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BedRoc,Inc.,
a member of

BedRoc Limited, LLC
3529 Clayton Street

North Las Vegas NV 89030
(702) 647-tr62

May 19,2003

Re: BedRoc, Inc., Special Land Use Pennit
/-

Commi ssioner Spencer Hafen,
Chairman, Lincoln County Commission
P.O. Box 685
Pioche, Nevada 89043

Dear Commissioner Hafen:

Subject; Letter of fntent for Special Use permit

In accordance with the request of the Lincoln County Conrmission in session on May L9,2003,
pertaining to the approval ofthe application of BedRoc Inc., for a Special Use permit allowing a
Class I landfill at the BedRoc Inc., property at Coyote Springs and US Hwy. 93, please accept

the following as a LETTER OF INTENT on the part of BedRoc Inc.

1 . Uporr the granting of a permit by the State of Nevada of a Class I Permit, BedRoc
Inc., will negotiate with Lincoln County a fee to be paid to Lincoln County for rnaterials placed

in said landfill. Such fee will be calculated per industry standards on a weight or volume
measutement.

2. BedRoc lnc., will comply with bonding requirements imposed with the granting of a
Class I permit as specified by the State of Nevada.

3. BedRoc Inc., shall provide periodic informational reviews for the County Commission
or the Planning Commission as deemed necessary. It is suggested that annual reviews be the
longest interval between presentations.

4. BedRoc Inc., confirms that the Special Use Permit granted by the Lincoln County
Commission on \úay 1,9,2003 is for the pu{pose of allowing BedRoc Inc., to apply to the State of
Nevada for a Class I Landfill Permit for this land, and that if the Class I Permit is ultimately not
issued by the State of Nevada, that the Special Use Permit granted by tJre Lincoln County
Comrnissioir will be of no effect and will not run with the land.
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5. BedRoc Inc., will file necessary parcel maps and or deeds to clarifo any question of
ownerslrip of'the land, and to comply with all requirements in efIèct as of May 19,2003, irnposed
by state and county laws fbr land divisions and parceling.

It is our understanding that the acceptance of this LETTER OF INTENT by you that the
issuance of the Special Use Pennit will proceed and that you, as the chairman, will sign the
permit and cause it to be delivered to BedRoc Inc., with copies to: Gregory J. Barlow, Esq., LTD,
P.O. Box 98, Caliente NV 89008, and VIC, Inc., Valued Integrated Concepts, 6130 Eisner Drive,
Las Vegas NV 8913i-2303. V/e look forwa¡d to establishing a strong relationship of mutual
benefit with Lincoln County, which results in the ultimate benefitto the residents of Lincoln
County.

We welcome the challenge your decision presents.

yottfs,

B.
VIC,Inc., Valued Concepts
6130 Eisner Drive
Las Vegas NV 89131-2303
(702) 64s-9108

AGENT FOR: BedRoc, Inc.

CC: Pahicia Richards, Vice President BedRoc Inc
Gregory J. Barlow, Esq.,

Bedroc Exhibit page 0005



 

LV 419863888v1 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
              
 

EXHIBIT C 
 

              

 

Bedroc Exhibit page 0006



Chapters: 

17.02 
17.04 

17.06 
17.08 
17.10 
17.12 
17.14 
17.16 
17.18 
17.20 

17.22 

17.42 
17.46 
17.48 
17.50 

17.60 
17.62 

Title 17 

DEVELOPMENT CODE 

DIVISION I. GENERAL 

Introductory Provisions 
Definitions 

DIVISION II. ZONING 

General Provisions 
Zoning Maps 
Zoning Districts 

PROVISIONS 

Use and Development Standards 
Off-Street Parking Requirements 
Special Use Permits 
Variances 
Changes in District Boundaries and 
Classifications 
Enforcement and Penalties 

DIVISION IV. SPECIAL DEVELOPMENT REGULATIONS 

Resource Development Activities 
Mobile Home Parks 
Mobile Home Subdivisions 
Historic District and Structures 

DIVISION VI. ADMINISTRATION 

Planning Commission 
Board of Adjustment 

DIVISION VII. UNINCORPORATED AREAS 
(RESERVED) 

147 (Lincoln County 3 / 931 
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17. 02 . 01 0--17 . 02 . 020 

DIVISION I . GENERAL PROVIS I ONS 

Chapter 17. 02 

INTRODUCTORY PROVISIONS 

Sections: 

ARTICLE I. GENERAL 

17.02.010 Title. 
17.02.020 Purpose. 

17.02.030 
17.02.040 
17.02.050 
17.02.060 
17.02.070 
17.02.080 

ARTICLE II. ORGANIZATION AND USE OF CODE 

General. 
Types of applications. 
Review procedure. 
Authority. 
Scope and interpretation. 
Separability. 

ARTICLE I. GENERAL 

17.02.010 Title. The title of this code shall be the 
"Lincoln County Development Code." (Ord. 1983-18 §1-1, 
1983). 

17.02.020 Purpose. A. The provisions of this code 
are intended to regulate the use of land and the division 
of same into separate interests for the purpose of protect­
ing the public health, safety, convenience and general 
welfare of the residents of the county. The code is adopt­
ed in accordance with and in order to further the implemen­
tation of the county master plan and such other plans, 
policies, and studies designed to promote the orderly 
growth of the county and its communities. 

B. Among other purposes, this code is specifically 
adopted to preserve air and water quality; conserve open 
space and agricultural resources; protect natural and sce­
nic resources from unreasonable impairment; provide for 

(Lincoln County 3/93) 148 
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17.18.070--17.18.100 

shall take such action thereon as it deems warranted under 
the circumstances and shall announce and record its action 
by formal resolution and such resolution shall recite the 
findings of the planning commission upon which it bases its 
decision. 

B. The decision of the planning commission in the leg­
islative matter of granting, granting with conditions, or 
denying special use permits or variances shall be advisory 
only to the board of county commissioners. (Ord. 1990-5 
§21.5, 1990) 

17.18.070 Decision by board of county commissioners. 
A. The board of county commissioners, after receipt of the 
report and recommendation from the planning commission, 
shall consider the report and recommendation and shall make 
such a decision thereon as it deems warranted, or if deemed 
necessary, the board of county commissioners may hold a pub­
lic hearing, as specified above, before any decision is 
made. 

B. The board of county commissioners, in granting a 
special use permit or variance, may establish conditions 
under which the lot or parcel of land may be used, or a 
building or structure is constructed or altered, or make 
requirements as to architecture, height of building or 
structure, open spaces, parking areas or vehicle storage and 
conditions of operation of any enterprise, or may make any 
other conditions, requirements or safeguards that the com­
mission may consider necessary to prevent damages or preju­
dice to adjacent properties or detriment to the county. 
(Ord. 1990-5 §21.6, 1990) 

17.18.080 Final decision--Effective date. The deci­
sion of the board of county commissioners shall not become 
final and effective until seven days after the decision is 
entered in the minutes of the board of county commissioners. 
No permits shall be issued concerning the property in ques­
tion until the decision becomes final. (Ord. 1990-5 §21.7, 
1990) 

17.18.090 Reapplication. No person, including the 
original applicant, shall reapply for a similar special use 
permit or variance on the same land, building or structure 
within a period of six months from the date of the final 
decision by the board of county commissioners of such previ­
ous application. (Ord. 1990-5 §21.9, 1990) 

17.18.100 Permit--Expiration. Each special use permit 
or variance authorized under the provisions of this chapter 
which is not actually established or the actual construction 
commenced on the buildings or structures ,,...ithin six months 
Erom the date of the final decision is null and ?aid. In 
the event some construction work is involved, it must 

~ 
(Lincoln Count(~ 

...___-:;,/ 
198-16 
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17.18.110--17.20.020 

actually commence within the stated period and be diligently 
prosecuted to completion. A lapse of work for a period of 
three months will be sufficient to cause the invalidity of 
the permit; provided further, when any use of land, build­
ing, structure or premises established under the provisions 
of this chapter has been discontinued for a period of one 
year, it is unlawful to again use such land or building or 
premises for such discontinued use unless a subsequent spe­
cial use permit or variance is authorized and issued 
therefor. (Ord. 1990-5 §21.8, 1990) 

17.18.110 Permit--Extension. Extensions of time may 
be granted by the board of county commissioners, upon rec­
ommendation of the planning commission, if requested by the 
property owner of record not less than seven days prior to 
the expiration date of the date of the final decision. 
(Ord. 1990-5 §21.10, 1990) 

Chapter 17.20 

CHANGES IN DISTRICT BOUNDARIES AND CLASSIFICATIONS 

Sections: 

17~20.~10 
17.20.020 
17.20.030 
17.20.040 
17.20.050 
17.20.060 
17.20.070 
17.20.080 

Authorization. 
Initiation of changes--Amendments. 
Fees. 
Hearing--Notice. 
Advisory action of planning commission. 
Decision by county commission. 
Decision--Effective date. 
Reapplication. 

17.20.010 Authorization. Boundaries of zone districts 
established by this division or the classification of prop­
erty uses therein may be amended, reclassified or altered 
whenever public necessity, convenience and general welfare 
require, by the board of county commissioners after a report 
and recommendation by the planning commission as herein 
required. (Ord. 1990-5 §22.0, 1990) 

17.20.020 Initiation of changes--Amendments. Amend­
ments, supplements or changes may be initiated in the fal­
lowing manner, either by: 

A. The planning commission, 
B. The board of county commissioners, 
C. The petition of one or more property owners. The 

petition shall be in the form of an application for change 
of zone classification and shall be duly signed and acknawl-

198-17 (Lincoln County 3/ 91) 
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- THIS DEVELOPMENT AGREEMENT ("Agreement") is made and entered into this ~day o~Wrfer. 
ZJPS':!D04-by and between the County of Lincoln, State of Nevada (herein referred to as the "County"), and 

Coyote Springs Investment LLC. a Nevada li-mited liability company (herein referred to as the "Owner"), 
the owner and lessee oft he real property described on Exhibit A attached hereto and incorporated herein. 

SECTION I 

DEFINITIONS 

1.01 · Detinitions. For all purposes of this A~'l'eement, except as otherwise expressly provided or unless 
the context otherwise requires. the following temts shall have the loll owing meanings: 

(a) "Agreement_" this Agreement together with all addenda and exhibits incorporated by 
refen:ncncc herein, rdl ns now nr hereafter-amended, 

(b) "&mill:_able Rules" means and refers to the ibllowing: 

(i) The Coyote Spnngs PUD Code; 

(ii) The Concurrent Approvals. if any: 

(iii) The Coyote Springs Gencrnllmpro\'cment District Re>>ulations Manual: 

(i\') The Coyote Springs Fire District Regulations Manual: 

. (v) The Specific:J;.~de, £l£dinances. Rules. Regulations and Ofr.cial Policies of the 
County-as adopted ·and in force on Deeem~clt ZB

3
• 2004, except m; modi tied by the Concurrent Approvals 

and this Agre~ment·and as amended from time to time and set l'orth on Exhibit "B" shall be locked in for the 
T t!rm of this Agreement. regarding plannfng; zoning: subdivisions; growth management: gaming enterpris!! 
districts: timingand phasing of development: penn.itted uses of the Subject Property: density: design and 
improvement standards; and specilicati<Jns applicable to the Planned Community except as provided in 
Coyote Springs PU.DCode, and excepting therefrom any fees or monetary payments prescribed by ordinance 
which are unifonrily.applied to all development and construction subjccr t<l County's jurisdiction, cx.cept as 
defined ih Section 3.-16 of thi!i Agreemeht. Owner agrees to be subj_ect to all such fees and monetary 
payments prescribed by ordinance as adopted or amended throughout the duration of this Agreement, except 
as detined in Section 3.16 of this Agreement, and 

(vi) All applicable state and federal laws and regulations. 

County agrees it will not. adopt any ordinance, rule, regulation, policy or guideline that would have the effect 
of violating or abrogating any· provision of this Agreement or evading or frustrating the clear intent ofthls 
Agreement. 

cds/csi 
04 t905/lcdevag. wpd/6c 2 • 
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(c) 11 Best Efforts11 means,·in the case of any contingent obligation ofCountyorOwner, ~hat the 
party so obligated. will make a good fa1th effort to accomplish the stated goal. task, project or promised 

. performance; provided such term does not imply a legal obligation to take any specific action if: 

( i) In the case of a County obligation, such action would, in the reasoned opinion of the 
County Commission be impru<lent giveu competing public needs and projects, or: 

(ii) In the case of an Owner obligation, such action would, in the reasoned opinion of 
the Owner, be commercially unreasonable. In either case, upon request. the responsible party shall give 
written notice to the other party that it has. considered such contingent obligation and the reason for its 
decision ntH to perform. 

(d) 11 Builder11 means any person or entity that constructs tina! improvements (other thnn off-site 
improvements or infrastructure) with respect to a subdivision or parcel of the Subject Property. 

(e) "Code" means the Coyote Springs Planned Unit Development Code (the "CSPUD Code"), 
including all rules .. regulations. Btandards. criteria manuals und <Jthcr retercnces adopted therein. 

(t) · "~'ounty" means the County of Lincoln. State of Nevada. together with its successors and 
assigns . 

. (g) "Countv Commission" means the Board t'fCounty Commissioners oft he CountyofLincoln, 
State ot"Ncvada. 

(h) "County Master Plan" means the comprehensive plan adopted by the County Commission 
3nd all amendme:nts tht:rcto. 

(i) "COvote Springs Fire District 11 (~\so the;: "Fin: District" or~o_lk."Ctivdy tht: "Districts") mean::i 
the general improvement district created pursuant to the ordinance adopted by· the County for the purpose 
of providing· fire protc::ction and emcrgen~y medical service:; wi~hin the Coyote Springs Planned Community 
on lands lying within Lincoln County, l'ievada as authorized under NRS·Chapter 318. 

lj) 11 Covote Springs Qt)nt:ral Improvement Dislrict 11 {also the "District 11 or ~.:ollectivdy the 
"Districts") means the general improvement district.created pursuant to the ordinance adopted by the County 
for the public ~:onvcnicnc.c and ncccs,si;:y ot' providing cc:rtnin public services i.vithin ~he Coyot.: Springs 
Planned Community on lands lying with.\n Lincoln County, Nevada as authorized under NRS Chapter 318'. 

(k) "CSPUD Code" means Lincoln County Code, Title 15, Coyote Springs Planned Unit 
Deve!Opmenr Code, adopted by Ordinunce No. 200~~04, whicl1 becomes l.!ffective on July I, 2005, at! ached 
hereto as Exhibit C and incorporated herein. 

(I) "Designated Buildern means a merchant homebuilder, apartment developer or ~ther ow·ner 
of real property within the Planned Community that is constructing any development subject to the residential 
construction tax if designated by Owner to County in writing. 

(m)" 11!)evelopment AgreementQrdinance 11 means Ordinance No. 2004-02 effective July l, 2004. 

cds/csi 
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(n) "Drainage Stud)"' means a comprehensive drainage study prepared fora TentativePUD Plan 
in a manner reasonably acceptable to the District that addresses specific impacts to the Conununity from 

. flo?d events, and the need to construct those t1ood control facilities identified in the technical drainage study, 
whtch are necessary for ,the flood protection oft he PlaMed Community or for mitigation of any downstream 
flood impacts caused by the development of the Planned Community. 

(o) "Effective Date" means the date on which this Agreement, is approved by the County 
Commission and signed by both parties. 

(p) "Final.PUD Pian" means the·final developm~nt plan for a phase of the Subject Property as 
required by and in accordance with the CSPUD Code and us more fully described in ChapterS of the CSPUD 
Code. 

(q) "Flood Control Focilitv" means any fudlity or improvement as proposed in the any Drainage 
Study required by Owner and as approved by the ~i::>trict I hat must be constructed by Owner. Owner's 
successors or another entity associated with the Owner for the purposes of controlling flood events to 
do\vnstrco.m or areas adjacent to the facility or improvement 1.vithin the Subject Propeny. 

lr) ''Flood ~ontrol Facility Impact Zone 11 meE~n:i any prea within aT ~ntatlve PUD Plan that is 
. directly impacted by the construction of Flood Control Facilities require.d by any Drainage Study required 
by Owner and approved as a part of any Tentative PUD Plan submittal, and that specifically: 

(i) I> located downstream and at a lowet· ftnal devution than that of said Flood Control 
Facility or: 

(ii) Is located upstream from a Flood Control Facility but below the tina! elevation of 
an:i Flood C\lntrol Facility or tinalized l 00 Year Flood Plain as provided in a maMer consistent with FE !viA. 
-ilnd District stnndard:;. 

(.s) ''Master Owners' Association~~ (also the u Association'') means an associatiotl of owner's units 
withill a "planned c:ommunity,": "condominium." or "cooperative" us such terms are used in NRS Chapter 
116. . 

( t) "NRS" means the Nevada Revised Statuteo. 

(u) "Owner" means Coyote Springs Investment, LLC. a Nevada limited liability company, and 
its.sucCessors and assigns, if any, as Owners-and Lesst!es of the land constituting the Subject Property. 

(v) · "PVD Zoning" means the Planned Village District zoning for the Planned Community 
approved through adoption of Lincoln County Code, Title 15, Coyote Springs Pla!Uled Unit Development • 
Code,' and all conditions thereto, a copy of which is attached hereto as Exhibit C. 

(w) "Piaruwd Community" means the Subject Property and the proposeJ development of the 
Subject Property described in the Agreement. · 

(x) "Qualified Parks Recreational Faci\itiesnn4 Open Space'' means programmable park space 
. and facilities and non·piogranuned amenities. such as trail systems, trailheads, wash corridors or other 

c:dslcsi 
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natural or enviromnental areas of significance that are open and available for general public use on a 
non-discriminatory basis and can be progtammed by eit_her lhe Owner, the Districts, or the Associa-tion. 

. (y) "Residential B~ilding Permit'' means an official authorization by the County Building 
Official to commence construCtiOn of a residential dwelling, which may include single· family detached and 
attached dwellings, condominiums, t~wnhouses, apartments, or other residential dwellings that may house 
families on a permanent basis. This term excludes times hares, fractional. hotel rooms, or other permanent 
or temporary dwellings that expressly restrict full-time living arrangements as part of the property's 
restrictive covenants. 

(z) "Streetscape Area" m~a.ns the street medians and landscaping areas adjacenno the District 
roads·within the-Planned Corrununity. 

(aa) "Street Improvt:ments'' means publicorprivnte facilities that may include but are not limited 
to tire hydrants: si-dewalks: curbs: ~tters; pav_ement: gravel; aggregate base: streetlights: street name signs: 
traflic signals and signs: pavement markings: any other applicable traffic control devices: survey monuments: 
and tl_ood control and drainage facilities which an:: permitted within public righHHlf-way as required by 
Dimicl. 

(bb} "Subject Propertv11 mi:ms that c~,.:rtain re::\1 property located in the County and more 
particularly de~cribed on Exhibit "A" attached hereto. 

(cc) "Tentntive PUD Plan" menns the tcntntive devek1pment plan for a phast! of the Subject 
Property n5 required by ilnd in accordance with the CSPUD Code and as more fully dt:scribed in Chapter 5 
of the CSPUD Code. 

(del) "Terrn'1 menns the tenn oflhis Agreement together with any extension agreed upon pun;unnt 
to Section t ~.03 hereof. 

(c•) "Tmffic S:udv" mennsn comprehensive transportation study prepared tor a Tentative Pl!D 
l'lan in a manner reasonably acceptable to the District that addresses specilic impacts to the .Major Street 
Segments and Major Intersections, the local street network and intersections related to that individual Village 
development. non-vehicular ViHage-·transportation lmprovements such as pedestrian and bike routes and bus 
stops, impacts outside of the Village and I he need to construct access roads, or to increase the capacity of 
l!xisring access roads to the Village, or It> any of its individuul dCvelopments. The study shall be con~istcnt 
with tho! Master Traftic Study and with ITE principles and technolo~ies. 

SECTION Z 

REC:IT AL OF PREMISES, PURPOSE AND rNTENT 

2.0 I Recitals. This Agreement is predicated upon the following facts and findings: 

(a) Statutorv Authorization. County is authorized, pursuant to NRS Chapters 278.020 I through 
278.0207 and 278.02591 through 278.02598, inclusive, to enter into binding Development Agreements with 
persons having a legal or equitable interest in real property, including, without limitation, real property that 

cdslcsi· 
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will be dewloped as a planned unit development under the provisions ofNRS Chapter 278A. to establish 
long range plans tor the development of such property. 

(b) Ownership Interest. Owner represents that it has fee title ownership to that portion of the 
Subject Property described as Fee Lands in Exhibit "A", and is the Lessee, under a l.ong-term lease, of that 
portion of the Subject Property described as Lease Lands in Exhibit "A". Owner will submit for County 
records a legal description that describes any changes to configuration of fee title ownership within the 
Subject Property within ninety (90) days of the authorization by ihe appropriate Federal Agency. 

· (c) County Authorization, Hearing and Ordinance. All preliminary processing with regard to 
the Planned Conununity has been duly completed in conformance with all applicable laws, rules and 
regulations including. without limitation, adoption of the CSP\JD Code. The County Commission. having 
given notice as required by law. held a public hearing on Owner's application seeking approval ofthe form 
of this Agreemem·and !he.exeeution hereof by County. At the described meeting, the County Commission 
found that this Agreement is co11sistent with County's plans. policies and rei,>ulations, that the Agreement 
meets the requirements ofthe Code. and that execution hereof by and on beh.>lfofthe County is in the public 
interest and is lawful .in all respects. On December 20. 2004. the County Commission adopted Ordinance 
:'<o. 200.4'03 approving this Agreement and authorizing the execution hcrcofby duly constituted ot'ticcrs of 
the County. subject to the addition of (i) a provision providing for a review period starting 180 days alter 
December :!0; 1994, nnd (ii) a provision providing interim funding to Lincoln CoLinty. which provision hove 
now been added to this A~>ree"1ent. .Said Ordina11ce took effect on January 5. 2005. County ngrces to record 
a certified copy of the ordinance as required by NRS Chapter 278.0207. 

(d) Countv lntenl. Counly has dctennined that the long tenn development of the Subject 
Propert.y is appropriat.e to address in 11 development agreement and County desires to enter into this 
Agreement in conformity with the requirements of NRS and us otherwise permitted by law and this 
:\greeinent t.o provide for public services, public uses. nnd urban infrastructure to promote the health, S<.lfety 
and general we-lfare of County and its inhabitants. to minimize uncertainty ·in planning for und securing 
orderlY developm~;::rit oft he Planned Community an·d surrounding areas, to insure attainment of the maximum 
el1idt!nt ut!lit.aiion of resources ·within t·he County at the \cu:H economic..: cost to its citizens and otherwise 
achieve goel.s anct·purposes tor which the State stat.ute and County ordinance authorizing Development 
Agreernent3 were enacted. 

(e) Qy;ner Intent. In accordance with the legislatiw intent evidenced by the :-.levado State 
Statute authmizing Development Agreem~nts and the intent of County in ndopting an ordinance allowing 
Development Agreements, Owner w-ishe-s to obtain reasonable a~surnnces that Owner may develop the 
Plarmed Community in accordance with the Applicable Rules subject to the conditions established in this 
Agreement. Owner acknowledges that there are insufficient public services, which include facilities and 
infrastructure; existing or planned at this time and in orderto develop the Subject Property, Owner is willing 
to enter into tnis Development Agreement in order to pay Owner's share of the costs to provide cenain public 
seryi~cs, facilities-and infrastructure in the.8.rea or this Planr.ed Community. Owner rurther acknowletlgt:s " 
that this Agreement was made a part of the County Record at the time of its approval by the County 
Cornmitision nnd that the Owner agrees without protest lo the requirements, limitations, or conditions 
imposed by'lhis Agreement and the Concurrent Approvals. 

(I) Acknow ledb'lnentofUn.;:enainties. The part>es acknowledge that circumstances beyond the 
control of either party could defeat "their mutual intent that the Planned Community be developed in the 
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.... 

manner contemplated by this Agreement .. Among such circumstances are the unavailabilityofwaterorother 
hmned natural resources, federal regula!.ion· of air and water quality, and similar conditions. [t is not the 

·· intent of the parties nor shall this Section be construed as excusing County of any obligation hereunder or 
depriving Owner of any righrunderthis Agreement, which con be performed. 

(g) provision ofWaterand Sewer Service. Owner clearly understands and agrees that, among 
?ther requirements, water commitment a~d Sanitary sewer system development approval must be obtained 
from the proper goverrunentalentilies. -This Agreement or County does not guarantee the provision of water 
and sewer Services. 

2.02 incorooration ofRecitals. The foregoing recitals shall be deemed true and correct in aU respects with 
rega-rd -to this Agreement and shall-serve as the basis for the interpretation of this Agreement. 

2.03 Permitted Uses, Density. Height, and Size of Stmctures. Pursuant to NRS Chapter 278.020 I. this 
Agreement must set forth the ma.'<.iml!m height nnd size or structures to be ~.;onstructed on tht! Subject 
Property, the densily of uses and the permitted uses oft he land. County agrees the Planned Community may 

·be d6velop~:d.pursunnt to NRS 278A to the den:-:ity ~1nd with the land uses set forth in tht! CSPUD Code and 
'this Agreement. · 

SECTIOJ\ o 

DEVELOPMENT Or THE PLANNED COMMUNITY 

3.01 Time for Construction.and Conmlction ·of the Planned C1)mmunity. Subject to the terms of this 
Agreement nnd th~ Applicable Rules, Owner shall have complete di8cretionas to the timeofcomrnencement. 
construction. phnsing, and complt=tion c.f any and all development of the Plmmed Community. Nothing 

. herein shall be cons\rued to require the Owner to develop the Planned Community or any pa~ thereof. 

Nl'ltwithstonding ;my provision tn the contrary contained in this Section 3.0 l. Owner will develop 
tl reCeiving und.stora~:e urea within the Subje~.:t Propt:rty for rccl.!iving JTJatcrials for the project at the earliest 
practicable time al\er approval of the CSMSIICP (as detined in Section 3.15 below) and i»uance of the 
Section I O(a)( I )(B) permit by USFWS (as de tined in Section 3. I 5 below), 

3.02. Planm::d Unit Development. The development of the Subject Property will L1Ccur in n sefit:s l1f 
Planned Unit Developments in accordance with the CSPUD Code 

· 3.03 Amendments to Deve!Opment-·Ag-rcemenl. County agrees that Owner mny submit amendments to 
this Agreement during the course of development of the Planned Community and during th<' Term ol'thi• 
AJ,'l'eemem subject to the discretion of the Board of County Commissioners. Proposed amendments will be 
consistent with the tem1s of this Ab<reem~.nt and the Applicable Rules and will be processed and considered 
in accordance with the provisions !(nan amendment to a Development Agreement as prescribed in Ordinance 
.No. 2004-02. 

3.04 Reliance on the CSPUD Code. County hereby agrees the Subject Property may be used nnd 
developed during the Term hereof for the purposes and in the manner set forth in the CSPUD Code 
incorporated herein by reference. subject to the terms and conditions. of this Agreement. The CSPUD Code 
sets forth broad categories· of uses and generally defines dens~ties allowed in the Plarmed Conununi\y. 
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County shall approve land use zoning and densities through the tentative and !'ina! PUD Plan approval 
process established by the CSPUD Code .. · 

3.05 Reliance on Concurrent Approvtl[sand Applicable Rules. County hereby agrees and assures Owm:r 
that Owner will be permitted to carry out and complete the entire Planned Community in accordance with 
the land usc zones. uses and densities set forth in the CSPUD code. subject to the tenns and conditions of 
this Agreement and the approval of tentative and Final PUD Plan submittals. Without limiting the foregoing. 
and subject to the conditions and requirements of the Applicuble Rules and the Concurrent Approvals. 
Cuunty agrees: 

(a) Pursuant to the CSPUD Code and this Agreement: 

(i) The maximum quantity of residential dwelling units (including single-family and 
multiple-family dwelling units) that may be developed and constructed within the Planned Community shall 

. be equal tc> 5.0 residential dwelling units per gross acre (nr such lesser number "' Owner may elect) 
multiplied by the total gross acreage of all Owner's fee acres within the Subject Propeny from time to time 
during tht: tt:rm of this Agreement: 

(ii) Four thousand-live hundred ( 4.51)0) itet acres (or such lesser number as Owner may 
elect) of the Planned Community may be: developt:d nnd constructed with non-re.'iidenti . .-tl und/orcommercial 
pdvatc uses: 

(iii) , The Planned Community may. suhj~ct w tht: waterconservntion conditions set forth 
In Section 5·.04. contain golf courses having up to one-hundred and sixty-two (162) holes of golf and related 
facili'ties and up to an nddilionot nine (q) holes ofgolfand relotcd facilities tor each group of two thousand 
(::!_,000)- residential dwelling u,nits developed or constructed if~iiher: 

( l) Treated ~ftlu~nt is primnrily (the mnjority ,)fthc timt:) used t<l irrigotl! uny 
of the additional holes or; 

(2) Ownerohows that water appropriation pennits in addition to those described 
· in thiS· Agreement_ huve been i::;sued to Owner by the State Enginet!r and can adequately meet the irrigation 

nee?s of the golf course: 

(iv) The PlarU1ed Community may bo developed with the other land uses and facilities 
described in the CSP\JD Code. 

(v) Pursu,mt to the CSPIJD Code and the temiS of this Agreement. and upon approval 
of each Tentative PIJD Plan submittal. Owner •hall be entitled to develop the respective PUD in accordance 
with the approved Final PUD Plan subntittals for nil or a portion of the approved Tentative PUD Plan. the 
CSPUD Code and this Agreement. 

(vi) Owner m~~y develop or pennit development ofaggregat~ processing op~rations, and 
concrete and asphaltic concrete plants and sell the products ofsuchoperations within and outside the PlarUied 
community; 
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3.06 Modification of Applicable Rules. Subject to the provisions of Seclion 11.01 below Countv and 
O~ner acbowledge and agree the·CSPUD Code, and the Concurrent Approvals are peculiar t~ the Pl;nned · 

· Cottununity and may not be amended, modified or changed. without the ~xpress written consent of Owner. 
ex.cept as ctherwise expressly provided in this Agreement. The sections of the CSPUD Code set forth in 
Exhibit "B" adopted December 20, 2004 (excepting therefrom any fees or monetary payments prescribed in 
Chapter 6 of the CSPUD Code as set forth in Exhibit "B" that apply unifom1ly to all development and 
construction subject to County's jurisdiction within the Subject Property), shall apply to the development of 
the Planned Conununity. Said sections of the CSPUD Code may be amended or modified by County in the 
future or n"w ordinances, rules or regulations may be added, but without impact on Owner or development 
of the Planned Community except in those liririted circumstances as provided b_elow: 

(a) County agrees that any changes to the CSPUD Code or other applicable County Codes 
applicable to the Subject Property which are more restrictive than the thos~adopted in the CSPUD Code or 
other County Codes upon the Effective Date of this Agreement will not apply io the Planned Community, 
unless acc(:pted through the express written consent of Owner. 

(b) Notwithstanding the for~going, should County adopt amended or new codes. ordinances. 
rules; reh'1liations or policies, Owner shall have tht:: option. in its sole discretion. subject to the limitations 
inciilded-il: the CSPUD·Code: Of acceptmg.such new or nmcnded matters by giving County written nqtice 
of such acceptance. 

3.07 lndusion of Additional Land:;. County specitically acknowledges that Owner may become the fee 
tit!e owner or hold interest in lands othe.r than those described in Exhibit A to this Agreement. County will 
conSider supplemental Deve_lopment- A!:'J"eements in accord~mce with the provisions of this Agreement. if 
necessary. Supplemental Deve\oprhent Agret:rnent.s will only bt! valili if<.tpproved and e,xecuted by hath 
pnrties nne proCessed ilnd .considefed in accordance with NRS. The parties hereto agree to create a 
Supplemer.tal Development Agreement addressing the additional lands provided: 

(a) Owner obtains the nece>sary County approvals; 

(b) The Supplemental Development Agreement conforms as nearly as practical to thetem1s and 
provisions of this Agreement including but not.limited t~l requiring Owner. to provide additional paik 
tbcilities and dedicate additional sehoul sites, if necessary, based on the fonnulas established in this 
Agreement. 

3.08 j:nvote Springs Design Standard:;. Owner will adopt, among other standards, architectural, landscape 
and lighting standards thai will be incorporated into the ''Coyote Springs Design Standards." The Coyote 
Springs Design Standards will be adopted by the MasterOwnors' Association and administered by a Design 
Review Committee (DR C). Upon odophon oft he Coyote Springs Design Standards by the Master Owners' 
Association, Owner and the DRC will.submitthe Coyote Springs Design Standards to the Administrator .• 
The County agrees to adopt the Coyote Springs Design Standard as the governing standards for the Plaruied 
Coriununity promptly after the Administrator's receipt of the Coyote Springs Design Standards. Further, 
Owner and County acknowledge that the Coyote Springs Design Standards will impose restrictions on the 
use, parking and/or storage of Recreational Vehicles, Trucks, Trailers, and Boats within the Platmed 
Community. · 
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------------------

•. 

3.09 County Processing ofTentative and Final PUD Plan Submittals. In order to facilitate the review 
and consideralicn· process, the Administrator, as defined in the CSPUD Code, will process all tentative and 
Final PUD Plan submittals; technical plans and studies; off-site permits, and perform the zoning plan check 
process of building permits in a prompt, efficient and diligent manner. The Administrator wili be funded 
through fees that Owner and Buildeis of the Planned Community are required to pay, as said fees may be 
reasonably ·amended,- from_ time to time, by action of the County Corrunission-, in accordance with Chapter 
6 of the CSPUD Code. This review will be available' for all developments within the Planned Corrununity. 

3 .I 0 f!Qoessing ofSubmjttals and Applications. County hereby agrees that it will accept from Owner and 
promptly review. process, and approve all submittals of tentative and Final PUD Plans, applications for 
permits and other authorizations for development of the Planned Community provided such applications are 
in accordance with the Applicable Codes and Rules. County will use its best efforts to assist in the 
coordination and timely processing of submittals~ permits and applications for development of the Planned 
Community, · 

3.11 QU;·itnl Map Data. Owner will propare and submit to County, a CAD disk, in the fmmat prescribed 
by the County Assessor's Office, for all 11nnl subdivision maps <>f land within the Subject Property prior to 
the time th<i tina! map is released by County for recordation. Owner shall. by contract, require that any 
purchaser of the land who intends-to further subdivide also provide such CAD disk for any final subdivision 
map prior to the time the final map is released by County for recordation. 

3.12 ~:cinllmprovemcnt Districts. Ont: of the Applicable Rules relates to the cre<ttion of Special 
Improvement Districts pursuant t.o the Spcciril·!mprovement District (SID) Guidelines. County agrees upon 
Owner's request to use irs 'best efforts to assist Owner in the creation of one or more Special Improvement 
Districts in accordance with state law to tinance those intrnstructure improvements tor the Planned 
Corrununity ns allowed by law; 

3,13 General improvement Districts. County hereby acknowlodges tha_t Owner may seek to create one 
or more General Improvement Districts (collectively "OIDs") under NRS Chapter 31 S to provide oenain 
improvements and long~term maintenance and operations. NRS Chapter 3 t 8 authorizes Gt.meral 
lmpr'overnent Districts to acquire, construct",.reconstruct, improve, extend and b~ttcr lands, works, systems 
arid t11cilitie•s for electric light and power; streets and alleys; curbs. gutters and sidewalks; storm drainage and 
tlood control; sewer; water; fire; emergency medical services; pest and weed abatement; endangered species 
protection; recreation such as swimming pools, golf courses, tennis courts, athletic fields, playgrounds, public 
pilrks. biolc·giCal gsrde.ns nnd oth~tr r!!cn:atio·nal facilities; and other facilities nnd improvements which may 
be authoriz•ld under NRS Chapter 318. The 0 !D's would further be authorized to establish a system of rates. 
fees and_ charges fortheuse or availability of use of such facilities and pledge such revenues for the payment 
of any in<kbtedness ·or special obligations resulting trom such activities. As authorized under NRS 
308.040(2) and NRS 318.050(3), County agrees, upon Owner's request, to use its best efforts to assist Owner 
·in \11e formation of OlD's covering Owner's entire land holdings in both Clark and Lincoln County, Nevada, • 
or OlD's th>t would be initially created 10 serve Owner's land holdings in either Clark or Lincoln County, 
Nevadn. County acknowledges that the Lincoln County BOard ofCorruni-ssiohers will have the jurisdiction, 
power and authority to create and supervise such GlD's created to serve Owner1s entire land holdings in both 
Clark .and Lincoln County, Nevada or G!D's created to serve only Owner's land holdings in Lincoln County. 

3.14 AfJordable Hot_1.illlg. County and Owner desire to encourage a wide range of housing opportunities 
within the !'laMed Community. Provision for a full range of housing opportunities is possible with careful 
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plarming. Incentive programs such as density bonuses, reduced impact fees and other measures should be 
used to p~o':'ide a va.riety of affordable housing opportunities, including attached and detached, single family 
a~d multt-f~~ly, tor-sale am~. for-rent u~its. Affordable housing ~hould be designed •PI?ropriate!y and 
sttuated wtt<lm ·the Planned Corrunumty m such a way as to provtde a complete, diverse and balanced 
community and to avoid a (;Oncentration of affordable housing in any one area. 

3.15 Ccyote Springs Multi,Species Habitat Conservation Plan fCSMSHCPl. County aclmowledges that 
Owner .in coordination with the Bureau of Land Management (BLM) and the United States Fish and Wildlife 
Service (USFWS) pursuant to the Memorandum of Agreement (MOA) dated April 2001, is in the process 
of developing a Multi-Species Habitat Conservation Plan and Environmental ~npact Statement for Coyote 
Springs that includes all. of the Owner's landholdings within Lincoln County .. \s agreed upon by the three 
panies, the purpose ofthe MSHCP is the subsequent issuance of a Section I O(a)( 1 )(B) permit for the Planned 
Community under the Endangered Species Act. The existence of an MSHCP. under Section IO(a) of the 
Endmigered Species Act, allows fort he issuance by the USFWS of permits (known as Section 1 O(a) permits). 
This permit will allow the ~'incidental take" of threatened or endangered speci1:s on non-federal properties 
within the Subject Property. Owner acknowledges that CSMSHCI' shall speci tically cover all of Owner's 
landholdings in the County and County aclmowledges that any requirements Sf! forth by Federal Agencies 
as describi•d itHhe CSMSHCI' shall supersede cove1·age under any existing Cc•unty MSHCP once Section 
I O(a) permits are issued. Upon issuance of the Section 1 Q(a) permits, any neces!aryOwnercompliance with 
requiremeias of the CSMSHCP will supersede Cc1unty Code requirement lor fee payment under and 
~;omplia"nc~~ with the 1·cquirerncnts of any County MSHCP. County und Owner ogree that at no time will any 
cost for any activity required by the CSMSHCP become an obligation of theC ounty. 

3.16 DL1St \litigation. Owner agrees to use j[s rea:;onnhle efforts to educt.te builders ~nd contractors 
within the Planned Community of the applicable rules of the Nevada Division c·f Environmental Protection 
Bureau of .-\ir Quality (BAQ) with re"pect to dust mitigation nnd to encourage complionce therewith. 

