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COMMUNITY LAND TRUST DEVELOPER AGREEMENT FOR CACTUS TRAILS
This Community Land Trust Developer Agreement (“Agreement”) is entered into as of

the é #h of /4&! 5)&( $7 , 2024 by and between KAVISON HOMES LLC, a

Nevada limited liability company (“Developer”), and Clark County, a political subdivision of the
State of Nevada (“County”). The Developer and County and their successors and assigns are
sometimes individually referred to as “Party” and collectively as the “Parties.”
SECTION 1: RECITALS

A. The County desires to facilitate the creation and ongoing availability of affordable
housing within the County, particularly within the Las Vegas area; and

B. Pursuant to Section 7(b) of the Southern Nevada Public Land Management Act
(“SNPLMA”), the federal government authorizes state and local governments to acquire certain
federally owned lands at a discounted market value from the United States Department of Interior,
Bureau of Land Management (“BLM”) for the development of affordable housing, and such BLM
lands have been reserved in the Las Vegas area; and

C. Under the SNPLMA, BLM has issued a Revised Nevada Guidance Policy and
Procedures for Affordable Housing Disposals, which provides that local governments may
nominate certain BLM lands to be sold for affordable housing purposes at a discount for
proposed single-family developments serving households at or below 80% or 100% of the
Area Median Income (“AMI*) or as determined by the United States Department of Housing
and Urban Development (“HUD”) for the Las Vegas-Henderson-Paradise MSA (“Area
AMI”); and

D. NRS 244.189 states that a Board of County Commissioners may exercise such
powers not in conflict with the provisions of NRS or other laws or regulations of this state as the
Board determines are necessary and proper for the development of affordable housing; and

E. Clark County Board of Commissioners (“BCC”) hereby determines that this

Agreement is necessary and proper for the development of affordable housing; and
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F. The Site consists of 20 acres of land described as Assessor Parcel Number 176-27-
401-013, located north of Cactus Avenue, east of Buffalo Drive, Las Vegas, Nevada, as shown on
the attached Exhibit “A”; and

G. County has designated the Site as Mid-Intensity Suburban Neighborhood, which
allows a density of up to 8 dwelling units/acre and up to 10 dwelling units/acre are allowed for an
affordable housing project in the RS3.3 (Residential Single-Family 3.3) zoning district and the
affordable housing project proposed by the Developer would be, subject to a zoning approval,
based on this land use designation; and

H. On May 13, 2021, County issued a request for proposals (“RFP”) for the
“Development of Affordable For-Sale Housing,” on the Site, to solicit proposals by interested
companies based on a competitive procurement process and the criteria outlined in the RFP; and

L On October 19, 2021, the BCC held a public hearing and selected Developer as the
successful applicant to develop affordable housing upon the Site; and

J. The County has submitted a written Nomination request to BLM to purchase
the Site pursuant to SNPLMA Section 7(b); and

K. Upon County’s acquisition of the Site from the BLM, the County shall lease
the Site to the Developer to construct affordable for-sale single family units as well as to
construct all Public Infrastructure, landscaping, infrastructure and community facilities
and amenities(collectively, “Project Infrastructure”); and

L. The Developer will obtain financing for and develop the planned affordable for-
sale housing on the entire 20 acres of the Site; and

M.  The Project Infrastructure on the Site will be accepted by the County, to be
maintained by the County or its designee, after the expiration of the Developer Ground
Lease attached as Exhibit “B.” The homes constructed on the Site will be marketed and
sold by the County or its designee to income-qualified households at or below 80% or

100% of the Area Median Income (“AMI”); and
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N. This project will be a part of the County’s Welcome Home Community
Land Trust program and the homes will be sold to qualifying households at the Maximum
Affordable Sales Price and with a CLT Deed Restriction attached as Exhibit “C” and a
Homebuyer Ground Lease attached as Exhibit “D” recorded against and running with
the Lot on which the home is located, as well as the home, for a term of not less than 99
years. Each home will be individually located on a Lot which is ground-leased to the
homebuyer. The homebuyer will have an exclusive right to use the Lot and a nonexclusive
easement appurtenant to the Lot for ingress, egress, access and use and enjoyment of the
streets, common areas, and recreational amenities of the Site.

NOW, THEREFORE, in consideration of the foregoing recitals which are hereby
incorporated herein by this reference, and the mutual promises, covenants and conditions
contained herein and other good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, the Parties agree as follows:

SECTION 2: DEFINITIONS

Except as expressly provided or unless the context otherwise requires, all capitalized terms
set forth in this Agreement shall have the meanings ascribed as follows:

“Affordability Period” means that period commencing upon the recordation of the CLT Deed
Restriction and terminating upon the ninety-ninth (99th) anniversary of such date.

“Affordable Housing Restrictions” means those restrictions imposed upon (i) Developer and the
Site with respect to the Initial Sales, and (ii) the Affordable Housing Units through the CLT Deed
Restriction and Homebuyer Ground Lease during the Affordable Housing Restriction Period.
“Affordable Housing Unit” or “Unit” means each of the homes constructed on a Lot and
associated improvements and infrastructure on the Lot by the Developer as a part of this
Agreement and that Developer, its agents, County Approved Lender(s), and County or its designee
will market pursuant to the Marketing Plan and sell at a Maximum Affordable Sales Price to

Qualifying Households.



“Agreement” means this Community Land Trust Developer Agreement (also referred to as
“DA”) between the County and Developer.

“ AMI” means Area Median Income as determined by the United States Department of Housing
and Urban Development (“HUD”) for the Las Vegas-Henderson-Paradise Metropolitan Statistical
Area (“MSA”).

“Approvals” means the approvals received by the Developer from Clark County for the design
and construction of the Project.

“BCC” means the Clark County Board of County Commissioners.

“Certificate of Completion” means the written certification of County that the construction of
the Project has been completed in compliance with the terms and conditions of this Agreement,
including the receipt of a Certificate of Occupancy for each Affordable Housing Unit and the
completion of all Project Infrastructure.

“Certificates of Insurance” means all insurance requirements for the Developer, including but
not limited to the insurance required in Section 6.2(k).

“CLT Deed Restriction” means generally the restrictive covenant/deed restriction recorded
against each Lot and Affordable Housing Unit that will include all of the County’s Welcome Home
Community Land Trust program restrictions including but not limited to: resale restrictions and
calculation of Maximum Affordable Sales Price, owner-occupancy and other restrictions related
to use of the property, refinancing and home equity loan restrictions, home improvements, home
maintenance, payment of property insurance and property taxes, causes of default, and remedy
powers of the County.

“Completion Date” means the date the Certificate of Completion is provided by the County.
“Completion Guaranty” has the meaning described in Section 10.2 of this Agreement.
“Conditions Precedent to Closing” has the meaning described in Section 9.2 of this Agreement.
“Controlling Interest” has the meaning described in Section 14.4 of this Agreement.

“County” means Clark County, Nevada.



“County Approved Lender(s)” means a lender that has agreed to the County’s CLT homebuyer
mortgage terms attached as Exhibit “E” and the County has approved to lend to the eligible buyer
of an Affordable Housing Unit.

“County Loan” means a loan that the County may provide to the eligible buyer of an Affordable
Housing Unit to cover the difference between the Maximum Affordable Sale Price of the home
and the Developer’s cost to build the home.

“County Loan Note and Deed of Trust” means the documents memorializing and securing a
second mortgage provided by the County to the eligible buyer of an Affordable Housing Unit.
“County Program Guidelines” means the Program Guidelines for the Welcome Home
Community Land Trust program, as defined below.

“County Land Deed Restriction” means generally the restrictive covenant/deed restriction
recorded upon receipt of BLM Patent against the entire Site and is attached as Exhibit “F”.
“Default” means the failure of a Party to perform any action or covenant required by this
Agreement within the time periods provided therein following notice and opportunity to

cure, as set forth in Section 12 of this Agreement.

“Developer” means KAVISON HOMES LLC, a Nevada limited liability company.

“Developer Ground Lease” means an agreement that permits the Developer to construct
homes and Project Infrastructure on the County owned Site.

“Due Diligence Investigation” means the Developer’s due diligence investigations of the Site
to determine the suitability of the Site for development and operation of the Project, including,
without limitation, investigations of the environmental and geotechnical suitability of the Site,
as deemed appropriate in the reasonable discretion of the Developer, all at the sole cost and
expense of the Developer.

“Due Diligence Period” means that 120-day period commencing upon the Effective Date of
this Agreement.

“Effective Date” means the date upon which this Agreement has been signed by the authorized
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representative of the County.

“Financing Plan” has the meaning ascribed to it in Section 7.2 of this Agreement and is attached
as Exhibit “G”.

“Governmental Requirements” means all laws, ordinances, statutes, codes, rules, regulations,
orders, and decrees, of the United States, the State of Nevada, the County of Clark and of any other
political subdivision, agency or instrumentality exercising jurisdiction over the Developer or the
Site.

“Homebuyer Ground Lease” means the instrument describing the terms of the lease of the
County-owned individual Lot underneath each Affordable Housing Unit, that each
homebuyer shall be required to sign. The Homebuyer Ground Lease will grant the
homebuyer an exclusive right to use the Lot and include various restrictions on the use of
the homes and underlying land that will include but not be limited to: resale restrictions
and calculation of Maximum Affordable Sales Price, owner-occupancy and other
restrictions related to use of the property, refinancing and home equity loan restrictions,
home improvements, home maintenance, payment of property insurance and
property taxes, causes of default, and remedy powers of the County.

“Homebuyer Lessee” means the Qualified Household homebuyers of the Affordable
Housing Units in the Project who will also lease the Lot underneath their home.
“Housing Construction Cost Schedule” means the schedule of costs provided as Exhibit “H”
and required to be filled out in its entirety by the Developer. It is permissible that this cost schedule
changes over time and as the project approaches closing and is subject to ongoing review by the
County. The Construction Cost Schedule shall include projected development costs for the Project,
including without limitation construction hard costs, general contractor profit, general conditions,
insurance and bonding costs, construction contingency as well as soft costs, including without
limitation construction interest, construction loan fees, legal costs, civil, structural and hydraulic

engineering fees, architectural fees, site planning and entitlement, development and permit fees to
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all the required authorities, all as approved by the County.

“Initial Buyer” means persons acquiring Affordable Housing Units pursuant to an Initial Sale.
“Initial Sale” means each first sale of an Affordable Housing Unit on a Lot.

“Lot” means a single, distinct parcel of land owned by the County which will be created upon
subdividing the Site, as ultimately depicted on the recorded subdivision map for the Project, that
the homebuyer will lease from the County and upon which an Affordable Housing Unit will be
constructed and sold.

“Marketing Plan” means the marketing plan to be produced by the County in partnership with
the Developer for the Initial Sales of the Affordable Housing Units.

“Maximum Affordable Sales Price” means the sales price calculated using the formula and
calculations contained in Exhibit “I”.

“Parties” means the County and the Developer.

“Patent” means the document that transfers land ownership from the BLM to the County.
“Project Plan” also referred to as “Scope of Development” means that certain Scope of
Development which is attached hereto as Exhibit “J” and incorporated herein by this reference
and describes (i) the preparation of the Site for development, and (ii) the scope, amount and quality
of construction of the Project Infrastructure to be constructed by the Developer, as the case may
be, pursuant to the terms and conditions of this Agreement, and also means proposed site plan,
elevations, and landscape plan for the proposal submitted by the Developer to County on June 23,
2021, including any and all subsequent submittals approved by the County, also attached as
Exhibit “A”.

“Predevelopment” means the tasks that must be completed before construction can begin. These
activities typically include, without limitation: Site inspection, environmental review/assessment,
architectural and engineering work, preparing financial applications and meeting with lenders, and
obtaining land use, building and other required governmental approvals.

“Project” means generally the Developer’s construction of the Project Infrastructure and
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Affordable Housing Units on Lots and the Initial Sales of the Affordable Housing Units to Initial
Buyers at the Maximum Affordable Sales Price.

“Project Infrastructure” means the improvements to be constructed by Developer upon the Site,
including all required common area improvements and on-site and off-site street and utility
improvements (such as streets/sidewalks, bridge to the northernmost five acres of the Site, street
lighting, water/sanitation/sewer improvements, offsite utilities, common landscaping and
irrigation, parks, community facilities and other improvements as specified in the Project Plan),
and all approvals and permits required for completion of the Project Infrastructure all as more
particularly described in the Scope of Development.

“Qualifying Household” means a homebuyer who meets the requirements of the County Program
Guidelines and this Agreement, including but not limited to, income eligibility of at or below 80%
or 100% AMI, definition of a first-time homebuyer, and ability to qualify for mortgage financing.
“Release of Developer’s Interest” means that document releasing any and all interest Developer
has in the Affordable Housing Unit constructed by Developer on a Lot pursuant to this Agreement.
“Resale Restrictions” means the CLT Deed Restriction and Homebuyer Ground Lease terms that
limit future resale of any Affordable Housing Unit to a Maximum Affordable Sale Price calculated
based on the target AMI (at or below 80% or 100% of AMI) and subject to the guidelines and
calculations therein.

“Schedule of Performance” means that certain Schedule of Performance which is attached hereto
as Exhibit “K” and incorporated herein by this reference, setting forth the dates and/or time
periods by which certain obligations set forth in this Agreement must be accomplished, including
number of homes to be delivered each year, and compliance with BLM’s 5-year reversionary
requirement in the Patent.

“Site” means the entire 20 acres of land generally located north of Cactus Drive and east of Buffalo
Drive in unincorporated Clark County, Nevada, Assessor Parcel Number 176-27-401-013, more

particularly described in Exhibit “A”.



“Welcome Home Community Land Trust” means a program created and administered by Clark
County to provide and preserve opportunities for affordable homeownership to Clark County
residents at or below 80% to 100% AMI. The Welcome Home Community Land Trust (“CLT”)
will do this through retaining ownership of the underlying land on CLT homes; continued
management of the sales and resales of the homes; monitoring of the Homebuyer Ground Leases,
CLT mortgages, County Loans, and the Project Infrastructure for each development; and providing
ongoing communication, education, and support for CLT homeowners.
SECTION 3: THE PROJECT

3.1 Project Description

As currently planned and assuming the Project Plan is approved by the County after a public
hearing, the Project will consist of a new single family for-sale affordable housing development of
210 single-family detached homes located on the Site in unincorporated Clark County, Nevada
generally located on the north side of Cactus Drive, east of Buffalo Drive. The proposed
Affordable Housing Unit count of 210 units for the Project is based upon the build-out of the Site
as a single family for-sale residential development on leased land. All Affordable Housing Units
will be sold at the Maximum Affordable Sales Price to Qualifying Households at or below 80% or
100% AMI as determined by HUD. Qualifying Households must also meet the County definition
for first-time homebuyer as contained in the County Program Guidelines. Each homebuyer will
enter into a Homebuyer Ground Lease with the County for their Affordable Housing Unit. The
homebuyers will own their Unit and will lease the Lot upon which the Affordable Housing Unit
sits from the County. The Project is proposed as a high amenity single family residential
community. It will include amenities such as a playground, volleyball court, firepit, dog park,
outdoor kitchen and/or other similar facilities; any change in or reduction in these should be
approved by the County.

Within the time set forth in the Schedule of Performance Exhibit “K”, Developer shall

prepare the Site for development and construct the Project Infrastructure and Affordable Housing
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Units in accordance with the Scope of Development and the plans, drawings and documents
submitted by Developer and approved by County.
SECTION 4: PROJECT REQUIREMENTS

4.1  Compliance with Patent, Developer Ground Lease and Resale Restrictions

Developer agrees and acknowledges that the Site will be used for the sole purpose of
developing an affordable homeownership Project and selling Affordable Housing Units
constructed in the Project to Qualifying Households and for no other purpose or purposes
whatsoever. Developer’s use of the Site shall, in addition to all other terms and conditions
contained in this Agreement, be in full compliance with the terms, covenants, and conditions set
forth in the Patent issued by the BLM to convey the Site to County, and with the terms and
conditions of this Agreement and the CLT Deed Restriction.
4.2  Use as Affordable Housing

Developer agrees that the Project is intended exclusively for and shall be sold, used,
occupied, improved, and otherwise affected in any manner only in furtherance of the purpose of
providing and maintaining affordable for sale housing, as further defined and required herein and
consistent with the requirements of SNPLMA, the BLM Patent and this Agreement as well as with
any other applicable restrictions or regulations governing the use of the Site and the Project.
4.3  Covenant Running with the Land

County will record covenants, conditions and restrictions against the Site in the form of the
County Land Deed Restriction and each Lot in the form of the CLT Deed Restriction in form and
substance acceptable to the County. All provisions in this CLT Deed Restriction shall be deemed
to be covenants running with the land, and shall constitute benefits to County and burdens to the
Developer, Initial Buyers, and their successors and assigns and to all persons hereafter acquiring
or owning any interest in the Affordable Housing Units within the Project, however such interest
may be acquired, throughout the term of this Agreement, and for the duration of the Affordability

Period. The CLT Deed Restriction shall be recorded first against each Lot and shall be senior in
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priority to any deeds of trust, mortgages, or other liens securing anticipated sources of financing,
and shall not be subordinated to any liens or security interests and shall not be foreclosable
following any default.
4.4  Project Plan and Scope of Development

County acknowledges it has received a proposed Project Plan with developer’s proposal
submitted by the Developer to County on June 23, 2021, in response to the County’s RFP for the
Site. Exhibit “J” depicts and summarizes the Scope of Development and development program
for the Project in unit count, bedroom count, parking within home garages and on home parking
pads, and Project Infrastructure. Developer and County acknowledge that the Project Plan and
Scope of Development will only be modified as necessary as the Developer goes through the
planning and entitlement process needed to secure Approvals. Additional details for the Project
Plan will be provided to and approved by the County. The final approved Project Plan shall comply
with all applicable laws, all conditions of approval imposed by the County and this Agreement.

In addition, County may request modifications to the Project Plan to effectuate compliance
with any applicable laws, and any such modifications including the decision to use all of the Site,
or other reasonable alternatives, shall be promptly incorporated by Developer into the Project Plan.
Developer agrees that development of the Project shall be in compliance with any updated Project
Plan, as approved by County and the appropriate County departments, which shall thereafter be
part of the Project, provided, however, that County agrees that Developer may make modifications
to the approved Project Plan which do not or would not (i) materially modify the size, overall
layout or exterior elements of the Project, (ii) materially alter the Project Plan, (iii) violate any
applicable laws or any conditions of approval, or (iv) cause any statements or representations made
by County to the BLM or HUD to be materially untrue or inaccurate.
4.5 Affordability Period and Term

Pursuant to the requirements of the ‘“Nevada Guidance - Policy and Procedures for

Affordable Housing Disposals” issued by BLM and attached as Exhibit “L”, the Project will be
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subject to a period of affordability (the “Affordability Period”) of a minimum of 99 years
commencing upon the County Land Deed Restriction having been recorded against the Site.

SECTION 5: BLM TRANSFER AND DEVELOPER GROUND LEASE
5.1 Nomination of Site

In general, under the SNPLMA the County has nominated (i.e. requested) the Site for
purchase by the County from the BLM. Such purchase must be for a public use, including
development of affordable housing, as is the case with the Project. Based upon Project
characteristics, BLM with input from HUD may sell the Site at a discount from the current
market value of the Site.
5.2  Patent

Upon approval by BLM and at a mutually agreeable time, BLM will convey ownership
of the Site, or a portion thereof, to the County via a “Patent.”
5.3 Reserved
5.4 Ownership and Operation of Infrastructure

Developer shall develop, maintain, and operate the Project Infrastructure during the
Term of the Developer Ground Lease. Devetoper will subdivide the Site into Lots, streets, and
common areas for the Project. Developer shall maintain all Project Infrastructure until the
expiration of the term of Developer Ground Lease and acceptance of the Project Infrastructure
by the County. County may accept the Project Infrastructure, at no cost to the County and
free of all liens and encumbrances, no later than expiration of the term of the Developer
Ground Lease.
5.5 Timing of Predevelopment and Construction Activities

Predevelopment activities approved by the County and authorized by the BLM may
take place prior to recordation of the Patent transferring the Property to the County. Developer
is hereby given authorization to complete soils testing on the Property under the County’s

Right-Of-Way Grant NV06338433 attached hereto as Exhibit “M”. Actual construction of

12



the Project Infrastructure and Affordable Housing Units shall not occur until the Patent
conveying the Property to the County, the Deed Restriction, and executed Developer Ground
Lease have been recorded against the Property.
5.6 Recordation of CLT Deed Restriction

Clark County shall record the County Land Deed Restriction against the Site after
recordation of the Patent conveying the Site from the BLM to the County but before a
subdivision map is recorded against any portion of the Site. A CLT Deed Restriction shall
also be recorded against each Lot as a condition of the Initial Sale of the Affordable Housing
Unit.

SECTION 6: ROLES AND RESPONSIBILITIES
6.1 County’s Responsibilities

To facilitate development of the Site for the purposes described herein, the County will:

a) Coordinate with the Developer and any applicable entities to prepare and submit a
“Nomination Package” to BLM;

b) Coordinate all necessary actions between BLM and HUD, pursuant to Nevada
Guidance of the SNPLMA Section 7(b), required to accept conveyance of the Site via a “Patent”
issued by BLM,;

c) Act promptly to review and approve such items, actions, proposals, and the like as
may be contemplated under this Agreement (excluding reviews, approvals, or similar oversight
under the County’s exercise of its general governmental authority to which the Project would be
subject even in the absence of this Agreement);

d) Waive and/or reduce development fees as set forth in the Clark County Code.

€) Appoint the County Manager or his/her designee to be the staff person to assist
Developer in providing any required reports and records to County;

f) Prepare the County Land Deed Restriction which shall be recorded against the Site

and the CLT Deed Restriction which shall be recorded against each Lot limiting sale and resale of
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the Affordable Housing Units to only Qualified Households at or below the Maximum Affordable
Sale Price;

g) The County or its designee will act as or secure a marketing agent and broker for
the sale of the homes in compliance with the income and occupancy restrictions, Maximum
Affordable Sale Price, and Resale Restriction requirements;

h) The County will create a Marketing Plan for the Affordable Housing Units that will
ensure that the Units are marketed to Qualified Households in accordance with HUD’s Affirmative
Fair Housing Standards. Developer will cooperate with the County on the creation of the
Marketing Plan; and

i) The County will own the Site, and the Project Infrastructure following acceptance
of the Project Infrastructure by the County and expiration of the Developer Ground Lease. After
the acceptance of the Project Infrastructure by the County and after expiration of the Developer
Ground Lease, the County or its designee will maintain, repair, and manage the specific elements
of the Project Infrastructure.

6.2  Developer’s Responsibilities

Pursuant to the terms of this Agreement, the Developer will be responsible for
planning, financing, coordinating, and otherwise completing construction of the Project. All
applications and related submittal requirements shall be made by the Developer to the
appropriate Clark County agency on or before the dates listed in the Schedule of Performance
attached as Exhibit “K” and incorporated herein by reference. Any changes to the Schedule
of Performance shall be approved by the County. All improvements must comply with
applicable building, electrical, plumbing, mechanical, energy efficiency, and similar codes in
force at the time of construction, and must conform to all applicable laws, including, without
limitation, those relating to persons with disabilities. Construction must be in a good and
workmanlike manner, in accordance with good construction practices and using new building

materials unless otherwise approved. Upon completion, as documented by a certificate of
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occupancy or comparable permit issued by the County to the Developer for each Affordable
Housing Unit and comparable Certificate of Completion and dedication to and acceptance by
the County for the completion of common areas, streets, community amenities, Project
landscaping, and all Project Infrastructure, Units will be sold subject to the Resale Restrictions
in conformance with the Marketing Plan and County Program Guidelines. Developer’s sales
agents will be on-site to meet with prospective homebuyers. Developer shall release all
interest, including any liens or encumbrances of any kind against the Affordable Housing Unit

through escrow. Specifically, the Developer shall be responsible for:

a) Planning and scoping the Project, including its physical design, amenities, and
programming.
b) Selecting and overseeing a development team of professionals to provide advice

and assistance in planning, scoping, financing, legal structuring, tax planning, and other such
matters necessary for the successful development of the Project;

c) Developing detailed budgets for the construction and sales of the Affordable
Housing Units and Project Infrastructure and submitting those with the County in the form of the
Housing Construction Cost Schedule and Developer’s performance as detailed in Exhibit “H”.

d) Paying all predevelopment and development costs, including without limitation
all design, development and construction costs, the cost of all, studies, architectural and
engineering plans and construction documents, permits, impact and processing fees, and the
cost of all on-site and off-site Project Infrastructure required in connection with the Project
(except for those costs and fees referenced in herein).

) Tentative and final map approval from the County, subdividing the Site into
individual Lots.

f) Evaluating, applying for, selecting specific lenders and/or equity investors, and
closing on all financing necessary for the development of the Project, as detailed in Exhibit “G”

and reviewed by the County.
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g) Applying for all necessary permits, licenses, and approvals necessary to construct
and sell the Units within the Project.

h) Providing ongoing and monthly reporting to the County Designee, as required by
this Agreement through completion of the Project, sales of the Units, and conveyance to the County
of the Project Infrastructure.

1) Ensuring ongoing compliance with the terms of the Patent.

i) Assuring that all contractors and subcontractors shall seek to avoid injury, loss or
damage to persons or property by taking reasonable steps to protect (i) employees and other
persons at the Site, (ii) materials and equipment stored on-site or off-site locations for use in the
performance of the work, and (iii) the property and all property located on the Site and adjacent to
work areas, whether or not said property or structures are part of the Project or involved with the
work. Developer will obtain and shall assure that all contractors and subcontractors will obtain,
workers compensation insurance as required by Nevada law and all other insurance required under
this Agreement.

k) Maintaining the insurance coverage in Exhibit “N” which is incorporated herein
by this reference during the initial and any extended terms of the Developer Ground Lease and
will, upon signing the Developer Ground Lease, furnish to the County Certificates of Insurance,
showing that the insurance is in force and listing the County as additional insured.

1) Selling the homes through the County to Qualified Households at the Maximum
Affordable Sale Price pursuant to the Marketing Plan.

m) Assisting the County to create a Marketing Plan for the Affordable Housing Units
that will ensure that the Units are marketed to Qualified Households in accordance with HUD’s
Affirmative Fair Housing Standards.

n) Recordation of Release of Developer’s Interest. Developer shall execute and
provide to the escrow agent a Release of Developer’s Interest in the Affordable Housing Unit and

concurrently with the closing of Initial Sale of each Affordable Housing Unit, Developer shall be
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compensated which includes the cost of Project Infrastructure prorated for the total number of
Units.

0) Payment of all property taxes if assessed to the Site, in accordance with Nevada
law, for the duration of the Ground Lease.

p) Payment of all property taxes if assessed to the Affordable Housing Units, in
accordance with Nevada law, for the duration of the Ground Lease.
6.3 Compliance with County Requirements

The Clark County Code, including the County’s Title 30 zoning and land-use
regulations, shall be applicable to the use and development of the Project. The Developer
acknowledges that all plans and specifications and any changes to the plans and specifications
shall be subject to the County requirements and approval. Nothing herein is intended to
exempt the Developer or the Project from review, approval, and oversight by any required
Clark County agency that would otherwise be required of a similar development project
undertaken by a private property owner outside of the provisions of this Agreement and the
SNPLMA. All aspects of the development of the Project shall always be subject to inspection
or review and possible action by any County department or agency as further described below.
Any such inspection shall occur during the department’s or agency's normal business hours.
No action by the County with reference to this Agreement or any related documents shall be
deemed to constitute a waiver of any County requirement regarding the Property, the Project,
the Developer, any successor-in-interest of the Developer or any successor-in-interest to the
Property. Notwithstanding any provision to the contrary in this Agreement, the Developer
agrees to accept and comply fully with any and all conditions of approval applicable to all
approvals, permits and other governmental actions regarding the development of the Project
on the Property.
6.4  Developer to Pay All Development Related Costs and Expenses

The Parties agree that the County shall not provide any financial assistance to the
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Developer in connection with the Project except as may be expressly set forth in this
Agreement. The Developer shall be solely responsible for paying for the costs of all design
work, construction, labor, materials, fees, and permit expenses associated with the Project.
The Developer shall pay any and all fees pertaining to the review and approval of the Project
including, but not limited to, specifications, drawings, plans, maps, permit applications, land
use applications, zoning applications, environmental review and disclosure documents and
design review documents and for securing of permits for sewer or utility improvements and
connections, that may be required in development of the Project, whether located on or off of
the Site.
6.5  Schedule of Performance

To ensure that the Project moves forward in a timely fashion, consistent with the terms of
the Patent and in furtherance of the pressing needs for affordable housing in the County, upon
transfer of Patent, Developer shall complete construction of all Affordable Housing Units and
Project Infrastructure no later than 4.5 years thereafter, unless otherwise agreed to in writing with
the County and BLM. Developer shall be responsible for achieving the deadlines outlined in the
Schedule of Performance in Exhibit “K” and in Section 6.6. County shall be reflected as “Owner
Nominee” on all applications for Approval prior to the recordation of the Patent. Upon
request, Developer shall provide County with an updated list documenting the current
expiration dates of all Approvals. Should any Approval require an extension of time,
Developer shall timely submit an application for extension of time at least 30 days prior to the
scheduled expiration of the applicable Approval, and Developer shall inform County in
writing of all extensions of time requested. If Developer fails to timely submit an extension
request for any Approval, County or its designee may take all actions to submit such request
and pursue the approval of the extension at the expense of the Developer.
6.6  Construction

Developer shall diligently pursue and obtain approval of all necessary land use
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approvals within 1 year of the effective date of this Agreement. Developer shall obtain all
building or other such permits and commence construction of the Project within 18 months of
the recordation of the Patent transferring the Site to the County and execution of the Developer
Ground Lease. Additionally, within 36 months of the recordation of the Patent, Developer
shall construct a minimum of 70 Affordable Housing Units as evidenced by the necessary
certificates of occupancy (and such other construction completion permits, certificates, and
approvals that may be required to allow occupancy and use of an Affordable Housing Unit
for its intended purpose) and allow the Affordable Housing Units to be made available for
sale; provided that, Developer may request an extension of the Construction deadline pursuant
to Section 6.7 below. Developer shall provide copies of all such certificates to the County.
The remaining 140 Affordable Housing Units shall be constructed by Developer and made
available for sale within 54 months of the recordation of the Patent. Developer must meet all
requirements to receive a Certificate of Completion from the County within 54 months of the
recordation of the Patent. At expiration of the term of the Developer Ground Lease, County
may accept all Project Infrastructure.
6.7  Extensions

Subject to Developer obtaining any necessary extensions of time or approvals required
from any necessary County department or agency and provided that (i) the Developer is not
otherwise in default under this Agreement or the Patent, and (ii) in the County’s
determination, the extension of time will not jeopardize any other activity or funding source
for the Project, including the Patent, Developer may request an extension of the Completion
Date for up to an additional four months, if additional time is necessary to complete the
Project, but in no event shall the Completion Date for the Project be extended more than 60
months after the recording of the Patent that conveys the Site to the County. Such an extension
shall not be unreasonably withheld and shall be submitted to the County in writing and

authorized by County in writing.
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6.8 Force Majeure Acts of God

Commencement of construction will be extended by such additional time as
corresponds to the extent of any delay that is caused by unforeseeable causes beyond the
control and without the fault or negligence of Developer or County and materially interferes
with the work or the timing of the work. Examples of such causes include fire, civil riots,
unforeseen acts of government, acts of God, state of emergency, epidemics as declared by the
CDC or similar governmental entity, and acts of terrorism. Notwithstanding the foregoing, in
no event shall commencement of construction be extended more than 2 years after execution
of this Agreement Failure to commence construction within such timeframe shall constitute a
default by Developer of its obligations under this Agreement.
6.9 Developer Investigation

During Developer’s Due Diligence Period, if prior to the issuance of the Patent, the
Developer, and its respective employees, agents, representatives, architects, engineers,
consultants, and contractors, may access the Site during regular business hours solely for the
permissible uses outlined under the County’s Right-Of-Way Grant NV106338433 attached
hereto as Exhibit “M”. During Developer’s Due Diligence Period, if after the issuance of
the Patent, Developer and its respective employees, agents, representatives, architects,
engineers, consultants, and contractors, may access the Site for the purpose of obtaining data
and conducting surveys and tests necessary to reasonably assess the feasibility and suitability of
the Site for the Project, including the right to conduct a physical and environmental assessment of
the Site. Any surveys and tests conducted on the Site by Developer’s representatives shall be done
at the sole expense of Developer and only after Developer has secured any necessary grants or
permits from the BLM or other applicable government department or agency to enter the Site and
to conduct such surveys and tests. Developer hereby agrees and acknowledges that (i) neither
County nor anyone acting for or on behalf of County, has made any representation, statement,

warranty, or promise to Developer concerning the development potential or condition of the Site;
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(ii) in entering into this Agreement, Developer has not relied on any representation, statement, or
warranty of County, or anyone acting for or on behalf of County, other than as may expressly be
contained in writing in this Agreement; (iii) all matters concerning the Site and the Project have
been or shall be independently verified by Developer and that Developer shall construct the Project
on the Site on Developer’s own prior examination thereof; and (iv) that Developer is constructing
the Project on the Site in an “as is” physical condition. The Developer shall have until the
expiration of the Due Diligence Period to complete all of its Due Diligence Investigations with
respect to the entirety of the Site.
6.10 Notice to Proceed or Terminate

Developer may elect, at ‘any time prior to the expiration of the Due Diligence Period, to
terminate this Agreement for any reason, or no reason, in Developer’s sole discretion. The
Developer shall notify the County in writing in the event the Developer accepts or does not accept
the condition of the Site prior to the end of the Due Diligence Period by delivering to the County
either (i) a Notice of Developer’s intention to proceed with the construction of the Project
(“Developer’s Notice to Proceed™), or (ii) a Notice of Developer’s intention to terminate this
Agreement (“Developer’s Notice to Terminate”). If the Developer does not timely notify County
prior to the end of the Due Diligence Period, the Developer shall be deemed to have accepted the
condition of the Site in its current condition. The Developer shall accept all conditions of the Site,
without any liability of County whatsoever, upon the Developer’s acceptance or deemed
acceptance of the condition of the Site.
6.11 Construction Defect Builder’s Warranty

Developer shall provide at no cost to each Initial Buyer purchasing an Affordable Housing
Unit in the Project a two-year warranty against defects in workmanship and materials and a ten-
year warranty against structural defects, providing for payment of labor and materials to correct

such defects in construction or failure of installed fixtures, appliances, or systems. The warranty
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shall be dated from the initial close of escrow date for the Initial Sale of each Affordable Housing
Unit.
6.12 Right to Enter Site

Upon transfer of the Site by the BLM to the County through the Patent and execution of
the Developer Ground Lease, Developer shall have the right to enter the Site for all purposes
related to this Agreement.

SECTION 7: FINANCING OF PROJECT INFRASTRUCTURE

7.1  This Section 7 in its entirety is contingent upon the Developer’s acceptance or deemed
acceptance of the condition of the Site per Section 6.9.
7.2  Financing of Developer Construction Costs

Developer and County acknowledge that construction and development cost may change
over time; provided, however, Developer and County follow the procedures as outlined in this
section. Developer shall pay all Predevelopment costs, Project Infrastructure costs and Affordable
Housing Unit construction costs required to complete construction of the Project under this
Agreement. Developer shall complete a Housing Construction Cost Schedule in a manner
substantially to the form provided by the County and completed and attached as Exhibit “H”.
Following execution of this Agreement, AIA forms G702 and G703 shall be submitted to the
County quarterly at minimum, and within 30 days of any individual or aggregate change orders
greater than $100,000.00. Both prior to and following execution of this Agreement, the Housing
Construction Cost Schedule and the AIA forms shall be subject to County review. The Housing
Construction Cost Schedule and AIA forms shall include a pro forma financial statement that
includes reasonably anticipated Predevelopment costs, Project Infrastructure costs and Affordable
Housing Unit construction costs required to fully complete construction of the Project, including
a breakdown of the number of Affordable Housing Units, Project Infrastructure and amenities to
be constructed, as well as bids from subcontractors and vendors. Developer also shall submit to

County for review, which shall constitute the Financing Plan and be attached as Exhibit “G”
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documentation that Developer has obtained a commitment from a lender sufficient to finance
construction of the Project considering the cost estimates outlined in the completed Housing
Construction Cost Schedule. The Financing Plan shall include the following and shall be provided
on a regular basis and whenever substantive changes occur, up to the close of construction
financing of the Project: (a) a commitment letter from a construction lender to the Developer
accepted and signed by the Developer which specifies all material terms, pricing, fees and
conditions for construction financing sufficient to pay for the development of the Project in
accordance with this Agreement; and (b) other documentation as evidence of other sources of
capital sufficient to demonstrate that Developer has adequate funds to cover the difference between
the total costs stated in the Housing Construction Cost Schedule estimated for the construction and
completion of the Project, less financing specified in the commitment letter required in subsection
(a) above. County shall notify Developer within 15 days of receipt of the Housing Construction
Cost Schedule, Financing Plan, and AIA Forms if the submitted documentation is not complete,
does not comport with the terms of this Agreement, or is not consistent with accepted financial
industry standards and practices. Upon County request, the Developer shall update the Financing
Plan, Housing Construction Cost Schedule, and projected budgeted costs as shown in the AIA
Forms which updated submittal shall be subject to the same timeframe for the County’s review
above.
7.3  Permitted Mortgages

Lessees, whether a lessee is the Developer or Homebuyer Lessee, shall have the right to
encumber the lessee’s leasehold interest with leasehold mortgages or other security interest
reasonably approved by County. Any leasehold mortgage shall remain subordinate and inferior to
County’s right, title, and interest in the leased property. The Homebuyer Lessee shall have the
right to encumber the Affordable Housing Unit improvement subject to the terms and conditions
of the BLM Patent, the Homebuyer Ground Lease and the CLT Deed Restriction and Resale

Restrictions. Upon an event of a default by a Homebuyer Lessee, the County shall not be required
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to pay any accrued or defaulted monetary obligation. Under no circumstance shall the County’s
interest in the property be foreclosed on or subordinated to any leasehold mortgage, deed of trust,
lien, security interest, or other encumbrance or restriction.

Prior to any acquisition of an Affordable Housing Unit built, in construction, or to be built
or constructed by any foreclosing mortgagee, the County shall have the option but not the
obligation to purchase the Affordable Housing Unit. Upon acquisition of an Affordable Housing
Unit by any foreclosing mortgagee, the foreclosing mortgagee or its successor’s rights to the
Affordable Housing Unit shall be subject to the terms and provisions of this Agreement, the
Developer Ground Lease, the Homebuyer Ground Lease, the conditions of the BLM patent, the
CLT Deed Restriction recorded against the Site and Lot, and the Resale Restrictions.

7.4  Leasehold Mortgagee Rights

Any leasehold mortgagee providing financing to the Developer, as applicable, may acquire
Developer’s interest in the applicable Developer Ground Lease.

Such leasehold mortgagee shall take lessee’s interest in the Affordable Housing Unit and
improvements subject to all of the provisions of the Developer Ground Lease, and for so long as
it is the owner of the leasehold estate, shall assume the obligations of lessee under the Developer
Ground Lease and shall be subject to all the agreements, conditions, covenants and terms of the
Developer Ground Lease, this Agreement, the conditions of the BLM patent, the County Land
Deed Restriction recorded against the Site and the CLT Deed Restrictions recorded against each
Lot and the Resale Restrictions.

An assignment, sale, assumption of obligation, subleasing or subletting of the Affordable
Housing Unit or the acceptance of rent by County from any such assignee, sublessee, subtenant,
or any other person, shall not in any manner affect the liability of a lessee under the Developer
Ground Lease or release the lessee from fulfilling the lessee’s obligations to comply with the terms
of the Developer Ground Lease, the BLM patent, the County Land Deed Restriction recorded

against the Site, the CLT Deed Restrictions recorded against each Lot, and the Resale Restrictions.
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7.5 No Subordination of Patent, Developer Ground Lease, Homebuyer Ground

Leases and Resale Restrictions

County will not approve financing which requires subordination of the BLM Patent, the
County Land Deed Restriction, the Developer Ground Lease, the Homebuyer Ground Leases, and
the Resale Restrictions to the interests of any lender or investor, including that of the Developer
itself, providing financing for any part of the Project’s development and the financing of mortgage
purchase of the Affordable Housing Units by Qualified Households. No lender or investor will
hold as collateral, fee interest, ownership claim, or any interest, in the event of foreclosure on their
financing, to the land underlying the Project, including the Site in total or the Lots underlying each
individual Affordable Housing Unit sold to Qualifying Households. All financing documents for
all sources of approved financing for the Project and the Affordable Housing Unit sales shall
contain a non-subordination clause stating such financing, whether for the development and
construction of the Project, or the mortgage financing for purchase of any individual Unit in the
Project shall be subordinated to the individual Homebuyer Ground Leases, County Land Deed
Restriction, and Resale Restrictions governing the use of the Site, the Project and the sale of the
individual Affordable Housing Units within the Project.

SECTION 8: MARKETING AND SALE OF AFFORDABLE HOUSING UNITS
8.1  The Developer and the County or its designee will market the Affordable Housing Units
for sale to Qualifying Households pursuant to the terms of the Marketing Plan, and work with
County Approved Lender(s) to qualify eligible buyers for the program, assist those households in
obtaining mortgage financing, assist them in understanding the terms of the County’s Program
Guidelines, the Homebuyer Ground Lease and the CLT Deed Restriction, and their rights and
responsibilities thereunder, including the restriction on resale to income-eligible buyers, and
counsel them through the homebuying process. Maximum Affordable Sales Price and household
income and occupancy standards are defined in Exhibit “I”.

8.2 The County will contract with a service provider to qualify and counsel Qualifying
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Households to purchase and own Affordable Housing Units on the Site, market those Units for
sale, assist in securing mortgage financing for each Unit, execute Homebuyer Ground Leases for
each Unit, and assure long-term compliance with Resale Restrictions, Program Guidelines, the
Homebuyer Ground Lease provisions and the terms and conditions of the CLT Deed Restriction.
The service provider will also manage either the Homeowners Association (“HOA”), if any, or
directly maintain and administer common areas and amenities of the Project.
8.3 Income and Sale Restrictions

All Affordable Housing Units developed on the Site must be sold to Qualifying Households
at the Maximum Sales Price for an Affordability Period of 99 years. Specifically, all Affordable
Housing Units in the Project will be sold exclusively to Qualified Households with incomes
at or below 80% or 100% of the then current AMI for the Las Vegas-Henderson-Paradise
MSA (as adjusted for household size) as published by HUD and updated annually. Nothing
herein is intended to limit, modify, or otherwise affect such periods imposed by other programs.
County or its designee must determine at initial occupancy that each household is income
eligible by determining the household's annual income as defined at 24 CFR 5.609. Annual
income shall be determined by examining the source documents evidencing annual income
(i.e., wage statement, interest statement, social security statements, etc.) for the household.
Those restrictions may operate differently than those imposed by this Agreement. In the event
of a conflict between the restrictions imposed by this Agreement and those imposed any public
funding program, the requirements providing for the lowest income targeting will govern.
8.4  County Assistance to Homebuyer Lessee

It is the intent of the Parties that County provide financial assistance to the Homebuyer
Lessee in the form of a County Loan to the extent funding exists and to the extent that such
assistance is necessary to ensure that prospective Homebuyer Lessees who otherwise qualify to
purchase an Affordable Housing Unit on the Site can do so at up to the Maximum Affordable Sale

Price. A County Gap Note and Deed of Trust attached as Exhibit “O” and Exhibit “P”
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respectively, will be recorded against the Lot. The County Loan shall be repaid by the Homebuyer
Lessee to the County upon resale of the Affordable Housing Unit or may be offered to a subsequent
Qualified Homebuyer Lessee by the County. Other terms and conditions will be memorialized in
a County Loan Note and Deed of Trust, and Homebuyer Ground Lease recorded against each Lot.
8.5 Developer Recoupment of Costs and Margin of Profit

Upon sale of each Affordable Housing Unit to a qualified Initial Buyer, Developer shall be
entitled to recoup its (a) costs incurred in constructing the Affordable Housing Unit; and (b) the
cost incurred in constructing the Project Infrastructure for the Project prorated for each Affordable
Housing Unit. The costs of construction shall substantially conform to the costs Developer outlined
in the Housing Construction Cost Schedule submitted to and reviewed by County as set forth in
Section 7 above. In addition, and as a part of the Housing Construction Cost Schedule
Developer should provide proposed reasonable general contractor fee, both in dollar amount
and percent of construction contract excluding the fee; costs for contractor general conditions,
liability insurance in dollar amount; and proposed developer costs, including but not limited
to overhead, salaries and benefits, mark-ups, or administrative fees for third party contracts.
In consideration of and compensation for the above, Developer shall also be entitled to receive
a fee of $6,000,000.00 in profit for the Project to be included as a portion of the development cost
for each Affordable Housing Unit. For each Affordable Housing Unit, Developer shall be entitled
to a developer fee/profit of no more and no less than $28,571.43. Prior to construction, Developer
shall deposit into escrow $100,000.00 to remain in escrow for the duration of the Project that

Developer will receive on the Completion Date.

SECTION 9: ESCROW AND CLOSING PER AFFORDABLE HOUSING UNIT
9.1 Establishment of Escrow
Within 3 business days of each Initial Buyer executing a purchase agreement for its
Affordable Housing Unit, Initial Buyer shall make a deposit and open escrow with an Escrow
Agent in Las Vegas, Nevada (“Escrow Agent”). Upon Closing for each Affordable Housing Unit,
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Developer and Initial Buyer shall equally share in half of the customary and usual escrow fees,
charges, and costs. Developer and Initial Buyer shall provide the escrow agent with joint escrow
instructions in writing and signed by an authorized representative of both Developer and Initial
Buyer. Any deposit or payments made toward the purchase of an Affordable Housing Unit by each
Initial Buyer shall flow through escrow. Developer and Initial Buyer shall provide from time to
time such additional escrow instructions as shall be necessary or required by Escrow Agent.

9.2  Conditions Precedent to Closing of Each Affordable Housing Unit.

The closing of each Affordable Housing Unit is conditioned upon the satisfaction or written
waiver by County or Developer (as applicable) of each of the following conditions precedent (the
“Conditions Precedent to Closing™):

a) Recordation of the CLT Deed Restriction against the Affordable Housing Unit;

b) Developer having completed construction of all required Project Infrastructure and
amenities on the Site as evidenced by a certificate of occupancy, Certificate of Completion or other
written acknowledgment by County;

c) Developer having completed construction of the Affordable Housing Unit to be
sold to each Initial Buyer as evidenced by a permanent certificate of occupancy or completion
issued by the County for the Affordable Housing Unit;

d) All mechanic’s liens or other liens for construction, material or labor recorded
against the Affordable Housing Unit have been released, or will be released upon the sale of the
Affordable Housing Unit to the Initial Buyer;

e) The County or its designee has provided a written acknowledgment that the
purchase agreement for the sale of the Affordable Housing Unit specifies an Affordable Housing
Price and provided by an Approved County Lender(s);

f) The County or its designee has provided written acknowledgment that the

prospective Initial Buyer is a Qualifying Household at the time of purchase;
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g) The prospective qualifying Initial Buyer shall have sufficient funds to purchase the
home including financing to pay the Maximum Affordable Sales Price of the Affordable Housing
Unit plus a County Loan, if provided by County to the Initial Buyer; and

h) A title policy issued by a title company licensed to do business in the State of
Nevada satisfactory to the County Approved Lender(s) and the County.

9.3 Termination of Escrow

Escrow may be cancelled if the Conditions Precedent to Closing are not satisfied. If the
escrow is not in condition to close, then Developer or County may, in writing and with notice to
the other Party and Initial Buyer, demand the termination of escrow and the return of money and
documents provided to the Escrow Agent. Upon receipt of a demand to terminate escrow, the
Escrow Agent shall not terminate escrow for a period of 10 business days, or longer by agreement
of the Developer and County, to allow time for the defect in the conditions precedent to closing to
be cured (“Cure Period”). If no demands are made, the Escrow Agent shall proceed with the
Closing as soon as possible.

9.4  Role of Escrow Agent and Liability

The liability of the Escrow Agent under this Agreement is limited to performance of the
obligations imposed upon it under this Agreement. The Escrow Agent is authorized and instructed
to:

a) Charge the Parties obligated hereunder, and to pay to the persons entitled thereto,
any fees, charges and costs payable under this Section and related solely to the acquisition and
transfer of the Affordable Housing Unit to the Initial Buyer. Before such payments are made, the
Escrow Agent shall notify Developer, the County, and Initial Buyer of the fees, charges, and costs
necessary to clear title and close the escrow.

b) Disburse funds and deliver the deed and the other documents to the parties entitled
thereto when the conditions of this escrow have been fulfilled by Developer and Initial Buyer.

c) Obtain and charge Developer all the premiums and costs for the title insurance
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policies and endorsements thereto.

d) Record any instruments delivered through this escrow, if necessary or proper,
which shall be delivered to the parties, to vest title in Initial Buyer in accordance with the terms
and provisions of this Agreement.

All funds received in this escrow shall be deposited by the Escrow Agent with other escrow
funds of the Escrow Agent in an escrow account or accounts with any state or national bank doing
business in the State of Nevada. All disbursements shall be made by check of the Escrow Agent.
All adjustments shall be made on the basis of a 30-day month. Any interest that is earned on funds
deposited under this paragraph shall be for the benefit of the Party responsible for depositing those
funds with the Escrow Agent.

9.5  Closing of Escrow

Provided that the Conditions Precedent to Closing have been satisfied or waived in writing
by Developer or County, the conveyance of the Affordable Housing Unit to the Initial Buyer shall
close on the closing date agreed to by the Developer and the County, no later than 3 days after
issuance of a permanent certificate of occupancy or as determined by the purchase agreement for
the applicable Affordable Housing Unit. The closing shall occur at the escrow. The Escrow Agent
shall close the escrow as follows:

a) Record the CLT Deed Restriction in first position and not subordinated or
foreclosable to any other document recorded against the Affordable Housing Unit;

b) Record the Homebuyer Ground Lease in second position and not subordinated or
foreclosable to any other document with instruction to the Clark County Recorder’s Office to
deliver the Homebuyer Ground Lease to the County and a conforming copy to the Initial Buyer;

c) Record a grant deed that conveys title to the Affordable Housing Unit to the Initial
Buyer with instruction to the Clark County Recorder’s Office to deliver the grant deed to the Initial

Buyer and a conforming copy to Developer and County;
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d) Record the Release of Developer’s Interest in the Affordable Housing Unit and Lot
with instruction to the Clark County Recorder’s Office to deliver the Release of Developer’s
Interest to Developer and a conforming copy to the County, Initial Buyer and the Developer’s
construction lender;

e) Record any first mortgage from an Approved County Lender(s) and Deed of Trust,
if any, with instruction to the Clark County Recorder’s Office to deliver to the Approved County
Lender(s) and a conforming copy to the Initial Buyer and the County;

f) Record the County Loan Note and Deed of Trust, if any, with instruction to the
Clark County Recorder’s Office to deliver the County Loan Note and Deed of Trust to the County
and a conforming copy to the Initial Buyer;

2) Deliver the Construction Defect Builder’s Warranty to the Initial Buyer at final
walkthrough, with a conforming copy to the County and Developer;

h) Deliver the Lender’s Title Policy issued by the Title Company to Initial Buyer with
a conforming copy to the County; and

1) If requested by the Escrow Agent, Developer, County, and Initial Buyer shall
execute further escrow instructions that are consistent with the terms of this Agreement and that
incorporate the Escrow Agent’s general provisions. In the event of any conflict between such
escrow instructions and the terms of the County Land Deed Restriction, CLT Deed Restriction,
the Homebuyer Ground Lease, or the Developer Ground Lease, then the terms of the County Land
Deed Restriction, CLT Deed Restriction the Homebuyer Ground Lease, and/or the Developer
Ground Lease are controlling.

SECTION 10: INDEMNITIES AND PERFORMANCE GUARANTEES
10.1 General

In addition to the County’s interest in facilitating the production of affordable housing,

County and Developer acknowledge County’s interest in reducing its exposure to financial

risks associated with the Project, including but not limited to any action by BLM and/or HUD
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to recoup the purchase price discount from the County in the event of nonperformance by the
Developer during the period of construction of the Project. Consequently, as an inducement to the
County and to ensure that the public purposes of the Project will be realized, the County will
require various security, guarantees, and indemnities from the Developer, and any other parties
described inthis Section.

10.2 Completion Guaranty

The “Guarantor” outlined herein shall provide a Completion Guaranty as Exhibit “Q”
in form and substance acceptable to the County. These are in addition to any standard
environmental or general indemnifications that may be required by this Agreement. All
guarantees shall be joint and several.

The Completion Guaranty, to be executed by Guarantor, shall secure and guarantee
Developer’s obligations hereunder, including but not limited to completing construction of the
Project, free of any and all liens for subcontractors, labor, suppliers, taxes or other obligations,
making payments for all labor and materials and removal of any improvements deemed by the
County not to be in compliance with the provisions of this Agreement. In addition, the Completion
Guaranty shall ensure that the Project is sold to Qualifying Households, as described herein.

