Company is limited by Commitment Condition 5. The Company shall not be liable for any other amendment to this Commitment. 

 

5. LIMITATIONS OF LIABILITY 
(a) The Company’s liability under Commitment Condition 4 is limited to the Proposed Insured’s actual expense incurred in the 

interval between the Company’s delivery to the Proposed Insured of the Commitment and the delivery of the amended 
Commitment, resulting from the Proposed Insured’s good faith reliance to:  
(i) comply with the Schedule B, Part I—Requirements;  
(ii) eliminate, with the Company’s written consent, any Schedule B, Part II—Exceptions; or 
(iii) acquire the Title or create the Mortgage covered by this Commitment. 

(b) The Company shall not be liable under Commitment Condition 5(a) if the Proposed Insured requested the amendment or had 
Knowledge of the matter and did not notify the Company about it in writing. 

(c) The Company will only have liability under Commitment Condition 4 if the Proposed Insured would not have incurred the 
expense had the Commitment included the added matter when the Commitment was first delivered to the Proposed Insured. 

(d) The Company’s liability shall not exceed the lesser of the Proposed Insured’s actual expense incurred in good faith and 
described in Commitment Conditions 5(a)(i) through 5(a)(iii) or the Proposed Policy Amount. 

(e) The Company shall not be liable for the content of the Transaction Identification Data, if any. 
(f) In no event shall the Company be obligated to issue the Policy referred to in this Commitment unless all of the Schedule B, 

Part I—Requirements have been met to the satisfaction of the Company. 
(g) In any event, the Company’s liability is limited by the terms and provisions of the Policy.   
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6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT 
(a) Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this Commitment. 
(b) Any claim must be based in contract and must be restricted solely to the terms and provisions of this Commitment. 
(c) Until the Policy is issued, this Commitment, as last revised, is the exclusive and entire agreement between the parties with 

respect to the subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and 
proposals of any kind, whether written or oral, express or implied, relating to the subject matter of this Commitment. 

(d) The deletion or modification of any Schedule B, Part II—Exception does not constitute an agreement or obligation to provide 
coverage beyond the terms and provisions of this Commitment or the Policy. 

(e) Any amendment or endorsement to this Commitment must be in writing and authenticated by a person authorized by the 
Company. 

(f) When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s only liability will be 
under the Policy. 

 

7. IF THIS COMMITMENT HAS BEEN ISSUED BY AN ISSUING AGENT 
The issuing agent is the Company’s agent only for the limited purpose of issuing title insurance commitments and policies. The 
issuing agent is not the Company’s agent for the purpose of providing closing or settlement services. 

 

8. PRO-FORMA POLICY 
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that the Company 
may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is delivered to a Proposed 
Insured, nor is it a commitment to insure. 

 
9. ARBITRATION 

The Policy contains an arbitration clause. All arbitrable matters when the Proposed Policy Amount is $2,000,000 or less shall be 
arbitrated at the option of either the Company or the Proposed Insured as the exclusive remedy of the parties. A Proposed Insured 
may review a copy of the arbitration rules at http://www.alta.org/arbitration. 
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 Schedule A 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company  

 

 File No: 123-2616412 

 

Transaction Identification Data for reference only:  
Issuing Agent: First American Title Insurance Company  Inquiries Should Be Directed To: 

Issuing Office: 940 Southwood Blvd, Suite 203  Vickie Donati  

                      Incline Village, NV 89451    

Issuing Office's ALTA® Registry ID: 0002034 Phone: (775)831-2488  

Commitment No.: 123-2616412 Email: VDonati@firstam.com  

Property Address: 123-042-01123-042-02, 123-071-35,123-071-
36, 123-071-37,123-071-04, Crystal Bay, NV  

Issuing Office File No.: 123-2616412  
 

Revision No.:   
 

SCHEDULE A 

1. Commitment Date: January 22, 2021 8:00 AM   

2. Policies to be issued: 

(a) ALTA Homeowners (Eagle Owner) Policy  
Proposed Insured: To Be Determined  
Proposed Policy Amount: $To Be Determined   

3. The estate or interest in the Land described or referred to in this Commitment is  

 
Fee 

4. The Title is, at the Commitment Date, vested in: Boulder Bay, LLC, a Nevada limited liability 
company, as to Parcels 1, 2, 3; and 
Big Water Investments, LLC, a Nevada limited liability company, as to Parcels 4, 5 and 6 

5. The Land is described as follows: 
 
See Exhibit "A" attached hereto and made a part hereof 

By:   
     Vickie A Taylor  
     Authorized Signatory 
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 Schedule BI & BII 

 ALTA Commitment for Title Insurance 
 
 ISSUED BY 
 

 First American Title Insurance Company  

  

 File No: 123-2616412 

  

Commitment No.: 123-2616412 

SCHEDULE B, PART I 

Requirements 

All of the following Requirements must be met: 

1. The Proposed Insured must notify the Company in writing of the name of any party not referred to in 
this Commitment who will obtain an interest in the Land or who will make a loan on the Land. The 
Company may then make additional Requirements or Exceptions. 

2. Pay the agreed amount for the estate or interest to be insured. 

3. Pay the premiums, fees, and charges for the Policy to the Company. 

4. Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured, 
or both, must be properly authorized, executed, delivered, and recorded in the Public Records. 

5. Releases(s) or Reconveyance(s) of Item(s): 27, 28, 30 and 31  

6. Other: NONE  

7. You must give us the following information: 
 

  
 A.     Any off record leases, surveys, etc. 
  
 B.     Statement(s) of Identity, all parties.  
  
 C.     Others: NONE  
 
 
The following additional requirements, as indicated by "X", must be met: 
 

[X] 8. 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. 
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[X] 9. An ALTA/NSPS survey of recent date, that 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 the Company may deem necessary. 

 
[X] 10. The following LLC documentation is required from Boulder Bay, LLC and Big Water 

Investments, LLC. 

 

• 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 Boulder Bay, LLC and Big Water Investments, LLC Limited Liability Company, be submitted to the 
Company for examination. 

• Evidence of proper filing and good standing in the State of Nevada of  Boulder Bay, LLC and Big 
Water Investments, LLC. 
[] 11. The following partnership documentation is required from : 

 
[] 12. The following documentation is required from  corporation: 

 
[] 13. 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 the Company may deem necessary. 

 
[] 14. 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 the Company 
may deem necessary. 

 
[X] 15. 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] 16. 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: 
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[] 17. 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.  

 

[] 18. The Company's "Indemnity Agreement I" must be executed by the appropriate parties. 

 
[] 19. Financial statements from the appropriate parties must be submitted to the Company for 

review. 

 
[] 20. A copy of the construction contract must be submitted to the Company for review. 

 
[X] 21. The Company reserves the right to perform an inspection of the Land to verify that there has 

been no commencement of work or delivery of materials involving either existing or new 
improvements located on the Land. 

 

(Affects Parcels 4, 5 and 6) 
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 Schedule BI & BII (Cont.) 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company  
 

 File No: 123-2616412 
  

Commitment No.: 123-2616412 
 

SCHEDULE B, PART II 

Exceptions 

THIS COMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR LIMITATION 
CONTAINED IN ANY DOCUMENT REFERRED TO IN THIS COMMITMENT TO THE EXTENT THAT THE 
SPECIFIC COVENANT, CONDITION, RESTRICTION, OR LIMITATION VIOLATES STATE OR FEDERAL LAW 
BASED ON RACE, COLOR, RELIGION, SEX, SEXUAL ORIENTATION, GENDER IDENTITY, HANDICAP, 
FAMILIAL STATUS, OR NATIONAL ORIGIN.  

The Policy will not insure against loss or damage resulting from the terms and provisions of any lease or 
easement identified in Schedule A, and will include the following Exceptions unless cleared 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 that 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. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the 
Public Records or is created, attaches, or is disclosed between the Commitment Date and the date on 
which all of the Schedule B, Part I-Requirements are met. 