3.17 Temporarv Stonnwater Cqnstruction Penn it. Owner il,b'Tees to use its r~asonable efforts to educate 
builders ar.d contractors within the Plarmcd Corrununity on the requirements li>r a Temporary Stormwater 
Construction Permit issued by the Nevada Division of Enviromnental Protection (NDEP). 

SECTfON 4 

PUBLIC FAC[L!TfES 

4.01 Fire and Emergency Medical Service. County and Owner agree that the('oyotc Springs Fire District 
.. (fire Distri<'t) will provide Fire and Emergency Medical Se>Nices within the Subject Property. Owner agrees 

tO enter· intO an agreenlent.with the Fire District that wilt establish a plan t"or lire tmd emergency rnedtcal 
service prevision that will meet th·e needs of the Subject Property. County and Owner agree that the Fire 
·oistri~i ~litn tbr fire and emergency medical service will not require resources greaterthan_those that would ._ 

· be required for a similar area of development in Clark County. Nevada by the CIHk County Fire Department. 
Owner acknowledges that this plan may require the owner to participate in fJnding necessary facilities, 
apparatus, and equipment. County will not approve any Tentative PUD Plan submittals, unless Owner and 
Fire Distriet have executed ancl maintain such an agreement. 

4.02 Sheriff Service. 
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. (a) Private Security Program. Owner agrees to implement a private security program within 
thirty (30) days of the issuance of the first building permit by the County. This program will. at a minimum, 

. provide one ( l) security guard patrol within the Coyote Springs community area twenty four (24) hours per 
day, seven (7) days per week.. The Coyote·Springs community area includes Owners lands in both Lincoln 
and Clark Counties. Owner agrees to c~opcrate with the SheriffiO coordinating the private security program. 
inC.luding buf not limited to pat.rol met-hods and communications procedure:s . 

. (b) Initial Provision ofServic~. Owner and County agree that initial Sheriff's patrol service for 
the Coyote Springs community will be provided through expansion of the existing Alamo area SheritTs patrol 
program. \Jpon occupancy of the first residential dwelling unit within the Lincoln County portion of the 
Coyote Springs community: 

(i) Coun1y agrees to hire two (2) additional deputies for assignment to the Alamo area 
Sherit1's patrol program. Th·is will bring the total number of Alamo patrol deputies to five (5) deputies. 
County agr•:es to schedule the work hoursofthe Alamo patrol deputies in a ma!Ul•rthat will provide a deputy 
on dmy twenty four (24) hour.s per day. seven (7) days per week. within the Alamo patrol area. County agrees 
to.have an Alamo assi&>ned deputy patrol theCoyot< Springs development at least three (3) times during each 
r.wenty fou::- (24) hour period, unless emergency incidents occurring in other portions of the patrol area 
prevent sUch patrol. 

lii) County andownt:ragrec tbm patrol activities within theCoyoteSprings dev~lopment 
may crcnte tht: need for Sheriff to <:mploy patrol deputi~::s on an overtime basis to provide Alamo arc:l parroi 
,vhilc regulurly assigned deputies attend required lrainin~ c lnssl!'s, transport prisoners. utlcnd court sessions. 
or other emergency or unnnticipnted·assignments. 

(iii} Upon the month of occupancy of the lirst residential dwelling unit. Owner is 
obligated to subsidize the Sheriffs budget in the amount of two hur.dred and tit\y thousand dollars 
($250,000..1)0) prorated on. on annual basis until such time as the annual tax revenue gen!.!roted within the 
Subject Property ti·om all County tax sources allocated to the Sherift's budget reaches live hundred thousand 
($500,000.00) (the "Subsidy Termination Date,"). Annual tax revenue generated within the Subject Property 
shall be measured by totaling ali County tax sources·allocable to the Sherift's budget and generated within 

·the Subject Property minus the base tax sources generated within the Subject Property at the Effective Date 
of this Agreement: County shall provide a budget and a breakdown of the allocations from the Subject 
Prope.rty on nn a1mual basis prior -to the Ownel''s obligation to make tirst paytr_ent during that fiscal ;'~ar. 
Funds will Oe prorated <1nd paid ·as fo\lowR: 

i. L'pon the month of occupancy of the first re:;idential dwelling unit and 
thereat\er until the following June 30th within the same fiscal year, Owner agrees tci provide twenty thousand 
eighi hundred and' thirty three dollars ($20.833.00) per month to sub,idize the Sheriffs budget until the 
Subsidy Termination Date occurs, if it occurs within the tir" liscal year. 

ii. Beginning on the July 1st following occupancy of the lirst residential 
dwelling unil and every' July I st thereafter, Owner shall subsidize the Sherit'rs budget in the amount of two 
hundred and fifty thousand doJl.ors ($250.000.00) annually, to be prorated and paid quarterly during the first 
week of ea•oh quarter. 
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(iv) CoWlty acknowledges and agrees thHt Owner's obligation to subsidize the Sheriffs 
budget as provided herein shall tenninate on, the date on which the amount of annual funds received exceed 

- five hundred thousand dollars ($500,000)as desctibed il)4.02b(iii) (the "SubsidyTennination Date"). from 
and after tte Subsidy Tennination Date, Owner shall have no further obligation under this Agreement to 
subsidize the Sheriff's budget, and all such budget subsidies will fully terminate. 

(c)· Radio Communications Improvement. Own<:r realizes that reliable radio communications 
tor sherif!'~o personnel that may serve the Coyote Springs community is necessary and important for both 

-'public and patrol deputy safety. Owner agrees to fund, upon issuance of the lirst residential building pennit 
by Lincoln County, and in an amount not l<l exceed twenty two thousand four hundred dollars ($22,400.00) 
the installmion of vehicle radio.''extencters'1 in all sheriff's department patrol vehicles. 

4.03 Satellite Government Facility Site. 

(a) Owner shall provide a temporary satellite government facility site of at least two and one 
half(".5J ao;res for use by County, ot no cost to the County, prior to issuance oftheone thousandth (I OOOth) 
.fcsidtmtial building·pennit. Owner shall provide all improved roads and utilities infrastructure necessury to 
si!rvl! the temporary site. The ·parties contemplate thnt County may utilize the temporouy satellite gov~nunenr 
facility site tilr temporary facilities that may include: 

(i) A sherifr~ substmion and related tbcilitie.s. 

Iii) Administrative offices for County and other governmental agencies and. 

(iii! A Justice Court tacilily. 

County ngrees to remove all temporary facilities placed Upon the temporary satellite government 
tlu.:ility sitt: and return the site to- Owner for use by ownt:r prior to the issuance of the tifty thousandth 
(50.000th) :~esid~ntial building permit, unle.ss Owner agn::::cs to pt:rm<mt:nt\y tre1nsfer the site to County. Owner 
mny tr:ansfm the tcmpornry site to meet the portion of0wner1

.-; l)bligntion to dedicote lond' for the pennonent 
govenunent lhcility site described in -l.03(b). County ugrees that the site so trnnsferred would be subject to 
a restriction in the instrulnent of conveyance prohibiting the lnn<.l from being used for any-priVat~commercial 
or resident:.al use, unless approved. by Owner, and further providing that the lund will be used solely for 
governmental office and administrative purposes (which may include a snack bar or vending machines to 
serye the n·ec;;:ds oft.:mployees c!nd customers) specifico.11\y excluding any storage yards. or other similnrly 
noisy or urisightly uses. 

(b) Owner shall dedic~te and transfer to County ownership. a p1.:nnanent satellite g.ovenuncnt 
facility site of~t le_~st seven and.one half(7.5) acres. at no cost W County, prior to issua.nte of the forty 
thousandth-(AO.OOOth) ·resid.:ntial building pennit. Owner shall pro~ide all improved -roo.ds and utilities 
infrastructure necessary to serve the site. The parties contomplate that County may utilize the satellite 
government facility site for facilitios which may include: 

(i) A sheriffs substation and related thdlities, 

(ii) 'Administrative offices for County and other governmental agencies and, 

cd::;icsi 
04!905/lcdevag. wpdl6c 13 

• 

eoo~ 203 ,m 202 

Description: Linco~n,NV Document-DociD 124827 Page: 13 o£ 42 
Order: 3 comment: 

• 

Bedroc Exhibit page 0024



:;. 

(iii) A Justice Court and potentially District Court facilities. 

County agrees that the site so transferred to County ownership would be subject to a restriction in 
the instrument of conveyance prohibiting the site from being used for any private commercial or residential 
use and further providing that the site will be used solely for governmental office and administrative 
purposes, specitically excluding any storage yards, or other similarly noisy or unsightly uses. 

4.04 Ownership and Control. Public facilities may beconstructedandoperated by Owner. an Association. 
or through _~pedal assessmem~ or special districts and other politicnt subdivisions of the state subsequently 
created unC:er state law. Owner may, from time to time, upon request, consider funding and construction of 
public facilities through the following entities in accordtmcl! with NRS. 

(a) Construction and/or Operations Funded by an Ass'.lciation. Owner may, from tim!! to time, 
fund constr11ction and operations of public facilities as required under this. Section 4 through special 
asse_ssments to any Homeowner's Association tOnned -undt!r the provisions ofNRS Chapter 116. 

(b) Construction .1ndlor Opero.tions Funded hy (i~nera( Improvement Districts. County hereby 
acknowledg.e3 that one or more general improvemei-11 districts ("GlDs"') may be fonned under the provisions 
of NRS Chapter 31_8. Owner may, from lime to lime, fund construction end t)perations·of public fadlities 
as required under this. Section4 thrOugh special assessments to unyGID fonned under the provisions ofNRS 
Chapter 318. 

· 4.05 Co vote Springs Mas~er.Parks Plan . .The location ;10d timing of the development ofQualilied Parks. 
Recreational Fncilities. Open Space, and other public fhcilities will be addressed in tentative.PGD submittals. 
Owner will submit .to a GJD having authority to provide recrcntional fncilitil!s a Master Parks Plan for the 
Subject .. l'roperty as soon as practical. but not later than the time of submittal of the tirst Tentative PUD Plan 
t(Jr'any pottion of the Subject Propeny. Such plan shall include the preliminary location and timing or 
phasing of development of Qualified Parks, Recreational Facilities, and Open Space in addition to other 
requirements as may be described within this Agreement. In addition, a PUD Park Plan indicating type, 
nature of said public facilities. location and size \\'ill be submitted with each Tentative PUD Plan. 

4.06 f:.Qnstruclion Tax/Irnp<Jct Fee. In the event that County adopts an ordinance for a construction tax 
or impact tee to provide tor fire and/or ;heritT tbi::ilities. whkh applies to new construction within the 
Planned Community. Owner shall, it' allowed and provided for by ordinance. law or code, receive credit for 
the fire ~nd/or sheriff facilities contributions. and the lond :hey occupy in a manner similar to the credit 
received by Owner for the park residential construction tax for up to a period of ten years after the effective 
date of the ordinance. County shall use its best efforts to include a provision for such credit in any such 
ordinance. 

4.07 Ir1:1Sh T;ansferSite. County shall not construct, pt:rmit, maintain. or allow in any manner whatsoever 
the consiruotion of a trash transfer site or similar facilities or. the Subject Property or within a ten (I 0) mile • 
radiUs of the Subject Property without Owner's prior written consent. 

4..08 .rksign and Construct jon ·of Public Facilities. County acknowledges that the Master Owners' 
Association will create and establiSh uniform design bruidelint:s for all construction and development within 
the Planned Community by use of recorded restrictive covenants or pursuant to contractual obligations 
binding on pur~hasers of property within the Planned Community. These design guidelines will become a 
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part of any approved tentative or Final PUD Plan. County agrees to utilize the Master owners' Association 
design guidelines, adopted within· a Tentative PUD Plan, in the construction of any· County facility within 
the PUD plan area. . 

4.09 Q:•mpljance. Subject to Section 1.01 and any taxes hereat\er enacted by County and not 
discriminatorily applied (County and Owner acknowledge that taxes enacted by the County on behalf of the 
GID or the Fire District will not be considered a discriminatory tax hereunder);Owner's compliance with the 
provisions of this Section 4 shall satisfy any and all impositions and requirements now and hereafter to be 
imposed by County upon Owners for the provision of public facilities within or pertaining to the lands 
encompas1ed by the PlaMed Community. 

SECTION 5 

WATERCONSERVATION. REUSE AND SANITATION 

5.01 W:nt:::r Conservation, Owner agrees to use its best effort~ to encourage water conservation in the 
Pli:nmed Community. Landscaping withln Streetscnpe Arens shall use drip type or other potable water 
conserving irrigation systems .. Owner shall impose design criteria on all development within the Plarmed 
Community (by use of recorded restrictive covenants or pursuant ro contractual obligations binding on 
purchasers of property) that will encourage water conservation in landscaping treatments by incorporating 
wmer conservotion concepts and proven wilrer conservation equipment, techniques and -plant materials. 

5.02 Owner's Existing Water Rights. Owner nck,nowledges that. on the Effective Date of this Agreement. 
Owner a·r._ an entity associated- with Owner ·holds water right penni ts of approximately seven thousand one 
hundred (7, 1 00) acre-feet annually (AFA) and may be granted additional water right pennits from the State 
Engineer through pending applications. hi accordance with the CSPUD Code, County acknowledges that 
water for go If course irrigation may be proV·ided: 

(a; From Ow~er'~ own wells or appurtenunt or transferred water rights which can be legallyuserl 
to lrrigate ihe property on which the golf course is developed or; 

(b) By treated eft1uent generated trom within the Planned Community, without being subject 
to any turf area restrictions that may be set forth in the Code from time to time. 

5.03 Altem<ltive Water Source~ for lrrigntion. Owner ngr~e~. to the maximum ex-tent practical, to design 
any golf course, park space and Streetscape Area in such a way as to minimize the use of potable water for 
irrigati.on purposes;_especially during the summer months, subject to Owner's existing or pending water rights 
as outlined in the CSPUD Code. County acknowledges that it is necessary to periodically flush the build up 
of salts in the soil of the golf course with the use of potable water and that all greens, tees and grow-ins 

. require potable water use. To the maximum· extent practical, Owner agrees to use tr~ated effluent for such ,. 
irrigation pUrposes, but other sourceS of water, including, but not limited to, ground wat<:r recharge and 
shallow nuisance ground water, and potable water will also be considered. Further, County and Owner have 
entered imo or will enter into a Treated Effluent Resuse Agreement which assigns certain rights and 
obliga\iom; to the County and the Owner concerning the construction and operation of the treated effluent 
reuse syswm and the right to reuse treated effluent within the PlaMed Community. 
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5.04 · . Golf Courses-Water Conservatjog, To the maximum extent practical, Owner agrees to use treated 
effluent to •mgate the golf courses, but other sources of water including but not limited to ground water 
recharge, ~urface water runoff, shallow nuisance ground water and potable water will also be considered. 
County aclmow ledges that treated effluent may not be available (or available in sufficient quantities) to serve 
golf courses within the Planned Conununity at the time construction of such golf courses commences. If it 
is determined that treated effluent should be used to irrigate a proposed golf course or courses and treated 
effluent is not available in sufficient quantities to irrigate same, County shall not take any action to prohibit 
t~e constmction of such golf course or courses and the use of potable water on an interim basis; provided 
Owner shall 

(<i) Design and const.ruct lhe· golf course or courses to use treated effluent, and 

(bl Convert aity such golf course to the use of treated effluent as soon as reasonably possible 
following the availability of treated et1luent on the terms set fanh in Section 5.06. 

5.05 Future Apprqvals of Golf Courses Outside the Plaru1ed Communitv. County acknowledges that 
Owner will incur subt>tnntial costs in comPlying with the terms of Section 5.04 above and that Own~r has 
ngreed to ~mch -Conditions partially in reliance on County's representation tho.t it does not intend to permit 
others -to construct golf courses that rely so!t.~ly or- primarily on the use of potable wat~r tbr irrigation 
purposes. County agre~::s: therefore. that it will not permit the dev~loprnent of a golf course within the 
uni-ncorporated areas of Lincoln Counly except on tenns substantially the same os those set· forth in Section 
5.04. In the event County does permit such other development. Owner shall have. the right. in addition to any 
other rem<:dy Owner may have hereunder, to design and construct future golf courses in the Planned 
Communiiy with irrigation methods consistent with such other development. 

5.06 u,e ot'Treated Ef!luent and Conversion to Such Use. Owner agrees to design and construct any golf 
cour::;c, park space,·ond StreetscapeArea to use treated efnuent for all in·igation uses in accordance with this 
Section 5.06, if determined appropriate nt the time of Tentative PUD Plan approval. In the event the 
npproved tentative PUD plan ·pro,·ides for future use oftreat~d effluent and treated eftluent is not available 
at the tim•! of construction. Owner agn:es to design and construct such golf course. park space. and 
Streetscape Area in a manner that it may be converted (at Owner's expense) to use treoted ef!1uent in the 
future us soon as reasonably possible following the availability of treated effluent. The availability of 
sufficient treated effiuent and the tirrfing of conversion to such use will be reviewed at leas! annually by the 
GID providing water service and Owne~. Tremed eft1uent may become available from any of the sources 
described in this Section 5 . . 

5.07 0\ynership nnd ControL All sewage treatment facilities within the Planned Community will be 
construct_ed by Owner, or through special assessments or special districts and other political subdivisi<.ms of 
the state subsequently created under state law sobject to this Section. Owner or any entity subject to this, 
Section 5. agrees to const~ct and maintain all sewage treatment facilities at no cost ·to County. Owner • 
retains the rights to treated et11uent in accordance with NRS. Owner may, from time to time, upon request, 
consider conveying any sewage treatment facilities to the following entities in accordance with NRS: 

(a) Dedication to Water Reclamation District. Owner may dedicate, at no cost to County, any 
sewage treatment facility' deSCribed in'this, SectiOn 5 provided: 
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(i) Any sewage treatment lacility must be completely constructed and acceptable to 
Water Reclama~lon District; 

(ii) The land and improvements must be dedicated free of all liens, encumbrances. 
conditions. covenants and restrictions and in a manner acceptable to Water Reclamation District.; 

(iii) Prior to the dedication to a Water Reclamation District. Owner and Water 
Recla.mation District will sign a Maintenance Agreement that covers the maintenance of said facilities. 

(b) Transfer to or Construction by a General Improvement District. Countv herebv 
aclt'..nowl.edges that Owner may, from t1me to time. convey sewage treatment facilities to a· Gcne~l 
Improvem<!nt District ("GID") formed under the provisions of NRS Chapt~;r 318 provided the convevancc 
is :subject to the terms ;;md conditions-ofNRS Chapter 31 Sand the GID Board ;cknovv·Jedues in writin~l! th~H . . ~ ~ 

a-accepts Own~r's maimenanc.:e obligations for such' scwag~ treatment tbcillth:s. 

(c) Transfer to . ..\..nv Enlitv Approved bv the State of ~evadn. Owner mav convev SC:\va!:!t: 

treatment fncili!les·to ony entity ilpprove.d by the State of Nevada to provide. opc:r::lle . .1nd maintni.n sewage 
treatment iacilities in accordancewi[h NRS provided !hat the ~ntity ac~ePts Own~r's maintenanceohligations 
for-such $C\\·agt: tre;1tmem facility. 

5:08 P~i.;kagt: Tn:mrnent P!ant. If de! ermined 11..1 be nppropriatt: 01 the time of T!.!ntativc PUD Plun 
.appro\·:tl. Owner may cho~.-1sc to purchase and inst::~ll a pncbg:c treatment plant for usc in connection with 
;my _golf cc·ursl.! in i.hc Planned C.\m1.munity ami o.:unvt:n The irrignti01111f suc;:h go\ I' course to treated cftluent 
promptly t~JIIowing. nNirication [rom the District or ~my ..:ntity ~tpprO\'I!d by the State of Nevada to provide, 
operate. and maintain sewer iocilities in accordance with l'<RS. and that it will supply the necessary sewage 
t:tlluent w Owner in ~m amount suffkkm to assure proper irrigation of such golf cou:se, or th~! maximum 
amount re;~~onably J\':J.ilable for such purpose, whichl!ver~mount is tess. Own~rwill. to the maximum extent 
pr<3cti~:.al. iftig:me Oearby park :;pace and Strcctscape Areas with the e;:ft1uent from the· package treatment 
plant. The package treatincnt \)lam, or plants. may be locuted anywhere within the Subject Property in ord!;!r 
to pwvide the most l!fficient and I.!Conomic\11 operation. 

5.09·· Right of First Refusal on USe ofT rea ted Eft1uent. Own~r shall retuin right of first refusal on the usc 
of any treoted effluent for the irrigation purposes outlined in this Section 5, for any sewage treatment 
fncilitfes that are conveyed to any ~ntity.other than Owner in accordance with Section 5.07 of this 
Agreement. 

5.10 Unavoidoble Delay or Detault, Extension of Time i(lT Perfom1ance. Neither pany hereunder shall 
lie deemed to be in default, and performance shall be excused, where delays or defaults are caused by war; 
acts of terrorism;· insurrection; strikes; walkouts: riots: floods: eanhquakes; tires: casualties; acts of God; . 
restrictions imposed or mandated by governmental entities: failure of governmental agencies (other than 
County) to-perfonn acts or deeds ne_cessary fort he performance of this Agreement; enactment ofcontlicting • 
state or federal laws orregulations; new or supplementaryenvirorunental regulations, and litigation or similar 
matters beyond the controlofthe pat1ies. If written notice of any such delay is given to County within thiny 
(30) days after the commencement thereof, an automatic extension oftime, unless otherwise objected to by 
County within ten (10) days of such written notice, shall be granted coextensive with the period of the 
enforced delay, or longer as may be required by circumstances or as may be subsequently agreed to between 
County and Owner. 
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SECTION 6 

PARKS, OPEN SPACES, AND SCHOOLS 

6.01 Master Plan for Parks. If the County adopts a Residential Construction Tax for park construction 
in accordance with NRS, Owner will. within 180 days of adoption of a residential construction tax ordinance. 
submit to a GID having authority to provide recreational facilities a Master Parks Plan for the Subject 
Prop~rty. Such pla.n shall include q1e proposed loc~uion of the development of Qualified Parks, Recreational 
Faci.lities. and Open Space i~ accordance with S~Ction 6.04 of this Agreement. In Jddition, if the County 
adopts a Residential Construction Tax for park construction. ·a PUD Park Plan indicating park type. nature 
ofrecreational facilities. locar.ion and size will be submitted with each tentative PtiD plan. 

6.0:! Park Standards. Owner agrees at irs sole cost ond expense to develop and construct park sites subject 
to Section 6,08 through Section 6. II of this Agreement and based on the following thresholds: 

(a) Owner shall develop and comple-te a total often (I 0.0) acres ofQualifkd Parks. Recreational 
Facilities, and·.Open Space prior to the issuance of the pemlit for the thousandth ( I.OOOth) residential unit, 
subjeCt to Section 6.03. 

(b) Owner shall develop and complete '' total of litly (50.0) acres of Qualiti<:d Parb. 
Rocreational Fo.cilities. and Open Space prior to the issuance of the permit for the five-thousandth (5,000th) 
residential unit. subjt:ct to-Se<:tion 6.03. 

(c) Ownershall develop and complete a tow I of one hundred (I 00,0) acres ofQualitied Pnrks, 
Recreational Facilities. and Open Space priorto the issuance of' the permit ltlf the ten thousandth ( IO,OOOth) 
n:::;identia-!'uni~. sUbject to St::ction 6.03. · 

(d) Therentter. Owner .$hall develop and complete a totaloftifty(SOJJ) acres ofQualitied Parks, 
Recreutional Facilities. and Open ·space prior to the issuance of the every permit tOr the tive-thousai1dth 
(5.000th) successive residerltinl unit. subject to St:ction 6.03. 

(i:) Ovmer shall develop and complete a public i<isure pool and recreation center subject to 
County design upprovnl. priOr \0 the issuance of the permit for every twenty thou~ndth (20,000th) successive 
residential unit, subject to Section 6.03. 

6.03 Pork Design. Owner shall design and construct Qualified Parks. Recreational Facilities, and Open 
Spa~es in accordance with the standards established in the District Regulations Manual. A detailed plan for 
any Park propo,ed to be a Qualilied Park. Recreational Facility, or Open Space describing the nature and 
locatio.n of recreationall'acilities shall be submitted as a part of any Tentative PUD Plan. The District will 
approve th.c tina! desi&rn. construction sp~cifications and amt:nitit:s of each park site. Each Quatitiet! Park. 
Recreational Facility, or Open Spnce shall include the amenities specified in the Master Plan for Parks ' 
including: turf areas; trees; irrigation; playground apparatus; playtields; play areas; picnic areas, and other 
recreational facilities and equipment designed ·to serve the residents. 

6.04 Lo9ation of Parks.· County agrees police and tire stations, schools and other public facilities may 
be located at joint use sites adjacent to Qualified Parks, Recreational Facilities, and Open Spaces or other 
public· facilities where feasible. Owner shall have the right to construct Qualified Parks, Recreational 
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Facilities, and Open Spaces within stonn watei detention basins, drainage channels, and tloodways so long 
. as such facilities meet District approval and subject to Tentative PUD Plan approval. The owner of each 

respective Qualified Park, Recreational Facility and Open Space shall be responsible for the maintenance. 
repair, reconstruction and replacement in the event of Joss or damage. 

6.05 Ownership and Control. Owner may, from time to time, convey any Qualified Park, Recreational 
Facility, or Open· Space to the following entities in accordance with NRS, and such Qualified Park. 
Recreational Facility, or Open Space shall be counted towards Park requirement as described in Section 6.01 
and Section 6.02 if it meets the following requirements: 

(a) Transfer to or Construction by a General Improvement District. County hereby 
· acknowledges that Owner may, from time to time, convey any Qualified Park, Recreational Facility or Open 

Space to a General !rnprovement District ("GID") fonned under the provisions ofNRS Chapter 318 (a "GJD 
Park") provided the conveyance is subject. to the tenns ond conditions of this Seetion 6 and the GID Board 
acknowledges in. writing: 

(i) That it is obligmed to perfonn any unt'ulfll!ed t~rrn~ and conditions ot'this Section 
·6. and: 

(ii) That it accepts. Owner's maintenance obligations for such Qualified Pork. 
Recrc~tional facility. or Open Space. 

W..th respect to any GID Park that may be considered as a Qualilied Park. Recrentional Facility. or 
Open Spac:e. the GfD. to whi•;h Owner conveys title. shall have the right to program and control the use 
ther<eof:- pmvidl;!d, however, that in all circumstnnces.th~u the general public shall haw-reasonable rights of 
nccess nnd use to the Qualified Park, ReCrearionol Fncitity. or Op~:n Spnce listed in St::ction 0.01 and 6.02 
and in accordanct: with NRS Chapter 318 

(b) :Transfer to Homeowner1s Association. Prior tn anydedicntion to District, Owner may from 
time .ro time. i;onvey any Qualitied Park, Recreational Facility. or Open Space to any Association fonned 
under the provisions ofNRS Chapter I I 6. (an "HOA Park"). provided the conveyance is subject to the tem1s 
und conditions of this Section. 6, and the Association acknowledges in writing: 

(i) That it is obligated to perform any unlidfilled tenns ami conditions of this Section 
6, and: 

(ii) That it accepts Own~r's maintemmce obligations tOr such Qualified Park. 
Rccreation,ll Facility. or Open Spac·e. 

With respect to any HOA Park that may be considered os a Qualified Park, Recreational Facility, or 
Open Space, the Homeowne~s Association, to which Owner conveys title, shall have the right to prob>ram 
and-control the use thereof; provided, however, that in all circumstances. that the general public shall have 
reasonable rights of access and use to the Qualified Park, Recreational Facility, or Open Space listed in 
Section 6.01 and 6.02. 

6.06 Failure to Timely Construct or Equip. In addilion to Section 9 of this Agreement, ifOwner fails to 
·timely construct 'or equip any of the park sites listed in Section 6.02 of this Agreement in accordance with 
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the provisions .in Section 6.02, then al the time thereafter upon six (6) months written notice from District 
and unlessOwn.er completes such construction and equipilge within said six (6) months, District may cancel 
any pre-approved credit and construct or equip the uncompleted park using the Owners credit security or 
performance bond. Any additional construction costs incurred by the District will be charged against 
available Residential Construction Tax revenues. 

6.07 Termination of Maintenance Obligation. When Owner has dedicated any Qualified Park, 
Recreational Facility, or Open Space described in Section 6.01 and 6.02 to District in accordance with th~ 
provisions in 6.01. through Secti~n -6.06 at' this Agreement, Owner and any entity described herein shall be 
relieved of any further responsibility for maintenance of such Qualitied Park, Recreational Facility, or Open 
Space, except where such Qualified Park, Recreational Facility. or Open Space, is covered by a Maintenance 
Agreement between District and .Owner or any entity described in Section 6.05 of this Agreement. 

6.08 R~sidential Construction Tax Revenues. [naccurdancewith NRS Chapter 278.4983, the County may 
impose a "Residential Construction Tax" (RCT) upon the privilege of constructing apartment houses and 
residential dwelling units. If the County enacts an ordinance imposing a RCT upon the subject property, 
County agrees thai. as ·ReT revenues become available from the cre~tc:::d Pnrk Revenue Managemem District. 
such funds will be· applied t'ortbedevelopment and constntction of Qualified Parks, Recreational Facility. 
or Open Space, as described in Section 6.01 through Section 6.05 to the extent that funds are generated from 
within the Subject Propeny. County and Owner agree to produce an annual statement of funds generated 
by th~ RCT wiihin the Subject PrOptmy t(lr tht! created Park Revenue Management Dlsuict and a plan for 
the use of <uch fees within the Subject Property agreeable to both parties. 

6.09 Park Revenue Management District. If the County adopts a Residential Construction Tax for park 
construction in accordance with NRS .. County shall designate the Planned Community as a Park Revenue 
Management District in accordanc·e with NRS. 

6.10 J.njnl P<lrk Implementing Agreement. If the County ~nu-cts on ordinance imposing a RCT upon the 
subject prc-pcrty, County, District and Owner ugree to dt!velop a Joint Park Implementing Agreement that 
add_r"esses: 

{a) Tho use and allocation of RCT revenues and credits within the Planned Community in 
accordance with NRS Chapter 278: 

(b) The maintenance of constructed Qualified Parks. Recreational Facilities~ and Open Space 
and/or the establishment of a Maintenan•:e Agreement between Owner and District for Qualified Parks, 
Recreational Facilities, and Open Space. and: 

(c) The obligations of Owner and District regarding park implementation and maintenance. 

6.11 Residential Construction Tax Credits. If the County enacts an ordinance imposing a RCT upcn the • 
subject property, Owner and any Designated Builder shall be entitled to a credit against such tax for any 
Qualified Park. Recreational Facility, or Open Space in accordan<;e with NRS Chapter 278 as follows: 

(a) Credit for Cons1ructjon and Development of Park FaciJities. County agrees and 
acknowledges·thal"lf Owner constnic'tS and develops Qualified Park, Recreational Facility, or Open Space 
facillttes on land 'to be dedicated-in fee simple to Lincoln County or in manner consistent with Section 6.05 
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of this Agreement. ~wner shall be entitled to a credit against the RCT in an amount equal to the cost actually 
and reasonably incurred by Owner or the Designated Builder for the design and construction of such Park 
and for improvements or installation of facilities that would be a pennissible use of residential construction 
tax revenues under NRS ~hapter278.4983. County further agrees and acknowledges that if Owner constructs 
and develops park facilities on land that will not be conveyed to County in fee simple or conveyed as 
described in Sec< ion 6.05 of this Agreement, Owner shall be entitled to a credit against the RCT in an amount 
equal to the rictual cost ofth~ park faciliti"es developed and constructed as outlined herein only if the park 
site and ull facilities a remade available for use by the general public on a non-discriminatory basis and such 
requirement is eXpressly stated in an irrevocable easement acceptable to County and recorded against the 
land on which such facilities are located. The actual cost of the credit shall be determined by the County 
Administrator. Notwithslandingtheabove, Lincoln County shall not be required to reimburs~ or compensate 
Owner in .excess o(the total funds available through residential construction taxes collected within the 

."Subject Property if the residential consttuction tax required from Owner and/or Designated Builder exceeds 
·available fu!lds. 

tb:• Credit tor Va.IJJ.e...llf Land Dedicated to County. With respect to any Qualified Park. 
Recrea<ionat Facility, or Open Space fully funded and constructed by Owner or a Designat~d Builder, the 
amoum of the credit will include the "tbir value" of the h1nd on which such Qualified Park, Recreational 
Facility, or Open Space is built, as detined below. Fm purposes.ofthis Agreement, fair value shall mean: 

(i) An amount equal to the number of acres of\ and within the Park conveyed to County 
or other cn:ity as outlined in Section 6.05 of this Agreement limes the average price per acre of land received 
by Owner Tor land sold by Q,Vner in such Vill~1g~. or; 

(ii) The Opprnised voluc: of the lantl, whichevt::r is le::;!;, The upprnised vuluc will be 
based on <he higheSI and best use of the land notwithstanding its proposed use as a park. Th< cost of such 
an apprais:d shall be paid for by Owner. 

The County Conunission shall d~lennine, in their reasonuble and good faith opinion the amount of 
construction costs that qu.alify for residential construction ta:< credit pursuant to the foregoing provisions 
atierrevi<wing the design, location und costs of each proposed Qualilicd Park, Recreational facility or Open 
Space. 

(c) Transfer of Credit!. Jn addition to the credits referred to above, any credits otherwise due 
fur a Village m'ly be applied at Owner1s sole discrctio·n to unothcr Viiluge so long as the residents or future 
resideins of the new construction have the right to use such Park on lin equal basis with all other users. 

(d) Righi 10 Limir Credit Transfer. Owner shall. from lime to time, notify County in wri<ing of 
the identity and the location of the residenii31 ·units entitled to such credits. Owner may, in its discretion, 
limit the maxirrium amount of credits for which such Designated Builder is entitled pursuant to this Section 
6 .. !1. Credi!S will be applied •lnly to building pennits, which have not yet been issued. 

6.12 M1!ster Pian for Schools. Owner agrees to cooperate with th~ Lincoln County School District (the 
''School District") in developing a Master Plan for Schools in the Planned Community. Such plan shall 
include the proposed location and suggested timing or phasing of development of potential school sites, 
which may include elementary, middle, and high school sites. In addition, Owner agrees to utilize the Master 
plan for Schools for establishing school type, location and size that will be submitted as a part of each 
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tentative f'UD plan. Owner agrees that School District, in order to meet its educational, design and 
construction requirements, has the right to approve all proposed school sites. 

6.13 School Site Reservation and Dedication. Owner and School District will work together to create a 
system for school site_ reservations and dedications at appropriate thresholds as outlined in Section 6. I 4 of 
this Agreement and in conjunction with a long-term student yield-monitoring program. The reservation and 
dedicatiori process i.n conjunction with the lOng-tenn monitolihg program will provide Owner and School 
District with the flexibility to reserve locations for school sites initially ond then either relocate or dedicate 
those ·reserved sites after sufflCient monitoring. The reservation of school sites will be: 

(a) Acknowledged through a letter submitted by Owner to School District providing a legal 
description of the site and; 

(b) lndicoted on the respective Tentative PUD Plan. 

The dt"<..ic:ltion of school sites will be ncknowledg:ed through a legally binding agreement of transfer 
. o.1cceptnble lo Owner and School District. 

6.14 School Sites. Owner shall. provide, m no cost to S~hool District. school sites acceptable to the 
Sc.hool District nt the tOt lowing thresholds: 

(u) Owner shall reserve a school site totaling tiftcenll5.1l) acres prior to approval by County 
of the tirst Tentative PUD Pliln thm ineludesresidentialunits. The site shall remain reserved until such time 
m; the site is dedicated or th~ site is rtjJocnted and/or relensed'in .occordonce with Section 6.15 of this 
Agre..::ment. 

(b) Bas~d upon n maximum projected-student enmllm~nt ot'npproximately thret! hundred und 
tifty {350) students per school. site. d\vm:r shall reserve i.m dementary school sit!:! totaling ten (10.0) acres 
prior to the issuance of the building pem1it t\1rthe twelve hundredth ( 1.2U0th) residential unit. The site shall 
retn~l"in reserved until such tirr~e· us the site is dedicated or the site i~ relocated and/or re.leased in accordam:e 
with Section 6.15 of £his Agreement. 

(c) Thereafter, based upon a maximum projected student enrollment of approximately three 
hundred and tifty (350) students per school site, Owner shall reserve an elementary school site toialing ten 
(l 0.0) ncres prior tn the iSsuance· of the building permit for eoch succ~ssive sixteen hundredth { l.600th) 
residential unit Each site shall remain reserved until such time as the site is dedicated or the site is relocated 
and/or released in accordance with Section 6.15 of lhis Agreement. 

(d) Based upon a ma.,imum projected student enrollment of approximately five hundred and 
twenty tiv~ (525) students per'school site, Owner shall reserve a middle school site totaling fifteen ( 15.0) 
acres prior.to the·issuance of the permit for the two thousandth (2,000th) residential unit. 111e site shall • 
remain reserved until such time as the •itc is dedicated or the site is relocated and/or relinquished in 
accordance with Section 6.15 of this Agreement. 

(e) Thereafter, based Upon o maximum projected student enrollment of appro"'imatcly live 
hundred and twenty five (525) students per school site, Owner shall reserve a middle school site totaling 
tifteen (15.0) acres prior to the issuance of the permit for each successive fifty three hundredth (5,300th) 
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residential unit. ·Each site shall remain reserved until such time as the site is dedica.ted orthe site is relocated 
and/or relinqUished in accord~Ulce with Section 6.15 of this Agreement. 

(f) Based upon a maximum projected student enrollment of approximately one thousand four 
hundred ( 1.400) students per school. site, Owner shall reserve a high school site totaling thirty (30.0) acres 
prior to the issuance of the permit for the two-thousandth (2.000th) residential unit. The site shall remain 
reserved until such time as the site is dedicated or the site is relocated and/or released in accordance with 
Sc::ctio1i' 6. 15 of tllis Agre~ment 

(g) Thereafter. based upon maximum projected student enrollment of. approximately one 
thousand four hundred ( 1.400) students per school site, Owner shall reserve a high school site totaling thirty 
(30.0) acres priorto the issuance of the permit for each successivctwelve thousand f·ive hundredth( t 2.500th) 
residential unit. E~ch site shall remain reserved until such time as th~ site is dedicated or the site is relocated 
unci/or rele::~sed in accordnnce with Section 6.15 of this Agrl!ement. 

(h) School District and Own~r realize that i:ICtual student l.!nrollmt:nts per school site may bt: 
adjusted relative to the projected approximate enrollments shown above. In this event. School Di>trict and 
Owner will agree to m:g:otinte in good faith to revise tht:: requirements for school site dedications, including 
but not limilcd to revisir1g threshold:; for n~:w st;hool sire reservations and revising ~chool site- acreuge 
ui\Ocnti9ns. should projected t~nrollments or demographics for <.:ertain schools change. 