The Completion Guaranty will remain valid and enforceable until the lien-free
completion of construction and issuance of final certificate(s) of occupancy for the last home
within the Project, and construction completion of the Project Infrastructure. Upon satisfying
the conditions forrelease, the Completion Guaranty will terminate and have no further force or
effect.

10.3 Intentionally Omitted
10.4 Indemnification

Regardless of whether any costs for damages and/or injuries are covered by insurance,

Developer (“Indemnitor””) shall indemnify, hold harmless and defend County and any of its

officers, employees, representatives, agents and contractors, invitees, board members,
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successors, and assigns with counsel"acceptable to County, against and from any and all liability,
loss, cost, damage, or expense (including but not limited to reasonable attorneys’ fees) of
whatsoever nature arising from or in connection with personal injury to or death of any person
(including, without limitation, exposure to hazardous or toxic substances), or loss of or
destruction or damage to any property whatsoever (including, without limitation,
contamination by hazardous or toxic substances and any required testing, removal or cleanup
thereof), where such personal injury, death, loss, destruction or damage arises in any way in
connection with or incident to the occupation or use of the Site or Project by, or the presence
thereon of, Developer or a related party, and occurs from any cause whatsoever, excluding the
grossly negligent or intentional acts of County. If Developer should discover any hazardous
materials, or any other materials subject to a legal reporting requirement or corrective action,
Developer will immediately notify the Nevada Department of Environmental Protection and
County of the same.

Developer shall also indemnify, hold harmless and defend County against any proceeding
related to any mechanic's lien, stop notice or other claim brought by a subcontractor, laborer or
material supplier who alleges having supplied labor or materials inthe course of the construction
or development of the Project.

The indemnity obligations of Developerunder this Section will survive any termination of
this Agreement. In the event that the County incurs any expenses for claims or losses described
in this Section, the County shall have a right to charge said expenses made in good faith to the
Developer. An itemized statement of expenses shall be prima face evidence of the fact and
extent of the indemnity obligation of the Developer.

SECTION 11: REPORTING, RECORDKEEPING, AND INSPECTIONS
11.1 General Requirements

Developer agrees to provide reports to the County and to maintain records documenting

compliance with this Agreement, the County Land Deed Restriction, the Patent, the SNPLMA,
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and all other applicable federal, State, and local laws and regulations. Upon reasonable notice
(generally 48 hours except in circumstances related to emergency conditions or in response to
concerns regarding fraudulent activity), Developer also agrees to provide the County, BLM, HUD,
the Comptroller General of the United States (aka the U.S. Government Accountability Office or
“GAQ”), or their representatives access to the Project and its records, wherever located, for the
purposes of assessing the accuracy of reports submitted by the Developer and monitoring
Developer’s compliance with applicable requirements. As requested, Developer will provide
physical or electronic copies or excerpts of such records at no cost to the party requesting such
records. Further such parties may, upon occasion, interview any occupants, employees, or agents
of the Project who consent to such interviews.
11.2 Reports

Developer shall submit monthly reports to the County on the progress and performance of
the Project. The County reserves the right to alter, supplement, or otherwise modify the frequency
or content of required reports as needed to maintain adequate oversight of the Project, address
changes to applicable laws or regulations, or to address findings related to noncompliance by the
Project, provided that the County provides Developer 30-day notice prior to altering,
supplementing, or modifying the frequency or content of required reports.
Initially, the County may require reports as follows:

a) At all times prior to completion of the Project and sale of Affordable Housing
Units, Developer must report to the County any circumstances that preclude timely completion
of, or warrant an extension of time to complete, any of the Schedule of Performance outlined in
Section 6.2 and incorporated as Exhibit “K”. Such a report must be provided within 10 days
of Developer’s discovery, receipt, or knowledge of suchinformation.

b) Prior to the commencement of construction, Developer shall report quarterly on
progress toward closing on all Project financing and the commencement of construction.

Quarterly reports will be due on the 15th of the month following the end of the prior quarter
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(e.g., by April 15th reports on the first quarter are due);

c) During the construction period, Developer shall report monthly on progress;

d) Upon completion of construction and prior to reaching stabilized occupancy,
Developer shall report monthly on progress toward selling Affordable Housing Units and
provide monthly income and expense reports until the Project is completed.

11.3 Record Retention

Developer shall retain all applicable administrative and Project records as follows:

a) General project records pertaining to the development and construction of the
Project must be retained for not less than 5 years beyond the issuance of a Certificate of
Occupancies for the Project. These include, but are not limited to, construction contracts and
associated documents, invoices and payment records, records documenting compliance with any
applicable labor standards, and the like.

b) This Agreement and any amendments, attachments, or supplements thereto must
be retained for not less than 5 years.

c) Notwithstanding the above, if there are litigation, claims, audits, negotiations,
or other actions that involve any of the records cited and that have commenced before the
expiration of the retention periods outlined, such records must be retained until completion of
the actions and resolution of all issues, or the expiration of the retention period, whichever
occurs later.

SECTION 12: DEFAULT AND ENFORCEMENT
12.1 Developer’s Event of Default

The actions noted below shall constitute an event of default by Developer hereunder. The
County may give written notice of default to the Developer, by registered or certified mail,
addressed pursuant to the Notice provisions of this Agreement.

a) Failure to comply with the terms and conditions hereof;

b) Failure to comply with the terms of the Patent, including but not limited to issuance
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of any notice by BLM or HUD citing a default under the terms of the Patent;

c) Failure to comply withthe County Land Deed Restriction, SNPLMA (including
associated BLM guidance), fair housing laws, and other federal requirements related to the
Project, or any applicable State or local law, regulation, ordinance, or requirement;

d) Any event of fraud, misrepresentation, gross negligence, or willful misconduct
by Developer in the execution or performance of this Agreement;

e) The Developer’s dissolution or other termination of existence; merger or
consolidation with any other entity; change in control of the Project or the Developer, or any of its
partners, shareholders, members, or owners without the County’s prior written consent as required
herein; insolvency; forfeiture of right to do business in the State of Nevada or business failure;
abandonment of the Project for more than 30 days (unless caused by Force Majeure); appointment
of a receiver of any part of the Project; the calling of any meetings of, or the assignment for the
benefit of, creditors of the Developer; or the commencement of any proceedings under any
bankruptcy or insolvency laws by or against the Developer which are not dismissed within 60
days;

f) Except any judgment or lien resulting from liability that is fully payable from the
proceeds of an insurance policy maintained by Developer, Developer allows any judgement or
lien against the Site to remain for more than 60 days after the entry of such judgment or lien
without being paid, stayed on appeal, discharged, bonded, or dismissed within 60 days; and

g) A sale, transfer, or further encumbrance of all or part of the Project without the
County’s prior written consent.

12.2 County’s Remedies and Enforcement

In the event of default by Developer hereunder, which is not cured within 30 days of the
mailing of written notice by the County (unless such cure is not practicable within 30 days and the
Developer has, to the County’s satisfaction, commenced and is diligently pursuing a cure within

the 30 days in which case the County may extend in its sole and absolute discretion the cure period
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by up to 120 days), the County may seek any combination of the following remedies:

a) Terminate this Agreement;

b) Retain a new developer and/or general contractor to commence or finish
construction of the Project according to the Approvals at the Developer’s expense;

c) Recover from the Developer the amounts of all damages suffered by County due to
Developer’s breach;

d) Seek an injunction or other equitable relief in any court of competent
jurisdiction to enforce the Developer’s obligations hereunder;

€) Enforce the Completion Guaranty; and

f) Assign any rights, privileges, guarantees, security, or the like to the United States
for enforcement by the BLM, HUD, and/or the Department of Justice.

Except as otherwise provided for by law or this Agreement, the rights and remedies of
County shall not be exclusive and are in addition to any other rights and remedies provided by law
or equity, including but not limited to actual damages.

Any delay by the County in exercising any right or remedy provided herein or otherwise
afforded by law or equity shall not be a waiver of or preclude the exercise of such right or remedy.
All such rights and remedies shall be distinct and cumulative and may be exercised singly, serially
(in any order), or concurrently, and as often as the occasion therefore arises.

Upon termination by County or Developer, Developer shall furnish to the County certified
copies of all field notes, reports, data, and electronic or magnetic media, and original tracings of
all drawings, plans, maps, photographs, and other materials (including, if requested by the County,
surveying computations, surveying sketches, and review drawings) (hereinafter “Documents”)
prepared for the Project. The originals of such documents shall be and remain the property of the
County.

All of such Documents shall be deemed to be “works made for hire” prepared for the

County. The ownership of all copyrights and all rights embodied in the copyrights in or to such
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Documents shall rest in the County when any such is subject to copyright. Developer agrees that
it, nor any of its employees, shall have any right to copyright any of such Documents. Developer
further agrees that neither it nor any of its employees shall exercise any of the rights embodied in
the copyrights in or to such Documents, unless authorized to do so by the Clark County Board of
Commissioners. Developer shall place a conspicuous notation upon each such Document, which
indicates that the copyright thereto is owned by the County.

Should it finally be determined, by a court or other tribunal of competent jurisdiction, that
any of such Documents is not a “works made for hire,” it is agreed that the provisions of this
section shall be termed an assignment, sale, and transfer of the copyright in or to such Documents
to the County for the longest term allowed by law. Notwithstanding the foregoing, Developer may
retain copies of such Documents and such copies shall remain the property of the Developer. The
County shall have the right to use such copies as it may desire, but the County may not sell, license,
or otherwise market such documents.

12.2.1 Default Declaration by BLM or HUD

Notwithstanding the foregoing, if a default, enforcement, or other similar notice has
been given by BLM or HUD under the Patent, the cure period shall be reduced to that by HUD
or BLM in their notice. The County will immediately provide notice to the Developer of any
default, enforcement, or other similar notice by BLM or HUD under the Patent. Inany such case,
Developer must notify County inwriting within 5 days of receipt of suchnotice of: (i) the proposed
plan to cure such default, and (ii) the time that is anticipated to cure such default. In addition,
Developer shall provide County with weekly written progress reports regarding the status of
curing the default. In the event the Developer anticipates needing more time than permitted
by BLM or HUD in such enforcement notice, Developer shall notify County in writing
immediately.

12.3 County’s Event of Default

The failure to comply with the terms and conditions of this Agreement shall constitute an
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event of default by County hereunder. Developer may give written notice of default to County, by
registered or certified mail, addressed pursuant to the Notice provisions of this Agreement.
12.4 Developer’s Remedies and Enforcement

In the event of default by County hereunder, which is not cured within 45 days of the
mailing of written notice by Developer (unless such cure is not practicable within 45 days and the
County has, to the Developer’s satisfaction, commenced and is diligently pursuing a cure within
45 days in which case the Developer may extend the cure period by up to 120 days) the Developer
may seek any combination of the following remedies:

a) Waive such default; or

b) Terminate this Agreement and upon such termination County shall have no
further obligation to the Developer, but Developer may demand a separation fee up to
$125,000 if Developer can show invoices/receipts for engineering, planning, technical studies,
and/or construction expenses incurred related to this Agreement totaling a minimum of
$125,000. If Developer is unable to show a minimum of $125,000 in engineering, planning,
technical studies, and/or construction expenses, the County may reduce the amount of the
separation fee to an amount equal to the amount of invoices/receipts for engineering, planning,
technical studies, that shall not exceed $125,000.

SECTION 13: GENERAL REPRESENTATIONS, WARRANTIES AND

COVENANTS
13.1 General

Developer represents and warrants to Clark County that as of the date hereof:

a) Developer is a Nevada limited liability company in good standing with the
Secretary of State of Nevada, and is duly qualified, and holds all permits necessary, to operate its
business under the requisite approvals required by the State of Nevada.

b) Each sponsor (if applicable) is in good standing in the respective jurisdictions in

which it is organized and is duly qualified and holds all permits and authorization necessary to
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operate its business as required by the State of Nevada and is qualified and authorized to act on
behalf of the Developer with respect to the Project and Developer’s obligations under this
Agreement.

c) Developer has all requisite power and authority to carry out its business as now and
whenever conducted and to enter into and perform its obligations under this Agreement.

d) By proper action of Developer and any applicable sponsor(s), the signatories hereto
have been duly authorized to execute and deliver this Agreement.

e) The execution of this Agreement does not violate any provision of any other
agreement to which Developer or any sponsor is a party.

) Except as may be specifically set forth in this Agreement, Developer has acquired,
has timely applied for, or is committed to obtaining, all necessary approvals from the relevant
Clark County agencies and any other consents or approvals that are necessary in connection with
the execution of this Agreement or with the Developer's performance of its obligations hereunder.

g) Neither Developer, sponsor(s), nor any of their principals are currently a debtor
in a case under the federal or state bankruptcy codes, are not the subject of an involuntary
petition under any bankruptcy code, have not made an assignment for the benefit of creditors
nor is insolvent and unable to pay its debts as they become due.

h) There are no legal actions, suits or proceedings pending or threatened before any
judicial body or any governmental or quasi-governmental authority against Developer or
sponsor(s) which would inhibit their ability to perform their obligations under this Agreement.
13.2 Affirmative Covenants

a) Developer represents, warrants, and covenants to County that the Project property
will only be used for affordable housing purposes as approved by the BLM and HUD during any
prescribed Period of Affordability, including but not limited to the BLM Affordability Period and
the Affordability Period.

b) Developer shall promptly pay all taxes, judgments and claims against Developer,
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its contractors, and subcontractors, which become involuntary liens against the Site or the Project.

c) Developer shall execute and provide to County the Ownership Disclosure Form
attached as Exhibit “R” (or such subsequent form as County may require) and shall notify County of
any changes to the information on such form during the term of this Agreement.

d) Developer shall conduct all activities in the development and management of the
Project in compliance with the provisions of all applicable laws, the Patent, the Developer Ground
Lease, and this Agreement.

e) Developer agrees to provide, keep current, pay all the premiums for, and comply
with all terms of the insurance policies in accordance with the requirements of the County, which
may be updated from time to time by the County, in its sole discretion, upon notice to the
Developer. In addition, at all times prior to the issuance of final certificates of occupancy for the
Project, Developer shall maintain and keep in full force and effect and shall cause all of its
contractors and subcontractors to maintain and keep in full force and effect, such policies of
insurance as described. Each such policy shall name County as an additional insured, shall not be
subject to cancellation without 30 days’ prior written notice to County, and shall be primary and
non-contributory to any insurance carried by County. No later than 5 business days prior to the
Closing Date, Developer shall provide County with Certificates of Insurance and policy
endorsements evidencing the required limits and coverages.

13.3 Negative Covenants

a) Developer shall not knowingly permit the Site or the Project or any portion
thereof to be a site for the use, generation, treatment, manufacture, storage, disposal or
transportation of Hazardous Materials or otherwise knowingly permit the presence of
Hazardous Materials in, on or under the Site or the Project in violation of any applicable laws.

b) Except as expressly permitted in this Agreement, Developer represents and
warrants that it has not made or created, and will not make or create or suffer to be made or

created, any transfer of the Site or the Project including but not limited to sale, ground lease,
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lease (other than in the normal course of business to eligible low income households as
anticipated by this Agreement), either voluntarily or by operation of law without the prior
written approval of County.

c) Except as anticipated by the Financing Plan and approved financing, Developer
will not further encumber the Project with liens, mortgages, deeds of trust, or other similar security
instruments without the prior written consent of the County.

d) Developer will not sell or otherwise transfer the general or limited partnership
interests, member interests, managing member interest, or other controlling interests in the
Developer without the prior written consent of the County. This will include but is not limited
to:

i) The voluntary or involuntary re-assignment of the role of general
partner, managing member, or other controlling entity or individual (collectively the
“Controlling Entities”) to another entity or individual, except for estate planning
purposes;

ii) Sale or transfer of the interest of any owner of a Controlling Entity, except
for estate-planning purposes; or

iiil)  Sale or transfer of any other interests in Developer, including but not
limited to a limited partner interest, special limited partner interest, or member interest,
except for estate-planning purposes.

SECTION 14: GENERAL PROVISIONS
14.1 Duration of Agreement
The term of this Agreement shall commence upon the Effective Date and shall expire
upon either (1) the failure of the BLM to transfer the Site to the County; (2) the Developer ¢lects
to terminate the Agreement after inspecting the Site per Section 6.10 and 6.12; (3) the Agreement
is terminated in the event of a default under Section 12; or (4) the Project is completed, including

construction and sale of all of the Affordable Housing Units. Notwithstanding the termination of
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this Agreement, the indemnity and defend and hold harmless provision set forth in Section 10 shall
survive the termination of this Agreement.
14.2 Entire Agreement

The Agreement including its Exhibits attached hereto and incorporated herein by
reference, all of which constitute the entire understanding and agreement of the parties with
respect to the subject matter hereof and supersedes and replaces all prior agreements both
written and oral with respect to the subject matter hereof. The recitals set forth above are
incorporated herein by reference and are explicitly made a part of this Agreement.

This Agreement integrates all of the terms and conditions mentioned herein or
incidental hereto and supersedes all negotiations or previous agreements between the parties
with respect to all or any part of the subject matter hereof.

14.3 Amendment

Any deviation from, modification, or amendment to any of the provisions of this
Agreement must be pursuant to a written amendment signed by both Parties.

14.3.1 Automatic Amendments

Notwithstanding any terms within this Agreement, in the event that (i) BLM or HUD
imposes new or modified requirements applicable to projects previously developed under the
SNPLMA through regulation, administrative notice, publication, or other such means, or (if) BLM
or HUD specifically identifies violations of SNPLMA requirements pertaining to this Agreement
or the Project, Developer agrees to comply with any new or modified requirements to ensure the
Project remains in or is brought into compliance with such requirements. Developer further agrees
to execute any amendment deemed necessary by County to update, modify, or clarify the terms of
this Agreement in such manner as necessary to reflect and implement SNPLMA requirements or
correct identified deficiencies. The County shall provide not less than 30 days’ notice to the

Developer of any such modifications.
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14.4 Assignments and Transfers

Developer’s interest in the Developer’s Ground Lease, Affordable Housing Unit and
Developer’s Infrastructure may not be sold, assigned, conveyed, leased, mortgaged, pledged,
encumbered, or otherwise transferred in whole or in part, without the prior written consent of
County and if applicable, the consent of the BLM and leasehold mortgagees.

In addition, County’s prior written consent shall be required for any transfer of:

(i) any interest of a managing member, general partner, or controlling affiliate or stockholder
(any such interest being referred to as a “Controlling Interest™) in the Developer, or

(ii) a Controlling Interest in any entity which has a Controlling Interest in the Developer.
County will not withhold consent to the following transfers:

(i) the sale of residential units in accordance with the affordability, income and resale
restrictions set forth in this Agreement, the Homebuyer Ground Lease, and Exhibits “C,”
“D”, “L.”

Additionally, Developer shall not transfer or assign any interest in or delegate any
obligation under this Agreement, without the express prior written consent of County,
approval of which shall be at its sole discretion. Developer will notify the County not less than
60 days inadvance of any requested transfer or assignment. Inthe event of the County's approval
of an assignment, this Agreement will inure to the benefit of and bind the permitted successors
and assigns of the Developer.

In any request for an assignment, Developer shall state in its notice, endorsed by the
Developer and the potential assignee, that (i) the designated assignee is ready, willing and able to
fulfill all obligations of this Agreement, and to diligently pursue the development and operation of
the Project in accordance with the terms and conditions of this Agreement, and (ii) the designated
assignee holds all permits, licenses and approvals required by Nevada law that are necessary to
fulfill the Developer’s obligations under this Agreement. County shall be under no obligation to

approve any assignment and any assignment made without the approval of County is void. In the
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event BLM or HUD reserves the right to approve any assignment by Developer, then no
assignment shall be made or effective without obtaining written approval of BLM or HUD, which
shall be in the sole discretion of each agency.

The County, upon notice to the Developer (or following a County-approved assignment
the Developer's successor), may assign its rights and privileges under this Agreement to any other
federal, state, or local governmental body or instrumentality, including without limitation BLM or
HUD.

14.5 Notices

Except in the case of notice of default under this Agreement, which shall be by certified
mail/return receipt requested, overnight mail or parcel delivery, or personal service, notices due to
Developer hereunder will be deemed delivered 2 days after being placed in the United States mail,

postage pre-paid, addressed to the Developer as follows:

Todd Stratton

Kavison Homes

8975 S. Pecos Road, Suite 6C
Henderson, NV 89074

With a copy to:
Kaempfer Crowell
Attn: Bob Gronauer
1980 Festival Plaza Drive, Suite 650
Las Vegas, NV 89135

Notices due the County shall be in writing and must be personally delivered, delivered via
overnight parcel delivery, or placed in the United States mail. Notices to the County delivered via
the mail must be delivered via certified mail with return receipt requested and will be deemed
delivered upon signature of a County representative. Notices to the County should be addressed as

follows:
Clark County Community Housing
Clark County Government Center
500 South Grand Central Parkway, 6* Floor
Las Vegas, Nevada 89155
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With a copy to:
Office of the District Attorney-Civil Division
Clark County Government Center
500 South Grand Central Parkway, 5th Floor
Las Vegas, Nevada 89155-2215

14.6 Non-Liability of County Officials

No officers, employees, contractors, agents, officials or board members of County, its
subsidiaries or affiliates, shall be personally liable to Developer for any default or breach by
County, for any amount which may become due to Developer, or for any obligation of County
under the terms of this Agreement.
14.7 No Third-Party Beneficiaries

Except as expressly provided herein, and subject to the limitations herein, no term or
provision of this Agreement is intended to be, or will be, for the benefit of any person, firm, entity,
organization, or corporation not a party hereto, and no such other person, firm, organization or
corporation will have any right or cause of action hereunder.
14.8 No Conflict with Patent

In the event of any conflict between the terms of this Agreement and the terms of the Patent
or any applicable laws, the terms of the Patent and applicable law shall govern and control.
14.9 Severability

Whenever possible, each provision of this Agreement shall be interpreted in such a
manner as to be valid under applicable law, but if any provision shall be declared by a court
of competent jurisdiction to be invalid, it shall be deemed to be severed from this Agreement
and the remaining provisions shall remain in full force and effect.
14.10 Governing Law and Jurisdiction

The interpretationand enforcement of this Agreement shall be governed and interpreted
by the laws of the State of Nevada. All actions or proceedings arising out of or related to this
Agreement shall be litigated in any local, state, or federal court located in Las Vegas, Nevada.

The parties hereto consent to personal jurisdiction inany local, state, or federal court located in
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Las Vegas, Nevada and hereby waive any objection to process based on personal jurisdiction.
14.11 Headings and Pronouns

The headings of the paragraphs in this Agreement are for convenience only and do not
affect the meanings or interpretation of the contents. Where appropriate, all personal pronouns
used herein, whether used in the masculine, feminine or neutral gender, shall include all other
genders and singular nouns used herein shall include the plural and vice versa.
14.12 No Joint Venture

It is not intended by this Agreement to, and nothing contained in this Agreement will, create
any partnership, joint venture or other agreement between County and Developer or any other
party. Developer is an independent contractor: Developer, its agents and employees shall act in
an independent capacity and not as officers or employees of County.
14.13 Further Assurances

Each party shall execute such other and further documents as may be reasonably necessary
or proper for the consummation of the transaction contemplated by this Agreement.
14.14 Counterparts

This Agreement may be signed in any number of counterparts, each of which shall be
deemed to be an original and all of which together shall be deemed to be one and the same
Agreement. Each party may execute this Agreement by signatures obtained electronically
(including pdf, facsimile, or any electronic signature complying with the United States federal
ESIGN Act of 2000, e.g., www.docusign.com, or NRS 719 Uniform Electronic Transactions Act),
and any such electronic signature shall be deemed to be valid and effective for all purposes.

[SIGNATURE PAGES TO FOLLOW]
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IN WITNESS WHEREQF, the parties hereto have caused this Agreement to be
executed on the day and year written on the first page of this Agreement.
COUNTY:
BOARD OF COUNTY COMMISSIONERS,
COUNTY OF CLARK, STATE OF NEVADA

ATTEST:

Tick Segesblom Lynn\Marie {Goya
Chair County Clerk
DEVELOPER:

KAVISON HOMES LLC,

U .
Raymond Todd Stratton, P res u{m,-(—‘

STATE OF NEVADA

N St N’

COUNTY OF CLARK

This instrument was acknowledged before me on the May of M ,

2024, by Raymond Todd Stratton as E(Jé%l&ﬂ‘ﬁf Kavison Homes LLC, a Nevada limited liability

company. _
e JENNIFER MARTINEZ E , NOTA&EYPUE?E‘ (S

2,

) Notary Public, State of Nevada
773 No. 12-8425-1
Rt My Appt. Exp. April 23, 2026
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APPROVED AS TO FORM: APPROVED AS TO FORM:

) )

. bl L eni
Ashley Baldu rittney Lehtinen
Deputy District Attorney Attorney for Kavison Homes LLC
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SECTION 15: EXHIBITS

List of Exhibits

Exhibit A: Site Legal Description

Exhibit B: Developer Ground Lease

Exhibit C: CLT Deed Restriction

Exhibit D:  Homebuyer Ground Lease

Exhibit E: Homebuyer Mortgage Term Sheet

Exhibit F: County Land Deed Restriction

Exhibit G:  Financial Plan

Exhibit H:  Housing Construction Cost Schedule

Exhibit I: Income Limits, Maximum Affordable Sales Price Definition and Calculations

Exhibit J: Scope of Development

Exhibit K: Schedule of Performance

Exhibit L: Procedures for Affordable Housing Disposals, Southern Nevada Public Land
Management Act, Final Revision to 2006 Version, October 2022

Exhibit M:  Right of Entry Agreement (SCROW)

Exhibit N:  Insurance Requirements and Forms

Exhibit O: County Loan - Note

Exhibit P: County Loan — Deed of Trust

Exhibit Q: Completion Guaranty

Exhibit R: Ownership Disclosure Form
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SITE LEGAL DESCRIPTION

Mount Diablo Meridian, Nevada
T22S R60E S27

SE % SE Y4 SW Y

E % SW Y SE ¥4 SW V4

W % NE % SE % SW V4
Containing +/- 20 acres

Known as Assessor’s Parcel Number 176-27-401-013
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CLARK COUNTY DEVELOPER GROUND LEASE
CACTUS TRAILS

This CLARK COUNTY DEVELOPER GROUND LEASE AGREEMENT (hereinafter referred to

as “Developer Ground Lease” or “Agreement”) entered into this 6 #A day of

Au Qus T 20 2%, by and between the COUNTY OF CLARK, a political subdivision of

the State of Nevada (hereinafter referred to as “County” or “Lessor”) and KAVISON HOMES LLC,

a Nevada limited liability company, authorized to do business in the State of Nevada (hereinafter
referred to as “Company” or “Lessee”) (collectively, the “Parties”).

RECITALS

WHEREAS, County is the owner of +/- 20 acres of land known as assessor’s parcel number
176-27-401-013, located north of Cactus Avenue, East of Buffalo Drive, Las Vegas, NV (hereinafter
referred to as “Site”) and wishes to cause the development and construction of affordable
housing on the Site to ensure that the development of affordable housing on the Site is
compatible with County policy; and

WHEREAS, Nevada Revised Statute 244.189(1)(a) authorizes the Board of County
Commissioners (“BCC”) to exercise the necessary and proper powers for the development of
affordable housing; and

WHEREAS, on May 13, 2021, County issued a request for proposals (“RFP”) for the
“Development of Affordable For-Sale Housing,” on the Site, to solicit proposals by interested
companies based on a competitive procurement process and the criteria outlined in the RFP; and

WHEREAS, on October 19, 2021, the Board of County Commissioners held a public
hearing and selected Company as the successful applicant to develop affordable housing upon
the Site; and

NOW, THEREFORE, in consideration of the above recitals (which are incorporated into
this Developer Ground Lease by this reference), and the agreements, covenants and conditions
contained herein, Lessor and Lessee agree as follows:

AGREEMENT
1.0 Definitions

1.1  “Affordable Housing Unit” or “Unit” means each of the homes constructed on a
Lot and associated improvements and infrastructure on the Lot by the Company as a part of this
Agreement and that Company, its agents, County Approved Lender(s) (as defined in the DA), and
County or its designee will market pursuant to the Marketing Plan (as defined in the DA), and
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sell at a Maximum Affordable Sales Price (as defined in the DA), to Qualifying Households(as
defined in the DA).

1.2 “DA” means the Community Land Trust Developer Agreement between Company
and County outlining the development and affordability requirements of the Project, dated

Augustl, 202Y.

1.3 “Certificate of Completion” means the written certification of County that the
construction of the Project has been completed in compliance with the terms and conditions of
this Agreement, including the receipt of a certificate of occupancy for each Affordable Housing
Unit and the completion of all Project Infrastructure.

1.4 “Completion Date” means the date the Certificate of Completion is provided by
the County.

15 “Environmental Laws” whenever used herein, means any one or all of the
laws and/or regulations of the Environmental Protection Agency or any other federal,
state or local agencies, including, but not limited to the following as the same are
amended from time to time:

(a) COMPREHENSIVE ENVIRONMENTAL RESPONSE, COMPENSATION AND LIABILITY
ACT (42 U.S.C. Section 9601 et seq.),

(b) RESOURCE CONSERVATION AND RECOVERY ACT (42 U.S.C. Section 6901 et seq.),

(c) TOXIC SUBSTANCES CONTROL ACT (15 U.S.C. Section 2601 et seq.),

(d) SAFE DRINKING WATER ACT (42 U.S.C. Section 300h et seq.),

(e) CLEAN WATER ACT (33 U.S.C. Section 1251 et seq.),

(f) CLEAN AIR ACT (42 U.S.C. Section 7401 et seq.),

(g) NEVADA SANITATION LAWS (Nevada Revised Statutes, Chapter 444),

(h) NEVADA WATER CONTROL LAWS (Nevada Revised Statutes Chapter 445A),

(i) NEVADA AIR POLLUTION LAWS (Nevada Revised Statutes Chapter 445B),

(j) HAZARDOUS MATERIALS, INCLUDING UNDERGROUND STORAGE TANK
REGULATIONS (Nevada Revised Statutes, Chapter 459),

(k) NEVADA OCCUPATIONAL SAFETY AND HEALTH ACT (Nevada Revised Statutes, Chapter
618), and

() the regulations promulgated thereunder and any other laws, regulations and ordinances
(whether enacted by the Federal, State or local government) now in effect or hereinafter
enacted that deal with the regulation or protection of the environment (including, but
not limited to, the ambient air procedures and records detailing chlorofluorocarbons
[CFC]), ambient air, ground water, surface water and land use, including sub-strata land.
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1.6 “Hazardous Material” whenever used herein, means the definitions of hazardous
substance, hazardous material, toxic substance, regulated substance or solid waste as defined
within the following:

(a) COMPREHENSIVE ENVIRONMENTAL RESPONSE, COMPENSATION AND LIABILITY
ACT (42 U.S.C. Section 9601 et seq.),

(b) RESOURCE CONSERVATION AND RECOVERY ACT (42 U.S.C. Section 6901 et seq.),

(c) HAZARDOUS MATERIALS TRANSPORTATION ACT (49 U.S.C. Section 5101 et seq.)
and all present or future regulations promulgated thereto,

(d) DEPARTMENT OF TRANSPORTATION  HAZARDOUS MATERIALS TABLE (49
C.F.R. Part 172) and amendments thereto,

(e) ENVIRONMENTAL PROTECTION AGENCY (40 C.F.R. Part 300 and amendments
thereto—including Appendices thereto),

(f) HANDLING OF HAZARDOUS MATERIALS (including transportation of Hazardous
Materials by Motor Carriers) (Nevada Revised Statutes 459.700 through 459.780),
and

(g) all substances, materials and wastes that are, or that become, regulated under, or
that are classified as hazardous or toxic under any environmental law, whether
such laws are Federal, State or local.

1.7 “Homebuyer Ground Lease” means the instrument describing the terms of the
lease of the Lot underneath each Affordable Housing Unit, that each homebuyer shall be required
to sign. The Homebuyer Ground Lease will grant the homebuyer an exclusive right to use the Lot
and include various restrictions on the use of the Unit and Lot that will include but not be limited
to: resale restrictions and calculation of Maximum Affordable Sales Price, owner-occupancy and
other restrictions related to use of the property, refinancing and home equity loan restrictions,
home improvements, home maintenance, payment of property insurance and property taxes,
causes of default, and remedy powers of the County.

1.8 “Homebuyer Lessee” means the Qualified Household homebuyers of the
Affordable Housing Units in the Project who will also lease the Lot underneath their Unit.

1.9 “Lot” means a single, distinct parcel of land owned by the County which will be
created upon subdividing the Site, as ultimately depicted on the recorded subdivision map for
the Project, that the homebuyer will lease from the County and upon which an Affordable
Housing Unit will be constructed and sold.

1.10 “Project” means generally the Company’s construction of the Project
Infrastructure and Affordable Housing Units on Lots and the Initial Sales (as defined in the DA),
of the Affordable Housing Units to Initial Buyers (as defined in the DA), at the Maximum
Affordable Sales Price.
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1.11 “Project Infrastructure” means the improvements to be constructed by Company
upon the Site, including all required common area improvements and on-site and off-site street
and utility improvements (such as streets/sidewalks, bridge to the northernmost five acres of the
Site, street lighting, water/sanitation/sewer improvements, offsite utilities, common landscaping
and irrigation, parks, community facilities and other improvements as specified in the Plan), and
all approvals and permits required for completion of the Project Infrastructure all as more
particularly described in the Scope of Development (as defined in the DA).

1.12 “Site” refers to the property described in Exhibit A.

1.13 “Rent” means $1 per year through the Term of the Agreement paid by Company
to County beginning at the first January following the Approval Date of this Agreement.

1.14 Any other terms not separately defined but referred to and capitalized herein shall
adopt the same meaning of that term in the DA.

2.0 Term

2.1  All provisions of this Developer Ground Lease will be in force and effect on
the latter of 1) approval of the DA and this Developer Ground Lease by the BCC, 2) execution of
the DA, or 3) execution of this Developer Ground Lease, but only if the United States Department
of Interior Bureau of Land Management (“BLM”) has issued the patent for the Site to the County
(“Approval Date”) and will remain in effect until Expiration as defined in 2.4 below or upon
termination as provided in this Agreement.

2.2 As soon as practicable following the Approval Date, Company will be
entitled to receive an ALTA leasehold policy of title insurance, together with those endorsements
reasonably deemed necessary by Company, all issued by a title company selected by Company,
with liability in an amount reasonably determined by Company and insuring Company’s interests
hereunder. Such leasehold policy will be subject only to exceptions permitted by Company.

2.3 Prior to construction and after the BCC has approved the DA, County and
Company agree to execute and acknowledge a memorandum of lease (1) evidencing the
existence of this Agreement, and (2) containing a legal description of the Site. Such Memorandum
of Lease shall be recorded with the official real estate records of Clark County, Nevada. Upon the
sale of an Affordable Housing Unit, County and eligible homebuyer will execute and acknowledge
a memorandum of lease (1) evidencing the existence of a Homebuyer Ground Lease which
outline the rights of an eligible homebuyer in the Affordable Housing Unit, and (2) containing a
legal description of the Lot. Such memorandum of lease shall be recorded with the official real
estate records of Clark County, Nevada. After recordation of the memorandum of lease for the
Homebuyer Ground Lease, County and Company will record a partial release of the
memorandum of lease of the Developer Ground Lease excluding the sold Lot therefrom.
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24 Unless otherwise terminated by County or Company, this Agreement will
only expire when (1) the Company sells each and every Lot and Affordable Housing Unit, (2) each
and every income eligible buyer of an Affordable Housing Unit enters into a Homebuyer Ground
Lease, (3) County has issued a Certificate of Completion, and (4) County has accepted all Project
Infrastructure (“Expiration”).

2.5 Notwithstanding the above, the terms and conditions of this Developer
Ground Lease are tied to Company’s faithful adherence to the DA. Shouid the DA be terminated,
this Developer Ground Lease shall terminate contemporaneously.

3.0 Site

3.1  County does hereby demise and let unto Company and Company does hereby take
from County the Site. Company shall develop, own and operate the Project during the Term of
the Developer Ground Lease. Company will subdivide the Site and secure all entitlements
pursuant to the DA. Company shall be responsible to provide County with a final legal description
of the entire Site with each Lot under this Agreement, which includes the depiction of all current
and proposed easements and/or rights-of-way that County has or may wish to retain. Company
will submit a draft description, both narrative and graphic formats, to County for its review and
County has the right to modify the documents to retain County’s interests in any easements
and/or rights-of-way necessary for roads, utilities, and flood control. Once a final legal description
is agreed upon by both parties, such legal description will be included in the memorandum of
lease referenced in Section 2.3, as provided in this Agreement.

3.2 All Affordable Housing Units constructed on the Site by Company at any time and
from time to time will be owned by Company unless sold by Company to an eligible homebuyer
during the term of this Agreement until Expiration of this Agreement.

3.3. After execution of the Homebuyer Ground Lease, this Developer Ground Lease
shall automatically be amended to exclude the sold Lot from the Site covered under this
Agreement.

3.4 County makes no representations or warranties concerning the Site or any
matters with respect thereto, except as expressly stated herein. Company agrees that it is
entering into this Developer Ground Lease based on its own investigation and analysis of the Site
and Company’s experience in this type of development project. Company agrees and
understands that the property is leased in an “as-is”, “where is” condition without any
representation of warranty by the County and County has not made any promises, covenants or
agreements to alter, improve, adapt or repair the Site,

4.0 Use of Site

4.1 Upon performance of the agreements, provisions and conditions contained in this
Agreement, Company will have the use of the Site for the development and construction of the
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Project and for other activities directly related thereto and for no other purposes, unless
approved in writing by the County. The County, however, retains the sole right to determine if a
use is compatible with County policy.

4.2 Neither Company nor County shall have the right to erect (or cause or permit any
third party to erect) billboards (whether for commercial or non-commercial purposes) on the
Site.

4.3 Company will not erect, install, operate, nor cause or permit to be erected,
installed, or operated upon Site, any signs or other similar advertising devices without written
approval of the County.

4.4  Anysigns erected, installed, operated or attached to the Site must comply with all
applicable laws, rules and regulations (including, those promulgated by County and administered
by an applicable County department).

4.5 Company will not commission, install or display any work of art without the prior
written approval of the County and without a full written waiver by the artist of all rights under
the Visual Arts Rights Act of 1990, 17 U.S.C. Sections 106A and 113.

4.6 County and Company acknowledge that Company intends to construct the Project
upon the Site. County agrees to execute or join with Company as necessary in the execution of
(i) any reciprocal non-exclusive easement agreements and in applications to obtain such
subdivisions, parcel maps, use permits or use or zoning changes or variances or other federal,
state or local permits or licenses, and (ii) any grant applications, applications for tax credits or
abatements, or applications for state, federal or local government assistance or approvals as may
be reasonably necessary for Company's development and use of the Site, all at Company's sole
expense and without cost or expense to County. Subject to the conditions set forth in the
preceding sentence, County shall cooperate with Company's efforts to obtain entitlements,
permits, licenses, variances, grant approvals, tax credits and other federal, state or local
government assistance or approvals for the development of Company 's Improvements, provided
that such cooperation is without additional cost or expense to County. County shall have no
liability to Company, despite County's cooperation under this Section 4.6, if Company is unable
to obtain a permit, approval, agreement, grant, tax credit, variance, or other entitlement or
permission contemplated by this Section 4.6. County is under no obligation to grant any permits,
licenses, variances or other approvals but only to assist as needed as the owner of the Site.

4.7 The development of the Site for Company 's intended and stated purpose may
require the excavation and removal of certain materials from the Site. Removal of said materials
from the Site shall be in accordance with and subject to the express written approval of County,
not to be unreasonably withheld, conditioned or delayed. At no time shall removal of any
materials during the construction of the Project be construed as the granting to Company of any
mineral right or rights and shall be done in accordance with any rules, regulations, ordinances
and any other applicable laws.
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4.8 Company shall pay all charges incurred for the use of utility services at the Site
including, without limitation, gas, electric, water and telephone. Lessee shall pay all utility
connection charges and any charges associated with getting utility services extended to the Site.

4.9 Company shall pay, within thirty (30) days after receipt of written demand from
County, any real estate taxes, assessments (both general and special) and other governmental
impositions which are levied against the Site; provided that Company shall have no obligation to
pay any of such taxes, assessments and impositions more than ten (10) days prior to the date the
same are due to the taxing authority. Lessee's obligations under this Section 4.9 shall extend only
to taxes, assessments and impositions which are properly allocable to the Developer Ground
Lease Term. Any tax, assessment, imposition or other similar expense which is properly allocable
to any period prior to the Approval Date or any period after the date of termination or Expiration
of this Lease Agreement shall not be the obligation of Company.

5.0 Standards of Operation

5.1 Company will develop and cause to be constructed Affordable Housing Units in
accordance with plans and specifications prepared by Company and which must be approved by
the County prior to the approval of the plans and specifications by County’s Building Department.

5.2 County will enter into a Homebuyer Ground Lease at a future date with income-
eligible buyers if and when County and Company sell the Affordable Housing Unit(s).

6.0 Ownership and Operation of Project

6.1 Company will work with the County to sell the Affordable Housing Units to
income-eligible buyers at Maximum Affordable Sales Price. The Project Infrastructure shall be
accepted by the County ownership at such time that the County and Company have agreed to in
the DA.

7.0 Project Maintenance, Repair, or Replacement

7.1 County has no direct responsibility or obligation for any maintenance, repair or
replacement of the Site.

7.2 Company shall maintain and repair Project Infrastructure and Affordable Housing
Units until Expiration or termination of this Developer Ground Lease. Notwithstanding the
termination or expiration of this Developer Ground Lease, Company shall maintain and repair
Project Infrastructure and Affordable Housing Units in accordance with Company’s warranty as
outlined in the DA. Company shall provide notice 90 days prior to the end of Term and
Completion Date of Project for County to procure a third party to assume the maintenance and
repair responsibilities of Project Infrastructure.

8.0 Non-Assignable and No Subleasing
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8.1 Company will not assign its rights or duties hereunder or any estate created
hereunder, in whole or in part, except with the prior written consent of County. Company will
not sublease, rent to, or permit any persons, firms or corporations to occupy any part of the Site,
except with the prior written consent of County. In addition, Lessor’s prior written consent shall
be required for any transfer of:

(a) Any interest of a managing member, general partner, or controlling affiliate or
stockholder (any such interest being referred to as a "Controlling Interest") in the Lessee,
or

(b) A Controlling Interest in any entity which has a Controlling Interest in the Lessee.

County will not withhold consent to the sale of Affordable Housing Units in accordance with the
affordability, income and resale restrictions set forth in the DA and Homebuyer Ground Lease.

9.0 Successors and Assigns

All covenants and conditions of this Agreement will extend to and bind the legal
representatives, successors and assigns of the respective parties hereto.

10.0 Control of Personnel

Company will, in and about the Site, exercise reasonable control over the conduct,
demeanor and appearance of its employees, agents and representatives and the conduct of its
contractors and suppliers. Upon objection from the County to Company concerning the conduct,
demeanor or appearance of such persons, Company will, within a reasonable time, remedy the
cause of the objection.

11.0 Entry and Inspection of Site

11.1 County and its staff have the right to enter upon the Site during hours of
construction, but County may be required to be accompanied by a representative of Company.

12.0 Intention of Parties

12.1 This Agreement is intended solely for the benefit of County and Company and is
not intended to benefit, either directly or indirectly, any third party or member(s) of the public
at large, except for those provisions of this Agreement specifically applicable to and for the

benefit of an income-eligible buyer of an Affordable Housing Unit. Any work done or inspection
of the Site by County is solely for the benefit of County and Company.

13.0 Liens

13.1 Company shall prepare for County, in a manner required by law, a Notice of Non-
Responsibility pursuant to NRS 108.234. Company shall post in a conspicuous location on the Site
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a Notice of Non-Responsibility for the benefit of County. Company will cause to be removed any
and all liens of any nature including, but not limited to, tax liens and liens arising out of or because
of any construction or installation performed by or on behalf of Company or any of its contractors
or subcontractors upon Company's leased Site or arising out of or because of the performance of
any work or labor to it or them at the Site or the furnishing of any materials to it or them for use
at the Site. Should any such lien be made or filed, Company will bond against or discharge the
same within thirty (30) days after written request by the County. The cost of bonding against or
discharging any liens relating to construction or installation of Affordable Housing Units and/or
Project Infrastructure shall be a Project Cost.

13.2 Should Company construct or cause the construction of any improvements to the
Site, Company shall cause any contract with any contractor, designer, or other person providing
work, labor, or materials to the Site to include the following clause:

Contractor agrees on behalf of itself, its subcontractors, suppliers and consultants
and their employees that there is no legal right to file a lien upon County-owned
property and will not file a mechanic’s lien or otherwise assert any claim against
County’s property or any Company'’s leasehold interest on account of any work
done, labor performed or materials furnished under this contract. Contractor
agrees to indemnify, defend and hold the County and Company harmless from any
liens filed upon the County’s property and Company’s leasehold interest and shall
promptly take all necessary legal action to ensure the removal of any such lien at
Contractor’s sole cost.

14.0 Indemnification

Company agrees to indemnify and hold County forever harmless from and against
all liability, loss, demand, judgments or other expense (including, but not limited to,
defense costs, expenses and reasonable attorney fees) imposed upon County by reason
of injuries or death of persons (including wrongful death) and damages to property
caused during and because of Company's use or occupancy of the Site or any actions or
non-actions of Company, its officers, employees, agents, or other representatives,
including movement of vehicles, provided, however, that such indemnity will not apply as
to any negligent act or omission of County, its employees, agents or representatives.

15.0 Insurance and Bonds
15.1 Bonds

15.1.1 County shall waive the requirement for Company to furnish bonds
unless Company provides reasonable evidence that Company does not possess
the financial ability or experience/reputation to complete the faithful
performance of the construction of the Project. Otherwise, Company will
furnish bonds covering the faithful performance of the construction of the
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Project, payment of all obligations arising thereunder to take effect upon
completion of the Project, in such a form and amount as the County may
approve. Bonds may be secured through the Company’s usual sources
provided the surety is authorized and licensed to do business in the State of
Nevada. The County may waive or modify the requirements of this Section
upon written request by Company.

15.1.2 The bonds referred to in Section 15.1.1 above will be written on
forms approved by the County. Company will require the attorney-in-fact who
executes the required bonds on behalf of the surety to affix thereto a certified
and current copy of his or her power of attorney. Any bond prepared by a
licensed nonresident agent must be countersigned by a resident agent as per
the provisions of N.R.S. 680A.300.

15.2 Insurance
Company shall maintain insurance as required and agreed to in the DA.

16.0 Fire Protection

From time to time and as often as reasonably required by County, Company will
conduct appropriate tests of any fire extinguishing apparatus located on the Site.
Company will keep in proper functioning order all firefighting equipment located on the
Site.
17.0 Damage and Destruction

In the event of damage, destruction, or substantial loss, Company will be liable for
and will pay for all cleanup or demolition of the Site necessary to make the Site ready for
repair, replacement, restoration or rebuilding within 60 days which is not otherwise
covered by insurance. If Company shall reasonably determine in its sole discretion more
than 60 days are required to comply with this Section 17.0, Company shall notify County
in writing as soon as practicable and state the anticipated date of compliance with this
Section, not to exceed 120 days, unless a longer date is negotiated by the Parties.
18.0 Termination by County

18.1 Default by Company

Company will be considered in default as Lessee under this Agreement in the
event of any one or more of the following occurrences:
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19.0

(a) The liguidation under federal bankruptcy statutes which causes the
discontinuance of the fulfillment of any required provision of this
Agreement by Company.

{b) Company voluntarily abandons any of the Site leased or assigned to it
or discontinues the conduct and operation of the Project at the Site.

{(c) Company will be considered in default of this Agreement if Company
fails to fulfill any of the other terms, covenants, or conditions set forth
in this Agreement or the DA if such failure continues for a period of
more than 30 days unless cured as provided below. For purposes of
this Section, no default that is occasioned solely by the action or
inaction of any other person or entity not employed by, not controlied
by and not controlling Company, shall constitute a default by Company
under this Agreement, provided that Company shall make
commercially reasonable efforts to cause such other person or entity
to take or refrain from taking such action as may be necessary to cure
such default.

18.2 Cure

Company will be considered in default of this Agreement if Company fails to fulfill any of
the terms, covenants, or conditions set forth in this Agreement if such failure continues
for a period of more than 30 days after delivery by the County of a written notice of such
breach or default, except if the fulfillment of its obligation requires activity over a period
of time, and Company will have commenced in good faith to perform whatever may be
required for fulfillment within ten (10) days after receipt of notice and continues such
performance without interruption except for causes beyond its control.

18.3 Termination for Default by Company

If default is made by Company as described in hereinabove, and such default is not cured
as provided in such sections, County may elect to terminate this Agreement with 30 days'
written notice to Company.

In the event of any termination for default by Company, County will have the right to
enter upon the Site and take possession of same. Redelivery and disposal of Project will
be as described in this Agreement.

Termination by Company

19.1 Default by County
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County will be considered in default as Lessor under this Agreement if County fails to fulfill
any of the terms, covenants or conditions set forth in this Agreement if such failure shall
continue for a period of more than 30 days after delivery by Company of a written notice
of such breach or default.

19.2 Cure

County will not, however, be considered in breach of this Agreement if the fulfillment of
its obligation requires activity over a period of time and County has commenced in good
faith to perform whatever may be required for fulfillment within 10 days after receipt of
notice and continues such performance without interruption except for causes beyond
its control.

19.3 Termination For Default By County

If default is made by County as described in the Section above, Company may elect to
terminate this Agreement with 30 days' written notice to County.

In the event of the termination for default by County, redelivery and disposal of the
Project will be as described in this Agreement.

Company reserves the rights to any remedies it may have at law or in equity arising from
County’s breach of this Agreement.

20.0 Waivers and Acceptance of Fees

20.1 No waiver of default by either party hereto of any of the terms, covenants or
conditions hereof to be performed, kept or observed will be construed to be or act as a waiver
of any subsequent default of any of the terms, covenants, conditions herein contained to be
performed, kept and observed.

20.2 No acceptance of fees or other money payments in whole or in part for any period
or periods during or after default of any of the terms, conditions or covenants to be performed,
kept or observed by Company will be deemed a waiver on the part of County of its right to
terminate this Agreement on account of such default.

20.3 Subject to the cure rights contained in this Agreement, no acceptance of fees or
other money payments in whole or in part for any period or periods during or after default of any
of the terms, conditions or covenants to be performed, kept or observed by County will be
deemed a waiver on the part of Company of its right to terminate this Agreement on account of
such default.

21.0 Redelivery and Disposal of Project Upon Termination
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21.1 Company covenants that at the termination of this Agreement, howsoever
caused, it will quit and surrender such Site in good repair and condition, excepting reasonable
wear and tear, acts of God, the public enemy or the action of the elements. Upon termination of
this Agreement howsoever caused, County will require Company to remove from the Site, within
30 days of termination, all equipment, trade fixtures and personal property belonging to
Company.

For purposes of this Section, the words "equipment, trade fixtures and personal
property" will include, but not be limited to, signs (electrical or otherwise) used to
advertise or identify Company's business, all equipment used in connection with
the conduct of its business whether or not such equipment is attached to the Site;
any other mechanical device; and all other miscellaneous equipment, installed on
or placed on or about the Site and used in connection with Company's business
thereon.

21.2 Upon termination of this Agreement, howsoever caused, County will have the
option to require either of the following by giving written notice prior to or on the date of
termination:

(a) Company will, commencing within 30 days following the termination date, remove
all or part (as determined by the County) of the permanent improvements made
to or placed upon the Site by Company. Company agrees that it will use due
diligence in completing the removal as may be required herein.

(b) Company will leave in place all or part, as determined by the County, of the
permanent improvements whereupon title and ownership will pass from
Company and vest in County without any further consideration required from
County, subject to Section 12.4 of the DA. Company agrees that it willimmediately
provide any transfers of title to County as may be required.

If no written notice is received by Company from County prior to termination of this Agreement
pursuant to this Section 21.2, Section 21.2(b) above will apply.

For purposes of this Section, the words “permanent improvements” means all property of
Company upon the Site which will include, but not be limited to, Affordable Housing Units and
related appurtenances, wall coverings, carpeting, draperies and light fixtures.

22.0 Rights under Foreclosure

Any leasehold mortgagee providing approved financing may acquire Company’s interest in the
Developer Ground Lease by foreclosure, deed in lieu of foreclosure or other appropriate
proceedings. Such Leasehold Mortgagee shall take Company’s interest in the Affordable Housing
Units subject to all of the provisions of this Developer Ground Lease, and for so long as it is the
owner of the leasehold estate, shall assume the obligations of Company under this Developer
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Ground Lease and shall be subject to all the agreements, conditions, covenants and terms of this
Developer Ground Lease and the DA.

23.0 Permitted Mortgages

Company shall have the right to encumber Company’s leasehold interest with deeds of trust,
security agreements, and restrictions reasonably approved by the County in writing.