8. Water rights, claims or title to water, whether or not shown by the Public Records. 
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9. 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 County Assessor, per Nevada Revised Statute 361.260. 

10. Any taxes that may be due as provided under NRS 361.4725. 

 

11. Any unpaid charges due the Incline Village General Improvement District.  Specific amounts may be 
obtained by calling (775)832-1203. 

12. Any unpaid charges due the Washoe County Sewer & Water District.  Specific amounts may be 
obtained by calling the Washoe County Water Resources, Utility Services Division at P.O. Box 11130, 
Reno, NV  89520, (775) 954-4601. 

The Following Matters Affect Parcels 1, 2 and 3: 

13. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-042-01  
  
1st installment $   1,905.89   Paid 
2nd installment $   1,905.60   Paid 

3rd installment $   1,905.76    Paid 
4th installment $   1,905.76     
          
Total $ 7,623.17      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcel 1) 



 

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by First American Title Insurance Company. This Commitment is not 
valid without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; Schedule B, Part 
II-Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form. 
 

Copyright 2006-2016 American Land Title Association. All rights reserved.  
 

The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses 
are prohibited. Reprinted under license from the American Land Title Association. 
 

Form 5030000 (1-31-17) Page 10 of 22  ALTA Commitment for Title Insurance (8-1-16) 
Nevada 

  

14. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-042-02  
  
1st installment $   822.16   Paid 
2nd installment $   822.02   Paid 

3rd installment $   822.02    Paid 
4th installment $   822.02     
          
Total $ 3,288.22      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcel 2) 

15. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-071-04  
  
1st installment $   1,452.26   Paid 
2nd installment $   1,452.13   Paid 

3rd installment $   1,452.13    Paid 
4th installment $   1,452.13     
          
Total $ 5,808.65      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcel 3) 

16. Reservations and provisions as contained in Patent from the United States of America, recorded 
September 25, 1905, in Book C, Page 208 of Land Patent Records, as Instrument No. N/A. 
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(Affects Parcels 1 and 2) 

17. Reservations and provisions as contained in Patent from the United States of America, recorded May 
15, 1926, in Book D, Page 385 of Land Patent Records, as Instrument No. N/A. 

(Affects Parcels 1 and 2) 

18. Reservations and provisions as contained in the Patent from the State of Nevada, recorded Illegible, 
in Book D, Page 414 of Patents, as Instrument No. N/A. 
 
 

(Affects Parcels 1 and 2) 

19. Reservations and provisions as contained in the Patent from the State of Nevada, recorded Illegible, 
in Book F, Page 415 of Patents, as Instrument No. N/A. 
 
 

(Affects Parcels 1 and 2) 

20. Covenants, conditions,  and restrictions in a Instrument recorded July 23, 1927, in Book 72, Page 
50 as Instrument No. 40586  of Official Records. 

The last mentioned item was also recorded November 20, 1928 in Book 74, Page 399 as Instrument 
No. 44530 of Official Records. 

The last mentioned item was also recorded February 28, 1929 in Book 75, Page 471 as Instrument 
No. 46168 of Official Records. 

(Affects Parcel 1) 

21. Easements, dedications, reservations, provisions, relinquishments, recitals, certificates, and any other 
matters as provided for or delineated on Tract  Map No.  198 referenced in the legal description 
contained herein.   Reference is hereby made to said plat for particulars. 

(Affects Parcels 1 and 2) 

22. An easement for permanent easement and right of way for drainage facilities and incidental purposes 
in the document recorded October 29, 1979 in Book 1445, Page 109 as Instrument No. 638454 of 
Official Records. 

(Affects Parcel 1) 

23. An easement for permanent easement and right of way for drainage facilities and incidental purposes 
in the document recorded November 02, 1979 in Book 1447, Page 11 as Instrument No. 639442 of 
Official Records. 

(Affects Parcel 1) 
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24. Covenants, conditions, restrictions and easements in the document recorded September 09, 1992 in 
Book 3562, Page 10 as Instrument No. 1603871 of Official Records, which provide that a violation 
thereof shall not defeat or render invalid the lien of any first mortgage or deed of trust made in good 
faith and for value, but deleting any covenant, condition or restriction indicating a preference, 
limitation or discrimination based on race, color, religion, sex, handicap, familial status, national 

origin, sexual orientation, marital status, ancestry, source of income or disability, to the extent such 
covenants, conditions or restrictions violate Title 42, Section 3604(c), of the United States Codes or 
Section 12955 of the Nevada Government Code. Lawful restrictions under state and federal law on 
the age of occupants in senior housing or housing for older persons shall not be construed as 
restrictions based on familial status. 

(Affects Parcel 2) 

25. The terms and provisions contained in the document entitled "Memorandum of Agreement" 
recorded July 28, 2011 as Instrument No. 4026550 of Official Records.   

(Affects Parcels 2 and 3) 

26. A document entitled "Notice of Transfer, Option to Repurchase and Restrictions on Assignment of 
Coverage" recorded June 9, 2008 as Instrument No. 3658272 of Official Records.  

(Affects Parcels 1 and 2) 

27. A Deed of Trust to secure an original indebtedness of $10,000,000.00 recorded March 23, 
2018 as Instrument No. 4798574 of Official Records. 
  
Dated: March 22, 2018 
Trustor: Boulder Bay, LLC, a Nevada limited liability company 
Trustee: Fidelity National Title 
Beneficiary: Mountain West Debt Fund, LP, a Delaware limited partnership 
  

• A document entitled "Assignment of Rights Under Covenants, Conditions and Restrictions, Sales 
Agreements, Permits, and Development Documents" recorded March 23, 2018 as Instrument No. 
4798575 of Official Records.  

• A document entitled "Substitution of Trustee and Deed of Reconveyance" recorded January 31, 2020 
as Instrument No. 4996806 of Official Records.  

Note: The Company will require satisfactory proof of full payment of the debt secured by said 
mortgage or deed of trust prior to removing this exception or insuring the contemplated transaction. 

(Affects the land and Other Property) 
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28. A Deed of Trust to secure an original indebtedness of $20,000,000.00 recorded November 19, 
2019 as Instrument No. 4974785 of Official Records. 
  
Dated: November 15, 2019 
Trustor: Boulder Bay, LLC, a Nevada limited liability company 
Trustee: JLM Title LLC, a Nevada limited liability company dba First 

Centennial Title Company of Nevada 
Beneficiary: Randal S. Kuckenmeister, as administrative and collateral agent 

for the benefit of Jonathan Miller, Trustee of the Jonathan Miller 
Separate Property Trust, Sean O'Neal, Trustee of The Survivor's 
Trust Under The O'Neal Family Trust Dated April 6, 2004, as 
amended, DSM Partners, LP, a Nevada limited partnership, 
BBIO, LLC, a Nevada limited liability company, Nextg Partners, 
LLC, a Nevada limited liability company, Nextg Cash Fund, LP, a 
Nevada limited partnership, and Sandra W. Hardie, as Trustee of 
the Sandra W. Hardie Revocable Family Trust 

  

(Affects the land and Other Property) 

A document recorded January 31, 2020 as Instrument No. 4996804 of Official Records provides that 
the lien or charge of the deed of trust was subordinated to the lien or charge of the deed of trust 
recorded January 31, 2020 as Instrument No. 4996803 of Official Records. 

29. The terms, provisions and easement(s) contained in the document entitled "Access and Parking 
Agreement" recorded November 22, 2019 as Instrument No. 4975942 of Official Records. 

(Affects Parcel 3) 

30. A Deed of Trust to secure an original indebtedness of $10,000,000.00 recorded January 31, 
2020 as Instrument No. 4996803 of Official Records. 
  