6.15 School Site Rclo<:ation amllor Release. School· site; will he reserved and dedicated as outlined in 
Section 6.1'1 ot'this Agreement. until such time"' said sites are either dedicated. relocated or released subject 
!on. sruden\ yk:ld monitoring program.uccepiuble to Owner and School District nnd based on the following: 

(<ll Owner nnd School Distric-t \Viii us~ their b~st dTorts to develop ;,1 student yield monitoring 
program that: 

(i) A.nalyzes demand for school facilities \Vithin regions of tht:: Planned Community 
bas!!d on s~dl.!s ;md household trends; 

(ii) Estimmes tht: current need for st;hool facilities ut all levels. and; 

(i•i) Forecasts the demand for and general location of future school facilities based on 
historic sa!Qs and housQhold.trend~. Jnitiully, Owner and School District m<1y look to th~ historic soles um.l 
household r.rcnds nfthot portion of Coyote Springs Development Joc:.ned in Clark Coumy and continue using 
such infommti'on until such time that historic sales and trends are g~nerated for the Subject Property within 
Lincoln County. 

In eachtweoty-four (24) month review of this Agreement with the County, Owner agrees to utilize 
the .student- yield monitoring ·program as a basis for their report to the County on the status of school 
facilities. 

(b) Owner and·School District will provide anon-going review of reserved and proposed school 
sites as outlined in Section 6.15 of this Agreement based on the student yield monitoring program. Upon 
review, Owner and School District may agree to release or relocate school sites at any time prior to 
dedication. The release or relocation of school sites will he: 

cds/csi 
041905/lcdevag.wpd/6c 23 

Description: Linco~n,NV Document-DociD 124827 Page: 23 of 42 
Order: 3 Comment: 

Bedroc Exhibit page 0034



--···----·----~~~~ 

. (i) Acknowledge<l through a letter submitted by Owner to School District providing a 
legal description of the relocation and/or released site and: 

(ii) Con•idered in future Tentative PUD Plan approvals. 

(c) At anytime after the fifth (5th) anniversary of the dedication of a school site, Owner may 
request in writing that School District release a school site. School District wiil provide in writing within 
'ninety (90) do.ys of receipt of letter requesting the release: 

(i). Approval or disapproval of the release of lands and; 

( ii) If disapproved, documentation to Owner of future plans for facilities on such site 
and schedule for their implementation. 

(d) If the release is approved, School District shall provid~ Owncr·with ocknowkdgem~:nt of 
th!! releZ'!se through a legnHy 'Jinding agreement of tmnst~r in recordable form. acceptable to Owner and 
School District. 

6.16 Initial School FaCilities. Owner and School District agree that there will be a need for public 
c-ducatio~ fadlitit:s upon Occupancy of thl! first residential unit- within the Coyote Springs development. 
School· District agrees to address the initial K-12 classroom needs by: 

(aJ Seeking a sntisfnctury inter-district agreement with the Clark County School District 
purSuant to }JRS 387.561 for nvai!able- K-12 classroom $eats in any facility within the Coyme Springs 
development; 

(b) Executing an.lgreement with Owner fort he usc of all or part of an Owner constructed school 
facility meeting the design approval of the School District and having u designed capacity of approximately 
live hundrt:d and twenty live (525) K-12 students. Owner agrees to begin construction of this schoollbcility 
within thirty (30) ·days of the issuance of the tirst residential building perrn'it by County. School District 
:1grees that the Owner constructed facility may be devclop!.!d in phases and in a man~er that allows for 
expansion oft he facility as student yield numbers indicate incrensed classroom demand. The desib'll may also 
<:~!low for private non-::.t:cturian education ~lctivities to be co-loco ted in on appropriately desigm:d facility; or 

(c) The School Di;~rict ar.d Owner m"ycooperatively develop, consider, und implement options 
other. than those contained in (a) and (b) of this Section in providing the initial school facility within the 
Coyote Spriirgs development. S(:ho.ol·District and Owner agree that any options cooperatively iniplemented 
will not delay the provision oi the initial school facilities. 

(d) School District agrees to acquire an owner constructed initial school facility ti'om Owner, 
at ·r.he Owners' actual cost of eonstruction and de.bt tinancing adjusted to intlation utilizing the Consumer • 
Price I_ndex,'prior to the constructi<.1n oft he thirty thousandth (30,000) residential unit, Upon issuapce of the 
fifteen thousandth (15.000) residential buildingpennit by County, School District agrees to ir~ate purchase 
of the facility. · .• 

(c) Owner agree~; to provide School Di.strict with credit toward the purchase of the owner 
constructed initial school facility for any land dedicated to School District, pursuant to· 6.14, that School 
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District tinds is not needed for school purposes and is acceptable to owner. The credit value of the land will 
be the value established at the time of dedication to the School District. Credit will be given by owner upon 
conveyance of the acceptable land to owner by the School District. 

6.17 Warehouse Bus Storage and Maintenimce Facilities. Owner shall dedicate up to a maximum of 
twenty (20) acres for use by School District for supply warehouse, school bus storage and maintenance 
facility purposes; Owner and School District agree: where possible. to co· locate such facilities with school 
sites ih ord~r to consolidate·parking and service facilities. Owner and School District may agree to dedicate 
and co-locate up .to tive (5) acres as a pan of the initial school facility site for use by School District for 
supply warehouse, school bus storage and maintenance facility purposes. Thereafter, Owner agrees to 
dedicate the remaining acreage as necessary to meet demand for supply warehouse, school bus storage and 
maintenance facilities. Owner and School District agree that such facilities maybe co-located in five (5) acre 
increments with· three other school sites, as described in Section 6.14 of this Agreement. for use by School 
District for supply warehouse. school bus storage and maintenance facility purposes. School District agrees 
to di!Sig~i"and construct these facilities in accordance with Section 6.19 of this Agreement. 

6.18 Non~Assm~iatcd Facilitis;.. Owner may consider or may be requested to consider the constmcrion 
and developmenr of school facilities thot are not owned or operated by School District. Such facilities may 
iricludc private or charter schools. denominational st:hools. or other school tbcilities not aslJociated with 
School District. School District agrees to use its best efforts to plan reservations and dedications of School 
District sites and construction of School District t:1cilitie" to complement such non-associated facilities. In 
addiiion, School District-agrees that-any students mtendil1g ~uch non .. nssociatt:d faci titics shall be reCo1;-rnized 
and subtra~ted tram any facility demand analysis in conjunction with nny student-yield monitoring program 
prepafed hy School District. 

6.19 .. ~Ttl nf School Facilities. School District ucknowledges thot the Association will create nnd 
est1.1bl.ish. uniform design guidt:Hnesfor all conslnlction and·dcvclt1pment within the Planned c~1mmunity by 
use offccorded restrictive <.:ovenn.nts or pursuant to contractual obligations binding on purchasers-of property 
within th~ Planned Communi.ty. These desibTTI guidelines will become a part of any approved.tentative or 
Final f-l!D Plan approved by County. County agrees to utilize the Association design guidelines, adopted 
within aT t:·nt~tive PUb Pl~n. m the construction of any school racility within the particular PUD plan area. 

6.20 Provisions for Gtilitiesand Improvements. Owner will install to the property l,ine, at no cost to the 
School District, all Utility line!i to allow acceptable conneciil)ns meeting the capacity requirements for each 
school' tacility :-~ite. In addition, Owner will provide, nt no cost to Scboo\ District, all necessary roadway 
improvenu::nts adjacent to a proposed school site to meet access requirements for the school prior to school 
cnmpletion. It is anticipated that. to the extent lawful, grass fields and landscaped areas will utilize treated 
effluent for irrigation purposes, to the extent there is excess treated efOuent remaining available for use after 
·the gOlf facilitles irrigation demands are satisfied. 

6.21 Addi·rional School Facilities. In the event that student-yields per household, as generated within the 
Subject Property and not subject to changing student yield factors as utilized for areas outside the Subjec\ 
Property, mandate. additional s·chool fnci1ities to maintain reasonable class sizes an~ .... educational 
opponunities, Owner shall provide, at no cost to School District, land us described in Section 6.14. 

6.22 Compliance. Subject to Section 1.01 and any taxes hereafter enacted by County and not 
discrim:inatorily applied (County and Owner acknowledge that taxes enacted by the County on behalf of the 
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GID or the Fire D-istrict will n~t be considered a discriminatory tax hereunder), Owner's.compliancewith the 
provisions of this Section 6 shall satisfy any and all impositions and requirements now and hereafter to be 
imposed by County upon Owner for the provision of schools within or pertaining to the lands encompassed 
by the Platmed Community. 

TRANSPORTATION 

7.01 Traffic Studies. Owner will prepare and submit to the District and Nevada Department of 
Transportation (NDOT), as npplicable, a Traffic Study acceptable to the District and NDOT for each 
Tentative PUD Plan submittal. Owner shall be responsible to provide (or agree to provide with adequate 
nssurance of perfonnance in accordance \Vith District's standard practice), at no cost to Dislrict, On-Site 
Improvem~nts (defined below) in conjunction with approval of each Final PUD Pl<m prior to issuance by 
County of any grading or building pennits tor the Final PIJD Plan area. Owner shall be responsible to 
provide. at no cost to District. Oft~S.ite Improvements in accordance with this Section 7. For the purposes 
of this, Section 7, the following term!\ shall have the following.mcrmings. 

(a) "OtlSjte Improvement~" means mitigation measures and improvements 'to the Major 
Intersections and roadways located outside of the Planned Community as described herein, except the Village 
Access Roads and improvements required for intersections and roadways immediately adjacent to tht: 
Planned Commuitity. 

(b) "On-Site Improvements" means mitigation measures nnd improvements to intcrsectionsand 
roadw~ys located within lhe.P\anned COmmunity, improvements required for intersections and roadways 
immediately adjacent to the Planned Community. 

The need and timing CJf construction for On.:Site [mprovements and Of'f..-Site Improvements will be 
ostablished at the time ofTeetative PVD Plan approval through a Village Traffic Study and implemented 
concurrently with· development of a Village in order. lor community access roads to provide the minimum 
service level of as det1ned in Section 7.03(a) in accordance with the Highway Capacity Manual. Special 
Report Number 209, published by the Transportation Research Board, latest edition ("The Highway Capacity 
Manual"). The mitigiHion area for each Traftic Study will be established prior to initiation of the Traffic 
Study by agreement between District and Owner and will be limited to those major roadways as described 
in Sections 7.02 and 7.03. The Troftic Study oho.JI, ·in o._mtumer acceptnble to District and NDOT: 

(a) I demit)' impacts to the roadway network within the Planned Community including impacts 
to any Major Street Segment anc) any Major Intersection. and impacts to the transportation network which 

. -arc outs.id(:·.of Planned Community, and: 

(b) Display all related mitigation measures necessary to·such Major Street Segments and at such 
Major Intersections together with the roadway access needs leading to the Planned Community. 

The study shall be consistent with ITE principles and technologies. District may also require 
additional site,specific traffic studies as may be deemed necessary related to and prior to the cons.ruction 
of any c.ommercial·area. school, or other land use that may have time-sensitive traffic impacts·or other 
significant impacts to adjacent traffic patterns. Traffic Studies and all other site-specific traffic studies 
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re_quired by a Tentative PUD Plan shall be performed in aocordancc with District regulations. All Traffic 
Studies shall identify the construction phasing anticipated for any and all phases of the PUD plan area 
together with access rnitigati0•l acceptable to District, NDOT. and as applicable. 

7.02 M1.tigation of Off-Site TratTtc Impacts. Owner's obligation to improve any roads or construct 
inter:sections or other transportation improvements outside of the Planned Conununity shall be limited to 
those obligations described in this Section 7.02. County and Owner acknowledge that development within 
the Planned Community will impact only those rights-ot~way owned and maintained by NDOT, inducting 

· U.S. Route 93 ("US 93") as outlined in Section 7.02(c). County acknowledges that it has no obligation or 
right to ·assess an Ot'f:.Site Traffic Mitigation Fund Fee tOr facilities and improvements within these 
rights-of-way. Owner acknowledges that it has the responsibility for any necessary cost of improvements 
as required by District. Owner shall cooperate with both District and NDOT in the implementation of such 
required improvements as set forth in this Section 7.02. E.~cept as expressly provided in this Agreement. 
0\•iner- shall ha.ve no obligation to participate in, pily, contribute. 01' othef'oNise provide any further exactions 
tO provide_for off-site rights-of-way, facilities or improvements for the road and motor vehicular traffic 
system within County and District or for any facilities, equipment or physical improvements that :1re" 
substitute thenitbre. 

(a) Minimum Traffic Seryjce Level. To satisfy its obligations to provide Off-Site 
lmprovements. Owner will be responsible for constructing and funding all OtT-Site lmprovemenlsas required 
by Coumy. Ln order to pruvidt! a minimum $ervlce \t!vd. ns de tined in The Highway Capacity Manual. for 
thOse Major .lnters~ctions and roadways as set l'orth herein. In order to provide and maintnin a minimum 
service level as defined herein." Owner shall be: 

(i) Required to implement those Off-Site Improvements required within u Tentative 
PUD Plan Traffic Study concurrently with devetopmeht and/nr phasing of construction within the associated 
T l!ntatiVe PUD Plan area .or: 

(ii) Subjl!:ct tu Di~trict ~mV~>r 0/DOT review and inspection of existing s~rvice levels 
as SOl timh in Section 7.02(e) as tbllows: 

( l) For nny improvements to rondwn>·s, intersectiOns or interchanges on US 93 
ns described in Section 7.04(c), Owner will be responsible fot·providing a minimum service level of'~C" with 
a maximum service tlo\v rate of 1.900 pc!h/ln (passenger cars per hour per lane). 

C~) For any On-Site Improv«!mcnts to roadway~·: and intersections as described 
in Section 7.03. Q.wner will·be responsible for providing a minimum sc't'Vice level of"D" asdetined in The 
Highway Capacity Manual. · 

(b) Financing.ot'Oft~Site Improvements. County and Owner agree that Owner may use any 
lawful means ne(.;Cssnry in accordance with county. state. m federal law to-obta:in such funds necessary to " 
timely construct the Oft~Site Improvements set tbrth within this Section 7.02, including but not limited to 
Owner financing, builder and/9rproperty assessments or. mitigation funds, state and/or federal hlghway funds 
and· financing ffiechani~ms, or any other reasorlable financing mechanisms authorized under state law -or 
otherwise.· County shall use its best efforts to cooperate with Owner in securing any state or federal funds 
or other authorizations, which may be necessary in order to obtain finan(;ing from institutions other thnn 
County. 
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. (c) .Owner's Limitation of Obligations. Owner's obligations to fund Off-Site Improvements are 
limited to the following traffic impacts associated with the Planned Community: 

(i) Any traffic impacts directly associated with the Planned Community that result in 
impro-vem~nts along US 93 from the southerly County Line to Owners northenunost property line 
intersecting US 93 as required by District and subject to each Tentative PUD Plan Traffic Study. 

(ii) Any other roadway or interchange that may be required to achieve the minimum 
level of service as de tined in Section 7.03(a). 

(d) Countya1,>rees; 

(i) TI)at Owner will not be responsible t(>r the cost of any Mitigation Project that has 
been constructed by County or others prior to the time Owner would be required to construct or improve such 
improvement as demonstrated by a Tentative PlJD Plan Trartic Study, and; 

(ii) To tlte extent allowed by low, County will not excuse or defer the requirement for 
any other development to mitigate its impacts on account of Owner's contingent responsibility for such 
improvem<.'nt. provided Owner understands and agrees County may. in its discretion and in accordance with 
its Standard practice, deft:r obligations of developers who commit contractually with District to contribute 
ro· mitigation of impacts· at a later date when District dt:tennines such mitigation to be warranted or 
financially feasible. · 

(c) Revie\v Maintt::mmce and Cure of S!!rvice Lt!veb. Notwithswnding the constmction and 
timing ofOftCsite Improvements .as required by Distrkt and included within a Tentative PUD Plan Traftic 

, Study. District unci/or NDOT have the right ut any time tu review nnd inspect existing service h:vels <1t ;.my 
Intersection or rood way set forth in Section 7.02(c). If District or NDOT tind that minimum service levels 
ns set forth in Section 7.0:2(a) are not beir.g met, Owner shall be required to submit tn1fiic mitigation plons 
in coordination with NDOT and District within one-hundred-twenty ( 120) days showing how Owner shall 
me_et·minimum·servic'e levels us required herein. Such trnftic mit1goti~m plans shall provide: 

{i) De:o~ig.n and specUications tHi neccssury to bring Otf-sit~ [mprovem~;.."rlts to minimum 
service levels D:nd·: 

(ii) ,h, schedLIIe for when required Off-sit~ Improvements will he implemt!nted. 

Owner_ is then required to complete the Off.Sitc Improvements in accordnnce with the schedule 
provided within the traffic mitigation plan.· If Owner does not meet the schedule for implementation of 
Off-Site Improvements as set forth in the traffic mitigation plan, County. in cooperation with the District. 
may take action in accordance with Section 9 of this Agreement. 

(t) Data Collection, Sharing, and Use. Owner, County and District (and each party shall 
cooperate with and seek the cooperation of NDOT with all such data exchanges) shall provide copies of all 
actuai tratlic data collecied by any such party to each other party and related to those Off-Site Improvements 
set lorth in Section 7.02(c). County, District and Owner acknowledge the uniqueness of1he uses proposed 
in the CSPUD Code, and that seasonal living and age characteristics within the Planned Community may 
have a significnnt impact on traffic ·and Off.site Improvements. County, District and Owner agree to 
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minimize Off-Site Improvements while providing and maintaining the minimum service levels for Off-Site 
Improvements as detin~d in Section 7.02(a). County, District and Owner agree that any such actual traffic 

·· data collected on these Oft~Sitelmprovements provides a valuable tool for estimating future traffic estimates 
and may be used by Owner and District as a model for generating any future traffic estimates, Tentative PUD 
Plan Traftic Studies and traffic mitigation plans. 

7.03 Mitigation ofOn-Site Traffic Impacts. Owner acknowledges it shall be responsible for constructing 
all imemal public and private roadway and funding all costs and expenses associated with their construction 
as sel forth in Section 7.04. including, but not limited·tl): rights~of·way; drainage facilities; roadwav 
construction; utility installutions.and modifications; noise at1enuation devices; bridging structures; lighting; 
traffic cor.trol equipment and signage;. aesthetic improvements; landscaping, and such other features 
customarily provided in such Planned Community. Except as e.,pressly provided in this Agreement. Owner 
shall have no obligation to participate in, pay, contribute \lr otherwise provide any further exactions to 
provide for on-site rights-of. way, facilities nr improvements for the road and motor vehicular traffic system 
within County and District or for any facilities. equipment or physical improvements that are a substitute 
therefore. Development of the Planned Conununity will nor be interruplcd as a result of <my failure of 
n'i!cessary On-She Improvements being in place solon~ ns Owricr has complied with the tenns of this Sec! ion 
7. 

7.04 Owne.rship nnd Control oflnternal Ri)adwav Network. :\l-1 mad$ within the Pkmned Community will 
be Constructed nnd maintained by Owner, a hom~owner1s as~ociati.on. or through special asses:;ments or 
special districts and other poliricul subdivisions of the stnte subsequently created under state law. Tht: 
hierarchy of roadways wilt bt> designed and clltlStructed as applicable to meet AASHTO standards or ITE 
guidelines for rondway improvements. The final·desi~'Tl of .street contiguration~ rmd intersections will be 
cstnblished \vithin tina! PUD Plan approvals·to be con~istcnt with the CSPUD Code. Owner agrees to 
maintain streets. roads and rights-ot:wny within the Plunned Community at no cost to County. Owner may. 
from'dme-to time, convey any street .or roadway to the following entities in accordance with NRS: 

(a} Transfer to or ConSI·ruction bv a General lrnprovement District. County hereby 
_ r~cknowiedgcs tlult ·owner may, from time-to time. convey ~my stret!t of roadway to a G~neral lmprovement 

District ("District 11
) formed under the provisions ofNRS Chnptcr 318 provided th!: conveyance is subject to 

the terms and conditions.ofNRS Chapter J 18 and the Dimict Board acknowledlies in writing that it accepts 
Owner's maintenance obligatio.ns for suc-h streets .:J.rtd roadways. With respect to any street' or roadway. the 
<}JD, to which Owner conveys. title. shall have the exclusive right to program and maintain the use thereof 
in accordance with NRS Chapler 31 s: 

(b) Transfer to Homeowner1S Association. Owner may, from time to time, convey any street or 
roadway. to any Association formed under the provisions of NRS Chapter 116 provided that tho Association 
accepts Owner1

:; maintenance obligations for such street or roadway. The Associution, to which Owner 
conveys title, shalJ have the exclusive right to program and maintain the use thereof. 

7.05 Acquisition ofOffsjte Rights-of-Way. With respect to rights-of-way outside the boundaries of the 
Plimned Conununity but necessary for development or the roadways, utilities; or flood control facilitie:~ for 
the Phumed ConunW1ity1 County shall use its best efforts to assist (exc~pt fimmcially) Owner in obtaihing 
such necessary rights-of-way through acquisition from the Bureau of Land Management or by power of 
condemnation where authorized by Jaw. With respect to acquisitions requested by Owner which inv.olve 
consideration or payments of fair market value or just compensation. Owner acknowledges it sha~l be 
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responsible for all such expenses ~nd cost of condemnation, including, but not limited to, severance damages 
and reasonable attorneys fees; provided, in no event shall Owner be responsible for the cost of acquisition 
of any right-of-way beyond a one hundred ( 1 00) foot wide corridor, unless additional portions of property 
must be acquired in order to obtain the intended one hundred ( 100) foot wide corridor. Owner acknowledges 
County has authority to settle all condemnations entered into at the request of County. 

7.06 Jobs-Housino Balanc¢. Owner will use best efforts to develop employment creating land uses in 
conjunction .\vith residential development in an effort to reduce the length of vehicle trips and enhance air 
quali!y. 

7.07 Streetscapes. County acknowledges Owner will retain ownership of Streetscape Areas subject to 
Section 7.06 of this Agreemynt to allow Owner to maintain landscaping in the Streetscape Areas. Owner 
or any enti;y outlined in Section 7.04 of this Agreement shall establish an adequate reserve account to fund 
the. maintonance, removal and replacement of the landscape and irrigation materials within Streetscape 
improvements. 

7.08 ·Underground Conduit Rigltts-ol:wav Dedicated to the County. If any facility is dedicated to District 
. in "c!.;ordance with Section 7.04 of this Agrecmt:.nt. Disrrict agrc~::-1 to nuthorize Owner the right to in.srall 
underb'TOund conduit that shall be under Owner's exclusive ownership and control in all public roadways and 
rights-of-way in the Planned Community, m Owner's sole cost and expense. for the purpose of the provision 
of cable TV, vide.o, computer. communicmion. telephone and similar electronic or communication uses of 
nny kind The use of such underground conduit by any entity. including Ownt:r, shall ut ulltirnes be subjec[ 
to all applicable regulatory and franchising provisions of the County, state.and federal government. 

SECTfON .~ 

FLOOD CONTROL 

8.0 I Technical Drainage Studies. Owner shall prep art: and submit a technical drainage study reasonably 
acceotabk to the District for each Tentative PUD Plan submittal. Owner shall construct those tlood control 
facilities identified in the .technicnl drainage study. which are necessary for the flood protection of the 
Planned Community or for mitigation of any downstream tlood impacts caused by the development of the 
Planned Community. 

8.02 f[,)od Control Facilities .. All t1ood ·control facilities within the Planned Community will be 
constructed by Owner, an Association, or through special as~essments or Special Funding Districts subject 
to Section 8.06 of this Section. Owner. or any entity, subject to this, Section 8, agree to construct and 
maintain· such tlood control and drainage facilities identified in the drainage study which are· necessary for 
the Jlood protection of the Subject Property or for the mitigatiqp of any downstream flood impacts caused 
by the development of the. Subject Property. Each facility must be built in the manner consistent with the 
Disuict Regulations Manual on or before the facility completion date set forth in the approved Drainage • 
Study for each respective Tentative PUD Plan. Notwithstanding any provisions to the contrary in this 
Section 8, no building permit (other than construction pennits for grading, roadways, utilities, and other 
improvements or public facilities that are permitted by FEMA and Lincoln County standards within such 
areas), shall be issued for any structure within a portion of Final PUD Plan within a Flood Control Facility 
Impact Zone ("Impact Zone") as described herein, until such facilities protecting said Impact Zone are 
completed as identified in the approved Drainage Study. Owner may obtain building permits at any time for 
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facilities and structures to be built in any phase of an area covered by a Final PUD Plan that is located outside 
areas qualified as Impact Zones. Owner agrees to cooperate with District in the design and treatment of local 
and regional flood control- facilities including, but not limited to, the construction of recreational or other 
multiple use facilities located within said flood control facility, if approved by District. Owner and the 
DistriCt agree in principle to implemerit. a series of safeguards in order to control floods whil~ minimizing 
the impact of floOd facilities and naturalizing the Pahranngot Wash Corridor and summarized a:) follows: 

(a) To the maximum extent practical, Owner shall preserve and maintain the first {lst) flow 
channel within the Pallfanagat Wash. Owner may, from time to time, propose facilities and improvements 
that do not hinder the flow of frequent stc>nn events (I 0-year stom1s or less) within the first tlow channel. 

(b) To the maximum extent practical, Owner will avoid routing stormwater from the rest of the 
deveJopment .into the existing first flow channel to minimize offsite runoff. Owner will design additional 
flood storage and conveyam;e facilities within a secondary system or naturalized low flow channels located 
within tht: 1 ooM'ycar flood plain. Ownt:r and District agree lhat additional t1ow capacities may be carried 
within a· series of llppropriately-<'ized tlood control lakes ~md created- wetlands that may be built in 
conjunction with an Aquifer Recharge Progrnm as described in "iRS Chapter 534 w control excess tlood 
t1ows from the north, west and east. and the back.tlow condition from the south of the Planned Community. 
The flood control lakes will be designed with a minimal. yet appropriate, level of free board to allow tertiary 
storage ·and conveynnc.c for p~ak events. 

3.03 Acditional Flood Control and Development Requirements. Residential and non-residential 
d~veiopment within the 1 Oo 7y~ar tloodplain will only occur in Floodway Fringe locations in v.ccordance with 
FEMA Standards. All onsite.tbcilities and dovelopment will be constructed as required to reduce runoff in 
a manner consistent wilh FEMA. ilnd District rebrulations. 

8.04 Ownership and Control. Owner may, from time to time. upon request, consider conveying any llood 
control facilities to the following entities in accordance with the Nevada Revised Statutes: 

(a) Transfer to Homeowner's Associati,Qn. Owner may, from time to time, convey tlood control 
t~'1cilities K' any Association·fonned Under the provis·ions ot'NRS Chapter 116 provided that the Association 
accepts Owner(s maintenance obligations for :me~ tlood conlrol facilities. The Association, to which Owner 
conveys title. shall have the exclu~ive right to progrnm and maintnin the use thereof. 

(b"J Transfer to or Construction bv o Gio!nernl Improvement District. County hereby 
acknowledges that Owner may, !rom· time to time, convoy !lood control facilities to a Generallmprovement 
District ("OlD") formed onder the provisions ofNRS Chapter 318 provided the conveyance is subject to the 
terms and ,;onditions on-IRS Chapter 318 and the General Improvement District Board acknowledges in 
writing thnt it accepts Owner's maintenance obligations tbr such flood control facilities. With respect to 
llood contr,ol facility, the Gill, to which Owner conveys title, shall nave the exclusive right to program and 
mai~tain· the use thereof in accordance wi.th NRS Chapter 318. · .. 

(c) Transfer to a Political Subdivision ot' the United States or State of Nevada. Owner may 
convey flood control facilities to any political subdivision of the State of Nevada or United States provided 
that the political subdivision accepts Owner's maintenance obligations for such flood control facilities. The 
political subdivision, to which Owner conveys title, shalt have the exclusive right to program and maintain 
th• use thereof. 
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(d) Transfer to a Water District. Owner may convey flood control facilities to any Water 
District formed. under the provisions ofNRS provided that the Water District accepts Owner's maintenance 
obligations for such flood control facilities. The Water District, to which Owner conveys title, shall have 
the exclusive right to program and maintain the use thereof. 

(e) Transfer to an Irrigation Distric!. Owner may convey flood control facilities to any Irrigation 
District formed under the provisions· of NRS Chapter 539 provided that the Irrigation District accepts 
Owner's maintenance obligations for such tlood control facilities. The Irrigation District, to which Owner 
conveys ti~le, shrill have the ex.ctusive right to program and maintain the use thereof. 

SECTION 9 

REVIEW AND DEFAULT 

9.01 Freguencv of Reviews. As required by NRS Chapter 278.0205 and the Developmem Agreement 
Ordiriance, at' ieUst·once every twenty~ four (24) months during t'he Tenn of this Agreement, Owm:r shall 
provide and County shall review in good tbith. a rep01i submitted by Owner documenting the extent of 
Owner's and CoUnty's material compliance with the tcrins oft hi~ Agreement during the preceding twenty·four 
(24) months. County shall not charge any expense, fee or cost with respect to such review except as provided 
in the CSPUD Code. If. at the time of review. an issue not previously identit1ed in writing is required to be 
addressed. the review at the request of eitber party shall be continued to afford sufficient time or response. 
County and Owner shall be permitted an opportunity to be heard. before the County Commission rcgurding 
theirperformance under this A0"·<ement in a manner set t<mh in tile Development Agreement Ordinance. 

Notwithstanding any provis-ion to th~ contrary contained in this Section 9.01, Owner and County 
ncknowleCge and agree thm an initial review of this Agreement shall occur during the period commencing 
180 days o.fter the effeo.tive date hereofand ending on the day occurring 240 days a tier the effective date 
hereof. The purpose of this initial review is to allow County the opportunity to identify andpresent to Owner 
any ne\v matter that the County believes has not been addressed in this Agreement and that should be added 
to this Agceement by amendment. County a'nd Owner shall. in good faith, discuss the matter ond seck 
mutual agreement on satisfactory terms and provisions to address any such matter, In the event County and 
Owner are unable·to mutualLy agreeon a resolution of the matter within 90-days atter the expiration of the 
review _p-eriod. this Agreement shnll tenninate and shall be of no ti:uth~r force and effect. 

9.02 . Procedures in the Event of Noncompliance. rn the cv..::nt of any noncompliuncc with uny provisLon 
of this Agioertient. the party alleging such noncompliance shall deliver to the other in writing a courtesy 
nQtice srating-the reason fornoncompliance and any action necessary to correct the noncompliance. Courtesy 
notices must delivered in accordance with the provisions of Section 12.08.1fafter thirty days (30) of the date 
the court""Y notice is sem the compliance is not corrected to the satisfaction of the complaining party, the 
party alleging noncompliance may deliver in writing a notice of default. The time of notice shall be 
measured in accordance with Section 12.08. The notice of default shall include the section of this agreement ' 
alleged to be violated, the nature of the alleged default. and, where appropriate, the manner and period of 
time in which it may be satisfactorily corrected. During the period of time the notice of default letter is 
pending the party alleged to be in default shall· not be considered in default for the purposes of termination 
or institution oflegal proceedings. If the detault is corrected, then no default shall exist and the noticing • 

'party shall take no further action. If the default is not corrected after thirty days, the following procedures 
shall apply: 
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(a1. COunty Procedures 

(i) Intent to Remedv Noncompliance. After proper notice and the expiration of the 
above-referenced periods for correcting the alleged default, the County, or designee, may do one or both of 
the following options: 

(l) ~nmediately direct County staff to recommend that all future Final PUD 
_Plan approvals within the Planned C01rununity be conditioned so that the building permits to be issued as 
a result of those approvaLs shall not be issued un1il the default is corrected; or 

(2) · Issue a letter providing notke of County's intent to set the matter for hearing 
before the County Commission. The letter shall notify Owner of the action taken. In the event County 
selects opt con two (2), County shall give Owner at least seven (7) business day's notice to correct the default 
before the matter is scheduled for a hearing. The letter noti tying the Owner of the hearing shall contain the 
mtended hearing <:late. The seven (7) business days are mea.<ured !rom the date of delivery ofth~ notice in 
nct,;ordimct: with s~ction 12·.03. 

(ii) Hearing Scheduled. lfdetault is nor corrected within the time specitied above. the. 
matter shall be scheduled and noticed as required by lmv fClr consideration nnd review by the County 
Corru:nission during their next regularly scheduled Commission meeting. 

(iii) Rtiview bv County Commission. Following considermionofthe evidence presented 
· b~fore rhe CoUnty Commission rmd a finding based on substantial evidence that a·default has occurred by 

0w)1er ilnd ·the default remp.ins uncorrCcted. the County Commission .muy authoriz~: the susp~nsion of 
buil~ing pcm1its within the Plonned Community or may ~1mcnd or tetminate this Agreement. TennimJtion 
shall·nof in any manner res·cind. modify. or tenninate· \lOY Vested Right in t~·'.IVor·of Owner existing or 
receiver! a:; of the d~te ofthe termination. Owner shall have twenly-tive (25) days after the date noticed of 
the .County Ct~rrunission's decision is tiled with the Lincoln County Clerk. to institute legal action pursuant 
to Set,;tion. 9.04 ht!reof. to d~tcnnine wheth~r the County Commission <lbused its discretion in detennining 
wh~lht:r a dett1ult existed and remain uncbiTected. 

(bi . Owner Procedures. 

(i) After proper notice ond thee•pirntion of the above-referenced periods forcorr~cting 
the ~·lleged def?ult. Owner may issue a letter requesting a heuring before the County Cornmlssion t'o~review 
of the alleged default. Upon receipt o.fthe letter, the County Clerk shall schedule an agenda item to consider 
the alleged default during the next regularly, aod available, scheduled Commission meeting. 

(ii) Review by CounryCommission. Following considerationofthe evidence presented 
before the County Commission and a tinding based on substantial evidence that a default has occurred by 
County and rcniains uncorrected, the County Commission shall direct County staff to correct the default. • 
Owner shall have twenty-live (25) days after the date notice of the County Conunission's decision is filed 
with the Lincoln County Clerk, to institute legal action pursuant to this Section 9.04 hereof, to determine 
whether the County Commission abused its discretion in determining whether a default existed and remain 
uncOrrected. 
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(c) Waiver. Failure or delay in giving any nolict: provided for herein shaH not constitute a 
waiverofr~ny default. Except n.s o1herwisc ex:pressly provided in this Agreement, any failure or delay by any 
party_ in·as>erting any of its rights or remedies in respect to any default shall ·not operate as a waiver of any 
default or of any such rights or remedies, or deprive such pany of its right to institute and maintain any 

. actions of proceedings which it may deem necessnry ro ·protect, assert, or enforce any of its rights or 
remedies. 

(d) ]'latices, All notices provided for herein shall be sent to the address provided in Section 12 
of this Agreement. 

.9-.()3 !)navoidable Delov or Defaull. Extension of Time for Perfonnance. Neither party hereunder shall 
be deemed to be in default, and perfom1ance shall be_ e;xcuscd.-where delays or defaults are caused by war: 
acts oftenorism; insurrection: ·strikes; walkouts: riots; noods; ~arthquakes; fires; c~sualtit!s: nets oi'God: 
restriction:;- imposed or mandated·by govemmental entities: fJilure of g'ovenunental agencies (other than 
Courity) {0 perfonn acts or deeds necessary for the perfonmlnC~ of this Agrr;;oe::menl~ enactment ofcontlicting 
stat~ or federal Inws or re~rulotions: new or supplementary cm·:imnmental rehrulntions. omd litigation or similar 
matters beyond the conrrol of the parties. If written notice of any suehdelay is given to County within thirty 
(30) days nfter r.hC conunencement thereof, an ;:mtomatic ext..::nsion of time. unless otherwise objected to by 

· County within ten ( l!l) days of such wriHen notice, ;hall be granted coextensive with the period of the 
t:nforce-d ddoy. ·or longer us- may be required by circum~aanct:s Dr as may be subsequently agreed to between 
County and Owner. 

9.04 ln:nitwion of Legul :\ction. County nnd ·owner agree: that neilher would have c:ntered into this 
:\gree:t'nen: if either parti \vere liubk for, or could be liah!e t~1r. damages under or with respect to this 
.-\grecmcn:. Accordingly. County and Owner may pursue u'ny remedy nt lo.\v or equity nvnilable for breach. 
o:<cept tha: ~either Ownor nor County shall be liable to the other or to any other person or entity for any 
monetary d:tmageS: whatsoever. Any judichtl review oftht: C()unty Commission's decision or nny legal action 
taken pursuant to this Agreement will be heord by a Coun under the standard review appropriate for the 
review-nf zoning actions.. Judicial re\'iew oft he decision of the County Commission shall be limited to the 
~vidence pres~::nt~d to the County Commiss_ion ut tht: public hei.!ring o~ described in this Section 9. (fa pony 
desires to present new or additional evidence to the Court.-they may petition thc Court to remund the matter 
to the County Commission to consider the additional or ne\-v evidence. Jurisdicti011 for judiciul revii!w or 
~my judickl action under_this Agreement simi! rest exclusively with the Seventh Judicial District Court. State 
of Nevada. 

9.05 Q.pplicable Laws, This Agreement sh~ll be constmed and enforced in accordonce with the Jaw of 
the State of Nevada. 

9.06 Adjustments for Inflation. In the event there is a de loy of more than one (I) year in the payment of 
a contribution required in this Agreement, the amount of the contribution may be adjusted for inflation. If • 
the parties are unable to agree to the adjusted amount, the matt or may be set for a hearing before the County 
Corrunissitm, after ·notice is provided to Owner. After the County Commission conducts a public hearing 
and considers the evidence presented. it may adjust the-amount of the contribution to account for intlation. 
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10.01 Cc·unty-Cooperation in-Financing. County expressly acknowledges and agrees that Owner may be 
.. required to finance a part of its obligations through private financing in addition to the tinancing and 

reimbursement provisions contemplated by this Agreement. County agrees to cooperate with Owner with 
respect tinmy such private financing. County will execute and deliver written documentation to any lender 
or other int.ere,ted person such documents. as may be reasonably requested to acknowledge: 

(a) That County has no lien tln the Subject Property as a direct result of this Agreement, and: 

(b) That County shall recognize and allow a lender, which has foreclosed or acquired a portion 
of the Planned Community ti·om Owner to inure to the rights and benetits of this Agreement as to ouch 
property. 

County and Owner acknowledge, however, th"t if a Special Improvement District or General 
[mprovem(mt District-is created as contt:mplated by Sc:ction J.! J. such District will constitute or create ulien 
to s·ecure r<:pnyment oft he bonds. Nothing herein shu II be deemed to relieve Owner of its obligations under 
thiS ;t\grcement or its liability for t~11lurc to perfonn its obligntions under this Agreement. 

I 0.02 Fundin~ Allocation. County reu~onnbly believes that sufficient funds can be obtained to meet its 
obligaliom, under this Agreement. In the event. ho\vevcr. that County fails to ullocute-funds sufficient to 
meet such o·biigations, County's obligations w fund. constt1lcl or other\vise perfonn the spedtic~11ly 

nt>n~funded oblig"ation shall be ex~.:used. In such ;m t!\'t:nt Own~r will have the right to tcm1inat~ this 
:\gteement .ond all ext!cutnry obligations ofOwner_hercunder by \Vritlcn m1tice to County. 