Any Leasehold Mortgage shall remain subordinate and inferior to the County’s right, title, and
interest in the Site and reversionary interest in the Site.

Upon acquisition of the Affordable Housing Units by any foreclosing Leasehold Mortgagee of the
Company, the foreclosing Leasehold Mortgagee of the Company or its successor’s rights to the
Affordable Housing Units shall be subject to the terms and provisions of this Ground Lease.

24.0 No subordination

24.1 Under no circumstance shall Company’s leasehold interest in Site be subordinated
to any leasehold mortgage, deed of trust, lien, security interest, or other encumbrance or
restriction.

25.0 Conditions Precedent to Closing and County Approvals

This Developer Ground Lease is subject to the County’s approval, including without
limitation, approval of the following:

¢ DA with Company;

¢ Project Plan;

e Project Scope of Development

o General contractor selection, if different entity from Company, and construction contract;

o Creation of Lots;

e Housing Construction Cost Schedule, inclusive of limits on Company fee, and Financing
Plan (as defined in the DA); and

e Affordable Housing Unit Initial Sales Prices and Homebuyer Mortgage terms consistent
with the DA.

26.0 Nondiscrimination in Participation, Construction and Use of Site

Company, for itself, its personal representatives, successors in interest and assigns and as
a part of the consideration hereof, does hereby covenant and agree as a covenant running with
the land that:

(a) No person on the grounds of race, color, creed, national origin, sex, sexual
orientation, gender identity or expression, religion, disability or age will be
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excluded from participation in, denied the benefits of, or be otherwise
subjected to discrimination in the use of said facilities.

{(b) That in the construction of any improvements on, over, or under such land
and the furnishing of services thereon, no person on the grounds of race,
color, creed, national origin, sex, sexual orientation, gender identity or
expression, religion, disability or age will be excluded from participation in,
denied the benefits of, or otherwise be subject to discrimination.

{c) That Company will use the Site in compliance with all other requirements
imposed by or pursuant to 49 CFR Part 21, Nondiscrimination in Federally
Assisted Programs of the Department of Transportation and as said
Regulations may be amended.

27.0 Termination Rights for Breach of Section 26.0 Above

In the event of breach of any of the nondiscrimination covenants described in Section 26.0 above,
County will have the right to terminate this Agreement and to reenter and repossess this land
and the facilities thereon, and hold the same as if this Agreement had never been made or issued.

28.0 Nondiscrimination in Furnishing Accommodations and/or Services

Company will furnish its accommodations and/or services on a fair, equal and not unjustly
discriminatory basis to all users thereof and it will charge fair, reasonable and not unjustly
discriminatory prices for each Unit or service..

29.0 Rights for Noncompliance with Section 28.0

Noncompliance with Section 28.0 above will constitute a material breach of this
Agreement and in the event of such noncompliance, County will have the right to terminate this
Agreement without liability therefore or at the election of County and will have the right to
judicially enforce the provision.

30.0 Environmental Policy
(a) Violation of Environmental Laws
Company will not cause or permit any hazardous material to be used, generated,
manufactured, produced, stored, brought upon, transported to or from, or otherwise released
on, under or about the Site or transported to and from the Site by Company, its agents,
employees, contractors, invitees, or a third party in violation of the environment laws.
1. County will have access to the Site to inspect same to insure

that Company is using the Site in accordance with
environmental requirements.
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2. Company, at the County’s reasonable request, at
Company’s expense, will conduct such testing and analysis
as necessary to ascertain whether Company is using the Site
in compliance with environmental requirements. Any such
tests will be conducted by qualified independent experts
chosen by Company and subject to the County’s reasonable
written approval. Copies of such reports from any such
testing will be provided to the County.

3. Company will provide copies of all notices, reports, claims,
demands or actions concerning any environmental concern
or release or threatened release of hazardous materials or
special wastes to the environment.

(b) Contamination of Site

If the presence of any Hazardous Material on, under or about the Site caused or permitted
by Company results in any contamination of the Site, in violation of an environmental laws,
Company will promptly take all actions, at its sole cost and expense, as are necessary to return
the Site to the condition existing prior to the introduction of any such Hazardous Material to the
Site. Company will take all steps necessary to remedy and remove any such Hazardous Materials
and special wastes and any other environmental contamination as is presently or subsequently
discovered on or under the Site as are necessary to protect the public health and safety and the
environment from actual or potential harm and to bring the Site into compliance with all
environmental requirements.

(c) Compliance with All Governmental Authorities

Company will promptly make all submission to provide all information to, and comply
with all requirements of the appropriate governmental authority under all environmental laws
as defined in this Agreement.

1. Should any government authority determine that a site
characterization, site assessment, and/or cleanup plan be
prepared or that a cleanup should be undertaken because
of any spills or discharges of hazardous materials at the Site
which occur during the term of this Agreement then
Company shall prepare and submit required plans and
financial assurances, and carry out the approved plans.
Company will promptly provide all information requested
by County to determine the applicability of the
Environmental Laws to the Site, or to respond to any
governmental investigation or to respond to any claim of
liability by third parties which is related to environmental
contamination.
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2. Company's obligations and liabilities under this provision
will continue so long as Company bears any responsibility
under the environmental laws for any action that occurred
on the Site during the term of this Agreement.

3. The indemnification of County by Company includes,
without limitation, costs incurred in connection with any
investigation of site conditions or any cleanup, remedial,
removal, restoration, any fines or penalties issued to
Company, or any other work required by any Federal, State
or local governmental agency or political subdivision
because of hazardous material located on the Site or
present in the soil or ground water on, under or about the
Site.

4. The parties agree that County's right to enforce Company's
promise to indemnify is not an adequate remedy at law for
Company's violation of any provision of this Agreement.
County will also have the rights set forth in this Agreement,
in addition to all other rights and remedies provided by law
or otherwise provided in this Agreement.

ii. County's Termination Rights for Violation of Environmental Laws

1. Company’s failure or its agents, employees, contractors,
invitees, or the failure of a third party to comply with any of
the remediation requirements of this Agreement or
applicable environmental laws will constitute a material
default under this Agreement and will permit County to
pursue the following remedies, in addition to all other rights
and remedies provided by law or otherwise provided in this
Agreement, to which County may resort cumulatively, or
singularly, in the alternative:

a. County may, at County's election, keep this
Agreement in effect and enforce all of its rights and
remedies under this Agreement, including (i) the
right to recover rent and other sums as they become
due by the appropriate legal action and/or (ii) the
right, upon ten (10) days' written notice to
Company, to make payments required of Company
or perform Company's obligations and be
reimbursed by Company for the cost thereof, unless
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such payment is made or obligation performed by
Company within such ten (10) day period.

b. Notwithstanding any other provision in this
Agreement to the contrary, County will have the
right of "self-help" or similar remedy in order to
minimize any damages, expenses, penalties and
related fees or costs, arising from or related to a
violation of environmental law on, under or about
the Site.

31.0 Americans with Disabilities Act

Throughout the term of this Agreement, Company will be in compliance with all
applicable provisions of the Americans with Disabilities Act, 42 U.S.C. Section 12101, et seq.

32.0 Force Majeure

Neither County nor Company will be deemed to be in breach of this Agreement by reason
of failure to perform any of their obligations hereunder if, while and to the extent that such
failure is due to strikes, boycotts, labor disputes, embargoes, shortages of materials, acts of God,
acts of the public enemy, acts of governmental authority, unusual weather conditions, floods,
riots, rebellion or sabotage.

33.0 Notices

Any notice or communication to be given under the terms of this Agreement (“Notice”)
shall be in writing and shall be personally delivered or sent by email, facsimile, overnight delivery,
by nationally recognized courier, or registered or certified mail, return receipt requested.

Notices shall be addressed as follows:

If to County:

Clark County Community Housing Office
Attn: Administrator

500 S. Grand Central Parkway, 6t Floor
Las Vegas, NV 89155

With a copy to:

Clark County Real Property Management

Attn: Director

500 S. Grand Central Parkway, 4™ Floor, Box 551825
Las Vegas, NV 89155-1825
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If to Company:

Kavison Homes

Attn: Todd Stratton

8975 S Pecos Rd, Suite 6C
Henderson, NV 89074

With a copy to:

Kaempfer Crowell

Attn: Bob Gronauer

1980 Festival Plaza Drive, Suite 650
Las Vegas, NV 89135

If by email to County:
To: CLT Manager
Cc: Community Housing Administrator

34.0 Headings, Titles or Captions

Article, section or paragraph headings, titles or captions are inserted only as a matter of
convenience and for reference, and in no way define, limit or describe the scope or extent of any
provision of this Agreement.

35.0 Invalid Provisions

It is expressly understood and agreed by and between the parties hereto that in the event
any covenant, condition or provision herein contained is held to be invalid by any court of
competent jurisdiction, the invalidity of such covenant, condition or provision will in no way
affect any other covenant, condition or provision herein contained; provided, however, that the
invalidity of any such covenant, condition or provision does not materially prejudice either
County or Company in their respective rights and obligations contained in the valid covenants,
conditions or provisions of this Agreement.

36.0 Law

This Agreement will be exclusively interpreted under and governed by the laws of the
State of Nevada without regard to conflict of laws rules thereof. Any action brought to enforce
the terms of this Agreement shall be exclusively in a court with competent jurisdiction in Clark
County, Nevada.

37.0 Amendments
In the event that the County or its successors require modifications or changes in this

Agreement, Company agrees to consent to such amendments, modifications, revisions,
supplements, or deletions of any of the terms, conditions, or requirements of this Agreement as
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may be reasonably required. The Parties shall bear their own expenses resulting from such
amendments, modifications, revisions, supplements or deletions.

38.0 Adverse Tenancy

Any unauthorized holding over by Company for more than one hundred eighty (180) days
after the termination of this Agreement or the expiration of its terms without the written consent
of County, except for the period authorized for removal of Company’s personal property upon
the expiration or termination hereof, shall entitle County to collect from Company as liquidated
damages for such holding over, one hundred twenty five percent (125%) of the then rent. County
may perfect a lien on the property of Company as security for the payment of any damages or
unpaid rentals, fees, and/or revenues and shall be entitled to collect the same by foreclosure of
such lien and sale of such personal property. Any such lien shall be subordinate to the lien of a
Lender. Nothing herein shall limit County’s rights to seek immediate eviction.

39.0 Disputes

Any and all disputes arising under this Agreement, which cannot be administratively
resolved, shall be determined according to the laws of the State of Nevada, and Company agrees
that the venue of any such dispute, shall be in Clark County, Nevada. Company agrees as a
condition of this Agreement that notwithstanding the existence of any dispute between the
parties, insofar as is possible under the terms of this Agreement, each party shall continue to
perform the obligations required of it during the continuation of any such dispute, unless
enjoined or prohibited by a court of competent jurisdiction.

40.0 Gender

Words of any gender used in this Agreement shall be held and construed to include any
other gender, and words in the singular number shall be held to include the plural, unless the
context otherwise requires.

41.0 Entire Agreement

(a) This Agreement, including the Exhibits attached hereto, which are hereby
incorporated by this reference, represents the entire agreement between the
Parties hereto and will not be modified or canceled by mutual agreement or in
any manner except by instrument in writing, executed by the Parties or their
respective successors in interest, and supersedes all prior oral or written
agreements and understandings with respect to the subject matter hereof.
The Parties further understand and agree that the other party and its agents
have made no representations or promises with respect to this Agreement or
the making or entry into this Agreement, except as in this Agreement expressly
set forth, and that no claim or liability for cause for termination shall be
asserted by either party against the other, and such party shall not be liable by
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reason of, the making of any representations or promises not expressly stated
in this Agreement, any other written or oral agreement with the other party
being expressly waived.

(b) The individuals executing this Agreement personally warrant that they have
full authority to execute this Agreement on behalf of the entity for whom they
are acting herein.

{c) The parties hereto acknowledge that they have thoroughly read this
Agreement, including any exhibits or attachments hereto, and have sought and
received whatever competent advice and counsel was necessary for them to
form a full and complete understanding of all rights and obligations herein.

42.0 Successors and Assigns

This Agreement shall be binding upon and shall inure to the benefit of the parties hereto
and their respective heirs, personal representatives, successors, or assigns, as the case may be.

43.0 Counterparts

This Agreement may be signed in counterparts, each of which shall be deemed an original
and all of which together shall be deemed to be one and the same agreement, and any signature
may be made electronically (including pdf or any electronic signature complying with the United
States federal ESIGN Act of 2000, e.g., www.docusign.com, or NRS 719 Uniform Electronic
Transactions Act), and any such electronic signature shall be deemed to be valid and effective for
all purposes.

44.0 Independent Contractor

Company is deemed to be an independent contractor for all purposes regarding its
operations on the Site and no agency, expressed or implied, exists.

45.0 Further Assurances

Each party to this Agreement shall perform any and all acts and execute and deliver any
and all documents as may be necessary and proper under the circumstances in order to
accomplish the intents and purposes of this Agreement and to carry out its provisions.
46.0 DA Governs

In the event of any conflict between the DA and this Agreement, the DA will govern.

IN WITNESS WHEREOF, the Parties have executed this Agreement as of the date first
written above.
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COUNTY: ATTEST:
Clark County,
a political subdivision of the State of Nevada

-
./ ’
P

Tick Segerb lom
Chair Cou Clerk

COMPANY:
Kavison Homes LLC,
a Nevada Limited Liability Company

(o

Raymogxi)rodd Stratton
President

STATE OF NEVADA )

)
COUNTY OF CLARK )

This  instrument was acknowledged before me on the 25Y day of
uw , 2024, by Raymond Todd Stratton as Jsiden5f Kavison Homes
LLC, a Nevada limited liability company.

JENNIFER MARTINEZ -
Notary Public, State of Nevada

No. 12-8428-1 OTARY PUBLIC
My Appt. Exp. April 23, 2026

APPROVED AS TO FORM: APPROVED AS TO FORM:
Ashley Baldu&di fB(ittney Lehtinen
Deputy District Attorney Attorney for Kavison Homes LLC
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DEED RESTRICTION
Clark County Welcome Home Community Land Trust

RECORDING REQUESTED PURSUANT
TO GOVERNMENT CODE SECTION

When Recorded Mail To:
Clark County
Attn:
DEED RESTRICTION
Clark County Community Land Trust
Owner:
Residence:
Purchase Price:
This Deed Restriction (“Deed Restriction”) is entered into as of this ___ day of
,20__, by and between Clark County, a political subdivision of the State of Nevada
(the “County”) and (referred to in this Deed Restriction as
“Owner”).
RECITALS
A. These Recitals refer to and utilize certain terms which are defined in Section 1 of

this Deed Restriction. The parties intend to refer to those definitions in conjunction with the use
of the terms in these Recitals.

B. The County has established an affordable homeownership program called the
Welcome Home Community Land Trust, through which the County will make available new or
rehabilitated single-family dwellings (“Units”) which will be sold to qualified low- and moderate-
income purchasers.

C. The County has also established resale restrictions to protect its financial interest
in the Units and to provide for the continued availability and affordability of the Units to other
low- and moderate-income households. The resale restrictions and other County requirements for
the Owner’s purchase of the Residence under the terms and program documents of the County are
contained in this (“Deed Restriction”). This Deed Restriction and its requirements shall run
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with the land and remain senior and shall not be subordinated to the First Lender or the
First Lender Loan.

D. The County and the Owner will execute a Homebuyer Ground Lease effective on
the date the purchase by the Owner of the Residence closes with the First Lender. The Homebuyer
Ground Lease has a term of 99 years, and also places resale restrictions on price and income
eligibility for subsequent buyers of the Residence, and also places other obligations on the Owner.
The Homebuyer Ground Lease and its requirements shall remain senior and shall not be
subordinated to the First Lender or the First Lender Loan.

E. The Owner has qualified to purchase and intends to purchase one of the Units,
commonly known as the (“Residence”), which is located on a parcel of land owned by Clark
County (“Leased Premises”) and more particularly described in Exhibit A.

F. The Owner has a household income at or below percent ( %), of
the current (202_) Las Vegas-Henderson-Paradise MSA Area Median Income (“AMI”), adjusted
for Owner’s household size (“Designated Income Household™).

G. The purpose of this Deed Restriction is to place permanent affordability restrictions
on the Residence so that the economic benefit provided to the Owner will also be available to
future residents of Clark County. These affordability restrictions include resale restrictions and
other requirements on the Owner, and the provision of an option to purchase the Residence to the
County.

H. The Owner is receiving a First Lender Loan (the “First Lender Loan”) from
(the “First Lender”). The First Lender Loan is secured by a deed
of trust dated , , executed by the Owner in favor of First Lender and
recorded in County on , , and assigned in the Official
Records of the Clark County Recorder as Instrument No. (the “First Lender Deed
of Trust”). The First Lender Loan is contained in Exhibit E.

L. The County is or is not providing to the Owner a second mortgage
loan on the Residence in the amount of Dollars ($ ) (the “County Loan”).

J. The County Loan, if applicable, as provided in paragraph I of this section, is
evidenced by a promissory note (the “County Note”) in the amount of the County Loan and secured
by a deed of trust on the Residence (the “County Deed of Trust”). The County Deed of Trust shall
be subordinate to the lien of the First Lender Deed of Trust. This Deed Restriction will remain in
full effect as an encumbrance on the Residence after any prepayment of the County Note by the
Owner and after the Maturity Date of the County Note.

K. The County Note also evidences Owner’s obligation to pay Excess Sales Proceeds
(as more fully defined below) to the County in the event Owner does not sell the Residence at the
restricted price in compliance with this Deed Restriction.
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NOW, THEREFORE, in consideration of the benefits received by the Owner and the
County hereunder, the Owner and the County agree, as follows:

1. DEFINITIONS AND EXHIBITS

The following terms are specially defined for this Deed Restriction and their definitions
can be found in the sections indicated below:

(D “Affordable Monthly Mortgage Payment” shall be defined as described in
Section 13.1.

2) “Affordable Mortgage” shall be defined as described in Section 13.1.
3) "Affordable Rent" shall be defined as described in Section 4.5.

4) “Affordable Sales Price” shall be defined as described in Section 13.1.
(5) "Deed Restriction" shall mean this document.

(6)  “Combined Loan to Value” shall mean the Total Mortgage Debt on the
Residence as a Percentage of the then-current Affordable Sales Price.

N “County” shall mean Clark County, Nevada as referenced in the first
sentence of this Deed Restriction, Page 1.

) “CLT-Approved Lender” a mortgage lender that has been approved by the
County to provide mortgages on CLT homes.

&) “County Deed of Trust” shall have the meaning described in Recital J.
(10)  “County Loan” shall have the meaning described in Recital L

(11)  “County Note” shall have the meaning described in Recital J.

(12)  “County Purchase Option” shall have the meaning described in Section 12.
(13)  “County Response Notice” shall have the meaning described in Section 10.
(14) “Designated Income Household” shall mean a household having an annual
gross income at or below 100% of AMI, adjusted for Owner’s household size, as
specifically stated in Recital E.

(15)  “Eligible Purchaser” shall have the meaning described in Section 14.2.

(16) “Environmental Law” shall have the meaning described in Section 5.4.
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(17)  “Excess Rental Proceeds™ shall have the meaning described in Section 4.
(18)  “Excess Sales Proceeds” shall have the meaning described in Section 15.
(19)  “Fair Market Value” shall have the meaning described in Section 13.2.
(20)  “First Lender” shall have the meaning described in Recital H.

(21)  “First Lender Deed of Trust” shall have the meaning described in Recital
5.2) “First Lender Loan” shall have the meaning described in Recital H.

(23) “First-Time Homebuyer” shall have the meaning described in Section 14.2.

(24) “Ground Lease Fee” shall mean a fee paid by the Owner for the Leased
Premises, as required and set forth in the Ground Lease Agreement.

(25) “Hazardous Substance” shall have the meaning described in Section 5.4.
(26) “HUD” shall have the meaning described in Section 13.1.

(27)  “Inheriting Owner” shall have the meaning described in Section 8.2.
(28)  “Junior Loan” shall have the meaning described in Section 7.5.

(29) “Leased Premises” shall have the meaning described in Recital E.

(30) “Maximum Restricted Resale Price” shall have the meaning described in
Section 13.

(31)  “Occupancy Standard” shall have the meaning described in Section 13.1.

(32) “Original First Lender Loan” shall have the meaning described in Section
7.3.

(33) “Owner” shall be defined as in the first sentence of this Deed Restriction,
Page 1.

(34) “Owner's Notice of Intent to Transfer” shall have the meaning described in
Section 8.1.

(35) “Permitted Mortgage” shall have the meaning described in Section 7.1.

(36)  “Permitted Mortgagee™ shall have the meaning described in Section 7.1.
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(37)  “Prohibited Capital Improvements” shall have the meaning described in
Section 6.

(38)  “Prohibited Mortgage” shall have the meaning described in Section 7.6.
(39) “Property” shall have the meaning described in Section 2.
(40)  “Proposed Purchaser” shall have the meaning described in Section 14.1.

(41)  “Purchase Price” shall equal the amount referenced on Page 1 of this Deed
Restriction.

(42) “Required Property Insurance” shall have the meaning described in Section
5.2.

(43) “Residence” shall have the meaning described in Recital E.

(44) “Total Mortgage Debt” equals the sum of all mortgages and liens on the
Residence, excluding the County Loan.

(45) “Transaction Fee” shall have the meaning described in Section 12.
(46)  “Transfer” shall have the meaning described in Section 8.1.
(47)  “Units” shall have the meaning described in Recital B.
A. The following exhibits are attached to this Deed Restriction:
Exhibit A:  Legal Description of the Property
Exhibit B: Form of Annual Owner Occupancy Certification
Exhibit C: Form of Owner’s Notice of Intent to Transfer

Exhibit D: Form of Owner Acknowledgement of County
Response Notice

Exhibit E: First Lender Loan Agreement

Exhibit F: Letters of Agreement and Attorney’s Acknowledgement
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2. DESCRIPTION OF PROPERTY

This Deed Restriction concerns the Residence and the real property commonly known as
, , Nevada , which is more fully
described in Exhibit A attached hereto and incorporated in this Deed Restriction.

3. OWNER CERTIFICATIONS; OWNER OCCUPANCY REQUIREMENT

The Owner certifies that the financial information and any other information previously
provided in order to qualify to purchase the Residence is true and correct as of the date first written
above and that the Owner shall occupy the Residence as the Owner’s principal place of residence.
The Owner shall be considered as occupying the Residence if the Owner is living in the unit for at
least ten (10) months out of each calendar year. On or before the anniversary of the date of
execution of this Deed Restriction, the Owner shall provide an annual written certification to the
County, in the form shown in the attached Exhibit B, that the Owner is occupying the Residence
as his or her principal place of residence.

4. NO RENTING OR LEASING OF RESIDENCE

The Owner shall not lease the Residence to another party, unless such lease is first approved
in writing by the County. The County shall approve the leasing of the Residence only if ALL of
the following conditions are met:

4.1 The Owner demonstrates to the County’s reasonable satisfaction that the Owner
will incur substantial hardship if he or she is not permitted to lease the Residence to a third party,
(allowable hardships include military deployment and divorce);

4.2  The term of the lease is not greater than twelve (12) months and cannot be extended
without County approval,

4.3  The lease requires the tenant to maintain the Residence and home in good condition
and prohibits subleasing;

4.4  The tenant is a low- or moderate-income household as determined by the County;
and

4.5 The rent for the Residence does not exceed the lesser of:

4)) Thirty percent (30%) of the income of the tenant household that is renting
the Residence, adjusted by the Occupancy Standard for the number of bedrooms in the Residence,
less the then current monthly utility allowance appropriate for the Residence as published by the
Southern Nevada Regional Housing Authority, or its successor index, or
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(2) The Owner’s monthly cost of principal and interest on the First Lender
Loan, and property insurance and property taxes associated with Residence (the “Affordable
Rent”).

Any lease of the Residence in violation of this Deed Restriction is prohibited and shall be
a default under this Deed Restriction and the County Deed of Trust. The Owner further agrees
that, in the event the Owner leases the Residence to a third party in violation of this Section 4,
any excess rents paid to the Owner by the lessee over the Affordable Rent (“Excess Rental
Proceeds™) shall be due and payable to the County immediately upon receipt thereof by the
Owner. Such Excess Rental Proceeds shall be considered a recourse debt of the Owner to the
County, as evidenced by the County Note, which the County may collect by legal action against
the Owner and/or by foreclosure under the County Deed of Trust.

5. MAINTENANCE AND INSURANCE REQUIREMENTS

5.1  The Owner shall maintain the Residence, including landscaping, in good repair
and in a neat, clean and orderly condition (and, as to landscaping, in a healthy condition) and in
accordance with all applicable laws, rules, ordinances, orders and regulations of all federal, state,
county, municipal and other governmental agencies and bodies having or claiming jurisdiction,
and all their respective departments, bureaus and officials, will not commit waste or permit
deterioration of the Residence, and shall make all repairs and replacements necessary to maintain
the Residence in good condition and repair. Failure by the Owner to maintain the Residence
shall constitute a default under this Deed Restriction.

5.2 The Owner shall maintain a standard all risk property insurance policy equal to the
replacement value of the Residence (adjusted every five (5) years to reflect current replacement
value; an appraisal may be required by the County), naming the County as an additional insured
(“Required Property Insurance”). If the Security is located in a flood plain, Owner shall also obtain
flood insurance. Owner must keep the improvements now existing or subsequently erected on the
Security insured against loss by fire, hazards included within the term “extended coverage,” and
any other hazards including, but not limited to, earthquakes, winds, and floods, for which First
Lender requires insurance. Owner must maintain the types of insurance First Lender requires in
the amounts (including deductible levels) and for the periods that First Lender requires. What First
Lender requires pursuant to the preceding sentences can change during the term of the Loan, and
may exceed any minimum coverage required by Applicable Law. Owner may choose the insurance
carrier providing the insurance, subject to First Lender’s right to disapprove Owner’s choice,
which right will not be exercised unreasonably.

The insurance carrier providing this insurance shall be licensed to do business in the State
of Nevada and be chosen by Owner subject to approval by the County, and if needed by the First
Lender.

All insurance policies and renewals thereof will be in a form acceptable to the County
and will include a standard mortgagee clause with standard lender's endorsement in favor of the
holder of the First Lender Note and the County as their interests may appear and in a form
acceptable to the County. The County shall have the right to hold, or cause its designated agent
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to hold, the policies and renewals thereof, and Owner shall promptly furnish to the County, or its
designated agent, the original insurance policies or certificates of insurance, all renewal notices
and all receipts of paid premiums. In the event of loss, Owner will give prompt notice to the
insurance carrier and the County or its designated agent. The County, or its designated agent,
may make proof of loss if not made promptly by Owner. The County shall receive thirty (30)
days advance notice of cancellation of any insurance policies required under this section. If
Owner fails to maintain required insurance the County will maintain that insurance on behalf of
the Owner, and any amount so expended by the County shall be promptly paid by Owner and
may be collected from sales proceeds upon sale of the home.

5.3  The Owner covenants that the Owner shall not repair automobiles, other motor
vehicles or any other heavy machinery in the parking area, garage, driveway or any other portion
of the Property. The Owner further covenants that not more than three (3) automobiles shall be
parked on a permanent basis in the parking area, garage, driveway or any other portion of the
Property. Vehicles or heavy machinery shall be immediately removed from the Property if they
become inoperable for more than five (5) calendar days.

5.4  The Owner will not bring hazardous materials on site, except for those used in the
course of normal home maintenance and cleaning. Owner shall not cause or permit the presence,
use, disposal, storage, or release of any Hazardous Substances on or in the Property. Owner shall
not do, nor allow anyone else to do, anything affecting the Property that is in violation of any
Environmental Law. The preceding two sentences shall not apply to the presence, use, or storage
on the Property of small quantities of Hazardous Substances that are generally recognized to be
appropriate to normal residential uses and to maintenance of the Property.

("Hazardous Substances") shall mean those substances defined as toxic or hazardous
substances or hazardous waste under any Environmental Law, including but not limited to, the
following substances: gasoline, kerosene, other flammable or toxic petroleum products, toxic
pesticides and herbicides, volatile solvents, materials containing asbestos or formaldehyde,
radioactive materials, and other substances identified in NRS 40.504.!

("Environmental Law") shall mean all federal and state of Nevada laws that relate to health,
safety or environmental protection.

1 “Hazardous substance” means:

1. An element, compound, mixture, solution, material or substance whose use, possession, transportation, storage,
release, discharge or disposal is regulated pursuant to chapter 444, 445A, 445B, 445C, 459, 477 or 618 of NRS;

2. An element, compound, mixture, solution, material or substance designated as a hazardous substance pursuant to 42
U.S.C. § 9602 and an element, compound, mixture, solution, material or substance described in 42 U.S.C. § 9601(14);
3. An element, compound, mixture, solution, material or substance listed as a hazardous waste in, or having the
characteristics identified in, 42 U.S.C. § 6921 on January 1, 1993, except any waste for which regulation under the
Resource Conservation and Recovery Act of 1976, 42 U.S.C. §§ 6901 et seq., has been suspended by an act of
Congress; and

4. Petroleum, including crude oil or any fraction thereof, natural gas, natural gas liquids, liquefied natural gas, synthetic
oil, synthetic gas usable for fuel or any mixture thereof.

Welcome Home CLT, Deed Restriction 9
Updated January 2024



Owner shall promptly give County written notice of any investigation, claim, demand,
lawsuit or other action by any governmental or regulatory County or private party involving the
Property and any Hazardous Substance or Environmental Law of which Owner has actual
knowledge. If Owner learns, or is notified by any governmental or regulatory authority, that any
removal or other remediation of any Hazardous Substance affecting the Property is necessary,
Owner shall promptly take all necessary remedial actions in accordance with Environmental Law.
The Owner shall be responsible for remediating any soils or other contamination caused by Owner
violating the prohibition of use and storage of hazardous substances. The County shall determine
that the Property is in a clean and, if needed, remediated condition, as certified by the appropriate
regulatory agency active in the County.

5.5 In the event that the Owner breaches any of the covenants contained in this Section
5 and such default continues for a period of ten (10) days after written notice from the County with
respect to graffiti, debris, waste material, general maintenance, automobiles or heavy machinery
or thirty (30) days after written notice from the County with respect to landscaping and building
improvements, then the County, in addition to whatever other remedy it may have at law or in
equity, shall have the right to enter the Leased Premises, and perform or cause to be performed all
such acts and work necessary to cure the default. Pursuant to such right of entry, the County shall
be permitted (but is not required) to enter the Leased Premises and perform all acts and work
necessary to protect, maintain, and preserve the improvements and landscaped areas, to remove
vehicles and machinery, and to attach a lien on the Residence, or to assess the Residence, in the
amount of the expenditures arising from such acts and work of protection, maintenance, removal
and preservation by the County and/or costs of such cure, which amount shall be promptly paid by
the Owner to the County, plus an administrative charge equal to ten percent (10%) of the cost of
such work upon demand.

5.6  Failure to meet any of the above requirements constitute a default under these Deed
Restrictions and the Homebuyer Ground Lease and County may declare a default under the
Homebuyer Ground Lease, and after a notice and cure period may terminate the Homebuyer
Ground Lease.

6. RESTRICTION ON IMPROVEMENTS TO THE RESIDENCE

6.1 The owner may not perform the following improvements, construction, or
additions to the residence:

a. Room addition;

b. Addition of additional square footage to the Residence primary building, and garage, if
applicable;

¢. In-ground swimming pool or spa;
d. Accessory dwelling unit; and

e. Any other structures.
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Collectively, these are deemed to be Prohibited Capital Improvements (“Prohibited Capital
Improvements™).

6.2 The Owner shall not make any construction, modification, alteration, removal,
relocation, exterior decoration or redecoration (including exterior painting), grading, excavation,
changes or additions to fencing or walls, or reconstruction of Residence or Leased Premises,
including landscaping unless identical to the original color, structure and landscaping. If for some
reason a variation is required, it must be submitted to the County, in writing, for review and
consideration. The County shall only approve variations from original residences if it deems that
the installation or alterations contemplated thereby in the locations indicated will not be
detrimental to the appearance of the surrounding residences and that the appearance of any
structure affected thereby will be in harmony with the surrounding structures, and that the
alterations shall not detract from the attractiveness of the surrounding residences, Leased Premises,
or common areas, and that the enjoyment, upkeep and maintenance thereof will not become a
burden to the County or surrounding Owners.

No clotheslines and outdoor clothes drying or hanging. shall be permitted at the
Residence or Leased Premises, if in view of other residences, nor shall anything be hung, painted
or displayed on the outside of any windows (or inside, if visible from the outside) or placed on the
outside walls or outside surfaces of doors of any Improvement on a Residence, and no awnings,
canopies or shutters (except as may be specifically authorized by Nevada law) shall be affixed or
placed upon the exterior walls or roofs of the Residence or Leased Premises, or any part thereof,
nor relocated or extended. Window air conditioners are prohibited.

This Section shall not be deemed to prohibit minor repairs or rebuilding which are for
the purpose of maintaining or restoring the Residence at or to its existing condition. All walks,
walls, driveways, patios, decks and courtyards are an integral component and part of the residence
and surrounding landscape. Adding textured surfaces such as brick, stone, are not discouraged but
shall require approval of the County. Owners cannot and shall not modify in any way the walls
constructed in common areas, Leased Premises, or by the County.

The criteria set forth in this Lease is intended to provide minimum standards for creating
and maintaining the continuity and visual quality of the neighborhood image and character. All
other portions of the Residence and Leased Premises shall be maintained by each Owner consistent
with this Lease.

6.3 To extent permitted by law, television satellite dishes, DBS antenna, MDS
antenna, and transmission-only antenna adhering to the following standards and restrictions shall

be allowed.
a) An antenna that is designed to receive direct broadcast satellite service and/or video
programming services via multipoint distribution services that is one meter or less in
diameter or by diagonal measurement.

b) An antenna that is designed to receive direct television broadcast signals.
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¢) Satellite dishes cannot be attached to any structure other than the side of the Residence,
or a pole designed specifically for that purpose. If a satellite dish is attached to a pole,
the maximum allowable height from the ground to the top edge of the dish shall be no
more than five feet (5'), but in no event shall it protrude above the surrounding property
fence.

d) Satellite dishes must be fully screened from view from adjacent streets, and sidewalks.

Notwithstanding the foregoing, the County shall authorize variances from one or more of the above
standards if it appears that the standard unreasonably delays or prevents installation, maintenance
or use, or unreasonably increases the cost of installation or use or precludes reception of an
acceptable quality signal. The County shall promptly consider all such applications so as not to
unreasonably delay the installation, maintenance or use of the satellite dish or antenna. No other
satellite dishes, television antenna, CB antenna or other antenna of any type shall be erected or
maintained at the Residence or Leased Premises.

_ 6.4 No sign, banner, flag, poster; billboard or advertisement of any kind, including,
without limitation, informational signs, “for sale” or “for rent” signs and those of contractors and
subcontractors, shall be erected, displayed or maintained on or around the Residence, without the
prior written consent of the County. If permission is granted to any Owner to erect a sign, the
County reserves the right to restrict the size, shape, color, lettering, height, material and location
of the sign, or in the alternative, provide the Owner with a sign to be used for such purposes. No
sign shall be nailed or otherwise attached to trees. Owners may not erect signs on common areas
or Lease Premises.

6.5 No rubbish, refuse or scrap lumber or metal; and no grass, shrub or tree clippings;
and no plant waste, compost, built materials or debris of any kinds hall be kept, stored or allowed
to accumulate on any Residence or Leased Premises unless screened from view, except that such
material may be kept in areas designated for this purpose in connection with authorized and
approved construction. A refuse container, the use of which has been approved by the County,
containing such materials, may be placed outside at times reasonably necessary to permit garbage
or trash pickup. Reasonably necessary time shall not extend more than twelve (12) hours before
scheduled pickup. No Owner shall carry on or permit to be carried on, any practice on the
Residence which unreasonably interferes with -the quiet enjoyment and proper use of another
Owner or Residence or Leased Premises or of common areas.

6.6 No tent, shed, shack or other temporary or portable building, improvement or
structure shall be placed upon any portion of the Residence or Leased Premises.

6.7 Owners may use landscape lighting to enhance the Residence and yard. Only
indirect low-level lighting is permitted. No lighting which causes glare, discomfort or disrupts the
visual environment of neighboring residences and yards is permitted. Any lights mounted higher
than six feet (6°) off the ground must be pointed downward and away from neighboring residences.
No light on any building, tree, pole or any other vertical element on the Leased Premises may be
located higher than the eaves of the Residence. Ground mounted spotlights and uplights are
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acceptable provided they point towards the building and do not provide nuisance light levels in
adjacent residences.

6.8 PARTY WALLS

a) General rules of law apply. Each wall, fence, driveway, or similar structure built as a
part of the original construction on the Leased Premises which serves and/or separates such from
an adjoining residence shall constitute a party wall structure. To the extent not inconsistent with
the provisions of this section, the general rules of law regarding party walls and liability for
property damage due to negligence or willful acts or omissions shall apply thereto.

(b) Owners who make use of the party’s structure shall share the cost of reasonable repair
and maintenance of such structure equally.

(c) Damage and Destruction. If a party wall or structure is destroyed or damaged by fire or
other casualty, then to the extent that such damage is not covered by insurance and repaired out of
the proceeds of insurance, any Owner who has used the structure may restore it. If other Owners
subsequently use the structure, they shall contribute to the restoration cost in equal proportions.
However, such contribution will not prejudice the right to call for a larger contribution from the
other users or other persons under any rule of law regarding liability for negligent or willful acts
or omissions which caused or contributed to the damage.

7. FINANCING

7.1 The Owner may mortgage the Residence only with the written permission of the
County. Any mortgage or deed of trust permitted in writing by the County is defined as a
“Permitted Mortgage”, and the holder of such a mortgage or deed of trust is defined as a “Permitted
Mortgagee™.

7.2 NON-SUBORDINATION: Any Permitted Mortgage shall remain subordinate and
inferior to County’s right and interest in the Leased Premises and reversionary interest in the
Leased Premises.

Upon acquisition of the Residence by any foreclosing First Lender Loan, the foreclosing
First Lender or its successor’s rights to the Residence shall be subject to the terms and provisions
of this Deed Restriction.

7.3  Any First Lender Loan must be a fully-amortizing, fixed-interest rate mortgage.
The “Original First Lender Loan” must have a term and amortization period of at least 30 years.
Loans to refinance a First Lender Loan may have a shorter term and amortization period as long
as they meet all of the other conditions of Section 7.5.

7.4 By signing this Deed Restriction, County gives written permission for the Original
First Lender Loan, contained in Exhibit E, signed by the Owner effective on the day this Lease is
signed for the purpose of financing Owner’s purchase of the Residence.
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7.5  No earlier than twelve (12) months after purchase, Owners may submit a request to
the County to refinance their first mortgage for the following purposes:

« Lower interest rate;
e Shortened first mortgage loan term; or
e Lower monthly payment.

When requesting approval to refinance, Owners must:

e Use a CLT-Approved Lender,

e Be in compliance with the Deed Restriction, the Homebuyer Ground Lease; and, if
applicable, the County Loan;

o Pay an administrative fee posted on the County’s website;

e Have no delinquent mortgage payments, property taxes, ground lease fees, HOA
payments, unauthorized loans, or liens; and

o Ensure that new loan is subordinated to the Deed Restriction and Ground Lease.

Cash equity withdrawals on the Residence are allowed only under the following
circumstances and must be pre-approved in writing by the County:
e Capital improvements to the Residence; and
o Funds required to implement a marriage dissolution agreement or domestic partnership
dissolution agreement.

Documentation supporting the expense will be required. Under no circumstances can the
new loan amount exceed the original loan amount, and the Combined Loan to Value cannot exceed
95% of the Affordable Sales Price.

If, not earlier than twelve (12) months after purchase, Owner seeks a loan that is to be
secured by a mortgage on the Residence (including a loan to refinance an existing First Lender
Loan, or a home equity loan in third position (“Junior Loan™) to finance home repairs or for any
other purpose), Owner must inform the County, in writing, of the proposed terms and conditions
of such mortgage loan at least 15 business days prior to the expected closing of the loan. Home
equity lines of credit (HELOCs) are strictly prohibited. The information to be provided to the
County must include:

a. the name of the proposed lender;
b. Owner’s reason for requesting the loan;

c. the principal amount of the proposed loan and the Total Mortgage Debt that will
result from the combination of the loan and existing mortgage debt, if any;

d. expected closing costs;
e. the rate of interest;
f. the repayment schedule, including monthly mortgage payment; and

g. acopy of the appraisal commissioned in connection with the loan request.
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County may also require Owner to submit additional information.

County will not permit such a mortgage loan if the new loan amount exceeds the original
loan amount, and the Combined Loan to Value cannot exceed 95% of the Affordable Sales Price
calculated in accordance with Section 10.2, or if the terms of the transaction otherwise threaten
the interests of either the Owner or the County.

Any loan approved by the County under this Section shall remain subordinate and inferior
to County’s right and interest in the Leased Premises and reversionary interest in the Leased
Premises.

7.6  All mortgages and liens, EXCEPT a Permitted Mortgage are prohibited
(“Prohibited Mortgage™) and constitute a Default under this Deed Restriction. A home equity line
of credit (HELOC) and any loan not approved by the County is a Prohibited Mortgage.

7.7 Owner and County recognize that it would be contrary to the purpose of this Deed
Restriction if Owner could receive more than the Affordable Price as the result of the foreclosure
of a mortgage. Therefore, Owner hereby irrevocably assigns to County all net proceeds of sale of
the Residence that would otherwise have been payable to Owner and that exceed the amount of
net proceeds, defined as Excess Sales Proceeds below in Section 15, that Owner would have
received if the Residence had been sold for the Affordable Price, calculated as described in Section
13.1. Owner authorizes and instructs the Permitted Mortgagee, or any party conducting any sale,
to pay such excess amount directly to County. If, for any reason, such excess amount is paid to
Owner, Owner hereby agrees to promptly pay such amount to County.

7.8 The County may charge the homeowner a fee to refinance the Original First Lender
Loan, or to remove cash equity from the home.

8. RESTRICTIONS ON RESALE OF THE RESIDENCE

8.1 Transfer. Any Transfer of the Residence will be subject to the provisions of this
Deed Restriction including, without limitation, the County Purchase Option described in Section
12. “Transfer” means any sale, assignment or transfer, voluntary or involuntary, of any interest in
the Residence, including, but not limited to, a fee simple interest, a joint tenancy interest, a life
estate, a leasehold interest (other than as permitted pursuant to Section 4), a mortgage, a deed of
trust (other than the First Lender Deed of Trust or a Junior Loan permitted pursuant to Section 7)
or an interest evidenced by a land contract by which possession of the Residence is transferred and
Owner retains title. Any Transfer without satisfaction of the provisions of this Deed Restriction
is prohibited and shall constitute a default under this Deed Restriction and the County may then
exercise any of the remedies set forth in Section 17.2, including, without limitation, exercise of
the County Purchase Option upon default, as set forth in Section 20. A Transfer shall not include
a transfer:

a. to an existing spouse or domestic partner;
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b. by an Owner to a spouse or domestic partner where the spouse or domestic partner
becomes the co-owner of the Residence;

c. between spouses as part of a marriage dissolution proceeding;

d. to an existing spouse or domestic partner of Owner by devise or inheritance following
the death of Owner;

¢. by Owner into an inter vivos revocable trust in which Owner is the beneficiary; or

. refinance of the First Lender Loan or Junior Loan meeting the requirements of Section
7.5 of the Deed Restriction; provided, however, that Owner shall provide written notice
of all such transfers to County; and Owner shall continue to occupy the Residence as
his or her principal place of residence (except where the transfer occurs pursuant to
subsections 8.2 or 8.3, in which event the transferee shall owner-occupy the Residence
and affirmatively assume Owner’s obligations under this Deed Restriction, the County
Note, and the County Deed of Trust).

All other Transfers shall require written notice to the County pursuant to Section 9 and
shall be to Eligible Purchasers. Consideration received by the Owner for such Transfer shall not
exceed the Maximum Restricted Resale Price defined in Section 13. For purposes of this section,
“domestic partner” is defined pursuant to Nevada Revised Statute Chapter 122A. Domestic
partners may not be persons related to each other by blood or adoption such that their marriage
would be barred in the State of Nevada. For purposes of this section, an individual shall be
considered a Domestic Partner of Owner upon presentation of an affidavit or other acceptable
evidence by Owner to the County.

8.2  Inheritance. If Owner dies (or if the last surviving co-owner of the Residence dies),
the executor or personal representative of Owner’s estate shall notify County within ninety (90)
days of the date of the death. The person inheriting the Residence (the “Inheriting Owner”) shall
provide the County with the information necessary for the County to determine the Inheriting
Owner’s relationship to the deceased Owner. Upon receiving such notice County shall consent to
a transfer of the Residence and Owner’s rights to the Leased Land to one or more of the possible
heirs of Owner listed below:

a. the spouse of the Owner; or
b. the child or children of the Owner; or

c. member(s) of the Owner’s household who have resided in the Residence for at least
one year immediately prior to Owner’s death, and who are either a legal heir or first-
degree consanguinity.

8.3.  Any other heirs, legatees or devisees of Owner, in addition to submitting Letters of
Agreement and Attorney’s Acknowledgment as provided in Exhibit F, must demonstrate to
County’s satisfaction that they are a Designated Income Household as defined in Recital F. If they
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cannot demonstrate that they are a Designated Income Household, they shall not be entitled to
possession of the Residence but must transfer the Residence in accordance with the provisions of
this Deed Restriction or the County may exercise its Option To Purchase the Residence pursuant
to Section 12; provided, however that the Inheriting Owner may own and occupy the Residence
for up to twelve (12) months prior to providing an Owner’s Notice of Intent to Transfer to the
County pursuant to Section 9, and provided further that the Inheriting Owner remains in
compliance with the requirements of this Deed Restriction, the Homebuyer Ground Lease and the
County Deed of Trust (if applicable).

Failure of an Inheriting Owner to follow the procedures and file the notices described in
this Deed Restriction shall constitute a default under this Deed Restriction and the County may
then exercise any of the remedies set forth in Section 17.2, including, without limitation, exercise
of the County Purchase Option upon default, as specified in Section 20.

9. NOTICE OF INTENDED TRANSFER: PREPARATION OF RESIDENCE FOR SALE

9.1 In the event the Owner intends to Transfer or vacate the Residence, the Owner shall
promptly give the County written notice of such intent (the “Owner’s Notice of Intent to
Transfer”), in the form shown in Exhibit C attached to this Deed Restriction. The Owner shall
give the County the Owner’s Notice of Intent to Transfer prior to notifying real estate brokers or
lenders of Owner’s intent to Transfer the Residence and prior to listing of the Residence on the
Multiple Listing Service or any similar listing service. The Owner’s Notice of Intent to Transfer
shall be sent to the County by certified mail, return receipt requested at the address provided in
section 30 of this Deed Restriction. The Owner’s Notice of Intent to Transfer shall include the
information necessary for the County to determine the Maximum Restricted Resale Price of the
Residence, including the following information:

a. the address of the Residence;
b. the date of purchase of the Residence by the Owner;
c. the purchase price of the Residence paid by the Owner at the time of his/her purchase;

d. a copy of the HUD-1 Settlement Statement or equivalent document from the close of
escrow on the Owner’s purchase of the Residence;

e. the date on which Owner intends to vacate Residence;
f. the date the Residence will be placed on the market; and

g. the name and phone number of the person to contact to schedule inspections of the
Residence by the County.

9.2  Following delivery to the County of the Owner’s Notice of Intent to Transfer, the
Owner shall prepare the Residence for sale, as follows:
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a. Within thirty (30) days of delivery of the Owner’s Notice of Intent to Transfer, the
Owner shall obtain and deliver to the County a current written report of inspection of
the Residence by a licensed structural pest control operator;

b. Within the sooner of (a) sixty (60) days from the date of delivery of the Owner’s Notice
of Intent to Transfer, or (b) prior to two (2) weeks before close of escrow on the
Transfer, the Owner shall repair all damage noted in the pest report including damage
caused by infestation or infection by wood-destroying pests, as well as remediate any
environmental contamination caused by Owner’s occupancy and use of the Property
(provided, however, that in the event Owner does not cause the work to be performed
in accordance with this subsection the cost of such work shall be considered deferred
maintenance and reflected as a downward adjustment in the Maximum Restricted
Resale Price pursuant to Section 13);

c. Within thirty (30) days of the date of the Owner’s Notice of Intent to Transfer, the
Owner shall allow the County, or its designee, to inspect the Residence, including the
interiors, to determine its physical condition, and, if requested by the County, following
such inspection, the Owner shall obtain and deliver to the County a home inspection
report prepared by a licensed home inspector.

d. If the Residence is vacant, the Owner shall maintain utility connections until the close
of escrow on the Transfer.

9.3  Upon receipt by County of the Owner’s Notice of Intent to Transfer, County will
begin to market the home, first using any waiting list for CLT homes established by the County,
followed by other marketing and advertising activities necessary to find an Eligible Purchaser, as
defined in this Deed Restriction. The Owner does not need to retain the services of a broker;
however, if they do it will be at Owner’s expense.

9.4  In the event of County purchase of the Residence, the Owner shall permit a final
walk-through of the Residence by County, or the County’s designee, in the final three (3) days
prior to close of escrow on the Transfer.

10. COUNTY RESPONSE TO OWNER'S NOTICE OF INTENDED TRANSFER

The County shall respond in writing (the “County Response Notice™) to the Owner’s Notice
of Intent to Transfer within sixty (60) days of: County receipt of a complete Owner’s Notice of
Intent to Transfer that includes all information required under Section 9.1, including County
receipt of the pest control report and home inspection report (if any) required pursuant to Section
9.3. The County Response Notice shall inform the Owner of the County’s election to proceed
under one of the following two alternatives:

10.1 County Exercise of County Purchase Option. The County Response Notice may
notify the Owner that the County elects to exercise the County Purchase Option, or assign its right
to a public agency or another nonprofit organization or Eligible Purchaser, to purchase the
Residence, as granted in Section 12, and shall include the County’s calculation of the Maximum
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Restricted Resale Price to be paid by the County pursuant to Section 13 and the Transaction Fee
to be paid by the Owner pursuant to Section 12.

10.2 Owner Sale at Restricted Sale Price to Eligible Purchaser. Alternatively, the
County Response Notice may notify the Owner that the County will not at this time exercise the
County Purchase Option to purchase the Residence and that the Owner may proceed to sell the
Residence to an Eligible Purchaser at a price not to exceed the Maximum Restricted Resale Price,
pursuant to the procedure set forth in Section 14. In this event, the County Response Notice shall
include the following information: (1) the maximum qualifying income for an Eligible Purchaser;
(2) the certifications required of an Eligible Purchaser; and (3) the Maximum Restricted Resale
Price the Owner may receive for the Residence, calculated by the County pursuant to Section 13.
The County will begin to market the home, first using any waiting list for CLT homes established
by the County, followed by other marketing and advertising activities necessary to find an Eligible
Purchaser, as defined in this Deed Restriction.

11. OWNER ACKNOWLEDGMENT OF COUNTY RESPONSE NOTICE

No later than fourteen (14) days following the date of the County Response Notice, the
Owner shall acknowledge in writing to the County, in the form shown in Exhibit D attached to
this Deed Restriction, that Owner has received the County Response Notice and still intends to
Transfer the Residence.

12.  COUNTY PURCHASE OPTION

The Owner agrees that the County shall have the option to purchase the Residence (the
“County Purchase Option™) for an amount equal to the Maximum Restricted Resale Price as set
forth in Section 13 of this Deed Restriction. The County may, instead of purchasing the Residence
itself, assign its right to purchase the Residence pursuant to the County Purchase Option, including
but not limited to a public agency, a nonprofit organization, another County or political subdivision
of the State of Nevada, or another Eligible Purchaser. If the County assigns the County Purchase
Option, the assignee shall sign the County Response Notice and shall thereby be bound to purchase
the Residence pursuant to the terms of the County Purchase Option as set forth in this Deed
Restriction.

The Owner may be required to pay the County a “Transaction Fee” equal to the County’s
reasonable costs associated with the exercise of the Option if the County (or its assignee) exercises
the County Purchase Option and purchases the Residence; provided, however that such
Transaction Fee shall not exceed three percent (3%) of the sales price of the Residence. The
County Purchase Option may be exercised by the County or its assignee in the County Response
Notice, as described in Section 10, to be sent by the County to the Owner within thirty (30) days
of the County’s receipt of a complete Owner’s Notice of Intent to Transfer and all required
inspection reports. If the County Response Notice notifies the Owner that the County or its
assignee will exercise the County Purchase Option to purchase, the County or its assignee shall
purchase the Residence within ninety (90) days of the date of the County Response Notice and
title shall be delivered by the Owner to the County by grant deed, free and clear of any mortgage
or other liens, unless approved in writing by the County. Escrow period for County purchase may
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be extended for an additional 30-90 days. In the event of exercise of the County Purchase Option
and purchase of the Residence by the County or its assignee, the Owner shall permit a final walk-
through of the Residence by the County or its assignee in the final three (3) days prior to close of
escrow on the Transfer.