Dated: January 30, 2020 
Trustor: Boulder Bay, LLC, a Nevada limited liability company 
Trustee: JLM Title LLC, a Nevada limited liability company dba First 

Centennial Title Company of Nevada 
Beneficiary: Miracle Investments, LLC, a Nevada limited liability company 
  

(Affects the land and Other Property) 

31. A financing statement recorded January 31, 2020 as Instrument No. 4996805 of Official Records. 
Debtor: Boulder Bay, LLC, a Nevada limited liability company 
Secured party:  Miracle Investments, LLC 
  

(Affects the land and Other Property) 

32. Any claim that the Title is subject to a trust or lien created under The Perishable Agricultural 
Commodities Act, 1930 (7 U.S.C. §§499a, et seq.) or the Packers and Stockyards Act (7 U.S.C. §§181 
et seq.) or under similar state laws. 

Consideration for the deletion of this exception is highly fact intensive. Please contact the underwriter 
assigned to your file as soon as possible to discuss. 

(Affects Parcel 1) 



 

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by First American Title Insurance Company. This Commitment is not 
valid without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; Schedule B, Part 
II-Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form. 
 

Copyright 2006-2016 American Land Title Association. All rights reserved.  
 

The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses 
are prohibited. Reprinted under license from the American Land Title Association. 
 

Form 5030000 (1-31-17) Page 14 of 22  ALTA Commitment for Title Insurance (8-1-16) 
Nevada 

  

The Following Matters Affect Parcels 4, 5 and 6: 

33. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 

 APN  123-071-35 and 36  
  
1st installment $   1,136.89   Paid 
2nd installment $   1,136.76   Delinquent 

3rd installment $   1,136.75    Delinquent 
4th installment $   1,136.75     
          
Total $ 4,547.15      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 

  

(Affects Parcels 4 and 5) 

(Same amount per each Parcel number) 

34. Those taxes for the fiscal year July 1, 2020 through June 30, 2021, including any secured personal 
property taxes collected by the County Treasurer. 
 APN  123-071-37  
  
1st installment $   1,860.74   Paid 
2nd installment $   1,860.61   Delinquent 

3rd installment $   1,860.61    Delinquent 
4th installment $   1,860.61     
          
Total $ 7,442.57      
  
NOTE: 
Said taxes become a lien on July 1, 2020 , each installment will become due and payable on the 
following dates: 
 1st installment is due on the 3rd Monday of August, 2020.     
 2nd installment is due on the 1st Monday of October, 2020.     
 3rd installment is due on the 1st Monday of January, 2021.     
 4th installment is due on the 1st Monday of March, 2021. 
 
Each installment will become delinquent ten (10) days after due. 
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(Affects Parcel 6) 

35. An easement for pipelines, telephone lines, pole lines, rights of way and incidental purposes in the 
document recorded November 07, 1923 in Book 63, Page 495 as Instrument No. 29628 of Deed 

Records. 

36. An easement for pipelines and incidental purposes in the document recorded September 07, 1937 in 
Book 111, Page 514 as Instrument No. 79113 of Deed Records. 

37. Covenants, conditions, restrictions, easements, assessments, liens, charges, terms and provisions in 
the document recorded April 11, 1949 in Book 234, Page 230 as Instrument No. N/A of Official 
Records, which provide that a violation thereof shall not defeat or render invalid the lien of any first 
mortgage or deed of trust made in good faith and for value, but deleting any covenant, condition or 
restriction indicating a preference, limitation or discrimination based on race, color, religion, sex, 
handicap, familial status, national origin, sexual orientation, marital status, ancestry, source of 
income or disability, to the extent such covenants, conditions or restrictions violate Title 42, Section 
3604(c), of the United States Codes. Lawful restrictions under state and federal law on the age of 
occupants in senior housing or housing for older persons shall not be construed as restrictions based 
on familial status.  

38. Covenants, conditions,  and restrictions in a Deed Restriction and Declaration of Covenants, 
Conditions and Restrictions for Transfer of Existing Commercial Development recorded October 02, 
1996, in Book 4687, Page 739 as Instrument No. 2035680  of Official Records. 

39. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Commercial Floor Area", executed by and 
between Crystal Bay Associates L.L.C., a Nevada limited liability company and Duane U. Deverill, 
Trustee of the Nevada Freedom Corporation Profit Sharing Plan, recorded September 30, 
1999 as Instrument No. 2385847 of Official Records.  

• A document entitled "Release of Memorandum and Financing Statement" recorded March 29, 2002 as 
Instrument No. 2670282 of Official Records.  

40. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Land Coverage", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company and Laurence C. Lusvardi 
and Carla Tange Lusvardi, Trustees of The L & C Lusvardi Trust, recorded October 22, 
1999 as Instrument No. 2391565 of Official Records.  

41. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Land Coverage", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company and Monardo and Joanne 
Monardo, husband and wife, recorded October 22, 1999 as Instrument No. 2391705 of Official 
Records.  

42. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Commercial Floor Areas", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company and Alan Rosenkranz and 
Mary Lou Rosenkranz, husband and wife as joint tenants, recorded November 09, 
1999 as Instrument No. 2396475 of Official Records.  
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43. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Land Coverage", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company and Mitch R. Legarza and 
Deborah L. Legarza, husband and wife as community property, recorded December 30, 
1999 as Instrument No. 2411004 of Official Records.  

44. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Land Coverage", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company and ADAHI, Inc., a Nevada 
corporation,, recorded March 17, 2000 as Instrument No. 2431237 of Official Records.  

45. Covenants, conditions,  and restrictions in a Deed Restriction and Declaration of Covenants, 
Conditions and Restrictions for Transfer of Existing Commercial Development recorded March 20, 
2000, in Book N/A as Instrument No. 2431513  of Official Records. 

46. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Land Coverage", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company and Victor Lockhart, an 
unmarried man,, recorded May 24, 2000 as Instrument No. 2449765 of Official Records.  

47. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Land Coverage", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company  and Kay Moeckel and Sandy 
Moeckel, husband and wife, recorded September 06, 2000 as Instrument No. 2479914 of Official 
Records.  

48. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Land Coverage", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company and E & R Hill County 
Properties, a Nevada corporation,, recorded September 13, 2000 as Instrument No. 2482107 of 
Official Records.  

49. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Land Coverage", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company and Bill D. Olin and Lori J. 
Olin, Trustees of the Bill and Lori Olin Trust dated March 23, 1995, recorded April 06, 
2001 as Instrument No. 2541092 of Official Records.  

50. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Land Coverage", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company and Village Plaza Limited 
Partnership, a Nevada limited partnership, recorded April 24, 2001 as Instrument No. 2546205 of 
Official Records.  

51. Covenants, conditions,  and restrictions in a Deed Restriction and Declaration of Covenants, 
Conditions and Restrictions for Transfer of Existing Commercial Development recorded September 12, 
2001, in Book N/A as Instrument No. 2595730  of Official Records. 

52. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded October 02, 2001, in Book N/A as Instrument 
No. 2602726  of Official Records. 
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53. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Commercial Floor Area", executed by and 
between Crystal Bay Associates LLC., a Nevada limited liability company and Village Plaza Limited 
Partnership, a Nevada limited partnership, recorded May 10, 2002 as Instrument No. 2686186 of 
Official Records.  

54. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded July 29, 2002, in Book N/A as Instrument 
No. 2716127  of Official Records. 

55. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restrictions") recorded February 21, 2003, in Book N/A as Instrument 
No. 2809298  of Official Records. 

56. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations Regarding Transfer of Land Coverage", executed by and 
between Sierra Park, LLC, a Nevada limited liability company and Larry Hern and Janelle A. Hern, 
husband and wife,, recorded October 17, 2003 as Instrument No. 2941749 of Official Records.  