SECTION 11 

<;ONFL!CTIN\i L.\ WS 

11.0 l Cnntlicting State or Federql Ru·:es. [n the evt!nt that any contlicting ::;tate or feUeral laws or 
regu.latiom. enacted after the Effective Dme prevent or prccluUe compliance with one or more provisions of 
this Agreement or require changes in plans. map·s or permits approved by County, this Agreement shall 
remain in lull fo(ce and etTect as to those provisions not afl'ectcd. the contlicting laws or regulations shall 
not be applied retroactive\)', and: 

(a) Notice. and Copies. Either party, upon le:.ming of <J.ny such m'ltter. will p_rovide the other 
party with written notice ther~of and provide a copy of any such luw, regulation or policy or an account of 
any such action or inaction together with a statement of how any such matler contlicts with the provisions 
of this Agreement; and; 

(b) Moditicption Conferences, The pa11ies shall, within thirty (30) days of the notice referred 
to in the preceding subsection, meet and confer in good faith und attempt to modify this Agreement or create ' 
a Suppleme·nta! development.agreement to bring it into compliance with any such federal or state law or 
regulation, or nccomrnodat_e any such action or in<J.ction. 

1 1.02 ~unty Commission Hearings. ln the event County believes that an amendment to this Agreement 
is necessary pursuant to this, Section 11 due to the effect of any federal or state law or regulation, the 
proposed amendment shall be scheduled for hearing before the County Commission. The County 
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CommissiC1n shall detemtine the exact nature of the amendment ofsuspension necessitated by such federal 
or state law or regulation or action. or inaction .. Owner shall have the right to offer oral and written testimony 

. at the hearing. Any suspension or modilication ordered by the County Commission pursuant to such hearing 
is ~ubject 1ojudicial review as set forth in Section 9. 

11.03 £goperation in Securing Pem1its. County shall us~ its best efforts to cooperate with Owner in 
sect:Iring any County p_ermits,- licensts or other authorizations, which may be required as a resu1t of any, 
amendment or suspension resulting from actions indicated under this Section 11. Owner wiH be responsible 
to pay all applicable t'ees· in connection with securing of the pennits. 

SECTION 12 

GENERAL PROVISIONS 

\2.0 I Enforcement and Binding Effect. Subject to the limi:ations ofNRS Chapter 278 (and ).IRS Chapter 
278A). thi~; Agreement is enforceable by either party in accordance with its tenns notwithstanding ""Y 
change (which, except for this Agreement would otherwise be applicable) in any of the Applicable Rules. 
Nothing in this Agreement shall prevent the Ct)Unty from increasing "Cost Based Fees" which are deemed 
to be administrative fees for issuance of land Use Approvals, building permits, plan checks, or inspections 
which are based upon actual costs to the County and which ore specilied in Chapter 6 of the CSPUD Code. 

1·2.02 Interim Fund in~. Owner shall provide funding to County in an amount that is equal to the property 
taxes pnid-by Owner durin:;eoch tax year (which amount is in addition to the property tax paid) commencing 
with {he tax year in which this Agreement becomes effective nnd' continuing each tax year thereatter until 
tht:. tax. year in whi"ch the first building pem1it is issued for a structure within the Subjt!ct Propeny. The initial 
puyment shall be due on July l. 2005. and ench o.nnual payment thereatter shall he due on each successive 
anniversary date until this funding obligntion tenninates. 

12.03 DL:ration of Agreement. The Term of this Agreement shall commence upon the Effective Date and 
shall expir<! m1 the forrieth (40th) anniversary of the Effectivt.: Date, unless extended by written Agreement 
executed by Coutity nnd ·owner, 

12.04 Assigrunent 

(a) A2:reernent Transfer. This-Agreement. includ ingthe terms and conditions thereof and exc~t 
,. described in Section 12.04(b) of this Agreement, may be freely transferred or assigned by Owner provided 
that the Ccunty.coi'lsents in writing to the ussigrunent or tnmsfer. and the County is satisfied that assignee 
ortransfer<le is financially capable of fulfilling the terms and conditions of the Agreement, and such assignee 
or transfer-ee assumes in writirig-all obligations of the Owner hereunder; Upon any such assignment 
hereunder, the Owner shall· be relieved of all obligations and liabilities under or in connection with this 
Agreement 

(b;. Transfer to an Af!iliate of Owner. The right>ofOwner under this Agreement may be freely 
transferred or assigned to any entity, partnership or corporation which Owner controls or in which Owner 
has a combined.interest or which controls Owner, provided such entity shall assume in writing all obligations 
of Owner hereunde,· and is financially capable of fulfilling the tenns and conditions of this Agreement. In 
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connection with the transfer or assigrunent of any portion oft he Subject Property to an affiliate of the Owner, 
OWner sha II provide; County with written notice of any transfer, conveyance or assignment. 

(c) Transfer of Property Not to Relieve Owner of jts Obligation. The Owner may assign or 
tronsfer lar.ds in any portion of the Planned Community within a recorded subdivision map and such 
transferee and assignee sliall not be subject to the obligations of the Owner as to the portion of the Planned 
Conununity so assigned ortransferred except as express! y provided herein. Such assignment or transfer shall 
nqt relieve Owner.of its obligations as to the assigned or tr.:Jnsferred portion of the Platmed Community 
unless Assignee assumes such obligation in writing and County consents. 

(d) Restrictions on Building Permits. Notwithstanding the above, no successor, assigns and/or 
transferees will be entitled to the issuance of a building permit by the County if the County determines 
Owner is ne>t in complete compliance with the Agreement and/orOwner has failed to construct improvements 
required by the Agreement in a manner satisfactory to the County. Owner agrees to obtain from any and all 

· successers. assigns and transferees written acknow ledb'111tot nod agreement to the building permit restriction 
;-;er forth in this secriorL 

(e) In Connection with Financing Transactton;::. Owner has full discretion and authority to 
transter. as:;.ign or encumber the Planned Community or portions thereof in connection with financing 
tran::;action:;. without limi~ation -on the size or nature of any $UCh transaction, the amount of land involved 
or tht~ use of the proceeds therefrom; and may enter into such tnmsnctions at any time and from time to time 
without pe1mission of or notice to County. 

\2.05 .Amendment or Cancellation of A.grcement. Fxct~pt as otherv.'ise pennitted by NRS Chapter 
278.0205 and Section 9 of this Agreement. this Agreement may be amended from time 10 time or canceled 
but o·nly up•)n the mutual written consent ol'the parties hereto. which consent shall not unreasonably withheld 
or delayed by either party. 

12.06 lncomnitv: Ho.ld Hormless. Except U$ expressly provided in this Agreement, Owner shall bold 
County. its oftlcers, agents, empioyees, and representutives harmless from liability for damages or claims 
for damag~ for personal injury, including death and do.irns for property damage which may arise from the 
d~rect or lndircctoperations ofOwner or those of its contrnctc·rs, subcontractors, agents, employees, or other 
persons acting. on Owner's behalf which relate to the deve!opr::1ent of the PluMed Community. Owner agrees 
to and shall defend County and its officers, agents, employee" and representatives from actioos for damages 
cause or Ollleged to .l;lave_bben cau!'ed by re:\son of Owner's at:tivities in connection with the development of 
the !'limned Community. Owner agrees to indemnity. hold harmless, and provide and pay oil costs and 
attorney's fees tor a defense for County in any legal action tiled in a court of competent jurisdiction by a third 
party challcnging the validity of this Agreement. The provisions of this Section shall not apply to the extent 
"uch doma.ge. liability, or action is proximately caused by 1:he intentional or negligent act of County. its 
officers. agents, employees or representatives. 

12.07 Binding Effect of Agreement. Subject to Section 12.03 hereof, the burdens of this Agreement bind 
and.the benefits of this Agfeement inure to the parties' respective successors in interest. 

12,08 Rciatioriship ofParties. It is understood that the contractual relationship between County and Owner 
is such thatOwner is an independent contractor and not an 11gent ofCounty for any purpose. 
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12.09 · Notices. All notices, demands and correspondences required or provided for under this Agreement 
shall be in writing and delivered in person or matled by certified mail postage prepaid, retwn receipt 
requested. Notices shall be addressed as follows: 

To County: 

With a Copy to: 

To Owner: 

\Vith a Copy to: 

Lipcoln County 
P.O. Box 90 
Pioche, NV 89043 
Attn: Planning Administrator 

Lincoln County, Office of the District Attorney 
P.O. Box 60 
Pioche, NV 89043 · 

Coyote Springs Investment, LLC 
Bank of America Plaza 
300 South 4th Street, Suite 1406 
Las Vegas, NV 89101 
Attn: Robert R. Derek 

Coyote Springs Investment. LLC 
6600 North Wingtield Parkway 
Sparks, Nevada 89436 
Attn: Carl Sa,'ely 

Either. party may change its address by giving notic1~ in writing to the other and thereai\er notic~s. 
·demands and other corresponden~e shall be addressed nnd transmitted to the new address. Notices given in 
the rOanne.~ described shaH be deemed delivered on the dute ot'personu1 delivery or the date delivery of the 

· mail is lirst attempted. 

12. I 0 Entire Agreement. This A_greement constitutes the entire understanding and agreement of the parties. 
This Agreement integrates all or the terms· and conditions mentioned herein or incidental hereto and 
supcrsedei: all negotiations or previous Agreements between the parties with respect to all or any part of the 
subject rilat1er hereof. 

12.11 W:-tivers. -All waivers of the provisimis of this Agreement must be in writing and signed by the 
apPropriate officers of County or Owner, as lhc case may bt:. 

12. 12' Recording Amendments. Promptly af\er the Effective Date, an executed original of this Agreement 
shall be recorded·in the Official Records of Lincoln County, Nevada. All amendments hereto shall be in 
writing signed by the appropriate officers of County and Owner in a torrn suitable for recordation in the 
Official Records of Lincoln County, Nevada. Upon the completion of performance of this Agreement or its • 
cancellation. revocation or termination. a statement evidencing said completion or revocation signed by 
appropriate officers of County and·Owner shall be recorded in the Official Records of Lincoln County, 
Nevada. 

12.13 Release. Each residential lot or commercial parcel within the Subject Property shall be automatically 
~eleased from the encumbrance of this Agreement without the necessity of executing or recording any 
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instrument of-release upon the issuance of a building permit for the construction of a residence or conunercial 
building th<~reon . 

. 12.14 Severability ofTenns. If any term or other provision of this Agreement is held to be invalid, illegal 
or incapabl·e ofbeing enforced by any rule of law or public policy, all other conditions and provisions of this 
Agreement shall nevenheless remain in full force and effect. provided that the invalidity, illegality or 
unenforceability of such term does not materially impair the parties 1 ability to consununate the transactions 
contemplated hereby. If any tenn or other provision is invalid, illegal or incapable of being enforced, the 
par1ies hereto shall, ifpossi_P\e, amend this Agreement so as to affect the original intention of the parties. 

12.15 Yoluntary Agreement. Owner acknowledges and Ob'Tees that it voluntarily, willingly and without 
protest-and dure_ss freely enters into this Agreement and ucccpt.s the ttmns and conditions herein. 

IN WIT:-lESS WHEREOF, this Agreement has been executed by the panies on the day and year first above 
written, as authorized by Ordinance No. 2004-03 ofthe Lincoln County Code. to be effective on the Effective 
D~te shown below. 

COUNTY: 

BOARD OF COUNTY COI\IMISSI01'ERS, 
COUNTY OF LINCOLN, STATE OF NEVADA 

OWNER: 

By:_ 
RobeliR. Derek. Chief Operating Ofticer 

STATE OF NEVADA 
) ss. 

COUNTY OF LINCOLN ) 

Attest: (;u,, i 

This instn<ment was acknowledged before me on the CJ day of .Ju" z~ . 2005 by 
Rob·ert R. Derek, Chief Operating Officer of Coyote Springs Investment, LLC, a Nevada Limited Liability 
Company. 

$ PI ~ " .t 1«k 
Notary Public 

Cds/csi 
04 1905/lcd·evag. wpdi6c . .• 39 
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Exhibit A 

Legal Description 

Township II South, Range 63 East, (Lincoln County, Nev•da): 

All of Sections 20. 21, 22;23. 24, 25, 26. 27, 28. 29. 32, 33. 34. and 35; Section 13, the South Half (S 1/2): 
Section 36. the West Half(W 112); Sections 19. 30 and 31. all except those portions lying W~st of the 
Cente!'linc llfU.S. Highway 93. 

Township 12 South, Range 63 East, (Lincoln County, Nevada): 

All of Secti9ns 2. 3._ 4. 5. S, 9, 10. 11. 14. 15. 16, 17, 20, 21, 22. 23, 25. 26. 27, 28, 33, 34. 35, and 36: 
Sections \,13,<md24,theWcstHalf(W J/2);Scction 12,thcWestHalf(W L'2)oftheWestHalf(W \!2): 
Sections 6. 7, 18. 19. 29. 30 and 32. nil except those portions lying West oft he Centerline ofC.S. Highway 
<J3. 

· cds/csi' 
041905/lcdevag. wpd/6c 40 

Descripti""Qz;.7-Lindo~D~Nv Document-DociD 124827 Page: 40 o£ 42--~---------
0rder: 3 Comment: 

•• . .. 
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Exhibit B 

Specific Codes, Ordinances, Rules, Regulations and Official Policies: 

t 

I 

(Add Lincoln County Code as Applicable at Effective Date) 

cds/csi 
04!905/lcdevag.wpdl6c 41 

I;lescripti.on: Lincoln,NV Document-DociD 124827 Page: 41 of 42 
Order: 3 Comment: 

!OCII· 203 1AGE 23Q 
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Exhibit C 

Concurrent Approvals 

42 

Description: Lincoln, NV Document-DociD 124827 E'age: 42 o£ 42 
Order: 3 Comment: 
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A Nevada corporation 
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Western Elite, Inc. 

a Nevada corporation 
 

October 19, 2006 
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DISPOSAL SITE AGREEMENT 
 

This Disposal Site Agreement (as amended, supplemented or modified from time to time, 
this “Agreement”) is made and entered into as of October 19, 2006, by and between the Norcal 
Waste Systems of Nevada, Inc., a Nevada corporation (“Customer”), and Western Elite, Inc., a 
Nevada corporation (“Landfill Operator”). 

RECITALS 

 

WHEREAS, Landfill Operator owns and operates a solid waste landfill know as the 
Western Elite Landfill, located at Highway 93, Mile Marker 8, in Lincoln County, Nevada 
(“Western Elite”) and more specifically described in Exhibit A attached hereto; 

 
WHEREAS, Landfill Operator has received authorization and permits to operate Western 

Elite, and certain other associated real property (together, the “Property”), as a Class III Landfill;  

WHEREAS, Customer is the exclusive franchisee and holder of that certain agreement 
with Lincoln County dated October 16, 2006, entitled Franchise Agreement for Exclusive 
Collection of Solid Waste (“Franchise Agreement”); 

WHEREAS Customer holds the exclusive right to dispose of Solid Waste generated 
within Lincoln County and to operate landfills and other related facilities that accept Solid Waste 
for disposal pursuant to that certain agreement adopted by the Board of County Commissioners 
for the County of Lincoln, State of Nevada, on October 2, 2006 and dated October 2, 2006, 
entitled Novation of Exclusive Disposal Site Agreement (“Landfill Agreement”); 

WHEREAS, Customer desires to dispose of Acceptable Waste that is generated within the 
Coyote Springs Development and Landfill Operator desires to accept the same for disposal, upon 
the terms and conditions set forth in this Agreement; 

 
WHEREAS, Customer recognizes the Landfill Operator has the necessary permits and 

other entitlements to operate the Landfill as an authorized site for the final disposal of 
Acceptable Waste generated within Coyote Springs Development, so long as Western Elite is 
capable of receiving such waste. 

NOW, THEREFORE, Customer and Landfill Operator agree as follows: 

Article I 
RIGHT TO ACCEPT WASTE 

1.1 Subject to the terms of this Agreement, Customer grants to Landfill Operator the 
exclusive right to accept for disposal Acceptable Waste that is generated within the Coyote 
Springs Development.  

1.2 The right granted by Section 1.1herein constitutes written consent by Customer to 
Landfill Operator to accept certain Acceptable Waste generated within Lincoln County, as 
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described fully in Section 1.1 herein.  Except as provided herein, the rights granted by Customer 
to Landfill Operator under this Agreement shall not operate as a waiver of any rights of 
Customer created under the Franchise Agreement, the Landfill Agreement, or that might 
otherwise exist under the law.     

Article II 
DEFINITIONS 

 
2.1 Definitions.  Whenever used in this Agreement, the following terms shall have the 

meanings ascribed below: 

(a) “Acceptable Waste” shall mean Solid Waste which can be disposed at 
Western Elite, consistent with the State of Nevada Disposal Site Permit (Permit No. 
SW277REV01) issued on May 17, 2006, and the Operating and Design Plan submitted in 
support of said permit and dated March 2004, as provided in Section 1.1, other than waste 
material which Landfill Operator finds, in its sole discretion, to pose an unreasonable risk or 
danger to the operation or safety of Western Elite or the environment.  Acceptable waste includes 
Construction and Demolition Waste. 

(b) “Construction and Demolition Waste” shall mean Solid Waste generated 
by the construction, refurbishing or demolition of buildings or other structures, as provided in 
NAC 444.585(p). 

(c) “Coyote Springs Development” shall mean that certain planned residential 
and commercial development located in Lincoln County, Nevada, generally located within the 
boundaries of the following existing Assessor’s Parcel Numbers: 08-201-04, 08-201-05, 08-201-
06, 08-201-08, 08-201-15. 

(d) “Force Majeure” shall have the meaning ascribed to it in Section 6.2(b). 

(e) “Hazardous Material” shall mean any material or combination of materials 
which, because of its quantity, concentration or physical, chemical or infectious characteristics 
may either (i) cause or significantly contribute to an increase in mortality or an increase in 
serious irreversible, or incapacitating reversible illness or (ii) pose a substantial present or 
potential hazard to human health or environment when improperly treated, stored, transported or 
disposed of or otherwise managed.  Hazardous Material also includes hazardous wastes as 
defined under NRS § 459.430 or federal law or regulations promulgated pursuant to any such 
law, as such law or regulations may from time to time be amended. 

(f) “Host Fee” shall have the meaning ascribed to it in Section 4.2. 

(g) “Interruption In Service” shall have the meaning ascribed to it in 
Section 6.2(c). 

(h) “Labor Action” shall have the meaning ascribed to it in Section 6.2(b). 
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(i) “Recyclables” shall mean any Solid Waste, whether source-separated or 
commingled, (i) which can be processed and returned to the economic mainstream in the form of 
raw material or products, as determined by the Nevada State Environmental Commission, or (ii) 
which in Landfill Operator’s judgment can be reused, recycled, salvaged or sold.  Without 
limiting the generality of the foregoing, “Recyclables” includes newspaper, corrugated 
cardboard, aluminum, Yard Debris, office paper, glass, tin and steel cans, metal, motor oil, 
plastic, antifreeze and Organic Material. 

(j) “Solid Waste” shall mean all putrescible and nonputrescible materials in 
solid or semisolid form that have been discarded or abandoned by their owner, including without 
limitation garbage, Recyclables, household waste, rubbish, junk vehicles and parts, junk 
appliances, ashes or incinerator residue, street refuse, dead animals, construction and demolition 
waste and debris, commercial waste, industrial waste and refuse, but excluding agricultural 
waste, mining waste, Hazardous Material and source-separated soil, rock, stone, gravel, unused 
brick and block and concrete to be used as clean fill. 

(k) “Termination Date” shall have the meaning ascribed to it Section 5.1. 

(l) “Tipping Fees” shall have the meaning ascribed to it in Section 4.1. 

Article III 
LANDFILL OPERATION 

3.1 Obligations of Landfill Operator. 

(a) Landfill Operator shall at its expense be responsible for the day-to-day 
operation of Western Elite. 

(b) Landfill Operator shall at its expense be responsible for providing and 
maintaining all facilities, personal property and equipment necessary to operate, develop and 
maintain Western Elite. 

(c) Landfill Operator shall at its expense be responsible for employing all 
personnel necessary for, and providing all services incidental to, the business of operating, 
developing and maintaining Western Elite. 

(d) Landfill Operator shall use commercially reasonable efforts to provide 
waste disposal capacity for all Acceptable Waste generated within Coyote Springs Development 
for the term of this Agreement. 

(e) Landfill Operator shall use commercially reasonable efforts to obtain and 
maintain, at its expense, all permits, licenses and approvals necessary to operate, develop and 
maintain Western Elite, shall maintain such permits, licenses and approvals in good standing 
with all regulatory entities, and shall at all times fully comply with the terms contained therein, 
as more fully set forth in Section 3.3 of this Agreement. 
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3.2 Obligations of Customer. 

(a) Customer shall not contract for the acceptance, transfer, or disposal of 
Acceptable Waste generated within Coyote Springs Development at any site other than Western 
Elite without the written consent of Landfill Operator.  

(b) Customer shall cooperate with the activities of Landfill Operator in 
obtaining, maintaining and amending all permits, licenses and approvals required to operate, 
maintain and develop Western Elite for the purposes of this Agreement, as reasonably requested 
by Landfill Operator in connection with this Agreement.   

(c) Customer shall enforce, and shall cooperate with Landfill Operator’s 
reasonable efforts to protect, the exclusive rights and privileges granted to Landfill Operator 
under this Agreement, and shall not take any action that shall impair the rights of Landfill 
Operator under this Agreement. 

3.3 Compliance with Laws.  Landfill Operator shall maintain Western Elite in 
substantial order and repair outside and inside at its sole cost and expense and shall comply with 
all applicable orders, regulations, rules and requirements, now or hereafter in effect, of the 
federal, state, County, local or other governmental authorities having the power to enact, adopt, 
impose or require the same whether they be usual or unusual, ordinary or extraordinary or 
whether they or any of them relate to environmental requirements or otherwise.  Landfill 
Operator shall timely send to Customer copies of all correspondence with any agency or entity 
that maintains regulatory authority over Western Elite.  Landfill Operator shall have the right, at 
its own cost and expense, to contest or review by legal proceedings the validity or legality of any 
law, order, ordinance, rule, regulation, or direction, and during such contest Landfill Operator 
may refrain from complying therewith, provided that Landfill Operator has obtained an 
appropriate stay of enforcement or is not otherwise in violation of law as a result thereof.  Should 
Landfill Operator fail to comply with the obligations contained within this Section 3.3 and has 
not cured such noncompliance within fifteen (15) days after written notice from Customer, 
Customer may cease deliveries of Acceptable Waste to Western Elite, pursuant to Section 6.2(c).   

3.4 Inspection.  Landfill Operator shall permit Customer or its authorized 
representative, at Customer’s sole expense, to visit and inspect Western Elite at any time during 
normal business hours upon reasonable notice of not less than 24 hours, provided that such 
inspections do not unreasonably interfere with the orderly operation of Western Elite. 

3.5 Closure and Post-Closure Requirements.  Landfill Operator shall comply with all 
closure and post-closure requirements for Western Elite as required by Nevada law and as set 
forth in NAC 444.685-444.6859.  Specifically, Landfill Operator shall provide to Customer and 
to County appropriate financial assurances by any means allowed in NAC 444.68525 and shall 
name County as an additional beneficiary of said financial assurance mechanism. 
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Article IV 
HOST & TIPPING FEES 

4.1 Tipping Fees.  The tipping fee for all Acceptable Waste generated from the 
Coyote Springs Development and disposed of by Customer at Western Elite shall be $7.00 per 
yard (the “Base Rate”). On January 1, 2007 and annually thereafter during the term of this 
Agreement (the “Adjustment Date”), the then-current Base Rate, as adjusted under this Section 
4.1, shall be automatically adjusted by seventy-five percent of the average annual percent change 
in the Consumer Price Index for All Urban Consumers (CPI-U), West Region, 1982-84=100, 
published by the United States Department of Labor, Bureau of Labor Statistics (“BLS”). The 
rate adjustment under this section 4.1 shall go into effect during the billing cycle for the month in 
which the Customer receives notice of the adjustment from Landfill Operator. Landfill Operator 
may also increase the Base Rate for any tax, tariff, fee, assessment or other charge levied or 
assessed by a government agency on the handling, or disposal of Solid Waste after the Effective 
Date. 

4.2 Host Fee.  Within thirty (30) days after the last day of each month, Landfill 
Operator shall pay to County, on behalf of Customer, a host fee of fifteen cents ($.15) per cubic 
yard for all Acceptable Waste originating in Coyote Springs Development and delivered to 
Western Elite by Customer.  

Article V 
TERM & TERMINATION  

5.1 Term; Termination.  This Agreement shall become effective on October 19, 2006 
(the “Effective Date”) and shall terminate at such time as Customer is no longer Lincoln 
County’s franchisee for collection of Solid Waste for the area including the Coyote Springs 
Development.   

5.2   Prior to the Termination Date, this Agreement may be terminated only: 

(a) by the written consent of Customer and Landfill Operator; 

(b) by and at the option of Landfill Operator, if: 

(i) Western Elite has reached fully-permitted capacity; 

(ii) An event of Force Majeure or the effect thereof continues for thirty 
(30) consecutive days; 

(iii) Any legal proceeding or government investigation shall be pending 
wherein an unfavorable judgment, order, decree, stipulation or injunction would prevent Landfill 
Operator from successfully engaging in the activities contemplated by this Agreement or 
otherwise make the performance by Landfill Operator of its obligations hereunder commercially 
unreasonable; 
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(iv) Any of Customer’s representations or warranties were not 
materially true and accurate when made; or 

     (v) Customer materially breaches its obligations under Sections 3.2 
(Obligations of Customer) and fails to cure such breach pursuant to Section 6.1. 
 

(c) by and at the option of Customer if: 

(i) Landfill Operator fails to accept substantially all Acceptable Waste 
generated in Coyote Springs Development and delivered to Western Elite by Customer in 
accordance with the terms of this Agreement for a period of thirty (30) days following receipt of 
written notice by Customer. 

(ii) Landfill Operator’s gross negligence or willful misconduct results 
in a material breach of this Agreement and Landfill Operator fails to cure such breach pursuant 
to Section 6.1; 

(iii) Landfill Operator materially breaches its obligations under 
Section 4.2 (Host Fee) and fails to cure such breach pursuant to Section 6.1;  

(iv) Landfill Operator breaches its obligations under Section 3.3.  In the 
event of a breach by Landfill Operator under Section 3.3, the opportunity to cure any such breach 
shall be fifteen (15) days from receipt of written notice from Customer.  Following said 
opportunity to cure, Customer shall have the right to terminate this Agreement and/or elect to use 
the provisions for emergency disposal contained in Section 6.2(c); or  

(v) The Franchise Agreement is terminated. 

5.3 Other Breaches.  All other breaches of this Agreement that do not explicitly give 
rise to a right of termination pursuant to Section 6.1 may be enforced by judicial or 
administrative order or judgment, as the case may be, but shall not give rights to either party to 
terminate this Agreement. 

Article VI 
BREACH & FORCE MAJEURE 

6.1 Breach.  Upon a material breach by a party of its obligations under this 
Agreement, such party shall (i) cure the breach within ninety (90) days of receipt of written 
notice from the non-breaching party or (ii) continuously demonstrate within such cure period that 
it is actively and continuously pursuing a course of action which can reasonably be expected to 
lead to a curing of the breach (in which case the ninety (90) day period shall be extended for so 
long as the breaching party is actively and continuously pursuing such a course); provided, 

however, that in the event of the failure of any party to this Agreement to pay the other party or 
parties any sum or due amount required to be paid when due hereunder, cure shall consist of 
payment which shall be made within fifteen (15) business days of written demand from the non-
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breaching party; and provided further, that the provisions of this Section 6.1 shall not limit the 
option available to Customer under Section 5.2(c)(i).  

6.2 Force Majeure. 

(a) Procedure.  If Landfill Operator is rendered unable to perform any of its 
obligations under this Agreement, in whole or in part, by reason of an event of Force Majeure or 
the effect thereof, then the obligations of Landfill Operator shall be suspended for the duration of 
such event of Force Majeure and the effect thereof (but for no longer a period), and such failure 
to perform shall not be deemed a breach hereunder, and this Agreement shall not terminate and 
shall remain in effect for such duration (unless Landfill Operator exercises the option available to 
it under Section 5.2(b)(ii)).  At any time that Landfill Operator intends to rely upon an event of 
Force Majeure to suspend obligations as provided in this Section 6.2, Landfill Operator shall 
notify Customer as soon as reasonably practical, describing in reasonable detail the 
circumstances of the event of Force Majeure.  Notice shall again be given when the effect of the 
event of Force Majeure has ceased. 

(b) Definition.  “Force Majeure” shall mean:  (i) an act of God, epidemic, 
landslide, lightning, earthquake, fire, explosion, storm, flood or similar occurrence; (ii) an act of 
public enemy, war, insurrection, terrorism, riot, anarchy, civil disturbance or disobedience, 
sabotage or similar occurrence, or other interference by third parties; (iii) a strike, labor dispute, 
work slowdown, or similar industrial or labor action (collectively, a “Labor Action”); (iv) an 
order or judgment (including, without limitation, a temporary restraining order, temporary 
injunction, permanent injunction, cease and desist order or condemnation) or other act of any 
federal, state, Customer or local court, administrative agency or governmental office or body; (v) 
the denial, loss, suspension, expiration, termination or failure of renewal of any permit, license or 
other governmental approval; (vi) the adoption or change (including a change in interpretation or 
enforcement) of any federal, state, Customer or local law, rule, regulation or ordinance after the 
Effective Date; (vii) the institution of a legal or administrative action or similar proceeding by 
any person, entity or governmental agency or instrumentality which is reasonably likely to 
prevent or delay any aspect of the operation or development of Western Elite; (viii) if Landfill 
Operator is delayed or barred by governmental or judicial action from collecting all or any part 
of the fees to be paid under this Agreement, as may be from time to time adjusted, and any other 
payments that may become due and owing; or (ix) any other act, event or condition affecting 
Landfill Operator or Western Elite which is beyond the reasonable control of Landfill Operator 
or its agents and is not the result of the willful or negligent action or omission of Landfill 
Operator. 

(c) Emergency Disposal.  Notwithstanding the provisions of Section 5.2(c), if  
Landfill Operator fails to accept Acceptable Waste generated within Coyote Springs 
Development by reason of an event of Force Majeure or the effect thereof or if Landfill Operator 
fails to comply with the provisions of Section 3.3, then Customer shall have the right to make 
reasonable and necessary temporary contractual provisions, without the consent of Landfill 
Operator, for disposal of Acceptable Waste generated within Coyote Springs Development at 
sites other than Western Elite. 
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(d) Reimbursement of Costs.  During such time that Customer must secure an 
alternate disposal site(s) pursuant to Section 6.2(c), Landfill Operator shall reimburse Customer 
for Customer’s reasonable and necessary actual direct costs and expenses incurred in providing 
such Acceptable Waste disposal services.  Customer shall invoice Landfill Operator periodically 
for such costs and expenses, and Landfill Operator shall pay such invoices within five (5) days 
after receipt thereof.  

Article VII 
REPRESENTATIONS & WARRANTIES 

7.1 Representations and Warranties of Customer.  Customer represents and warrants 
to Landfill Operator as follows: 

(a) Customer is a corporation duly incorporated, validly existing and 
authorized to do business under the laws of the State of Nevada with full legal right, power and 
authority to enter into and to fully and timely perform its obligations under this Agreement. 

(b) Customer is duly authorized to execute and deliver this Agreement and 
this Agreement constitutes a legal, valid and binding obligation of Customer which is 
enforceable against Customer in accordance with its terms. 

(c) Neither the execution or the delivery by Customer of this Agreement nor 
the performance by Customer of its obligations in connection with the transactions contemplated 
hereby or the fulfillment by it of the terms and conditions hereof conflicts with, violates or 
results in a breach of any constitution, law or governmental regulation applicable to it or 
materially conflicts with, violates or results in a breach of any term or condition of any order, 
judgment or decree or any agreement or instrument to which Customer is a party or by which it 
is bound, or constitutes a default thereunder, including but not limited to the Franchise 
Agreement and the Landfill Agreement.  

(d) There is no action, suit or proceeding at law or in equity before or by any 
court or governmental authority pending or threatened against Customer in which an unfavorable 
decision, ruling or finding would materially adversely affect the performance by Customer of its 
obligations hereunder or other transactions contemplated hereby or that in any way would 
materially adversely affect the validity and enforceability of this Agreement or the rights of 
Landfill Operator set forth herein. 

7.2 Representations and Warranties of Landfill Operator.  Landfill Operator 
represents and warrants to Customer as follows: 

(a) Landfill Operator is a corporation duly incorporated, validly existing and 
authorized to do business under the laws of the State of Nevada with full legal right, power and 
authority to enter into and fully and timely perform its obligations under this Agreement. 
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(b) Landfill Operator is duly authorized to execute and deliver this Agreement 
and this Agreement constitutes a legal, valid and binding obligation of Landfill Operator which 
is enforceable against Landfill Operator in accordance with its terms. 

(c) Neither the execution or delivery by Landfill Operator of this Agreement 
nor the performance by Landfill Operator of its obligations in connection with the transactions 
contemplated hereby or the fulfillment by it of the terms and conditions hereof conflicts with, 
violates or results in a breach of any law or governmental regulation applicable to it or materially 
conflicts with, violates or results in a breach of any term or condition of any order, judgment or 
decree or any agreement or instrument to which Landfill Operator is a party or by which it is 
bound, or constitutes a default thereunder. 

(d) All corporate action has been taken which is required for the valid 
execution and delivery by Landfill Operator of this Agreement or the performance by Landfill 
Operator of its obligations hereunder. 

(e) Landfill Operator currently owns five (5) acres of land which may satisfy 
the purposes set forth in Section 8.14, and at such time as County designates, shall negotiate in 
good faith to enter into a long-term lease agreement with Customer for those purposes.    

(f) Except for the Consent Decree with NDEP, there is no action, suit or 
proceeding at law or in equity before or by any court or governmental authority pending or 
threatened against Landfill Operator in which an unfavorable decision, ruling or finding would 
materially and adversely affect the performance by Landfill Operator of its obligations hereunder 
or any other transaction contemplated hereby or that in any way would materially adversely 
affect the validity or enforceability of this Agreement. 

7.3 Survival of Representations and Warranties.  The representations and warranties 
of the parties contained in this Agreement shall survive the date hereof and shall expire upon 
termination of this Agreement.  Neither Customer nor Landfill Operator shall have any liability 
whatsoever with respect to any such representations or warranties after the survival period for 
such representation and warranty expires. 

Article VIII 
MISCELLANEOUS 

8.1 Governing Law.  This Agreement and the rights and obligations of the parties 
hereunder shall be governed by and construed under the laws of the State of Nevada, without 
regard to choice of law provisions. 

8.2 Indemnification.  Landfill Operator shall defend, indemnify and hold harmless 
Customer and its agents, servants and employees from and against any and all claims, damages 
or losses claimed by any third party arising out of or resulting from (i) the negligence or willful 
misconduct of Landfill Operator or its agents, servants or employees in performing services 
under this Agreement, or (ii) the failure of Landfill Operator and its agents, servants or 
employees to comply with the provisions of this Agreement, unless such claims, damages or 
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losses are attributable to the negligence, misconduct or omission of Customer or its agents, 
servants or employees. 

8.3  Arbitration.  Any controversy, claim, counterclaim or dispute arising out of or 
relating to this Agreement, or the breach thereof, unless otherwise settled, shall be decided by 
binding arbitration pursuant to NRS 38.206 et seq., and judgment upon the award rendered by 
the arbitrator(s) may be entered in any court having jurisdiction thereof. 

8.4 Attorneys’ Fees.  In any legal proceeding arising out of or related to this 
Agreement, the prevailing party shall be entitled to reasonable attorneys’ fees and out-of-pocket 
costs, in addition to any other relief to which such party may be entitled. 

8.5 Entire Agreement.  This Agreement, including all exhibits hereto and documents 
delivered herewith, constitutes the full and complete understanding and agreement of the parties 
with respect to the subject matter hereof. 

8.6 Severability.  If any provision of this Agreement is held to be illegal, invalid or 
unenforceable, (i) the legality, validity and enforceability of the remaining provisions of this 
Agreement shall not be affected or impaired thereby and (ii) the parties shall endeavor in good 
faith negotiations to replace the illegal, invalid or unenforceable provisions with valid provisions 
the economic effect of which comes as close as possible to that of the illegal, invalid or 
unenforceable provisions.  The invalidity of a provision in a particular jurisdiction shall not 
invalidate or render unenforceable such provision in any other jurisdiction. 

8.7 No Implied Waiver.  No failure to exercise, delay in exercising or partial exercise 
of any right or remedy hereunder shall operate as a waiver of any provision of this Agreement.  
No waiver of any provision of this Agreement shall operate as a waiver of any other provision 
(whether or not similar), nor shall it operate as a continuing waiver, unless so provided in writing 
by the waiving party.   

8.8 Amendment; Waiver.  Except as otherwise provided herein, this Agreement may 
be modified or amended, and any provision hereof waived, either generally or in a particular 
instance and either retroactively or prospectively, only by the written consent of the parties 
hereto. 

8.9 Assignment.  This Agreement may not be assigned by either party either 
voluntarily or by operation of law without the written consent of the other party, which consent 
shall not be unreasonably withheld, conditioned or delayed, provided, however, that no such 
consent shall be required for Customer to assign this Agreement in whole or in part to any entity 
controlling, controlled by, or under common control with Customer. 

8.10 Successors and Assigns.  The terms and conditions of this Agreement, and any 
consents or stipulations hereunder, shall inure to the benefit of and be binding upon the 
respective permitted successors and assigns of Customer. Customer shall make it a condition of 
transfer that the purchaser or transferee to be bound by this Agreement and for failure on the part 
of Customer to require its successor to be bound, the Customer shall remain liable to the other 
party for all of the rights and liabilities of this Agreement. 
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8.11 Document Disclosure. To comply with its obligations under this Agreement, 
Landfill Operator shall provide to Customer audited financial statements and documentation that 
verifies the tonnage of Acceptable Waste received at Western Elite, verifies the Host Fee 
payment(s) to the County for Acceptable Waste received at Western Elite pursuant to this 
Agreement. Landfill Operator shall have no other financial disclosure requirements under this 
Agreement.   

8.12 Notices.  All notices required or permitted hereunder shall be in writing and shall 
be deemed effectively given (i) upon personal delivery to the party to be notified, (ii) when sent 
by confirmed electronic facsimile if sent during the normal business hours of the recipient, or if 
not, then on the next business day, (iii) five (5) business days after having been sent by registered 
or certified mail, return receipt requested, postage prepaid or (iv) one (1) business day after 
deposit with a nationally recognized overnight courier, specifying next day delivery, with written 
verification of receipt.  All such notices shall be sent to the party to be notified at the address set 
forth below or at such other address as such party may designate by ten (10) business days 
advance written notice given in accordance with this Section 8.12. 