13. DETERMINATION OF MAXIMUM RESTRICTED RESALE PRICE FOR COUNTY

PURCHASE OR RESTRICTED SALE

If the County (or its assignee) exercises the County Purchase Option, or if the Owner
sells to an Eligible Purchaser, the maximum sales price (the “Maximum Restricted Resale
Price”) that the Owner shall receive from the County (or its assignee) or the Eligible Purchaser
for purchase of the Residence shall be the LESSER of the Affordable Sales Price or the Fair
Market Value.

13.1 AFFORDABLE SALES PRICE: The Affordable Sales Price (“Affordable Sales
Price”) shall be calculated as follows:

a.

“Monthly Affordable Housing Expense” shall be calculated as one-twelfth of 35% of
Area Median Income for the Las Vegas-Henderson-Paradise MSA as published by the
United States Department of Housing and Urban Development (“HUD”), or successor
index, for the year of sale adjusted by by household size according to the number of
bedrooms in the unit as listed below (“Occupancy Standard)” using the following HUD
household size adjustment factors (1 person=0.7, 2 persons=0.8; 3 persons=0.9; 4
persons=1.0; 5 persons=1.08) multiplied by the percent of Area Median Income of the
targeted homebuyer (e.g. 80%)

Studio unit: household size of two persons
One-bedroom unit: household size of two persons
Two-bedroom unit: household size of three persons
Three-bedroom unit: household size of four persons
Four-bedroom unit: household size of five persons

For example, the HUD 2023 Area Median Income in the Las Vegas-Henderson-
Paradise MSA is $83,900. Monthly Affordable Housing Expense for a household at
80% AMI purchasing a two-bedroom unit is calculated as follows: $83,900 multiplied
by 35% multiplied by 1/12 multiplied by 0.9 multiplied by 80% equals $1,762.

The following monthly costs will be deducted from Monthly Affordable Housing
Expense as calculated or estimated by the County at the time of sale:

1. Property taxes;

2. Property insurance;

3. Owner association dues and/or landscape maintenance district fees, if
applicable; and
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4. Owner Ground Lease Fee, in an amount specified in the Homebuyer
Ground Lease.

c. The result of the calculations in this section 13.1 (subsections a. through b. above) will
be the Affordable Monthly Mortgage Payment (“Affordable Monthly Mortgage
Payment”). The Affordable Mortgage (“Affordable Mortgage™) will be determined
based on the Affordable Monthly Mortgage Payment and prevailing interest rates at the
time of sale for a 30-year, fixed interest-rate mortgage. Prevailing interest rates shall
equal the Freddie Mac Primary Mortgage Market Survey weekly average at the time of
the calculation or other successor index selected by the County.

d. The Affordable Sales Price will equal the Affordable Mortgage plus a 5% Owner down
payment.

13.2 Fair Market Value.

In certain circumstances it may be necessary to determine the fair market value of the
Residence without taking account of the resale restrictions imposed by this Deed Restriction (the
“Fair Market Value”). These circumstances include where the parties wish to determine if the
Affordable Sales Price exceeds the Fair Market Value in order to determine the Maximum
Restricted Resale Price pursuant to this Section 13.

If it is necessary to determine the Fair Market Value of the Residence, it shall be determined
by a certified Member, Appraisal Institute (“MAI”) or other qualified real estate appraiser
approved in advance by the County. If possible, the appraisal shall be based upon the sales prices
of comparable market-rate properties sold in the market area during the preceding three- (3) month
period. The cost of the appraisal shall be split between the County and the Owner, unless the
appraisal is obtained from and paid by a new purchaser.

In the event damage or deferred maintenance has occurred while the Owner owned the
Residence which has decreased the value of the Residence, the appraisal shall specifically ascribe
a value to these adjustment factors and state what the fair market value of the Residence would be
without such adjustments. Nothing in this section shall preclude the Owner and the County from
establishing the Fair Market Value of the Residence by mutual agreement in lieu of an appraisal
pursuant to this section.

14. SALE OF RESIDENCE BY OWNER IF COUNTY DOES NOT EXERCISE COUNTY
OPTION TO PURCHASE

In the event the County Response Notice notifies the Owner that the County will not be
exercising the County Purchase Option, the County will be responsible for marketing and resaling
of the Residence in compliance with the following requirements:

14.1 Marketing. Upon receipt by County of the Owner’s Notice of Intent to Transfer, if
the County does not choose to exercise the County Purchase Option, the County will initiate
marketing and screening activities for resale of the Residence, which may include use of a waiting
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list and other marketing activities as needed to identify potential buyers. Owners are required to
cooperate with the County to market the Residence to Eligible Purchasers. A proposed purchaser
(“Proposed Purchaser”) who the Owner believes will qualify as an Eligible Purchaser may be
referred to the County or its designee for an eligibility determination.

14.2  Eligible Purchaser. A Proposed Purchaser shall qualify as an “Eligible Purchaser”
if he or she meets the following requirements, subject to approval of the County or its designee.

a. First-Time Homebuver. The Proposed Purchaser shall certify that he or she qualifies
as a “First-Time Homebuyer” as defined by the County at the time of homebuyer
qualification.

b. Intent to Owner-Occupy. The Proposed Purchaser shall certify that he or she will
occupy the Residence as his or her principal place of residence throughout his or her
ownership.

c. Agree to sign Buyer Disclosure Agreement and Homebuyer Ground Lease and to
Cooperate with County. The Proposed Purchaser shall agree to sign a Deed Restriction
and Homebuyer Ground Lease restricting future resale of the Residence and shall agree
to cooperate fully with the County in promptly providing all information requested by
the County to assist the County in monitoring the Proposed Purchaser’s compliance
with the Ground Lease and Deed Restriction.

d. Agree to assume County Second Mortgage Promissory Note and Deed of Trust, if
applicable. If there is a County Loan on the Residence being purchased, the Proposed
Purchaser shall agree to sign the documents necessary to assume the County
Promissory Note and Deed of Trust at the same terms.

e. Income Eligibility. The combined maximum income for all household members of the
Proposed Purchaser shall not exceed the income for a Designated Income Household,
adjusted for the Proposed Purchaser’s household size. In the event such income
determinations are no longer published by HUD, or are not updated for a period of at
least eighteen (18) months, the County shall provide other income determinations
which are reasonably similar with respect to method of calculation to those previously
published by HUD.

14.3 Maximum Restricted Resale Price. The purchase price for the sale of the Residence
by the Owner to the Eligible Purchaser shall not exceed the Maximum Restricted Resale Price
calculated by the County pursuant to Section 13, as set forth in the County Response Notice
delivered pursuant to Section 10.

144 Disclosure and Submittals. The Owner and the Proposed Purchaser shall provide
the following information and documents to the County:

a. The name, address and telephone number in writing of the Proposed Purchaser.

Welcome Home CLT, Deed Restriction 22
Updated January 2024



b. A signed financial statement of the Proposed Purchaser in a form acceptable to the
County and any other supporting documentation requested by the County. The
financial information shall be used by the County to determine the income eligibility
of the Proposed Purchaser and the amount of any second mortgage assistance to be
provided by the County.

c. The proposed sales contract and all other related documents which shall set forth all
the terms of the sale of the Residence. Said documents shall include at least the
following terms: (a) the sales price; and (b) the price to be paid by the Proposed
Purchaser for the Owner’s personal property, if any, for the services of the Owner, if
any, and any credits, allowances or other consideration, if any.

d. A written certification, from the Owner and the Proposed Purchaser in a form
acceptable to the County, that the sale shall be closed in accordance with the terms of
the sales contract and other documents submitted to and approved by the County. The
certification shall also provide that the Proposed Purchaser or any other party has not
paid and will not pay to the Owner, and the Owner has not received and will not receive
from the Proposed Purchaser or any other party, money or other consideration,
including personal property, in addition to what is set forth in the sales contract and
documents submitted to the County. The written certification shall also include a
provision that in the event a Transfer is made in violation of the terms of this Deed
Restriction or false or misleading statements are made in any documents or certification
submitted to the County, the County shall have the right to foreclose on the Residence
or file an action at law or in equity as may be appropriate. In any event, any costs,
liabilities or obligations incurred by the Owner and the Proposed Purchaser for the
return of any moneys paid or received in violation of this Deed Restriction or for any
of the Owner’s and/or the Proposed Purchaser’s costs and legal expenses, shall be borne
by the Owner and/or the Proposed Purchaser and they shall hold the County and its
designee harmless and reimburse the County’s and its designee’s expenses, legal fees
and costs for any action they reasonably take in good faith in enforcing the terms of
this Deed Restriction.

e. An executed Deed Restriction and Homebuyer Ground Lease, along with a County
Note and County Deed of Trust if a County Loan is provided by the County, from the
Proposed Purchaser in forms provided by the County. The recordation of the new Deed
Restriction, and if applicable, the County Deed of Trust shall be a condition of the
County’s approval of the proposed sale.

f. The name of the title company escrow holder for the sale of the Residence, the escrow
number, and name, address, and phone number of the escrow officer.

g. Upon the close of the proposed sale, certified copies of the recorded Deed Restriction
and County Deed of Trust (if applicable), a copy of the final sales contract, settlement
statement, escrow instructions, and any other documents which the County may
reasonably request.
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15. TRANSFER IN VIOLATION OF DEED RESTRICTION: PAYMENT TO COUNTY OF
EXCESS SALES PROCEEDS

If the Owner makes a Transfer in violation of this Deed Restriction, the Owner shall pay
any Excess Sales Proceeds to the County as set forth in this section. For purposes of this Deed
Restriction, (“Excess Sales Proceeds”) shall mean one hundred percent (100%) of the amount by
which the gross sales proceeds received by the Owner from the new purchaser exceeds the
Maximum Restricted Resale Price for the Residence (in the amount that was stated in the County
Response Notice). This amount shall be a debt of the Owner to the County, evidenced by this
Deed Restriction and, the County Note, as secured by the County Deed of Trust, if applicable. The
Owner acknowledges that the County shall have no obligation to cause reconveyance of the
County Deed of Trust until the Excess Sales Proceeds are paid to the County. The County shall
utilize the Excess Sales Proceeds for County administrative and operating costs. The Owner and
the County acknowledge that the formula for calculation of the amount of Excess Sales Proceeds
due from the Owner to the County is intended to cause the Owner to receive the same net sales
proceeds (following payment by Owner of a standard broker’s commission) from sale of the
Residence at an unrestricted price to a third party as the Owner would receive from sale of the
Residence to the County or to an Eligible Purchaser at the Maximum Restricted Resale Price.

16. REPAYMENT OF COUNTY NOTE

If there is a County Loan on the Residence, payments are due as follows:

16.1. Principal and interest on the County Loan will be deferred as long as the Owner
occupies the Residence as their principal residence and are in compliance with all terms of this
Deed Restriction, the Homebuyer Ground Lease, the County Note and the County Deed of Trust.

16.2 If the County Promissory Note and Deed of Trust are assumed by an Eligible
Purchaser, no repayment will be required of Owner, upon sale of the Residence to an Eligible
Purchaser in accordance with all of the requirements of the Deed Restriction, Homebuyer Ground
Lease and County Loan.

16.2. Principal and interest on the County Loan will be immediately due and payable upon
any of the following:

a. Any default under the Deed Restriction, Homebuyer Ground Lease, or First Lender
Loan;

b. On the Date of Transfer, involuntarily, or by operation of law and whether by deed,
contract of sale, gift, devise, bequest or otherwise unless 1) the County exercises its
Option to Purchase the Residence or 2) the County approves the assumption of the Note
by an Eligible Purchaser in compliance with a sale to the Eligible Purchaser in
compliance with the transfer provisions of this Deed Restriction and the Homebuyer
Ground Lease so long as the Eligible Purchaser executes a new ground lease, note, and
deed of trust in the then-current form of these documents to be provided by the County;
or
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c. At the end of the Term of the Note, unless the County in its sole discretion extends the
Term of the Note.

16.3 Repayment of the County Note shall not affect Owner’s obligation to comply with
this Deed Restriction, which shall remain in full force and effect following any repayment of the
County Note.

17.  DEFAULTS

17.1 Events of Default. The following events shall constitute a default by the Owner
under this Deed Restriction:

a. The County determines that the Owner has made a misrepresentation to obtain the
benefits of purchase of the Residence or in connection with its obligations under this
Deed Restriction;

b. The Owner fails to occupy the Residence as their principal residence, as required
pursuant to Section 3, and such failure continues following written notice by the County
and thirty (30) days opportunity to cure following the date of such notice.

c. The Owner leases the residence to a third party in violation of Section 4.
d. The Owner makes a Transfer in violation of this Deed Restriction;

e. Owner otherwise fails to comply with the requirements of this Deed Restriction, the
Homebuyer Ground Lease, or the County Note and County Deed of Trust (if
applicable) and such violation is not corrected to the satisfaction of the County within
ten (10) days after the date of written notice by the County to the Owner of such
violation;

f. A notice of default is issued under the First Lender Loan;
g. A lien is recorded against the Residence other than the lien of a bona fide First Lender
Loan or a Junior Loan approved by the County in accordance with Section 7.5 and the

lien is not cured within ten (10) days after the date of written notice by the County to
the Owner of such violation;

h. Owner declares bankruptcy or makes an assignment of assets for the benefit of
creditors;

i. Owner makes Prohibited Capital Improvements to the property in violation of Section
6; or

j. Any other violation which would threaten the County’s interest in the Leased Premises.
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17.2  Remedies. Upon a declaration of default by the County under this Deed Restriction,
the County may:

a. Declare the County Loan and all Excess Sales Proceeds and/or Excess Rental Proceeds
immediately due and payable without further demand, declare a default under the
County Note, and may invoke the power of sale under the County Deed of Trust;

b. Apply to a court of competent jurisdiction for such relief at law or in equity as may be
appropriate;

c. Declare a default under the County Note and County Deed of Trust and pursue all
County remedies under the County Deed of Trust; and

d. Exercise the County Purchase Option upon default as described in Section 20.

18.  NOTICE OF DEFAULT AND FORECLOSURE

County shall have the right but not the obligation to submit a request for notice of default
and any notice of sale under any deed of trust or mortgage with power of sale encumbering the
Residence shall be recorded by the County in the Official Records for the benefit of the County.
The County may declare a default under this Deed Restriction upon receipt of any notice given to
the County, and may exercise its rights as provided in Sections 15 and 17.

In the event of default and foreclosure, the County shall have the same right as the Owner
to cure defaults and redeem the Residence prior to the foreclosure sale. Nothing herein shall be
construed as creating any obligation of the County to cure any such default, nor shall this right to
cure and redeem operate to extend any time limitations in the default provisions of the underlying
deed of trust or mortgage.

County’s election to submit or not submit a request for notice of default does not eliminate
Owner’s requirement to notify County of a default. If the County does not submit the request for
notice of default, the County’s right to purchase the Residence shall commence from the date a
notice of default is given to the County by the Owner.

19.  NOTICE AND CURE

Upon default or a violation of any of the provisions of this Deed Restriction, the County
may give written notice to the Owner specifying the nature of the violation except for default under
Section 17.1(a), (¢), (), (h) or (i) in which case no notice to the Owner is required. If the violation
is not corrected to the satisfaction of County within a reasonable period of time, not longer than
thirty (30) days after the date the notice is mailed, or such shorter time as provided specifically in
this Deed Restriction, the County Note or County Deed of Trust, or within such further time as the
County determines is necessary to correct the violation, the County may declare a default under
this Deed Restriction. If the Owner is in default under any other mortgage loan on the Residence,
the County may declare a default under this Deed Restriction.
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The County shall notify the First Lender at the address provided by the First Lender to the
County in the manner set forth in Section 30 of this Deed Restriction, if the County has declared
a default under this Deed Restriction or under the County Note or the County Deed of Trust.

20. PURCHASE OPTION UPON DEFAULT

Notwithstanding, and in addition to, the remedies provided to the County in Section 17.2,
and the County Purchase Option provided to the County in Section 12, the Owner hereby grants
to the County (or its assignee) the option to purchase the Residence following written notice by
the County to the Owner of the declaration of a default by the County under this Deed Restriction.
This option to purchase is given in consideration of the economic benefits received by the Owner
resulting from purchase and ownership of the Residence.

The County (or its assignee) shall have thirty (30) days after a default is declared to notify
the Owner and the First Lender of its decision to exercise its option to purchase under this Section
20. Not later than ninety (90) days after the notice is given by the County to the Owner of the
County’s intent to exercise its option under this Section 20, the County shall purchase the
Residence for the Maximum Restricted Resale Price calculated in the manner set forth in Section
13.

21.  NON-LIABILITY OF THE COUNTY

21.1 No Obligation to Exercise Option. The County shall have no obligation to exercise
any option granted to it under this Deed Restriction. In no event shall the County become in any
way liable or obligated to the Owner or any successor-in-interest to the Owner by reason of
County’s option to purchase under Sections 12 and 20 nor shall the County be in any way obligated
or liable to the Owner or any successor-in-interest to the Owner for any failure to exercise an
option to purchase.

21.2 Indemnity. Owner agrees to defend, indemnify, and hold the County, its officers,
employees, consultants and agents harmless from all losses, damages, liabilities, claims, actions,
judgments, costs, and reasonable attorneys’ fees that the County may incur as a direct or indirect
consequence of: (1) Owner’s default, performance, or failure to perform any obligations as and
when required by this Deed Restriction or the County Deed of Trust; or (2) the failure at any time
of any of Owner’s representations to the County to be true and correct.

22.  RESTRICTIONS ON FORECL.OSURE PROCEEDS

If a creditor acquires title to the Residence through a deed in lieu of foreclosure, a trustee’s
deed upon sale, or otherwise, the Owner shall not be entitled to the proceeds of sale to the extent
that such proceeds otherwise payable to the Owner when added to the proceeds paid or credited to
the creditor exceed the Maximum Restricted Resale Price. The Owner shall instruct the holder of
such excess proceeds to pay such proceeds to the County (in addition to any other amounts due
the County from the Owner pursuant to the County Note, County Deed of Trust or this Deed
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Restriction), in consideration of the benefits received by the Owner through purchase of the
Residence.

23.  RESTRICTION ON INSURANCE PROCEEDS

If the Residence is damaged or destroyed and the Owner elects not to rebuild or repair the
Residence, the Owner shall pay the County the portion of any insurance proceeds received by the
Owner for such destruction or damage which is in excess of the Maximum Restricted Resale
calculated pursuant to Section 13 after payment to the First Lender of the outstanding principal
balance on the First Lender Loan plus any fees and expenses. County reserves the right to negotiate
the amount of such fees and expenses with the First Mortgage Lender.

24.  TERM OF DEED RESTRICTION

All the provisions of this Deed Restriction, including the benefits and burdens, run with
the Residence and this Deed Restriction shall bind, and the benefit hereof shall inure to, the Owner,
his or her heirs, legal representatives, executors, successors in interest and assigns, and to the
County and its successors, until the earlier of (i) ninety-nine (99) years from the date of this Deed
Restriction, or (ii) the date of Transfer of the Residence to the County or another purchaser in
compliance with this Deed Restriction (including execution by the purchaser of a new copy of this
Deed Restriction).

25. SUPERIORITY OF DEED RESTRICTION

The Owner covenants that he or she has not, and will not, execute any other Deed
Restriction with provisions contradictory to or in opposition to the provisions hereof, and that, in
any event, this Deed Restriction is controlling as to the rights and obligations between and among
the Owner, the County and their respective successors.

26. NONDISCRIMINATION

The Owner covenants by and for itself and its successors and assigns that there shall be no
discrimination against or segregation of a person or of a group of persons on account of race, color,
religion, creed, age, disability, sex, sexual orientation, marital status, ancestry or national origin in
the sale, transfer, use, occupancy, tenure or enjoyment of the Residence, nor shall the Owner or
any person claiming under or through the Owner establish or permit any such practice or practices
of discrimination or segregation with reference to the use, occupancy, or transfer of the Residence.
The foregoing covenant shall run with the land.

27.  INVALID PROVISIONS AND SEVERABILITY

If any one or more of the provisions contained in this Deed Restriction shall for any reason
be held to be invalid, illegal or unenforceable in any respect, then such provision or provisions
shall be deemed severable from the remaining provisions contained in this Deed Restriction, and
this Deed Restriction shall be construed as if such invalid, illegal or unenforceable provision had
never been contained herein.
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28.  CONTROLLING LAW

The terms of this Deed Restriction shall be interpreted under the laws of the State of
Nevada. The venue for any legal action pertaining to this Deed Restriction shall be Clark County,
Nevada.

29. NO WAIVER

No delay or omission in the exercise of any right or remedy of County upon any default by
Owner shall impair such right or remedy or be construed as a waiver. The County’s failure to
insist in any one or more instance upon the strict observance of the terms of this Deed Restriction
shall not be considered a waiver of the County’s right thereafter to enforce the provisions of the
Deed Restriction. The County shall not waive its rights to enforce any provision of this Deed
Restriction unless it does so in writing, signed by an authorized agent of the County.

30. NOTICES
All notices required herein shall be sent by certified mail, return receipt requested or

express delivery service with a delivery receipt and shall be deemed to be effective as of the date
received or the date delivery was refused as indicated on the return receipt as follows:

To the Owner:

At the address of the Residence.
To the County:

Community Housing Office
Clark County

500 S. Grand Central Parkway
Las Vegas, NV 89155

To the First Lender:
(name and address)

The parties may subsequently change addresses by providing written notice of the change
in address to the other parties in accordance with this Section.

31. INTERPRETATION OF DEED RESTRICTION

The terms of this Deed Restriction shall be interpreted so as to avoid speculation on the
Residence and to insure to the extent possible that its sales price and mortgage payment remain
affordable to Designated Income Households.
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32. MONITORING AND INSPECTION BY COUNTY

32.1 The County (or its designee) may enter the Leased Premises including the interior
of the Residence and, if applicable, the garage for inspection following 48 hours advance notice.
No more than two regular inspection may be carried out in a single year, except in the case of an
emergency. In an emergency, the County may inspect any part of the Leased Premises, after
making reasonable efforts to inform the Owner before the inspection.

32.2 The Owner shall retain all records related to compliance with obligations under this
Deed Restriction for a period of not less than five (5) years, and shall make such records available
to the County or its designee for inspection and copying upon five (5) business days advance
written notice.

32.3 The County shall monitor Owner’s compliance with the requirements of this Deed
Restriction on an annual basis. Owner shall cooperate with County monitoring and provide
required certifications and other information required by the County to determine compliance
within ten (10) days of receipt of a written request by the County.

33. COVENANTS RUNNING WITH THE LAND

33.1 Owner hereby subjects the Residence to the covenants and restrictions set forth in
this Deed Restriction. Owner hereby declares its express intent that the covenants and restrictions
set forth herein shall be deemed covenants running with the land in perpetuity and shall pass to
and be binding upon all parties having any interest in the Residence throughout the term of this
Deed Restriction. Each and every contract, deed, lease or other instrument covering, conveying
or otherwise transferring the Residence or any interest therein, as the case may be, shall
conclusively be held to have been executed, delivered and accepted subject to this Deed Restriction
regardless of whether the other party or parties to such contract have actual knowledge of this Deed
Restriction.

33.2 The Owner and the County hereby declare their understanding and intent that: (i)
the covenants and restrictions contained in this Deed Restriction shall be construed as covenants
running with the land and not as conditions which might result in forfeiture of title by Owner; (i1)
the burden of the covenants and restrictions set forth in this Deed Restriction touch and concern
the Residence in that the Owner’s legal interest in the Residence may be rendered less valuable
thereby; and (iii) the benefit of the covenants and restrictions set forth in this Deed Restriction
touch and concern the land by enhancing and increasing the enjoyment and use of the Residence
by Eligible Purchasers, the intended beneficiaries of such covenants and restrictions.

33.3 All covenants and restrictions contained herein without regard to technical
classification or designation shall be binding upon Owner and Eligible Purchasers for the benefit
of the County and such covenants and restrictions shall run in favor of such parties for the entire
period during which such covenants and restrictions shall be in force and effect, without regard to
whether the County is an owner of any land or interest therein to which such covenants and
restrictions relate.
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34. EXHIBITS

Any exhibits referred to in this Deed Restriction are incorporated in this Deed Restriction
by such reference.

35. OWNER’S ACKNOWLEDGEMENT OF RESALE RESTRICTION

Owner hereby acknowledges and agrees that:

35.1 Owner hereby subjects the Residence to certain restrictions and limits the price for
which Owner may sell the Residence and the persons to whom Owner may sell the Residence.
The resale price limitation, and other provisions contained in this Deed Restriction, restrict the full
benefits of owning the Residence. Owner may not enjoy the same economic or other benefits from
owning the Residence that Owner would enjoy if this Deed Restriction did not exist.

35.2 Absent the provisions of this Deed Restriction, and the Residence loan, the
Residence could not be made available to Eligible Purchasers at an affordable price, including
Owner.

35.3 Owner understands all of the provisions of this Deed Restriction. In recognition of
the acknowledgments and agreements stated in this Section 35, Owner accepts and agrees to the
provisions of this Deed Restriction with the understanding that this Deed Restriction will remain
in full force and effect as to the Residence following any Transfer of the Residence throughout the
term of this Deed Restriction.

354 OWNER UNDERSTANDS THAT THE DETERMINATION OF THE
MAXIMUM RESTRICTED RESALE PRICE OF THE RESIDENCE TO AN ELIGIBLE
PURCHASER CAN BE MADE ONLY AT THE TIME OF THE PROPOSED TRANSFER,
TAKING INTO CONSIDERATION CHANGES IN MEDIAN INCOME, MORTGAGE
INTEREST RATES, PROPERTY TAXES AND OTHER FACTORS THAT CANNOT BE
ACCURATELY PREDICTED, AND THAT THE SALES PRICE PERMITTED HEREUNDER
MAY NOT INCREASE OR DECREASE IN THE SAME MANNER AS OTHER SIMILAR
REAL PROPERTY WHICH IS NOT ENCUMBERED BY THIS DEED RESTRICTION.
OWNER FURTHER ACKNOWLEDGES THAT AT ALL TIMES IN SETTING THE SALES
PRICE OF THE RESIDENCE THE PRIMARY OBJECTIVE OF THE COUNTY AND THIS
DEED RESTRICTION IS TO PROVIDE HOUSING TO ELIGIBLE PURCHASERS AT
AFFORDABLE HOUSING COST. THE MAXIMUM RESTRICTED RESALE PRICE WILL
ALMOST CERTAINLY BE LESS THAN OTHER SIMILAR PROPERTIES THAT HAVE NO
RESTRICTIONS.

[initialed by Owner(s)]
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IN WITNESS WHEREOF, the parties have executed this Deed Restriction on or as of the
date first written above.

COUNTY:

By:

Title:

(Type Name and Title)

STATE OF NEVADA )
} ss.
CLARK COUNTY )

On .20, before me, , personally appeared

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

WITNESS my hand and official seal.
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OWNER:

(Type Name)

(Type Name)

[if married, both spouses must sign]

STATE OF NEVADA )
) ss.
COUNTY OF CLARK )
On , 20, before me, , personally appeared

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

WITNESS my hand and official seal.
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STATE OF NEVADA )

) ss.
COUNTY OF CLARK )
On , 20, before me, , personally appeared

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

WITNESS my hand and official seal.
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EXHIBIT A

Legal Description of the Property
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EXHIBIT B

Form of Annual Owner Occupancy Certification

To: Clark County (“County”)

From: [name of owner(s)] (“Owner(s)”)
Address of Residence: (“Residence”)

Date:

By signature below, 1 [insert name or names of Owner] hereby certify

to Clark County under penalty of perjury that I/we occupy the residence located at
[insert address] (the "Residence") as my/our
principal place of residence and that I/we have occupied the Residence for ()
[insert number] months of the calendar year [insert previous calendar year].
Attached to this letter is a copy of [insert utility bill or driver's license] showing my
place of residence.

This Owner Occupancy Certification is signed on _,20__, under penalty of
perjury.

By:

Owner [type name]

By:

Owner [type name]

Due Date: of each calendar year.

Attach copy of utility bill or driver's license showing address of Residence.
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EXHIBIT C

Form of Owner’s Notice of Intent to Transfer

To: Clark County ("County")

From: [name of owner(s)] (“Owner(s)”)
Address of Residence: - (“Residence™)

Date:

Please be notified pursuant to Section 9 of the Deed Restriction between Owner and County
dated , that the Owner intends to transfer the Residence listed above.

A. The following information is provided to the County pursuant to Section 9 of the Deed
Restrictions:

1. Address of Residence:

2. Date Owner purchased Residence:

3. Purchase Price paid by Owner when Residence was purchased:

4. Date Owner intends to vacate Residence:

5. Date Residence will be ready to be placed on market:

6. Name and phone number of person for County to contact to schedule inspection:
(name) ond (phone number)

B. As required by Section 9 of the Deed Restriction, the following documents are attached
to this Notice:

1. Copy of HUD-1 Settlement Statement from Owner’s purchase of the property.

C. I have not listed the Residence for sale with a multiple listing service, or contacted a real
estate broker or financial institution. I agree to prepare the Residence for sale by:

1. obtaining a pest control report within thirty (30) days of the date of this notice,
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2. repairing all damage noted in the pest report within the sooner of: (i) sixty (60)
days from the date of this notice, or (ii) two (2) weeks prior to close of escrow or
the transfer of the Residence,

3. Clearing the Residence and Property of any hazardous materials, and cleaning the
Residence and Property of any contamination caused by the presence of
hazardous materials during my ownership of the Residence;

4. allowing the County or its designee to inspect the Residence within thirty (30)
days of this notice,
5. if requested by the County following the County's inspection, I will obtain a home

inspection report from a licensed home inspector,
6. maintaining utility connections until the Residence is transferred,

7. permitting a walk through by the County prior to close of escrow or the transfer.

This Owner’s Notice of Intent to Transfer is certified by Owner to be true and correct and

issignedon [insert date] under penalty of perjury.
By:
Owner
By:
Owner

Welcome Home CLT, Deed Restriction
Updated January 2024



EXHIBIT D

Form of Owner Acknowledgement of County Response Notice

Name:

Address of Residence:

Date:
I, (insert name) hereby acknowledge that I received the County
Response Notice (as described in Section 10 of the Deed Restriction on (insert

date).

By:
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EXHIBIT E
First Lender Loan Agreement
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EXHIBIT F
Letter of Agreement and Attorney’s Acknowledgment

[Homebuyer may choose to have an attorney review these documents, if the homebuyer so
chooses, include and complete the letters below in this Exhibit]

Letter of Homebuyer Acknowledgement

To: Clark County, a political subdivision of the State of Nevada

Re: Welcome Home Community Land Trust (CLT) Home Purchase
Date:

This letter is given to the County to become an exhibit to a Deed Restriction on the residence
located at . I will be leasing a parcel of land from the County and will be buying the
Residence that sits on that parcel of land. I will therefore become what is described in the Deed
Restriction as “the Owner.”

I acknowledge that I have the opportunity, at my own expense to have an attorney review the terms
and conditions of the Deed Restriction and Homebuyer Ground Lease and other legal documents
that are part of this transaction, if I so choose. I have either declined to exercise this opportunity,
or my legal counsel, , has explained to me the terms and conditions
of the Deed Restriction and Homebuyer Ground Lease and other legal documents that are part of
this transaction. I understand the way these terms and conditions will affect my rights as a
homeowner, now and in the future.

In particular I understand and agree with the following points.

One of the goals of the CLT is to keep CLT homes affordable for lower income households from
one CLT homeowner to the next. I support this goal as a CLT homeowner and as a homebuyer in
the CLT.

The terms and conditions of this Deed Restriction and my Ground Lease will keep my home
affordable for future Designated Income Households (as defined in the Deed Restriction and
Homebuyer Ground Lease). If and when I want to sell my home, I am required to sell it either to
the County or to another income-qualified person. The terms and conditions of the Deed
Restriction and Ground Lease also limit the price for which I can sell the home, in order to keep it
affordable for the next Designated Income Household.

It is also a goal of the CLT to promote resident ownership of CLT homes. For this reason, the Deed
Restriction and Ground Lease require that, if I and my family move out of our home permanently,
we must sell it. We cannot continue to own it as absentee owners.

I understand that I can leave my home to my child or children or other members of my household
and that, after my death, they can own the home for as long as they want to live in it and abide by
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the terms of the Deed Restriction and Homebuyer Ground Lease, or they can sell it on the terms
permitted by the Deed Restriction and Homebuyer Ground Lease.

As a CLT homeowner, it is my desire to see the terms of the Deed Restriction and Homebuyer
Ground Lease and related documents honored. I consider these terms fair to me and others.

Sincerely

Letter of Attorney’s Acknowledgment

I , have  been independently retained by
(hereinafter “the Client”) who intends to purchase a house
and other improvements (the “Residence”) on land to be leased from Clark County as a part of the
Welcome Home Community Land Trust. The house and land are located at

In connection with the contemplated purchase of the Residence and the leasing of the land, I
reviewed and discussed with the Client the following documents:

a) this Letter of Attorney’s Acknowledgment and a Letter of Acknowledgement from the
Client;

b) the Deed Restriction on the home;

c) the Homebuyer Ground Lease, leasing the property underneath the Residence that the
Client is will purchase to the Client;

d) a proposed Deed conveying the Residence to the Client;
e) other written materials provided by the CLT.

The Client has received full and complete information and advice regarding this conveyance and
the foregoing documents. In my review of these documents, my purpose has been to reasonably
inform the Client of the present and foreseeable risks and legal consequences of the contemplated

transaction.

The Client is entering the aforesaid transaction in reliance on his or her own judgment and upon
his or her investigation of the facts. The advice and information provided by me was an integral
element of such investigation.

Name Date Title
Firm/Address
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HOMEBUYER GROUND LEASE
Clark County Welcome Home Community Land Trust

Owner:

Residence:

This Homebuyer Ground Lease (“Lease”) is entered into this day of
,202___, between the Clark County, a political subdivision of the State of Nevada,
(“County”) and (“Owner”), individually referred to as a (“Party”)
and collectively referred to as the (“Parties™).

RECITALS

A. These Recitals refer to and utilize certain capitalized terms which are defined in
Section 1 of this Lease. The Parties intend to refer to those definitions in conjunction with the use
of capitalized terms in these Recitals.

B. The County has established an affordable homeownership program called the
Welcome Home Community Land Trust, through which the County will make available new or
rehabilitated single-family dwellings (“Units™) which will be sold to qualified low- and moderate-
income purchasers.

C. The County has also established resale restrictions to protect its financial interest
in the Units and to provide for the continued availability and affordability of the Units to other
low-and moderate-income, first-time homebuyer households. The resale restrictions and other
County requirements for the Owner’s purchase of one of the Units under the terms of this Ground

Lease are also contained in a Deed Restriction (“Deed Restriction™) dated and attached
to this Lease as Exhibit B.
D. The Owner has qualified to purchase and intends to purchase one of the Units,

commonly known as the (“Residence™), which is located on a parcel of land owned by Clark
County (“Leased Premises”) and more particularly described in Exhibit A, and leased to the Owner
under this Homebuyer Ground Lease,

E. The Owner has a household income at or below percent ( %), of
the current Las Vegas-Henderson-Paradise MSA Area Median Income (“AMI”), adjusted for

Owner’s household size.

F. The purpose of this Ground Lease is to place resale controls on the Residence, to
place other requirements on the Owner, to provide the County an option to purchase the Residence

Welcome Home CLT, Ground Lease
Updated January 2024
Page 2



at a restricted price, given in consideration of the economic benefits to the Owner resulting from
purchase of the Residence.

NOW, THEREFORE, in consideration of the benefits received by the Owner and the County
hereunder, the Owner and the County agree, as follows:

1. DEFINITIONS AND EXHIBITS

(1

2
3
“)
6))

(©)

(D

®

®

(10)
(1mn
(12)
(13)

(14)
(15)

“Affordable Monthly Mortgage Payment” shall have the meaning described in
Section 13.2.

“Affordable Mortgage” shall have the meaning described in Section 13.2.
“Affordable Rent” shall have the meaning described in Section 4.6.
“Affordable Sales Price” shall have the meaning described in Section 13.2.

“Combined Loan to Value” shall mean the total Mortgage debt (minus the County
Loan) on the Residence as a Percentage of the then-current Affordable Sales Price.

“County” shall mean Clark County, Nevada, as described in the first sentence of
this document, Page 1.

“CLT Approved Lender” shall mean a mortgage lender that has been approved by
the County to provide mortgages on CLT homes.

“County Deed of Trust” shall have the meaning described in the Deed Restriction,
Recital J.

“County Loan” shall have the meaning described in the Deed Restriction, Recital
L

“County Note” shall have the meaning described in the Deed Restriction, Recital J.
“County Purchase Option” shall have the meaning described in Section 12.

“Deed Restriction” shall mean the document attached in Exhibit B.

“Designated Income Household” shall mean a household having an annual gross
income at or below 100% of AMI, adjusted for Owner’s household size and specific
income (specific AMI noted in Recital E).

“Environmental Law” shall have the meaning described in Section 4.11.

“Eligible Purchaser” shall have the meaning described in Section 14.2.
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(16)
(17)
(18)
(19)

20)

e2))
(22)
(23)
24)
(25)
(26)

@7

(28)

29

(30)

€2Y

(32)

(33)

(34

“Excess Rental Proceeds” shall have the meaning described in Section 4.6.
“Excess Sales Proceeds” shall have the meaning described in Section 15.
“Fair Market Value” shall have the meaning described in Section 13.3.

“First Lender” shall have the meaning described in Section 7.3 and in the Deed
Restriction, Exhibit B, Recital H.

“First Lender Deed of Trust” shall have the meaning described in the Deed
Restriction, Exhibit B, Recital H.

“First-Time Homebuyer” shall have the meaning described in Section 14.2.
“Ground Lease Fee” shall have the meaning described in Section 6.1.
“HUD” shall have the meaning described in Section 13.2.

“Hazardous Substance” shall have the meaning described in Section 4.11.
“Inheriting Owner” shall have the meaning described in Section 8.2.
“Junior Loan” shall have the meaning described in Section 7.5.

“Lease” shall have the meaning described in the first sentence of this document,
Page 1.

“Leased Premises” shall have the meaning described in Recital D.

“Maximum Restricted Resale Price” shall have the meaning described in Section
13.1.

“Occupancy Standard” shall have the meaning described in Section 13.2.

“Original First Lender Loan” shall have the meaning described in Section 7.3 and
in the Deed Restriction, as the “First Lender Loan”, Exhibit B, Recital H.

“Owner” shall have the meaning described in the first sentence of this document,
Page 1.

“Owner’s Notice of Intent to Transfer” shall have the meaning described in Section
9.1, and attached as Exhibit D.

“Party” shall have the meaning described in the first sentence of this document,
Page 1.
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(35)

(36)
(37)

(38)

(39)
(40)
(41)
(42)
(43)
(44)

(45)

“Parties” shall have the meaning described in the first sentence of this document,
Page 1.

“Permitted Mortgage” shall have the meaning described in Section 7.1.
“Permitted Mortgagee” shall have the meaning described in Section 7.1.

“Prohibited Capital Improvements” shall have the meaning described in Section
5.1.

“Prohibited Mortgage” shall have the meaning described in Section 7.6.
“Proposed Purchaser” shall have the meaning described in Section 14.1.
“Required Property Insurance” shall have the meaning described in Section 4.8.
“Residence” shall have the meaning described in Recital D.

“Transaction Fee” shall have the meaning described in Section 12.

“Transfer” shall have the meaning described in Section 8.1.

“Units” shall have the meaning described in Recital B.

1.2 List of Exhibits

Exhibit A:  Legal Description of the Leased Premises

Exhibit B: Deed Restriction

Exhibit C: Buyer Disclosure Statement

Exhibit D: Form of Owner’s Notice of Intent to Transfer

Exhibit E: Form of Owner Acknowledgement of County

Response Notice

Exhibit F: Form of Annual Owner Occupancy Certification

2. LEASED PROPERTY

2.1 DESCRIPTION OF PROPERTY: This Lease concerns the Residence and the real
property commonly known as , Nevada
, which is more fully described in Exhibit A attached hereto and mcorporated in th1s Lease

(the “Leased Premises™).
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2.2 OWNER OWNS RESIDENCE: Owner is the Eligible Purchaser and Owner of the
Residence only, located on the Leased Premises. Owner does not own the Leased Premises.

2.3 COUNTY LEASES THE LAND TO OWNER: The County owns the Leased Premises and
hereby leases to the Owner, and Owner hereby accepts, the right to possess, occupy and use the
Leased Premises (described in the attached Exhibit A: Legal Description of the Leased Premises)
in accordance with the terms of this Lease. County has furnished to Owner a copy of the most
current title report, if any, obtained by County for the Leased Premises, and Owner accepts title to
the Residence in its condition “as is” as of the signing of this Lease.

2.4  MINERAL and WATER RIGHTS NOT LEASED TO OWNER: County does not lease to
Owner the right to remove from the Leased Premises any minerals or water lying beneath the
surface of the Leased Premises. Ownership of such minerals or water rights remains with the
County, but the County shall not remove any such minerals from the Leased Premises without the
Owner’s written permission. Water underlying the Leased Premises may be removed by the
County, as long as this action does not damage the Residence.

3. TERM OF LEASE

3.1 TERM OF LEASE IS 99 YEARS: This Lease shall remain in effect for 99 years, beginning
on the _ day of ~, 20, and ending on the day of
,21 , unless ended sooner.

4. USE OF THE LEASED PREMISES

4.1 OWNER MAY USE THE RESIDENCE ONLY FOR RESIDENTIAL AND RELATED
PURPOSES: Owner shall use, and allow others to use, the Residence and Leased Premises only
for residential purposes and any activities related to residential use that were permitted by local
zoning law when the Lease was signed.

The Owner covenants that the Owner shall not repair automobiles, other motor vehicles or
any other heavy machinery in the parking area, garage, driveway or any other portion of the Leased
Premises. The Owner further covenants that not more than three (3) automobiles shall be parked
on a permanent basis in the parking area, garage, driveway or any other portion of the Leased
Premises. Vehicles or heavy machinery shall be immediately removed from the Leased Premises
if they become inoperable for more than five (5) calendar days.

42  OWNER MUST USE THE RESIDENCE AND LEASED LAND RESPONSIBILY AND
IN COMPLIANCE WITH THE LAW: Owner shall use the Residence and Leased Premises in a
way that will not cause harm to others or create any public nuisance. Owner shall dispose of all
waste in a safe and sanitary manner. Owner shall maintain all parts of the Residence and Leased
Premises in safe, sound and habitable condition, in full compliance with all laws and regulations,
and in the condition that is required to maintain the insurance coverage required by Section 4.8 of
this Lease. Failure by the Owner to maintain the Residence shall constitute a default under this
Lease.
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43  THE OWNER SHALL MAINTAIN THE RESIDENCE, INCLUDING LANDSCAPING
ON THE LEASED PREMISES, IN GOOD REPAIR AND IN A NEAT, CLEAN AND
ORDERLY CONDITION (and, as to landscaping, in a healthy condition) and in accordance with
all applicable laws, rules, ordinances, orders and regulations of all federal, state, county, municipal
and other governmental agencies and bodies having or claiming jurisdiction, and all their
respective departments, bureaus and officials, will not commit waste or permit deterioration of the
Residence, and shall make all repairs and replacements necessary to maintain the Residence in
good condition and repair. Failure by the Owner to maintain the Residence shall constitute a
default under this Lease.

44  OWNER IS RESPONSIBLE FOR USE BY OTHERS: Owner shall be responsible for the
use of the Residence and Leased Premises by all residents and visitors and anyone else using the
Leased Premises with Owner’s permission and shall make all such people aware of the restrictions
on use set forth in this Lease.

45 OWNER MUST OCCUPY THE RESIDENCE FOR AT LEAST TEN (10) MONTHS
EACH YEAR: Owner shall occupy the Residence for at least ten (10) months of each year of this
Lease, unless otherwise agreed by County. Occupancy by Owner’s child, spouse, domestic partner
or other persons approved by County shall be considered occupancy by Owner. Neither
compliance with the occupancy requirement nor County’s permission for an extended period of
non-occupancy constitutes permission to sublease the Leased Premises and Residence, which is
addressed in Section 4.6. On or before the anniversary of the date of execution of this Lease, the
Owner shall provide an annual written certification to the County, in the form shown in the
attached Exhibit F, that the Owner is occupying the Residence as his or her principal place of
residence.

4.6  RESIDENCE MAY NOT BE SUBLEASED WITHOUT COUNTY’S PERMISSION. The
Owner shall not lease the Residence to another party unless such lease is first approved in writing
by the County. The County shall approve the leasing of the Residence only if ALL of the following
conditions are met:

a. the Owner demonstrates to the County’s reasonable satisfaction that the Owner will incur
substantial hardship if he or she is not permitted to lease the Residence to a third party,
(allowable hardships include military deployment and divorce

b. the term of the lease is not greater than twelve (12) months and cannot be extended without
County written approval;

c. the lease requires the tenant to maintain the Residence and home in good condition and
prohibits subleasing;

d the tenant is a low- or moderate-income household as determined by the County; and
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e the rent for the Residence does not exceed the lesser of:

(1) thirty percent (30%) of the income of the tenant household that is renting the
Residence, adjusted by the Occupancy Standard for the number of bedrooms in the Residence, less
the monthly utility allowance appropriate for the Residence as published by the Southern Nevada
Regional Housing Authority, or its successor index, or

(2) the Owner’s monthly cost of principal and interest on the First Lender Loan,
and property insurance and property taxes associated with Residence (the “Affordable Rent™).

Any lease of the Residence in violation of this Lease is prohibited, and shall be a default
under this Lease, the Deed Restriction and the County Deed of Trust (if applicable). The Owner
further agrees that, in the event the Owner leases the Residence to a third-party in violation of this
Section 4, any excess rents paid to the Owner by the lessee over the Affordable Rent (“Excess
Rental Proceeds™) shall be due and payable to the County immediately upon receipt thereof by the
Owner. Such Excess Rental Proceeds shall be considered a recourse debt of the Owner to the
County, as evidenced by the County Note, which the County may collect by legal action against
the Owner and/or by foreclosure under the County Deed of Trust.

4.7  COUNTY HAS A RIGHT TO INSPECT THE LEASED LAND AND RESIDENCE: The
County may inspect any part of the Leased Premises including the interior of the Residence or, if
applicable, the garage, at any reasonable time, after notifying the Owner at least 48 hours before
the planned inspection. No more than two regular inspections may be carried out in a single year.
In an emergency, the County may inspect any part of the Leased Premises, after making reasonable
efforts to inform the Owner before the inspection

If the County has received an Owner’s Notice of Intent to Transfer, then the County has
the right to inspect the interiors of the Residence and, if applicable, garage to determine their
condition prior to the sale. The County must notify the Owner at least 24 hours before carrying out
such inspection.

48 OWNER MUST MAINTAIN OWNER’S INSURANCE: The Owner shall maintain a
standard all risk property insurance policy equal to the replacement value of the Residence
(adjusted every five (5) years to reflect current replacement value; an appraisal may be required
by the County), naming the County as an additional insured (“Required Property Insurance™). If
the Security is located in a flood plain, Owner shall also obtain flood insurance. Owner must keep
the improvements now existing or subsequently erected on the Security insured against loss by
fire, hazards included within the term “extended coverage,” and any other hazards including, but
not limited to, earthquakes, winds, and floods, for which First Lender requires insurance. Owner
must maintain the types of insurance First Lender requires in the amounts (including deductible
levels) and for the periods that First Lender requires. What First Lender requires pursuant to the
preceding sentences can change during the term of the Loan, and may exceed any minimum
coverage required by Applicable Law. Owner may choose the insurance carrier providing the
insurance, subject to First Lender’s right to disapprove Owner’s choice, which right will not be
exercised unreasonably.
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The insurance carrier providing this insurance shall be licensed to do business in the
State of Nevada and be chosen by Owner subject to approval by the County, and if needed
by the First Lender.

All insurance policies and renewals thereof will be in a form acceptable to the
County and will include a standard mortgagee clause with standard lender's endorsement
in favor of the holder of the First Lender Note and the County as their interests may appear
and in a form acceptable to the County. The County shall have the right to hold, or cause
its designated agent to hold, the policies and renewals thereof, and Owner shall promptly
furnish to the County, or its designated agent, the original insurance policies or certificates
of insurance, all renewal notices and all receipts of paid premiums. In the event of loss,
Owner will give prompt notice to the insurance carrier and the County or its designated
agent. The County, or its designated agent, may make proof of loss if not made promptly
by Owner. The County shall receive thirty (30) days advance notice of cancellation of any
insurance policies required under this section. If Owner fails to maintain required insurance
the County will maintain that insurance on behalf of the Owner, and any amount so
expended by the County shall be promptly paid by Owner and may be collected from sales
proceeds upon sale of the home. '

49 OWNER’S RIGHT TO QUIET ENJOYMENT: Owner has the right to quiet enjoyment of
the Leased Premises. The County has no desire or intention to interfere with the personal lives,
associations, expressions, or actions of the Owner in any way not permitted by this Lease.

4.10 COUNTY RIGHTS UNDER DEFAULT: In the event that the Owner breaches any of the
covenants contained in this section and such default continues for a period of ten (10) days after
written notice from the County with respect to graffiti, debris, waste material, general maintenance,
automobiles or heavy machinery or thirty (30) days after written notice from the County with
respect to landscaping and building improvements, then the County, in addition to whatever other
remedy it may have at law or in equity, shall have the right to enter the Leased Premises and
perform or cause to be performed all such acts and work necessary to cure the default. Pursuant
to such right of entry, the County shall be permitted (but is not required) to enter the Leased
Premises and perform all acts and work necessary to protect, maintain, and preserve the
improvements and landscaped areas, to remove vehicles and machinery, and to attach a lien on the
Residence, or to assess the Residence, in the amount of the expenditures arising from such acts
and work of protection, maintenance, removal and preservation by the County and/or costs of such
cure, which amount shall be promptly paid by the Owner to the County, plus an administrative
charge equal to fifteen percent (10%) of the cost of such work upon demand.

4.11 HAZARDOUS SUBSTANCES: The Owner will not bring hazardous materials on site,
except for those used in the course of normal home maintenance and cleaning. Owner shall not
cause or permit the presence, use, disposal, storage, or release of any Hazardous Substances on or
in the Property. Owner shall not do, nor allow anyone else to do, anything affecting the Property
that is in violation of any Environmental Law. The preceding two sentences shall not apply to the
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presence, use, or storage on the Property of small quantities of Hazardous Substances that are
generally recognized to be appropriate to normal residential uses and to maintenance of the

Property.

Hazardous Substance ("Hazardous Substance") shall mean those substances defined as
toxic or hazardous substances or hazardous waste under any Environmental Law, including but
not limited to, the following substances: gasoline, kerosene, other flammable or toxic petroleum
products, toxic pesticides and herbicides, volatile solvents, materials containing asbestos or
formaldehyde, radioactive materials, and other substances identified in NRS 40.504.!

Environmental Law (“Environmental Law”) shall mean all federal and state of Nevada
laws that relate to health, safety or environmental protection.

Owner shall promptly give County written notice of any investigation, claim, demand,
lawsuit or other action by any governmental or regulatory County or private party involving the
Property and any Hazardous Substance or Environmental Law of which Owner has actual
knowledge. If Owner learns, or is notified by any governmental or regulatory authority, that any
removal or other remediation of any Hazardous Substance affecting the Property is necessary,
Owner shall promptly take all necessary remedial actions in accordance with Environmental Law.
The Owner shall be responsible for remediating any soils or other contamination caused by Owner
violating the prohibition of use and storage of hazardous substances. The County shall determine
that the Property is in a clean and, if needed, remediated condition, as certified by the appropriate
regulatory agency active in the County.

5. RESTRICTIONS ON IMPROVEMENTS TO THE RESIDENCE

5.1 PROHIBITED CAPITAL IMPROVEMENTS: The Owner may not perform the following
improvements, construction, or additions to the Residence:

a. Room addition;

b. Addition of additional square footage to the Residence primary building, and garage, if
applicable;

¢. In-ground swimming pool or spa;

1 “Hazardous substance” means:

1. An element, compound, mixture, solution, material or substance whose use, possession, transportation, storage,
release, discharge or disposal is regulated pursuant to chapter 444, 445A, 445B, 445C, 459, 477 or 618 of NRS;

2. An element, compound, mixture, solution, material or substance designated as a hazardous substance pursuant to 42
U.S.C. § 9602 and an element, compound, mixture, solution, material or substance described in 42 U.S.C. § 9601(14);
3. An element, compound, mixture, solution, material or substance listed as a hazardous waste in, or having the
characteristics identified in, 42 U.S.C. § 6921 on January 1, 1993, except any waste for which regulation under the
Resource Conservation and Recovery Act of 1976, 42 U.S.C. §§ 6901 et seq.. has been suspended by an act of
Congress; and

4. Petroleum, including crude oil or any fraction thereof, natural gas, natural gas liquids, liquefied natural gas, synthetic
oil, synthetic gas usable for fuel or any mixture thereof.
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d. Accessory dwelling unit; and
e. Any other structures.

Collectively, these are deemed to be Prohibited Capital Improvements (“Prohibited Capital
Improvements™).