57. The terms, conditions and provisions contained in the document entitled "Memorandum of 
Agreement and Authorizations to Complete Transfer of Impervious Land Coverage", executed by and 
between Sierra Park, LLC, a Nevada limited liability company and Grable B. Ronning, Trustee of the 
1983 Grable B. Ronning Trust,, recorded October 17, 2003 as Instrument No. 2941750 of Official 
Records.  

58. Covenants, conditions,  and restrictions in a Declarations of Covenants, Conditions and Restrictions 
for Coverage Assignment ("Deed Restriction") recorded April 27, 2004, in Book N/A as Instrument 
No. 3028310  of Official Records. 

59. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions 
Project Area and Coverage Calculation ("Deed Restriction") recorded February 25, 2005, in 
Book N/A as Instrument No. 3174332  of Official Records. 

60. Easements, dedications, reservations, provisions, relinquishments, recitals, certificates, and any other 
matters as provided for or delineated on Survey  Map No.  4509 referenced in the legal description 
contained herein.   Reference is hereby made to said plat for particulars. 

61. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded September 08, 2006, in Book N/A as Instrument 
No. 3435825  of Official Records. 

62. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded August 22, 2007, in Book N/A as Instrument 
No. 3568021  of Official Records. 

63. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Commercial Floor Area Transfer ("Deed Restriction") recorded September 10, 2007, in Book N/A as 
Instrument No. 3573943  of Official Records. 

64. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Commercial Floor Area Transfer ("Deed Restriction") recorded September 25, 2007, in Book N/A as 
Instrument No. 3578289  of Official Records. 
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65. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded November 01, 2007, in Book N/A as Instrument 
No. 3590581  of Official Records. 

66. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Coverage Assignment ("Deed Restriction") recorded December 06, 2007, in Book N/A as Instrument 
No. 3600738  of Official Records. 

67. The effect of a document entitled "Declaration of Covenants, Conditions and Restrictions Commercial 
Floor Area Transfer from Non-Sensitive Parcels ("Deed Restriction") to be Recorded Against APNs 
123-071-34, 123-071-35, 123-071-36, 123-071-37 (Formerly 123-071-24 and 123-055-01)", recorded 
July 5, 2011 as Instrument No. 4019519 of Official Records. 
  
(Note: Missing attachments for Exhibit "A" and Exhibit "B".) 

(Affects Parcels 5 and 6) 

68. Covenants, conditions,  and restrictions in a Declaration of Covenants, Conditions and Restrictions for 
Restriction to Open Space to be Recorded Against a Portion of APN 123-071-24 recorded February 
25, 2005, in Book N/A as Instrument No. 3174331  of Official Records. 

(Affects Parcel 6) 

The Following Matters Affect All Parcels: 

69. Any facts, rights, interests or claims which would be disclosed by a correct ALTA/NSPS survey. 

70. Rights of parties in possession. 
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INFORMATIONAL NOTES 

  

 

NOTE to proposed insured lender only: No Private transfer fee covenant, as defined in Federal 
Housing Finance Agency Final Rule 12 CFR Part 1228, that was created and first appears in the 
Public Records on or after February 8, 2011, encumbers the Title except as follows: None 
 
The map attached, if any, may or may not be a survey of the Land. First American Title 
Insurance Company expressly disclaims any liability for loss or damage that 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. 
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 Exhibit A 

 
 
ISSUED BY 

First American Title Insurance Company  
 
File No: 123-2616412 

 
 
Issuing Office File Number:   
 
The land referred to herein below is situated in the County of Washoe, State of Nevada, and described as follows: 
 
PARCEL 1: 
 
LOT 1 IN BLOCK F OF NEVADA VISTA SUBDIVISION BEING A SUBDIVISION OF PORTION OF LOTS 1 AND 2 AND I AND 
II IN SECTION 30, TOWNSHIP 16 NORTH, RANGE 18 EAST, M.D.B.& M., STATE OF NEVADA, COUNTY OF WASHOE, 
ACCORDING TO THE MAP THEREOF, FILED IN THE OFFICE OF THE COUNTY RECORDER OF WASHOE COUNTY, STATE 
OF NEVADA, ON AUGUST 26, 1926. 
 
EXCEPTING THAT PORTION THEREOF, CONVEYED TO THE COUNTY OF WASHOE, BY DEED RECORDED JULY 12, 1937 
IN BOOK 111, PAGE 241, DEED RECORDS, AS INSTRUMENT NO. 78492. 
 
PARCEL 2: 
 
ALL THAT PORTION OF LOTS 2 IN BLOCK F OF NEVADA VISTA SUBDIVISION, AS SHOWN ON THE OFFICIAL MAP 
THEREOF, FILED IN THE OFFICE OF THE COUNTY RECORDER OF WASHOE COUNTY, STATE OF NEVADA, ON AUGUST 
26 1926, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE NORTHWEST CORNER OF SAID LOT 2;  
THENCE ALONG THE NORTHERLY LINE THEREOF SOUTH 60°02’ EAST 273.07 FEET TO THE NORTHEAST CORNER 

THEREOF, BEING A POINT ON THE NORTHWESTERLY LINE OF CALANEVA DRIVE;  
THENCE ALONG SAID NORTHWESTERLY LINE SOUTH 43°15’ WEST 70.00 FEET;  
THENCE LEAVING SAID CALANEVA DRIVE, NORTH 60°02’ WEST 266.20 FEET TO A POINT ON THE SOUTHEASTERLY 
LINE OF NEVADA STATE ROUTE NO. 28;  
THENCE ALONG SAID LINE, AND THE WESTERLY LINE OF SAID LOT 2 NORTHERLY ALONG THE ARC OF A CURVE TO 
THE LEFT, WITH A RADIUS OF 290 FEET FOR AN ARC DISTANCE OF 73.11 FEET TO THE POINT OF BEGINNING. 
 
NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN THAT CERTAIN DOCUMENT 
RECORDED JUNE 27, 2007 AS INSTRUMENT NO. 3548445 OF OFFICIAL RECORDS. 
 
PARCEL 3: 
 
LOTS 14, 15, 16, 17 AND 18 OF THE MATT GREEN UNOFFICIAL SUBDIVISION OF A PORTION OF LOT 4 OF SECTION 19, 
TOWNSHIP 16 NORTH, RANGE 18 EAST, M.D.B.&M., MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE INTERSECTION OF THE WESTERLY RIGHT OF WAY LINE OF NEVADA STATE HIGHWAY ROUTE 
NO. 28 (80 FEET WIDE) WITH THE SOUTH LINE OF SECTION 19, TOWNSHIP 16 NORTH, RANGE 18 EAST, M.D.B.&M;  
THENCE ALONG SAID SOUTH LINE SOUTH 89°17’50" WEST 240.00 FEET;  
THENCE NORTH 0°35’38" EAST 40.00 FEET TO THE TRUE POINT OF BEGINNING;  
THENCE NORTH 0°35’38" EAST ALONG THE WESTERN LINE OF WASSOU ROAD, (40.00 FEET WIDE) A DISTANCE OF 
460.93 FEET;  
THENCE ALONG THE ARC OF A CURVE TO THE RIGHT, TANGENT TO THE PRECEDING COURSE, WITH A RADIUS OF 
2392.74 FEET FOR AN ARC DISTANCE OF 49.07 FEET;  
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THENCE SOUTH 89°15’47" WEST 140.00 FEET TO THE EAST LINE OF LAKE VIEW AVENUE, (40 FEET WIDE);  
THENCE SOUTH 0°35"38" WEST ALONG SAID EAST LINE 510.00 FEET TO A LINE DRAWN SOUTH 89°17’50" WEST FROM 
THE POINT OF BEGINNING;  
THENCE NORTH 89°17’50" EAST 140.00 FEET TO THE TRUE POINT OF BEGINNING. 
 