If to Customer:    Norcal Waste Systems of Nevada, Inc. 
       160 Pacific Avenue, #200 
       San Francisco, California 94111 
 

If to Landfill Operator:  Western Elite, Inc. 
6345 E. Bonanza Road 
Las Vegas, Nevada 89110 

 
8.13 Further Assurances.  Each party shall execute and deliver such additional 

instruments, documents and filings and shall take such other actions as shall be necessary, or 
shall otherwise be reasonably requested by the other party, to confirm and assure the rights and 
obligations of the parties provided for in this Agreement or otherwise to carry out the intent and 
purposes of this Agreement. 

8.14 Special Terms.  As consideration for the benefits to Landfill Operator contained in 
this Agreement, Landfill Operator agrees to, at no cost to Customer, identify and set aside five 
(5) acres of land at Western Elite for Customer to design, build and operate a material recovery 
facility and/or transfer station.  At such time as the County, through its rate-making process, 
determines that such material recovery facility and/or transfer station is commercially 
reasonable, Landfill Operator shall enter into a long-term lease agreement with Customer, on 
such terms as the parties, in good faith, shall negotiate at that time, for the identified five (5) 
acres of land; provided however, that the monthly rent to be charged for the identified land shall 
be $500 per month adjusted annually for any increases in the CPI-U.  This special term shall 
survive until the expiration of this Agreement.    
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IN WITNESS WHEREOF, the parties have executed this Disposal Site Agreement as of the date 
first written above. 
 
CUSTOMER 

 

LANDFILL OPERATOR 

Norcal Waste Systems of Nevada, Inc.  

 

Western Elite, Inc. 

 
By:   
 
 
Name: George P. McGrath 
 
 
Its: Senior Vice President 
 
 

 

 
By:   
 
 
Name: Ryan Williams 
 
 
Its: President 
 

 
 
 
Consented to by Lincoln County, Nevada:  
 
By:   
 
Name: George T. Rowe 
 
Its: Chairman, Board of County Commissioners 
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EXHIBIT A 

 
Description of Property 

 
 
 

  

THE EAST HALF (E1/2) AND THE EAST HALF (E1/2) OF THE WEST HALF (W1/2) OF SECTION 

24, AND THE EAST HALF (E1/2) OF THE NORTHEAST QUARTER (NE1/4) OF SECTION 25, 

TOWNSHIP 11 SOUTH, RANGE 62 EAST, M.D.B.&M., LINCOLN COUNTY, NEVADA. 

  

EXCEPTING THEREFROM SOUTHEST QUARTER (SE1/4) OF THE SOUTHEAST QUARTER 

(SE1/4) OF SECTION 24, TOWNSHIP 11 SOUTH, RANGE 62 EAST, M.D.B.&M., LINCOLN 

COUNTY, NEVADA 
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, 2015  

Currently: 68° — Complete forecast | Log in | Create an account 

Las Vegas Sun 

• News 
• Vegas INC - Business 
• Opinion 
• Sports 
• Politics 
• Entertainment 
• Las Vegas Weekly 
• Robin Leach's Vegas DeLuxe 

Search  

• Gaming 
• Subscribe 
• Lists 
• CityCenter 
• Conventions 
• Contact 

13 Comments 

Electricity will flow to Coyote Springs, but 
there are still no homes to power 
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Courtesy of Coyote Springs  

Coyote Springs Golf Course is the only completed element of the 43,000-acre Coyote 
Springs project. 

By Conor Shine (contact)  

Wednesday, Aug. 22, 2012 | 2 a.m. 

Coyote Springs  

Bedroc Exhibit page 0075

http://www.lasvegassun.com/staff/conor-shine/
http://www.lasvegassun.com/staff/conor-shine/contact/
http://www.lasvegassun.com/photos/galleries/2011/mar/24/coyote-springs/
https://plus.google.com/103262671150632656679?rel=author


LV 420390312v1 

Launch slideshow »  

There are no homes yet at the 43,000-acre Coyote Springs development 50 miles north of Las 
Vegas, but starting today, the troubled multibillion-dollar project will at least have power. 

Local officials will gather there this morning to flip the switch on a new electrical substation. It 
will mark the first sign of progress in several years for the stalled project, which has been 
delayed by the recession and legal issues. 

The substation will provide electricity to the Coyote Springs Golf Course, which has been 
powered by diesel generators and is the only existing feature at the development. It also will 
power future homes — if they ever get built.  

Sam Singer, a spokesman for developer Wingfield Nevada Holding Group, said powering up the 
substation is a sign that the project is “back on track.” Bringing electricity to the development 
will allow for the completion of water and sewage treatment plants, which are needed to bring 
homes and residents to the area, he said. 

The vision for Coyote Springs was hatched more than a decade ago when the valley’s real estate 
market was booming. Initially led by powerful lobbyist and developer Harvey Whittemore, the 
project called for a master-planned community of 159,000 homes, as well as retail, schools, 
emergency services and more than a dozen golf courses. The development was planned for 67 
square miles — nearly twice the size of Summerlin — in a scenic desert area nestled among 
three mountain ranges on the border of Clark and Lincoln counties one hour north of Las Vegas. 

Whittemore helped guide the project through several hurdles, including getting permits from 
federal agencies that held interests in the land. Then, the housing market crash stalled the project 
indefinitely. 

Whittemore resigned from Wingfield Nevada Holding Group and sold his interest in 2010. In 
January, the company filed suit against him, alleging he embezzled tens of millions of dollars 
from the project.  
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Courtesy of Coyote Springs 

A photo of Coyote Springs Golf Course, the only completed element of the 43,000 acre Coyote 
Springs project, which the developer says will one day include 159,000 homes. Local officials 
will flip the switch on a new electrical substation at Coyote Springs, located 50 miles north of 
Las Vegas, on Wednesday, Aug. 22, 2012, which will enable further development of the project. 

That case will be tried in Clark County District Court in May. Whittemore also faces unrelated 
federal charges accusing him of campaign law violations and lying to investigators. He has 
pleaded not guilty. 

With Whittemore gone, his partners in the project, brothers Thomas Seeno and Albert Seeno Jr., 
have taken full ownership of Coyote Springs, which also is embroiled in litigation with Pardee 
Homes. Wingfield Nevada Holding Group alleges that Pardee Homes reneged on an agreement 
to complete infrastructure improvements to prepare the site for the construction of homes. 

Further development can’t occur until the legal issues are ironed out, but Singer said Wingfield 
Nevada Holding Group is confident it will reach a resolution with Pardee Homes. 

But even if the court cases are resolved, Coyote Springs still faces the challenge of selling the 
project. Singer said it will still be years before homes are built at Coyote Springs, and the 
community will take decades to grow to full capacity. 

Still, Singer is hopeful that will happen. 

Coyote Springs "is very strongly positioned," he said. "The economy is starting to move in the 
right direction again. In that sense, it’s the perfect time to be at this stage in development to catch 
the next wave of homebuyers.” 
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evised
S

tatu
tes,

1993.
T

his
title

is
ad

o
p
ted

pursuant
to

ch
ap

ter
278.

(O
rd.

2005-10,
1-3-2006)

13-2-7:
SC

O
PE

A
N

D
IN

T
E

R
P

R
E

T
A

T
IO

N
:

A
.

T
his

title
shall

apply
to

all
public

and
private

lands
situated

w
ithin

the
unincorporated

portions
of

the
county.

B
.

In
their

interpretation
and

application,
the

provisions
of

this
title

shall
be

regarded
a
s

the
m

inim
um

req
u
irem

en
ts

for
the

protection
of

the
public

health,
safety

and
w

elfare.
W

h
en

ev
er

a
provision

of
this

title,
or

any
other

law
,

rule,
contract,

resolution
or

regulation
of

the
state,

federal
g

o
v

ern
m

en
t

or
th

e
county,

contain
provisions

covering
the

sam
e

su
b

ject
m

atter,
the

m
ore

restrictive
or

higher
stan

d
ard

s
shall

apply.

C
.

If
any

am
biguity

exists
w

ith
referen

ce
to

the
provisions

of
stan

d
ard

s
or

policies
of

this
title,

it
shall

be
the

duty
of

the
planning

com
m

ission
to

interpret
th

e
provisions.

T
he

planning
com

m
ission

shall
ascertain

S
ep

tem
b
er

2006
L

incoln
C

ounty

Bedroc Exhibit page 0082



E
x

h
ib

it
“4

”
P

age
5

o
f

12
13-2-7

1
3
-2

-8

all
pertinent

facts
concerning

the
intent

and
purpose

of
the

provisions
of

this
title,

and
set

forth
its

findings
and

reaso
n
s.

Its
approval

shall
be

final,
and

its
interpretation

shall
prevail.

A
record

of
su

ch
resolutions

shall
be

kept
w

ith
th

e
county

clerk.
(O

rd.
2005-10,

1-3-2006)

13-2-8:
S

E
P

A
R

A
B

IL
IT

Y
:

A
ny

d
eterm

in
atio

n
of

illega[[ty
relating

to
a

provision
of

this
title

shall
have

no
bearing

on
the

effectiv
en

ess
of

the
rem

ainder
of

the
title,

C
O

rd.
2005-1

0,
1-3-2006)

S
eptem

ber
2006

L
incoln

C
ounty

Bedroc Exhibit page 0083



E
xhibit

“4
”

P
ag

e
6

o
f

12

13-5J-1
13-5J-2

C
H

A
P

T
E

R
5

Z
O

N
IN

G

A
R

T
IC

L
E

J.
M

2
H

E
A

V
Y

M
A

N
U

FA
C

T
U

R
IN

G
D

IST
R

IC
T

S
E

C
T

IO
N

:

13-5J-
1:

P
u
rp

o
se

A
nd

Intent
13-5J-

2:
U

ses
P

erm
itted

13-5J-
3:

U
ses

P
erm

itted
S

ubject
T

o
S

pecial
U

se
P

erm
it

13-5J-
4:

B
uilding

H
eight

13-5J-
5:

F
ront

Y
ard

13-5J-
6:

S
ide

Y
ard

13-5J-
7:

R
ear

Y
ard

13-5J-
8:

L
ot

A
rea

A
nd

W
idth

R
eq

u
irem

en
ts

13-5J-
9:

D
istance

B
etw

een
B

uildings
O

n
S

am
e

L
ot

13-5J-10:
U

ses
P

rohibited

13-5J-1:
P

U
R

P
O

S
E

A
N

D
IN

T
E

N
T

:
T

he
M

2
h
eaiy

m
anufacturing

district
is

intended
to

provide
areas

for
th

e
developm

ent
and

operation
of

industrial
and

m
anufacturing

u
ses.

(O
rd.

2005-10,
1-3-2006)

13-5J-2:
U

SE
S

P
E

R
M

IT
T

E
D

:
In

th
e

M
2

heavy
m

anufacturing
district,

no
building

or
structure

shall
be

erected
w

hich
is

arran
g
ed

,
in

ten
d

ed
or

d
esig

n
ed

to
be

u
sed

for
o
th

er
th

an
one

or
m

ore
of

the
follow

ing
u
ses:

A
ny

u
se

perm
itted

in
the

M
l

light
m

anufacturing
district,

ex
cep

t
residential

u
ses.

A
ny

of
the

follow
ing

industrial,
m

anufacturing,
w

holesale
and

sto
rag

e
u

ses:

A
lcohol

and
alcoholic

b
ev

erag
es

m
anufacture.

B
last

fu
rn

aces.

L
incoln

C
ounty

S
ep

tem
b

er
2006

Bedroc Exhibit page 0084



E
x
h
ib

it
“4

”
P

age
7
o
f1

2

13-5J-2
13-5J-2

B
oiler

or
tan

k
w

orks.

B
rick,

tile
or

terra
cotta

products
m

anufacture.

B
uilding

m
aterials

m
anufacture.

C
em

ent
an

d
lim

e
m

anufacturing.

C
reosote

treatm
ent

or
m

anufacture.

F
eed

m
ills.

M
ining

and
m

ill
operations.

O
re

reduction.

P
aints,

oil,
shellac,

turpentine
or

varnish
m

anufacture.

P
aper

m
anufacture.

P
etroleum

products
m

anufacture.

P
etroleum

refining
and

reclaim
ing

plants.

P
lastic

m
anufacture.

Q
uarry

or
sto

n
e

m
ills.

R
ock,

san
d

and
gravel

excavating,
crushing

and
distribution.

R
ubber

m
anufacture.

S
aw

m
ills.

S
oap

m
anufacture.

T
he

accessory
buildings

and
structures

n
ecessary

to
such

perm
itted

u
ses

located
on

the
sam

e
lot

or
parcel

of
land.

O
ther

u
ses

sim
ilar

to
the

above
w

hich
are

determ
ined

by
the

planning
com

m
ission

to
be

co
n
sisten

t
and

com
patible

w
ith

the
other

u
ses

perm
itted

w
ithin

the
district.

(O
rd.

2005-10,
1-3-2006)

S
eptem

ber
2006

L
incoln

C
ounty

Bedroc Exhibit page 0085



E
x

h
ib

it
“4

”
P

age
8

o
f

12

13
5
J-3

13-5J-5

1
3
-5

J-3
:

U
SE

S
P

E
R

M
iT

T
E

D
S

U
B

JE
C

T
T

O
S

P
E

C
IA

L
U

SE
P

E
R

M
IT

:
T

he
follow

ing
additional

u
ses

m
ay

b
e

perm
itted

subject
to

secu
rin

g
a

special
u
se

perm
it

in
each

case
as

provided
for

in
chapter

8
of

this
title:A

cid
m

anufacture.

A
m

m
unition

m
anufacture.

C
hem

ical
m

anufacture.

C
om

m
ercial

stockyards
and

anim
al

slau
g

h
ter.

C
uring,

tanning
and

sto
rag

e
of

raw
h

id
es

or
skins.

D
um

ps
and

refu
se

disposal
areas.

E
xplosives

m
anufacture

or
sto

rag
e.

F
at

rendering.

F
ertilizer

m
anufacture.

Incinerators.

Ju
n

k
,

salv
ag

e
or

auto
w

recking
yard.

R
ecycling

facilities
and

o
p
eratio

n
s

involving
u
se,

recovery
or

residue
of

h
azard

o
u
s

m
aterials

and/or
w

astes.

R
esidential

u
se,

if
occupied

by
an

ow
ner

or
em

ployee
acting

as
the

m
an

ag
er

or
caretak

er
of

th
e

b
u

sin
ess.

R
ocket

fuel
m

anufacture,
testin

g
an

d
/o

r
sto

rag
e.

S
ew

er
farm

s
or

sew
age

disposal
plants.

(O
rd.

2005-10,
1-3-2006)

13-5J-4:
B

U
IL

D
IN

G
H

E
IG

H
T

:
S

ix
(6)

sto
ries

and
not

to
ex

ceed
sev

en
ty

five
feet

(75’).
(O

rd.
2005-10,

1-3-2006)

13-5J-5:
F

R
O

N
T

Y
A

R
D

:
T

here
shall

be
no

front
yard

required.
(O

rd.
2005-10,

1-3-2006)

S
ep

tem
b
er

2006
L

incoln
C

ounty

Bedroc Exhibit page 0086



E
x

h
ib

it
“4

”
P

age
9

o
f

12

13-9-1
13-9-2

C
H

A
P

T
E

R
9

V
A

R
IA

N
C

E
S

S
E

C
T

IO
N

:

13-9-
1:

G
ranting

V
arian

ces
13-9-

2:
A

pplication;
P

ro
ced

u
re

13-9-
3:

A
pplication;

P
ublic

R
ecord

13-9-
4:

F
ees;

V
ariance,

S
pecial

U
se

P
erm

it
E

xceptions
13-9-

5:
H

earing;
N

otice
13-9-

6:
A

ction
O

f
P

lanning
C

om
m

ission
13-9-

7:
Final

D
ecision

E
ffective

D
ate

13-9-
8:

R
eapplication

13-9-
9:

P
erm

it
E

xpiration
13-9-10:

P
erm

it
E

xtension

13-9-1;
G

R
A

N
T

IN
G

V
A

R
IA

N
C

E
S

:
A

variance
to

the
provisions

of
this

title
m

ay
be

g
ran

ted
by

th
e

planning
com

m
ission

in
acco

rd
an

ce
w

ith
the

provisions
of

this
ch

ap
ter

w
here

by
reaso

n
of

exceptional
n
arro

w
n
ess,

sh
allo

w
n
ess

or
sh

ap
e

of
a

specific
p

iece
of

property
at

the
tim

e
of

en
actm

en
t

of
th

e
regulations,

or
by

reaso
n

of
exceptional

topographic
conditions

or
other

extraordinary
and

exceptional
situation

or
condition

of
su

ch
piece

of
property,

the
strict

application
of

such
regulations

en
acted

u
n
d
er

this
title

w
ould

result
in

peculiar
and

exceptional
practical

difficulties
to,

or
exceptional

and
undue

h
ard

sh
ip

s
upon,

th
e

ow
ner

of
th

e
property.

S
uch

relief
from

th
e

strict
application

of
the

regulations
of

this
title,

how
ever,

m
ay

only
be

g
ran

ted
w

ithout
su

b
stan

tial
detrim

ent
to

the
public

good
and

w
ithout

substantially
im

pairing
the

intent
and

p
u
rp

o
se

of
any

o
rd

in
an

ce
or

resolution
and

u
n
d
er

such
conditions

as
such

board
m

ay
d

eem
n

ecessary
to

assu
re

th
at

the
general

purpose
and

intent
of

this
title

w
ill

be
o
b
serv

ed
,

public
safety

and
w

elfare
secu

red
and

su
b

stan
tial

justice
done.

(O
rd.

2005-10,
1-3-2006)

13-9-2:
A

P
P

L
IC

A
T

IO
N

;
P

R
O

C
E

D
U

R
E

;
T

he
application

for
a

variance
or

a
sp

ecial
u
se

p
erm

t
as

provided
herein

shall
be

m
ad

e
to

S
ep

tem
b
er

2008
L

incoln
C

ounty

Bedroc Exhibit page 0087



E
xhibit

“4
”

P
age

10
o
f

12

13-9-2
13-9-5

the
planning

co
m

m
iso

n
on

form
s

furnished
by

th
e

com
m

ission.
S

uch
applications

sh
all

be
acco

m
p

an
ied

by
th

e
follow

ing
d

ata
and

inform
ation:

A
.

S
ite

d
ev

elo
p

m
en

t
plan,

draw
n

to
scale

to
include

building
dim

ensions
of

existing
and

p
ro

p
o

sed
stru

ctu
res,

setb
ack

dim
ensions,

yards
and

open
sp

ace
dim

ensions,
parking

sp
ace

dim
ensions,

location
and

size
of

signs,
location

of
lan

d
scap

in
g

and
su

ch
o

th
er

inform
ation

as
m

ay
be

n
ecessary

;

B
.

F
loor

plan,
draw

n
to

scale
to

indicate
size

of
building

and
total

sq
u

are
fo

o
tag

e
of

buildings,
if

ap
p

ro
p

riate
for

th
e

project;

C
.

R
en

d
ered

elevation
to

indicate
the

architectural
ap

p
earan

ce
of

p
ro

p
o

sed
buildings,

if
ap

p
ro

p
riate

for
th

e
project.

C
O

rd.
2005-10,

1-3-2006)

13-9-3:
A

P
P

L
IC

A
T

IO
N

;
P

U
B

L
IC

R
E

C
O

R
D

:
From

the
tim

e
of

filing
of

such
application,

the
application,

together
w

ith
all

plans
and

data
subm

itted,
shall

becom
e

a
part

of
the

perm
anent

records
of

the
planning

com
m

ission
and

shall
be

available
for

public
inspection

in
the

com
m

ission’s
office.

(O
rd.

2005-10,
1-3-2006)

13-9-4:
F

E
E

S
;

V
A

R
IA

N
C

E
,

S
P

E
C

IA
L

U
S

E
P

E
R

M
IT

E
X

C
E

P
T

IO
N

S
:

T
he

planning
com

m
ission

shall
charge

and
collect

a
fee

for
the

filing
of

a
variance

application
or

special
use

perm
it

application,
the

charge
being

due
and

payable
at

the
tim

e
of

filing:

A
.

F
ees

w
ill

be
on

file
in

the
county

planning
office

and
m

ay
be

adjusted
as

n
ecessary

by
action

of
the

board
of

county
com

m
issioners.

B.
T

he
fee

m
ay

be
w

aived,
at

the
discretion

of
the

planning
com

m
ission,

for
any

nonprofit
organization

or
political

entity
w

hich
is

the
ow

ner
of

record
of

the
property

involved
in

a
special

use
perm

it
or

variance
application.

(O
rd.

2005-1
0,

1-3-2006)

13-9-5:
R

E
A

R
IN

G
;

N
O

T
IC

E
:

U
pon

receipt
in

proper
form

of
any

application,
the

planning
com

m
ission

w
ill

hold
a

public
hearing

thereon.
A

notice
of

tim
e

and
place

of
hearing,

a
description

of
the

property
involved

and
the

purpose
of

the
hearing

shall
be

sen
t

to
each

ow
ner

of
property

w
ithin

a
m

inim
um

distance
of

three
hundred

feet
(300’)

of

S
eptem

ber
2006

L
in

co
ln

C
o
u
n
ty

Bedroc Exhibit page 0088



E
x
h
ib

it
“4

”
P

age
11

o
f

12

13-9-5
13-9-9

the
exterior

boundary
of

the
lot

or
parcel

of
lan

d
d
escrib

ed
in

such

application.
If

it
is

d
eem

ed
advisable,

th
e

planning
com

m
ission

shall
also

cau
se

the
notice

to
b
e

published
once

in
a

n
ew

sp
ap

er
of

general
circulation

in
th

e
county

not
less

than
ten

(10)
d
ay

s
nor

m
ore

than
thirty

(30)
days

prior

to
th

e
m

eeting.
For

th
e

p
u
rp

o
se

of
this

sectio
n
,

“property
ow

ner”
m

ean
s

that

ow
ner

show
n

upon
th

e
latest

assessm
en

t
rolls

of
the

county.
(O

rd.
2005-10,

1-3-2006)

13-9-6:
A

C
T

IO
N

01?
P

L
A

N
N

IN
G

C
O

M
M

IS
S

IO
N

:

A
.

A
t

the
conclusion

of
the

hearing,
the

planning
com

m
ission

shall
take

such
action

th
ereo

n
as

it
d
eem

s
w

arranted
under

the
circu

m
stan

ces

and
shall

an
n
o
u
n
ce

and
record

its
action

by
form

al
resolution

and

such
resolution

shall
recite

the
findings

of
the

planning
com

m
ission

upon
w

hich
it

b
ases

its
decision.

T
his

decision
shall

be
final,

subject

only
to

the
ap

p
eals

p
ro

cess.
(O

rd.
2005-10,

1-3-2006)

13-9-7:
F

IN
A

L
D

E
C

IS
IO

N
E

F
F

E
C

T
IV

E
D

A
T

E
:

T
he

d
ecisio

n
of

the

planning
com

m
ission

sh
all

not
becom

e
final

and
effective

until

sev
en

(7)
days

after
the

decision
is

en
tered

in
the

m
inutes

of
the

m
eeting.

N
o

perm
its

shall
b
e

issu
ed

concerning
the

property
in

question
until

the

decision
b
eco

m
es

final.
(O

rd.
2005-10,

1-3-2006)

13-9-8:
R

E
A

P
P

L
IC

A
T

IO
N

:
N

o
person,

including
the

original

applicant,
shall

reapply
for

a
sim

ilar
special

u
se

perm
it

or

v
arian

ce
on

the
sam

e
land,

building
or

structure
w

ithin
a

period
of

six
(6)

m
onths

from
th

e
d
ate

of
the

final
decision

by
the

planning
com

m
ission

of

su
ch

previous
application.

(O
rd.

2005-1
0,

1-3-2006)

13-9-9:
P

E
R

M
IT

E
X

P
IR

A
T

IO
N

:
E

ach
special

u
se

perm
it

or
variance

au
th

o
rized

under
the

provisions
of

this
ch

ap
ter

w
hich

is
not

actually
estab

lish
ed

or
the

actual
construction

co
m

m
en

ced
on

the
buildings

or
stru

ctu
res

w
ithin

six
(6)

m
onths

from
the

d
ate

of
the

final
decision

is
null

and
void.

In
th

e
ev

en
t

so
m

e
construction

w
ork

is
involved,

it
m

ust
actually

co
m

m
en

ce
w

ithin
th

e
stated

period
and

be
diligently

p
ro

secu
ted

to

com
pletion.

A
lap

se
of

w
ork

for
a

period
of

th
ree

(3)
m

onths
w

ill
be

sufficient
to

cau
se

the
invalidity

of
th

e
perm

it;
provided

further,
w

hen
any

u
se

of
land,

building,
stru

ctu
re

or
p
rem

ises
estab

lish
ed

u
n
d
er

the
provisions

of
this

ch
ap

ter
h
as

b
een

discontinued
for

a
period

of
o
n
e

year,
it

is
unlaw

ful

to
again

u
se

such
land

or
building

or
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INTRODUCTION 

 
 
What is the Lincoln County Master Plan? 
 
The Lincoln County Master Plan has been developed in cooperation with the Lincoln County Board of 
County Commissioners, the Lincoln County Planning Commission, the established Town Boards and the 
residents of Lincoln County.  The Master Plan guides the county’s growth, management of natural 
resources, provision of public services and facilities and the protection of the public’s health, safety and 
welfare. The Master Plan is implemented by its policies, which are directly linked to, and consistent 
with, the zoning and land division ordinances. 
 
Why is an update of the Plan needed? 
 
Lincoln County is faced with unprecedented growth in its future.  Close to 44,000 acres of new 
development is expected within the next 10-30 years.  An additional 90,000 acres of land will be made 
available for private disposal throughout the county near existing communities through recent federal 
legislation.  This could result in over 130,000 acres of private lands facing development in a county 
where there is now only approximately 148,000 acres of private lands on the tax base.  Two areas in 
particular are being proposed for large scale planned developments; Coyote Springs Valley and the 
Toquop Area north of Mesquite.   
 
The implications for Lincoln County are massive.  A current population of roughly 4400 residents could 
swell to over 200,000 people within 20 years.  Coyote Springs alone includes up to 110,000 units.  
Much of this growth stems from nationwide forecasts showing the Southwest (especially Nevada) to 
continue to be a top relocation destination.  Closer to home, many in the Las Vegas area are seeking 
the amenities or a rural setting with a slower pace of life that Lincoln County affords.  Lincoln County’s 
private land base on its southern boundary and within the close proximity of Clark County will soon be 
meeting demands for this new population and ensuing development.  A wide variety of strategies must 
be used to serve this population, maintain the rural qualities of the county and promote progressive 
fiscal and land use policies.  The current master plan was last amended in 2001. Since then several 
proposed large scale projects and increased growth from the Las Vegas area has necessitated changes 
to the master plan.   
 
In 2004 the Lincoln County Conservation, Recreation and Development Act was signed into law.  The 
legislation was intended to serve both the needs of Lincoln County and its limited tax base through 
public land disposals as well as urban needs for utility corridors through the county to serve Clark 
County.  In addition, the act provided for new wilderness areas, additions to several state parks and a 
variety of other land use needs.  The act also authorizes the sale up to 90,000 acres of public lands 
through public auction within areas identified as suitable for disposal and 15,000 acres for new 
parklands.  This master plan update will address changes in land use with new policies in existing, 
developed private lands as well as future land disposal areas.   
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Why is Lincoln County adopting this plan? 
 

 Prepare for the future. 
 Accommodate the present. 
 Anticipate change. 
 Maximize community strengths. 
 Meet a legislative requirement 
 Secure a sense of community coordination 
 Deal with scarce resources 
 Build a sense of community 
 Provide for the publics’ health, safety and welfare 
 Maintain rural amenities/lifestyle 
 Develop public facilities to meet public demands  

 
What will the Master Plan do? 
 
 
For the public good: 
 

 Provides direction for the county on policy decisions 
 Serves as repository for county policy  
 States the County’s values, goals and objectives 
 Becomes a policy guide for physical development 
 Provides a strong legal basis for land use decision-making 
 Uses public resources more efficiently and effectively 
 Avoids decisions that serve only special interests 
 Discourages isolated decision-making 

     
For economic development and the environment: 
 

 Projects future land and public facility requirements. 
 Ensures that adequate public services and facilities are available for future growth. 
 Protects existing and future investments and property values. 
 Creates a framework for orderly development and known expectations.  
 Ensure that tax revenues from proposed land uses are sustainable for the county.  
 Provide that new development costs are paid for by the development itself   
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GOALS AND POLICIES 
 
 
How do you use this Plan? 
 
This master plan has a twenty-year (2006-2026) planning horizon, which means that the plan looks 
twenty years into the future and considers the possibilities for that timeframe.  The twenty-year time 
frame allows for the establishment of short, medium and long term goals and policies.  Due to the long 
term development proposals (up to 40 years) this time frame was selected.   However, frequent 
updates to this plan must be considered at least every two years.  More frequent amendments may 
occur for special projects initiated by the private sector.    
 
In updating the master plan, Lincoln County officials utilized the 1982 Master Plan; the 1993 draft 
Master Plan referenced above, the 2001 master plan and published data from state and federal 
agencies; personal knowledge from members of the Lincoln County Board of Commissioners and the 
Planning Commission; town boards, and public comments from Lincoln County residents.  In addition, 
a series of town meetings to discuss proposed policies for the Master Plan were held in each of the 
county’s communities between 2006 and 2007.  County wide policies developed in those meetings 
have been included in this update.  Community based policies for the Town of Alamo are included in 
this document.      
 
All master plans contain goals and policies. 
 
The goals of the community are fundamental to the planning process.  Goals form the basis of 
community plans, considering alternatives and evaluating results.  They provide the means for making 
choices and affirming decisions.  For this reason goals need to be clear, simple declarations of what the 
county hopes to achieve.  The goals do not necessarily have to be fully achievable for a plan to be 
successful.  Goals should instead represent long term “big picture” of county needs which planning 
efforts and decisions support.  Goals are broad statements on what is ultimately desired and form the 
basis for the direction of the 2006 Lincoln County Master Plan. 
 
A policy is a course of action adopted and pursued in attaining the goals of the community.  Policies 
guide decision-makers and can be directly linked to the land development ordinance in the form of 
standards.  Typically a policy in the master plan has a corresponding standard in the zoning and land 
division ordinances.  Policies use the word “should” and standards use the word “shall”. 
 
Policies are the implementation tool for this master plan.  The planning commission is responsible for 
providing adequate findings are made through land use reviews to ensure that orderly and sustained 
growth occurs throughout the county.  These findings will guide future growth and provide a nexus 
between the master plan and zoning decisions.  Whenever a conflict exists between overall master 
plan policies and those in the community plans the latter policies will be used.          
 
Each major section of the Master Plan (i.e. “Conservation”, “Land Use and Demographics”, 
“Transportation” and “Public Services and Facilities”) contain goals and policies, together which give 
direction and facilitate the implementation of the plan.   
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BACKGROUND 
  
Lincoln County is located in southeastern Nevada, north of Las Vegas, Mesquite and south of Ely.  The 
county is adjacent to both Utah and Arizona on the east, Nye County to the west, White Pine County to 
the north, and Clark County to the south.  Lincoln County is the third largest county in Nevada with a 
land area of 10,650 square miles (6,816,000 acres).  It comprises an area the size of the state of 
Maryland.   
 
The Federal Government manages approximately 98% of the total land area within the county.  
According to the Lincoln County Assessor’s Office only about 148,000 acres is held in private 
ownership.  Lincoln County has the second largest percentage of federally managed land in the state 
after Esmeralda County.  The majority of these public lands are managed by the Bureau of Land 
Management, the Department of Defense, the US Fish and Wildlife Service and the US Forest Service 
(Humboldt-Toiyabe National Forest) manages about 10,000 acres in the northwest portion of the 
county.  Recent federal legislation to assist Lincoln County has set high priority on economic 
development and creating a more stable tax base for the county.  The county is also concerned about 
the pace of proposed development and maintaining the stability of existing communities described 
below.   
 
Lincoln County is primarily rural with an estimated population of 3,886 persons (State Demographer, 
2005).  This figure includes 1,015 persons who reside in the City of Caliente.  Residents are primarily 
located in community centers with the remainder, and majority, of the county sparsely settled.  
Community centers include: the Town of Pioche, which is also the county seat, the Towns of Panaca 
and Alamo, the City of Caliente and the communities of Rachel, Hiko, Ash Springs and Caselton.  
Please refer to Figure 1 – Vicinity Map. 
 
The Nevada State Demographer’s Office recorded steady growth in Lincoln County of 1.7 percent from 
2004 through 2005 (Nevada State Demographer’s Office 2003).  These projections do not take into 
consideration projected population increases associated with the LCLA lands or the LCCRD Act of 2004 
lands or the Coyote Springs Valley proposals.  Fiscal analysis reports provided by Coyote Springs have 
indicated that an additional 49,000 units may be constructed in the next 25 years.  This increase would 
result in at least 100,000 new residents from this area alone.  The Lincoln County Land Act Area would 
allow for up to another 40,000 residents.           
 
The population in adjacent Clark County was predicted to grow at a rate of 4.1 percent in 2004 with 
the growth rate falling to 1.6 percent by 2024.  Growth is predicted to taper off as the Clark County 
economy matures, less land is available for development and fewer new casino hotels are added than 
in the past (Center for Business and Economic Research at UNLV).  Lincoln County anticipates that as 
land in Clark County is built-out, populations will spread into adjacent Lincoln County.  This is highly 
probable for the Lincoln County Land Act (LCLA) lands adjacent to the City of Mesquite and the Coyote 
Springs Valley along US Highway 93.  During the past five years, Mesquite, which borders Lincoln 
County to the south, has grown by up to 14% annually. 
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Two new communities are being proposed, one in the Coyote Springs Valley and another in the 
Toquop area in Southeast Lincoln County adjacent to the Arizona and City of Mesquite borders.  
Projected population for these areas in the next 30 years combined is expected to be in excess of 
250,000 residents.                   
 
In addition up to 90,000 acres of public land will be selected among suitable BLM lands by Lincoln 
County for private auction to expand the tax base and increase economic vitality.  These areas are 
expected to be located adjacent to or landlocked within existing community areas.  Additional sites 
may be requested with appropriate uses for the area.  Public workshops and preliminary planning has 
occurred to both identify these lands and their potential uses and phasing for release.   
 
Community plans are being developed to assess the unique community assets and growth strategies 
desired in each town.  The towns of Pioche and Alamo especially face challenges (due to their location) 
for housing, provisions for community services, businesses and infrastructure to accommodate both 
the growth in the southern portions of the county and the expansion of government services to the 
extent required to properly manage this growth.  The community plans will also recommend land use 
designations for any public land disposals in their planning area that will be the premise for future land 
uses and their intensities.  This plan update includes a revised community plan for the Town of Alamo. 
 
A variety of other planning elements need to be integrated or considered in future revisions of this 
Master Plan.  They include but are not limited to: Public Lands Management, Capital Improvements 
Open Space, Parks and Recreation, Solid Waste Management, Housing, Strategic, Economic 
Development, Public Utilities, Transportation and Natural Resources and Conservation.  Policies within 
this plan call for review every two years of this plan to ensure ongoing revisions are made.     
 
In addition, special overlays may be needed for site specific planning concerns related to habitat, 
floodways, historic districts, geological hazards, scenic vistas, forest, urban interface, cultural 
resources, hillsides agricultural districts.  These special planning areas may prescribe recommended 
management practices for sensitive lands with existing constraints or opportunities.  
 
Finally, this master plan requires larger developments to submit an area plan amendment for inclusion 
into this master plan to ensure that the policies of the master plan are considered, coordinated and in 
the best interest of the residents in Lincoln County.    
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FIGURE 1:  LINCOLN COUNTY VICINITY MAP 
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HISTORY 
 
In the early 1820’s Jedediah Smith, a well-known trapper and explorer, was one of the earliest visitors 
to Lincoln County.  In 1826, Mr. Smith led a group of beaver trappers from the Great Salt Lake to near 
the future Town of Pioche.  Through the early 1800’s various Spanish missionaries and American 
trappers, livestockers and explorers traveled the county.  In 1849 a Mormon group looking for a new 
route to California passed through Lincoln County. 
 
Lincoln County, named in honor of President Abraham Lincoln, was created on February 25, 1866, 
becoming the 11th county in the State of Nevada.  The county was created out of Nye County, which 
was created out of Esmeralda County in 1864.  The area that is now Lincoln County was once part of 
the Utah Territory prior to the eastward expansion of Nevada’s border in 1862 and 1866.  In 1908, 
Clark County was created out of the southern portion of Lincoln County. 
 
When Lincoln County was created, Crystal Springs became the county seat.  In March of 1867 the 
county seat was moved to Hiko and on February 24, 1871 the county seat was again moved to Pioche, 
where it is today.  There are three unincorporated towns (Alamo, Panaca and Pioche) and one city 
(Caliente) in Lincoln County, each with distinctive characteristics. 
 
Panaca 
 
In 1863 Paiute Indians led William Hamblin, a Mormon missionary, to the Panaca area in exchange for 
food and other supplies.  There, the Mormons settled utilizing pastureland for their livestock.  Panaca 
was the first permanent town in Lincoln County.  Parties in search of silver settled in Panaca in 1864.  
"Panaca" is an Indian word for "white metal and the community is characterized by a block and street 
pattern laid out in the traditional large grid of the founding Mormons.  As was originally intended, some 
crop production and livestock practices are still found within the grid pattern of the city. 
 
Pioche 
 
Pioche began with a silver discovery in the winter of 1863-64 when Paiutes showed a Mormon 
missionary ore which they called “panacre” and disclosed its source in the exchange for food and 
clothing.  In 1868, Francois L.A. Pioche bought several claims of silver and erected a smelter.  Pioche 
rapidly became the largest mining town in southeastern Nevada and had a population of 7,000 by 
1871.  The output of silver was second only to the mines of Virginia City.  Pioche was known for its 
lawlessness in the early years and at one time had over 70 saloons and a flourishing red light district.  
When the silver boom subsided in the 1880’s, Pioche lost the greater majority of its former population.  
In 1907, the railroad extended a branch from Caliente to Pioche and within five years the mines began 
producing regularly.  Pioche became an attractive town with several substantial business buildings, a 
water system, school, bank and the Pioche Record.  The depression in the early 1930’s closed the 
mines, but beginning in 1937 Pioche was a significant lead-zinc producer.  Most mining ceased about 
1958 but exploratory work continues today. 
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Caliente 
 
Caliente has been primarily a railroad community and is not far from the historic gold mining area of 
Delamar.  Caliente, was founded in 1901 by the San Pedro, Los Angeles and Salt Lake Railroad and has 
an historic Spanish-style depot now housing City offices overlooking the railroad tracks that bisect the 
community.  Approximately 35 trains pass through daily.  Major institutions such as the county-wide 
Grover C. Dils Medical Center, the Caliente Youth Center (C.O. Bastian High School), and Bureau of 
Land Management offices are also present in Caliente.  Caliente gets its name from the hot springs 
that are just north of the railroad on the east side of US 93. 
 