5.2 OTHER IMPROVEMENTS & MAINTENANCE TO THE RESIDENCE: The Owner
shall not make any construction, modification, alteration, removal, relocation, exterior decoration
or redecoration (including exterior painting), grading, excavation, changes or additions to fencing
or walls, or reconstruction of Residence or Leased Premises, including landscaping unless identical
to the original color, structure and landscaping. If for some reason a variation is required, it must
be submitted to the County, in writing, for review and consideration. The County shall only
approve variations from original residences if it deems that the installation or alterations
contemplated thereby in the locations indicated will not be detrimental to the appearance of the
surrounding residences and that the appearance of any structure affected thereby will be in
harmony with the surrounding structures, and that the alterations shall not detract from the
attractiveness of the surrounding residences, Leased Premises, or common areas, and that the
enjoyment, upkeep and maintenance thereof will not become a burden to the County or
surrounding Owners.

No clotheslines and outdoor clothes drying or hanging shall be permitted at the
Residence or Leased Premises, if in view of other residences, nor shall anything be hung, painted
or displayed on the outside of any windows (or inside, if visible from the outside) or placed on the
outside walls or outside surfaces of doors of any Improvement on a Residence, and no awnings,
canopies or shutters (except as may be specifically authorized by Nevada law) shall be affixed or
placed upon the exterior walls or roofs of the Residence or Leased Premises, or any part thereof,
nor relocated or extended. Window air conditioners are prohibited.

This Section shall not be deemed to prohibit minor repairs or rebuilding which are for
the purpose of maintaining or restoring the Residence at or to its existing condition. All walks,
walls, driveways, patios, decks and courtyards are an integral component and part of the residence
and surrounding landscape. Adding textured surfaces such as brick, stone, are not discouraged but
shall require approval of the County. Owners cannot and shall not modify in any way the walls
constructed in common areas, Leased Premises, or by the County.

The criteria set forth in this Lease is intended to provide minimum standards for creating
and maintaining the continuity and visual quality of the neighborhood image and character. All
other portions of the Residence and Leased Premises shall be maintained by each Owner consistent

with this Lease.

5.3 ANTENNAS: To extent permitted by law, television satellite dishes, DBS antenna, MDS
antenna, and transmission-only antenna adhering to the following standards and restrictions shall
be allowed.
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a) An antenna that is designed to receive direct broadcast satellite service and/or video
programming services via multipoint distribution services that is one meter or less in
diameter or by diagonal measurement.

b) An antenna that is designed to receive direct television broadcast signals.

c) Satellite dishes cannot be attached to any structure other than the side of the Residence,
or a pole designed specifically for that purpose. If a satellite dish is attached to a pole,
the maximum allowable height from the ground to the top edge of the dish shall be no
more than five feet (5'), but in no event shall it protrude above the surrounding property
fence.

d) Satellite dishes must be fully screened from view from adjacent streets, and sidewalks.

Notwithstanding the foregoing, the County shall authorize variances from one or more of the above
standards if it appears that the standard unreasonably delays or prevents installation, maintenance
or use, or unreasonably increases the cost of installation or use or precludes reception of an
acceptable quality signal. The County shall promptly consider all such applications so as not to
unreasonably delay the installation, maintenance or use of the satellite dish or antenna. No other
satellite dishes, television antenna, CB antenna or other antenna of any type shall be erected or
maintained at the Residence or Leased Premises.

5.4 SIGNS: No sign, banner, flag, poster; billboard or advertisement of any kind, including,
without limitation, informational signs, “for sale” or “for rent” signs and those of contractors and
subcontractors, shall be erected, displayed or maintained on or around the Residence, without the
prior written consent of the County. If permission is granted to any Owner to erect a sign, the
County reserves the right to restrict the size, shape, color, lettering, height, material and location
of the sign, or in the alternative, provide the Owner with a sign to be used for such purposes. No
sign shall be nailed or otherwise attached to trees. Owners may not erect signs on common areas
or Lease Premises.

5.5 NUISANCES: No rubbish, refuse or scrap lumber or metal; and no grass, shrub or tree
clippings; and no plant waste, compost, built materials or debris of any kinds hall be kept, stored
or allowed to accumulate on any Residence or Leased Premises unless screened from view, except
that such material may be kept in areas designated for this purpose in connection with authorized
and approved construction. A refuse container, the use of which has been approved by the County,
containing such materials, may be placed outside at times reasonably necessary to permit garbage
or trash pickup. Reasonably necessary time shall not extend more than twelve (12) hours before
scheduled pickup. No Owner shall carry on or permit to be carried on, any practice on the
Residence which unreasonably interferes with -the quiet enjoyment and proper use of another
Owner or Residence or Leased Premises or of common areas.

5.6 TEMPORARY STRUCTURES: No tent, shed, shack or other temporary or portable
building, improvement or structure shall be placed upon any portion of the Residence or Leased
Premises.
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5.7 LANDSCAPE LIGHTING: Owners may use landscape lighting to enhance the Residence
and yard. Only indirect low-level lighting is permitted. No lighting which causes glare, discomfort
or disrupts the visual environment of neighboring residences and yards is permitted. Any lights
mounted higher than six feet (6”) off the ground must be pointed downward and away from
neighboring residences. No light on any building, tree, pole or any other vertical element on the
Leased Premises may be located higher than the eaves of the Residence. Ground mounted
spotlights and uplights are acceptable provided they point towards the building and do not provide
nuisance light levels in adjacent residences.

5.8 PARTY WALLS

a) General rules of law apply. Each wall, fence, driveway, or similar structure built as a
part of the original construction on the Leased Premises which serves and/or separates such from
an adjoining residence shall constitute a party wall structure. To the extent not inconsistent with
the provisions of this section, the general rules of law regarding party walls and liability for
property damage due to negligence or willful acts or omissions shall apply thereto.

(b) Owners who make use of the party’s structure shall share the cost of reasonable repair
and maintenance of such structure equally.

(c) Damage and Destruction. If a party wall or structure is destroyed or damaged by fire or
other casualty, then to the extent that such damage is not covered by insurance and repaired out of
the proceeds of insurance, any Owner who has used the structure may restore it. If other Owners
subsequently use the structure, they shall contribute to the restoration cost in equal proportions.
However, such contribution will not prejudice the right to call for a larger contribution from the
other users or other persons under any rule of law regarding liability for negligent or willful acts
or omissions which caused or contributed to the damage.

6. GROUND LEASE FEE

6.1 AMOUNT OF GROUND LEASE FEE: The Owner shall pay a monthly Ground Lease Fee
(“Ground Lease Fee™) in an amount equal to $50 per month for the initial year of the Lease, to be
paid in return for the continuing right to possess, occupy and use the Leased Premises and to defray
certain expenses of the County.

6.2  WHEN THE GROUND LEASE FEE IS TO BE PAID: The Ground Lease Fee shall be
payable to County on the first day of each month for as long as this Lease remains in effect, unless
the Ground Lease Fee is to be escrowed and paid by a Permitted Mortgagee, in which case payment
shall be made as directed by that Mortgagee.

6.3 FEES MAY BE INCREASED FROM TIME TO TIME: The County may increase the
amount of the Ground Lease Fee from time to time, but not more often than once per year.

6.4  GROUND LEASE FEE WILL BE INCREASED IF RESTRICTIONS ARE REMOVED:
If, for any reason, the provisions of Section 8 regarding transfers of the Residence or Sections 4.4
and 4.5 regarding occupancy and subleasing are suspended or invalidated for any period of time,
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then during that time the Ground Lease Fee shall be increased to an amount calculated by County
to equal the fair rental value of the Leased Premises for use not restricted by the suspended
provisions. Such increase shall become effective upon County’s written notice to Owner.
Thereafter, for so long as these restrictions are not reinstated in the Lease, the County may, from
time to time, further increase the amount of such Ground Lease Fee, provided that the amount of
the Ground Lease Fee does not exceed the fair rental value of the property, and provided that such
increases do not occur more often than once per year.

6.5 IFPAYMENTIS LATE, INTEREST CAN BE CHARGED: If the County has not received
any monthly installment of the Ground Lease Fee on or before the date on which the such
installment first becomes payable under this Lease (the “Due Date™), the County may require
Owner to pay interest on the unpaid amount from the Due Date through and including the date
such payment or installment is received County, at a rate not to exceed 10%. Such interest shall be
deemed additional Ground Lease Fee and shall be paid by Owner to County upon demand;
provided, however, that County shall waive any such interest that would otherwise be payable to
County if such payment of the Ground Lease Fee is received by County on or before the thirtieth

(3 Oth) day after the Due Date.

6.6 COUNTY CAN COLLECT UNPAID FEES WHEN RESIDENCE IS SOLD: In the event
that any amount of payable Ground Lease Fee remains unpaid when the Residence is sold, the
outstanding amount of payable Ground Lease Fee, including any interest as provided in Section
6.5, shall be paid to County out of any proceeds from the sale that would otherwise be due to
Owner. The County shall have, and the Owner hereby consents to, a lien upon the Residence for
any unpaid Ground Lease Fee. Such lien shall be prior to all other liens and encumbrances on the
Residence except (a) liens and encumbrances recorded before the recording of this Lease, (b)
Permitted Mortgages as defined in Section 7.1; and (c) liens for real property taxes and other
governmental assessments or charges against the Residence.

7. FINANCING

7.1  OWNER CANNOT MORTGAGE THE HOME WITHOUT COUNTY’S PERMISSION:
The Owner may mortgage the Residence only with the written permission of the County. Any
mortgage or deed of trust permitted in writing by the County is defined as a “Permitted Mortgage™,
and the holder of such a mortgage or deed of trust is defined as a “Permitted Mortgagee”.

7.2  NON-SUBORDINATION: Any Permitted Mortgage shall 1) remain subordinate and
inferior to County’s right and interest in the Leased Premises and reversionary interest in the
Leased Premises and 2) remain subordinate to all provisions of the Deed Restriction.

Upon acquisition of the Residence by any foreclosing First Lender Loan, the foreclosing
First Lender or its successor’s rights to the Residence shall be subject to all of the terms and
provisions of this Lease and the Deed Restriction.

7.3  ALLFIRSTLENDER LOANS SHALL BE FULLY-AMORTIZING, FIXED-INTEREST
RATE MORTGAGES: Any First Lender (“First Lender”) loan must be a fully-amortizing fixed-
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interest rate mortgage. The “Original First Lender Loan” (“First Lender Loan) must have a term
and amortization period of at least 30 years. Loans to refinance the Original First Lender Loan
may have a shorter term and amortization period as long as they meet all of the other conditions
of Section 7.5.

7.4  BY SIGNING LEASE, COUNTY GIVES PERMISSION FOR ORIGINAL FIRST
LENDER LOAN: By signing this Lease, the County gives written permission for the Original First
Lender Loan signed by the Owner effective on the day this Lease is signed for the purpose of
financing Owner’s purchase of the Residence.

7.5 OWNER MUST GET SPECIFIC PERMISSION FOR REFINANCING OR OTHER
SUBSEQUENT MORTGAGES: Not earlier than twelve (12) months after purchase, Owners may
submit a request to the County to refinance their Original First Lender Loan for the following

purposes:
o Lower interest rate;
e Shortened first mortgage loan term; or
o Lower monthly payment.
When requesting approval to refinance, Owners must:

a. Usea CLT Approved Lender;

b. Be in compliance with the Deed Restriction, the Homebuyer Ground Lease; and, if
applicable, the County Loan;

c. Pay an administrative fee posted on the County’s website;

d. Have no delinquent mortgage payments, property taxes, Ground Lease Fee payments,
HOA payments, unauthorized loans, or liens; and

e. Ensure that the new loan is subordinate to the Ground Lease and Deed Restriction

Cash equity withdrawals on the Residence are allowed only under the following
circumstances and must be pre-approved in writing by The County:

« Capital improvements to the Residence;
e Funds required to implement a marriage dissolution agreement or domestic
partnership dissolution agreement.

Documentation supporting the expense will be required. Under no circumstances can the
new loan amount exceed the Original First Lender Loan amount, and the Combined Loan to Value
cannot exceed 95% of the Affordable Sales Price.

If, no earlier than twelve (12) months after purchase, the Owner seeks a loan that is to be
secured by a mortgage on the Residence (including a loan to refinance an existing First Lender
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loan, or a home equity loan in third position (known as a “Junior Loan”) to finance home repairs
or for any other purpose), Owner must inform the County, in writing, of the proposed terms and
conditions of such mortgage loan at least 15 business days prior to the expected closing of the loan.
Home equity lines of credit (HELOCS) are strictly prohibited. The information to be provided to
the County must include:

a. the name of the proposed lender;
b. Owner’s reason for requesting the loan;

c. the principal amount of the proposed loan and the total mortgage debt that will result from
the combination of the loan and existing mortgage debt (excluding County Deed of Trust),
if any;

d. expected closing costs;

e. the rate of interest;

d. the repayment schedule; and

f. acopy of the appraisal commissioned in connection with the loan request.
The County may also require Owner to submit additional information.

The County will not permit a refinancing or a mortgage loan if the new loan amount
exceeds the Original First Lender Loan, and the Loan to Value cannot exceed 95% of the
Affordable Sales Price calculated in accordance with Section 13.2, or if the terms of the transaction
otherwise threaten the interests of either the Owner or the County.

7.6  PROHIBITED MORTGAGE: All mortgages and liens, EXCEPT a Permitted Mortgage
are prohibited (“Prohibited Mortgage™) and constitute a Default under this Ground Lease. A home
equity line of credit (HELOC) and any loan not approved by the County is a Prohibited Mortgage.

7.7 IN THE EVENT OF FORECLOSURE, ANY PROCEEDS IN EXCESS OF THE
AFFORDABLE PRICE WILL GO TO COUNTY: Owner and County recognize that it would be
contrary to the purposes of this Lease if Owner could receive more than the Affordable Price as
the result of the foreclosure of a mortgage. Therefore, Owner hereby irrevocably assigns to County
all net proceeds of sale of the Residence that would otherwise have been payable to Owner and
that exceed the amount of net proceeds that Owner would have received if the Residence had been
sold for the Affordable Price, calculated as described in Section 13.2. Owner authorizes and
instructs the Permitted Mortgagee, or any party conducting any sale, to pay such excess amount
directly to County. If, for any reason, such excess amount is paid to Owner, Owner hereby agrees
to promptly pay such amount to County.

7.8  REFINANCE FEE: The County may charge the homeowner a fee to refinance the Original
First Lender Loan, or to remove cash equity from the home.
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8. RESTRICTIONS ON RESALE OF THE RESIDENCE

8.1  ANY TRANSFER OF THE RESIDENCE IS SUBJECT TO TERMS OF LEASE: Any
Transfer of the Residence will be subject to the provisions of this Lease including, without
limitation, the County Purchase Option described in Section 12. Transfer (“Transfer”) means any
sale, assignment or transfer, voluntary or involuntary, of any interest in the Residence, including,
but not limited to, a fee simple interest, a joint tenancy interest, a life estate, a leasehold interest
(other than as permitted pursuant to Section 4), a mortgage, a deed of trust (other than a Permitted
Mortgage pursuant to Section 7) or an interest evidenced by a land contract by which possession
of the Residence is transferred and Owner retains title. Any Transfer without satisfaction of the
provisions of this Lease is prohibited and shall constitute a default under this Lease and the Deed
Restriction, and the County may then exercise any of the remedies set forth in Section 12,
including, without limitation, exercise of the County Purchase Option upon default. A Transfer
shall not include a transfer:

a. to an existing spouse or domestic partner;

b. by an Owner to a spouse or domestic partner where the spouse or domestic partner becomes
the co-owner of the Residence;

c. between spouses as part of a marriage dissolution proceeding;

d. to an existing spouse or domestic partner of Owner by devise or inheritance following the
death of Owner;

e. by Owner into an inter vivos revocable trust in which Owner is the beneficiary; or

. refinance of the Original First Lender Loan or a Junior Loan meeting the requirements of
Section 7.5 of the Lease; provided, however, that Owner shall provide written notice of all
such transfers to County; and Owner shall continue to occupy the Residence as his or her
principal place of residence (except where the transfer occurs pursuant to Sections 8.2.b or
8.2.c of this Lease in which event the transferee shall owner-occupy the Residence and
affirmatively assume Owner’s obligations under this Lease, the Deed Restriction, the
County Note, and the County Deed of Trust).

All other Transfers shall require written notice to the County pursuant to the provisions of
this Lease and shall be to Eligible Purchasers. Financial payment, or proceeds, received by the
Owner for such Transfer shall not exceed the Maximum Restricted Resale Price defined in Section
13. For purposes of this section, “domestic partner” is defined pursuant to Nevada Revised Statute
Chapter 122A. Domestic partners may not be persons related to each other by blood or adoption
such that their marriage would be barred in the state of Nevada. For purposes of this section, an
individual shall be considered a domestic partner of Owner upon presentation to the County of an
affidavit or other evidence by Owner acceptable to the County.

8.2  INHERITANCE OF THE RESIDENCE IS SUBJECT TO TERMS OF THE LEASE: If
Owner dies (or if the last surviving co-owner of the Residence dies), the executor or personal
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representative of Owner’s estate shall notify County within ninety (90) days of the date of the
death. The person inheriting the Residence (the “Inheriting Owner”) shall provide the County with
the information necessary for the County to determine the Inheriting Owner’s relationship to the
deceased Owner. Upon receiving such notice County shall consent to a transfer of the Residence
and Owner’s rights to the Leased Premises to one or more of the possible heirs of Owner listed
below:

a. the spouse of the Owner; or
b. the child or children of the Owner; or

c. member(s) of the Owner’s household who have resided in the Residence for at least one
year immediately prior to Owner’s death, and who are either a legal heir, or a first-degree
consanguinity.

Any other heirs, legatees or devisees of Owner, must demonstrate to County’s satisfaction
that they are a Designated Income Household. If they cannot demonstrate that they are a
Designated Income Household, they shall not be entitled to possession of the Residence, but must
transfer the Residence in accordance with the provisions of this Lease or the County may exercise
its Option To Purchase the Residence and the County may exercise the County Purchase Option
pursuant to Section 12; provided, however that the Inheriting Owner may own and occupy the
Residence for up to twelve (12) months prior to providing an Owner’s Notice of Intent to Transfer
to the County pursuant to Section 9, and provided further that the Inheriting Owner remains in
compliance with the requirements of this Lease, the Deed Restriction and the County Deed of
Trust.

In the event the Inheriting Owner rents the Residence in accordance to this Section, the
lease shall also be approved in writing by the County in advance of such rental.

Failure of an Inheriting Owner to follow the procedures and file the notices described in
this Section 8.2 shall constitute a default under this Lease and the County may then exercise any
of the remedies set forth in Section 12, including, without limitation, exercise of the County
Purchase Option upon default.

9. NOTICE OF INTENDED TRANSFER: PREPARATION OF RESIDENCE FOR SALE

9.1 NOTICE: In the event the Owner intends to Transfer or vacate the Residence, the Owner
shall promptly give the County written notice of such intent (the “Owner’s Notice of Intent to
Transfer”), in the form shown in Exhibit D attached to this Lease. The Owner shall give the County
the Owner’s Notice of Intent to Transfer prior to notifying any real estate brokers or lenders of
Owner’s Notice of Intent to Transfer the Residence and prior to or in lieu of listing of the Residence
on the Multiple Listing Service or any similar listing service. The Owner’s Notice of Intent to
Transfer shall be sent to the County by certified mail, return receipt requested at the address
provided in Section 23 of this Lease. The Owner’s Notice of Intent to Transfer shall include the
information necessary for the County to determine the Maximum Restricted Resale Price of the
Residence, including the following information:
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9.2
Owner’

the address of the Residence;
the date of purchase of the Residence by the Owner;
the purchase price of the Residence paid by the Owner at the time of his/her purchase;

a copy of the HUD-1 Settlement Statement or equivalent document from the close of
escrow on the Owner’s purchase of the Residence;

the date on which Owner intends to vacate Residence;

the name and phone number of the person to contact to schedule inspections of the
Residence by the County.

PREPARATION OF RESIDENCE FOR SALE: Following delivery to the County of the
s Notice of Intent to Transfer, the Owner shall prepare the Residence for sale, as follows:

a. Within thirty (30) days of delivery of the Owner’s Notice of Intent to Transfer, the Owner

shall obtain and deliver to the County a current written report of inspection of the Residence
by a licensed structural pest control operator;

b. Within the sooner of (a) sixty (60) days from the date of delivery of the Owner’s Notice of

Intent to Transfer, or (b) prior to two (2) weeks before close of escrow on the Transfer, the
Owner shall repair all damage noted in the pest report including damage caused by
infestation or infection by wood-destroying pests, as well as remediate any environmental
contamination caused by Owner’s occupancy and use of the Property (provided, however,
that in the event Owner does not cause the work to be performed in accordance with this
subsection the cost of such work shall be considered deferred maintenance and reflected as
a downward adjustment in the Maximum Restricted Resale Price pursuant to Section 13);

c. Within thirty (30) days of the date of the Owner’s Notice of Intent to Transfer, the Owner

shall allow the County, or its designee, to inspect the Residence, including the interiors, to
determine its physical condition, and, if requested by the County, following such
inspection, the Owner shall obtain and deliver to the County a home inspection report
prepared by a licensed home inspector; and

d. If the Residence is vacant, the Owner shall maintain utility connections until the close of

9.3

escrow on the Transfer.

COUNTY PREPARATION TO SELL THE RESIDENCE: Upon receipt by County of

the Owner’s Notice of Intent to Transfer, the County may begin to market the home pursuant to
Section 14, first using any waiting list for CLT homes established by the County, followed by
other marketing and advertising activities necessary to find an Eligible Purchaser, as defined in
this Ground Lease. The Owner does not need to retain the services of a broker; however, if they
do it will be at Owner’s expense.
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10.  COUNTY RESPONSE TO OWNER’S NOTICE OF INTENDED TRANSFER

10.1 COUNTY RESPONSE: The County shall respond in writing (the ‘County Response
Notice”) to the Owner’s Notice of Intent to Transfer within sixty (60) days of: County receipt of
a complete Owner’s Notice of Intent to Transfer that includes all information required under
Section 9.1, including County receipt of the pest control report and home inspection report (if any)
required pursuant to Section 9.3. The County Response Notice shall inform the Owner of the
County’s election to proceed under one of the following two alternatives:

102 COUNTY EXERCISE OF COUNTY PURCHASE OPTION: The County Response
Notice may notify the Owner that the County elects to exercise the County Purchase Option, or
assign its right to a public agency or another nonprofit organization or Eligible Purchaser, to
purchase the Residence, as granted in Section 12, and shall include the County’s calculation of the
Maximum Restricted Resale Price to be paid by the County pursuant to Section 13 and the
Transaction Fee to be paid by the Owner pursuant to Section 12.

103 OWNER SALE AT RESTRICTED SALE PRICE TO ELIGIBLE PURCHASER:
Alternatively, the County Response Notice may notify the Owner that the County will not at this
time exercise the County Purchase Option to purchase the Residence and that the Owner may
proceed to sell the Residence to an Eligible Purchaser at a price not to exceed the Maximum
Restricted Resale Price, pursuant to the procedure set forth in Section 14. In this event, the County
Response Notice shall include the following information: (1) the maximum qualifying income for
an Eligible Purchaser; (2) the qualifying certifications required of an Eligible Purchaser; and (3)
the Maximum Restricted Resale Price the Owner may receive for the Residence, calculated by the
County pursuant to Section 13. County will begin to market the home, first using any waiting list
for CLT homes established by the County, followed by other marketing and advertising activities
necessary to find an Eligible Purchaser, as defined in this Deed Restriction.

11.  OWNER ACKNOWLEDGMENT OF COUNTY RESPONSE NOTICE: No later than
fourteen (14) days following the date of the County Response Notice, the Owner shall
acknowledge in writing to the County, in the form shown in Exhibit E attached to this Lease, that
Owner has received the County Response Notice and still intends to Transfer the Residence.

12.  COUNTY PURCHASE OPTION

The Owner agrees that the County shall have the option to purchase the Residence (the
“County Purchase Option™) for an amount equal to the Maximum Restricted Resale Price as set
forth in Section 13 of this Lease. The County may, instead of purchasing the Residence itself,
assign its right to purchase the Residence pursuant to the County Purchase Option, including but
not limited to a public agency, a nonprofit organization, another County or political subdivision of
the State of Nevada, or another Eligible Purchaser. If the County assigns the County Purchase
Option, the assignee shall sign the County Response Notice and shall thereby be bound to purchase
the Residence pursuant to the terms of the County Purchase Option as set forth in this Lease.
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The Owner may be required to pay the County a “Transaction Fee” equal to the County’s
reasonable costs associated with the exercise of the Option if the County (or its Assignee) exercises
the County Purchase Option and purchases the Residence; provided, however that such
Transaction Fee shall not exceed three percent (3%) of the sales price of the Residence. The
County Purchase Option may be exercised by the County or its Assignee in the County Response
Notice to be sent by the County to the Owner within thirty (30) days of the County’s receipt of a
complete Owner’s Notice of Intent to Transfer and all required inspection reports. If the County
Response Notice notifies the Owner that the County or its Assignee will exercise the County
Option to purchase, the County or its Assignee shall purchase the Residence within ninety (90)
days of the date of the County Response Notice and title shall be delivered by the Owner to the
County by grant deed, free and clear of any mortgage or other liens, unless approved in advance
of transfer in writing by the County. Escrow period for County purchase may be extended for an
additional 30-90 days. In the event of exercise of the County Purchase Option and purchase of
the Residence by the County or its Assignee, the Owner shall permit a final walk-through of the
Residence by the County or its Assignee in the final three (3) days prior to close of escrow on the
Transfer.

13. DETERMINATION OF MAXIMUM RESTRICTED RESALE PRICE FOR COUNTY
PURCHASE OR RESTRICTED SALE

13.1 RESIDENCE MAY NOT BE SOLD FOR A PRICE IN EXCESS OF THE MAXIMUM
RESTRICTED SALES PRICE: If the County (or its Assignee) exercises the County Purchase
Option, or if the Owner sells to an Eligible Purchaser, the maximum sales price (the “Maximum
Restricted Resale Price”) that the Owner shall receive from the County (or its Assignee) or the
Eligible Purchaser for purchase of the Residence shall be the LESSER of the Affordable Sales
Price or the Fair Market Value.

13.2 AFFORDABLE SALES PRICE: The Affordable Sales Price (“Affordable Sales Price™)
shall be calculated as follows:

a. “Monthly Affordable Housing Expense” shall be calculated as one-twelfth of 35% of Area
Median Income for the Las Vegas-Henderson-Paradise MSA as published by the United
States Department of Housing and Urban Development (“HUD”), or successor index, for
the year of sale adjusted by by household size according to the number of bedrooms in the
unit as listed below (“Occupancy Standard)” using the following HUD household size
adjustment factors (1 person=0.7, 2 persons=0.8; 3 persons=0.9; 4 persons=1.0; 5
persons=1.08) multiplied by the percent of Area Median Income of the targeted homebuyer
(e.g. 80%)

Studio unit: household size of two persons
One-bedroom unit: household size of two persons
Two-bedroom unit: household size of three persons
Three-bedroom unit: household size of four persons
Four-bedroom unit: household size of five persons
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For example, the HUD 2023 Area Median Income in the Las Vegas-Henderson-Paradise
MSA is $83,900. Monthly Affordable Housing Expense for a household at 80% AMI
purchasing a two-bedroom unit is calculated as follows: $83,900 multiplied by 35%
multiplied by 1/12 multiplied by 0.9 multiplied by 80% equals $1,762.

b. The following monthly costs will be deducted from Monthly Affordable Housing Expense
as calculated or estimated by the County at the time of sale:

1. Property taxes;
Property insurance;

3. Owner association dues and/or landscape maintenance district fees, if
applicable; and

4. Owner Ground Lease Fee, in an amount specified in the Homebuyer Ground
Lease.

c. The result of the calculations in this section 13.1 (subsections a. through b. above) will be
the Affordable Monthly Mortgage Payment (“Affordable Monthly Mortgage Payment”).
The Affordable Mortgage (“Affordable Mortgage™) will be determined based on the
Affordable Monthly Mortgage Payment and prevailing interest rates at the time of sale for
a 30-year, fixed interest-rate mortgage. Prevailing interest rates shall equal the Freddie
Mac Primary Mortgage Market Survey weekly average at the time of the calculation or
other successor index selected by the County.

d. The Affordable Sales Price will equal the Affordable Mortgage plus a 5% Owner down
payment.

13.3 FAIR MARKET VALUE: In certain circumstances it may be necessary to determine the
fair market value of the Residence without taking account of the resale restrictions imposed by this
Lease (the “Fair Market Value”). These circumstances include where the Parties wish to determine
if the Affordable Sales Price exceeds the Fair Market Value in order to determine the Maximum
Restricted Resale Price pursuant to Section 13.

If it is necessary to determine the Fair Market Value of the Residence, it shall be determined
by a certified Member, Appraisal Institute (“MAI”) or other qualified real estate appraiser
approved in advance by the County. If possible, the appraisal shall be based upon the sales prices
of comparable properties sold in the market area during the preceding three- (3) month period.
The cost of the appraisal shall be split between the County and the Owner, unless the appraisal is
obtained from and paid by a new purchaser.

In the event damage or deferred maintenance has occurred while the Owner owned the
Residence which has decreased the value of the Residence, the appraisal shall specifically ascribe
a value to these adjustment factors and state what the fair market value of the Residence would be
without such adjustments. Nothing in this section shall preclude the Owner and the County from
establishing the Fair Market Value of the Residence by mutual agreement in lieu of an appraisal
pursuant to this section.
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14. SALE OF RESIDENCE BY OWNER IF COUNTY DOES NOT EXERCISE COUNTY
OPTION TO PURCHASE: In the event the County Response Notice notifies the Owner that the
County will not be exercising the County Purchase Option, the County will be responsible for
marketing and resale of the Residence in compliance with the following requirements:

14.1 MARKETING: Upon receipt by County of the Owner’s Notice of Intent to Transfer, if the
County does not choose to exercise the County Purchase Option, the County will initiate marketing
and screening activities for resale of the Residence, which may include use of a waiting list and
other marketing activities as needed to identify potential buyers. Owners are required to cooperate
with the County to market the Residence to Eligible Purchasers. A proposed purchaser (“Proposed
Purchaser”) who the Owner believes will qualify as an Eligible Purchaser may be referred to the
County or their designee for an eligibility determination.

14.2 ELIGIBLE PURCHASER: A Proposed Purchaser shall qualify as an (“Eligible Purchaser”)
if he or she meets the following requirements, as determined by the County or their designee:

a. First-Time Homebuyer. The Proposed Purchaser shall certify that he or she qualifies as a
First-Time Homebuyer (“First-Time Homebuyer”) as defined by the County at the time of
homebuyer qualification.

b. Intent to Owner Occupy. The Proposed Purchaser shall certify that he or she will occupy
the Residence as his or her principal place of residence throughout his or her ownership.

c. Agree to sign Buyer Disclosure Statement and Homebuyer Ground Lease and to Cooperate
with the County. The Proposed Purchaser shall agree to sign a Deed Restriction and
Homebuyer Ground Lease restricting future resale of the Residence and shall agree to
cooperate fully with the County in promptly providing all information requested by the
County to assist the County in monitoring the Proposed Purchaser’s compliance with the
Ground Lease and Deed Restriction.

d. Agree to Assume County Second Mortgage Promissory Note and Deed of Trust. if
Applicable. If there is a County Loan on the Residence being purchased, the Proposed

Purchaser shall agree to sign the documents necessary to assume the County Promissory
Note and Deed of Trust at the same terms.

e. Income Eligibility. The combined maximum income for all household members of the
Proposed Purchaser shall not exceed the income for a Designated Income Household,
adjusted for the Proposed Purchaser’s household size. In the event such income
determinations are no longer published by HUD, or are not updated for a period of at least
eighteen (18) months, the County shall provide other income determinations which are
reasonably similar with respect to method of calculation to those previously published by
HUD.

f. The Owner does not need to retain the services of a broker; however, if they do it will be
at Owner’s expense.
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14.3

MAXIMUM RESTRICTED RESALE PRICE: The purchase price for the sale of the

Residence by the Owner to the Eligible Purchaser shall not exceed the Maximum Restricted Resale
Price calculated by the County pursuant to Section 13, as set forth in the County Response Notice
delivered pursuant to Section 10.

14.4

DISCLOSURE AND SUBMITTALS: The Owner and the Proposed Purchaser shall

provide the following information and documents to the County:

a.

b.

The name, address and telephone number in writing of the Proposed Purchaser.

A signed financial statement of the Proposed Purchaser in a form acceptable to the
County and any other supporting documentation requested by the County. The financial
information shall be used by the County to determine the income eligibility of the
Proposed Purchaser and the amount of any second mortgage assistance to be provided by
the County

The proposed sales contract and all other related documents which shall set forth all the
terms of the sale of the Residence. Said documents shall include at least the following
terms: (a) the sales price; and (b) the price to be paid by the Proposed Purchaser for the
Owner’s personal property, if any, for the services of the Owner, if any, and any credits,
allowances or other consideration, if any.

A written certification, from the Owner and the Proposed Purchaser in a form acceptable
to the County, that the sale shall be closed in accordance with the terms of the sales
contract and other documents submitted to and approved by the County. The certification
shall also provide that the Proposed Purchaser or any other party has not paid and will not
pay to the Owner, and the Owner has not received and will not receive from the Proposed
Purchaser or any other party, money or other consideration, including personal property,
in addition to what is set forth in the sales contract and documents submitted to the
County. The written certification shall also include a provision that in the event a
Transfer is made in violation of the terms of this Lease or false or misleading statements
are made in any documents or certification submitted to the County, the County shall
have the right to foreclose on the Residence or file an action at law or in equity as may be
appropriate. In any event, any costs, liabilities or obligations incurred by the Owner and
the Proposed Purchaser for the return of any moneys paid or received in violation of this
Lease or for any of the Owner’s and/or the Proposed Purchaser’s costs and legal
expenses, shall be borne by the Owner and/or the Proposed Purchaser and they shall hold
the County and its designee harmless and reimburse the County’s and its designee’s
expenses, legal fees and costs for any action they reasonably take in good faith in
enforcing the terms of this Lease.

An executed Deed Restriction and Homebuyer Ground Lease, along with a County Note
and County Deed of Trust if a County Loan is provided by the County, from the
Proposed Purchaser in forms provided by the County. The recordation of the new Deed
Restriction, and, if applicable, the County Deed of Trust shall be a condition of the
County’s approval of the proposed sale.
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f. The name of the title company escrow holder for the sale of the Residence, the escrow
number, and name, address, and phone number of the escrow officer.

g. Upon the close of the proposed sale, certified copies of the recorded Deed Restriction and
County Deed of Trust (if applicable), a copy of the final sales contract, settlement
statement, escrow instructions, and any other documents which the County may
reasonably request.

15. TRANSFER IN VIOLATION OF LEASE: PAYMENT TO COUNTY OF EXCESS
SALES PROCEEDS

If the Owner makes a Transfer in violation of this Lease or the Deed Restriction, the Owner
shall pay the Excess Sales Proceeds to the County as set forth in this section. For purposes of this
Lease, (“Excess Sales Proceeds™) shall mean one hundred percent (100%) of the amount by which
the gross sales proceeds received by the Owner from the new purchaser exceeds the Maximum
Restricted Resale Price for the Residence (in the amount that was stated in the County Response
Notice). This amount shall be a debt of the Owner to the County, evidenced by this Lease and the
County Note, and secured by the County Deed of Trust. The Owner acknowledges that the County
shall have no obligation to cause termination of this Lease or reconveyance of the County Deed of
Trust until the Excess Sales Proceeds are paid to the County. The County shall utilize the Excess
Sales Proceeds for the Welcome Home Community Land Trust program. The Owner and the
County acknowledge that the formula for calculation of the amount of Excess Sales Proceeds due
from the Owner to the County is intended to cause the Owner to receive the same net sales proceeds
(following payment by Owner of a standard broker’s commission) from sale of the Residence at
an unrestricted price to a third party as the Owner would receive from sale of the Residence to the
County or to an Eligible Purchaser at the Maximum Restricted Resale Price.

16. DEFAULTS

16.1 EVENTS OF DEFAULT: The following events shall constitute a default by the Owner
under this Lease:

a. The County determines that the Owner has made a misrepresentation to obtain the benefits
of purchase of the Residence or in connection with its obligations under this Lease;

b. The Owner fails to occupy the Residence as their principal residence, as required pursuant
to Section 4, and such failure continues following written notice by the County and thirty
(30) days opportunity to cure following the date of such notice;

c. The Owner leases the residence to a third party in violation of Section 4;

d. The Owner makes a Transfer or Sale in violation of this Lease;
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e. The Owner otherwise fails to comply with the requirements of this Lease, the Deed
Restriction, the County Note and County Deed of Trust (if applicable) and such violation
is not corrected to the satisfaction of the County within ten (10) days after the date of
written notice by the County to the Owner of such violation;

f. A notice of default is issued under the Original First Lender Loan;

g. A lien is recorded against the Residence other than the lien of a Permitted Mortgage
(Original First Lender Loan or a Junior Loan) approved by the County in accordance with
Section 7 and the lien is not cured within ten (10) days after the date of written notice by
the County to the Owner of such violation;

h. Owner declares bankruptcy or makes an assignment of assets for the benefit of creditors;

i. Owner makes Prohibited Capital Improvements to the property in violation of Section 5;
or

J-  Any other violation which would threaten the County’s interest in the Leased Premises.

16.2 REMEDIES: Upon a declaration of default by the County under this Lease, the County
may:

a. Declare the County Loan, if applicable, and all Excess Sales Proceeds and/or Excess Rental

Proceeds immediately due and payable without further demand, declare a default under the
County Note, and may invoke the power of sale under the County Deed of Trust;

b. Apply to a court of competent jurisdiction for such relief at law or in equity as may be
appropriate;

c. Declare a default under the County Note and County Deed of Trust and pursue all County
remedies under the County Deed of Trust; and

d. Exercise the County Purchase Option upon default as described in Section 12.

17.  NOTICE OF DEFAULT AND FORECLOSURE

County shall have the right but not the obligation to submit a request for notice of default
and any notice of sale under any deed of trust or mortgage with power of sale encumbering the
Residence shall be recorded by the County in the Office of the Recorder of Clark County for the
benefit of the County. The County may declare a default under this Lease upon receipt of any
notice of default of any deed of trust or mortgage with power of sale encumbering the Residence
given to the County, and may exercise its rights as provided in Sections 12 and 15.
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In the event of default and foreclosure, the County shall have the same right as the Owner
to cure defaults and redeem the Residence prior to the foreclosure sale. Nothing herein shall be
construed as creating any obligation of the County to cure any such default, nor shall this right to
cure and redeem operate to extend any time limitations in the default provisions of the underlying
deed of trust or mortgage.

County’s election to submit or not submit a request for notice of default does not eliminate
Owner’s requirement to notify County of a default. If the County does not submit the request for
notice of default, the County’s option to purchase the Residence shall commence from the date a
notice of default is given to the County by the Owner.

18. NOTICE AND CURE

Upon default or a violation of any of the provisions of this Lease or the Deed Restriction,
the County may give written notice to the Owner specifying the nature of the violation except for
default under Sections 16.1(a), (¢), (), (h), or (i) in which case no notice to the Owner is required.
If the violation is not corrected to the satisfaction of County within a reasonable period of time,
not longer than thirty (30) days after the date the notice is mailed, or such shorter time as provided
specifically in this Lease, the Deed Resttiction, the County Note or County Deed of Trust, or within
such further time as the County determines is necessary to correct the violation, the County may
declare a default under this Lease. If the Owner is in default under any other mortgage loan on the
Residence, the County may declare a default under this Lease.

The County shall notify the First Lender at the address provided by the First Lender to the
County in the manner set forth in Section 23, if the County has declared a default under this Lease,
the Deed Restriction, the County Note or the County Deed of Trust.

19. PURCHASE OPTION UPON DEFAULT

Notwithstanding, and in addition to, the remedies provided to the County in Section 16,
and the County Purchase Option provided to the County in Section 12, the Owner hereby grants
to the County (or its Assignee) the option to purchase the Residence following written notice by
the County to the Owner of the declaration of a default by the County under this Lease or the Deed
Restriction. This option to purchase is given in consideration of the economic benefits received by
the Owner resulting from purchase and ownership of the Residence.

The County (or its Assignee) shall have thirty (30) days after a default is declared to notify
the Owner and the First Lender of its decision to exercise its option to purchase under this Section
19. Not later than ninety (90) days after the notice is given by the County to the Owner of the
County’s intent to exercise its option under this Section 19, the County shall purchase the
Residence for the Maximum Restricted Resale Price calculated in the manner set forth in Section
13.

20. RIGHTS UNDER FORECLOSURE
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20.1  Any First Lender providing an Original First Lender Loan may acquire Owner’s interest in
the Lease and the Residence by foreclosure, deed in lieu of foreclosure or other appropriate
proceedings.

20.2 Such First Lender shall take Owner’s interest in the Residence subject to all of the
provisions of this Lease, and for so long as it is the owner of the leasehold estate, shall assume the
obligations of Owner under this Lease and shall be subject to all the agreements, conditions,
covenants and terms of this Lease and the Deed Restriction.

20.3 No foreclosure, deed in lieu of foreclosure, assignment, sale, assumption of obligation,
subleasing or subletting of the Residence or the acceptance of rent by County from any such
Assignee, sublessee, subtenant, or any other person, shall in any manner affect the liability of
Owner under the Lease.

21.  NON-LIABILITY FOR NEGLIGENCE, LOSS OR DAMAGE

21.1 COUNTY ASSUMES NO RESPONSIBILITY: for Owner to select, review, inspect,
supervise, pass judgment on, or inform Owner of the quality, adequacy or suitability of the
Residence or any other matter.

21.2 COUNTY OWES NO DUTY OF CARE TO PROTECT OWNER AGAINST: negligent,
faulty, inadequate or defective building or construction or any condition of the Residence and
Owner agrees that neither Owner, or Owner's heirs, successors or assigns shall ever claim, have or
assert any right or action against County for any loss, damage or other matter arising out of or
resulting from any condition of the Residence and will hold County harmless from any liability,
loss or damage for these things.

21.3 INDEMNITY: Owner agrees to defend, indemnify, and hold the County, its officers,
employees, consultants and agents harmless from all losses, damages, liabilities, claims, actions,
judgments, costs, and reasonable attorneys’ fees that the County may incur as a direct or indirect
consequence of: (1) Owner’s default, performance, or failure to perform any obligations as and
when required by this Lease or the County Deed of Trust; or (2) the failure at any time of any of
Owner’s representations to the County to be true and correct.

22. MONITORING

County shall monitor Owner’s compliance with the requirements of this Lease and the
Deed Restriction annually. Owner shall cooperate with County monitoring and provide required
certifications and other information required by the County to determine compliance within ten
(10) days of receipt of a written request by the County.

23.  NOTICES
All notices required herein shall be sent by certified mail, return receipt requested or

express delivery service with a delivery receipt and shall be deemed to be effective as of the date
received or the date delivery was refused as indicated on the return receipt as follows:
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To the Owner:
At the address of the Residence.

To the County:

Attention: Clark County Community Housing
500 S. Grand Central Parkway
Las Vegas, NV 89155County

To the First Lender:

(name and address)

The Parties may subsequently change addresses by providing written notice of the change
in address to the other parties in accordance with this Section.

24. CONTROLLING LAW: STATE OF NEVADA

The terms of this Lease shall be interpreted under the laws of the State of Nevada. The
venue for any legal action pertaining to this Lease shall be Clark County, Nevada.

25.  INVALID PROVISIONS AND SEVERABILITY

If any one or more of the provisions contained in this Lease shall for any reason be held to
be invalid, illegal or unenforceable in any respect, then such provision or provisions shall be
deemed severable from the remaining provisions contained in this Lease, and this Lease shall be
construed as if such invalid, illegal or unenforceable provision had never been contained herein.

26. OWNER’S ACKNOWLEDGEMENT OF RESALE RESTRICTION

Owner hereby acknowledges and agrees that:

a. Owner hereby subjects the Residence to certain restrictions, and limits the price for which
Owner may sell or lease the Residence and the persons to whom Owner may sell or lease
the Residence. The resale price limitation, and other provisions contained in this Lease,
restrict the full benefits of owning the Residence. Owner may not enjoy the same economic
or other benefits from owning the Residence that Owner would enjoy if this Lease did not
exist.

b. Absent the provisions of this Lease, the Deed of Trust, and County Loan (if applicable) the
Residence could not be made available to Eligible Purchasers at an affordable price,
including Owner.
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C.

Owner understands all of the provisions of this Lease. In recognition of the
acknowledgments and agreements stated in this Section 26, Owner accepts and agrees to
the provisions of this Lease with the understanding that this Lease will remain in full force
and effect as to the Residence following any Transfer of the Residence throughout the term
of this Lease.

OWNER UNDERSTANDS THAT THE DETERMINATION OF THE MAXIMUM
RESTRICTED RESALE PRICE OF THE RESIDENCE TO AN ELIGIBLE
PURCHASER CAN BE MADE ONLY AT THE TIME OF THE PROPOSED
TRANSFER, TAKING INTO CONSIDERATION CHANGES IN MEDIAN INCOME,
MORTGAGE INTEREST RATES, PROPERTY TAXES AND OTHER FACTORS
THAT CANNOT BE ACCURATELY PREDICTED, AND THAT THE SALES PRICE
PERMITTED HEREUNDER MAY NOT INCREASE OR DECREASE IN THE SAME
MANNER AS OTHER SIMILAR REAL PROPERTY WHICH IS NOT ENCUMBERED
BY THIS LEASE. OWNER FURTHER ACKNOWLEDGES THAT AT ALL TIMES IN
SETTING THE SALES PRICE OF THE RESIDENCE THE PRIMARY OBJECTIVE OF
THE COUNTY AND THIS LEASE IS TO PROVIDE HOUSING TO ELIGIBLE
PURCHASERS AT AFFORDABLE HOUSING COST. THE MAXIMUM
RESTRICTED RESALE PRICE WILL ALMOST CERTAINLY BE LESS THAN
OTHER SIMILAR PROPERTIES THAT HAVE NO RESTRICTIONS.

[initialed by Owner(s)]

IN WITNESS WHEREOF, the Parties have executed this Lease on or as of the date first

written above.

COUNTY:
By:
Title:
(Type Name and Title)
STATE OF NEVADA )

) ss.

COUNTY OF CLARK )

The foregoing instrument was acknowledged before me this ___ day of

202 ,by , County Manager of Clark County, Nevada, on behalf of the County.
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Notary Public

OWNER:

(Type Name)

(Type Name)

[if married, both spouses must sign}

STATE OF NEVADA )
) ss
COUNTY OF CLARK )

On this day of , 202 personally appeared
before me a Notary Public in and for said County and State, and is known to me to be the person
described in and who executed the within and foregoing instrument and who acknowledged to me
that they executed the same freely and voluntarily and for the uses and purposes therein mentioned.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal at my
office in said County of Clark, the day and year first above written.

Notary Public My commission expires
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EXHIBIT A

LEGAL DESCRIPTION OF THE LEASED PREMISES
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EXHIBIT B

DEED RESTRICTION
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EXHIBIT C

BUYER DISCLOSURE STATEMENT
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EXHIBIT D
FORM OF OWNER’S NOTICE OF INTENT TO TRANSFER

Form of Owner’s Notice of Intent to Transfer

To: Clark County ("County")

From: [name of owner(s)] (“Owner(s)”)
Address of Residence: (“Residence”)

Date:

Please be notified pursuant to Section 9 of the Deed Restriction and Option to between Owner

and County dated N , that the Owner intends to transfer the Residence listed above.
A. The following information is provided to the County pursuant to Section 9 of the Deed
Restrictions:

1. Address of Residence:

2. Date Owner purchased Residence:

3. Purchase Price paid by Owner when Residence was purchased:

4. Date Owner intends to vacate Residence:

5. Date Residence will be ready to be placed on market:

6. Name and phone number of person for County to contact to schedule inspection:

(name) o (phone number)

B. As required by Section 9 of the Deed Restriction, the following documents are attached
to this Notice:

1. Copy of HUD-1 Settlement Statement from Owner’s purchase of the property.
C. I have not listed the Residence for sale with a multiple listing service, or contacted a real

estate broker or financial institution. I agree to prepare the Residence for sale by:

1. obtaining a pest control report within thirty (30) days of the date of this notice,
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repairing all damage noted in the pest report within the sooner of: (i) sixty (60)
days from the date of this notice, or (ii) two (2) weeks prior to close of escrow or
the transfer of the Residence,

Clearing the Residence and Property of any hazardous materials, and cleaning the
Residence and Property of any contamination caused by the presence of

hazardous materials during my ownership of the Residence;

allowing the County or its designee to inspect the Residence within thirty (30)
days of this notice,

if requested by the County following the County's inspection, I will obtain a home
inspection report from a licensed home inspector,

maintaining utility connections until the Residence is transferred,

permitting a walk through by the County prior to close of escrow or the transfer.

This Owner’s Notice of Intent to Transfer is certified by Owner to be true and correct and
is signed on

[insert date] under penalty of perjury.

By:

Owner

Owner
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EXHIBIT E:
FORM OF OWNER ACKNOWLEDGEMENT OF COUNTY RESPONSE NOTICE

Form of Owner Acknowledgement of County Response Notice

Name:

Address of Residence:

Date:
I (insert name) hereby acknowledge that I received the County
Response Notice (as described in Section 9 of the Deed Restriction on (insert

date).

By:
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Form of Annual Owner Occupancy Certification

To: Clark County (“County™)

From: [name of owner(s)] (“Owner(s)”)
Address of Residence: (“Residence”)

Date:

By signature below, I [insert name or names of Owner] hereby

certify to Clark County under penalty of perjury that I/we occupy the residence located at

[insert address] (the "Residence") as my/our
principal place of residence and that I/we have occupied the Residence for )
[insert number] months of the calendar year [insert previous calendar year].
Attached to this letter is a copy of [insert utility bill or driver's license] showing
my place of residence.

This Owner Occupancy Certification is signed on __,20__, under penalty of
perjury.

By:

Owner [type name]

By:

Owner [type name]

Due Date: of each calendar year.

Attach copy of utility bill or driver's license showing address of Residence.
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Product:

Mortgage Collateral:

MORTGAGE TERM SHEET
WELCOME HOME
CLARK COUNTY COMMUNITY LAND TRUST

April 1, 2024

30 Year fixed rate mortgage purchase loan (“Mortgage Loan”) for
income- and resale-restricted homes (“Improvements”) located on
parcels (“Property”) ground-leased by Homebuyer (“Lessee”) from the
Clark County Community Land Trust (CLT: “Lessor”). Clark County CLT will
own the Property. Homebuyer will own the Improvements. Mortgage
Loan will finance, and be secured by, the Improvements only.

Senior security interest in Improvements only. No mortgage lender
security interest, lien or other encumbrance on Property.

Clark County CLT Ground Lease and Property Ownership Interest Not Subordinated to

Mortgage Lender or Mortgage Loan:

Clark County CLT (Lessor) will execute a “Ground Lease” with each
qualified Homebuyer (Lessee) for each Property (parcel). The Ground
Lease, and related documents (including Deed Restrictions) will not be
subordinated to the interests of the mortgage lender or the Mortgage
Loan. The Ground Lease and all its restrictions and requirements on the
Improvements will survive foreclosure or deed in lieu of foreclosure by
the mortgage lender.

Clark County CLT Notice and Cure Rights:

Term:

Clark County, and/or the Clark County CLT, shall maintain notice and cure
rights but have no obligation to: (1) correct any Homebuyer mortgage
default; (2) purchase the Improvements from the mortgage lender in the
event of foreclosure or deed in lieu of foreclosure by paying to Mortgage
Lender the outstanding principal balance of any foreclosed loan; or (3)
make payment(s) to keep Homebuyer current of mortgage principal and
interest payments. Mortgage lender must notify Clark County and/or
Clark County CLT of any default, pending foreclosure, loan modification,
foreclosure, or deed in lieu of foreclosure filing by the mortgage lender or
its representatives.

30-year fully amortizing
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No Negative Amortization

No Prepayment Penalty

Maximum Pricing:

Points:

Closing Costs:

Loan to Value:

Appraisals:

Property type:

Eligible borrowers:

1/8 or 0.125% below the max pricing interest rate of 30 basis points
below the Freddie Mac U.S. weekly average for 30-year Fixed Rate
Mortgages.

No points may be charged to the borrower.

Customary single family mortgage closing costs to be paid by Homebuyer
(e.g., title, escrow, appraisal, transfer tax, recording fees). Closing cost
assistance may be considered from third parties, including the mortgage
lender.

Maximum [95 or 97] percent of the appraised value, with resale
restrictions in place, of the Improvements.

The Mortgage Lender will select appraiser with experience in the
valuation of price-restricted homes for use in the Welcome Home
program. The County may provide additional training to the appraiser at
the request of Mortgage Lender.

Single-family homes located on leased Property from the CLT, with
income, occupancy and resale restrictions in place.

First-time Homebuyers, as defined, with maximum household income,
adjusted for household size and occupancy standards, of 100 percent of
Las Vegas-Henderson-Paradise NV MSA Area Median

Income (“AMI”) current at time of purchase.