EXCEPTING THEREFROM ALL THAT CERTAIN REAL PROPERTY, LYING WITHIN THE EXTERIOR BOUNDARIES OF LOTS 
14, 15 AND 16 OF THE MATT GREEN UNOFFICIAL SUBDIVISION OF A PORTION OF LOT 4 OF SECTION 19, TOWNSHIP 
16 NORTH, RANGE 18 EAST, M.D.B.&M. 
 
NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN THAT CERTAIN DOCUMENT 
RECORDED JANUARY 31, 2020 AS INSTRUMENT NO. 4996803 OF OFFICIAL RECORDS. 
 
PARCEL 4: 
 
A PORTION OF PARCEL 3 AS DESCRIBED IN DOCUMENT NO. 2710630, WASHOE COUNTY OFFICIAL RECORDS, MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE SOUTHWEST CORNER OF LOT 4 OF SAID SECTION 19;  
THENCE ALONG THE SOUTHERLY LINE OF SAID SECTION 19 SOUTH 89°11’12" EAST 522.38 FEET TO THE SOUTH 1/4 
CORNER OF SAID SECTION 19;  
THENCE ALONG SAID SOUTHERLY LINE SOUTH 89°47’22" EAST 51.76 FEET TO THE WESTERLY RIGHT OF WAY LINE OF 
NEVADA STATE HIGHWAY 28;  
THENCE ALONG SAID RIGHT OF WAY LINE NORTH 1°30’26" EAST 543.96 FEET TO THE BEGINNING OF A TANGENT 
CURVE TO THE RIGHT HAVING A RADIUS OF 2040.00 FEET;  
THENCE NORTHERLY 84.85 FEET ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 2°22’59" TO THE POINT OF 
BEGINNING OF THIS DESCRIPTION;  
THENCE LEAVING SAID RIGHT OF WAY LINE SOUTH 80°17’12" WEST 184.56 FEET;  
THENCE NORTH 7°45’25" EAST 21.87 FEET;  
THENCE NORTH 11°00’19" EAST 110.00 FEET;  
THENCE SOUTH 89°47’22" EAST 167.00 FEET TO THE WESTERLY RIGHT OF WAY LINE OF NEVADA STATE HIGHWAY 28 
AND THE BEGINNING OF A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 2040.00 FEET TO WHICH POINT 
A RADIAL LINE BEARS NORTH 83°20’55" WEST;  
THENCE SOUTHERLY 98.31 FEET ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 2°45’40" TO THE POINT OF 
BEGINNING. 
 
ALSO KNOWN AS PARCEL 2 ON RECORD OF SURVEY NO. 4509 FOR SIERRA PARK, LLC, FILED DECEMBER 11, 2004 AS 
FILE NO. 3146107 OF OFFICIAL RECORDS. 
 
NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN THAT CERTAIN DOCUMENT 
RECORDED MARCH 13, 2015 AS INSTRUMENT NO. 4446494 OF OFFICIAL RECORDS. 
 
PARCEL 5: 
 
A PORTION OF PARCELS 3 & 4 AS DESCRIBED IN DOCUMENT NO. 2710630, WASHOE COUNTY OFFICIAL RECORDS, 
MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE SOUTHWEST CORNER OF LOT 4 OF SAID SECTION 19;  
THENCE ALONG THE SOUTHERLY LINE OF SAID SECTION 19 SOUTH 89°11’12" EAST 522.38 FEET TO THE SOUTH 1/4 
CORNER OF SAID SECTION 19;  
THENCE ALONG SAID SOUTHERLY LINE SOUTH 89°47’22" EAST 51.76 FEET TO THE WESTERLY RIGHT OF WAY LINE OF 
NEVADA STATE HIGHWAY 28;  
THENCE ALONG SAID RIGHT OF WAY LINE NORTH 1°30’26" EAST 543.96 FEET TO THE BEGINNING OF A TANGENT 
CURVE TO THE RIGHT HAVING A RADIUS OF 2040.00 FEET;  
THENCE NORTHERLY 183.16 FEET ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 5°08’39" TO THE POINT OF 
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BEGINNING OF THIS DESCRIPTION;  
THENCE LEAVING SAID RIGHT OF WAY LINE NORTH 89°47’22" WEST 167.00 FEET;  
THENCE NORTH 5°04’17" EAST 90.00 FEET;  
THENCE SOUTH 89°47’22" EAST 90.00 FEET;  
THENCE NORTH 51°12’18" EAST 61.88 FEET;  

THENCE SOUTH 89°47’22" EAST 39.97 FEET TO THE RIGHT OF WAY LINE OF NEVADA STATE HIGHWAY 28 AND THE 
BEGINNING OF A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 2040.00 FEET TO WHICH POINT A RADIAL 
LINE BEARS NORTH 79°41’51" WEST; 
THENCE SOUTHERLY 130.00 FEET ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 3°39’04" TO THE POINT OF 
BEGINNING. 
 
ALSO KNOWN AS PARCEL 3 ON RECORD OF SURVEY NO. 4509 FOR SIERRA PARK, LLC, FILED DECEMBER 11, 2004 AS 
FILE NO. 3146107 OF OFFICIAL RECORDS. 
 
NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN THAT CERTAIN DOCUMENT 
RECORDED MARCH 13, 2015 AS INSTRUMENT NO. 4446494 OF OFFICIAL RECORDS. 
 
PARCEL 6: 
 
A PORTION OF PARCELS 2, 3 & 4 AS DESCRIBED IN DOCUMENT NO. 2710630, WASHOE COUNTY OFFICIAL RECORDS, 
MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE SOUTHWEST CORNER OF LOT 4 OF SAID SECTION 19; THENCE ALONG THE SOUTHERLY LINE 
OF SAID SECTION 19 SOUTH 89°11’12" EAST 374.17 FEET;  
THENCE ALONG A LINE PARALLEL TO THE WESTERLY RIGHT OF WAY LINE OF NEVADA STATE HIGHWAY 28 NORTH 
1°30’26" EAST 498.06 FEET TO THE POINT OF BEGINNING OF THIS DESCRIPTION, SAID POINT BEING THE BEGINNING 
OF A TANGENT CURVE TO THE RIGHT HAVING A RADIUS OF 2352.94 FEET;  
THENCE NORTHERLY 563.30 FEET ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 13°43’00";  
THENCE NORTH 15°13’26" EAST 293.28 FEET TO A POINT ON THE 1/16 LINE OF SAID SECTION 19;  
THENCE ALONG SAID 1/16 LINE SOUTH 89°53’44" EAST 198.45 FEET TO THE WESTERLY RIGHT OF WAY LINE OF 
NEVADA STATE HIGHWAY 28;  
THENCE ALONG SAID RIGHT OF WAY LINE SOUTH 15°13’26" WEST 324.36 FEET TO THE POINT MARKED BY A 
CONCRETE MONUMENT AND THE BEGINNING OF A TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 2040.00 
FEET;  
THENCE SOUTHERLY 175.22 FEET ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 4°55’17";  
THENCE LEAVING SAID RIGHT OF WAY LINE NORTH 89°47’22" WEST 39.97 FEET;  
THENCE SOUTH 51°12’18" WEST 61.88 FEET;  
THENCE NORTH 89°47’22" WEST 90.00 FEET;  
THENCE SOUTH 5°04’17" WEST 90.00 FEET;  
THENCE SOUTH 11°00’19" WEST 110.00 FEET;  
THENCE SOUTH 7°45’25" WEST 120.00 FEET;  
THENCE NORTH 89°47’22" WEST 10.00 FEET TO THE POINT OF BEGINNING. 
 
ALSO KNOWN AS PARCEL 4 ON RECORD OF SURVEY NO. 4509 FOR SIERRA PARK, LLC, FILED DECEMBER 11, 2004 AS 
FILE NO. 3146107 OF OFFICIAL RECORDS. 
 
NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN THAT CERTAIN DOCUMENT 
RECORDED MARCH 13, 2015 AS INSTRUMENT NO. 4446494 OF OFFICIAL RECORDS. 
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 Commitment 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company    
  

 File No: 123-2616414  

 

COMMITMENT FOR TITLE INSURANCE 
 

Issued By 
 

FIRST AMERICAN TITLE INSURANCE COMPANY 
 

NOTICE 
 

IMPORTANT-READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE 
POLICIES. ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS 
COMMITMENT OR THE POLICY MUST BE BASED SOLELY IN CONTRACT. 
 

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, 
OPINION OF TITLE, OR OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE 
COMPANY TO DETERMINE INSURABILITY OF THE TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE 
PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT OF THE COMPANY, AND CREATE NO 
EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED. 
 

THE COMPANY'S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED 
IDENTIFIED IN SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE 
COMPANY HAS NO LIABILITY OR OBLIGATION INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER 
PERSON. 
 

COMMITMENT TO ISSUE POLICY 
 

Subject to the Notice; Schedule B, Part I-Requirements; Schedule B, Part II-Exceptions; and the Commitment Conditions, 
First American Title Insurance Company, a Nebraska Corporation (the "Company"), commits to issue the Policy 
according to the terms and provisions of this Commitment. This Commitment is effective as of the Commitment Date 
shown in Schedule A for each Policy described in Schedule A, only when the Company has entered in Schedule A both the 
specified dollar amount as the Proposed Policy Amount and the name of the Proposed Insured. 
 

If all of the Schedule B, Part I-Requirements have not been met within six months after the Commitment Date, this 
Commitment terminates and the Company's liability and obligation end. 

 

 

If this jacket was created electronically, it constitutes an original document. 
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COMMITMENT CONDITIONS 
 
1. DEFINITIONS 

(a) “Knowledge” or “Known”: Actual or imputed knowledge, but not constructive notice imparted by the Public Records. 
(b) “Land”: The land described in Schedule A and affixed improvements that by law constitute real property. The term “Land” 

does not include any property beyond the lines of the area described in Schedule A, nor any right, title, interest, estate, or 
easement in abutting streets, roads, avenues, alleys, lanes, ways, or waterways, but this does not modify or limit the extent 
that a right of access to and from the Land is to be insured by the Policy. 

(c) “Mortgage”: A mortgage, deed of trust, or other security instrument, including one evidenced by electronic means authorized 
by law. 

(d) “Policy”: Each contract of title insurance, in a form adopted by the American Land Title Association, issued or to be issued by 
the Company pursuant to this Commitment. 

(e) “Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued pursuant to this 
Commitment. 

(f) “Proposed Policy Amount”: Each dollar amount specified in Schedule A as the Proposed Policy Amount of each Policy to be 
issued pursuant to this Commitment. 

(g) “Public Records”: Records established under state statutes at the Commitment Date for the purpose of imparting constructive 
notice of matters relating to real property to purchasers for value and without Knowledge. 

(h) “Title”: The estate or interest described in Schedule A. 
 

2. If all of the Schedule B, Part I—Requirements have not been met within the time period specified in the Commitment to Issue 
Policy, this Commitment terminates and the Company’s liability and obligation end. 

 

3. The Company’s liability and obligation is limited by and this Commitment is not valid without: 
(a) the Notice;  
(b) the Commitment to Issue Policy; 
(c) the Commitment Conditions; 
(d) Schedule A;  
(e) Schedule B, Part I—Requirements; 
(f) Schedule B, Part II—Exceptions; and 
(g)  a counter-signature by the company or its issuing agent that may be in electronic form. 

 

4. COMPANY’S RIGHT TO AMEND 
The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect, lien, 
encumbrance, adverse claim, or other matter recorded in the Public Records prior to the Commitment Date, any liability of the 
Company is limited by Commitment Condition 5. The Company shall not be liable for any other amendment to this Commitment. 

 

5. LIMITATIONS OF LIABILITY 
(a) The Company’s liability under Commitment Condition 4 is limited to the Proposed Insured’s actual expense incurred in the 

interval between the Company’s delivery to the Proposed Insured of the Commitment and the delivery of the amended 
Commitment, resulting from the Proposed Insured’s good faith reliance to:  
(i) comply with the Schedule B, Part I—Requirements;  
(ii) eliminate, with the Company’s written consent, any Schedule B, Part II—Exceptions; or 
(iii) acquire the Title or create the Mortgage covered by this Commitment. 

(b) The Company shall not be liable under Commitment Condition 5(a) if the Proposed Insured requested the amendment or had 
Knowledge of the matter and did not notify the Company about it in writing. 

(c) The Company will only have liability under Commitment Condition 4 if the Proposed Insured would not have incurred the 
expense had the Commitment included the added matter when the Commitment was first delivered to the Proposed Insured. 

(d) The Company’s liability shall not exceed the lesser of the Proposed Insured’s actual expense incurred in good faith and 
described in Commitment Conditions 5(a)(i) through 5(a)(iii) or the Proposed Policy Amount. 

(e) The Company shall not be liable for the content of the Transaction Identification Data, if any. 
(f) In no event shall the Company be obligated to issue the Policy referred to in this Commitment unless all of the Schedule B, 

Part I—Requirements have been met to the satisfaction of the Company. 
(g) In any event, the Company’s liability is limited by the terms and provisions of the Policy.   
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6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT 
(a) Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this Commitment. 
(b) Any claim must be based in contract and must be restricted solely to the terms and provisions of this Commitment. 
(c) Until the Policy is issued, this Commitment, as last revised, is the exclusive and entire agreement between the parties with 

respect to the subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and 
proposals of any kind, whether written or oral, express or implied, relating to the subject matter of this Commitment. 

(d) The deletion or modification of any Schedule B, Part II—Exception does not constitute an agreement or obligation to provide 
coverage beyond the terms and provisions of this Commitment or the Policy. 

(e) Any amendment or endorsement to this Commitment must be in writing and authenticated by a person authorized by the 
Company. 

(f) When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s only liability will be 
under the Policy. 

 

7. IF THIS COMMITMENT HAS BEEN ISSUED BY AN ISSUING AGENT 
The issuing agent is the Company’s agent only for the limited purpose of issuing title insurance commitments and policies. The 
issuing agent is not the Company’s agent for the purpose of providing closing or settlement services. 

 

8. PRO-FORMA POLICY 
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that the Company 
may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is delivered to a Proposed 
Insured, nor is it a commitment to insure. 

 
9. ARBITRATION 

The Policy contains an arbitration clause. All arbitrable matters when the Proposed Policy Amount is $2,000,000 or less shall be 
arbitrated at the option of either the Company or the Proposed Insured as the exclusive remedy of the parties. A Proposed Insured 
may review a copy of the arbitration rules at http://www.alta.org/arbitration. 
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 Schedule A 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company  

 

 File No: 123-2616414 

 

Transaction Identification Data for reference only:  
Issuing Agent: First American Title Insurance Company  Inquiries Should Be Directed To: 

Issuing Office: 940 Southwood Blvd, Suite 203  Vickie Donati  

                      Incline Village, NV 89451    

Issuing Office's ALTA® Registry ID: 0002034 Phone: (775)831-2488  

Commitment No.: 123-2616414 Email: VDonati@firstam.com  

Property Address: USFS 123-053-06, , NV  Issuing Office File No.: 123-2616414  
 

Revision No.:   
 

SCHEDULE A 

1. Commitment Date: January 22, 2021 8:00 AM   

2. Policies to be issued: 

(a) ALTA Owners Policy  
Proposed Insured: To Be Determined  
Proposed Policy Amount: $0.00  

3. The estate or interest in the Land described or referred to in this Commitment is  
 

Fee Simple 

4. The Title is, at the Commitment Date, vested in: United States of America 

5. The Land is described as follows: 
 
See Exhibit "A" attached hereto and made a part hereof 

By:   
     Debbie M. Jackson  
     Authorized Signatory 

  

https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PhUo7Uh7Xd7kHOWddd8joDY%3D&h=2b7085e4-e3bf-4c6c-9adf-8ce3589129d4&attach=true
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 Schedule BI & BII 

 ALTA Commitment for Title Insurance 
 
 ISSUED BY 
 

 First American Title Insurance Company  

  

 File No: 123-2616414 

  

Commitment No.: 123-2616414 

SCHEDULE B, PART I 

Requirements 

All of the following Requirements must be met: 

1. The Proposed Insured must notify the Company in writing of the name of any party not referred to in 
this Commitment who will obtain an interest in the Land or who will make a loan on the Land. The 
Company may then make additional Requirements or Exceptions. 