Alamo 
 
The Town of Alamo was founded in 1900.  Alamo, like Panaca, is characterized by a block and street 
pattern laid out in the traditional large grid of the founding Mormons.  Alamo is the agricultural center 
of the Pahranagat Valley and has a county annex facility that includes office space.  An elementary, 
middle and high school are all found in Alamo.  The Alamo area is the closest existing community to 
Coyote Springs Valley and will likely experience rapid growth as a result.  
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CONSERVATION AND NATURAL RESOURCES 
 
 
PHYSICAL CHARACTERISTICS 
  
Both the mountains and valleys of Lincoln County are underlain by a variety of mineral resources.  
Gold, silver, lead, zinc and perlite have long histories of economically productive yield.  Oil and gas 
resources have been identified and sporadic exploration has taken place in recent years.  
 
Lincoln County is crisscrossed with basin and ranges typical of the Great Basin.   (See Figure 1 on page 
4)  Elevations range from a low of approximately 2,500’ in the Coyote Springs Valley and 1,900’ in the 
Tule Wash to highs of 9,380’ at Bald Mountain in the Groom Range, 9,395’ at Highland Peak west of 
Pioche and 9,296’ on Mount Wilson in the Wilson Creek Range.  The highest point in Lincoln County is 
on the White Pine County border just south of the summit of Mount Grafton with an approximate 
elevation of 10,640’. 
 
 
Goal CNR-1 Mitigate environmental impacts related to growth. 
 
Policy CNR-1A Lincoln County should use FEMA Flood Insurance maps as the basis for 

delineation of floodplains and floodways, unless more recent research 
and surveys are presented which establish a more accurate delineation. 

 
Policy CNR-1B Lincoln County should require that all new plans for development within 

or adjacent to a floodplain show the project’s relationship to the 
floodplain.  If necessary the applicant will be required to provide an 
elevation certificate to determine a flood stage line through a licensed 
engineer.   

 
Policy CNR-1C Lincoln County should prohibit development that lies within all identified 

floodways or require that development be constructed in accordance with 
FEMA guidelines or placed above flood stage. 

 
Policy CNR-1D The County should review all proposed flood and drainage improvements 

prior to approval.  Projects over 100 acres may require a regional 
floodway study by the developer for both onsite and off-site impacts.  

 
Policy CNR-1E The County should review all proposed development on slopes greater 

than 15% and require detailed grading plans to minimize excessive 
grading and other negative impacts.  Hillside development standards 
should be developed for this purpose.  

 
Policy CNR-1F All proposed development on slopes greater than 35% should be 

prohibited unless it can be demonstrated that proper mitigation can be 
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provided to prevent erosion and other negative impacts to the 
satisfaction of the County. 

 
Policy CNR-1G Proposed development should be designed to be compatible with riparian 

areas and playas to protect wildlife habitat, floodways, water quality and 
quantity and scenic values.  New development should be consistent with 
adopted guidelines.   

 
Policy CNR-1H Established water rights should be protected.  Planned unit developments 

should utilize a municipal water and sewer system and may be precluded 
from allowing for on site domestic wells and septic facilities based on 
resource limitations or other master plan policies to protect public health 
and promote an orderly and planned development.          

 
Policy CNR-1I The County should require any new development near a fault line to 

provide geotechnical mapping of the fault line and any mitigation that is 
necessary to protect property. 

 
Policy CNR-1J Lincoln County should protect cultural and scenic resources unless: 
 
 The site or resource has been reviewed by the Nevada Division of 

Historic Preservation and Archaeology and it has been found to be 
insignificant, or 

 
There is an overriding public benefit from the project and mitigation 
measures to offset the loss are made part of the project. 

 
Policy CNR-1K All subdivisions and planned unit developments shall be designed as to 

avoid floodways, terrain over 35%, significant topographical features, 
bluff lines or other existing natural resource areas.   

 
Policy CNR-1L Grading permits will be required on all development (except agricultural 

practices associated with a farm operation) where more than ½ acre of 
ground is disturbed for any reason.  Grading plans that indicate proposed 
best management practices to prevent erosion, dust control, weed 
invasions will be required. 

 
Policy CNR-1M New ground disturbance within designated habitat for endangered or 

threatened species areas of Lincoln County will require consultation by 
the applicant with affected agencies for any required conservation 
measures.  This applies to all designated habitat areas and species either 
included or excluded in the Lincoln County Habitat Conservation Plan.    
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CLIMATE 
 
Lincoln County experiences a climate typical of the Great Basin’s “basin and range” topography.  Dry 
desert valleys give way to wetter mountain ranges across the entire county.  Temperatures range from 
well below freezing in the winter to the 100’s in the summer depending on which part of the county 
one is located in.  Typically, the southern deserts of the county experience much warmer temperatures 
year round than the cooler northern region.  The following table shows the high and low temperature 
and precipitation for reporting stations in Lincoln County. 

 
 

Table 1: Temperature and Precipitation Statistics 
 
 

Average Temperature (F) Precipitation (inches)  
Location January 

(min)        
(max) 

July 
(min)        
(max) 

Wettest 
Month 

Driest 
Month 

Total 
Annual 

Average 
Lake Valley 20.1          

39.1 
58.0           
85.0 

1.99”  
(March) 

0.70” 
(June) 

15.69” 

Spring 
Valley 

7.1            
41.8 

41.7           
87.8 

1.51” 
(March) 

0.49” (Dec) 12.28” 

Pioche 21.2          
41.5 

58.3           
87.7 

1.57”  
(Jan) 

0.48” 
(June) 

13.37” 

Caliente 17.4          
46.2 

56.5           
95.4 

1.05” 
(March) 

0.35” 
(June) 

9.04” 

Hiko 23.9          
50.4 

59.4          
96.0 

0.86” 
(March) 

0.29” 
(June) 

7.94” 

Elgin 28.2          
53.0 

60.1          
98.0 

2.02”  
(Feb) 

0.41” 
(June) 

12.30” 

Alamo 20.1          
51.0 

55.0        
100.3 

0.65”  
(Jan) 

0.07” 
(June) 

4.88” 

Rachel 14.6          
45.0 

53.8          
94.0 

1.07” 
(March) 

0.26” 
(June) 

7.87” 

Source:   Western Regional Climate Center, 2000 
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ENVIRONMENTAL CONSTRAINTS 
 
Two reliable technical sources can be used to indicate environmental hazard and resource areas.  The 
first is the Preliminary Rate Insurance Maps prepared for the Federal Emergency management Agency 
(FEMA) in 1985, identifying 100-and 500-year floods for flood insurance purposes.  These maps are 
currently undergoing a revision and should be available by 2008.  Second, soil surveys combined with 
slope analyses can be used as a general indicator of instability, building and utility extension problems, 
and potential scenic resources.    
 
Lincoln County residents are concerned with the environment, protecting fragile resource areas and 
avoiding hazardous areas.  There are a number of natural constraints that should be considered 
whenever new development is proposed.  Some are hazardous while others can be characterized as 
resources, contributing to the desirable character or setting of the community.  Natural constraints 
include flooding, soil characteristics, unstable earth due to slopes, and high water tables.  Significant 
resources that contribute to the physical and community character include unique geological 
formations, wetlands and wildlife habitat, and agricultural lands. These are discussed in more detail by 
community in the following sections. 
 
Panaca 
 
Panaca has experienced flooding and high groundwater problems, particularly in the agricultural land 
to the west.  These wetland areas are not only prime agricultural lands but they also provide wildlife 
habitat and serve as a natural boundary for the town.  Unique landforms in Panaca are visually and 
historically significant and worthy of preservation. Cathedral Gorge State Park is nearby and an 
attractive recreation area for both residents and tourists.  Ground subsidence in Panaca has plagued 
certain parts of town, indicative of unstable soil conditions and groundwater pumping.  This condition 
has caused the destruction of developed property in the past. 
 
Pioche 
 
In Pioche, the old mine tailings and glory holes pose a hazard for development because of their 
implications for hillside stability and public safety.  These are also areas of historic significance. The 
steep slopes around Pioche contribute to storm drainage problems on the main streets of town and 
down slope properties.  Mud and debris often clog the drainage system during storms. Slopes also 
present a natural constraint to development.  The hills are considered a resource by residents.  Hills 
form a natural, scenic backdrop to the town. 
 
Alamo, Ash Springs and Hiko Area 
 
Flooding is a concern in the Pahranagat Valley.  Floods have frequently inundated the agricultural lands 
which surround the towns.  These lands are considered a valuable asset for their agricultural 
productivity.  In a historical context, these lands are an essential part of the area’s character, having 
both economic and aesthetic value.  Because these areas also have a high water table, water supply 
contamination problems are a concern.  Water contamination due to high ground water has been a 
problem in areas north of Richardville and Ash Springs. Monitoring is needed because of possible 
contamination of the drinking water supply by septic systems. 
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Caliente 
 
Caliente is the only incorporated city in Lincoln County.  Because of the status of Caliente, this Master 
Plan does not specifically address its incorporated land area except where the county and city border 
each other.  Caliente is located in the Meadow Valley Wash and is physically constrained by both steep 
canyon walls and flooding problems.  Historically, both these natural constraints were problematic for 
development.  However, the canyon walls are valued as one of the attributes that give a special 
character to Caliente.  In particular, Rainbow Canyon to the south is known for its scenic qualities.  
Flooding has inundated vast areas of the town in the past.  According to new floodplain surveys, much 
of the town is in the 100-year flood plain.  Recent flooding of the community and throughout Rainbow 
Canyon in January of 2005 illustrated the precarious location of the community in respect to floodways.   
 
Rachel 
 
Rachel is a rural, agricultural community located in western Lincoln County. Yucca Mountain, a 
proposed high level nuclear waster storage facility, is 100 miles to the southwest.  Also to the west lies 
the Nevada Test site and Nellis Air Force Range.  Rachel is noted for its location on the E.T. 
(Extraterrestrial) Highway, also known as NV 375.  To increase tourism along this remote stretch of 
blacktop, NV 375 was renamed the “E.T. Highway” in 1995.  There are no substantial natural 
constraints to development noted in Rachel. 
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LAND USE AND DEMOGRAPHICS 
 
 
GOAL LUD-1 Establish and maintain consistency between the Master Plan 

and zoning ordinance. 
 
Policy LUD-1A Development proposals and plan amendments should be consistent with 

the land use development ordinance and Master Plan prior to approval. 
 
Policy LUD-1B All zoning maps and other public land use documents should be updated 

when changes occur and be made available to the public and distributed 
to all appropriate County agencies.  All documents and maps will be 
provided by the applicant to the county for any proposed/approved 
changes in an electronic format suitable to the county. This master plan 
should be reviewed for changes every two years.  

 
Policy LUD-1C Planned unit developments shall be permitted upon with the adoption of 

a planned unit development ordinance or area plan that reflects the land 
use constraints and population needs for the proposed area. The 
economic burden of such proposals and their review shall be borne by 
the applicant.        

 
Policy LUD-1D The planning commission shall provide findings for the consistency of 

development proposals, zone changes, and recommendations to master 
plan amendments for applicable policies or standards. 

 
Policy LUD-1E All county plans should integrated into the county master plan to provide 

for a single point of reference for county planning policies.  
 
Policy LUD-1F Zoning districts for the county should be consolidated and revised to 

reflect a consistent land use scheme countywide.  Land Use maps for 
inclusion into this plan should be updated to reflect any inconsistencies 
with land use.    

 
Policy LUD- 1 G Master Plan Amendments must be submitted for review by the applicants 

of large project for a consistency review for the proposed project prior to 
any conceptual planning, zone changes, or Development Agreement 
review by the county. The county shall request amendments to the 
master plan for projects it believes to be the burden of the county The 
large project review process is Figure 9.  

 
Policy LUD- 1 H All land use projects will adhere to a single fee schedule and application 

review process developed by the planning department and approved by 
the Planning Commission and Board of Commissioners.  
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GOAL LUD-2 Identify lands that are suitable for industrial, commercial 

residential and mixed use development. 
 
Policy LUD-2A Development should be promoted in close proximity to existing services 

and roads to ensure that adequate infrastructure is available. Lincoln 
County should retain existing commercial and industrial uses in these 
areas and support additional areas where appropriate.  

 
Policy LUD-2B New industrial development should be encouraged along the highway 

and railway corridors with future public land disposals if services can be 
provided. 

 
Policy LUD-2C Lincoln County should work with state and federal economic 

development agencies to identify potential industrial and commercial land 
uses that are suitable for the county. 

 
Policy LUD-2D Lincoln County should help facilitate the exchange of federal (BLM) lands 

into private ownership.  Public lands should be identified by the county in 
suitable areas adjacent to established communities based on the policies 
developed by the town boards and the board of county commissioners.   

 
These lands will be selected based on community needs and be located 
such that public utilities can be provided within a reasonable amount of 
time and at a reasonable cost.  Any lands disposed of shall include 
master plan designations and all costs associated with applications and 
review for public facilities and or utilities shall be the burden of the 
applicant. The land disposals shall strive to diversify the local economy 
and meet land use needs of the community plans.  

 
Policy LUD-2E Lincoln County should encourage marketing material to solicit industrial 

and commercial interest and highlight the county’s positive attributes 
(climate, location, recreational opportunity, etc.).  The most current 
information about the county should be made available using the latest 
technology. 

 
Policy LUD-2F In fill development should be encouraged where public  already exist.  In 

locations where feasible expansions are planned by utility providers’ 
development are encouraged to contribute to such expansions. 

  
Policy LUD-2G Lincoln County should improve its use of technology such as a 

comprehensive interactive website and GIS to increase its public service 
levels and economic development. 
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Policy LUD-2H The Toquop and Coyote Springs Planning Areas have been established 
by Lincoln County to address specific policies and fees related to the 
impacts to the county and benefits of these developments. 

 
Policy LUD-2I Planned Unit Developments and development agreements will be utilized 

for the development of residential/commercial lands of the Alamo 
Industrial Park.  Standards for PUD development will adhere to Title 14 
requirements until a new county-wide Planned Unit Development 
Ordinance is adopted.            

 
GOAL LUD-3  New development projects will contribute to the planning, 

financing and construction of public facilities and utilities.  
 
Policy LUD-3A Lincoln County Public Works, in coordination with the Planning 

Commission, local sewer and water providers, electrical and 
communications providers and the Lincoln County School District and 
other agencies, should review all new projects to ensure that new public 
infrastructure costs directly associated with new development are 
identified and paid by the new development. 

 
Policy LUD-3B Address growth corridors such as the Coyote Springs Valley and the 

Toquop Planning Area to ensure for adequate public services and 
facilities can be provided and financed.  Coordinate efforts of this Master 
Plan with the most recent Lincoln County Overall Economic Development 
Plan (OEDP)  

 
Policy LUD-3C An fiscal impact analysis should be required for all large projects to 

ensure that the long term costs to the county from such development are 
sustainable and result in a net gain for county operations.  Projections for 
one, five, ten and twenty years (or other accepted increments) should be 
required from the developer that indicates the tax revenue from each 
proposed land use and the expenditures expected to provide for public 
services, facilities and other related infrastructure.                

 
Policy LUD-3D Development agreements will be required by the county for major 

projects to identify development planning needs for conceptual plans and 
subsequent Planned Unit Developments.   

 
Policy LUD-3E  Amendments to the master plan will be required for large project 

applicants in for any areas over 10 acres in size.  Area plans should be 
adopted into the Lincoln County Master Plan prior to the submission of 
any Planned Unit Development Application or development agreement 
approvals.  Amendments should be consistent with the Master plan and 
address site specific concerns and justification for mixed uses, higher 
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densities or other development patterns not expressly permitted through 
county land use categories.  Maximum PUD districts on conceptual land 
use plans should be 160 acres or less. 

 
Policy LUD-3F Planned Unit Development requests and approvals will amend zoning 

districts to the proposed districts at the time of each final PUD approval.         
 
Policy LUD-3G An analysis should be conducted to determine future public services 

needs such as public works, parks and recreation and public health.  
 
Policy LUD-3H  Existing subdivisions should be allowed to develop at a density supported 

by public services and available water for the entire area and not based 
solely upon the original lot configuration or density.  Combining of non-
conforming lots may be necessary to meet public health concerns per the 
zoning or building ordinances.  Studies may be required for a project for 
water delivery, waste water services, drainage, transportation, parks or 
other public amenities.   

 
Policy LUD-3I  Developers shall provide either adequate water resources/ or engineering 

and infrastructure development approved by the Lincoln County Water 
District for the purveying of water prior to development.   
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FIGURE 2:  COYOTE SPRING PLANNING AREA   
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FIGURE 3:  TOQUOP PLANNING AREA 
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FIGURE 4:  LAND OWNERSHIP MAP 

 

 
Map illustrates the high percentage of public lands in Lincoln County in blue (BLM) red (US Fish and 
Wildlife) purple (US Forest Service) and green (Nellis Test Site and Range.)  Small areas of yellow 
indicate private ownership of approximately 148,000 acres.    
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GOAL LUD-4 Preserve agricultural lands. 
 
 
Policy LUD-4A Lincoln County should encourage the continuance of existing agricultural 

practices through appropriate zoning/incentives.  Non-agricultural 
development should be located adjacent to, but not within existing 
agricultural areas (eg develop the benches around Alamo with residential 
uses while preserving the agricultural bottomlands of the Pahranagat 
Valley. 

 
Policy LUD-4B Agricultural zoning should be maintained in areas where agricultural 

activities are to remain or be encouraged based on the capability of soils, 
presence of water and/or irrigation systems or other site specific natural 
amenities.  Economic incentives shall be developed by the county and 
available only for use by those farm operators who maintain current 
levels of production as evidenced in a farm operation plan.   

 
Policy LUD-4C Lincoln County should work with federal agencies on maintaining 

rangeland and diversifying products from current agricultural operations. 
 
Policy-LUD-4D An assessment of agricultural lands in the county shall be conducted to 

identify a range of available land for agricultural purposes and to 
prioritize areas for protection based upon soils classes, irrigation 
potential, types of crops, characteristics of farm operations or any other 
pertinent criteria identified by the county.  Included in this assessment 
should be an analysis of water resources available to support continued 
farming operations.        

 
Policy LUD-4E Public land disposals should be considered in areas with value to existing 

farm operations.  These disposals should be identified through the 
community planning process.  These areas will be zoned as agricultural 
lands with limited development potential.   

 
Policy LUD-4F Current agricultural zoning districts should be combined into 2 zoning 

districts with remaining lands not in production or not suitable for future 
production being converted to Rural Residential Areas with lot sizes 
under 20 acres  Suitability will be based upon soil types and other site 
characteristics. 

 
Policy LUD-4G Non-Farm dwellings proposed in or adjacent to agricultural districts 

should be reviewed for impacts to farm/ranch operations and be 
conditioned to provide for buffers or other means to reduce such 
conflicts.  

 

Bedroc Exhibit page 0115



Lincoln County Master Plan September 2007 

Last printed 9/24/2007 12:58:00 PM  Page 25 of 80 

Policy LUD-4H A Transfer or Purchase of Development Rights program should be 
developed to allow for the transfer of development rights on or off site to 
alleviate development pressures on agricultural lands.  This would create 
economic incentives for existing operators to continue their operations.  

 
GOAL LUD-6 Provide adequate parks and recreational facilities. 
 
Policy LUD-6A The county should require all new developments/land divisions to include 

community park space and or facilities commensurate with national 
standards.  

Policy LUD-6B The Lincoln County Regional Development Authority should encourage 
private recreational facilities by identifying financing alternatives and 
incentives.  

 
Policy LUD-6C A county recreation and parks department should be created to serve 

both the projected new population and the existing communities.  A 
recreation, parks, trails and open space plan should be developed to 
identify needs and propose implementation strategies. 

 
Policy LUD-6D Access to public lands and community parks shall be maintained through 

newly developed areas by way of easements for specified uses that may 
include motorized, non-motorized, equestrian, bicycle or pedestrian 
traffic based on traditional or desired access for existing or new 
residents. 

 
Policy LUD-6E  Prepare and implement an open space, trails and parks plan that 

prioritizes the types of available lands and existing recreational facilities 
and those desired by the residents of the county.  The county shall seek 
funding to develop such a plan with implementation strategies for the 
entire county.    
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POPULATION 
 
Approximately 4400 persons reside in Lincoln County according to the US Census Bureau.  The 
county’s population growth over the past ten years has been approximately 1-3 percent per year.  As 
the price of housing in the Las Vegas Valley increases, more people will seek out alternatives in the 
county.  Another potential growth factor is the possible approval of the Yucca Mountain site as a high 
level nuclear waste storage facility.  If this occurs Lincoln County may experience significant growth.   
    
In 2005 there were 92 building permits issued and the pace of 2006 permits is even greater.  A 
preliminary assessment of proposed development in Coyote Springs and the Toquop Planning Areas 
indicates that up to 1000 building permits may be issued monthly once planned unit developments 
have been approved by the county.  It is further anticipated that these areas may become 
incorporated into cities once the population and residents desire local control.   
 
Today, first homes are being purchased in increasing numbers by people working in the Las Vegas 
Valley who choose to commute to work from the south part of the county (Alamo and Ash Springs).  
Another growth factor is the attractiveness of Lincoln County to retirees because of the mild climate 
and lower cost of housing.  Many of these retirees are relocating from the Las Vegas Valley  
 
Lincoln County is also experiencing a growth in recreational tourism from the nearby Las Vegas Valley 
as the abundant open space and parks in Lincoln County are discovered.  This type of growth is 
expected to continue and increase.  The necessary services and infrastructure should be carefully 
studied and improved wherever necessary.  

 
POPULATION CENTERS 
 
The majority of Lincoln County’s population currently resides in the communities of Pioche, Panaca, 
Alamo and Caliente and along the Highway 93 corridor.  A second area of population lies along the US 
93 corridor in the Pahranagat Valley.  The largest town in the Pahranagat Valley is Alamo, but there 
are also communities of Ash Springs and Hiko.  Rachel is located west of the Pahranagat Valley on NV 
375.  Smaller population centers are in Eagle Valley, Dry Valley, Rose Valley and Meadow Valley. 
 
Future population growth is expected to continue in this same pattern, with the outlying communities 
growing at a slower rate.  Approval of Yucca Mountain could attract people who may commute to the 
facility or provide associated services.  The Pahranagat Valley is likely to see more and more 
development pressure due to its close proximity to Las Vegas and proposals at Coyote Springs.  People 
are finding the valley as an attractive location to live and commute to and from Las Vegas.  This 
scenario is especially desirable to shift workers such as firefighters, who can come home for longer 
periods of time, thereby eliminating the traditional day to day commute.  (See Table 2)  
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Table 2:  Commuter locations from Lincoln County  
 

Area of Residence Area of Employment 
Number of 
Workers 

Lincoln County , NV Lincoln County , NV 1,303 
Clark County , NV Lincoln County , NV 282 
Lincoln County , NV Clark County , NV 113 
Salt Lake County , UT Lincoln County , NV 16 
Lincoln County , NV Washington County , UT 12 
Nye County , NV Lincoln County , NV 12 
Iron County , UT Lincoln County , NV 10 
Lincoln County , NV Nye County , NV 9 
Lincoln County , NV White Pine County , NV 8 

US Census Bureau 2000 

 
 
The Coyote Springs Valley and the Toquop Planning Areas are likely to outpace growth in other areas 
of the county in a rapid manner.  Based on preliminary projections by developers, these areas 
combined have the potential for over 150,000 new residents and associated commercial areas.  It is 
possible that within 5 years these population centers will surpass the current county population.  
Lincoln County will need to address these rapidly growing areas though proper growth and design 
controls to ensure minimum impacts to the county’s resources, adequate public safety and 
infrastructure.             

 
POPULATION TRENDS 
 
Lincoln County's economy historically has been based on mining and agriculture, which are typically 
subject to cycles of prosperity and decline.  Mining is particularly prone to "Boom" and "Bust” behavior.  
For this reason the county’s population has fluctuated with these cycles and national trends.  More 
recently the service industry and government employment have replaced mining and agriculture as 
major sources of household income. Table 3 compares the recent population growth of Lincoln County 
with six other Nevada counties. 
 

Table 3:  Regional Population changes 
 
 
Jurisdiction 

1986 
Population 

1990 
Population 

2005 
Population 

%Change 
1986-2005 

Clark 587,760 770,280 1,796,380 67.28% 
Esmeralda 1,540 1,350 1276 -20.69% 
Eureka 1,330 1,550 1485 10.44% 
Lander 4,510 6,340 7,010 35.66% 
Lincoln 3,780 3,810 3,886 2.73% 
Nye 14,680 18,190 41,302 64.46% 
White Pine 7890 9,410 9,275 14.93% 
Nevada 933,220 1,236,130 2,518,869 62.95% 

 
Nevada State Demographers Office 2006 
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Table 4:  Population Forecast for Lincoln County 2005-2025 
 

Forecasted Population Counts 
2005-2025 

Year Population % Change 
2005 3886 NA 
2010 4754 3.4 
2015 5330 1.9 
2020 5694 1.1 
2025 5875 .4 

Source:  Nevada State Demographer, 2006  Does not include predicted development at Coyote 
Springs or the Lincoln County Land Act Areas 

 
 

Table 5:  Population Forecasts 2007-2027 
 

Year Low Growth High Growth 

Change in 
Growth 
5 year 

increments  
2007 4600 6600 70% 
2012 6000 11000 60% 
2017 8000 75000 15% 
2022 10000 125000 60% 
2027 12000 165000 75% 

Source:  Lincoln County Building and Planning, 2006 
Note:  The Low and High columns are plausible scenarios based on factors including 

employment, public land disposals, Toquop and CSI proposed development phasing, economy, 
market and migration trends. 
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Table 6:  Estimated Population by Age 

 

 
   

US Census Bureau 2006 
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ECONOMIC BASE 
 
Historically, mining and agriculture and to a lesser extent government, have been the most constant 
economic activities in Lincoln County.  They were its original source of income and continue as a 
source of income today.  Their relative importance in the overall economic picture has, however, 
changed in recent years.  Agriculture, over time, has constituted a smaller and smaller share of 
employment and personal income sources.  Mining has fluctuated from one decade to the next and 
currently employs about 3 percent of the labor force.  Mining is one of the smallest employment 
sectors today.  Wholesale and retail trade comprises approximately 20 percent of the labor force, while 
finance employs approximately 3 percent.  The government sector employs 41 percent of the labor 
force and the service industry employs 30 percent.  The service sector has a very good potential for 
growth in the future.  The growing number of Las Vegas residents will increase their use of Lincoln 
County's extensive outdoor recreation resources.  Increased tourism and travel between Great Basin 
National Park and Las Vegas resorts will also benefit the county's service and tourism sector.  
 

Table 7:  Average County Employment 
 

Industry 2002 2003 2004 4th Quarter 2005 

Total All Industries 1,392 1,233 1,241 1,277 

Total Private Coverage 806 638 641 680 

Natural Resources & Mining 45 28 23 30 

Construction 13 15 15 22 

Manufacturing * * * * 

Trade, transportation & utilities 167 203 213 211 

Information 28 28 25 22 

Financial Activities 52 51 50 50 

Professional /Business Services 385 * * * 

Education & Health Services * * 15 20 

Leisure & Hospitality 74 80 78 88 

Other Services 21 * * * 

Government 586 595 601 597 

Source: Nevada Department of Employment, Training and Rehabilitation *Indicates confidential data 

 
 
Regional growth forecasts indicate that demand for highway commercial and other tourist-related 
services will create new jobs well into the next decade, if not longer.  The Nevada Test Site (NTS) and 
the Nellis Air Force operations also play a role in employment for Lincoln County residents.  If Yucca 
Mountain is approved for a high level nuclear waste storage facility, Lincoln County will experience 
some growth due to employees at the facility choosing to live in Lincoln County and the increase in 
services needed for the facility. 
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Other major employers for the county include the Union Pacific Railway with facilities in Caliente, The 
Nevada Test Site and range, local and federal government as well as the school district. 
 
As with much of rural Nevada, Lincoln County residents have expressed concern over the lack of 
employment opportunities for the county's young people.  Unemployment in the county remains high.  
The lack of employment opportunities causes a majority of young people to relocate out of the county.  
While growth in the service sector will partially offset this; it will require a new economic base or 
employer to make a significant change. In addition, the lack of affordable housing in established towns 
is a significant barrier for businesses attracting and maintaining a stable workforce.    
 

Table 8:  Lincoln County Employment Data 2005 
 

 
Lincoln County and the City of Caliente organized the Lincoln County Regional Development Authority 
(LCRDA) in 1998.  The Authority has been vested by the County and City with primary responsibility for 
economic development activities in Lincoln County.  LCRDA works closely with the NTS Development 
Corporation and it is charged with implementing the 1998 Lincoln County Overall Economic 
Development Plan (OEDP).  The 1999 Lincoln County Comprehensive Economic Development Strategy 
updated the progress of the OEDP.   
 
Initiatives undertaken by the Authority since have included: 
 

 Development of an annual work plan and budget. 
 Development (in cooperation with NTS Development Corporation) of a proposal to prepare 

and implement management and harvest plans for pinion-juniper woodlands in the County. 
 Development and submission (in cooperation with the City of Caliente) of preliminary 

applications for technical assistance and infrastructure grant funds to support development 
of the Meadow Valley Industrial Park in Caliente. 

 Review of local financial services particularly regarding availability of funding for business 
startups and expansions. 

 Preparation (in cooperation with NTS Development Corporation) of a grant application to 
the EPA Sustainable Community Development Challenge Grant Program. 
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LABOR 
FORCE 1,480  1,510  1,490  1,520  1,500  1,590  1,550  1,570  1,530  

UNEMPLOYED 80  80  70  80  60  80  80  70  80  

RATE 5.2% 5.2% 4.6% 5.1% 4.3% 5.3% 5.4% 4.5% 4.9% 

TOTAL 
EMPLOYMENT   1,400  1,430  1,420  1,440  1,440  1,510  1,470  1,500  1,450  
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In 2004 a Labor Market Study was conducted for Lincoln County as it relates to the Department of 
Defense facilities located in the county.  Its major findings included; 
 

 Improve opportunities between county workforce and employment at the Nellis range 
 Provide requirements for local work force and busing programs at the test site. 
 Create a database to correlate local job skills for test site employment 
 Provide job training for IT duties and computer related functions 
 Develop a program to improve labor participation with DOD. 

 
Table 9:  Revenue Sales in Lincoln County 

 

Area Year Period 
Sales Type 
Description Sales 

Nevada  2004 Annual Retail $41,087,423,967  
Clark County  2004 Annual Retail $30,261,698,593  
Washoe County  2004 Annual Retail $6,352,194,877  
Carson City  2004 Annual Retail $944,049,585  
Elko County  2004 Annual Retail $804,554,692  
Douglas County  2004 Annual Retail $772,974,047  
Nye County  2004 Annual Retail $426,415,836  
Lyon County  2004 Annual Retail $357,191,594  
Humboldt County  2004 Annual Retail $355,214,612  
Churchill County  2004 Annual Retail $251,806,416  
Eureka County  2004 Annual Retail $172,987,014  
White Pine County  2004 Annual Retail $102,421,159  
Storey County  2004 Annual Retail $82,075,268  
Lander County  2004 Annual Retail $79,960,829  
Pershing County  2004 Annual Retail $54,923,024  
Mineral County  2004 Annual Retail $34,844,801  
Lincoln County  2004 Annual Retail $25,338,215  
Esmeralda County  2004 Annual Retail $8,763,888  

 
 
Lincoln County receives the 2nd lowest sales tax revenue by county in the state.  It loses substantial 
tax revenue to out of state purchases in Utah due to its proximity to Utah communities of St. George 
and Cedar City.  There are limited shopping opportunities in Lincoln County.  Many who shop in Utah 
combine trips to medical offices, financial services or leisure activities such as movies or visiting family 
and friends.   
 
Active commercial areas in the county are limited to the communities of Pioche and Caliente while 
Alamo and Panaca have fewer businesses.  Lands and buildings are available for commercial business 
but are either, underutilized, vacant or in need of repair.  Many businesses rely on traffic from Highway 
93 and special event weekends to carry them through the year.                
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GOAL ED-1 Stabilize and Improve the local economy. 
 
Policy ED-1A Lincoln County shall pursue mechanisms to bring additional commercial 

and industrial business to the county. 
 
Policy ED-1B Lincoln County should develop a business license process to track 

ventures and identify business trends. 
 
Policy ED-1C The Chamber of Commerce and Lincoln County should work 

collaboratively towards solving obstacles to business start-up, operation 
and financing. 

   
Policy ED-1D Workforce housing needs to be developed to support local businesses 

and county operations.  The county should work with private developers 
the Nevada Rural Housing Authority and BLM to identify opportunities 
and incentives to provide for such housing.   

 
Policy ED-1E A community assessment of local services should be conducted to 

identify businesses that would be complimentary and most appropriate 
for each community and area of the county considering existing 
economic trends.  

 
Policy ED-1F Lincoln County should seek services of the University system of Nevada 

at identifying business opportunities and funding sources. 
 
Policy ED-1G The Lincoln County Building and Planning Department and Assessors 

Department should conduct a lands inventory of the county to identify 
vacant, underutilized and potential infill sites for new businesses and 
housing.  The county should review its land holdings and identify 
strategies for fulfilling any capital improvement needs or release to 
private parties.       

 
Policy ED-1H Websites for the county or Chamber of Commerce should highlight 

properties available for development in the county. 
 
Policy ED-1I Efforts should be made to reduce leakage to out of state businesses from 

Lincoln County by promoting local products and services and educating 
the community about the costs of shopping out of state.   

 
Policy ED-1J Lincoln County shall develop regional partnerships to achieve economies 

of scale with regard to business or industrial park developments. 
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Table 10:  Wages & Availability in Lincoln County 

 

Occupation 
No. of 

Employed Mean Wages 
Total All Occupations 800 $16.52  
Top Executives 30 $33.97  
General and Operations Managers 20 $44.63  
Business and Financial Operations  20 $25.12  
Life, Physical, and Social Science  30 $16.95  
Food Preparation and Serving Related Occupations * $7.50  
Cooks and Food Preparation Workers 40 $8.66  
Building & Grounds Cleaning & Maintenance Occup. 10 $8.73  
Building Cleaning and Pest Control Workers 10 $8.73  
Sales and Related Occupations * $7.71  
Retail Sales Workers * $6.90  
Cashiers * $6.90  
Office and Administrative Support Occupations 130 $14.14  
Financial Clerks 20 $13.79  
Bookkeeping, Accounting, and Auditing Clerks * $14.65  
Information and Record Clerks 20 $13.75  
Material Recording, Scheduling, Dispatching, and D 10 $15.87  
Secretaries and Administrative Assistants 20 $14.08  
Executive Secretaries & Administrative Assistants * $14.67  
Other Office and Administrative Support Workers 40 $11.32  
Office Clerks, General 30 $12.07  
Construction and Extraction  40 $19.09  
Construction Trades Workers 20 $19.95  
Installation, Maintenance, and Repair Occupations 60 $13.73  
Vehicle and Mobile Equipment Mechanics, Installers 10 $15.65  
Other Installation, Maintenance & Repair  40 $13.34  
Maintenance and Repair Workers, General * $14.98  
Transportation and Material Moving  80 $13.70  
Material Moving Workers 50 $15.04  

2006 Wages Source: Department of Training, Rehabilitation and Employment (DETR) 
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HOUSING  
 
According to the 2006 “Lincoln County Rural Housing Data Book”, single family detached housing 
accounted for 61 percent of the total housing stock in the county in 2000.  Mobile home use has 
decreased as a percentage of the total from 34 to 27 percent.  Multi family units have increased by 2% 
Table 11 details a housing inventory for the county. 
 

 
Table 11: Housing Inventory  

 
 
 

Table 11a:  Housing Types 
 

Dwelling Type Number of units Percent of  Housing Stock 

Investment Homes 416 59.60%  (2nd homes) 
Vacation Home 282 40.40% (2nd homes) 
Total 2nd Homes 698 42% (TOTAL) 
Owner Occupied 980 58% (TOTAL) 
Total Dwellings 1678 NA 

Source: Lincoln County Assessor 2006 
 
 
 

Table 12: Housing Unit Age  
 

 
Year Built 

 
2006 % total 

1872-1939 378  32 
1940-1969 211 18  
1970-1990 309  26 
1990-2006 283 24 

 1181  
Source: Lincoln County Assessor 2006 

 

Housing Type 1990 % of Total %  2006 %  
Single Family (Det) 1,028 57.1 61 1134 68 
Single Family (Att) 10 0.6 2 2 .001 
Multi-Family 140 7.8 9 106 6 
Mobile Homes 622 34.6 27 436 26 
Total 1,800 100 100 1678 -- 

Source: 2006 “Lincoln County Assessor Statistical Roll Analysis” 
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Approximately 77 percent of housing within the county is on public or private water systems.  The 
primary method of sewage disposal is by septic system or cesspool.  In terms of home heating fuel, 
electricity was reported for 59 percent of the housing units while wood accounted for 23 percent.  The 
remainder was by other sources such as solar and propane. 
 
 

Table 13:  Home Sales by Community 2000-2006 
 

2000-2006 AVERAGE MAXIMUM MINIMUM 
PIOCHE $43,982.01 $285,000.00 $5,250.00 
PANACA $51,800.00 $235,000.00 $4,500.00 
CALIENTE $47,600.00 $290,000.00 $4,250.00 
ALAMO $59,600.00 $184,000.00 $4,000.00 
GENERAL CTY $81,000.00 $310,000.00 $6,000.00 
PAR VALLEY $75,000.00 $850,000.00 $2,000.00 
PIOCHE $62,000.00 $375,000.00 $7,500.00 

Source: Lincoln County Assessor 2006 

 
Housing affordability is typically gauged by the amount of one’s income devoted to housing costs.  A 
household spending more than 30 percent of their income on housing is said to be experiencing a 
housing cost burden.   As indicated in Table 14 housing costs have doubled in 6 years in the county.  
Table 11 shows that single family dwelling in the county has increased in recent years while the 
number of mobile home and multifamily dwelling has increased.  This likely points to the loss of 
affordable housing in Lincoln County since many newer single family homes are being constructed on 
lots at least 2.5 acres in size which drives up overall housing costs.  In these situations land accounts 
for approximately 1/3 of the overall home price of about $200 K.  Housing age illustrates that about 
50% of all homes countywide are at least 30 years or older.  This means that many homes are at the 
age for major renovation or systems repair due to their age.  
 
Approximately 40% of all dwellings (282) in Lincoln County are either income or vacation properties.  
Of those 282 homes about 60% are 2nd homes and not available for rental or other affordable housing 
uses.  That equate to about ¼ of the existing homes being available for rental. Anecdotal information 
from the county assessor’s office indicates that a large number of these homes are not occupied.  As 
Lincoln County experiences growth in its government facilities and related business, additional housing 
for workforce and affordable families will be necessary. 
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Table 14:  Housing Sales by Year 2000-2006  
 

  2006 2005 2004 2003 2002 2001 2000
AVG $97,200.00 $96,300.00 $78,600.00 $62,100.00 $52,800.00 $63,000.00 $53,700.00
MIN $7,000.00 $4,000.00 $4,250.00 $2,000.00 $7,500.00 $5,250.00 $6,000.00
MAX $290,000.00 $330,000.00 $299,900.00 $200,000.00 $180,000.00 $180,000.00 $145,000.00

 
 
GOAL HS-1 Suitable housing should be available for all residents. 
 