Affordable Purchase Price:

The maximum sales price (the "Affordable Sales Price") shall be calculated as follows:

1. “Monthly Affordable Housing Expense” shall be calculated as one-twelfth of 35% of
100% of Area Median Income (AMI) in the year of sale multiplied by the HUD household
size adjustment factor according to the number of bedrooms in the unit listed below (1
person=0.7, 2 persons=0.8; 3 persons=0.9; 4 persons=1.0; 5 persons=1.08;)

Studio unit: household size of two persons
One-bedroom unit: household size of two persons
Two-bedroom unit: household size of three persons
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Three-bedroom unit: household size of four persons
Four-bedroom unit: household size of five persons

. The following monthly costs will be deducted from Monthly Affordable Housing Expense
as calculated or estimated by the County at the time of sale:
a. Property taxes
b. Property insurance
c. Clark County CLT Ground Lease fee, including homeowner association dues, if
any, landscape maintenance fee, if any

. The result of the calculation in 2. above will be the “Affordable Monthly Mortgage

Payment”. The “Affordable Mortgage” will be determined based on the Affordable
Monthly Mortgage Payment and prevailing interest rates at the time of sale for a 30-
year, fixed interest-rate mortgage. (See “Maximum Pricing” above.)

. The Affordable Sales Price will equal the Affordable Mortgage plus a 5% Homebuyer
down payment.

. The Affordable Sales Price will not exceed the Fair Market Value of the home at the time

of resale. Fair Market Value means the value of the home not taking into account resale
restrictions. Fair Market Value will be determined by appraisal, if needed

Buyers may be required additionally to pay closing costs on the finance and Transfer of
the Residence above the Affordable Sales Price.

Credit score: Minimum representative FICO scores of [640]; [alternative credit allowed

for borrowers with thin files].

Maximum Housing and Total Debt-to-Income Underwriting Ratios:

At closing, maximum housing and debt to income ratios are [33/38] with
housing ratio exceptions allowed up to [36] percent and debt ratios of up
to [40] percent at closing. Mortgages shall meet FHFA Ability to
Repay/Qualified Mortgage (ATR/QM) standards.

Down Payment Requirement:

3%-5% of Affordable Sales Price from Homebuyer’s own funds;

Down Payment Assistance:

Permitted

No points may be charged Homebuyer by mortgage lender or any other
third party

Clark County CLT Mortgage Term Sheet
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Subordinate liens:

Clark County may provide second mortgage, deferred payment financing
to income-eligible Homebuyers (“Second Mortgage Financing”). Second
Mortgage Financing terms will include zero interest, deferred principal
payment to the earliest of maturity, sale, refinance or default on first
mortgage financing, ground lease and/or Second Mortgage Financing.
County may require that, upon default, second mortgage interest shall
accrue at 3% simple interest rate. Resale restrictions to income-eligible
buyers at Affordable Purchase Price. May be assumable by income-
eligible new Homebuyer, at County’s discretion. Second Mortgage
Financing may be subordinate to Mortgage Loan.

Pre-purchase homebuyer education:

Borrower must have successfully completed a homebuyer education
course provided by a HUD-approved Housing Counseling Agency.
Approved courses must follow a standardized curriculum.

Post-purchase homehbuyer education:

As a condition of closing borrower must complete an approved in-person
post-purchase education program within 12 months of closing, provided
by a HUD-approved Housing Counseling Agency. Approved courses must
follow a standardized curriculum.

Delinquency counseling and intervention:

Loan origination:

The County is notified online via online system whenever a loan becomes
delinquent. The County immediately attempts contact with the
delinquent borrower to provide needed counseling and loan resolution.

Mortgages are originated by participating lenders on standardized
documents in accordance with current Clark County CLT program
guidelines and documents, including Clark County CLT Ground Lease,
Deed Restriction, Second Mortgage Finance documents (Ground Lease,
Deed Restriction and Second Mortgage docs collectively “CLT
Documents”.)

Clark County CLT Mortgage Term Sheet
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Loan Servicing:

Servicing is retained by the originating lender. An electronic report
containing property address, mailing address, unpaid principal balance,
next payment due date, default status, and payment in full date must be
submitted to Clark County CLT on a monthly basis. A master servicer may
be added to the program at a later date.

Clark County CLT Mortgage Term Sheet
June 2024
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DECLARATION OF RESTRICTIVE COVENANTS

his County Land Declaration of Restrictive Covenants (“Declaration”) is made on this éf/" day
of U Gpd ZOZ_‘/, by COUNTY OF CLARK, a political subdivision of the State of Nevada
(“County”) as owner of that certain real property located in Clark County, Nevada, known as Assessor’s
Parcel Number 176-27-401-013, located north of Cactus Ave East of Buffalo Drive, Las Vegas, Nevada

(“Site”).

RECITALS

WHEREAS, Nevada Revised Statute 244.189(1)(a) authorizes the Board of County Commissioners {(“BCC")
to exercise the necessary and proper powers for the development of affordable housing; and

WHEREAS, on May 13, 2021, the County issued a request for proposals (“RFP”) for the “Development of
Affordable For-Sale Housing,” on the Site, to solicit proposals by interested companies based on a
competitive procurement process and the criteria outlined in the RFP; and

WHEREAS, on October 19, 2021, the Board of County Commissioners held a public hearing and selected
Kavison Homes LLC, a Nevada limited liability company {“Developer”), as the successful applicant to
develop affordable housing upon the Site..

NOW, THEREFORE, the County hereby declares that all of the Site shall at all times be owned, held, used,
operated and occupied subject to the provisions of these covenants, conditions and restrictions contained
herein, all of which are established and declared for the purpose of imposing ongoing affordability
restrictions associated with the Site.

SECTION | - KEY ENFORCEMENT PROVISIONS

A. Covenant Running with the Land

This Declaration shall be deemed and shall constitute a covenant running with the land for the benefit of
the County and its successors and assigns and shall pass to and be binding upon all heirs, successors and
assigns in title to the Site, or if the Site shall not include title to land, but shall include a leasehold interest
in land, this Declaration shall bind the leasehold interest as well as the Site and shall pass to and be binding
upon all heirs, successors and assigns to such interests. Each and every contract, deed or other instrument
hereafter executed covering or conveying the Site or any portion thereof or any interest therein) shall
conclusively be held to have been executed, delivered, and accepted subject to this Declaration,
regardless of whether any or all of such covenants contained herein are set forth in such contract, deed
or other instrument. If a portion or portions of the Site, or interest or interests in the Site are conveyed,
all such covenants contained herein shall run to each portion of or interest in the Site.

During the term of this Declaration, affordable housing units on the Site will be marketed and sold to

households with incomes at or below 80% or 100% of the Area Median Income (“AMI”} (as adjusted for
household size and as published by HUD and updated annually).
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The County or its assignee must determine that each household is income eligible by determining the
household’s annual income. Annual income shall be determined by examining the source documents
evidencing annual income (i.e., wage statement, interest statement, social security statements, etc.) for
the household. The sales price of each affordable housing unit will be calculated using a formula, which
takes into account a household’s AMI. The monthly housing cost is 1/12™ of 35% of the households AMI
(60%AMI, 80%AMI, 100%AMI). That is then reduced by monthly ground lease fee, taxes and insurance.
That monthly payment then takes into account a 30-year fixed rate mortgage interest and a 5%
downpayment, creating a sales price for a home.

B. Affordability Period and Duration

This Declaration shall commence upon having been recorded against the Site and shall run for 99 years
(“Affordability Period”).

This Declaration shall remain in effect until the expiration of the Affordability Period. If necessary, the
County shall execute an amendment to this Declaration identifying the exact date of expiration of the
Affordability Period.

C. County’s Interest

Under no circumstance shall the County’s interest in the Site be subordinated to any leasehold mortgage,
deed of trust, lien, security interest, or other encumbrance or restriction.

D. Specific Performance

The primary purpose of this Declaration is to assure compliance with ongoing requirements for the Site.
The County and the eligible beneficiaries of these obligations hereunder cannot be adequately
compensated by monetary damages in the event of any default hereunder. By reason thereof, that the
County and any prospective, present, or former occupant of the Site shall be entitled, for any breach of
the provisions hereof and in addition to all other remedies provided by law or in equity, and hereunder,
to enforce specific performance under this Declaration in a state or federal court of competent
jurisdiction. The right to seek specific performance is in addition to and may be exercised independently
from, or in concert with, any other remedies available under this Declaration and any associated
documents, or any other agreements between the County and its successors in interest.

SECTION Il - SITE DESCRIPTION

The Site will consist of two-hundred and ten (210) single-family detached homes located on the Site
(“Affordable Housing Unit”) in unincorporated Clark County, Nevada, generally located on the north side
of Cactus Drive, east of Buffalo Drive. The proposed Affordable Housing Unit count of 210 units is based
upon the build-out of the Site as a single family for-sale residential development on leased land. All
Affordable Housing Units will be sold to homebuyers who meet income eligibility of at or below 80% or
100% AMI as determined by HUD (“Qualifying Household”}). Qualifying Households must also meet the
County definition for first-time homebuyer as contained in Clark County’s Welcome Home Community
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Land Trust Program Guide document (“County Program Guidelines”). Each homebuyer will enter into a
lease, referred to as the “Homebuyer Ground Lease”, with the County for the individual lot beneath each
Affordable Housing Unit. The Homebuyer Ground Lease will grant the homebuyer exclusive rights to the
lot while imposing various restrictions on the use of the homes and the underlying land. The eligible
homebuyers will own the affordable housing unit and will lease the land upon which the affordable
housing unit sits from the County.

SECTION Il - ONGOING OPERATIONAL & PERFORMANCE REQUIREMENTS

A. County Oversight

The Site shall be income and sale restricted for the duration of the Affordability Period unless otherwise
modified by a future amendment to this Declaration. The Site must also maintain compliance with the
physical standards of all affordable housing units for the duration of the Affordability Period.

County will exercise ongoing oversight of the Site throughout the Affordability Period, including without
limitation the review of reports, documents, and records as may be submitted by the Developer,
conducting periodic site inspections including file reviews and/or physical inspections, reviewing and
approving, as may be required by this Declaration, proposed actions taken by the Developer such as those
related to refinancing, and the like.

B. Income and Sale Restrictions

The County or its approved assignee must determine that each homebuyer’'s annual income does not
exceed the income restrictions. Annual income shall be determined by examining the source documents
evidencing annual income (i.e., wage statement, interest statement, social security statements, etc.) for
the household.

SECTION IV - SITE STANDARDS

1. Buyer Selection and Source of Income Nondiscrimination

Without limiting the obligation of Developer to comply with all applicable laws at all times during the term
of this Declaration, Developer shall comply with all provisions of federal, state, or local Fair Housing Acts,
laws, ordinances, or regulations which include, but are not limited to non-discrimination based on race,
religion, creed, color, national origin, disability, sexual orientation, gender identity or expression, ancestry,
familial status or sex.

Developer may not refuse to sell to a holder of a Section 8 Housing Choice Voucher, or receiving similar
assistance under another similar federal, State, or local program solely because of the homebuyer’'s
participation in such program.

2. Sales Agreement
Developer must operate in compliance with all applicable state and local laws. Developer must have a

written sales agreement with each homebuyer in a form acceptable to the County.
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3. Housing Site Standards
The Site must be constructed in compliance with the requirements of 24 CFR 92.251.

3.1 Construction Codes

The Site must be constructed in compliance with all applicable State and local zoning, land use,
and building code requirements. The Site’s plans and specifications must clearly list all building
codes applicable to the Site, including without limitations electrical, mechanical, plumbing, and
fire codes. Additionally, the Site must be constructed to meet or exceed all applicable State
Building Codes in force at the time of construction.

3.2 Additional Construction Requirements
a) The Site must also be constructed in compliance with the accessibility requirements of 24
CFR 8, which implements Section 504 of the Rehabilitation Act of 1973.

b) Developer must prohibit the use of lead-based paint construction of the Site and comply
with all other applicable requirements of 24 CFR 35 (aka the Lead Safe Housing Rule).

c) Developer must require the exclusive use of lead-free pipes, solder, and flux in all of the
Site’s potable water systems.

d) Developer will require its contractors to comply with all rules, regulations, ordinances, and
laws bearing on its conduct of work on the Site. Developer will require its contractors to
stop construction if ground disturbance related to this Site results in the discovery of any
human remains, bones, artifacts, foundations, or other indications of past human
occupation and notify both the State Historic Preservation Office and the County
immediately.

e) All buildings of five or more residential units on the Site must include the installation of
“Broadband Infrastructure” as defined by 24 CFR 5.100.

Failure to correct any deficiencies identified by the County within a reasonable timeframe shall
constitute a default.

SECTION V - INSURANCE

1. General

Developer shall provide and maintain insurance coverage, listing the County as an additional insured. This
includes General Liability insurance on an "occurrence” basis with coverage of at least $1,000,000 per
occurrence for bodily injury {(including death}), personal injury, and Site damage. Automobile Liability
insurance with coverage of at least $1,000,000 per accident for bodily injury and Site damage is also
required, along with Builder's Risk insurance covering the Site and all materials and equipment, equal to
the maximum probable loss.

Developer’s insurance will be primary with respect to the County, its officers, employees, and volunteers.
Any other coverage available to the County will be excess and non-contributory. Developer shall maintain
worker’'s compensation insurance as required by the Nevada Industrial Insurance Act and the Nevada
Occupational Diseases Act, with certificates of insurance provided to and kept on file with the County.
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The Developer shall insure any improvements on the Site for 100% of the full replacement cost, using “all
risk" protection. The Developer is also responsible for insuring against any loss of income or extra expense.

Insurance policies must be on I1SO Commercial General Liability or equivalent forms approved by the
County, covering liabilities including bodily injury, Site damage, personal injury, and specific hazards. Any
deviations must be disclosed and approved. Insurers must have a Best rating of at least A-/VIIl. Certificates
of insurance must be signed by authorized personnel and provided to the County, with renewal
certificates furnished timely to avoid default. All policies must include a waiver of subrogation in favor of
the County.

Policies must include a 30-day notice of cancellation or reduction in coverage. Deductibles must be
disclosed and reasonable for the risk involved. If aggregate limits are imposed, they must be at least
$2,000,000 per occurrence or per accident, with any erosion reported to the County. Adjustments to these
limits may be permitted if approved by both parties. The County, its officers, employees, and volunteers
must be covered as additional insureds, with all Site insurance policies containing a waiver of subrogation
in favor of the County.

2. Noncompliance

If Developer fails to maintain any of the required insurance coverages, the County may declare the
Developer in breach, subject to the cure rights specified herein. Alternatively, the County may purchase
replacement insurance or pay the premiums on existing policies to ensure the required coverages are
maintained. Developer shall be responsible for any expenses incurred by the County to maintain such
insurance, and the County may recover these expenses from the Developer.

The specified insurance requirements do not relieve the Developer of its responsibility or limit its liability
to the County or other parties. The Developer is encouraged to obtain additional insurance as it deems
necessary.

3. Damages

Developer shall be responsible for and must remedy all damage or loss to the Site, caused in whole or in
part by Developer, any subcontractor, or anyone employed, directed, or supervised by Developer.
Developer shall also be responsible for initiating, maintaining, and supervising all safety precautions and
programs in connection with this Declaration.

4. Limits

The minimum insurance limits specified herein are deemed sufficient as of the date of this Declaration.
However, due to inflation or other factors, the County may need to raise the minimum insurance limits to
protect its interests. Developer must maintain such insurance limits as may be reasonably required by the
County under this Declaration, provided that any increase in limits does not exceed the average increases

within the insurance industry in the State of Nevada for comparable coverage.

5. Fire Protection
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During its occupation of the Site, as reasonably required by the County, Developer shall conduct
appropriate tests of any fire extinguishing apparatus on the Site. Developer shall ensure that all
firefighting equipment on the Site is kept in proper working order.

6. Damage and Destruction

During its occupation of the Site, in the event of damage, destruction, or substantial loss, Developer shall
be liable for and shall pay for all cleanup or demolition necessary to prepare the Site for repair,
replacement, restoration, or rebuilding within sixty (60) days if not otherwise covered by insurance.

SECTION VI - REPORTING

1. General Requirements

Developer must provide reports to the County and to maintain records documenting compliance with this
Declaration and all other applicable federal, State, and local laws and regulations. Upon reasonable notice
{generally 48 hours except in circumstances related to emergent conditions or in response to concerns
regarding fraudulent activity), Developer must provide the County or their representatives access to the
Site and its records, wherever located, for the purposes of assessing the accuracy of reports submitted by
Developer and monitoring Developer’s compliance with applicable requirements. As requested,
Developer will provide physical or electronic copies or excerpts of such records at no cost to the party
requesting such records. Further such parties may, upon occasion, interview any occupants, employees,
or agents of the Site who consent to such interviews.

Developer shall maintain reasonable security measures to protect records containing personal
information from unauthorized access, acquisition, destruction, use, modification, or disclosure pursuant
to NRS Chapter 603A to ensure against a breach of security of personal information of clients, staff, or
other individuals. Developer shall have established written policies and procedures that align with NRS
Chapter 603A and shall follow such procedures. Upon request, Developer shall make available to the
County staff such written policies and procedures and will be monitored for compliance.

2. Reports
Developer shall submit monthly reports to the County on the progress and performance of the Site during

construction and the sale of each unit. The County reserves the right to alter, supplement, or otherwise
modify the frequency or content of required reports as needed to maintain adequate oversight of the
Site, address changes to applicable laws or regulations, or to address findings related to noncompliance
by the Site.

Initially, the County may require reports as follows:
a) At all times prior to completion of the Site and the sale of each unit, Developer must report
to the County any circumstances that preclude timely completion of, or warrant an extension
of time to complete, any performance milestones. Such a report must be provided within ten

(10) days of Developer’s discovery, receipt, or knowledge of such information.

b) Prior to the commencement of construction, Developer shall report not less than quarterly
on progress toward closing on all Site financing and the commencement of construction.
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Quarterly reports will be due on the 15th of the month following the end of the prior quarter
(e.g., by April 15th reports on the first quarter are due).

¢} During the construction period, Developer shall report monthly on progress. Monthly reports

should include the following:

Percent of project completion;

Summary of completed items/progress for the last 30 days;
Summary of items anticipated to be completed in the next 30 days;
Anticipated delays;

Updated schedule;

Invoices being paid;

Updated Financial Plan; and

Evidence of appropriate lien waivers to the County.

TR e o0 oo

d) Upon completion of construction and prior to reaching Stabilized Occupancy, Developer shall

report monthly on progress toward selling Affordable Housing Units and provide monthly
income and expense reports until the Site is completed.

3. Developer shall maintain detailed records of all persons served pursuant to this Declaration.
Representatives of the County, or their designees may examine any records or information accumulated
pursuant to this Declaration. During the Affordability Period, the County will conduct on-site inspections
to verify compliance with this Declaration. All confidential information shall be treated as such by all
County representatives or designees. Developer shall maintain administrative and financial records as
required by this Declaration applicable to the activities to be carried out under this Declaration, including
but not necessarily limited to:

a)
b)

c)

d)

e)

f)

g)

Site description and location;
Records regarding Site requirements that apply for the duration of the Affordability Period;

Information about contractors, vendors, and other lenders to include, but not necessarily be
limited to, verification of non-debarment and suspension, verification of qualifications and
experience, legally binding contracts and agreements, invoices and payment records, and
related correspondence;

Financial information including, but not necessarily limited to, audits and related
correspondence, accounting and financial records, indirect cost analyses, and operating
budgets;

Documentation of efforts to affirmatively further fair housing;

Records demonstrating compliance with labor requirements including contract provisions and
payroll records; and

Records demonstrating compliance with County Planning, Building, and Environmental
Requirements as well as any Sustainability Elements committed to as part of the Application.
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4. Physical Inspections

Developer will provide the County, applicable federal authorities, and their representatives with access
to the Site for the purposes of conducting physical inspections, including individual unsold units, common
spaces, and the grounds during normal business hours. The County will conduct periodic physical
inspections during construction to ensure the Site is progressing and construction activity meets
applicable Site standards.

5. Financial Management

In addition to any other recordkeeping requirements herein, all costs of the Site shall be recorded by
budget line items and be supported by checks, payroll registers, time records, invoices, contracts,
purchase orders and other accounting documents evidencing in proper detail the nature and propriety of
the respective charges, and that all checks, payroli registers, time records, invoices, contracts, purchase
orders or other accounting documents which pertain, in whole or in part, to the Site shall be thoroughly
identified and readily accessible to the County, and their authorized agents, within 48 hours of written
request from the County.

Developer agrees that excerpts or transcripts of all checks, payroll registers, time records, invoices,
contracts, purchase orders and other accounting documents related to or arguably related to the Site will
be provided upon reasonable request to the County, applicable federal authorities, and their authorized
agents. Developer shall provide a sample sales agreement to the County for review and approval prior to
the sale of an Affordable Housing Unit. Should the approved sample sales agreement be modified at any
time during the term of this Declaration Developer shall provide the modified sales agreement for
approval, not to be unreasonably withheld, conditioned or delayed, prior to any homebuyer entering into
a purchase agreement with Developer, provided that if no response by the County is provided within 15
days of delivery, such form shall be deemed approved.

6. Developer shall be responsible for providing reporting to the County as required by this Declaration
related to the development and operation of the Site, from execution date of the Community Land Trust
Developer Agreement between the County and the Developer (“DA”) through construction completion.
Developer shall provide progress reports to the County as specified in this Declaration.

7. Record Retention
Developer shall retain all applicable administrative and Site records as follows:

a) General Site records pertaining to the development and construction of the Site must be
retained for not less than ten (10) years beyond the issuance of a Certificate of Occupancy for the
Site. These include, but are not limited to, construction contracts and associated documents,
invoices and payment records, records documenting compliance with any applicable labor
standards, and the like.

b) Records relating to ongoing operations of the Site must be maintained for not less than
the most recent ten-year period. Such records must be maintained until the end of the

Affordability Period.

c) This Declaration and any amendments, attachments, or supplements thereto must be
retained for not less than ten (10) years beyond the end of the Affordability Period.
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d) Notwithstanding the above, if there are litigation, claims, audits, negotiations or other
actions that involve any of the records cited and that have commenced before the expiration of
the retention periods outlined, such records must be retained until completion of the actions and
resolution of all issues, or the expiration of the retention period, whichever occurs later, and
Developer shall maintain reasonable security measures to protect records containing personal
information from unauthorized access, acquisition, destruction, use, modification or disclosure
per NRS Chapter 603A to ensure against a breach of the security of personal information of clients,
staff or other individuals. Developer shall have established written policies and procedures that
aligh with NRS Chapter 603A and shall follow these procedures. Upon written request, Developer
shall make available to Clark County staff these written policies and procedures and will be
monitored for compliance.

8. Federal Requirements

Developer must comply with the drug-free workplace requirements of 2 CFR 2429. Developer must
develop and operate the Site in full compliance with all other applicable federal requirements of 24 CFR
92 Subpart H and 24 CFR 5 Subpart A and the nondiscrimination requirements of section 282 of the Act.
This includes, but is not limited to, compliance with the drug-free workplace requirements of 2 CFR 2429.

9. Equal Opportunity and Fair Housing Requirements
Developer shall develop, operate, and maintain the Site during its occupancy in accordance with the
following:

a) The requirements of the Fair Housing Act (42 U.S.C. 3601-20) and implementing regulations
at 24 CFR Part 100; Executive Order 11063, as amended by Executive Order 12259 (3 CFR 1958
B1963 Comp., P. 652 and 3 CFR 1980 Comp., P. 307) (Equal Opportunity in Housing) and
implementing regulations at 24 CFR Part 107; and implementing regulations issued at 24 CFR
Part 1;

b) The prohibitions against discrimination on the basis-of age under the Age Discrimination Act
of 1975 (42 U.S.C. 6101-07) and implementing Regulations at 24 CFR Part 146, and the
prohibitions against discrimination against handicapped individuals under Section 504 of the
Rehabilitation Act of 1973 (29 U.S.C. 794) and implementing regulations at 24 CFR Part 8;

c) The requirements of 24 CFR 5.105(a){2) requiring that HUD-assisted housing be made
available without regard to actual or perceived sexual orientation, gender identity, or marital
status and prohibiting Developer (or their agents) from inquiring about the sexual orientation
or gender identity of an applicant for, or occupant of, HUD-assisted housing for the purpose
of determining eligibility for the housing or otherwise making such housing available. This
prohibition on inquiries regarding sexual orientation or gender identity does not prohibit any
individual from voluntarily self-identifying sexual orientation or gender identity;

d) The requirements of Executive Order 11246 (3 CFR 1964-65, Comp., p. 339) (Equal
Employment Opportunity) and the implementing regulations issued at 41 CFR Chapter 60; and

e) The requirements of Executive Order 11625, as amended by Executive Order 12007 (3 CFR,

1971-1975 Comp., p. 616 and 3 CFR, 1977 Comp., p. 139) (Minority Business Enterprises);
Executive Order 12432 (3 CFR, 1983 Comp., p. 198) (Minority Business Enterprise
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Development); and Executive Order 12138, as amended by Executive Order 12608 (3 CFR,
1977 Comp., p. 393 and 3 CFR, 1987 Comp., p. 245) (Women's Business Enterprise). Developer
must make efforts to encourage the use of minority and women'’s business enterprises in
connection with County-funded activities. Developer will cooperate with the County in its
minority outreach program to ensure the inclusion, to the maximum extent possible, of
minorities and women, and entities owned by minorities and women, in the procurement of
Site and services including, without limitation, real estate firms, construction firms, financial
institutions, investment banking firms, underwriters, accountants, and providers of legal
services.

10. Affirmative Marketing
The County will create a marketing plan for the Affordable Housing Units that will ensure that the units

are marketed to qualified households in accordance with HUD’s Affirmative Fair Housing Standards.
Developer will cooperate with the County on the creation of the marketing plan. The marketing plan will
ensure the equitable access to homeownership opportunities for low to moderate income first-time
homebuyers. The plan aims to affirmatively market the program, ensuring access for all qualifying
individuals regardless of race, color, religion, national origin, sex, or familial status.

SECTION VII - ENFORCEMENT

A. Default

The actions noted below shall constitute an event of default hereunder. The County may give written
notice of default to the Developer or successor-in-interest, by registered or certified mail, addressed
pursuant to the notice provisions of this Declaration.

a)} Failure to comply with the terms and conditions hereof;

b) Failure to comply with fair housing laws, and other federal requirements related to the Site, or any
applicable State or local law, regulation, ordinance, or requirement;

¢) Any event of fraud, misrepresentation, gross negligence, or willful misconduct by Developer in the
execution or performance of this Declaration;

d) A default by Developer under this Declaration and all associated documents, that remains uncured
beyond all applicable cure periods;

e) Developer’s dissolution or other termination of existence; merger or consolidation with any other
entity; change in control of the Site or Developer without the County’s prior written consent as
required herein; insolvency; forfeiture of right to do business in the State of Nevada or business
failure; abandonment of the Site for more than thirty (30) days; appointment of a receiver of any part
of the Developer’s Site; the calling of any meetings of, or the assignment for the benefit of, creditors
of the Developer; or the commencement of any proceedings under any bankruptcy or insolvency laws
by or against the Developer which are not dismissed within sixty (60) days;
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f)

8)

h)

Except any judgment or lien resulting from liability that is fully payable from the proceeds of an
insurance policy maintained by Developer, Developer allows any judgment or lien against the Site to
remain for more than sixty (60) calendar days after the entry of such judgment or lien without being
paid, stayed on appeal, discharged, bonded, or dismissed within sixty (60} calendar days;

A sale, transfer, or further encumbrance of all or part of the Site without the County’s prior written
consent; and

Any default that remains uncured beyond all applicable cure periods under any documents evidencing
other financing for the Site, including but not limited to existing restrictions on the Site. This may
include, but is not limited to, the failure to maintain any reserve account required by another lender.

B. Remedies

In the event of default by Developer hereunder, which default is not cured within thirty (30) days of the
mailing of written notice by the County (unless such cure is not practicable within thirty (30) days and the
Developer, to the County's satisfaction, has commenced and is diligently pursuing a cure within the thirty
(30) days) in which case the County may extend the cure period not to exceed 45 days.

The County may seek any combination of the following remedies:

a)

b)

d)

e)
f)
g)

h)

Repossess, and re-enter the Site;

Retain a new developer and/or general contractor to commence or finish construction of the Site
according to the approvals at the Developer's expense;

Recover from Developer the amounts of all damages suffered by County due to Developer's breach;

Seek an injunction or other equitable relief in any court of competent jurisdiction to enforce
Developer's obligations hereunder;

Collect on any payment or performance bond;

Enforce the Performance and Recovery Guaranty;

Assign any rights, privileges, guarantees, security, or the like to the County;

Withhold any further payments to be made under this Declaration until such time as Developer’s
breach has been cured in accordance with the terms and conditions of any cure period provided by
the County (but the County may, in its sole discretion, make disbursement after the occurrence of an
Event of Default without thereby waiving its rights and remedies hereunder);

Apply to any appropriate court, State or federal, for specific performance, in whole or in part, of the

covenants and agreements contained herein, or for an injunction against any violation of such
covenants and agreements;
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j}  Subject to the rights of superior lienholders, enter upon the Site and take possession thereof, together
with the Site then in the course of construction, and proceed either in its own name or in the name
of Developer, as the attorney-in-fact of Developer (which authority is coupled with an interest and is
irrevocable by Developer), to complete or cause to be completed the Site, at the cost and expense of
Developer;

k) Subject to existing restrictions on the Site require the replacement of the Developer’s managing
member(s), as applicable, in which case not less than 60 days’ notice of such intent will be provided
to the Developer;

{) Declare immediately due and payable the amount of funds awarded and the same shall thereupon be
immediately due and payable without presentment or other demand, protest, notice of dishonor, or
any other notice of any kind, all of which are hereby expressly waived; and

Except as otherwise provided for by law or this Declaration, the rights and remedies of County shall not
be exclusive and are in addition to any other rights and remedies provided by law or equity, including but
not limited to actual damages.

1. Reversion

In addition to and independent of any other remedy available to it, if the Site is not being developed and
operated for its intended use as affordable housing as set forth herein during the Affordability Period,
subject to and beyond all applicable notice and cure periods, the Site and any and all interest in the
affordable housing units will revert back to the County, without liability and cost to the County.

Any delay by the County in exercising any right or remedy provided herein or otherwise afforded by law
or equity shall not be a waiver of or preclude the exercise of such right or remedy. All such rights and
remedies shall be distinct and cumulative and may be exercised singly, serially (in any order), or
concurrently, and as often as the occasion therefore arises.

SECTION VIl - PROTECTION OF ENCUMBRANCES

Notwithstanding any other provision hereof, no amendment, violation, breach of, or failure to comply
with any provision of this Declaration and no action to enforce any such provision shall affect, defeat,
render invalid or impair the lien of any mortgage, deed of trust or other lien on the Site taken in good faith
and for value and recorded prior to the time of recording of notice of such amendment, violation, breach
or failure to comply. Any subsequent Developer of such Site shall, however, take subject to this
Declaration, whether such Developer's title was acquired by foreclosure in a trustee's sale or otherwise.
This Declaration shall be recorded senior to any deeds of trust, mortgages or other liens securing
anticipated sources of Site financing, will not be subordinated to any such liens and shall not be
foreclosable following default under such liens or issuance by the Developer of a deed in lieu of
foreclosure.

SECTION IX - INDEMNIFICATION

1 General
In addition to the County’s interest in facilitating the production of affordable housing, County and
Developer acknowledge County’s interest in reducing its exposure to financial risks associated with the
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Site. Consequently, as an inducement to the County and to ensure that the public purposes of the Site
will be realized, the County will require various security, guarantees, and indemnities from the Developer
or successor-in-interest, and any other parties described in this Section.

2. Indemnification

Regardless of whether any costs for damages and/or injuries are covered by insurance, Developer (actively
the “Indemnitor”) shall indemnify, hold harmless and defend County and any of its officers, employees,
representatives, agents and contractors, invitees, board members, successors, and assigns (collectively
the “Indemnitees”), with counsel acceptable to County, against and from any and all liability, loss, cost,
damage, or expense (including but not limited to attorneys' fees) of whatsoever nature arising from or in
connection with personal injury to or death of any person (including, without limitation, exposure to
hazardous or toxic substances), or loss of or destruction or damage to any Site whatsoever (including,
without limitation, contamination by hazardous or toxic substances and any required testing, removal or
cleanup thereof), where such personal injury, death, loss, destruction or damage arises in any way in
connection with or incident to the occupation or use of the Site by, or the presence thereon of, Developer
or a related party, and occurs from any cause whatsoever, excluding the grossly negligent or intentional
acts of County. If Developer should discover any hazardous materials, or any other materials subject to a
legal reporting requirement or corrective action, Developer will immediately notify the Nevada
Department of Environmental Protection and County of the same.

Indemnitors shall also indemnify, hold harmless and defend Indemnitees against any proceeding related
to any mechanic's lien, stop notice or other claim brought by a subcontractor, laborer or material supplier
who alleges having supplied labor or materials in the course of the construction or development of the
Site.

The indemnity obligations of Indemnitors under this Section will survive any termination of this
Declaration. In the event that any Indemnitee incurs any actual, reasonable expenses for claims or losses
described in this Section, such County Indemnitee shall have a right to charge said expenses made in good
faith to the Indemnitors. An itemized statement of expenses shall be prima facie evidence of the fact and
extent of the indemnity obligation of the Indemnitors.

SECTION X- NOTICES

Except in the case of notice of default under this Declaration, notices due to Developer hereunder shall
be deemed delivered two (2) days after being placed in the United States mail, postage pre-paid,
addressed to the Developer as follows:

Developer:
Todd Stratton
Kavison Homes
8975 S. Pecos Road, Suite 6C
Henderson, NV 89074
With a copy to:

Kaempfer Crowell
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Attn: Bob Gronauer
1980 Festival Plaza Drive, Suite 650
Las Vegas, NV 89135

insomuch as title or leasehold interest to the Site has been transferred via foreclosure, deed in lieu of
foreclosure, or other similar means, notice may be sent to the address used for the mailing of Site tax bills
or other similar official government records as well as care of the then Developer at any leasing office for
the Site.

Notices due the County shall be in writing and must be personally delivered or placed in the United States
mail. Notices to the County delivered via the mail must be delivered via certified mail with return receipt
requested and will be deemed delivered upon signature of a County representative. Notices to the County
should be addressed as follows:

Clark County Community Housing
500 S. Grand Central Pkwy., 6" Floor
Las Vegas, NV 89155

SECTION X1 - MISCELLANEOUS PROVISIONS

1) interpretation: This Declaration shall not be merged with any subsequent agreement between
the County and Developer, including, but not limited to, the DA or regulatory agreements related
to the Site. Any question or dispute regarding the interpretation of the terms of this Declaration
shall be decided by the County in its reasonable discretion. The County’s decision, if reasonable,
shall be final and binding. In the event of a conflict between this Declaration, the DA and any
associated documents, and/or the regulatory agreements, the County reserves the right to
resolve the conflict and determine which provision will take precedence. In general, the more
restrictive provision will apply.

2) Applicable Law: This Declaration shall be construed and interpreted in accordance with Nevada
law. In the event of legal action resulting from a dispute hereunder, the parties agree that the
State and federal courts of the State of Nevada shall have jurisdiction and that the proper forum
for such action shall be Clark County, Nevada.

3) Amendments: This Declaration may be modified or amended only with the written consent of
the County. Any such executed document is to be duly recorded in the official records of Clark
County.

4) Headings and Pronouns: The headings of the paragraphs in this Declaration are for convenience
only and do not affect the meanings or interpretation of the contents. Where appropriate, all
personal pronouns used herein, whether used in the masculine, feminine, or neutral gender, shall
include all other genders, and singular nouns used herein shall include the plural and vice versa.

5) Severability: If any provision of this Declaration shall be held to be invalid or unenforceable for
any reason, the remaining provisions shall continue to be valid and enforceable. If a court finds
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that any provision of this Declaration is invalid or unenforceable, but that by limiting such
provision it would become valid and enforceable, then such provision shall be deemed to be
written, construed, and enforced as so limited.

6) Authority: Except as otherwise provided herein, at any time during the term of this Declaration,
whenever any approval or notice by the County is required under this Declaration, or whenever
any action by the County is required or permitted, the Clark County Community Housing
Administrator, its successor or its authorized delegate, shall have the power and right to approve,
give notice ar act on behalf of the County, as the case may be.

[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, this Declaration has been executed by the duly authorized representative of the
County on the date set opposite his signature below.

DECLARANT:

COUNTY:

CLARK COUNTY, NEVADA

By -
TicR«ﬁegerblom, Chair

ATTEST:

Lylﬁ arieG&ya / )

Cant Clerk —

Approved ay'to form:

A M. Ty FO5~D
Deputy District Attorney

STATE OF NEVADA )
) ss.
COUNTY OF CLARK )

The foregoing instrument was acknowledged before me this 7'”1 day of Awruﬂf -,
2024, by Tick Segerblom, Chair of Clark County Board of County Commissioners, Hevada, on
behalf of the County.

S. WOHLBRANDT %%bg
Notary Public, State of Nevada
No. 20-1206-01

ﬂ‘ Exp. Sept. 23, 2024
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EXHIBIT G



FINANCIAL PLAN

In lieu of the attachment, the finance plan will be supplemented in accordance with Section 7.2.



EXHIBIT H



Development Cost Schedule

Cactus Trails Parcel

Clark County Community Land Trust

Instructions: Complete all cells highlighted in green

Number of Units 210
Identify of Interest Between Developer and
General Contractor? (Select Yes or No) Yes
Total Per Unit
CONSTRUCTION CONTRACT
Site Work (2) $9,786,000 $46,600
House/Garage Construction (3) $29,045,150 $138,310
General Conditions (Incl. Supervision) $900,000 $4,286
Contingency $0 $0
Contractor Profit & Overhead See below $0 $0
Builders Risk Insurance $85,000 $405
Offsite Bond Fees $65,000 $310
LVVWD Meter Fees $1,504,000 $7,162
Total Constr. Contract $41,385,150 $197,072
LOCAL IMPACT FEES/PERMITS $430,000 $2,048
SOFT COSTS
Architect (Design, Construction Superv.) $75,000 $357
Civil Engineer $120,000 $571
Preconstruction Geotechnical $5,000 $24
Construction Geotechnical $143,000 $681
General Liability Insurance $45,000 $214
Construction Loan Finance $3,573,000 $17,014
Marketing/Advertising $250,000 $1,190
Legal $45,000 $214
Survey Staking $130,000 $619
Structural/Mechanical Engineer $65,000 $310
Soils Report $8,000 $38
Dust Permit $2,000 $10
Civil Plans Submission Fees $2,500 $12
NV Energy Consulting $5,500 $26
Truss Calculations $7,000 $33
Total Soft Costs $4,476,000 $21,314
TOTAL DEVELOPMENT COSTS $46,291,150 $220,434
DEVELOPER FEE/PROFIT (5) $6,000,000 $28,571
Developer Fee as a % of TDC 14.20%
TOTAL PROJECT COSTS $52,291,150 $249,005
MAXIMUM AFFORDABLE SALES PRICE (4) $0
REQUESTED SUBSIDY F/ CLARK COUNTY $52,291,150 $249,005

Notes:

(1) Off-Site Work includes all backbone infrastructure for the overall project: streets, sidewalks, bikeways,

(2) Site work includes all work on individual parcels.

(3) Equals Total House/Garage Construction Cost from Exhibit C-2

(4) Insert per unit maximum sales price from RFP.

(5) There shall be no additional compensation to the developer for the: overhead, salaries and benefits,

mark-ups, or administrative fees of third-party contractors.




EXHIBIT I



INCOME LIMITS, MAXIMUM ADDORDABLE SALES PRICE
DEFINITIONS AND CALCULATIONS

The Affordable Sales Price is calculated as follows:

1.

“Monthly Affordable Housing Expense” shall be calculated as one-twelfth of 35% of Area
Median Income for the Las Vegas-Henderson-Paradise MSA as published by the United States
Department of Housing and Urban Development (“HUD?), or successor index, for the year of
sale adjusted by by household size according to the number of bedrooms in the unit as listed
below (“Occupancy Standard)” using the following HUD household size adjustment factors (1
person=0.7, 2 persons=0.8; 3 persons=0.9; 4 persons=1.0; 5 persons=1.08) multiplied by the
percent of Area Median Income (e.g. 80%):

Studio unit: household size of two persons
One-bedroom unit: household size of two persons
Two-bedroom unit: household size of three persons
Three-bedroom unit: household size of four persons
Four-bedroom unit: household size of five persons

The following monthly costs are deducted from Monthly Affordable Housing Expense as
calculated or estimated by the County at the time of sale:

Property taxes;

Property insurance;

Owner association dues and/or landscape maintenance district fees, if applicable; and
Owner Ground Lease Fee, in an amount specified in the Homebuyer Ground Lease.

aec o

The result of the calculations above will be the “Affordable Monthly Mortgage Payment”. The
“Affordable Mortgage” will be determined based on the Affordable Monthly Mortgage
Payment and prevailing interest rates at the time of sale for a 30-year, fixed interest-rate
mortgage. Prevailing interest rates shall equal the Freddie Mac Primary Mortgage Market
Survey weekly average at the time of the calculation or other successor index selected by the
County.

a. The Affordable Sales Price will equal the Affordable Mortgage plus a 5% Owner down
payment.

b. In the event such income limits are no longer published by HUD or have not been
updated for a period of at least eighteen (18) months, the County may use or develop
such other reasonable method as it may choose in-order to determine the median yearly
igcome in Clark County.



Maximum Affordable Sales Price

50% AMI to 100% AMI
Clark County, Nevada
4/10/2024

sumpti
HUD Megian Income at Time of Purchase (1)
Affordable Housing Expense As a % of Income

Household Size (for calculation of home price)

$87,800

35%

1 Person Per BR Plus 1

Monthly Landscape Maintenance District Fee/Lease Fee $50 Per Month
Monthly Property Insurance {Allowance) $100 Per Manth
Property Tax Rate (Applied to AV/Affordable Sales Price) (2) 1.00% of AHP/AV
Est. Morigage Interest Rate at Time of Purchase 7.00%
Term (Years) 30
Buyer Downpayment {% of Sales Price) 5.00%
2 3 Bedroom edroo 5 Bedroom
| Assumed Household Size 3 Person HH 4 Person HH 5 Person HH & Person HH
HUD Household Size Adjustment Factor (1) 09 1.0 1.08 1.16
50
[Annual Income Limit (1) $39,510 $43,200 $47.412 $50,924
Affordable Monthly Housing Expense $1,152 $1,280 $1,383 $1,485
Less: Landscape Maintenance District Fee/Lease Fee {350} ($50) (350) {$50)
Less: Property Insurance (3100} (3100) {$100) ($100)
Less: Property Taxes (2) ($117) ($132) (8144) ($156)
Available for Monthly Mortg. Principal and Interest $885 $998 $1,089 $1,180
Supportable Morigage $133,060 $150,057 $163,735 $177,288
Plus: Downpayment @ $7,005 $7,900 $8,620 $9,330
Sales Price (| ded| $140,100 $158,000 $172,400 $186,600
60% of Medjan
Annual Income Limit (1) $47,412 $52.880 $56,894 $61,109
Affordable Monthly Housing Expense $1,383 $1,537 $1,659 $1,782
Less: Landscape Maintenance District Fee/Lease Fee {$50) ($50) ($50) {$50)
Less: Property Insurance {$100) {$100) ($100) (8100}
Less: Property Taxes (2} {8144) (8162) ($176) (8190}
Available for Monthly Mortg. Principal and Interest $1,088 $1,225 $1,333 $1,442
Suppartable Mortgage $163,735 $184,189 $200,398 $216,731
Plus: Downpayment @ $8,620 $9,695 $10,545 $11,405
Sales Price { $172,400 $193,900 $210,900 $228,100
70% of Median
/Annual Income Limit (1) $55,314 $61,460 $66,377 $71,294
Affordable Monthly Housing Expense £1,613 $1,793 51,936 $2,079
Less; Landscape Maintenance District Feefl ease Fee {$50} {$50) {$50) {550}
Less: Property Insurance {$100} (5100) ($100) ($100)
Less: Properly Taxes (2) {3170} ($191) ($208) ($225)
Available for Monthly Mortg. Principal and Interest $1,283 $1,452 $1,578 81,704
Supportable Mortgage $194,285 $2158,184 $237,173 $256,162
Plus: Downpayment @ $10,225 $11,485 $12,485 $13,485
Sales Price { ) $204,500 $229,700 $249,700 $269,600
80% of Median
Annual iIncome Limit (1) $63,216 $70,240 $75,859 $81,478
Affordable Monthly Housing Expense $1,844 $2,049 $2,213 $2,376
Less: Landscape Maintenance District FeefLease Fee ($50) ($50) ($50) {350}
Less: Property Insurance {$100) ($700) ($100) (5100}
Less: Property Taxes (2) (3197) ($221) ($240) ($259)
Available for Monthly Mortg. Principal and Interest $1,497 $1,678 $1,823 $1,967
PP $224,960 $252,179 $273,981 $295,605
Plus: Downpayment @ $11,840 $13,275 $14,420 $15,560
le Sales Price (| d) $236,800 $265,500 $288,400 $311,200
100% of Median
Annual Incame Limit {1} $79,020 $87,800 $94,824 $101,848
Affordable Menthly Housing Expense $2,305 $2,561 32,766 $2,971
Less: HOA (850) ($50) ($50) ($50)
Less: Property Insurance {3100) ($100) {$100) {$100)
Less: Property Taxes (2) (5251) ($281) ($305) ($329)
Available for Mortg. Principal and Interest §1,904 $2,130 $2,311 $2,492
Suppartable Mortgage $286,186 $320,180 $347,328 $374,628
Plus: Downpayment @ $15,060 $16,850 $18,285 $19,715
Sales Price (| } $301,200 $337,000 $365,700 $394,300
[Summary of Affordable Sales Prices |
50% of Median $140,100 $158,000 $172,400 $186,600
60% of Median $172,400 $193,900 $210,900 $228,100
T0% of Median $204,500 $229,700 $249,700 $269,600
#0% of Median $236,800 $265,500 $288,400 $311,200
100% of Median $301,200 $337,000 $365.700 $394,300

(1) Annual income limits calculated my multiplying the HUD Area Median Income for Las Vegas-Henderson-Paradise NV MSA for 2024 by the appropriate HUD household

size adjustment factor (0.9 for a 3-person

Id, 1.0 for a 4-p

h 1.08 for a 5-p:

HH and 1.16 for a §-person HH) multiplied by the AMI percentage.

{2) Property taxes are calculated by applying the estimated property tax rate by the affordable sales price, assuming the home is assessed at the affordable sales prices.

Source: Clark County Community Land Trust
Updated annually as HUD incomes change
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SCOPE OF DEVELOPMENT
Site Plan
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EXHIBIT K



CLARK COUNTY CACTUS TRAILS
SCHEDULE OF PERFORMANCE

BLOCK SCHEDULE
PHASE 1 ( 74 LOTS) WEEKS CONSTRUCTION STARTS (74 LOTS) CONSTRUCTION FINISH
GRADING 1THRU 6
SEWER 7THRU 12
WATER 13 THRU 18 UNITS 1-20
STORM DRAIN 13 THRU 18
GAS 19 THRU 24
CROSSINGS WEEK 25 UNITS 21-40
CURB-GUTTER 26 THRU 28
BLOCK WALLS 24 THRU 28
POWER /SL 29 THRU 34 UNITS 41-74
SIDEWALK 35 THRU 36
LANDSCAPE 36 THRU 40
PAVING 39 THRU 40
NVE ENERGIZE 41 UNITS 1-20
42
43 UNITS 21-40
44
45 UNITS 41-74
PHASE 2 TO START ONCE 45 LOTS SOLD UNIT 1
PHASE 2 (74 LOTS) WEEKS CONSTRUCTION STARTS (74 LTS) CONSTRUCTION FINISH
GRADING DONE WITH PHASE 1
SEWER 1THRUS
WATER 6 THRU 11
STORM DRAIN 6 THRU 11
GAS 12 THRU 17 UNITS 1-20
CROSSINGS WEEK 18
CURB GUTTER 19 THRU 20 UNITS 21-40
BLOCK WALLS 18 THRU 21
POWER S/L 20 THRU 25
SIDEWALK 26 THRU 27 UNITS 41-74
LANDSCAPE 28 THRU 32
PAVING 30 THRU 32
33 UNITS 1-20
34
35
36 UNITS 21-40
37
38
39
40 UNITS 41-74




BRIDGE STARTED WEEK 25 OF PHASE 2

PHASE 3 ( 62 LOTS) WEEKS CONSTRUCTION STARTS CONSTRUCTION FINISH
BRIDGE 1THRU S
GRADING 6 THRU 11
SEWER 12 THRU 15
WATER 16 THRU 20
STORM DRAIN 16 THRU 20 UNITS 1-20
GAS 21 THRU 24
CROSSINGS 21 THRU 24
CURB GUTTER 25 THRU 26 UNITS 21-40
BLOCK WALLS 21 THRU 25
POWER S/L 27 THRU 30
SIDEWALK 31THRU 32 UNITS 41-62
LANDSCAPE 33 THRU 35
PAVING 35 THRU 36
37 UNITS 1-20
38
39
40 UNITS 21-40
41
42
a3 UNITS 41-62
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United States Department of the Interior

BUREAU OF LAND MANAGEMENT
Nevada State Office
1340 Financial Boulevard
Reno, Nevada §9502-7147
https://www.blm.zov/nevada

In Reply Refer To:

2710 (NV930) I SEP 2 S 2022

EMS TRANSMISSION
Instruction Memorandum No. NV-2022-025
Expires: 9/30/2025

To: District Managers, Field Manage

From: State Director, Nevad ﬁ

Subject: Availability of Revised Nevada Guidance on Procedures for Affordable Housing
Disposals and Fiscal Year 2023 Price for Affordable Housing Land Disposals

Program Area: Southern Nevada Public Land Management Act of 1998 (Public Law 105-263)
(SNPLMA).

Purpose: This Instruction Memorandum (IM) announces the availability of the “Procedures for
Affordable Housing Disposals” (Nevada Guidance) and establishes the price that will be charged
for affordable housing disposals completed in fiscal year (FY) 2023.

Administrative or Mission Related: Mission related

Policy/Action: The Nevada State Office released the “Policy and Procedures for Affordable
Housing Disposals” document via IM NV-2006-067 on August 8, 2006. Effective immediately,
all BLM Nevada district offices will replace this document with the attached Nevada Guidance
for new nominations for affordable housing disposals to government entities eligible to receive
discounted public lands pursuant to SNPLMA Section 7(b) statewide in Nevada. Nominations
that are currently being processed will continue to follow the 2006 guidance document including
the pricing schedule.

Starting in FY 2023, BLM Nevada district offices will process nominations from state or local
government entities for affordable housing disposals using the less than fair market value (FMV)
price of $100.00 per acre. This non-market-based price is reflective of the need to reduce the
overall price of public land for affordable housing projects to the lowest amount practicable. The
sale price will be evaluated annually and revised, as necessary.

Timeframe: This policy is effective immediately.

Budget Impact: None.

INTERIOR REGIONS 8 & 10 « LOWER COLORADO BASIN & CALIFORNIA-GREAT BASIN

ARIZONA, CALIFORNIA, NEVADA, OREGON"
PARTIAL



Background: In 2006, the BLM and the U.S. Department of Housing and Urban Development
(HUD) developed the “Policies and Procedures for Affordable Housing Disposals” document for
use statewide by the BLM district offices. That document contemplated a program where after a
local jurisdiction submitted a nomination to the BLM for public land to be sold for a specified
affordable housing project:

e The BLM would consult with HUD and HUD would indicate to the BLM whether it
recommended that the BLM proceed with the land disposal for the project; and,

e The BLM would convey Eligible Land to the local jurisdiction for less than FMV, then
the local jurisdiction would transfer ownership of the land to a private developer for
construction and management of the project.

Beginning in September 2021, the BLM and HUD reviewed the 2006 guidance for applicability
within the current operations of both agencies. In preparing this revision, the BLM discussed the
2006 guidance with local jurisdictions (proponents), private developers, affordable housing
partners, and HUD and identified issues that it intends to address with this revised guidance
document. In particular, the BLM and its partners are concerned about:

1) The length of time between when a nomination is submitted by a proponent and when the
BLM issues a conveyance document;

2) Issues related to developers securing funding for construction;

3) Allowing a mix of affordable living units, market-rate living units, and non-housing uses,
including commercial use, within affordable housing projects as regularly occurs within
projects that are not related to SNPLMA Section 7(b);

4) How ownership and use of conveyed lands by developers or other private entities will be
regulated after the BLM conveys the land to a proponent.

Multiple aspects of the 2006 guidance were identified as no longer being consistent with agency
goals. Several sections of the 2006 guidance have been revised including when periods of
affordability are needed, when affordable housing projects must be completed, how the mix of
market-rate and affordable living units are determined, the manner in which non-housing uses
will be allowed on conveyed lands, how the BLM will consult with HUD, how the long-term use
of the property for affordable housing will be regulated, and how the less-than-FMV sale price
will be determined by the BLM.