2. Pay the agreed amount for the estate or interest to be insured. 

3. Pay the premiums, fees, and charges for the Policy to the Company. 

4. Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured, 
or both, must be properly authorized, executed, delivered, and recorded in the Public Records. 

5. Releases(s) or Reconveyance(s) of Item(s): None  

6. Other: None  

7. You must give us the following information: 
 

  
 A.     Any off record leases, surveys, etc. 
  
 B.     Statement(s) of Identity, all parties.  
  
 C.     Others:   
 
 

• Prior to the issuance of any policy of title insurance a properly engineered legal description must be 
submitted to the Company for review. 

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

[X] 8. 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. 
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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. 

 
[X] 9. An ALTA/NSPS survey of recent date, that 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 the Company may deem necessary. 

 
[] 10. The following LLC documentation is required from . 

 
[] 11. The following partnership documentation is required from : 

 
[] 12. The following documentation is required from  corporation: 

 
[] 13. 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 the Company may deem necessary. 

 
[] 14. 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 the Company 
may deem necessary. 

 
[X] 15. 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] 16. 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: 

 
[] 17. 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.  

 
[] 18. The Company's "Indemnity Agreement I" must be executed by the appropriate parties. 
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[] 19. Financial statements from the appropriate parties must be submitted to the Company for 

review. 

 
[] 20. A copy of the construction contract must be submitted to the Company for review. 

 
[] 21. The Company reserves the right to perform an inspection of the Land to verify that there has 

been no commencement of work or delivery of materials involving either existing or new 
improvements located on the Land. 
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 Schedule BI & BII (Cont.) 

 ALTA Commitment for Title Insurance 
 

 ISSUED BY 
 

 First American Title Insurance Company  
 

 File No: 123-2616414 
  

Commitment No.: 123-2616414 
 

SCHEDULE B, PART II 

Exceptions 

THIS COMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR LIMITATION 
CONTAINED IN ANY DOCUMENT REFERRED TO IN THIS COMMITMENT TO THE EXTENT THAT THE 
SPECIFIC COVENANT, CONDITION, RESTRICTION, OR LIMITATION VIOLATES STATE OR FEDERAL LAW 
BASED ON RACE, COLOR, RELIGION, SEX, SEXUAL ORIENTATION, GENDER IDENTITY, HANDICAP, 
FAMILIAL STATUS, OR NATIONAL ORIGIN.  

The Policy will not insure against loss or damage resulting from the terms and provisions of any lease or 
easement identified in Schedule A, and will include the following Exceptions unless cleared 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 that 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. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the 
Public Records or is created, attaches, or is disclosed between the Commitment Date and the date on 
which all of the Schedule B, Part I-Requirements are met. 

8. Water rights, claims or title to water, whether or not shown by the Public Records. 
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9. 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 County Assessor, per Nevada Revised Statute 361.260. 

10. Any taxes that may be due as provided under NRS 361.4725. 

 

11. Any unpaid charges due the Incline Village General Improvement District. Specific amounts may be 
obtained by calling (775)832-1203. 

12. Any unpaid charges due the Washoe County Sewer & Water District. Specific amounts may be 
obtained by calling the Washoe County Water Resources, Utility Services Division at P.O. Box 11130, 
Reno, NV  89520, (775)954-4601. 

13. The property herein described is currently exempt from Washoe County Real Property Taxes, 
however, upon transfer to a non-exempt entity, taxes will be assessed for the remainder of the 
current year. 
Assessor's Parcel Number: 123-053-06 

14. Reservations and provisions as contained in Patent from the United States of America, 
recorded February 8, 1878, in Book A of Patents, Page 228, as Instrument No. N/A. 

15. An Easement for public utilities and incidental purposes, recorded August 6, 1931 in Book No. 88, 
Page 357 as Instrument No. 56594 of Deed Records.    
Affects: a portion of the land 
 

16. The terms and provisions contained in the document entitled Agreement between the Incline Village 
General Improvement District and the United States Department of Agriculture, Forest 
Service recorded October 19, 1987 in Book No. 2643, Page 38 as Instrument No. 1200923 of Official 
Records.   

• A document entitled "Release", recorded January 8, 1988, in Book 2672, Page 900 as Instrument 
No. 1217859 of Official Records. 

17. Any facts, rights, interests or claims which would be disclosed by a correct ALTA/NSPS Survey. 

18. 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. 

  

https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PvcyptolMeyptJtms0wUdYwhdoeypt1E%3D&h=f108b85b-3b29-48cc-bc74-29121e1626d0&attach=true
https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PhUo7Uh7Xd7kHOWddd8joDY%3D&h=2b7085e4-e3bf-4c6c-9adf-8ce3589129d4&attach=true
https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7Pg0CRAnjcypt3Xg7jfKiuhygYc%3D&h=91431153-ac9c-4758-940a-18324fdd99f8&attach=true
https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PsPgQwSCVmtGusF8oJQHX1A%3D&h=28ee3110-bb29-42b3-920c-f152ee9bdad1&attach=true
https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PnDcypt7oRtF1aeyptW75GV4DJVw0%3D&h=bf67258a-60fb-499e-b045-a97acf223e38&attach=true


 

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by First American Title Insurance Company. This Commitment is not 
valid without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; Schedule B, Part 
II-Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form. 
 

Copyright 2006-2016 American Land Title Association. All rights reserved.  
 

The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses 
are prohibited. Reprinted under license from the American Land Title Association. 
 

Form 5030000 (1-31-17) Page 10 of 12  ALTA Commitment for Title Insurance (8-1-16) 
Nevada 

  

  
INFORMATIONAL NOTES 

  

 

NOTE to proposed insured lender only: No Private transfer fee covenant, as defined in Federal 
Housing Finance Agency Final Rule 12 CFR Part 1228, that was created and first appears in the 
Public Records on or after February 8, 2011, encumbers the Title except as follows: None 
 
The map attached, if any, may or may not be a survey of the Land. First American Title 
Insurance Company expressly disclaims any liability for loss or damage that 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. 
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 Exhibit A 

 
 
ISSUED BY 

First American Title Insurance Company  
 
File No: 123-2616414 

 
 
Issuing Office File Number:   
 
The land referred to herein below is situated in the County of Washoe, State of Nevada, and described as follows: 
 
ALL OF LOT 4 OF SECTION 19, TOWNSHIP 16 NORTH, RANGE 18 EAST, M.D.B.&M, LYING WEST OF THE NEVADA STATE 
HIGHWAY NO. 28, LYING SOUTH OF THAT PARCEL CONVEYED TO CHENEY TRUST, JOHN C. CHENEY, AS TRUSTEE 
RECORDED MARCH 2, 1981 IN BOOK 1606, PAGE 543, DOCUMENT NO. 725992, OFFICIAL RECORDS, ALSO LYING 
SOUTH OF THAT PARCEL CONVEYED TO GARY SIMPSON, TREASURER OF THE COUNTY OF WASHOE, STATE OF 
NEVADA BY DEED RECORDED MAY 6, 1985, IN BOOK 2165, PAGE 297, AS DOCUMENT NO. 995099, OFFICIAL RECORDS, 
KNOWN AS APN 123-071-31. 
 