Policy HS-1A Coordinate the findings contained in the 2004 Nevada Rural Housing 

Needs Assessment” with this Master Plan to ensure that the assessment 
is addressed and implemented. 

 
Policy HS-1B Master plan and zoning designations should promote a mix of housing 

types. 
 
Policy HS-1C The County should seek state and federal funding for housing assistance 

programs for the purpose of repairing existing housing units and 
construction of new low income and senior housing units. 

 
Policy HS-1D Planned Unit Development proposals must demonstrate the provisions of 

affordable housing to provide quality housing for its workforce, to 
alleviate long commuting distances and roadway congestion. 

 
Policy HS-1E Communities in Lincoln County should concentrate higher density 

residential districts within the towns where existing services are currently 
available.    
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PUBLIC LANDS 
 
Lincoln County contains 6,816,000 acres, of which only 148,000, acres are in private ownership.  
Private land comprises less than two per cent of the total land in the county. The balance is public land 
managed by federal and state agencies and the county.  The map on the following page shows land in 
Lincoln County by ownership. 
 
The predominance of public lands restricts community expansion and economic development.  In the 
past the county has addressed this issue through its Public Lands Commission by identifying public 
lands desired by the county and communities for economic development and/or community expansion 
(housing, schools and public facilities).  The “Lincoln County Public Land Management and Use Plan” 
from December 1997 is the last update to this plan.  This plan is in need of update to address current 
management on public lands.  This plan provides Lincoln County standing with regards to federal 
management of public lands.  A wide range of activities are possible on public lands beyond traditional 
uses such as grazing and mining.  Therefore the county should be proactive in developing policies that 
help protect the existing communities from unsuitable adjacent uses or promoting the resources of the 
county’s public lands.            
 
 
YUCCA MOUNTAIN HIGH LEVEL NUCLEAR WASTE STORAGE FACILITY 
 
If Yucca Mountain, (located in adjacent Nye County) is designated as a high level nuclear waste 
storage facility, Lincoln County could see an increase in population from people constructing the 
proposed rail corridor, employed at the facility itself and choosing to live in Lincoln County.  In addition, 
a substantial increase in traffic related to Yucca Mountain and high level nuclear waste storage is 
expected.  Approval of the Yucca Mountain site and associated transportation corridors could have an 
impact on municipal services, local police and fire protection services, increased demand on the State 
Highway Patrol, increased demand for medical services, need for additional housing, and the need for 
additional classrooms and school facilities in Lincoln County.  If the corridor through the county is 
approved, a revision to the county’s Emergency Management Plan will be necessary to address the 
issue of hazardous cargo being transported through population centers along US 93 and other county 
roadways. 
 
Lincoln County is currently identifying potential land use, social and environmental impacts from the 
proposed corridor to Yucca Mountain.  To prepare for potential growth from a facility such as Yucca 
Mountain, Lincoln County must address how to finance the demand for additional services generated 
from this growth and alleviate potential impacts as well.  Land Use patterns along the corridor is being 
carefully examined to identify a route or design that would be the least harmful to the county.   
 
The Department of Energy is conducting and Environmental Impact Statement for the Caliente rail 
corridor to Yucca Mountain.  This review is expected sometime in 2008.  Lincoln County will be 
providing comments on this project during the comment period.  The county and the (JCCIAC) Joint 
City County Impact Alleviation Committee will need to develop positions on various issues related to 
possible impacts from the corridor.  These may include impacts to grazing areas, property values, BLM 
disposal areas, land use changes, county roads, natural areas, population centers and other county 
assets.   
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FUTURE GROWTH AREAS 
 
A variety of residential, mixed-use and industrial projects are in the planning stages in Lincoln County. 
Coyote Springs Investment (CSI) which acquired the former Aerojet Nevada lands on the Clark County 
line along U.S. Highway 93.  CSI owns an estimated 27,000 acres in the area.  A development 
agreement and planned development code was approved by Lincoln County in June of 2005 for these 
lands.  A density of 5 du/acre was approved by the county.  Development has commenced on the 
Clark County side of this project.  The development of CSI lands in Lincoln County are on hold pending 
the completion and approval of a Habitat Conservation Plan for the valley.  CSI is proposing to develop 
a "new community" to include various forms of housing, golf courses, commercial centers and 
industrial sites.  This proposal will be implemented through a planned unit development.  
 
Vidler Water Company, in cooperation with the Lincoln County Water District, has filed applications 
with the Nevada State Engineer for large quantities of water in several valleys in Lincoln County.  
Several applications have been approved and others are pending review in the Spring of 2007.  
Ultimately, Vidler and the county intend to apply its water resources to development projects in the 
County.  Water development is underway in both the Tule Desert and Clover Mountain basins of the 
county.  The State Engineer has approved up to 60,000 acre feet of water to be imported from both 
Lincoln and White Pine counties to Las Vegas.  An impact study has been released for the Southern 
Nevada Water Authority for a water pipeline to convey this water.  There is great concern about the 
possible impacts to the carbonate aquifer from which the drilling is occurring.  Many residents depend 
on a system of springs throughout eastern Nevada for their livelihood.  The springs provide water for 
wildlife, grazing, parks and recreation, and other community needs.  The Lincoln County Water District 
will be updating its water plan to address its role for future development in Lincoln County.   
 
The City of Mesquite continues to grow toward the Lincoln County line. The Lincoln County Land Act of 
2000 was finalized through provisions in (LCCRDA) the Lincoln County Conservation, Recreation and 
Development Act of 2004.  This area comprises over 13,000 acres of land that is being planned for 
development by several developers as a planned unit development.  Various communities will be 
developed in village settings to maximize the scenic attributes of the area, provide for a integrated 
transportation system and become self sufficient through its provisions of services.  In response to 
demands for residential, industrial and commercial development in the vicinity of the Toquop Planning 
Area, developers are planning for coordinated and attractive development to serve these demands.  
LCCRDA also provided for the disposal of up to 90,000 acres of public land to help stimulate the 
economy and broaden the tax base as well as the creation of the Silver State OHV Trail.  
 
The Lincoln County Multi Species Habitat Conservation Plan is expected to be finalized in the Spring of 
2008.  The MSHCP will address endangered and threatened species in covered areas and proposed 
development activities.  An Implementation Agreement will be required of the county to carry out 
action items in the plan. 
 
In the Alamo area, Lincoln County is expecting a direct sale of public lands from BLM for 217 acres to 
develop an industrial park along U.S. Highway 93 south of Alamo.  A production well has been drilled 
on the site and pump-tested.  Ample water of high quality is available at the site.  Design engineering 
studies have been completed and the site is awaiting disposal by sale/auction through BLM in the 
spring of 2007.    Studies are also underway to provide the site with power and other utilities.   
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LAND USE DESIGNATIONS 
 
There are 14 land use classifications shown on the land use map for Lincoln County.  The designations 
listed below should be consistent with specific development standards found within each zoning 
district.  A description for each of the land use designations is provided below.  Land Use designations 
are the blueprint for future growth.  They should be viewed as an ideal situation where there are no 
constraints to proper planning and growth.  All zone changes should adhere to the land use map for 
the county and towns.  The reason for using land use districts is to gradually phase out inappropriate 
or inadequate uses which are replaced with land uses of a higher demand and public value.     
 
Please refer to Table 16, Zoning and Master Plan Designations Consistency, following this section, for a 
compatibility comparison between the Master Plan’s land use designations and the county’s zoning 
districts. 
 
 

Table 15:  Land Use Categories 
 

Master Plan Designation Master Plan Code Maximum d/u 
per acre 

Agriculture AG 1 :20-40 
Open Space OS 1:10 
Parks/Recreation PR NA 
Public PU NA 
Rural Residential RR 1:5-20  
Low Density Residential LDR 1:2.5 
Medium Density Residential MDR 16 
High Density Residential HDR 26 
Public Facilities PF NA 
Commercial CO TBD 
Industrial  LI/HI TBD 
Mobile Home Parks MHP 6  
Mixed Use MU 16  
Planned Unit Development  PUD 3-6  

 
 
AGRICULTURE (AG): 
 
This designation is intended for commercial agricultural operations, extremely low-density residential 
uses, and associated activities.  Agricultural lands should be of sufficient size to support farm 
operations typical in the county.  Non-farm dwellings in these areas should be limited in number and 
confined to locations that will not interrupt traditional activities.  All dwellings should avoid high class 
soils, current and future farming areas and be buffered from current fields and farm operations.  
 
Table 16, Zoning and Master Plan Designations Consistency compares the compatibility of master plan 
designations and zoning classifications.   
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OPEN SPACE (OS): 
 
Lands to remain in their natural state with no development allowed due to their aesthetic value, 
historical value, environmentally sensitive land (e.g. floodways, ridgelines or faults) or other constraints 
preventing improvements of any type.  These areas are not open to development (except for light use 
or recreation) and are protect for public safety purposes or other outstanding public values.  Where 
existing private property exists in open space lands the density for new development will be 1 unit/10 
acres if siting for structures can be accommodated.      
 
PARKS AND RECREATION (PR): 
 
Lands to be utilized for both active and passive outdoor recreation will be included in this category.  
Local, county and state parks are located throughout Lincoln County.  However, there is a lack of 
improved facilities for variety of ages.  Playing fields are usually co-located with schools and there are 
few indoor recreational or community facilities.  Many of the town parks are in need of renovation or 
expansion.  Parks should meet national standards in all new development to ensure adequate park 
space for the future. State Parks in Lincoln County have gradually improved services to include 
showers, power and other amenities.  There are also national wildlife refuges and special natural areas 
which provide both habitat areas and public use.   
  
PUBLIC (P):  
 
Vast open spaces and scenic vistas are valuable assets for Lincoln County.  Many residents choose to 
live in the county because of its remoteness and scenic beauty.  Tourists visiting the area are attracted 
by the steep canyons and panoramic vistas.  Many of these areas are managed as public lands by 
federal agencies. Lincoln County adopted a Public Land Management Plan in 1997 with policies 
directed at these areas.  This plan needs to be updated to reflect the current needs and conditions of 
the county’s public lands.  The county has recently been awarded Question One funds from the state 
to complete an open space plan.  While this plan would focus on the private lands in the county it will 
also analyze the public lands of the county.  Such a plan would enable the county to set priorities and 
strategies for conserving areas of importance. 
 
While it may be assumed these areas will not be developed in fact they are managed for a wide variety 
of uses such as grazing, mining, recreation, historical and cultural values.  In Lincoln County lands 
identified as suitable for disposal by BLM through the LCCRDA of 2004 are future possible development 
areas for growth.  These areas are a holding zone for future land use studies and appropriate land use 
designations which are required prior to public auctions for private disposals. 
 
RESIDENTIAL (R) 
 
This land use designation is for residential uses in both the developed communities and surrounding 
lands within the county.  Residential land use is further subdivided into Rural Residential, Low, Medium 
and High Density Developments.  Lower density and Rural Residential are lands that are located way 
from public utilities and often used for primarily residential use with lots largest enough to 
accommodate limited non-commercial agricultural uses.  Medium and High Density areas are those 
with public utilities in close proximity of existing communities and with maximum densities to be 
further determined by each town in subsequent community plans.     
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Lincoln County has four variations of residential land use in place to reflect a wide variety of housing 
options that will be needed into the future.  Many communities include low and medium density 
residential districts with density to 5 du/acre.  These units may be configured in attached or detached 
units, accessory units over 600 square feet, condo/town homes or apartment buildings suitable to the 
local advisory board.  Newer development areas will be developed as a planned unit development will 
allow for greater flexibility in lot sizes and development standards in exchange for open space, public 
facilities, parks or other identified community needs.  These areas will also accommodate higher 
density housing units to provide a balance of housing opportunities.  
 
Rural residential lands will be comprised of existing small scale AG zones such as A-1, A-2 and A-3 
zones.  These areas will be available for those seeking a rural lifestyle and the boarding and use of 
limited animals.  Future zone changes with lots under 10 acres will be designated Rural Residential 
lands.  These parcels may have limited agricultural production with the primary purpose of the lands 
for residential.     
 
PUBLIC FACILITIES (PF): 
 
Public land uses are located throughout the county and in every major population center.  These 
include airports, sewer and water treatment plants, schools, post offices, county and state facilities, 
etc.  Some parcels may include land for future development or public use.  These areas need to be 
expanded and properly located to meet future needs for growth.   
 
COMMERCIAL (CO):  
 
Land for a variety of commercial uses including: retail sales, professional office space, movie theaters, 
etc.  Commercial centers exist in and around the communities of Alamo, Ash Springs, Panaca, Pioche 
and Caliente.  Pioche and Caliente have the most intensely developed commercial centers offering a 
variety of goods and services.  Future commercial uses should be encouraged in and around the 
existing population centers they serve.  Tourist and traveler related commercial services should be 
encouraged to locate on or near the highways.  Some commercial uses are appropriate in the outlying 
population centers due to their remoteness and lack of existing retail services.  Commercial uses in the 
outlying areas should provide for the daily needs of local residents and the traveling public.  
Commercial Areas may also include other appropriate mixed- uses of lower intensity.       
 
LIGHT INDUSTRIAL (LI): 
 
Land designated for a variety of light industrial uses including: warehousing/storage, manufacturing, 
technology, research and development, small engine repair, auto repair shops and limited sales to the 
general public, etc.  Light industrial land uses should be encouraged to locate within or adjacent to the 
existing population centers where adequate services are available.   
 
Additionally, the county should market railway corridors as potential new industrial areas if new 
infrastructure can be provided or developed on site to serve these areas.  Other light industrial areas 
should be considered in conjunction with any expansion of the railroad spur lines to serve the proposed 
Toquop Power Plant Facility.  New light industrial land uses should have direct access to highways and 
major roads within the area.  Depending on the specific use involved and surrounding land uses, 
buffers to protect neighboring property against noise, glare from lights and other nuisances may or 
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may not be necessary.  Light Industrial uses should also be aggressively pursued in the Coyote Springs 
Area due to the proximity to Las Vegas.   
 
HEAVY INDUSTRIAL (HI): 
 
Land designated for a variety of heavy industrial uses including: manufacturing, fabrication, chemical 
processing, power generation, etc.  Due to the nature of heavy industrial users, they should be 
restricted to the outer perimeter of existing population centers and near transportation systems, 
including highways, airports and railroads.  Often these types of uses are in conflict with other land 
users and should be adequately buffered when located near conflicting land uses.  Community water 
and sewer services should be available or an alternative should be identified prior to approving 
development permits for heavy industrial use.  All utility providers should be consulted prior to 
approving land for this type of use to determine the level of service available in comparison to the 
needs of the proposed use.  These areas should be developed as a planned unit development subject 
to a future PUD for new development. 
     
MOBILE HOME PARK (MHP): 
 
Lots and/or spaces located within a common ownership area where individual lots or spaces are rented 
to occupants of mobile homes, modular homes or recreational vehicles.  Mobile home parks offer an 
alternative to fixed, individual single family housing for permanent, and/or seasonal residents and 
tourists.  Mobile home parks should be located within or immediately adjacent to existing population 
centers, where water and sewer services are available.  Dwellings located within the park must be 
fixed to the ground by cable or other means with the wheels off and the foundation shielded with 
materials that match the home. 
 
Recreational vehicle parks (RVP) serve a different population than mobile home parks.  Residents in 
these parks tend to be more transient.  Sites are rented on a daily, weekly or monthly basis.  Some 
sites are purchased for seasonal use.  As Lincoln County expands its tourist economy, this type of land 
use will be in higher demand.  Recreational vehicle parks should locate where water and sewer 
services are present or adequate alternative services are available.  Appropriate sites may be within or 
adjacent to existing population centers, state parks, areas of the county frequented by hunters, hikers, 
horseback riders, etc.  Recreational vehicle parks should have direct access to local highways and 
roads.  Recent county regulations have limited RV use and placement on private parcels.   
 
MIXED USE (MU): 
 
Lincoln County supports mixed use development projects where commercial and residential uses may 
be able to co-exist and to create a vibrant community core.  Mixed use proposals will need to 
demonstrate an overall public benefit and provide assurances that existing permitted uses will not be 
negatively affected.  Site plan reviews will be required for these projects and proposals may be made 
in any of the commercial land use districts.  Design or site development standards may apply. 
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PLANNED UNIT DEVELOPMENT (PUD) 
 
This designation is intended for higher intensity developments in selected areas of the county where 
flexibility in development design and densities in order to protect sensitive areas, maximize public 
facilities or achieve other goals and policies of the master plan shall be encouraged.  PUD’s shall be 
implemented through development agreements approved by the county to fulfill the needs of the PUD 
concept plan.  The following items should be addressed in any plan amendments for Planned Unit 
Developments.  Planned Unit Developments may be considered in any rural or low density residential 
zone with approval of a Master Plan Amendment to PUD and a Conceptual Development Plan.       
 

 Conservation of natural resources 
 Land Use 
 Public facilities and Utilities 
 Parks and Open Space 
 Transportation, pedestrian and bicycle corridors 
 Community Design  
 Urban and Wildland Fire Protection 
 Emergency Services 
 Fiscal Impacts to county 
 Housing  
 Historic Resources 
 Rural neighborhood preservation 
 Habitat Conservation 
 Other requested information by the Planning Director 

 
 
These land use designations are graphically shown on the land use map contained in the back of this 
document in areas near existing communities. The county land use plan includes the locations of the 
individual communities and (with a few exceptions) is based on land use designations from the 1982 
Master Plan.  The county will be developing community plans for insertion into this master plan.  That 
process will identify land use districts in each community.  Land Use Maps will be updated at that time. 
 
WOODLAND RECREATION (WR): 
 
The purpose of this designation is for low density residential properties located in forested areas of 
Lincoln County.  These lands present unique challenges for public safety and wildland fire protection.  
These lands are primarily located in northern Lincoln County where limited public services or utilities 
exist.  This district is comprised of mostly public lands managed by the BLM or US Forest Service.  
However, scattered private properties exist and are used for vacation homes or second dwellings; 
some are located on patented mining claims.  Density in these areas should be limited to no greater 
than one dwelling per 5 acres unless planned unit developments are proposed.  Special requirements 
may be implemented requiring secondary access routes or adequate access for emergency providers, 
on site fire suppression standards, non-flammable building materials, or the creation of defensible 
space and siting standards for dwellings.  Primary uses in this zone include, agriculture, firewood 
collection, forest products industry, mining, recreation and other resource development activities.                          
 

Bedroc Exhibit page 0135



Lincoln County Master Plan September 2007 

Last printed 9/24/2007 12:58:00 PM  Page 45 of 80 

 
 

Table 16:  Zoning Classification and Master Plan Designation Consistency 
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OPEN SPACE N N N N N N N N N N N N N N N N N N N N Y N N 

PUD N N N N N N N N N N N N N N N N N N N N Y N N 
 

M- WITH CONDITIONS  Y- IS CONSISTENT  N- IS NOT CONSISTENT 
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Table 17:  Approximate Acreage by Land Use Designations  
 

 

Master Plan 
Designation Total Acres 

Residential 686,767.16 
Low Density Res 3,577.89 
Medium Density Res 299.43 
High Density Res  24.90 
Mobile Home Park 10.43 
Public Facility 1,357.95 
Schools 108.45 
Commercial 560.27 
L. Industrial 204.11 
H. Industrial 29,743.03 
Agriculture 60,756.64 
Public 00.00 
Parks/Recreation 18,679.52 
Rural Residential 4182.74 
Open Space 2412.90 
Woodland Recreation 1,289,645.44 
Planned Unit Development 6083.60 
Caliente 1,280 
Designated lands 2,105,694.46 
TOTAL: Private:         148,000 

Public:        6,668,000 
              Total:              6,816,000 
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TRANSPORTATION 
 
 
ROADWAYS 
 
Lincoln County’s circulation system consists of major highways, collector streets, local streets and 
mountain/rural roads.  County roads are improved and maintained by the Lincoln County Road Department.  
The department currently has 13 employees.  The Town of Pioche has supplemented this assistance with 4 
staff of its own and a $10,000 budget.  The county contains 1,800 miles of roads.  In the winter, the county 
plows ranch roads for school buses, as well as streets in Pioche, and east of Caliente toward Beaver Dam.  
Snow removal is needed approximately 4 to 5 times each year. 
 
There are two county garages, one in Pioche and one in Caliente.  While the county owns a wide variety of 
equipment, much of it is old and requires high maintenance costs.  The Lincoln County Regional 
Transportation Commission (RTC) should develop a capital improvement plan for road improvements.  
Current response is to address immediate problems based upon available funding. 
 
Major Highways 
 
Major highways are designed and constructed for the purpose of carrying vehicular traffic between 
communities and provide for the delivery of goods and services within the county.  
 
US 93 is a north-south arterial that connects Interstate 15 in Clark County with Ely, Wells and Idaho to the 
north and is known as the “Great Basin Highway”.  US 93 serves Alamo, Ash Springs, Crystal Springs, 
Caliente, Panaca and Pioche.  NV 375, renamed the “Extraterrestrial Highway”, connects US 93 at Crystal 
Springs with US 6 and Tonopah.  NV 375 serves the community of Rachel and connects to Tonopah in Nye 
County.  
 
NV 319 begins at US 93 approximately one mile west of Panaca and connects to Cedar City, Utah and 
Interstate 15.  NV 318 begins in the vicinity of US 93 at Crystal Springs and Hiko and connects to US 6 near 
Lund in White Pine County.  NV 318 creates a bypass for traffic traveling north and south that eliminates the 
US 93 stretch between Crystal Springs and Ely.  This bypass is of concern to Lincoln County because of the 
loss of potential business and tourism in Caliente, Panaca and Pioche.  Highway 317 from Caliente to Elgin 
was recently destroyed in the January 2005 flooding of the Meadow Valley Wash.  Reconstruction to this 
roadway is expected in 2008.  The county has proposed this highway be paved beyond Elgin to the Toquop 
Area where only a gravel roadway exists currently.  This roadway would provide the only direct access to the 
Toquop Planning Area from existing county communities. 
 
The county is also seeking a regional transportation and drainage plan from the Toquop Developers for the 
Toquop Planning Area to provide for a Bypass from I-15 corridor into the planning area and returning in 
Arizona to the east.  This study should be completed by November of 2007.  It will set forth standards and 
policies for all developers in the Toquop Area to follow in developing their individual traffic studies.  It will 
determine the primary roadways, approximate school locations, roadways standards and other necessary 
information to develop the Toquop Area a contiguous area while minimizing impacts on the City of Mesquite.  
A similar study is underway for an overall drainage plan in the Toquop Planning Area.     
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Collector Streets 
 
Collector streets provide for through traffic movement within a defined area and direct access to abutting 
properties.  They are designed to collect traffic and feed it onto highways.  Ingress and egress should be 
limited to allow for continuous flow of traffic and shared driveways should be encouraged whenever possible. 
 
Local Streets 
 
Local streets provide access from individual properties to collector streets and highways.  They are designed 
to serve local neighborhoods only and are not meant for through traffic.   These roadways may be either 
public or private depending on the location. 
 
Rural Roads 
 
Rural roads provide local access and generally require protection from erosion.  Many of these roads are 
maintained by Lincoln County but on a wide ranging schedule from twice a year to every five years.  
 
Private roads 
 
Private roads are designed for limited access to agricultural areas, private gated communities or where there 
is limited potential for future development based on zoning districts, landforms or other obstacles.  These 
roads are not maintained by Lincoln County.  (Table 18 shows the design standards for the different type of roads in Lincoln 
County.) 
 

Table 18:  Roadway Design Standards 
 

Roadway 
Type 

Right-of-
Way Paved Area Travel  

Lanes Parking Lanes DTV 

Major 
Highways 80’-120’ Variable 2-6 0-2 Up to-

45,000 
Collector 
Streets 60’-80’ 40’-44’ 2-4 2 Up to-

25,000 
Local 
Streets 60’ 36’ 2 2 Up to 

10,000 
Rural 
Roads 50’ Variable 2 0-2 Variable 

Private 
Streets  40’ 30’ 2 Variable Variable 

Source:  Lincoln County Building and Planning 
DTV = Daily Traffic Volume – Vehicles 

 
 

Bedroc Exhibit page 0139



Lincoln County Master Plan September 2007 

Last printed 9/24/2007 12:58:00 PM  Page 49 of 80 

GOAL TR-1. Improve, preserve and develop access within Lincoln County. 
 
Policy TR-1A. Develop and maintain a roadway capital improvement program, coordinated 

with the Lincoln County Regional Development Authority, the Lincoln County 
Regional Transportation Commission and the Nevada Department of 
Transportation and the City of Mesquite to ensure roads are constructed, 
coordinated, maintained and improved to county standards prior to dedication. 

 
Policy TR-1B. Lincoln County should oppose the re-designation of NV 318 to US 93. 
 
Policy TR-1C. Lincoln County should evaluate the feasibility of improving and extending a 

paved highway south from Caliente to the Toquop Planning area. 
 
Policy TR-1D. Discourage direct access on and off the highway to adjacent land uses to 

prevent congestion and accidents from vehicles entering and leaving the 
highway.  Frontage roads should be encouraged to provide safe ingress and 
egress.  Future access permits on highways and county roads should only be 
allowed after approval by the County or the Nevada Department of 
Transportation.  

 
Policy TR-1E Planned Unit Developments shall be designed to ensure connectivity between 

multiple developments and within developments. PUD’s will include provisions 
in their design for safe and efficient roadways, bicycle lanes and pedestrian 
routes and or trails.  Roadways will be sited to maximize the existing grades 
and contours of the natural landscape and reduce the amount of grading and 
filling needed to construct all roadways and trails.   

 
Policy TR-1F  Crossings of natural drainages shall be minimized and any bridges shall be 

designed to blend with the landscape and have a low profile. PUD’s will also 
consider the surrounding existing development and the rural nature of current 
neighborhoods.   

 
Policy TR-1G  Development requests will need to illustrate how their proposals roadways will   

minimize impacts on existing developed areas through design and other 
transitional development techniques. 

 
 Policy TR-1H Lincoln County should develop and adhere to consistent policy for the 

inspection, acceptance, and maintenance of road rights of ways and 
easements. 

 
Policy TR-1I  Existing subdivisions should be allowed to develop at a density supported by 

public health services and available water for the entire area and not based 
solely upon the original lot configuration or density.  Combining of non-
conforming lots may be necessary to meet public health concerns per the 
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zoning or building ordinances.  Studies may be required for a project for water 
delivery, waste water services, drainage, transportation, parks or other public 
amenities prior to the issuance of any building permits.   

 
GOAL TR-2 Promote the development of a coordinated roadway and addressing 

system.  
 

Policy TR-2A The county shall develop a roadway classification system to assess 
maintenance, ownership patterns and future construction needs.   

 
Policy TR-2B The county road department in cooperation with the Regional Transportation 

Commission and the county planning department shall develop a master plan 
roadway map to ensure future connectivity and public safety for new and 
existing development and to identify existing roadway/right of ways/ 
easements.  

 
Policy TR-2C The Lincoln County RTC shall review any large scale project to ensure proper 

connectivity throughout the project, the county or with adjacent jurisdictions. 
 
Policy TR-2D  Lincoln County shall develop an addressing system in coordination with 

appropriate groups.  Once developed, this data needs to be integrated into the 
county database and development permitting system.   

 
Policy TR-2E  Any addressing and roadway planning system shall be spatially based and fully 

integrated with the GIS system developed by the county and all relevant 
departments.  Any utility providers should provide the county with GPS data on 
conduits, valves, meters, easements or other appurtenances.  

 
Policy TR-2F Additional transportation facilities will be required for developments in both 

Coyote Springs and Toquop Planning Area.  Such facilities will include but not 
be limited to public facility sites, personnel, equipment and related 
infrastructure.  The county should work with developers to ensure that 
adequate public services can be provided for both residents and developers.     

 
Policy TR-2G  Lincoln County shall develop service boundaries for transportation services and 

facilities that are required based on density, local natural conditions, public 
safety needs and other factors deemed significant in providing a functional and 
safe roadway system. 

 
Policy TR-2H Lincoln County should pursue the conveyance of right of ways on public lands 

for roadways where the county has traditionally maintained, the public has 
used, or a need for such access may arise based on land use changes.                
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Policy TR-2I Lincoln County should require at least two distinct, non-connecting ingress 
/egress routes for any proposed land divisions.  These routes will provide for 
emergency access for wildfires, safe ingress and egress.  

 
Policy TR-2J Lincoln County Building and Safety Department shall review land division maps 

prior to review by the planning commission.  Emergency providers and the 
county road department should review and approve all land division maps only 
after adequate and functional access for their vehicles is provided as required 
in the NFPA and International Fire Code. 

 
  Policy TR-2K Lincoln should require the offer of dedication for right of ways for land divisions 

for any new or existing roadway or easements where more than three 
dwellings are located or where future roadways may be connected or extended 
to serve new development.  Easements may be allowed in locations where 
future development will be limited, not feasible or when easements are limited 
to utilities.  Lincoln County may accept dedications for roadways or floodway 
channels only after appropriate recording of document and maps and 
inspection and approval by the county.               

  
 
AIRPORTS 
The county airport is located in Panaca.  It has an uncontrolled paved runway with no commercial service.  
The Town of Alamo has a landing field that is being considered for upgrades for future use.  The county 
airport in Panaca also has plans for improvements in the near future.  Non-commercial airstrips serve the 
remainder of Lincoln County.    
 
RAIL SERVICE 
Lincoln County has no passenger service at this time.  The Union Pacific railroad passes through Caliente but 
there is no passenger or freight service.   There may be greater potential for commercial/industrial rail use in 
the future.  Meadow Valley Industrial Park is actively promoting the rail corridor and the parks’ location.  A rail 
corridor spur is being planned for the Toquop energy site.  This corridor should be utilized for additional 
economic development along its route.  Norcal/Crestline is proposing to use the UPRR corridor to import 
waste from California.  A new rail line is also being proposed through the county by the Department of 
Energy in conjunction with the Yucca Mountain project.  However, it does not appear that any accessory use 
of this corridor would be possible due to national security concerns of nuclear waste shipments.       
 
BUS SERVICE 
Lincoln County Transportation (a publicly-funded senior citizen bus) serves the county.  Occasional trips are 
made to both Las Vegas and Cedar City as well.  There is currently no other commercial bus service. 
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PUBLIC SERVICES, FACILITIES AND UTILITIES 
 
County services are provided by a variety of general and special purpose districts and private corporations.  
The county is the largest service provider, administering many services such as road maintenance  in close 
cooperation with town boards.  There is only one incorporated municipality, the City of Caliente.  It provides a 
full range of services except for law enforcement.  A variety of general improvement districts provide 
important public services such as water, sewer and fire protection at the local level.  These districts act 
independently of both the county and town boards and are summarized as follows: 
 

 Lincoln County Water District 
 Alamo Power District  
 Alamo Sewer-Water District 
 Lincoln County Hospital 
 Lincoln County Power District 
 Lincoln County TV District 
 Pahranagat Valley Fire District 

 Panaca Farmstead 
 Pahranagat Valley TV District 
 Pioche Fire Protection District 
 Panaca Fire District 
 Coyote Springs GID 
 Pennoyer Farms Cooperative 

 
Services provided primarily by the county are law enforcement, roads, hospital, and human services. The 
county also takes the lead in land use matters and has established a countywide planning commission.  To 
better coordinate the efforts of the Planning Commission and the Town Boards, the Lincoln County Planning 
Department was created in the Spring of 2007 to provide staffing and recommendations to the commission.  
Schools are a service provided countywide by the Lincoln County School District. 
 
Private companies provide communication services, power, and solid waste and propane services to area 
residents.  Mobile phone service is available in portions of the county through Verizon Wireless and Alltel.    
While each town may require different types or levels of services from the county, an effort to equalize 
county expenditures in each town is an issue.  The following sections provide an overview of the individual 
services currently provided by the county. 
 
GOAL PSF-1 Maintain adequate levels of county services and infrastructure as the 

county grows in population. 
 
Policy PSF-1A Lincoln County should coordinate the provision of services with population 

growth.  Provision of water, sanitary sewer, streets and highways and other 
public services and facilities should be concurrent with new development. 

 
Policy PSF-1B Standardize the provision of public services and facilities county-wide and 

develop improvement districts for community utilities. 
 
Policy PSF-1C Identify current capacity and short-term (5 years or less) needs for water and 

sewer services.   
 
Policy PSF-1D Subsequent parcel maps should be reviewed to comply with applicable 

subdivision improvements/requirements of Lincoln County. 
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Policy PSF-1E Require multi-family housing units of four units or more to hook up to 
community water and sewer systems when available. 

 
Policy PSF-1F Require commercial and industrial development to be connected to community 

water and sewer systems unless it can be demonstrated to the County 
Engineer that alternative services are adequate. 

 
Policy PSF-1G Planned Unit Developments shall be required to provide for adequate facilities 

for a wide range of county facilities including but not limited to locations for 
schools, parks, fire, EMS, law enforcement and other public facilities.  
Structures to house facilities will be required in areas not currently served by 
county services.  These sites should be centrally located and include campus 
style design to increase efficiency of operations and quality of service. 

   
Policy PSF-1H Master Development Agreements shall be used when coordination between 

developers/landowners is necessary to adequately plan for the phasing and 
funding of public services, infrastructure, or planning of development activities.   

 
Policy PSF-1I Lincoln County may require a fee for the planning, engineering and other 

studies needed to adequately address a comprehensively planned master 
infrastructure for the Toquop Planning Area.  Such fees will be offset by any 
contributions made by individual parcel owners/developers (A-J) who provide 
in-kind funding, facilities or other preliminary studies for the entire Toquop 
area. Fees may be based on land area of parcels, benefits to future 
development, or site specific conditions borne by specific land owners. 

 
   Policy PSF-1J Lincoln County should develop a fiscal impact analysis and capital improvement 

plan to address aging, inadequate and unsafe facilities.  These studies should 
account for future public service needs countywide.  The study would outline 
costs/revenues to the county for future development and the expectations for 
current developers to assist in these needs. Strategic planning should also be 
conducted with the board of commissioners and elected officials to determine 
future operational needs and overall direction of county policy.          

 
 
GOAL PSF-2 Maintain existing schools and provide for new schools as the need is 

identified. 
 
Policy PSF-2A The County should coordinate with the School District to determine both short 

and long-term needs concerning classroom space and construction of new 
facilities. 

 
Policy PSF-2B Future school sites should be identified and dedicated in PUD’s to ensure 

adequate land and facilities for all levels of education.      
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Policy PSF-2C The county shall pursue residential construction taxes, developer funding, or  

bonding efforts in conjunction with developer contributions to construct new 
schools and parks for the Coyote Springs and Toquop Planning Areas.   

 
Policy PSF-2D New schools shall be of the scale and quality of existing county schools to 

provide for rural education in higher density settings.  Any new schools shall 
meet the policies for Lincoln County School District plans for expansion..   

 
GOAL PSF-3  Ensure that medical services are accessible to all residents. 
 
 
Policy PSF-3A Provide adequate health facilities for the residents of Lincoln County. 
 
Policy PSF-3B Lincoln County should work cooperatively with the Lincoln County Hospital 

District towards acquiring and maintaining qualified medical personnel to meet 
the demands as the county experiences growth.     

 
Policy PSF-3C   Services should be provided for seniors that include active and passive 

activities as well as structured educational opportunities.     
 
Policy PSF-3D Develop a social services and public health plan for Lincoln County. 
 
GOAL PSF-4 Development Agreements shall be used for new development in the 

Toquop and Coyote Springs planning Areas.  
 
Policy PSF-4A   All public facilities, services and related infrastructure occurring in the Toquop 

and Coyote Springs Planning Area or other future undeveloped areas not 
readily served by county services shall require the coordination, proportional 
cost sharing and agreement from all developers/owners of the township or 
planning area to plan for and develop necessary supporting facilities, services 
and sites and facilities through a master area development agreement.   

 
Policy PSF-4B   Development shall not occur until such an agreement to provide for public 

needs is met and agreed upon by the county and developers.  The county may 
require future owners to contribute to the items listed above through a levy, 
exaction or special district assessment. 

 
Policy PSF-4C County health care facilities and sites should be provided in conjunction with 

other similar county services in the Toquop and Coyote Springs Planning Areas.    
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WATER/SEWER  
 
Water and sewer is provided in the developed portions of Lincoln County by the county, a public utility or 
General Improvements District.  Service to outlying areas is by septic and well and on an individual basis.  
The Coyote Springs and Toquop planning Areas will both be served by GID’s for sewer and water services.   
 
 

Table 20:  Water & Sewer Capacity 
 

Town Water 
Hookups 

% Capacity Sewer Hookups % Capacity 

Pioche 350 50 325 75 
Panaca *339 75 292 50 
Alamo 300 50 *225 res/26 com **95 

Source:  Lincoln County Public Works, 2006 
*Note:  Only Alamo breaks out residential and commercial sewer hookups. 
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LAW ENFORCEMENT 
 
Two agencies; the Lincoln County Sheriff’s Department and the Nevada Highway Patrol provide law 
enforcement in Lincoln County.   
 
Lincoln County Sheriff’s Department 
 
The Lincoln County Sheriff's Department provides police protection to the unincorporated portions of the 
county, including the towns of Pioche, Panaca and Alamo and the City of Caliente. The Sheriff’s Department, 
located in the County Correctional Facility operates, and maintains the jail, which can hold over 50 prisoners, 
and a communication network. There is a substation in Alamo. There are a total of 20 employees, including 
the sheriff and a captain, 11 patrol officers, 4 full time jail monitors/dispatchers and 2 part time jail 
monitors/dispatchers, and 1 secretary.  The county provides the countywide planning and financing for law 
enforcement.  Equipment includes a patrol car for each patrol officer, the sheriff and captain, a jail van for 
transporting prisoners; 2 pickup trucks, one unmarked vehicle and 6 four-wheel drive vehicles.  
 
The problems identified by the County’s Sheriff Department are related to the size of the county and lack of 
patrol officers to respond to calls.  There are no patrol officers to serve on a graveyard shift, making it 
necessary for employees to be on call during these hours.  The 911-response system needs enhancement.  
Another problem is communication from one end of the county to other.   Recent funding agreements 
between the county and BLM will provide for one additional officer to assist law enforcements efforts on 
public lands.  The projected needs over the next 5-10 years are: 
 
Human Resources 

 Add 5 more dispatchers and 3 secretarial positions. 
 Not including expanding the detention center, 2 additional detention officers, 2 detention 

supervisors and 2 detention transportation officers. 
 2 patrol investigation/detective positions. 
 2 patrol supervisor positions 
 2 patrol deputy positions 
 6 patrol positions for Coyote Springs and Toquop each and 2.5 deputies/1000  thereafter. 
 Join the narcotics task force and supply one narcotics investigator position.   
 Addition of bailiff/civil service officers. 

 
Equipment 

 2 additional microwave radio sites. 
 Upgrade dispatch console and 911 center (priority 1) 
 Supply power to Alamo microwave site. 
 2 additional detention transport vans 
 Replace all patrol vehicles and equipment upon reaching 80,000 miles. 
 Present patrol fleet of 11 vehicles will increase to 24 patrol vehicles and equipment necessary plus 

5 reserve vehicles (reserve vehicles will be vehicles unsold in excess of 80,000 miles.) 
 1 crime scene investigation vehicle and equipment. 
 2 dual purpose police canines 
 AFIS machine for Alamo (finger printing machine) 
 Additional computer work stations for new officers. 