Per Section VI of the Nevada Guidance, the BLM Nevada State Director has determined the sale
price for affordable housing for Fiscal Year 2023 (October 1, 2022 —September 30, 2023). To the
extent practicable, the sale price for affordable housing land disposals will be reduced to the
lowest level sustainable by the BLM; however, due to changing budgetary conditions, this price
will be evaluated annually and revised based on funding conditions.

Manual/Handbook Sections Affected: None

Coordination: This IM has been coordinated with the Nevada BLM district offices and the HQ-
350 Lands Division.



Contact: If you have questions or concerns regarding this IM, contact Matt Simons, Nevada
State Office Lands and Realty Program Lead at (775) 861-6474.

Attachment
1 — Procedures for Affordable Housing Disposals
2 — Example patent for affordable housing land disposals



PROCEDURES FOR AFFORDABLE HOUSING DISPOSALS
Southern Nevada Public Land Management Act

L Purpose.

The purpose of this document is to provide guidance to all Bureau of Land Management (BLM)
district offices in Nevada for processing Nominations for public land for Affordable Housing
pursuant to Section 7(b) of the Southern Nevada Public Land Management Act of 1998, as
amended (SNPLMA). SNPLMA Section 7(b) authorizes the BLM, in consultation with the U.S.
Department of Housing and Urban Development (HUD) to convey public land under the
authority of Section 203 of the Federal Land Policy and Management Act of 1976, as amended
(FLPMA), for less than fair market value (FMV) to facilitate the development of Affordable
Housing within the State of Nevada. HUD intends to provide any required consultation but does
not administer the conveyance of public land for Affordable Housing under SNPLMA Section
7(b) or FLPMA.

Section 7(b) of the Southern Nevada Public Land Management Act (112 Stat. 2343):

The Secretary [of the Interior), in consultation with the Secretary of Housing and
Urban Development, may make available, in accordance with Section 203 of the
Federal Land Policy and Management Act of 1976, land in the State of Nevada at
less than fair market value and under other such terms and conditions as s/he may
determine for affordable housing purposes. Such lands shall be made available
only to State or local governmental entities, including local public housing
authorities. For the purposes of this subsection, housing shall be considered to
be affordable housing if the housing serves low-income families as defined in
Section 104 of the Cranston-Gonzalez National Affordable Housing Act (42

US.C. 12704).

Section 104 of the Cranston-Gonzalez National Affordable Housing Act (42 U.S.C. §
12704):

(10) The term “low-income families” means families whose incomes do not
exceed 80 percent of the median income for the area, as determined by the
Secretary [of Housing and Urban Development] with adjustments for smaller and
larger families, except that the Secretary may establish income ceilings higher or
lower than 80 percent of the median for the area on the basis of the Secretary's
findings that such variations are necessary because of prevailing levels of
construction costs or fair market rents, or unusually high or low family incomes.

This document is meant to align the functions of the BLM and HUD to improve the consistency
of how SNPLMA Section 7(b) is implemented statewide in Nevada. Building a community that
is accessible to Low-Income Families is complex and requires cooperation between federal,
state, and local partners. The following guidance does not anticipate all variables that may be
present for each Affordable Housing-related land disposal request. BLM district office
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personnel should coordinate with the Nevada State Office if there are questions or unique
circumstances that affect a Nomination.

Il Background.

In 2006, the BLM and HUD developed the “Policies and Procedures for Affordable Housing
Disposals” document for use statewide by the BLM. That document contemplated a program
where after a local jurisdiction submitted a Nomination to the BLM for public land to be sold for
a specified Affordable Housing project:

e The BLM would consult with HUD and HUD would indicate to the BLM whether it
recommended that the BLM proceed with the land disposal for the project; and,

¢ The BLM would convey Eligible Land to the local jurisdiction for less than FMV, then
the local jurisdiction would transfer ownership of the land to a private developer for
construction and management of the project.

The procedures in the 2006 guidance were used four times within the SNPLMA Disposal
Boundary in Clark County between 2006 and 2022. Beginning in September 2021, the BLM and
HUD reviewed the 2006 guidance for applicability within the current operations of both
agencies. In preparing this revision, the BLM discussed the 2006 guidance with local
jurisdictions (Proponents), private developers (Developers), affordable housing partners, and
HUD and identified issues that it intends to address with this revised guidance document. In
particular, the BLM and its partners are concerned about:

1) The length of time between when a Nomination is submitted by a Proponent and when
the BLM issues a Conveyance Document;

2) Issues related to Developers securing funding for construction;

3) Allowing a mix of affordable Living Units, market-rate Living Units, and non-housing
uses, including commercial use, within Affordable Housing projects as regularly occurs
within projects that are not related to SNPLMA Section 7(b);

4) How ownership and use of Eligible Lands by Developers or other private entities will be
regulated after the BLM conveys the land to a Proponent.

Multiple aspects of the 2006 guidance were identified as no longer being consistent with agency
goals. Several sections of the 2006 guidance have been revised including when periods of
affordability are needed, when Affordable Housing projects must be completed, how the mix of
market-rate and affordable Living Units are determined, the manner in which non-housing uses
will be allowed on Eligible Lands, how the BLM will consult with HUD, how the long-term use
of the property for Affordable Housing will be regulated, and how the less-than-FMYV sale price
will be determined by the BLM.

Under the 2006 guidance, the BLM included a period of affordability in Conveyance Documents
requiring that the land be used for Affordable Housing for a specified period ranging from 15-40
years. [fthe land were not used for such purposes during that period, at the option of the United
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States, the land would either revert to the United States or the United States would require
payment by the landowner to the United States of the FMV of the land. Conveyance Documents
also required that construction of the Affordable Housing project begin within 5 years of the date
of conveyance and included a similar reverter if the land was not so used by that time. Because
Affordable Housing projects typically require investment from both public and private sources,
the 2006 guidance contemplated that the Proponent would immediately transfer the land to a
Developer for construction and management but that the Proponent would be responsible for
oversight and compliance with all applicable rules and regulations. These responsibilities were
described in a Disposition and Development Agreement (DDA) between the Proponent and the
Developer prior to the BLM conveying the land.

The period of affordability reverter clause included in SNPLMA Section 7(b) patents has been
identified as an issue because it may create problems with securing funding which also delays
project approval. Accordingly, for purposes of this revision, the BLM no longer anticipates that
such terms will be typically included in Conveyance Documents issued under this guidance
document. Instead, the BLM will require that the Affordable Housing project be ready for
residential occupancy within 5 years from the date of conveyance and that there is an effective
DDA in place to regulate the use of the Eligible Land to ensure an appropriate quantity of Living
Units are available to Low-Income Families. The DDA will not be required to be in effect prior
to issuing a Conveyance Document; however, the Proponent and Developer must work diligently
to finalize the document prior to residential occupancy.

Additionally, the 2006 guidance prohibited all uses of the Eligible Land besides residential use.
Up to 50 percent of living space, now quantified as Living Units, was required to be dedicated to
Affordable Housing and the remaining living space could be rented for market rate provided full
FMV were paid for the portion of Eligible Land with market rate units. Discussion with the
partners and HUD showed that it is uncommon for projects to have a full prohibition on non-
residential uses of the land. Essential services like grocery stores, restaurants, convenience
stores, and other supportive services may need to be constructed if they do not exist near the
Affordable Housing project. Residential housing that does not have these essential services
nearby makes it harder for residents to effectively live there. In addition, the BLM would be
required to complete new cadastral survey work to identify areas where full FMV was paid for
the land. Accordingly, for purposes of this revision, the BLM no longer anticipates the need to
prohibit non-residential housing uses provided a large percentage of the Eligible Land is
dedicated to constructing affordable Living Units and appropriate amenities. To offset the
potential reduction in Living Units, the BLM will now require a higher percentage of the Living
Units be available to only Low-Income Families. In addition, the BLM will no longer require
payment of full FMV for portions of the Eligible Land that are not specifically dedicated to
housing Low-Income Families provided the use of the land directly benefits the Low-Income
Families that live there.

Last, the 2006 guidance requires completion of a market value appraisal as a component of
determining the sale price, which was seen as a potential delay to issuing Conveyance
Documents. The 2006 guidance provided that the sale price would be a percentage discount of
the FMV based on the targeted median income category for the project. The discount percentage
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would be administratively applied by the BLM after the FMV was determined through a market
value appraisal that is approved for federal government use by the AVSO. Requiring an
appraisal caused delays in publishing NORAs because internal review of NORAs by the BLM
Headquarters and Department of the Interior normally cannot commence without the FMV and
discounted sale price. Appraisals are the last task completed prior to routing a NORA for
publication and typically take a minimum of 180 days for the AVSO to complete. Although the
sale prices for most land sales completed by the BLM are based on appraisals, SNPLMA Section
7(b) does not require the sale price be based on appraised value and the percentage discount has
been determined to be something not supported by policy conditions. Accordingly, this guidance
updates how BLM will determine the sale price.

Affordable Housing Developments are typically funded through a complex financing structure
that predominately consists of public/subsidized funds and most always have “funding gaps” that
must be filled to complete the project with the target number of Living Units to serve the
proposed income level/s. If sufficient funding is not obtained, then rents must be set for higher
income levels or Living Units/amenities scaled back. The cost of land is a factor in all
Affordable Housing Developments and directly affects the ability of a proposed project to serve
proposed resident income level/s.

For land sales pursuant to SNPLMA Section 7(b), the objective of the BLM is not to collect
FMV for the Eligible Land; the objective is to make land available to a Proponent for a price that
is reflective of the needs of Affordable Housing. The sale price must also take into consideration
the financial effects that the SNPLMA program can absorb at any given time; therefore, the sale

price for a given Nomination must also be reflective of funding constraints that the BLM must
work within.

IIl.  Acronyms and Definitions.
a. Acronyms

1. AVSO: U.S. Department of the Interior, Appraisal and Valuation Services Office,
or its equivalent federal office

2. BLM: U.S. Department of Interior, Bureau of Land Management

3. CPD: U.S. Department of Housing and Urban Development, Office of
Community Planning and Development

4. DDA: Disposition and Development Agreement
5. DTS: BLM Document Tracking System
6. FMV: Fair Market Value
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7. FLPMA: Federal Land Policy and Management Act of 1976, as amended, (43
U.S.C. §1713)

8. HUD: U.S. Department of Housing and Urban Development
9. NORA: Notice of Realty Action
10. PHA: Public Housing Authority

11. SNPLMA: Southern Nevada Public Land Management Act of 1998, as amended,
(Pub. L. No. 105-263)

. Definitions

1. Affordable Housing means residential housing and appropriate amenities that
serves Low-Income Families, consistent with the Cranston-Gonzalez National
Affordable Housing Act (42 U.S.C. § 12704).

2. Affordable Housing Development means residential housing constructed and
operated to serve Low-Income Families subject to operating agreements, deed
restrictions, financial guarantees, and other protective measures that will be
enforced by a Proponent with jurisdiction. For the purposes of this guidance, an
Affordable Housing Development may also be referred to as a “project.”
Affordable Housing Developments can include either “for rent” or “for sale”
development.

3. Authorized Officer means any employee of the BLM who has been delegated the
authority to perform the duties required to complete land sales. The BLM will
inform the Proponent who the Authorized Officer is for each action when
requested.

4. Certificate of Occupancy means approval by a state or local government entity
with jurisdiction for residential occupancy of an Affordable Housing
Development after completion and approval of all permitted work. For the
purposes of this guidance, all permitted Living Units and structures must be
covered by one or more Certificates of Occupancy before the Reversion Clause
described in Section VII(a) will be considered terminated by the BLM.

5. Convevance Document means a patent, quitclaim deed, or other document of
conveyance issued by the BLM pursuant to FLPMA Section 203 to convey land

out of federal ownership.

6. Developer means a party that is not a Proponent and oversees construction and/or
operation of an Affordable Housing Development.
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7. Disposition and Development Agreement means a binding agreement between a
Proponent and a Developer that describes how the two parties will work together
to use the Eligible Land in compliance with SNPLMA Section 7(b) and applicable
affordable housing regulations. A DDA will include the affordability period
required by the Proponent and will contain land use restrictions that the Developer
must follow during the long-term use of the Eligible Land for Affordable
Housing, including the potential remedies for correcting violations.

8. Eligible Land means public land, as defined by FLPMA Section 103(e) and 43
CFR 2710.0-5(a), that is within the SNPLMA Disposal Boundary or that the BLM
has identified in a land use plan as meeting one of the disposal criteria described
in FLPMA Section 203 that the BLM can convey pursuant to SNPLMA Section

7(b).

9. Living Unit means a single-family house or apartment used to provide long-term
living accommodations for a Low-Income Family in a permanent building or
structure, including apartment complexes, duplexes, and multiplexes. For the
purposes of this guidance, “Living Unit” is used instead of “living space” because
the percentages described in Section IV{c) will be evaluated based on the quantity
of houses or apartments rather than square footage.

10. Low-Income Families means families whose incomes do not exceed 80 percent of
the Area Median Income, as determined annually, by the Secretary of HUD, or as
otherwise defined by the Secretary of HUD pursuant to 42 U.S.C. § 12704.

11. Nomination means the assembly of documents and supporting information that
the Proponent submits to the BLM, including, but not limited to, official
correspondence from a Proponent requesting Eligible Land, maps, reports,
schedules, geospatial data, and other information.

12. Proponent means the State or Local Governmental Entity, including public
housing authorities, which nominates a project proposal requesting to purchase
public land for Affordable Housing pursuant to SNPLMA Section 7(b).

13. Reversion Clause means terms, conditions, or clauses in a Conveyance Document
that allow the United States to revert title if a deed condition has been violated.

14. SNPLMA Disposal Boundary means the area within which the BLM is authorized
to dispose of lands as described in SNPLMA Section 4(a), pending future
amendments.

15. SNPLMA Implementation Agreement means the document that establishes
policies, procedures, and business rules for implementation of SNPLMA, as
amended. The SNPLMA Implementation Agreement can be obtained at:
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https://www.blm.gov/programs/lands-and-realty/nevada/snplma

16. State Director means the State Director of the BLM in Nevada. The State
Director has final approval authority for implementing the provisions of this
guidance. The State Director retains the authority to approve waivers of specific
requirements under this document when it is deemed warranted.

17. State or Local Governmental Entity means any Nevada state, county, or city
governmental entity, including PHAs.

IV.  Objectives.

The BLM aims to expeditiously convey Eligible Land for Affordable Housing when requested
by a Proponent. Eligible Lands may be requested for the development of multifamily or single-
family projects with Living Units to be offered as either “for rent” or “for sale.” The emphasis
for any Affordable Housing Development should be to maximize housing, i.e., Living Units and
appropriate amenities, over space for non-housing uses. Conveyance Documents will contain
appropriate terms and conditions specific to the type of Affordable Housing Development that is
proposed, to ensure the Eligible Land is used for Affordable Housing with consideration given to
the financial or regulatory constraints of the Proponent and their Developer. The Proponent may
be required to enter into an agreement with the BLM, separate from the Conveyance Document,
that outlines how the Eligible Land will be used for Affordable Housing and the potential
remedies if the land is not used for this purpose.

Only public land identified as suitable for disposal in an applicable BLM land use plan or by
special legislation is eligible to be sold pursuant to SNPLMA Section 7(b). For public land
within the SNPLMA Disposal Boundary, the procedures for land sales that are described in the
current SNPLMA Implementation Agreement shall apply, including a joint selection
determination that applies to the Eligible Land. Eligible Lands shall be sold only after a
Proponent submits a Nomination to the BLM with adequate supporting documentation for a
proposed Affordable Housing Development, including a development schedule detailing the
completion of all planned Living Units within 5 years of the date that the BLM conveys said land
to the Proponent.

a. The preferred method of sale pursuant to SNPLMA Section 7(b) will be direct sale;
however, the BLM, at its discretion, may use any lawful method of sale available
including competitive or modified competitive sales. All direct sales must be
conducted in accordance with the provisions of 43 CFR 2711.3-3(a) and Instruction
Memorandum (IM) NV-2021-025 (Nevada Lands and Realty Sale Policy).

b. When requested by the Proponent, Conveyance Documents may be issued prior to a
final DDA being in effect for the proposed Affordable Housing Development. Early
issuance of Conveyance Documents will be limited to facilitating a competitive
process the Proponent will undertake to secure a Developer or when the
financial/regulatory constraints of the Proponent are time sensitive. The BLM, in its
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sole discretion, will not issue Conveyance Documents until the Proponent provides
evidence to show that they can develop, or facilitate the development of, the proposed
Affordable Housing Development within 5 years and maintain oversight over the use
of the Eligible Land.

. To be considered in conformance with SNPLMA Section 7(b), an Affordable

Housing Development must commit a minimum of 80 percent of the Eligible Land,
based on federal record acreage of the legal land parcel/s, to Living Units and
amenities, regardless of the income level/s served. For mixed income projects that
will include market-rate Living Units, a minimum of 80 percent of the total Living
Units must be priced appropriate to Affordable Housing for Low-Income Families.

Sale acreage will generally not be limited in size except that the Proponent must
adequately describe in the Nomination how the land will be developed to receive a
Certificate of Occupancy within the period allowed by the BLM. If a parcel of
Eligible Land is requested that cannot be fully developed within 5 years and the
Nomination adequately describes how the Proponent will complete the proposed
project without a break in construction, a longer period to receive a Certificate of
Occupancy for the project may be approved by the BLM.

The percentage of Eligible Land dedicated to amenities for residents, rather than
Living Units, can vary to meet the needs of the residents who will live in the
Affordable Housing Development. The emphasis of any Affordable Housing
Development should be housing; however, the comfort and quality of life of residents
should not be given lesser consideration for the sake of constructing more Living
Units.

. Non-housing uses (mixed-use) of the Eligible Land, including non-profit and for-
profit uses, will not be considered in conflict with SNPLMA Section 7(b) so long as
such uses benefit the Low-Income Families who live in the Affordable Housing
Development. The BLM, in consultation with HUD, and the Proponent will
determine during Nomination processing the types of non-housing uses that may be
allowed within the Affordable Housing Development.

The Proponent must describe in the Nomination how proposed non-housing uses of
the property will benefit the Low-Income Families who live there, and how the
Proponent will determine when certain uses are not allowable. The state or local
governmental entity with jurisdiction that will govern the authorized uses of the
Eligible Land must be identified in the Nomination and DDA.

. Public lands nominated for sale pursuant to SNPLMA Section 7(b) will not be
segregated from the operation of public land laws or reserved (set aside) from
applications for other uses (e.g. FLPMA Title III land use permits or Title V rights-
of-way) until the BLM publishes a NORA in the Federal Register. Should
segregation be considered necessary prior to publishing a NORA while the BLM
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considers the Nomination, the Proponent shall consult with the appropriate BLM
office.

V. Nomination.

The first step of processing land disposals pursuant to SNPLMA Section 7(b) is consideration by
the BLM, in consultation with HUD, of a Nomination submitted by an eligible Proponent. The
Proponent should contact the BLM district office that will process the land disposal request prior
to submitting a Nomination do discuss the feasibility of the land disposal and to work out the
details of how the Nomination should be submitted. BLM district offices are encouraged as time
and funding permit to work with Proponents and their Developers to identify and find solutions
to issues that may affect approval of Nominations. The provisions of 43 CFR 1822, Filing a
Document with BLM, shall apply to Nominations pursuant to SNPLMA Section 7(b). Per 43
CFR 1822.12, Nominations will be submitted to the BLM office having jurisdiction over the
Eligible Lands.

a. Nomination Contents:

The BLM will determine whether hard-copy or electronic copies of documents that
make up the Nomination package are required from the Proponent. Nominations
must include:

1. Name of the Proponent as it will appear on a Conveyance Document, the name of
the proposed Affordable Housing Development, and the name of the proposed
Developer, if applicable.

2. A legal description, based on official federal-authority survey records accepted by
the BLM, and the federal record acreage of the Eligible Land that conforms to the
federal Public Land Survey System. If the Proponent requests assistance from the
appropriate BLM district office, BLM personnel will assist Proponents with
preparing legal descriptions and determining federal record acreage as time and
staff availability permits.

If the Eligible Land cannot be described using accepted federal survey records at
the time of the Nomination, the parcel description may be based on a state
authority survey, filed in the appropriate county recorder’s office, to be approved
by the BLM for the purpose of defining the described parcel. Approval of state
authority surveys is at the sole discretion of the BLM.

3. Maps produced on a scale acceptable to BLM of the location of the land sought
for Affordable Housing. Nominations should include a topographic map, such as
a USGS 7.5-minute quadrangle, with notations for township, range, and section; a
BLM Master Title Plat or Supplemental Master Title Plat with the parcel/s of
Eligible Land depicted; and Assessor’s Parcel Map/s with the applicable land
parcels, including all recorded rights-of-way and easements, specifically
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identified by location and Assessor Parcel Numbers (APNs). Additional maps
may be requested by the BLM.

. A draft DDA that describes the proposed Affordable Housing Development,
including;

A. A description of the target income level’s of the resident population including
information sufficient to assess the qualification of the project according to
the definition of Low-Income Families. If the development involves a mix of
affordable and non-affordable housing categories, the Nomination should
include the percentage amount of Living Units committed for development in
each category and the affordability restrictions.

B. A narrative description of the objectives of the proposed Affordable Housing
Development; the involvement of the Proponent throughout the lifespan of the
project; and the name of the state or local governmental entity that will be
responsible for enforcing compliance with BLM affordability requirements.

C. A full description of any and all local rules and regulations pertaining to the
proposed Affordable Housing Development, including but not limited to land
use restrictions, zoning, and appliable development code provisions.

D. A site plan showing how the Eligible Land will be used to provide Living
Units, amenities, and other non-housing uses. If a site plan is not available at
the time of the Nomination, the Proponent must provide a detailed description
of the proposed site utilization including the estimated number of affordable
Living Units, planned amenities and supportive services facilities, and non-
housing uses to be allowed within the proposed Affordable Housing
Development.

E. A development schedule that includes receiving a final Certificate of
Occupancy for all planned Living Units within § years of the conveyance
date. For the purposes of this guidance, the BLM will consider construction
to be complete only after a final Certificate of Occupancy has been issued by
the governmental entity with jurisdiction that is responsible for certifying that
structures are ready for residential occupancy. The development schedule
must specify when the Conveyance Document is needed by the Proponent to
complete construction within the 5-year period.

. A list of all affordable housing assistance programs or other funding sources (if
any) to be used for the proposed Affordable Housing Development.

. Documentation regarding Proponent’s capacity and commitment to manage
Affordable Housing projects. '
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A. If the Proponent receives HUD formula (or other HUD grant) funding, it must
provide the following information:

i. A certification that the proposed project is consistent with the Proponent’s
Consolidated Plan, which has been acknowledged by HUD’s Office of
Community Planning and Development.

ii. A copy of the applicable Annual Action Plan acknowledged by HUD’s
local Office of Community Planning and Development, which includes
references to the proposed project.

iti. A copy the most recent Annual Performance Assessment issued by HUD’s
Office of Community Planning and Development finding that the
Proponent has “continuing capacity” to participate in HUD programs.

B. If the Proponent does not participant in HUD programs and does not produce
the plans described in (A)(i) and (ii) above, the entity must submit other
evidence of on-going capacity to oversee an Affordable Housing
Development,

The status of all Affordable Housing Developments that have been constructed on
Eligible Land conveyed by the BLM to the Proponent for Affordable Housing.
The Proponent must demonstrate that all land conveyed to it by the BLM for
Affordable Housing is being used for this purpose.

Any other information deemed necessary by the BLM or HUD for review of the
Nomination. The BLM will work with the Proponent to resolve unanswered
questions and to obtain missing information prior to submitting the Nomination to
HUD for consultation.

b. Evaluating Nominations:

1.

Once BLM is in receipt of a complete Nomination, the BLM will first determine
if the Nomination is for Eligible Lands to be conveyed pursuant to SNPLMA
Section 7(b), in accordance with applicable federal laws and regulations. If the
BLM determines that the Nomination is for public lands not eligible to be
conveyed pursuant to SNPLMA Section 7(b), the Nomination will be denied.

60-day Consultation with HUD: once the BLM determines that the Nomination
contains all necessary information and is in compliance with applicable federal
laws and regulations, the BLM will immediately forward a copy of the
Nomination to the HUD office located at:

U.S. Department of Housing & Urban Development
Las Vegas Field Office

Nevada Affordable Housing Guidance
Final Revision to 2006 version
October 2022

11



302 East Carson Street, 4" Floor
Las Vegas, Nevada 89101-5911
Attn: SNPLMA Nomination Processor

Within 60 calendar days of HUD's receipt of the Nomination from the BLM, it is
HUD’s intent to:

A. Confirm to the BLM the Proponent’s capacity to continue operating HUD
CPD programs as disclosed in the Proponent’s most recent publicly available
Annual Performance Assessment letter, and if the Proponent is a PHA,
confirm that the PHA is not in “troubled” status. Nominations by Proponents
who have been determined either not to have the continuing capacity to
administer HUD CPD programs, or deemed to be in troubled status, will be
returned to the BLM without further review for the BLM to make a final
determination.

B. Confirm to the BLM whether the need for the Affordable Housing
Development at the proposed location is consistent with the appropriate
Consolidated Plan and the Local Action Plan.

C. Notify the BLM of any considerations or concerns HUD has with the
Nomination.

D. Nothing in this section shall be interpreted to prevent the BLM from
approving the Nomination if HUD does not respond to the information
provided by the BLM after 60 calendar days.

3. BLM Final Review: Following the 60-day review by HUD, the BLM Authorized
Officer will approve, deny, or request modification of the Nomination. Any
Nomination not consistent with the objectives described in Section IV above, or
for which issues are apparent after consultation with HUD, is subject to denial.

¢. Nomination Approval:

Approval of a Nomination by the BLM means only that the BLM will propose that the
land requested in the Nomination be sold to the Proponent pursuant to FLPMA Section
203 and in accordance with all other applicable laws and regulations. In approving the
Nomination, the BLM will also set a sale price consistent with the Section VI below. The
sale price will be included in the NORA that will be published pursuant to 43 CFR
2711.1-2. To the extent practical, the NORA will contain all information required by 43
CFR 2711.1-2 and BLM Manual 2711 (Public Sale Procedures), including the appraised
FMYV of the Eligible Land if it is available at the time the NORA is published.

As a part of processing each Nomination, the BLM will request a market value appraisal
from the AVSO for reporting putposes unless otherwise required. Appraisals will be
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requested by BLM district offices as soon as practicable to allow the AVSO to complete
its review of the appraisal prior to the publication of a NORA; however, the appraisal
need not be complete before routing a NORA package in the DTS if the sale price will
not be based on the FMV of the land. Conveyance Documents will generally not be
issued before the FMV of the Eligible Land is determined by AVSO.

The NORA will also include the terms and conditions that will be contained in the
conveyance document and those terms will be set in accordance with Section VII below.

VI. Sale Price

The sale price for Eligible Land will be determined by the BLM Nevada State Director annually
and sent to the Nevada district offices via an Instruction Memorandum (IM) or Information
Bulletin (IB). The BLM may utilize a variety of data sources to help set the annual sale price,
including market value appraisals approved for federal government use by the AVSQ, publicly
available statistical data showing the relative need for Affordable Housing in different locations,
discussion with affordable housing partners, or other applicable data.

VII. Conveyance Document Terms and Conditions.

The BLM will incorporate into any Conveyance Document issued pursuant to this guidance
whatever terms and conditions the BLM determines appropriate under the circumstances of each
project. Such terms and conditions may include, but not be limited to, restrictive covenants or
clauses; reporting requirements; performance requirements; Reversion Clauses; or such other
terms, covenants, and conditions necessary to ensure the Eligible Land is used for Affordable
Housing.

a. Limited Reversion of Title: Conveyance Documents will require that the Affordable
Housing Development must be available for residential occupancy by Low-Income
Families within 5 years from the conveyance date or as otherwise approved by the BLM.
Conveyance Documents will provide that while the Reversion Clause is in effect, the
United States may revest title to conveyed lands at any time when the BLM determines
that an Affordable Housing Development is unlikely to be completed in compliance with
SNPLMA Section 7(b).

The BLM will notify the Proponent via official written correspondence when reversion
proceedings will be initiated. The Proponent may voluntarily relinquish title to conveyed
lands if they will not be able to comply with the conditions of the Conveyance Document.
BLM district offices should communicate with the Nevada State Office early when
compliance issues are found and must receive concurrence from the Nevada State Office
prior to notifying a Proponent that the BLM intends to revert title.

As an alternative to reverting title, the BLM will allow for the Proponent to pay the then
current FMV of the Eligible Land as a means of resolving compliance issues.

Nevada Affordable Housing Guidance
Final Revision to 2006 version
October 2022
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b. Enforcement: any Conveyance Document restriction, reporting requirement, performance
requirement, or Reversion Clause may be made expressly enforceable by HUD, or other
third-party beneficiary, in addition to being enforceable by BLM. To the extent
practicable, the BLM will work with the Proponent to remedy issues to avoid the need to
revert land title to the United States.

The United States may take legal action against the appropriate party to recover any
financial losses to the public for any public land that is sold pursuant to SNPLMA
Section 7(b), but not in use for Affordable Housing or in violation of any of the terms and
conditions of the disposal.

Nevada Affordable Housing Guidance
Final Revision to 2006 version
October 2022
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United States Department of the Interior

BUREAU OF LAND MANAGEMENT
Southern Nevada District Office
Las Vegas Field Office
4701 North Torrey Pines Drive
Las Vegas, Nevada 89130

hitp:'www.blm.gov-nevada |'| R E@E‘W E@ Ir

|

In Reply Refer To: .' FEB 0 7 2024
NVNV106338433 JAN 26 2024 J' |
2800 (NVS01000) DEPARTMENT O

[ REAL PRoPERTY MANAGEMENT |

\-
CERTIFIED MAIL 9589 0710 5270 O0LA&8 14953 23
DECISION

Clark County Real Property Management ;
Attn: Kevin Schiller : Short Term
500 South Grand Central Parkway : Right-of-Way

Las Vegas, Nevada 89155

Right-of-Way NVNV106338433 Issued
Rental Determined
Monitoring Fee Determined

Enclosed is your copy of short term right-of-way (STR) grant NVNV 106338433 for geotechnical soil
borings on public lands, which has been approved by the Bureau of Land Management.

Under cost recovery regulations, the Authorized Officer must determine the appropriate category and
collect the required fees necessary for the monitoring of the STR. This fee is categorized according to the
number of work hours necessary to complete the monitoring of the STR. We have estimated the
monitoring for this case to be a Category I'V. The monitoring fee for this category, as determined by 43
CFR 2805.16(a) is $1,393.00. The regulations for reimbursement of costs are not applicable to local
governments, as set forth in 43 CFR 2804.16(a). Clark County Real Property Management is exempt
from collection of monitoring fees.

Rent for use of public lands must be paid in advance and prior to issuance of the STR grant. The
regulations for reimbursement of costs for rental are not applicable to local govemments, as set forth in 43
CFR 2804.16(a). Clark County Real Property Management is exempt from collection of annual rental
fees.

This decision may be appealed to the Interior Board of Land Appeals, Office of the Secretary, in
accordance with the regulations contained in 43 CFR, Part 4 and the enclosed Form 1842-1. If an appeal
is taken, your notice of appeal must be filed in this office (at the above address) within 30 days from
receipt of this decision. The appellant has the burden of showing that the decision appealed from is in
erTor.

INTERIOR REGION 8 « LOWER COLORADO BASIN

ARIZONA. CALIFORNIA®, NEVADA*®
* PARTIA]



If you wish to file a petition (request) pursuant to regulation 43 CFR 2801.10 or 2881.10 for a stay
(suspension) of the effectiveness of this decision during the time that your appeal is being reviewed by the
Board, the petition for a stay must accompany your notice of appeal. A petition for a stay is required to
show sufficient justification based on the standards listed below. Copies of the notice of appeal and
petition for a stay must also be submitted to each party named in this decision and to the Interior Board of
Land Appeals and to the appropriate Office of the Solicitor (see 43 CFR 4.413) at the same time the
original documents are filed with this office. If you request a stay, you have the burden of proof to
demonstrate that a stay should be granted.

Standards for Obtaining a Stay

Except as otherwise provided by law or other pertinent regulation, a petition for a stay of a decision
pending appeal shall show sufficient justification based on the following standards:

(1) The relative harm to the parties if the stay is granted or denied,

(2) The likelihood of the appellant's success on the merits,

(3) The likelihood of immediate and irreparable harm if the stay is not granted, and
(4) Whether the public interest favors granting the stay.

If you have any questions, please contact Mrs. Maya C. Amer, Clark County Right-Of-Way Agent II,
BLM Liaison, via email at mamer@blm.gov or by telephone at (702) 515-5021.

S

dgdty Seaman
Acting Assistant Field Manager
Division of Lands

Enclosure:
NVNV106338433



Form 1842-1
{September 2020)

UNITED STATES
DEPARTMENT OF THE INTERIOR
BUREAU OF LAND MANAGEMENT

INFORMATION ON TAKING APPEALS TO THE INTERIOR BOARD OF LAND APPEALS

DO NOT APPEAL UNLESS
1. This decision is adverse to you,
AND

2. You believe it 1s incorrect

IF YOU APPEAL. THE FOLLOWING PROCEDURES MUST BE FOLLOWED

I. NOTICE OF

APPEAL..ccntvriennssincrisnsans

A person who wishes to appeal to the Interior Board of Land Appeals must file in the office of the officer who
madc the decision (not the [nterior Board of Land Appeals) a notice that he wishes to appeal. A person served
with the decision being appealed must transmit the Notice of Appeal in time for it to be filed in the office where it is
required to be filed within 30 days after the date of service. If a decision is published in the FEDERAL REGISTER. a
person not served with the decision must transmit a Notice of Appeal in time for it to be filed within 30 days after the
date of publication (43 CFR 4.41 § and 4.413).

2.WHERE TO FILE

NOTICEOFAPPEAL .....

WITH COPY TO

SOLICITOR.... .cvevvcenes

Department of the Interior, Bureau of Land Management,
4701 N Torrey Pines Dr, Las Vegas, Nevada 89130

Department of Interior, Office of the Solicitor, Pacific Southwest Region
2800 Cottage Way, Room E-1712, Sacramento, CA 95825-1890

3. STATEMENT OF REASONS

WITH COPY TO

SOLICITOR.....onrcmveirnene

Within 30 days after filing the Notice of dppeal, file a complete statement of the reasons why you are appealing.
This must be filed with the United States Department of the Interior, Office of Hearings and Appeals, Interior
Board of Land Appeals, 801 N, Quincy Stcet. MS 300-QC, Arlington, Virginia 22203. If you fully stated your
reasons for appealing when filing the Notice of Appeal. no additional statement is necessary

(43 CFR 4.412 and 4.413).

Department of Interior, Office of the Solicitor, Pacific Southwest Region
2800 Cottage Way, Room E-1712, Sacramento, CA 95825-1890

4.SERVICE OF DOCUMENTS

A party that filcs any documnent under 43 CFR Subpart 4, must scrve a copy of it concurrently on the appropriatc
official of the Office of the Solicitor under 43 CFR 4.413(c) and 4.413(d). For a notice of appeal and statement of
reasons, a copy must be served on each person named in the decision under appeal and for all other documents, a
copy must be served on each party to the appeal (including intervenors). Service on a person or party known to be
represented by counsel or other designated representative must be made on the represeniative. Service must be
made at the last address of record of the person or party {if unrepresenied) or the representative, unless the person.
party or representative has notified the serving party of a subsequent change of address.

S.METHOD OF SERVICE....

If the document being served is a notice of appeal, service may be made by (a) Personal delivery; (b) Registered

or certified mail, return receipt requested: (¢) Delivery service. delivery receipt requested. if the last address of
record is not a post office box; or {d) Electronic means such as electronic mail or facsimile, if the person to be
served has previously consented to that means in writing. All other documents may be served by (a) Personal
delivery; (b) Mail; (c) Delivery service, if the last address of record is not a post office box; or (d) Electronic means,
such as electronic mail or facsimile, if the person to be served has previously consented to that means in writing.

6. REQUESTFORSTAY

Except where program-specific regulations place this decision in full force and effect or provide for an automatic stay,
the decision becomes effective upon the expiration of the time allowed for filing an appeal unless

a petition for a siay is timely filed together with a Notice of Appeal (43 CFR 4.21). If you wish to file a petition fora
stay of the effectiveness of this decision during the time that your appeal is being reviewed by the Interior Board of
Land Appeals, the petition for a stay must accompany your Notice of Appeal (43 CFR 4.21 or 43 CFR 2801.10 or 43
CFR 2881.10). A petition for a stay is required to show sufficient justification based on the standards listed below.
Copies of the Notice of Appeal and Petition for a Stay must also be submitted to cach party named in this decision and
to the Interior Board of Land Appeals and to the appropriate Office of the Solicitor (43 CFR 4.413) at the same time the
original documents are filed with this office. If you request a stay. you have the burden of proof to demonstrate that a
stay should be granted,

Standards for Obtaining a Stay. Except as otherwise provided by law or other pertinent regulations, a

petition for a stay of a decision pending appeal shall show sufficient justification based on the following

standards: (1) the relative harm (o the parties if the stay is granted or denied, (2) the likelihood of the appellant’s success
on the merits. {3) the likelihood of immediate and irreparable harm if the stay is not granted. and (4) whether the public
interest favors granting the siay.

Unless these procedures are followed, your appeal will be subject to dismissal (43 CFR 4.402). Be certain that all communications are
identified by scrial number of the case being appealed.

NOTE: A document is not filed until it is actually received in the proper office (43 CFR 4.4011a)). See 43 CFR Part 4, Subpart B for general rules
relating to procedures and practice involving appeals.

(Continued on page 2)



43 CFR SUBPART 1821-GENERAL INFORMATION

Sec. 1821.10 Where are BLM offices located? (a) In addition to the Headquarters Office in Grand Junction, CO and seven national level
support and service centers, BLM operates 12 State Offices each having several subsidiary offices called Field Offices. The addresses of the State
Ogﬁ:oes can be found in the most recent edition of 43 CFR 1821.10. The State Office geographical areas ofjurisdiction are as follows:

STATE OFFICES AND AREAS OF JURISDICTION:
Alaska State Office -=--=----- Alaska

Arizona State Office ————— Arizona

California State Office ---—- —- California

Colorado State Office ~eeereeme- Colorado

Eastern States Office ---eeeeee- Arkansas, Iowa, Louisiana, Minnesota, Missouri
and, all States east of the Mississippi River

Idaho State Office -<e-eevere-vnn Idaho

Montana State Office ---—---—- Montana, North Dakola, and South Dakota

Nevada State Office--------—--- Nevada

New Mexico State Office -~---- New Mexico. Kansas, Oklahoma. and Texas

Oregon State Office ~wreemeree- Oregon and Washington

Utah StateOffice +--eevsavsev-nr Utah

Wyoming State Office «---v--r Wyoming and Nebraska

(b)Alistofthenames, addresses. and gEeographical areasofjunsdiction ofall Field Officesofthe Bureau of Land Management canbe obtained at
the above addresses orany office of the Bureau of Land Management, including the Headquarters Office, Bureau of Land Management, 760 Harizon

Dave, Grand hunction, CO 81506.

{Form 1842-[, September 2020)



Form 2800-14 UNITED STATES
{August 1985) DEPARTMENT OF THE INTERIOR

1ssuing Office

BUREAU OF LAND MANAGEMENT
RIGHT-OF-WAY GRANT / FTEMRORARY-USE-PERMIT

Serial Number
NVNV106338433

A (right-of-way) (pemmit) is hereby granted pursuant to:

a. Title V of the Federal Land Policy and Management Act of October 21, 1976 (90 Stat. 2776
43 U.S.C. 1761);

b. D Section 28 of the Mineral Leasing Act of 1920, as amended (30 U.S.C. 185);

c. D Other (describe)

Nature of Interest:

a. By this instrument, the holder, Clark County Real Property Management, a political subdivision
of the State of Nevada, receives a right to construct, operate, maintain, and terminate a short term
right-of-way for geotechnical soil borings on public lands (or Federal land for MLA Rights-of-
Way) described as follows:

Mount Diablo Meridian, Nevada
T.22S.,R.60E.,
sec. 27, SE1/4SE1/4SW1/4, E1/2SW1/4SE1/4SW1/4 and W1/2NE1/4SE1/4SW1/4.

A map showing the location of the right-of-way is on file with the Bureau of Land Management,
Las Vegas Field Office, in casefile NVNV106338433.

b. The right-of-way erpermit-area granted herein is _1_foot wide, 1 foot in length, and contains
0.02 acres. If a site type facility, the facility contains _N/A acres.

c. This instrument shall expire on January 12, 2025, unless, prior thereto, it is relinquished,
abandoned, terminated, or modified pursuant to the terms and conditions of this instrument or of
any applicable Federal law or regulation.

d. This instrument may [ | may not be renewed. If renewed, the right-of-way or permit shall
be subject to the regulations existing at the time of renewal and any other terms and conditions that
the authorized officer deems necessary to protect the public interest.

e. Notwithstanding the expiration of this instrument or any renewal thereof, early relinquishment,
abandonment, or termination, the provisions of this instrument, to the extent applicable, shall
continue in effect and shall be binding on the holder, its successors, or assigns, until they have fully
satisfied the obligations and/or liabilities accruing herein before or on account of the expiration, or
prior termination, of the grant.

(Continued on page 2)



3. Rental:

For and in consideration of the rights granted, the holder agrees to pay the Bureau of Land
Management fair market value rental as determined by the authorized officer unless specifically
exempted from such payment by regulation. Provided, however, that the rental may be adjusted by
the authorized officer, whenever necessary, to reflect changes in the fair market rental value as
determined by the application of sound business management principles, and so far as practicable
and feasible, in accordance with comparable commercial practices.

4, Terms and Conditions:

a. This grant or permit is issued subject to the holder's compliance with all applicable regulations
contained in Title 43 Code of Federal Regulations parts 2800 and 2880.

b. Upon grant termination by the authorized officer, all improvements shall be removed from the
public lands within 120 days, or otherwise disposed of as provided in paragraph (4)(d) or as
directed by the authorized officer.

¢. Each grant issued pursuant to the authority of paragraph (1)(a) for a term of 30 years or more
shall, at a minimum, be reviewed by the authorized officer at the end of the 20th year and at regular
intervals thereafter not to exceed 10 years. Provided, however, that a right-of-way or permit
granted herein may be reviewed at any time deemed necessary by the authorized officer.

d. The stipulations, plans, maps, or designs set forth in Exhibits A, B, C, and D dated
2 ﬁ 2"5!; , are incorporated into and made a part of this grant instrument as fully and
effectively as if they were set forth herein in their entirety.

JAN

e. Failure of the holder to comply with applicable law or any provision of this right-of-way grant
or permit shall constitute grounds for suspension or termination thereof.

f. The holder shall perform all operations in a good and workmanlike manner so as to ensure
protection of the environment and the health and safety of the public.

IN WITNESS WHEREOF, The undersigned agrees to the terms and conditions of this right-of-way grant

or permit.
— LS

//%’—_4
) h(qvﬁr&c’iimé}r ﬂregj{r}' Seaman

County Manager Acting Assistant Field Manager
Division of Lands
(Title) (Title)
1y 2o _ )/ ;16/2¢Z'J
(Date) (Effective Date of Grant)

(Form 28(00-14, page 2)



EXHIBIT A
Stipulations for NVNV106338433

1. General Stipulations

1.1.

1.2.

1.3.

1.4.

1.5.

1.6.

1.7.

1.8.

1.9.

The right-of-way (ROW) is issued subject to all valid existing rights.

No signs or advertising devices shall be placed on the premises or on adjacent public
lands, except those posted by or at the direction of the Authorized Officer.

The ROW shall be maintained in a sanitary condition at all times. Waste materials at
those sites shall be disposed of promptly at an approved waste disposal site. “Waste,”
as used in this paragraph, shall mean all discarded matter of any kind.

The ROW Holder, applicant, or proponent shall ensure that the road has a proper
drainage system and should include the best combination of various design elements,
such as ditches, culverts, drainage dips, crowns, low-water crossings, subsurface
drains, and bnidges, per Clark County standards.

ROW Holder, applicant, or proponent shall mark the exterior boundaries of the ROW
with stake and/or lath at 100 to 200 foot intervals. The intervals may be varied at the
time of staking at the discretion of the Authorized Officer. The tops of the stakes
and/or laths will be painted, and the laths flagged in a distinctive color as determined
by the ROW Holder, applicant, or proponent. ROW Holder, applicant, or proponent
shall maintain all boundary stakes and/or laths in place until final cleanup and
restoration is completed.

ROW Holder, applicant, or proponent shall conduct all activities associated with
construction, operation, maintenance, and termination of this ROW within its
authorized limits.

ROW Holder, applicant, or proponent shall maintain the ROW in a safe, useable
condition, as directed by the Authorized Officer. A regular maintenance program shall
include, but is not limited to, soil stabilization.

Pursuant to 43 CFR 2807.17(a) and 41"; CFR 2807.17(c), BLM may suspend or
terminate the grant if the Holder does not comply with applicable laws and regulations
or any terms, conditions, or stipulations of the grant (such as rent payments), or if the
Holder abandons the right-of-way. Failure to use your right-of-way for its authorized
purpose for any continuous five-year period creates a presumption of abandonment.

ROW Holder, applicant, or proponent shall maintain a copy of the authorization, along
with stipulations, on construction site at all times. In the event that the public land
underlying this ROW, encompassed in this grant, or a portion thereof, is conveyed out

Page 1 of 7
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1.10.

of federal ownership and administration of the ROW or the land underlying the ROW
is not being reserved to the United States in the patent/deed and/or the ROW is not
within a ROW corridor being reserved to the United States in the patent/deed, the
United States waives any right it has to administer the ROW, or portion thereof, within
the conveyed land under federal laws, statutes, and regulations, including the
regulations at 43 CFR Part 2800, including any rights to have the Applicant/proponent
apply to BLM for amendments, modifications, or assignments and for BLM to
approve or recognize such amendments, modifications, or assignments. At the time of
conveyance, the patentee/grantee, and their successors and assigns, shall succeed to
the interests of the United States in all matters relating to the ROW, or portion thereof,
within the conveyed land and shall be subject to applicable state and local government
laws, statutes, and ordinances. After conveyance, any disputes concerning compliance
with the use and the terms and conditions of the ROW shall be considered a civil
matter between the patentee/grantee and the ROW holder.

Within 90 days of construction completion, the ROW Holder, applicant, or proponent
shall provide the Authorized Officer with data in a format compatible with the BLM’s
Arc-Info Geographic Information System to accurately locate and identify the ROW:

Acceptable data formats are:

Corrected Global Positioning System files with sub-meter accuracy or better, in UTM
NAD 83; Zone 11; ARCGIS export files on a CD ROM, shapefile, geodatabase.

Data may be submitted in any of the following formats:
e ARCGIS interchange, shapefile, or geodatabase format.
e CD ROM in compressed or uncompressed format.

All data shall include metadata for each coverage, and conform to the Content
Standards for Digital Geospatial Metadata Federal Geographic Data Committee
standards. Contact the GIS Department at (702) 515-5000.

. To the full extent permissible by law, the Holder agrees to indemnify and hold

harmless the United States against any liability caused by the Holder, its agents,
contractors, or third parties. The Holder agrees to bear all responsibility (financial or
other) for any and all liability or responsibility of any kind or nature assessed against
the United States arising from the Holder’s use or occupancy of the project area
regardless of whether the Holder has actually developed or caused development to
occur.

Page 2 of 7
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Stipulations and Mitigation Measures

The following stipulations and mitigation measures must be implemented unless the stipulation
is not applicable to the proposed action. Those stipulations that include “if applicable, if used, or
if constructed” are to be implemented if the proposed action includes that activity or design.
Additional program specific stipulations may be added to a land-use authorization grants,
permits, or leases.

Standard Stipulations

1. General Resource Stipulations

1.1. The Holder shall comply with all applicable local, state, and federal laws and regulations
for the protection of resources and the environment, to include but not limited to air,
cultural, hazmat, soil, vegetation, water, wildlife.

1.2. As part of project reclamation, the Holder will be responsible for ensuring that any
boreholes, wells, or other openings in the ground are backfilled and properly covered,
according to the Nevada Regulatory Statues.

1.3. The Holder shall remove from public land and properly dispose of any and all trash, litter,
debris, waste, excess materials, including flagging and signs, or other substances and
materials resulting from the use under this authorization. All trash and food items shall be
promptly contained within closed, raven-proof containers.

2. Cultural and Paleontological Resources

2.1. Any cultural and/or paleontological resources (historic or prehistoric site or object)
discovered by the Holder, or any person working on his behalf on public or federal lands,
shall be immediately reported to the Authorized Officer. Holder shall suspend all
operations in the immediate area of such discovery until written authorization to proceed
is issued by the Authorized Officer. An evaluation of the discovery will be made by the
Authorized Officer to determine appropriate actions to prevent the loss of significant
cultural or scientific values. The Holder will be responsible for the cost of evaluation.
Any decision regarding suitable mitigation measures will be made by the Authorized
Officer after consulting with the Holder. Holder shall be responsible for the resultant
mitigation costs.

3. Hazardous Materials

3.1. If hazardous materials/substances are used or present within the authorized area, the
Holder shall immediately notify the Authorized Officer of any release (leaks, spills, etc.)
of hazardous substances, toxic substances, or hazardous waste. As required by law,
Holder shall have responsibility for and shall take all action(s) necessary to respond to
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and fully remediate releases (leaks, spills, etc.) within the authorized area. A copy of any
report required or requested by any federal, state, or local government agency as a result
of a reportable release or spill of any hazardous substances shall be furnished to the
Authorized Officer concurrent with the filing of the reports to the involved federal, state,
or local government agency.

4. Survey Monuments

4.1. Holder shall protect all survey monuments found within the authorization area. Survey
monuments include, but are not limited to, General Land Office and Bureau of Land
Management Cadastral Survey Comners, reference corners, witness points, U.S. Coast and
Geodetic Survey benchmarks and triangulation stations, military control monuments, and
recognizable civil (both public and private) survey monuments. If any of the above are to
be disturbed during operations, the Holder shall secure the services of a Professional
Land Surveyor or Bureau cadastral surveyor to perpetuate the disturbed monuments and
references using surveying procedures found in the Manual of Instructions for the Survey
of the Public Lands of the United States and Nevada Revised Statutes, Chapter 329,
Perpetuation of Corners. The Holder shall record such survey in the appropriate county
and send a copy to the Authorized Officer. If the Bureau cadastral surveyors or other
federal surveyors are used to restore the disturbed survey monuments, the Holder shall be
responsible for the survey cost.

Mitigation Measures

S. Threatened, Endangered, or Candidate Animal Species and Critical Habitat

5.1. Compliance with the special stipulations below will help ensure that desert tortoises are
not impacted:
o A speed limit of 25 miles per hour shall be required for all vehicles travelling on

existing roads.
o Should a desert tortoise enter the area of activity, all activity shall cease until such
time the animal leaves the area of its own accord.

o All dnvers must check undemeath vehicles and equipment before moving to
ensure no tortoise has taken cover underneath parked vehicles.

‘o Holders are required to report all observations of Desert Tortoise to the BLM
wildlife biologist (702) 515-5000.

6. Invasive Species and Noxious Weeds

6.1. Holder will keep their project area free of state-listed noxious weeds, such as Sahara
mustard, for the life of the project. Any detections of noxious weeds should be reported to
the SNDO Weed Management Specialist immediately (702-515-5000) to determine best
course for treatment.
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6.2. The use of pesticide treatment requires the Holder to coordinate with the BLM SNDO
weed management specialist (702-515-5000) and prepare, submit, obtain, and maintain a
pesticide use proposal to utilize pesticides for project activities.

6.3. In order to reduce the accidental spread of noxious weeds, the Holder and any contractors
shall avoid or minimize all types of travel through state-listed noxious weed-infested
areas that can be carried to the project area. In order to minimize the threat of spreading
noxious weeds, project-related equipment (i.e. undercarriages and wheel wells) should be
cleaned of all mud, dirt, and plant parts before moving into relatively weed-free areas or
out of relatively weed-infested areas. Project workers shall inspect, remove, and dispose
of weed seed and plant parts found on their clothing and personal equipment, bag the
product, and dispose of it in a dumpster. Consult with the BLM SNDO weed
management specialist if there are questions.

6.4. Iflandscaping is part of the project design, the Holder will ensure that landscaping does
not contain state-listed noxious weeds, such as fountain grass.

6.5. Upon land conveyance, responsibility for weed management and compliance will transfer
with the lands and be subject to applicable municipal, county, state, and federal
regulatory requirements.

7. Wildland Fire

7.1. Compliance with fire restrictions is mandatory while fire restrictions are in effect (43
CFR 9212). Fire restrictions are generally enacted May through October. Fire restriction
orders are available for review at BLM district offices and on the BLM website.

7.2. The use of standard fire prevention measures should be practiced at all times (43 CFR
2805.12). Conditions that support wildfires can occur any time of the year in Southern
Nevada.