EXCEPTING THEREFROM ALL THAT PORTION OF SAID LAND KNOWN AS GREEN ACRES SUBDIVISION AND MATT GREEN 
SUBDIVISION; 
 
ALSO EXCEPTING THEREFROM THE FOLLOWING 4 PARCELS: 
 
1. PARCEL CONVEYED TO JOHN G. RIDGWAY, ET UX , BY DEED RECORDED DECEMBER 11, 1972 IN BOOK 692, PAGE 
214, AS DOCUMENT NO. 268425, OFFICIAL RECORDS. 
 
2. PARCEL CONVEYED TO NORTH LAKE TAHOE FIRE PROTECTION DISTRICT BY DEED RECORDED IN BOOK 577, PAGE 
684, AS DOCUMENT NO. 335917, DEED RECORDS. 
 

3. PARCEL CONVEYED TO NEVADA CLUB ENTERPRISES, INC., BY DEED RECORDED IN BOOK 632, PAGE 65, AS 
DOCUMENT NO. 360281, DEED RECORDS. 
 
4. PARCEL CONVEYED TO CAL-NEVA INCORPORATED, A NEVADA CORPORATION BY DEED RECORDED SEPTEMBER 7, 
1937 IN BOOK 111, PAGE 514, AS DOCUMENT NO. 79113, DEED RECORDS. 
 
NOTE: PRIOR TO THE ISSUANCE OF ANY POLICY OF TITLE INSURANCE A PROPERLY ENGINEERED LEGAL DESCRIPTION 
MUST BE SUBMITTED TO THE TITLE DEPARTMENT FOR REVIEW. 

https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PjEIqBi3h72Nktn55O56PYQ%3D&h=38b6dcde-372a-4dec-9245-a790ec899a5c&attach=true
https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PljjRMgLMHr0IJBpQOIkqb0%3D&h=5c50961d-9602-4648-accb-017667fbf1d9&attach=true
https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PiJ7DXxocypt1CRp8DywepU9yo%3D&h=63039f92-f8d7-4f7e-a72a-d7061b731653&attach=true
https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PmPqLu9VozzX9LhbXfu9g1k%3D&h=a4438791-ae5f-4717-aa49-1f970e07634d&attach=true
https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PlWbdSSOGT1VY3oj2Q3AHfk%3D&h=73459df0-034f-427a-b0aa-30243cff2c83&attach=true
https://ep.firstam.com/meta/index?m=eab5c010-2f7a-438f-abe4-d64a101458d7&q=9rv2aqaANnV4GsBdaWR7PlYqIR6JdPfNyECOxSXUGL8%3D&h=f395a88d-fc36-4d9f-86ff-732add0bc12c&attach=true


 
 
 
 
 
 
 
 
 
 
 

BOULDER BAY APN MAPS 

APPENDIX I 
 

 









 

  
 
 
 
 
 
 
 
 
 

PROOF OF PROPERTY TAX PAYMENTS 

APPENDIX J 
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� �̂ĉbi�c�ac«̂�amcg�xcc
©��rªcpo�Àp�so

tmm_aiic̀�̂��ac_aÂhaigi
� �̂ĉbi�c�ac� ûbamcg�x
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HjQQKOMGf�OKQ�Z
s�]a�oZpa{a�pZ��Z{���]R{Z
{aa��Zr{��Za{���Z�{p]�Z���aZs�]aZ
xyZR�rr���Zo�Z
p�sa�Zr{��Za{����ZR{Z�zvỳ
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ẁ ẁ
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Z[̀ Ỳ\]S��\Ỳ�m
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S_Û S±̂ SZWYa²

mglkhskm¤h¢kmj¡kj¢s
vh§h£lkmq��m
T³�°� ŚZ��µ�¶
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]a_t�m ehacê ga �̂�c�â_ �̂� ]a�̂bg�v�aa d�ga_aig ��ĝbceha
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d�f�cn �vn�voqoq oqoq �q�qq �q�qq �q�qq �q�qq

d�f�co nqvrvoqoq oqoq �q�qq �q�qq �q�qq �q�qq

d�f�cp nvxvoqon oqoq �q�qq �q�qq �q�qq �q�qq

d�f�cx pvnvoqon oqoq �rqq��y �q�qq �q�qq �rqq��y

�NSKXI�QO}cc  ¡¢¢£¤¥  ¢£¢¢  ¢£¢¢  ¡¢¢£¤¥

I�K�I�OSK\X

¦_�iic�̂� �_amtg �agc�̂�
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	varied to permit your request: The applicant is requesting a variance to Section 110.436 to address Street Design Requirements as allowed under 110.436.15(a) and to Section 110.438 to address walls and permanent earthen structure associated with the replacement/connector roads proposed. 
	complying with the Development Code requirements: Topography is steep in the area of the project. Current road conditions present grades that are not in conformance with County standards and steep downhill stop conditions. Realigned roads present grade differentials that necessitate steeper than county standard road grades in some area.  Additionally, wall heights and fill requirements associated with the realigned roadways and steep topography will also need variance. 
	privacy decreasing pedestrian or traffic safety etc to other properties or uses in the area: There will be no negative impacts to other properties or uses. The proposed variance to the grading standards will benefit the surrounding area by allowing for a redesign of existing roads to closer conform to current standards.
	of neighbors etc: Changes to the road alignment will eliminate existing, substandard roads that currently serve the area and bringing the roads into better compliance with current standards. Pedestrians will be moved off the vehicle travel surface onto separated private pathways and storm water will be better handled with curb and gutter that will be on new roads.
	your neighborhood: Due to the existing topography, roadway connections cannot be made that would meet the code standards. The variance will allow re-aligned streets to better, and more safely, service the County and TRPA identified Crystal Bay Tourist area and the surrounding neighborhood. If denied, redevelopment of the property will not occur as improvements to bring roads to County standards cannot be accomplished.
	Yes: Off
	No: On
	How is your current water provided: IVGID
	How is your current sewer provided: IVGID
	undefined: It is requested that portions 60,291+/- s.f. of public right-of-way be abandoned. The roadways where sections are proposed for abandonment are portions of Wassou Road, Lakeview Avenue, and all of Reservoir Road and a sliver of Stateline Road. Replacement roadway alignments are proposed to perpetuate access. 
	undefined_2:  Reservoir Drive (portion is originally named Tuscarora) shows up on the Addition to Nevada Vista Subdivision map in 1928 File Number 42437 Subdivision Map 214. Wassou Road (originally known as Wassou and Goshute Road first appeards on Cal-Neva Highlands Subdivision Number 1 (1963) File Number 379954, Subdivision  Map 809 and Lakeview shows up on Cal-Neva Highland Number 2 (1964) File Number 3589 Subdivision Map 914
	undefined_3: The applicant is developing a destination resort community on land designated Crystal Bay Tourist. The abandoned and relocation of right-of-way will be part of the overall development. 
	undefined_4: The Applicant will dedicate the new rights-of-way as shown in Tab F. There are existing utilities within the current ROW area, and the applicant will work all utility providers to relocate utilities and/or establish new  easements as necessary.  Final locations and widths of utility easements will be determined once civil improvements are prepared. A conceptual Site Utility Exhibit is provided in Tab E showing a conceptual realignment of utilities.
	undefined_5: The primary impact of the requested abandonment is to the property owners who utilize Reservoir Road to provide access. This particular access point will be removed, but the proposed road alignment associated with the project will provide safer access route with gentler grades and fewer stop conditions.
	 Yes: 
	 No:  NO