 
 SOURCE:  (Lincoln County Sheriff’s Department, 2006) 
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Nevada Highway Patrol 
 
The Nevada Highway Patrol is primarily responsible for maintaining the public safety and law enforcement on 
Lincoln County highways.  Currently three officers patrol the county and assist the county and city when 
requested.  Future needs depend on whether or not Yucca Mountain is approved for high level nuclear waste 
storage.  If approved, a substantial increase in officers and equipment will be needed to patrol the county 
due to an increase in traffic.  At the current rate of growth, an additional 2 patrol officers are needed along 
with two additional vehicles over the next 5-10 years.  
 
GOAL PS-1 Ensure that adequate law enforcement services are accessible to all 

residents. 
 
Policy PS-1A Lincoln County should update its 1999 Emergency First Response and Medical 

Emergency Enhancement Plan. 
 
Policy PS-1B Lincoln County should ensure that adequate professional and volunteer staff is 

available and trained to handle a wide range of emergency contingencies. 
 
Policy PS-1C Lincoln County should pursue a wide range of funding sources to improve and 

modernize its emergency response capabilities. 
 
Policy PS-1D Lincoln County law enforcement and emergency providers should participate 

with the development of any addressing system developed for the county. 
   
Policy PS-1E Response time and service boundaries should be evaluated for Lincoln County 

through the use of GIS to develop an emergency response database system 
that is accessible to appropriate county personnel. 

 
Policy PS-1F Lincoln County law enforcement and emergency services officials should assist 

in the identification of public safety needs including but not limited to;  
facilities, locations, sites, staffing, equipment and training that will be necessary 
for the Toquop and Coyote Springs Planning Areas and the BLM disposals near 
existing communities.   

  
Policy PS-1G The County should pursue a new justice facility in Pioche for law enforcement 

personnel, court activities, holding facilities and juvenile detention.  This facility 
would alleviate space planning needs for other county offices to meet future 
facility demands.  Such a facility could also be used for the temporary 
detention of juvenile offenders prior to transfer.          

 
Policy PS-1H Law Enforcement facilities, staffing and equipment should be dedicated 

through the development agreements signed with developers of Planned Unit 
Developments.  Fiscal impact analysis required as part of the development 
review process for PUD’s should consider the costs to the county of for 
providing these services in remote portions of the county to be developed. 

Bedroc Exhibit page 0148



Lincoln County Master Plan September 2007 

Last printed 9/24/2007 12:58:00 PM  Page 58 of 80 

 
 
FIRE PROTECTION  
 
Fire protection is provided primarily by volunteer fire departments located in the communities of Pioche, 
Panaca, Caliente and Alamo.  Equipment in communities needs upgraded and qualified training is an on-going 
challenge.  The Bureau of Land Management also provides fire protection capabilities for wild land fires.  
Firefighters are seasonal and the Bureau of Land Management maintains cooperative agreements with the 
local jurisdictions of Lincoln County. 
 
Fire services will be provided in both Toquop and Coyote Springs Planning Area through fire/ambulance 
districts with start-up facilities, equipment and staffing through contributions of the developers.  
 
Community Wildfire Assessments were conducted by Resources Concepts Inc in 2002.  The recommendations 
from these studies should be utilized in land use planning activities.  A new land use district has been created 
for the master plan map to highlight special development and fire suppression needs for the county’s urban 
interface areas such as Pioche, Ursine and Mt. Wilson. 
 
 
Policy PS-2A Fire safety standards should be developed to minimize introduced fire risk from 

new development, ensure adequate access for fire suppression vehicles, for 
both structural and wildland fires, and consider appropriate fire resistant 
building materials and landscaping materials.    
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EMERGENCY MANAGEMENT 
 
The Lincoln County Emergency Operations Plan has been recently updated and includes chapters on 
“Planning Situations and Assumptions”, “Pre-Disaster Planning” and “Disaster Response and Recovery 
Activities”.  The goal of the plan is to protect life and property in Lincoln County during and after an 
emergency.  The plan creates an operational system that the county can use to adequately prepare for, 
respond to, and recover from major emergencies and disasters.  The plan identifies the responsibilities of 
local, state, federal and private agencies required to deal with the four phases of emergencies; preparation, 
mitigation, response and recovery. 
 
The public safety, public works and public health agencies of Lincoln County can handle the great majority of 
emergencies that arise.  These situations are handled under standard day-to-day operating procedures.  
When emergencies strain the response or management abilities of the normal response agencies, a smooth 
transition to a system of major emergency or disaster management is outlined in the Emergency Operations 
Plan. 
 
The Federal Emergency Management Agency (FEMA) provides emergency management services through a 
local county coordinator.  Activities include providing training to the local community ambulance and fire 
service volunteers.  Hazardous material training is a major focus of FEMA's efforts.  A need for improved 
communications and equipment is a major concern, given the miles of county highways and remoteness of 
the area. 
 
Lincoln County is currently developing a site addressing system county-wide.   The new system should be 
completed in the Spring of 2008.  It will be based on a grid network and compliant with Phase II E-911 
services.  The planning for the new system has been coordinated with adjacent jurisdictions to avoid 
confusion in emergency responses and will be the first official site addressing system for the county.    
 
 
AMBULANCE/MEDICAL SERVICES 
 
The Grover C. Dils Medical Center provides primary emergency room services.  Critically ill persons are 
stabilized and transported to Las Vegas or St. George Utah for more advanced treatment.  The hospital 
maintains six beds, one physician, eight registered nurses, seven nurses’ aides, four technicians and two 
LPN's.  Medical clinics are also maintained in Caliente and Alamo.  Volunteers provide ambulance and 
emergency medical services either in conjunction with volunteer fire departments or as an independent 
ambulance association.  There is a problem with response time to outlying areas because of the geographic 
distances.  Ambulance service is available throughout the county but ambulances are only based in Alamo, 
Caliente and Panaca. 
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SCHOOLS 
 
The Lincoln County School District serves all of Lincoln County. There are two high schools, two middle 
schools and four elementary schools.  In addition, the Nevada Girls Training Center (C.O. Bastian) is located 
in Caliente.  While this is not part of the Lincoln County system, the county provides teachers.  The following 
tables show student enrollment by grade and school. 
 

Table 19:  2006 School Enrollments 
 
SCHOOLS Pre-K Kindergarten Elementary Middle/High 
Pioche ES 2 9 74  
Panaca ES 2 12 96  
Caliente ES 7 14 110  
Pahranagat Valley ES 10 21 84  
Meadow Valley MS    74 
Pahranagat MS    54 
Lincoln County HS    186 
CO Bastian HS    145 
Pahranagat Valley HS    82 
Total 21 56 42 541 

 
 

Several new schools have recently been built in Lincoln County.  A new high school was built in 2000 to 
replace the one in Panaca.  A new Elementary School was constructed in Pioche in 2000.  Continued growth 
in the Pahranagat Valley region will require the addition of another elementary school within the next 10 
years.  The above construction schedule is based on a goal of 23 students per teacher.  At this time there is 
enough space for an additional 50 students.  A rapid change in population growth will exceed the capacity of 
the school system and accelerate the need for new facilities. 
 
Financing new schools is through bonds.  To supplement this source of funding, the school district is applying 
for assistance from the state school construction fund using projected sales tax revenues.  As in all small, 
rural counties, the school district is cautious in expending funds for construction while trying to avoid a crisis 
due to sudden increases in student age population.  The school district has been actively involved in 
identifying new school sites and policies for the Coyote Springs and Toquop areas.  The district wants to 
ensure that schools reflect the values of county residents with small-scale education facilities being the 
model.
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COMMUNITY SERVICES 
 
 
HUMAN SERVICES 
 
The county and local churches are the two main providers of human services.  The range and level of 
services available is generally minimal as county residents rely on and value informal assistance provided by a 
network of family friends or church.  Incidents of arrests, for example, tend to be low as police and sheriff's 
officers are able to deal with many cases informally without taking them through the court system.  Human 
service programs concentrate on senior citizens and the handicapped.  There is also a Housing Authority that 
provides some low income housing units.  The county acts as a clearinghouse for several programs, 
contributing limited funds in some cases. 
 
Lack of funding hampers many programs including the transportation/van system, the Retired Senior 
Volunteer Program, seniors' nutrition program, low income energy assistance, weatherizing and minor home 
repair programs.  As federal funding assistance is reduced, these needs will be increased. 
 
LIBRARY 
 
The county library system serves the entire county primarily in conjunction with the school district.  Branch 
libraries are maintained in Pioche Caliente and Alamo, and are managed by a library board.  Books are 
circulated between branches and a bookmobile serves the outlying communities on a regular basis.  
Additional space is needed in most branch locations in the near future.  New development should provide 
locations for expansion of the public library system. 
 
SOLID WASTE 
 
Solid waste disposal is provided by a private contractor to the county.  A second contractor (western Elite) 
provides recycling services for construction and demolition debris.  A landfill is located approximately 20 miles 
east of Panaca at Crestline and provides for all the solid waste needs in the county.  Transfer stations are 
located throughout the county including Caliente, Panaca, Alamo, Pioche, Eagle Valley, Hiko and Rachel.  The 
county is currently negotiating with Norcal, the sole county franchisee, for a long term contract to import solid 
waste from Los Angeles.  The county waste management ordinance and solid waste plan is also being 
updated.  Efforts for recycling in the county specified in the 2000 Lincoln County Solid Waste Management 
Plan have not been implemented.   
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GOAL SW-1  Increase the economic benefits to county residents from waste 
management activities in the county.    

 
 

Policy SW-1A Lincoln County should explore methods of increasing revenues and services of 
the Crestline landfill.  

 
Policy SW-1B Recycling, composting and yard debris plans should be developed within the 

county on a measured basis and based upon adequate material stream and 
market opportunity.   

 
Policy SW-1C Innovative ideas should be explored to allow the county to collect and 

transport recyclables to markets in either Utah or Nevada locations.     
 
Policy SW-1D Revenues from landfill operations should be used to offset trash collection fees 

for residents and for developing recycling programs county-wide.   
 
Policy SW-1E Increased waste stream and associated revenue from outside sources should 

be utilized primary to improve waste management services, landfill, diversion 
and recycling efforts. 

 
Policy SW-1F Value added industries should be explored by the county to utilize portions of 

the waste stream for fuel production, biomass, re-use of building materials or 
other waste stream materials.  Any agreements related to solid waste disposal 
in the county should allow for small businesses to pursue these industries not 
being pursued by the landfill operators.         

 
Policy SW-1G Lincoln County should pursue waste transfer locations as RPP lands from BLM 

for the transfer of waste and recyclable from new developments in the county.   
 
Policy SW-1H The 2000 Lincoln County Solid Waste Management Plan should be revised and 

incorporated into the county master plan.   
 
Policy SW-1I All solid waste facilities should operate under a conditional use permit which is 

reviewed at least every 5 years. 
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 RECREATION, PARKS, TRAILS AND TOURISM 
 
Lincoln County has a wealth of natural resources to be enjoyed by its residents and visitors.  Open space in 
which to recreate is an important resource for the county.  The Lincoln County Master Plan promotes 
recreational/open space resources for current and future residents of the county. 
 
Since approximately 98% of the county is public land, state and federal agencies are charged with their 
management.  There are numerous sources of information that highlight these recreational resources (e.g. 
State Parks brochures, BLM and US Forest Service maps, National Wildlife Refuge publications, hunting 
license information, etc.).  The key is coordinating this information into a single source that provides a 
comprehensive listing of the opportunities in Lincoln County.  This process will attract visitors to the area and 
promote the area’s resources to the outside. 
 
Residents of the county enjoy a multitude of recreational activities throughout the county.  Remote areas as 
well as those close to communities have much to offer.  “In-town” opportunities include 
equestrian/pedestrian/bike trail connections between key points within and through communities and also 
between communities.  This system of trails can link together schools, parks, community centers and public 
lands.  Hunting and fishing is a valued experience that many residents enjoy.  Camping and off-highway 
vehicle uses are others. 
 
A way in which the county’s recreational resources can be promoted both to the outside world and the local 
community begins with an “opportunities inventory” which should be developed.  Such an inventory should 
include: 
 

 Riparian corridors And wetlands 
 Lakes and playas 
 Sensitive or endangered species habitat 
 Trails, trailheads, abandoned railroad rights-of-way, utility corridors and easements 
 Undeveloped and developed camp grounds 
 Significant wildlife habitat and wildlife migration corridors 
 Unique visual and scenic areas, view sheds, scenic vistas, vista points and scenic roadway 

corridors and back country byways 
 Visually important ridgelines, hills, mountains, rock outcroppings and canyons 
 Historic and prehistoric cultural resources 
 Camping, hunting and fishing opportunities 
 Off-highway vehicle areas 

 
There are no public recreation programs outside of the schools.  Various volunteers and interested 
participants organize competitive leagues and provide activities.  Each community has park facilities and 
residents also use the school facilities.  Both Panaca and Alamo have received additional land from the 
Bureau of Land Management for park purposes.  Caliente and Pioche have outdoor swimming pools.  Every 
community has lighted ball fields.   
 
There is a lack of money and programs to provide activities for adults of all ages.  As with most small 
communities, financial resources are limited and the critical numbers of people to support recreational 
facilities are non-existent.  Volunteer contributions and self-help programs dominate and indoor facilities are 
limited to availability of school facilities.  The lack of critical population numbers also inhibits commercial 
recreational activities, such as movie theaters or bowling alleys or other for-profit facilities.  A role for the 
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Lincoln County Regional Development Authority is to list by priority the types of recreational facilities desired 
by residents of Lincoln County and encourage private investors to develop some of the facilities. The county 
is receiving funding through the Southern Nevada Public Land Management Act to improve a variety of parks 
and community facilities throughout the county. 
 
 
GOAL RT-1 Increase tourism in Lincoln County. 
 
Policy RT-1A Lincoln County should continue to work with the Nevada Division of State Parks 

and other appropriate agencies to promote recreational opportunities. 
 
Policy RT-1B Lincoln County should expand its website to promote tourism opportunities in 

the county. 
 
Policy RT-1C Lincoln County should diversify its existing outdoor recreation opportunities. 
 
Policy RT-1D Lincoln County should develop a “recreational opportunities inventory” that 

highlights the wealth of natural assets found in the county 
 
Policy RT-1E Lincoln County should coordinate with BLM and the regional economic 

development authority for the planning, use and expansion of the Silver State 
Trail to maximize the use and economic benefits to the local economy.      

 
GOAL P-1 Increase and improve community parks and facilities in Lincoln 

County. 
 
 
Policy P-1A Lincoln County should explore future funding opportunities from the Southern 

Nevada Public Lands Management Act and other sources to improve and 
expand its community park facilities. 

 
Policy P-1B New developments in Lincoln County shall provide safe and accessible park 

facilities commensurate with national standards.  Facilities should be based on 
the needs and demographics of the local population to serve age appropriate 
age groups and to plan for future demographic changes.   

 
Policy P-1C Existing park facilities need to be updated to meet current park safety 

standards and provide incentives for families to locate to Lincoln County. 
 
Policy P-1D Proposed park facilities should be connected to pedestrian walkways or trails 

throughout the community to avoid vehicle use.   
 
Policy P-1E A wide range of parks and recreation activities should be developed based on 

resident surveys or specific requests. 
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Policy P-1F A parks and recreation plan should be developed in conjunction with the 
county master plan to identify opportunities for parks, facilities, trails, 
recreation centers, and other health related facilities to make Lincoln County an 
attractive place to relocate for families. This plan should be coordinated with 
land use plans, public lands plans and tourism and chamber of commerce 
groups.     

 
Policy P-1G Lincoln County should pursue community park improvements, community 

centers to serve a wide variety of needs, and operation and management 
revenue and the addition of new parks in each of the established towns.    

 
Policy P-1H  New subdivisions should be required to provide for dedicated lands for future 

public uses including but not limited to; parks  trails and open space,  
dedicated floodways and government facility sites.  This area will not include 
roadways or other utility easements.  The total acreage of lands for all projects 
will be determined through future planning efforts by the county. 

 
 

GOAL P-2 Develop bicycle and walking trails connecting our public facilities to 
residential areas. 

 
 
Policy P-2 A  Lincoln County should support creating bikeways between schools, parks 

residential and commercial areas.  
 
Policy P-2 B  Lincoln County should develop bike plans for each community. 
 
Policy P-2C The County should support trails and other activity programs to provide 

healthy, youth activities and exercise and help address childhood obesity. 
 
Policy P-2D  Community plans in Lincoln County should be including pathways, pedestrian 

ways, and bikeways in their plans as an alternate form of mobility.   
 
Policy P-2E  The county should seek state and federal funds for the planning and 

construction of bikeways and paths. 
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FIGURE 5: TOWN OF ALAMO- PROPOSED LAND USE DESIGNATIONS  
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FIGURE 6: TOWN OF PANACA- CURRENT LAND USE DESIGNATIONS 

 
 

 
 

Bedroc Exhibit page 0158



Lincoln County Master Plan September 2007 

Last printed 9/24/2007 12:58:00 PM  Page 68 of 80 

FIGURE 7: TOWN OF PIOCHE- CURRENT LAND USE DESIGNATION 
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FIGURE 7:  RACHEL PLANNING AREA PROPOSED LAND USE DESIGNATIONS  
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FIGURE 8: LARGE PROJECT REVIEW PROCESS 
 
 
 

Bedroc Exhibit page 0161



Lincoln County Master Plan September 2007 

Last printed 9/24/2007 12:58:00 PM  Page 71 of 80 

 
ALAMO COMMUNITY PLAN 
 
 
The Pahranagat Valley is located in south-central Lincoln County.  The north-south valley is about 40 miles in 
length.  Bottomlands are primarily pasture lands with some cultivated crops and mature cottonwoods shading 
much of the irrigated corridor.  The verdant valleys have been used for agricultural production since the first 
pioneers settled the valleys over 120 years ago and are still a vital part of the livelihood for many families.   
Upland benches extend from the valley floor to the foothills of the surrounding ranges.     
 
Alamo is located east of the Nellis Air Force Base Test Range and the Sheep national Wildlife Range.  At the 
south end of the planning area the Pahranagat Valley Wildlife refuge straddles the valley with a series of 
lakes and recreational opportunities for outdoor enthusiasts.  This location is only 15 miles from the North 
end of the Coyote Springs Planning Area.  On the north end of the Pahranagat Valley State Highway 375 
traverses ranges to the west and the Town of Rachel 36 miles away. 
 
In addition to the town of Alamo there are other settlements along the valley such as; Ash Springs, Crystal 
Springs and Hiko.  Based on Lincoln County and the State demographer’s data for 2006 of the estimated 
4400 residents in Lincoln County, approximately 1000 people reside in the PV Planning Area. 
 
The Alamo Community Plan designates a planning area by which goals and policies will be developed to plan 
for anticipated growth in southern Lincoln County and to retain those characteristics which are favorable.  
While the Alamo Town Board only advises the county commission on issues within the town limits, a 
committee designated by the town board will assist in the development of the area plan for the entire valley.  
The town itself is proposing an expansion into nearby lands to ensure that services will be available and that 
growth can be managed in both intensity and location. 
 
This committee has been meeting monthly for the past year.  Topics that have been discussed have included, 
land use, conservation, community facilities, utilities, agricultural lands, community values, housing 
opportunities, employment, the airport and public services such as schools.                            
 
Need for Community Plan Update 
 
The Pahranagat Valley is the closest community in Lincoln County to Las Vegas and Clark County.   Recent 
growth pressures outlined in the master plan indicate that these growth pressures are likely to spill over into 
this area.  This proximity to growing area has increased the demand for housing, jobs and other commercial 
services in the area.  The Coyote Springs development project located just 40 miles from the Town of Alamo 
could have an impact on the land base of this small rural community.   Local residents are anxious about 
possible future changes to their community and the rural lifestyle it affords.  Likewise, many young people 
leave the area due to the limited opportunities for employment and family housing.  
 
The last update to the Alamo Land Use Plan was made in 1993.  However, this plan was never formally 
adopted by Lincoln County.   The last adopted community plan dates to 1983 during the MX missile proposals 
era.  The town lacks policy guidance in its decision making to move forward into the future.  There have been 
proposals for town expansion, growth management controls and other improvements to the Town.  The 
purpose of this update is to provide a measured roadmap into the future for an area and its people now 
facing uncertainty.           
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The Alamo Industrial Park lands will be sold to both Lincoln County and other private developers starting in 
the spring of 2008.  A direct sale to Lincoln County will occur in late 2007 for lands slated for industrial and 
commercial uses.  A second parcel will be available a month later for public auction for residential uses.  Two 
other parcels will be made available after the BLM Ely Resource Management Plan is made final in 2008.  At 
least one manufacturing firm has expressed strong interest in acquiring land for a manufacturing plant.  The 
County is also working with local utility providers and improvement districts to provide water, sewer and 
electrical services to this location east of Hwy 93 from the current Town site of Alamo.       
 
The Town of Alamo has expressed interest in developing the residential portions of the land area as a 
planned unit development as opposed to traditional tract subdivisions.  The county will be developing this 
ordinance for its use in several of its towns countywide.  Such an ordinance offers flexible and potential cost 
savings in development while clustering developing and providing other public amenities such as trails, parks, 
open space and community facilities.      
 
The Town of Alamo has recently been awarded substantial grant funding to improve its community parks.  
Yoppsville Park, the rodeo grounds and the community park will be renovated with new facilities. Other 
proposals have been made by the Pahranagat Valley Wildlife Refuge managers to the south for a valley trail 
system utilizing old highway rights of ways and other future public lands to be released in the future by BLM.             
 
While many of the residents of this verdant valley hail from original settlers of the valley, there are many new 
people looking at this area for either an escape from the city, a better place to raise their children or to plant 
roots in a new place.  No matter the future makeup of this community, this plan could provide valuable 
insight into keeping this valley a desirable place to live.    
 
The following polices have been developed to guide future growth within the Pahranagat Valley.  
 
 
CONSERVATION/ ENVIRONMENT/NATURAL RESOURCES 
 
The Town of Alamo is situated amid the Pahranagat Valley and within the White River Basin.  Existing land 
use is primarily rural residential, agricultural and low to medium density development closer to the Town of 
Alamo.  The valley ranges in size from 2-3 miles width on the south end to 6-7 miles to the north.  The 
landscape setting is comprised of three types included upland hills, bench lands overlooking the valley and 
valley itself.  Vegetation ranges from mixed Mohave/Great Basin plants in the higher elevations to 
Cottonwoods and pasture in the valley.  Washes are commonly found running from the east or west towards 
the river basin.  These washes coupled with the valley itself present challenges for land development due to 
floodplain areas and potential for flash floods from the hills towards the community.  
 
Residents of the valley have long considered the protection of the valley lands very important to the 
community identity of the entire valley.  A greenbelt concept has been around since 1982 with the creation of 
the first town plan.  Recent proposals have gained the support of the county for designation of scenic byway 
status along Highway 93 from Hiko to south end of the valley.            
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GOAL AL-CN-1  Conserve natural areas of the Pahranagat Valley.    
 

1. Maintain open space corridors, trail and access and protect from development. 
2. Identify and protect floodways from development through proper site planning. 
3. Require drainage studies/improvement mitigation for new developments located within traditional 

floodways or mapped flood zones.  
4. The “P” mountain hillside above proposed disposal areas should remain free of development.  
5. Work proactively with Lincoln County to implement the Southeast Lincoln County Habitat 

Conservation Plan to minimize unforeseen impacts to both special habitat areas and private property.     
 
GOAL AL-CN-2  Maintain agricultural operations as an integral part of the valley 

economy and identity.    
 

1. New homes in the agricultural district will be sited to minimize impacts to farm operations.    
2. New parcels in the agricultural district will have a minimum lot size of 10 acres. 
3. Limit new residential growth in agricultural areas. 
4. Maintain and protect the greenbelt of the Pahranagat Valley. 

 
GOAL AL-CN-3  Consider proposed land uses against impacts to natural areas.  
 

1. Maintain 1 unit /10 acres for all new parcels in 100 year flood plain. 
2. Planned unit developments should provide 25% open space/public areas. 
3. New land divisions will be designed and mapped to maintain the greenbelt. 
4. Proposed BLM disposal parcels with a PUD designation must be master planned   (Conceptual 

Development Plan) by patentees as a whole (based on size of parcel at time of sale) to identify 
infrastructure, public dedications and other public needs prior to further land divisions.   

 
GOAL AL-GM 1 Population growth and community needs 
 
The Town of Alamo is keenly aware of its proximity to the growing Clark County region.  Many residents of 
the valley and the Town Board have supported growth management measures to ensure proper planning is 
done prior to a large change in the development of the valley.  At the same time there is an understood need 
for economic expansion in the area.  Many young people in the valley are forced to move away for better 
opportunities due to the lack of work and housing.  The town is limited in terms of commercial or industrial 
operations.  Many residents conduct their shopping to the south due to the limited retail options in the valley.  
The following policies have been developed to provide guidance for future development.   
 

1. Provide for a managed growth pattern in the Alamo Area. 
2. Provide services for expected retired or family population. 
3. Improve health care services and facilities in the area. 
4. Develop growth management strategies to ensure for measured growth. 
5. Providing opportunities for youth retention of local residents. 
6. Develop school to work programs with the local school system. 
7. Require contributions from developers for public utilities, public facilities, schools, transportation 

improvements or other community services that will be impacted by proposed growth. Consider both 
operating and long term capital facility costs. 
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ECONOMIC VITALITY/OPPORTUNITIES  
 
GOAL AL-GM 1 Encourage new, diverse commercial and industrial ventures. 
 

1. Enhance commercial districts both downtown and along Hwy 93. 
2. Attract tenants for industrial park and other commercial properties. 
3. Increase diverse employment opportunities for current residents. 
4. Developing a portion of industrial park site as commercial frontage area including a town center 

(visible business district in the industrial park parcel) 
5. The industrial park should be site planned by the county prior to ensure a variety of parcel sizes for 

new industry and adequate access and infrastructure. 
6. Consider developing a farmers market with locally grown products. 
7. Try to attract ancillary services that could serve the Coyote Springs development. 
8. Promote employment with wage levels sustainable for families. 
9. A commercial frontage area shall be designated for the Industrial Park Parcel A. 
10. BLM should provide lands to Lincoln County for the Alamo Industrial Park. 

  
LAND USE/ GROWTH ISSUES/ DISPOSALS  
 
An analysis of the land base was conducted in April of 2007 for both the Town of Alamo and the greater 
Pahranagat Valley.  Data was collected from the Lincoln County Assessor’s Office for this purpose.  
Approximately 1100 acres of land are located within the Alamo Town limits. Based on state demographers 
figures for 2006 there are 432 residents in Alamo.  The tables below highlight current lands in private 
ownership and account for BLM land disposals.  Assumptions for density were made at 1 unit/10 acres for 
agricultural lands and 3 units/acre for low density residential lands.  These calculations included all existing 
private lands.   
 
 

Table 21:  Pahranagat Valley Maximum Density  
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Vacant 157 28% 518  
Single Family 140 25% 462  
Multi Family 24 4% 120  
Commercial 110 20%  0 

Industrial 18 3% 0 
Rural 48 9% 144  

Utilities 57 10%  0 
Private Acres 554  1244 

BLM Disposals 4426  13278 
Total Acres 700 Population 14522 

Table based on Lincoln County assessment data. 
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GOAL AL-LU 1 Focus development and densities in appropriate areas. 
 

1. BLM disposal lands should be released on the east side of Hwy 93 prior to the west-side.   
2. Low residential density lands should be 3du/ acre maximum gross density. 
3. Medium density lands may allow for up to 5 du/ acre maximum gross density.  
4. The town will manage growth through the BLM disposal process and policies for smart growth.  
5. BLM disposal lands shall be pursued and released in varied acreages after zoning is in place. 
6. Commercial lands should be improved and expanded along the Hwy 93 corridor.  
7. The Town of Alamo will review all future land use proposals in the Pahranagat Valley Fire District. 
8. All future zone changes should adhere to the master plan land use map. 
9. All lands developed on the east side of the valley (new disposal areas) shall be reviewed as Planned 

Unit Developments with development agreements. 
10. Encourage a mixed housing product in new residential developments such as town homes, duplexes, 

four-plexes, single family dwellings and rural estate homes. 
11. Westside residential development should be at a lower density per the land use maps than eastside 

PUD or low density residential areas.  
12. New development is limited to the public utilities that are currently available. 
13. Develop phased community reserve areas for BLM disposal lands in a measured and predetermined 

disposal pattern based upon available infrastructure. 
 

GOAL AL-LU 2 Protect agricultural areas from urban development. 
 

1. Consider using a transfer of development rights program for keeping development out of the 
agricultural lands and up on the bench lands.  

2. Site plan reviews may be required for all non–farm development in agricultural zones with to protect 
primary uses in the zone.     

3. Growth should be limited in the agricultural areas of the valley to the densities of the land use map. 
4. Encourage distinct communities at spaced locations along Highway 93. 
5. Protect greenbelt area from development. 

 
 
The greater Pahranagat Valley is comprised of approximately 14,000 acres of private lands.  Of those nearly 
6600 acres are in agricultural use.  County records indicate there are 122 dwelling units in this area.  
(Excluding Alamo Town)  The desire of the residents for this area is for the land uses to remain relatively 
stable in the future with limited land disposals or development.  The land use map indicates much of the area 
as Agriculture, parks, and limited residential and commercial areas.   A minimum of 10 acres will be required 
for non-farm residential development in agricultural areas. 
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Table 22:  Town of Alamo Maximum Density  
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Vacant 5600 40% 1400 
Single Family 715 5% 2250 
Multi Family 41 0% 205 
Commercial 400 3% 0 
Industrial 2 0% 0 
Rural 7311 52% 1800 
Utilities 0 0% 0 
Sum 14069 100% 5655 

Table based on Lincoln County assessment data. 
 

 
COMMUNITY CHARACTER/DESIGN 
 
GOAL AL-CC Maintain the rural agricultural atmosphere of the valley. 
 
Retaining the current atmosphere of the valley was of great concern to the town board.  Many believe that 
the small-town feel, good schools, the greenbelt and scale of the existing development fostered a quality of 
life worthy of protection. The following items were included for future direction in decision making.    
 

1. Identify a unified community vision for Main Street.  
2. Provide Hwy 93 travelers a reason to stop in Alamo. 
3. Create a community gateway along Hwy 93 for Alamo on both the north and south end of the 

community through state and federal programs. 
4. Provide tourist information on area commercial and recreational amenities. 
5. Require developers to adhere to community design standards for all new development. 
6. Discourage outdoor lighting that creates unwanted glare onto roadways, parks or adjacent properties. 
7. Require transitional land development techniques between different land uses. 
8. Focus on historical elements of the Pahranagat Valley. 
9. Consider developing roadside vistas for travelers to stop. 
10. Develop minimum design standards for new developments. 
11. Discourage unattractive and unpermitted signage especially in off-site locations. 
12. Require the review/permitting of commercial signs per the county code. 
13. Consider the development of a greenbelt trail through valley while honoring property rights  
14. Consider developing cultural heritage sites in the valley.  
15. Establish a greenbelt through the valley to protect farm operations, floodways and upland drainage 

channels. 
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HOUSING OPTIONS/AFFORDABILITY 
 
GOAL AL-HS Provide for adequate and diverse housing types in the valley. 
 
Housing options in the Pahranagat Valley were discussed at length through the planning process.  There is a 
desire to develop additional housing stock to serve both new residents and those from the area.   There is 
also concern that the housing be of high quality, with low quality manufactured homes and mobile homes 
being discouraged.  Medium density residential areas would be limited to the town proper or where public 
utilities are available or planned to be available.    
 

1. Increase affordable quality housing options for family needs.  
2. Promote a mix of housing including starter family homes, town homes, condos, duplexes, custom lots 

with homes built by the developer. 
3. Pursue housing renovation grants for older housing stock. 
4. Promote infill development for new residential needs. 
5. Work with Nevada Rural Housing Authority for 1st time family homes. 
6. Acquire new lands from BLM with incentives for workforce housing developments. 
7. Allow for flexibility with new accessory housing units for family members. 
8. Planned Unit developments will be encouraged for the Alamo East residential lands with maximum 

gross density of 3 units per acre.   
9. All washes and existing public access routes through disposal lands will be dedicated to the public for 

continued use and protection. 
10. Minimum residential lot size should be no smaller than 10,000 sq ft for PUD’s. 

 
 
TRANSPORTATION/STREETS/PUBLIC SAFETY 
 
GOAL AL-TR 1 Improve access in the Pahranagat Valley and Alamo. 
 
The existing street system is maintained by the county.  There is a strong desire to upgrade Main Street in 
Alamo to include curb and gutters, sidewalk and street trees and medians. This would provide for a sense of 
place for the town and act as an east-west gateway.  Many of the current road rights of ways are in need of 
a study to determine ownership and dedicated width.  Future town board decisions on new land divisions 
should adhere to the master plan road standards table to ensure adequate access for the future.  There is 
also great concern about the expected Hwy 93 traffic increases, current speed limits and public safety 
concerns since Highway 93 parallels the town, and will divide the town more in the future.                 
 

1. Secure funding for street paving and related improvements. 
2. Create roadway standards districts for appropriate levels of infrastructure.  
3. Develop curb and gutter with appropriate detention facilities. 
4. Plan for an integrated roadway system in and across the valley. 
5. Avoid cross-town traffic on current roadways. 
6. Develop a transportation plan for the valley. 
7. Limit access onto Hwy 93 to approved and designed points. 
8. Develop/extend an west side roadway to alleviate cross town traffic.    
9. Promote a pedestrian-friendly town with sidewalks and crosswalks with design features for public 

safety and traffic calming. 
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10. Map future roadway system in the valley to ensure adequate flow, connectivity and access. 
11. Identify and resolve existing road rights of ways conflicts.  
12. Encourage improvements to the Alamo Airport and an increase in its private use. 
13. Consider patenting lands for the Alamo Airport from the BLM. 
14. Maintain a public use buffer/no residential build around the Alamo Airport. 

 
 
INDUSTRIAL PARK DEVELOPMENT 
 
GOAL AL-IN 1 Promote the Alamo Industrial Park and its proximity to Las Vegas. 
 
Plans for an Alamo Industrial Park have been in place since the master plan revision back in 1981.  Those 
plans are now coming to fruition with the planned direct sale of lands to Lincoln County for up to 217 acres of 
land for light industrial uses.  A second parcel will be released for auction subsequently with another two 
parcels being sold in late 2008.  All total there are approximately 1100 acres of lands to be released in the 
near future.  The following policies have been created for these lands. 
 

1. Major streets in the proposed industrial park shall have a paved surface of 60’ width with 80’ foot 
rights of way and appropriate turning radius areas dedicated to the county. 

2. The county will provide public access road across parcel A to parcel B in the Alamo Industrial Park to 
ensure for future access to parcel B.       

3. Subsequent public access to parcel B through parcel A will be limited once additional access routes 
are developed on parcels C and D. 

4. Adequate access and infrastructure easements shall be provided by the county for access and utilities.  
5. All proposed utility work or work in public rights of ways or easements will be reviewed for approval 

by Lincoln County prior to the commencement of ground disturbance. 
6. A commercial frontage strip will be provided with appropriate access from Hwy 93 to buffer the 

industrial park from the highway. 
7. Industrial uses and structures will be designed and sited to ensure minimal impacts to less intensive 

uses surrounding the industrial park.   
8. All site development shall provide for marketable and landscaped areas which are not blighted or 

otherwise unattractive.  Design standards will be developed and followed appropriate for the use.  
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UTILITIES/PUBLIC FACILITIES 
 
Studies are underway to plan for utilities to serve the industrial park site and new disposal areas.  Water is 
already on site but power and sewer needs to be extended to the area.  The Alamo Power District is planning 
to provide service in a phased manner to the industrial park site.  Many utilities are currently close to the 
maximum capacity of the systems.  To facilitate growth in the future the town and the utilities will need to 
identify constraints to growth and determine the best approach for measured growth.          
 
GOAL AL-PU 1 Provide public utilities and facilities for future growth. 
 

1. Encourage growth into areas currently served by the Alamo GID. 
2. Study expansion areas for community and appropriate uses.  
3. Require developers to provide a utility plan (power/sewer/water/fire) with sufficient land and 

easements in place for all infrastructure and public utilities, underground utilities for maximum 
possible build out. 

4. New public facilities should be located inside the Alamo town proper. 
5. Encourage the expansion of fiber optics for new business and telecommuting. 
6. Identify an expansion area for cemeteries, schools, community centers, joint county/town 

administrative offices. 
7. Require developers to contribute to school site dedications and facilities/utilities. 
8. The town should utilize the county impact fee structure for new schools and parks and other 

necessary infrastructure needed for new development. 
9. Utility providers should seek grants and low interest loans to cover the costs of necessary engineering 

and improvements. 
10. Encourage new easements and utility corridors with new land division maps. 

 
 
EMERGENCY SERVICES/PUBLIC SAFETY/ADDRESSING 
 
GOAL AL-EM 1 Improve and expand EMS services in the valley. 
 

1. Improve emergency response facilities, communications and equipment.  
2. Require developers to provide for start up land and facilities for EMS, equipment and training.  
3. Assist the county in the development of a new E-911 addressing system. 
4. Require all new plat maps within the PV Fire district to be reviewed and approved for necessary 

easements, access or assessments by area utility and EMS providers and the Alamo Town Board. 
5. The emergency districts should acquire new sites through the RPP process for new facilities as the 

disposal lands are sold by BLM.   
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RECREATION, PARKS AND OPEN SPACE 
 
The Town of Alamo is currently planning for park renovations through SNPLMA grants.  These parks will be 
greatly improved and provide family oriented activities.  Future parks should be required with new 
development based on national averages for such uses.  These lands should be dedicated to the county, 
improvement district or the town to ensure public use.  The town has also selected several areas of BLM land 
for regional parks to protect public uses.  These areas appear on the land use map.         
 
GOAL AL-RP 1 Identify new recreational activities for local residents and tourists. 
 

1. Improve and expand town park areas. 
2. Provide connections or support facilities for the Silver State OHV Trail. 
3. Acquire new recreational sites as parklands through BLM disposals. 
4. Develop a new trail and park plan for the valley. 
5. Conduct a recreational user survey for the valley residents.  
6. Identify potential trails, parks and conservation easement project proposals for funding by the state’s 

Question One Conservation Bond Program. 
7. Pursue grant funding for community tree projects including street trees, gateway trees, park and 

schools and other public sites. 
8. Coordinate with the national wildlife refuge for recreational activities and trails. 
9. Encourage joint use of flood control sites and recreational uses. 
10. Plan for an upland trail system through new disposals and BLM lands by requiring dedicated corridors 

in these areas running north and south. 
 
GOAL AL-RP 2 Encourage new development to provide for parks and trails. 
 

1. Require a 25% land dedication for public uses such as trails, parks, school sites, public facilities for all 
new planned unit development projects.     

2. Require 2 acres/1000 residents of developed park sites. 
3. Require public access in washes or other traditional trail locations used to access adjacent public lands 

to be dedicated for public use and protection on new plat maps. 
4. Consider new trail corridors in the valley with BLM disposals. 
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