7.3. The ROW Holder shall immediately report fires to 911 or (702) 515-5300 and make all
accommodations to allow immediate safe entry of firefighting apparatus and personnel.

7.4. An Origin and Cause Investigation will be carried out on any human caused fire by BLM
law enforcement or their designated representative. To minimize disturbance of potential -
evidence located at the fire scene, the applicant/proponent shall properly handle and
preserve evidence in coordination with the BLM. The BLM shall pursue cost recovery for
all costs and damages incurred from human-caused fires on BLM lands when the
responsible party(s) has been identified and evidence of legal liability or intent exists.
Legal liability includes, but is not limited to, negligence and strict liability (including
statutory and contractual liability), products liability, etc.
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8. Mineral Resources

8.1. If construction activities produce excess mineral materials from within the boundaries of
the Proposed Action, the mineral materials must be used within the boundaries of the
Proposed Action or stockpiled within the boundaries of the Proposed Action for future
disposal by the BLM.

8.2. If construction activities require that excess mineral materials be exported from within the
boundaries of the Proposed Action as they are generated, then written authorization, a
mineral material sales contract, a free-use permit, etc. must be obtained from the BLM by
the project Holder prior to exporting the excess mineral materials from within the
boundaries of the Proposed Action.

8.3. If mineral materials are to be stockpiled on site for a future disposal, specific BLM use
authorization in the form of a written authorization, mineral material sales contract, free
use permit, etc. must be obtained from the BLM prior to exporting the excess mineral
materials from within the boundaries of the Proposed Action.

9. Fish and Wildlife Excluding USFWS Federally Listed Species

9.1. If artificial water sources are used, ensure that they have a properly installed and designed
escape ramp to allow for wildlife to flee in the event of accidental entrapping.

9.2. Project supplies or equipment where wildlife could temporarily hide will be inspected
prior to moving them to reduce the potential for injury to wildlife. Supplies and
equipment that cannot be inspected, or from which wildlife cannot escape or be removed,
will be covered or otherwise made secure from wildlife intrusion or entrapment at the end
of each work day.

9.3. If any Gila monsters are encountered during project construction, they must be reported
immediately to the Nevada Department of Wildlife (NDOW). Contact NDOW Biologist
Jason L. Jones at 702-668-3938 (office), 208-240-0194 (cell; leave message or text),
702.486.5127 (front desk) or by e-mail at jljones@ndow.org.
https://www.ndow.org/publications/?phrase=Gila+monster+encounter+protocoll.

10. Migratory Birds

10.1 In compliance with the Migratory Bird Treaty Act, habitat-altering projects or portions of
projects should be scheduled outside of the bird breeding season, which generally occurs
February 15 through August 31. If a project has to occur during the breeding season, then
a qualified biologist must survey the area for nests, including ground-nesting species,
immediately prior to commencement of construction activities. If any active nests are
found, an appropriately sized buffer area must be established and maintained until the
young birds fledge. If feasible, the buffer area should connect to suitable, undisturbed

Page 6 of 7
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habitat. As the above dates are a general guideline, any active nests that are observed
outside this range must be avoided as described above.

10.2. Any infrastructure for projects will be designed and constructed in a manner that does not
allow open pipes that birds or other wildlife could be trapped in. This includes fencing,
gates, or other materials with open holes. All open pipes will be capped or secured so that
wildlife cannot access the openings.

10.3. If lighting is installed on buildings or required by the FAA, lighting should be down
shielded. Structures/towers required by FAA to have lighting installed should have
flashing lights with the minimum intensity required by the FAA to prevent migratory bird
collisions.

10.4. If project involves power lines and/or power line posts, the Holder shall follow Avian
Power Line Interaction Committee guidelines to reduce this risk through facility design
and comply with MBTA and other federal wildlife laws, due to potential for
electrocution, collision, and nesting/perching by migratory birds on overhead power lines
(Suggested Practices for Avian Protection on Power Lines 2006; Reducing Avian
Collisions with Power Lines 2012).

10.5. If guy wires are used on structures (including power line posts and communication
towers), they must be marked with bird diverters so they are visible to prevent
injury/mortality to birds through collision.

11. Recreation
11.1. Unless expressly stated, a land use authorization does not create an exclusive right of use

of an area by the holder. The holder shall not interfere with other valid uses of the federal
land by other users, such as casual recreationists.
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EXHIBIT C

«{ SOIL BORING LOCATIONS
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EXHIBIT D

November 28, 2023

1)

2)

PROPOSED SOIL BORINGS SHORT TERM RIGHT-OF-WAY-GRANT
ASSESSOR’S PARCEL NUMBER 176-27-401-013

Description:
The proposed soil borings will be conducted on +/- 20 acres of land located North of Cactus
Avenue and East of Buffalo. The Legal Description is as follows:

Mount Diablo Meridian, Nevada
T22S R60OE S27
SEXSEXUSWY  EViSWUSEXSWY WY NE%SEYSW¥X%;

Statement of Need:

The need for the short term right-of-way grant is to conduct soil borings for sampling and
testing for a future affordable housing site. Clark County is in process to acquire this +/ 20 acre
parcel from the BLM for future affordable housing units to meet the current and future growth
in the southwest area

Clark County has consistently been among the fastest growing regions in the United States of
America over the past thirty years. Clark County wishes to sample and test the soil at the
property ahead of the future development for determination of feasibility and any mitigation or
environmental work needed to construct the affordable housing units. .

3) Agency Support;

4)

Concurrence and approval of this application has been given by the Board of County
Commissioners.

Description of the Proposed Testing:

There are approximately seven {7) identified soil borings locations. Each boring is estimated to
be 1"-4” in diameter at a depth of 16’ accounting for +/- 0.36 cubic yards of material. The soil
borings will be dug by a 2-ton drilling rig. It is estimated to take 6-8 hours over the course of one
(1) day to complete these activities with 2 workers. The soil will be tested for density, moisture,
and chemical make up. Should the results of the soil samples indicate the need for additional
testings, up to thirteen (13) additional soil borings may take place in similar fashion as described
previously at located to be then determined. The County requests a term period of one (1) year
in case of need for additional or supplemental soil borings and testing.

Page 1 of 1
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1.

INSURANCE REQUIREMENTS AND FORMS

INSURANCE

A

Contractor further agrees, as a precondition to the performance of any work under this contract and as a
precondition to any obligation of COUNTY to make any payment under this contract, to provide COUNTY with
a work certificate and/or a certificate issued by an insurer qualified to underwrite workers’ compensation
insurance in the state of Nevada in accordance with Nevada Revised Statutes Chapters §616A through 616D,
inclusive, whether or not Contractor has employees.

Contractor agrees to maintain required workers’ compensation coverage throughout the entire term of the
contract. If Contractor does not maintain coverage throughout the entire term of the contract, Contractor
agrees that COUNTY may, at any time the coverage is not maintained by Contractor, order Contractor to stop
work, assess liquidated damages as defined herein, suspend the contract, or terminate the contract.

Contractor shall furnish not later than ten (10) business days after COUNTY'S written request for insurance,
the insurance as indicated below. The certificates for each insurance policy shall be signed by a person
authorized by that insurer and licensed by the State of Nevada.

As a condition precedent to receiving payments, Contractor shall have on file with COUNTY current certificates
of insurance evidencing the required coverage. Insurance certificates for COUNTY should contain the
information shown on the sample certificates attached.



Each insurance company's rating as shown in the latest Best's Key Rating Guide shall be fully disclosed and
entered on the required certificate of insurance. COUNTY requires insurance carriers to maintain a Best's Key
Rating of A.VIl or higher (i.e., A.VII, A VI, AlIX, AX, etc.). The adequacy of the insurance supplied by
Contractor, including the rating and financial health of each insurance company providing coverage, is subject
to the approval of COUNTY.

COUNTY, its officers, employees, agents, and volunteers, NV Energy, additionally,

State of Nevada, Department of Transportation,
Las Vegas Valley Water District (LVVWD),

Regional Flood Control District (RFCD),

U.S. Bureau of Land Management (BLM),

Clark County Water Reclamation District (CCWRD),
Clark County School District (CCSD),

City of Las Vegas (CLV),

ENTER OTHER

ooopoocooo

must be expressly covered as insured’s with respect to liability arising out of the activities by or on behalf of
the named insured in connection with this project.

1. Contractor’s insurance shall be primary as respects COUNTY, its officers, employees, agents, and
volunteers, NV Energy, additionally,

State of Nevada, Department of Transportation,
Las Vegas Valley Water District (LVVWD),

Regional Flood Control District (RFCD),

U.S. Bureau of Land Management (BLM),

Clark County Water Reclamation District (CCWRD),
Clark County School District (CCSD),

City of Las Vegas (CLV),

ENTER OTHER

cCoopoDpDoOoOo

Any other coverage (insurance or otherwise) available to COUNTY, its officers, employees and volunteers
shall be excess over the insurance required of Contractor and shall not contribute with it.

Contractor's commercial general liability and automobile liability insurance policy shall be endorsed to
recognize specifically Contractor's contractual obligation of additional insured to COUNTY. All policies must
note that COUNTY will be given 30-calendar days advance notice by certified mail “return receipt requested”
of any policy changes, cancellations, or any erosion of insurance limits. Separate copies of additional
insured endorsements are required and must be attached to any certificate of insurance. Policy
number must be referenced on endorsement or the form number must be referenced on certificate.

All deductibles and self-insured retentions shall be fully disclosed in the Certificate of Insurance. No deductible
or self-insured retention may exceed $25,000. If the deductible is “zero” it must still be referenced on the
certificate.

If aggregate limits are imposed on the insurance coverage, then the amount of such limits must not be less
than $2,000,000 per occurrence or per accident. All aggregates must be fully disclosed, and the amount
entered on the required certificate of insurance. Contractor's insurer must notify COUNTY of any erosion of
the aggregate limits. The "per occurrence” limits of insurance required herein must be maintained in full,
irrespective of any erosion of aggregate.

Contractor shall obtain and maintain, for the duration of the Contract or longer period if specified herein,
insurance against claims for injuries to persons or damages to property which may arise from or in connection
with the performance of the work hereunder by Contractor, it agents, representatives, employees or
subcontractors of any tier. The cost of such insurance shall be included in Contractor's Bid. Contractor is
required to obtain and maintain the following coverage:



1. Commercial General Liability: Commercial General Liability, to include Contractors Pollution Liability
which includes Asbestos Liability or include an additional Asbestos Liability endorsement in the
amount of $1,000,000, including Asbestos Abatement Liability (proof of subcontractor certificate of
insurance must be provided) coverage shall be on "occurrence” basis only and not "claims made."
The coverage must be provided on either an ISO Commercial General Liability form or an ISO Broad
Form Comprehensive General Liability (including a Broad Form CGL Endorsement) insurance form.
Policies must contain a primary and non-contributory clause and must contain a waiver of subrogation
endorsement. Any exceptions to coverage must be fully disclosed on the required certificates. If
other than these forms are submitted as evidence of compliance, complete copies of such policy
forms must be submitted to COUNTY within ten (10) business days after COUNTY'S written request
of insurance. Policies must include, but need not be limited to, coverage for bodily injury, property
damage, personal injury, Broad Form property damage, premises and operations, severability of
interest, products and completed operations, contractual and independent contractors, whether the
insurance for Asbestos Liability or Asbestos Abatement Liability Coverage is supplied as an
endorsement, or under a separate policy of insurance, the coverage must be evidenced on the
Certificate of Insurance required in the contract. Contractor shall maintain limits of no less than
$1,000,000 combined single limit per occurrence for bodily injury (including death), personal injury
and property damages. A separate copy of the waiver of subrogation endorsement must be
provided. A separate copy of the additional insured endorsement is required and must be
provided for Commercial General Liability. Policy number must be referenced on
endorsement or the form number must be referenced on certificate.

2. Auto Liability: Auto Liability must provide coverage for claims for damage due to bodily injury or
death of any person, or property damage arising out of the ownership, maintenance or use of any
motor vehicles whether owned, hired or non-owned. Contractor shall maintain limits of no less
than $1,000,000 combined single limit "per accident” for bodily injury and property damage. A
separate copy of the additional insured endorsement is required and must be provided for
Automobile Liability policies. Policy number must be referenced on endorsement or the form
number must be referenced on certificate.

3. Builders Risk or Course of Construction (Owned and Non-Owned County Property): Unless
otherwise provided in the Contract Documents, Contractor shall purchase and maintain property
insurance (builder’s risk or course of construction) upon the work at the site to the full insurable value.
This insurance shall include the interests of COUNTY, COUNTY'S designated representative,
Contractor, Subcontractors, and Subcontractors of any tier. Coverage shall be written on forms to
include Fire, Extended Coverage, and Special Form including theft. Contractor is responsible for the
deductible for any claim made against the policy.

If Contractor fails to maintain any of the insurance coverage required herein, then COUNTY will have the
option to declare Contractor in breach or may purchase replacement insurance or pay the premiums that are
due on existing policies in order that the required coverage may be maintained. Contractor is responsible for
any expenses paid by COUNTY to maintain such insurance and COUNTY may collect the same from
Contractor or deduct the amount paid from any sums due Contractor under the contract.

The insurance requirements specified herein do not relieve Contractor of its responsibility or limit the amount
of their liability to COUNTY or other persons and Contractor is encouraged to purchase such additional
insurance, as it deems necessary.

Contractor is responsible for and must remedy all damage or loss to any property, including property of
COUNTY, caused in whole or in part by Contractor, any subcontractor or anyone employed, directed or
supervised by Contractor. Contractor is responsible for initiating, maintaining and supervising all safety
precautions and programs in connection with the work.

Contractor shall pay all premiums and costs of insurance.

Regardless of the coverage provided by any insurance policy, Contractor shall indemnify, defend and hold
COUNTY, NV Energy, additionally,

State of Nevada, Department of Transportation,
Las Vegas Valley Water District (LVVWD),

Regional Flood Control District (RFCD),

U.S. Bureau of Land Management (BLM),

Clark County Water Reclamation District (CCWRD),
Clark County School District (CCSD),

City of Las Vegas (CLV),

ENTER OTHER

oo

ocooooo

harmless from any and all claims, demands, actions, attorneys’ fees, costs, and expenses based upon or
arising out of any acts, errors, omissions, fault or negligence of Contractor or its principals, employees,



subcontractors or other agents while performing services under this Contract. Contractor shall indemnify,
defend and hold harmless COUNTY and others specified from any attorney's fees or other costs of defense,
even if the allegations of the claim are groundless, false or fraudulent.

NOTWITHSTANDING CONTRACTOR'S REQUIREMENT TO OBTAIN AND MAINTAIN BUILDER’S RISK
OR COURSE OF CONSTRUCTION INSURANCE AS PRIMARY INSURANCE, COUNTY MAINTAINS
BUILDER'S RISK OR COURSE OF CONSTRUCTION INSURANCE AS SUPPLEMENTAL INSURANCE
FOR THE CONSTRUCTION OF NEW STRUCTURES, ADDITIONS, ALTERATIONS, OR REPAIRS TO
COUNTY REAL PROPERTY. COUNTY'S SUPPLEMENTAL BUILDER'S RISK OR COURSE OF
CONSTRUCTION INSURANCE IS IN EXCESS OVER THE BUILDER'S RISK OR COURSE OF
CONSTRUCTION INSURANCE REQUIRED OF CONTRACTOR AND SHALL NOT CONTRIBUTE WITH
THE CONTRACTOR'S BUILDER’S RISK OR COURSE OF CONSTRUCTION INSURANCE, WHICH 1S
PRIMARY.

1.

During the term of this Contract, COUNTY shall provide insurance as follows:

Builder's Risk or Course of Construction Insurance, insuring on an "all risk" basis, subject to policy(s)
exclusions, equal to a maximum of $1,000,000 covering the project and all materials and equipment
to be incorporated therein, including property in transit or elsewhere and insuring the interests of
COUNTY, Contractors, and their Subcontractors of any tier providing equipment, materials, or
services for the project. Coverage is as follows:

PRODUCER Leavitt Insurance Agency The Travelers Insurance Co.,

COMPANY 7881 W. Charleston Blvd. #140 c/o Leavitt Insurance Agency
Las Vegas, NV 89117 7881 W. Charleston Blvd. #140

Telephone Number: (702) 947-4016 Las Vegas, NV 89117

Fax Number: (702) 947-4010

Email: guy-cottino@leavitt.com

INSURED:

Clark County, Nevada; Its Contractors and Subcontractors of any tier: Clark County Risk
Management, 500 South Grand Central Parkway, 5% Floor, PO Box 551711, Las Vegas Nevada
89155-1711.

DEDUCTIBLES:

Each loss shall be adjusted separately for any one Insured Project and any one Occurrence, and
from the amount of each adjusted loss, the amount as stated below shall be deducted:

a. In respect of losses arising from all other insured perils: $25,000 per each occurrence.
b. In respect of losses arising from the peril of flood: $150,000 per each occurrence.
C. In respect of losses arising from the peril of earthquake, volcanic eruption, landslide or mine

subsidence: $500,000 per each occurrence.

Contractor will be responsible for the deductible amounts, per each occurrence, as shown
above, or as adjusted by COUNTY’S Builders Risk policy from year to year. COUNTY will make
every attempt to maintain the deductibles from year to year, but Contractor will be responsible for the
deductibles as they are negotiated. COUNTY will give Contractor 30 calendar days’ notice of any
change in the existing deductibles. Contractor shall have the right, upon notice of an increase in the
deductibles as shown, to justify a change order to help compensate Contractor for costs associated
with an increase in deductibles as shown.

a. It is Contractor's responsibility to be familiar with the current coverage described in this
section.
b. Contractor shall immediately report any incident or claim, no later than 24 hours after

occurrence, against any insurance furnished by COUNTY, to COUNTY’S Risk Management
representative in writing of details of incident. Contractor shall, at the same time, forward
to COUNTY’S Risk Management representative a copy of the executed form(s) to COUNTY
and COUNTY'S insurance agent.

c. Contractor shall provide any and all documentation relative to loss and damage via delivery
receipts, bills of lading, material invoices, acknowledgment forms, etc.

d. In the event of a claim, Contractor shall meet with COUNTY to determine the quantities of
replacement materials and/or equipment. Contractor shall be responsible for the reordering



of all items upon direction of COUNTY'S authorized representative. COUNTY'S payment
for these materials and equipment shall not be made until delivered to be job site. The
payment(s) are subject to the deductible amount as identified within this section.

COUNTY reserves the right to have Contractor furnish the actual insurance policies for
examination.



Clark County Bid No. Error! Reference source not found.

DATE (MM/DD/YYYY)

—— 2]
ACORD CERTIFICATE OF LIABILITY INSURANCE

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES BELOW.
THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

IMPORTANT: If the certificate holder is an ADDITIONAL INSURED, the policy (ies) must be endorsed. [f SUBROGATION IS WAIVED, subject to the
terms and conditions of the policy, certain policies may require an endorsement. A statement on this certificate does not confer rights to the certificate holder
in lieu of such endorsement(s).

PRODUGER ot
INSURANCE BROKER’S NAME PHONE FAX
ADDRESS (A/C No. Ext): BROKER’S PHONE NUMBER (A/C No.) BROKER'S FAX NUMBER
E-MAl
ADD’;ESS: BROKER'S EMAIL ADDRESS
INSURER(S) AFFORDING COVERAGE NAIC #
INSURED INSURER A:
CONTRACTOR'S NAME INSURER B: e
ADDRESS INSURER G: EES] KEY
PHONE & FAX NUMBERS INSURER D: RAT[NG
INSURER E:
INSURER F:
COVERAGES CERTIFICATE NUMBER: REVISION NUMBER:

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY
PERIOD INDICATED, NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO
WHICH THIS CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL
THE TERMS, EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

INSR ADD'L | SUBR POLICY EFF | POLICY EXP
LTR TYPE OF INSURANCE INSR wvD POLICY NUMBER (MM/BDAYY} | (MM/DDAYY) LIMITS
GENERAL LIABILITY EACH OCCURRENCE $ 1,000,000
DAMAGE TO RENTED
X | COMMERGIAL GENERAL LIABILITY PREMISES (Ea occurrence) $ N/A
CLAIMS-MADE OCCUR. MED EXP {Any one persan) $ N/A
X PERSONAL & ADY INJURY $ 1,000,000
GENERAL AGGREGATE $ 2,000,000
GEN'L AGGREGATE LIMIT APPLIES PER: PRODUCTS - COMP/OP AGG $ 2,000,000
—] POLICY | X | PrOJECT | Loc DEDUCTIBLE MAXIMUM $ 25,000
COMBINED SINGLE LIMIT
AUTOMOBILE LIABILITY {ea Socitent $ 1,000,000
X |ANY AUTO BODILY INJURY (Per person) $
ALL OWNED AUTOS X BODILY INJURY (Per accident) $
SCHEDULED AUTOS PROPERTY DAMAGE (Per accident) |$
HIRED AUTOS $
NON-OWNED AUTOS DEDUCTIBLE MAXIMUM $ 25,000
WORKER'S COMPENSATION WC STATU- L oTHER  |§
AND EMPLOYERS' LIABILITY YIN JORY-OMITS
ANY PROPRIETOR/PARTNER/EXECUTIVE D N/A E.L. EACH ACCIDENT $
OFFICER/MEMBER EXCLUDED?
(Mandatory in NH} E.L. DISEASE —E.A. EMPLOYEE $
describs under
DESCRIPTION OF OPERATIONS below E.L. DISEASE - POLICY LIMIT $
CONTRACTORS POLLUTION LIABILITY TO
INCLUDE ASBESTOS LIABILITY ASBESTOS $ 1,000,000
ABATEMENT LIABILITY

DESCRIPTION OF OPERATIONS / LOCATIONS | VEHICLES {Attach ACORD 101, Additional Remarks Schedule, if more space is required)

BID NO. ERROR! REFERENCE SOURCE NOT FOUND.; ERROR! REFERENCE SOURCE NOT FOUND.. CLARK COUNTY, ITS OFFICERS,
EMPLOYEES AND VOLUNTEERS, NV ENERGY, ADDITIONALLY, STATE OF NEVADA, DEPARTMENT OF TRANSPORTATION, LAS VEGAS VALLEY
WATER DISTRICT (LVVWD), REGIONAL FLOOD CONTROL DISTRICT (RFCD), U.S. BUREAU OF LAND MANAGEMENT (BLM), CLARK COUNTY
WATER RECLAMATION DISTRICT (CCWRD), CLARK COUNTY SCHOOL DISTRICT (CCSD), CITY OF LAS VEGAS (CLV), ENTER OTHER, ARE
INSUREDS WITH RESPECT TO LIABILITY ARISING OUT OF THE ACTIVITIES BY OR ON BEHALF OF THE NAMED INSURED IN CONNECTION WITH
THIS PROJECT.

CERTIFICATE HOLDER CANCELLATION

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELED
BEFORE THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED

C/O PURCHASING AND CONTRACTS DIVISION Y

GOVERNMENT CENTER, FOURTH FLOOR IN ACCORDANCE WITH THE POLICY PROVISIONS.

500 S. GRAND CENTRAL PARKWAY AUTHORIZED REPRESENTATIVE
P.O. BOX 551217
LAS VEGAS, NV 89155-1217

CLARK COUNTY, NEVADA

@ 1988-2010 ACORD CORPORATION. All rights reserved.
ACORD 25 (2010/05) The ACORD name and logo are registered marks of ACORD

A-7 Revised 1/9/2024



Clark County Bid No. Error! Reference source not found.

POLICY NUMBER: COMMERCIAL GENERAL AND AUTOMOBILE LI,ABIVILITY
re

BID NUMBER AND PROJECT NAME:

THIS ENDORSEMENT CHANGED THE POLICY. PLEASE READ IT CAREFULLY
ADDITIONAL INSURED - DESIGNATED PERSON OR ORGANIZATION

/
This endorsement modifies insurance provided under the follomﬁng:

COMMERCIAL GENERAL LIABILITY AND AUTOMOBILE LIABILITY COVERAGE PART.

SéHEDULE

Name of Person or Organization:

CLARK COUNTY, NEVADA
C/O PURCHASING & CONTRACTS DIVISION
500 S. GRAND CENTRAL PKWY 4™ FL

PO BOX 551217 P

LAS VEGAS, NEVADA 89155-1217

(If no entry appears above, information required to complete this endorsement will be shown in the Declarations as
applicable to this endorsement.)

WHO IS AN INSURED (Section II) is amended to include as an insured the person or organization shown in the
Schedule as an insured but only with respect to liability arising out of your operations or premises owned by or rented
to you.

CLARK COUNTY, ITS OFFICERS, EMPLOYEES AND VOLUNTEERS, NV ENERGY, ADDITIONALLY, STATE OF
NEVADA, DEPARTMENT OF TRANSPORTATION, LAS VEGAS VALLEY WATER DISTRICT (LVVWD),
REGIONAL FLOOD CONTROL DISTRICT (RFCD), U.S. BUREAU OF LAND MANAGEMENT (BLM), CLARK
COUNTY WATER RECLAMATION DISTRICT (CCWRD), CLARK COUNTY SCHOOL DISTRICT (CCSD), CITY
OF LAS VEGAS (CLV), ENTER OTHER, ARE INSUREDS WITH RESPECT TO LIABILITY ARISING OUT OF THE
ACTIVITIES BY OR ON BEHALF OF THE NAMED INSURED IN CONNECTION WITH THIS PROJECT.
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PROMISSORY NOTE
Secured by Deed of Trust

$ [Insert dollar amount} Clark County, Nevada
,20

FOR VALUE RECEIVED, the undersigned (“Borrower”), promises to

pay to Clark County (“County”), the principal sum of Dollars

(6 ), plus those amounts set forth in Section 3 below, plus any amounts due the

County as Excess Rental or Excess Sales Proceeds pursuant to the Deed Restriction and
Homebuyer Ground Lease, and as defined in Section 2 below.

1. Purpose of Loan. Borrower has purchased the house located at
(the “Residence”), not including the land upon which the house is situated. This promissory
note (hereinafter “County Note” or “Note”) evidences the loan made by the County to
Borrower (the “County Loan™) in connection with the purchase of a house as part of the
County’s Welcome Home Community Land Trust (CLT) Program to assist in the purchase
of homes by low- and moderate-income households. The purchase price of the Residence
was set so that the Residence was affordable for purchase by low- and moderate-income
households. Because the purchase price was set at an affordable price, the Borrower is
required and has agreed to execute a Deed Restriction which restricts the price of the
Residence upon resale, refinancing, and junior loans on the Residence and which requires the
Borrower to pay any Excess Sales Proceeds upon resale to the County. This Note evidences
both (a) the obligation of Borrower to repay the County Loan and other amounts due under
this Note, and (b) the obligation of Borrower to pay any Excess Rental Proceeds and Excess
Sales Proceeds to the County pursuant to the Deed Restriction and Homebuyer Ground Lease
and as outlined in Section 2 below.

2. Definitions. The terms set forth in this Section 2 shall have the following
meanings in this Note.

a. “Eligible Purchaser” shall mean an Eligible Purchaser (as defined below in
subsection ¢) of the Residence that has been approved by the County.

b. “County Loan” shall mean the County’s loan to the Borrower as described in Section
1.

c. “County Purchase Option” shall mean the County’s options to purchase the
Residence pursuant to the Deed Restriction.
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d. “Deed Restriction” shall mean the Deed Restriction between County and Borrower,
signed concurrently with this Promissory Note. Borrower will observe and perform all
of the covenants and agreements of the Deed Restriction.

e. “Eligible Purchaser” shall have the meaning set forth in the Deed Restriction and as
set forth herein:

1) First-Time Homebuver. The Proposed Purchaser shall certify that he or
she qualifies as a “First-Time Homebuyer” as defined by the County at the
time of homebuyer qualification.

2) Intent to Owner-Occupy. The Proposed Purchaser shall certify that he or
she will occupy the Residence as his or her principal place of residence
throughout his or her ownership.

3) Agree to sign Buver Disclosure Agreement and Homebuyer Ground Iease
and to Cooperate with County. The Proposed Purchaser shall agree to
sign a Deed Restriction and Homebuyer Ground Lease restricting future
resale of the Residence and shall agree to cooperate fully with the County
in promptly providing all information requested by the County to assist
the County in monitoring the Proposed Purchaser’s compliance with the
Ground Lease and Deed Restriction.

4) Agree to assume this Promissory Note and the County Deed of Trust. The
Proposed Purchaser shall agree to sign the documents necessary to assume the
County Promissory Note and Deed of Trust at the same terms.

5) Income Eligibility. The combined maximum income for all household members
of the Proposed Purchaser shall not exceed the income for a Designated Income
Household, adjusted for the Proposed Purchaser’s household size. In the event
such income determinations are no longer published by HUD, or are not updated
for a period of at least eighteen (18) months, the County shall provide other
income determinations which are reasonably similar with respect to method of
calculation to those previously published by HUD.

f “Excess Rental Proceeds” shall have the meaning set forth in Section 4 of the Deed
Restriction and shall mean any excess rents paid to the Borrower by the lessee over
the Affordable Rent.

g. “Excess Sales Proceeds” shall have the meaning set forth in Section 15 of the Deed
Restriction and shall mean one hundred percent (100%) of the amount by which the
gross sales proceeds received by the Borrower from the new purchaser exceeds the
Maximum Restricted Resale Price for the Residence (in the amount that was stated
in the County Response Notice).

h. “Fair Market Value” shall be determined by a real estate appraisal as set forth in
Section 13.2 of the Deed Restriction.
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“First Lender Loan” shall mean the promissory note and deed of trust evidencing
and securing a First Lender Loan for the Residence.

“Maximum Restricted Resale Price” shall have the same meaning as “Maximum
Restricted Resale Price” set forth in Section 13 of the Deed Restriction.

“Residence” shall mean the dwelling and improvements which secures the deed of
trust executed in connection with this Note.

“Transfer” shall mean any sale, assignment or transfer, voluntary or involuntary, of
any interest in the Residence, including, but not limited to, a fee simple interest, a
joint tenancy interest, a life estate, a leasehold interest (except as permitted in Section
4 of the Deed Restriction), an interest evidenced by a contract by which possession of
the Residence is transferred and Borrower retains title, or a mortgage or a deed of trust
(other than a refinancing of the First Lender Loan or a Junior Loan permitted pursuant
to Section 7.5 of the Deed Restriction). Any Transfer without satisfaction of the
provisions of the Deed Restriction is prohibited and shall constitute a default under
this Note. A Transfer shall not include a transfer: (i) to an existing spouse or domestic
partner who is also an obligor under the Note; (ii) by Borrower to a spouse or domestic
partner where the spouse or domestic partner becomes the co-owner of the Residence;
(iii) between spouses as part of a marriage dissolution proceeding; (iv) to an existing
spouse or domestic partner of Borrower by devise or inheritance following the death
of Borrower; (v) by Borrower into an inter vivos revocable trust in which Borrower
is the beneficiary; or (vi) by mortgage or deed of trust in connection with a refinance
of the First Lender Loan or for a Junior Loan meeting the requirements of Section 7.5
of the Deed Restriction; provided, however, that Borrower shall provide written notice
of all such transfers to County; and Borrower shall continue to occupy the Residence
as his or her principal place of residence (except where the transfer occurs pursuant
to subsections (iii) or (iv) above, in which event the transferee shall owner-occupy the
Residence and affirmatively assume Borrower’s obligations under this Note, the Deed
Restriction and the Deed of Trust). For the purposes of this section, an individual shall
be considered to be a “domestic partner” of Borrower as that term is defined pursuant
to Nevada Revised Statute Chapter 122A.

3. Interest. Simple interest on this Note shall be at the rate of zero percent (0%) per year.
Interest shall accrue from the date of this Note and shall accrue on unpaid principal until paid
when due in accordance with Section 5.b.

4. Term. The term of this Note commences on the date of this Note and expires ninety-
nine (99) years from the date of this Note.

5. Repayment.

b.

Deferral. Repayment of the principal amount and any accrued interest of this Note
shall be deferred for the Term of the Note, except as provided in subsection (c)
below.

Assumption. The County Promissory Note will be assumed by an Eligible
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Purchaser, and no repayment will be required of Borrower if Borrower is not in
default of this Note, upon sale of the Residence to an Eligible Purchaser in
accordance with all of the requirements of the Deed Restriction, Homebuyer
Ground Lease and County Loan.

c. Repayment in Full. The total amount of the principal and any accrued interest owed
under this Note (together with any Excess Rental and Excess Sales Proceeds due to
the County pursuant to the Deed Restriction or any other fees) shall immediately
become due and payable (i) in the event of a default by the Borrower under this Note,
the Deed Restriction, the Homebuyer Ground Lease, the Deed of Trust, or the First
Lender Loan, (ii) on the date Transfer is made whether voluntarily, involuntarily, or
by operation of law, foreclosure, deed in lieu of foreclosure, and whether by deed,
contract of sale, gift, devise, bequest or otherwise, if the Note is not assumed by an
Eligible Purchaser as provided in Section 8 of this Note, (iii) in the event Borrower
ceases to occupy the Residence as his or her principal place of residence, except as
may be permitted by advance County written approval as provided in Section 4 of the
Deed Restriction and Homebuyer Ground Lease; or (iv) at the end of the Term of this
Note as described above in Section 4. Failure of the County to declare such amounts
due shall not constitute a waiver on the part of the County to declare them due in the
event of a subsequent Transfer.

6. Prepayments. Borrower may prepay all or part of the balance due under this Note without
penalty. Notwithstanding any prepayment of amounts due under this Note, the Deed
Restriction shall continue in full force and effect for the period of time set forth in the Deed
Restriction.

7. Security. This Note is secured by a deed of trust dated the same date as this Note (the
“Deed of Trust™) and which will be recorded in the Official Records of Clark County.
Borrower and County have also executed the Deed Restriction, the Homebuyer Ground
Lease, and the Buyer Disclosure Statement.

8. Assumption of Note by Eligible Purchaser. Borrower acknowledges that this Note is given
in connection with the purchase of the Residence as part of a program of the County to assist
in the purchase of homes by low- and moderate-income households. Consequently, this Note
is assumable only by Eligible Purchasers of the Residence. The Note is due in full upon all
other Transfers.

9. Refinance of First Lender Loan. The outstanding principal and interest on this Note shall
not be due upon the refinance of the First Lender Loan, and the Deed of Trust securing this
Note shall be subordinated, provided that such refinancing meets the requirements of
Section 7.5 of the Deed Restriction.

10. Default. The Borrower shall be in default under this Note if he or she is in default under
any mortgage loan on the Residence (including the First Lender Loan) following the expiration
of applicable cure periods, or if, after the notice and cure period provided by the County to the
Borrower pursuant to the notice and cure provisions of the Deed of Trust, the Borrower (i)
fails to pay any money when due under this Note; (ii) is found to have made a false statement
in applying for the County Loan, the First Loan, or for eligibility and participation in the
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Homebuyer Ground Lease and Deed Restriction; (iii) breaches any representation or covenant
made in this Note, the Deed Restriction, or the Homebuyer Ground Lease in any material
respect; or (iv) breaches any provision of the Deed of Trust.

11._ Acceleration. Upon the occurrence of a default under this Note, the Deed Restriction, the
Homebuyer Ground Lease, the Deed of Trust, or the First Lender Loan, the County shall
have the right to declare the full amount of the principal along with any accrued interest under
this Note immediately due and payable plus any other fees. Any failure by the County to
pursue its legal and equitable remedies upon default shall not constitute a waiver of the
County’s right to declare a default and exercise all of its rights under this Note, the Deed
Restriction, the Homebuyer Ground Lease and the Deed of Trust. Nor shall acceptance by
the County of any payment provided for herein constitute a waiver of the County’s right to
require prompt payment of any remaining principal and interest owed.

12. Nonliability for Negligence, Loss. or Damage. Borrower acknowledges, understands and
agrees that the relationship between Borrower and County is solely that of borrower and
lender, and that County neither undertakes nor assumes any responsibility for or duty to
Borrower to select, review, inspect, supervise, pass judgment on, or inform Borrower of the
quality, adequacy or suitability of the Residence or any other matter. County owes no duty
of care to protect Borrower against negligent, faulty, inadequate or defective building or
construction or any condition of the Residence and Borrower agrees that neither Borrower,
or Borrower’s heirs, successors or assigns shall ever claim, have or assert any right or action
against County for any loss, damage or other matter arising out of or resulting from any
condition of the Residence and will hold County harmless from any liability, loss or damage
for these things.

13. Indemnity. Borrower agrees to defend, indemnify, and hold County harmless from all
losses, damages, liabilities, claims, actions, judgments, costs, and reasonable attorneys’ fees
that County may incur as a direct or indirect consequence of:

a. the making of the loan to Borrower;

b. Borrower’s failure to perform any obligations as and when required by this Note, the
Deed of Trust, the Deed Restriction and the Homebuyer Ground Lease; or

c. the failure at any time of any of Borrower’s representations or warranties to be true
and correct.

14. Interest Rates. Notwithstanding any other provision of this Note, or any instrument
securing the obligations of the Borrower under this Note, if, for any reason whatsoever, the
payment of any sums by the Borrower pursuant to the terms of this Note would result in the
payment of interest which would exceed the amount that the County may legally charge under
the laws of the State of Nevada, then the amount by which payments exceed the lawful interest
rate shall automatically be deducted from the principal balance owing on this Note, so that in
no event shall the Borrower be obligated under the terms of this Note to pay any interest which
would exceed the lawful rate.
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15. No Waiver by County. Failure by County to pursue its legal and equitable remedies upon
Borrower’s default shall not constitute a waiver of County’s right to declare a default and
exercise all of its rights under this Note, the Deed of Trust and the Deed Restriction. Failure
to declare amounts due shall not constitute a waiver on the part of County of the right to declare
them due in the event of any subsequent Transfer. Nor shall acceptance by County of any
payment provided for herein constitute a waiver of County’s right to require prompt payment
of any remaining principal owed. A waiver of any term of the Note must be made in writing
and shall be limited to the express written terms of such waiver.

16. Attorney’s Fees and Costs. Borrower agrees, that if any amounts due under this Note are
not paid when due, to pay, in addition to principal and accrued interest, all costs and expenses
of collection and reasonable attorneys’ fees paid or incurred in connection with the collection
or enforcement of this Note, whether or not suit is filed.

17. Joint and Several Obligations. This Note is the joint and several obligation of all makers,
sureties, guarantors and endorsers, and shall be binding upon them and their successors and
assigns.

18. No Offset. Borrower hereby waives any rights of offset it now has or may hereafter have
against County, its successors and assigns, and agrees to make the payments called for herein
in accordance with the terms of this Note.

19. Waiver. Borrower and any endorsers or guarantors of this Note, for themselves, their heirs,
legal representatives, successors and assigns, respectively, jointly or severally, waive diligence,
presentment, protest, and demand, and notice of protest, notice of dishonor and notice of non-
payment of this Note, and expressly waive any rights to be released by reason of any extension
of time or change in terms of payment, or change, alteration or release of any security given
for the payments hereof, and expressly waive the right to plead any and all statutes of
limitations as a defense to any demand on this Note or agreement to pay the same, and jointly
and severally agree to pay all costs of collection when incurred, including reasonable attorneys’
fees.

20. Notices. All notices required in this Note shall be sent by certified mail, return receipt
requested, or express delivery service with a delivery receipt, or personally delivered with a
delivery receipt obtained, and shall be deemed to be effective as of the date shown on the
delivery receipt as the date of delivery, the date delivery was refused, or the date the notice
was returned as undeliverable, as follows:

To the Borrower:

At the address of the Residence.
To the County:

Community Housing Office
Clark County

500 S. Grand Central Parkway
Las Vegas, NV 89155

Welcome Home CLT, County Loan Promissory Note 7
Updated January 2024



The County may subsequently change address by providing written notice of the change in
address to the Borrower in accordance with this section.

21. Controlling Law. This Note shall be construed in accordance with and be governed by the
laws of the State of Nevada.

22. Assignment by County. The County may assign its right to receive the proceeds under this
Note to any person and upon notice to the Borrower by the County all payments shall be made
to the assignee (“Assignee”). The County may transfer or assign this Note to a government
agency or non-profit entity without obtaining approval of the First Lender.

23. Severability. Should any provision of this Note be invalid, illegal or unenforceable, the
validity, legality and enforceability of the remaining provisions hereof shall not in any way be
affected or impaired thereby.

24. Entire Agreement. This Note (along with the Deed Restriction, County Loan, and Deed of Trust)
set forth the entire understanding and agreement of the County and the Borrower and any amendment,
alteration or interpretation of this Note must be in writing signed by both the County and the Borrower.

BORROWER:
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EXHIBIT P



DEED OF TRUST
AND SECURITY AGREEMENT

THIS DEED OF TRUST AND SECURITY AGREEMENT (“Deed of Trust”) made this

day of , 20, among the trustor, (“Borrower”),
whose address is , (“Trustee”), and
Clark County (“County”) as Beneficiary.

The Borrower, in consideration of the promises herein recited and the trust herein created,
irrevocably grants, transfers, conveys and assigns to Trustee, in trust, with power of sale, the house
and improvements located in Clark County, Nevada, described in the attached Exhibit A and more
commonly known as: [insert address] (the “Residence™). The Residence
is located on land owned by Clark County and is subject to the Deed Restriction executed on

, 20 and the Homebuyer Ground Lease executed on , 20 (the

“Property™).

TOGETHER with all the improvements now or hereafter erected as part of the Residence,
and all property rights, including, without limitations, all easements, appurtenances, and all
fixtures now or hereafter attached to the Residence, if any, all of which, including replacements
and additions thereto, shall be deemed to be and remain a part of the Residence covered by this
Deed of Trust; and

TOGETHER with all articles of personal property or fixtures now or hereafter attached to
or used in and about the building or buildings now erected or hereafter to be erected on the Property
which are necessary to the complete and comfortable use and occupancy of such building or
buildings for the purposes for which they were or are to be erected, including all other goods and
chattels and personal property as are ever used or furnished in operating a building, or the activities
conducted therein, similar to the one herein described and referred to, and all renewals or
replacements thereof or articles in substitution therefore, whether or not the same are, or shall be
attached to said building or buildings in any manner; and all of the foregoing, together with the
Property, is herein referred to as the “Security.”

To have and to hold the Security together with acquittances to the Trustee, its successors
and assigns forever;

TO SECURE to the County the performance of the covenants and agreements of Borrower,
including the County’s Option to Purchase, contained in that certain Deed Restriction executed by
and between the Borrower and the County of even date herewith (the “Deed Restriction™) and to
secure the payment of Excess Sales Proceeds (as defined in the Deed Restriction) and Excess
Rental Proceeds (as defined in the Deed Restriction) that may become due by Borrower to County;

TO SECURE to the County the repayment of the sums evidenced by that certain
promissory note executed by Borrower in favor of the County as of the date of this Deed of Trust
(the “Note™) signed by each Borrower who is legally obligated for the debt under that Note, that
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is in either (i) paper form, using Borrower’s written pen and ink signature, or (ii) electronic form,
using Borrower’s adopted Electronic Signature in accordance with the UETA or E-SIGN, as
applicable. The Note evidences the legal obligation of each Borrower who signed the Note to pay
County Dollars (U.S. $ );
and

TO SECURE the payment of all other sums, with interest thereon, advanced in accordance
herewith to protect the security of this Deed of Trust; and the performance of the covenants and
agreements of Borrower herein contained.

BORROWER AND COUNTY COVENANT AND AGREE AS FOLLOWS:

1. Borrower's Estate. That Borrower is lawfully seized of the estate hereby conveyed
and has the right to grant and convey the Security, that other than this Deed of Trust, the Security
is encumbered only by: (a) the Deed Restriction; (b) that deed of trust executed by Borrower in
connection with a loan made to Borrower by
(the “First Lender™), dated and recorded in the official records of the County of Clark
(“Official Records™) on as Instrument No. (the “First Lender Deed
of Trust”), securing a promissory note executed by Borrower in favor of the First Lender (“First
Lender Note”), to assist in the purchase of the Property; and (c) the Homebuyer Ground Lease.
Borrower agrees to warrant and defend generally the title to the Security against all claims and
demands, subject to any declarations, easements or restrictions listed in a schedule of exceptions
to coverage in any title insurance policy insuring the County's interest in the Security. (Asused in
this Deed of Trust, the term “First Lender” shall include all successors and assigns of the First
Lender.)

2. Repavment of Sums Owed on the Note and under the Deed Restriction and

Homebuyer Ground Lease Including Payment of Excess Sales Proceeds and Excess Rental
Proceeds. Only as set forth below, Borrower will pay to the County all sums due under the Note,
the Deed Restriction, and the Homebuyer Ground Lease including all principal and interest on the
County Loan (as defined in the Note) and the Excess Sales Proceeds and Excess Rental Proceeds
due under the Deed Restriction.

The Note contains the following provisions concerning repayment:

Assumption of Note by Approved Eligible Purchasers. Borrower acknowledges
that the Note, secured by this Deed of Trust, is given in connection with the
purchase of the Property as part of a program of the County to assist in the purchase
of homes by low- and moderate-income households. Consequently, the Note is
assumable only by Eligible Purchasers of the Property (as defined in the Deed
Restriction). The Note is due in full upon all other Transfers, as outlined in the
Deed Restriction.

3. Deed Restriction. Borrower will observe and perform all of the covenants and
agreements of the Deed Restriction.
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4. Homebuyer Ground Lease. Borrower will observe and perform all of the covenants
and agreements of the Homebuyer Ground Lease.

5. First Lender Loan. Borrower will observe and perform all of the covenants and
agreements of the First Lender Note, the First Lender Deed of Trust, and any other First Lender
Loan documents.

6. Charges: Liens. Borrower will pay all taxes, assessments and other charges, fines
and impositions attributable to the Security which may attain a priority over this Deed of Trust, by
Borrower making any payment, when due, directly to the payee thereof. Upon request by the
County, Borrower will promptly furnish to the County all notices of amounts due under this
Section 6. In the event Borrower makes payment directly, Borrower will promptly discharge any
lien which has priority over this Deed of Trust; provided, that Borrower will not be required to
discharge the lien of the Deed of Trust securing the First Lender Note (the “First Lender Deed of
Trust”) or any other lien described in this Section 6 so long as Borrower will agree in writing to
the payment of the obligation secured by such lien in a manner acceptable to the County, or will,
in good faith, contest such lien by, or defend enforcement of such lien in, legal proceedings which
operate to prevent the enforcement of the lien or forfeiture of the Security or any part thereof.

7. Property Insurance. At all times borrower will keep the Security insured by a
standard all risk property insurance policy equal to the replacement value of the Security (adjusted
every five (5) years to reflect current replacement value; an appraisal may be required by the
County). If the Security is located in a flood plain, Borrower shall also obtain flood insurance.
Borrower must keep the improvements now existing or subsequently erected on the Security
insured against loss by fire, hazards included within the term “extended coverage,” and any other
hazards including, but not limited to, earthquakes, winds, and floods, for which First Lender
requires insurance. Borrower must maintain the types of insurance First Lender requires in the
amounts (including deductible levels) and for the periods that First Lender requires. What First
Lender requires pursuant to the preceding sentences can change during the term of the Loan, and
may exceed any minimum coverage required by Applicable Law. Borrower may choose the
insurance carrier providing the insurance, subject to First Lender’s right to disapprove Borrower’s
choice, which right will not be exercised unreasonably.

The insurance carrier providing this insurance shall be licensed to do business in the State
of Nevada and be chosen by Borrower subject to approval by the County, and if needed by the
First Mortgage Lender.

All insurance policies and renewals thereof will be in a form acceptable to the County and
will include a standard mortgagee clause with standard lender's endorsement in favor of the holder
of the First Lender Note and the County as their interests may appear and in a form acceptable to
the County. The County shall have the right to hold, or cause its designated agent to hold, the
policies and renewals thereof, and Borrower shall promptly furnish to the County, or its designated
agent, the original insurance policies or certificates of insurance, all renewal notices and all receipts
of paid premiums. In the event of loss, Borrower will give prompt notice to the insurance carrier
and the County or its designated agent. The County, or its designated agent, may make proof of
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loss if not made promptly by Borrower. The County shall receive thirty (30) days advance notice
of cancellation of any insurance policies required under this section. If Borrower fails to maintain
required insurance the County will maintain that insurance on behalf of the Borrower, and any
amount so expended by the County shall be promptly paid by Borrower and may be collected from
sales proceeds upon sale of the home.

Unless the County and Borrower otherwise agree in writing, insurance proceeds, subject
to the rights of the First Lender, will be applied to restoration or repair of the Security damaged,
provided such restoration or repair is economically feasible and the security of this Deed of Trust
is not thereby impaired. If such restoration or repair is not economically feasible or if the security
of this Deed of Trust would be impaired, the insurance proceeds will be used to repay any amounts
due under the Note, the Deed Restriction, and the Homebuyer Ground Lease, with the excess, if
any, paid to Borrower, subject to the rights of the First Lender. If the Security is abandoned by
Borrower, or if Borrower fails to respond to the County, or its designated agent, within thirty (30)
days from the date notice is mailed by either of them to Borrower that the insurance carrier offers
to settle a claim for insurance benefits, the County, or its designated agent, is authorized to collect
and apply the insurance proceeds at the County's option either to restoration or repair of the
Security or to pay amounts due under the Deed Restriction, the Homebuyer Ground Lease and the
Note.

If the Security is acquired by the County, all right, title and interest of Borrower in and to
any insurance policy and in and to the proceeds thereof resulting from damage to the Security prior
to the sale or acquisition will pass to the County to the extent of the sums secured by this Deed of
Trust immediately prior to such sale or acquisition, subject to the rights of the First Lender.

8. Preservation and Maintenance of Security. Borrower will keep the Security in good
repair and in a neat, clean, and orderly condition and will not commit waste or permit impairment
or deterioration of the Security. If there arises a condition in contravention of this Section 8, and
if the Borrower has not cured such condition within thirty (30) days after receiving a County
written dated notice of such a condition, then in addition to any other rights available to the County,
the County shall have the right (but not the obligation) to perform all acts necessary to cure such
condition, and to establish or enforce a lien or other encumbrance against the Security to recover
its cost of curing.

9. Protection of the County's Security. If Borrower fails to perform the covenants and
agreements contained in this Deed of Trust, the Deed Restriction or the Homebuyer Ground Lease,
or if any action or proceeding is commenced which materially affects the County's interest in the
Security, including, but not limited to, default under the First Lender Deed of Trust, eminent
domain, insolvency, code enforcement, or arrangements or proceedings involving a bankruptcy or
decedent, then the County, at the County's option, upon notice to Borrower, may make such
appearances, disburse such sums and take such action as it determines necessary to protect the
County's interest, including but not limited to, disbursement of reasonable attorney's fees and entry
upon the Security to make repairs.

Any amounts disbursed by the County pursuant to this Section 9, with interest thereon, will
become an indebtedness of Borrower secured by this Deed of Trust. Unless Borrower and County
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agree to other terms of payment, such amount will be payable upon notice from the County to
Borrower requesting payment thereof, and will bear interest from the date of disbursement at the
lesser of (i) ten percent (10%); or (ii) the highest rate permissible under applicable law. Nothing
contained in this Section 9 will require the County to incur any expense or take any action
hereunder.

10.  Inspection. The County may make or cause to be made reasonable entries upon
and inspections of the Security; provided that the County will give Borrower reasonable notice of
inspection.

11.  Forbearance by the County Not a Waiver. Any forbearance by the County in
exercising any right or remedy will not be a waiver of the exercise of any such right or remedy,
nor shall acceptance by the County of any payment provided for in the Note constitute a waiver of
the County's right to require prompt payment of any remaining principal and interest owed. The
procurement of insurance or the payment of taxes or other liens or charges by the County will not
be a waiver of the County's right to require payment of any amounts secured by this Deed of Trust.

12.  Remedies Cumulative. All remedies provided in this Deed of Trust are distinct and
cumulative to any other right or remedy under this Deed of Trust or any other document, or
afforded by law or equity, and may be exercised concurrently, independently or successively.

13. Hazardous Substances. Borrower shall not cause or permit the presence, use,
disposal, storage, or release of any Hazardous Substances on or in the Property. Borrower shall
not do, nor allow anyone else to do, anything affecting the Property that is in violation of any
Environmental Law. The preceding two sentences shall not apply to the presence, use, or storage
on the Property of small quantities of Hazardous Substances that are generally recognized to be
appropriate to normal residential uses and to maintenance of the Property. Prior to approving
assumption of the County Loan by a new Eligible Purchaser, the County shall determine that the
property is in a clean and, if needed, remediated condition, as certified by the appropriate
regulatory agency active in the County.

“Hazardous Substances” shall mean those substances defined as toxic or hazardous
substances or hazardous waste under any Environmental Law, including but not limited to, the
following substances: gasoline, kerosene, other flammable or toxic petroleum products, toxic
pesticides and herbicides, volatile solvents, materials containing asbestos or formaldehyde,
radioactive materials, and other substances identified in NRS 40.504.

! “Hazardous substance” means:

1. An element, compound, mixture, solution, material or substance whose use, possession, transportation, storage,
release, discharge or disposal is regulated pursuant to chapter 444, 445A, 445B, 445C, 459, 477 or 618 of NRS;

2. An element, compound, mixture, solution, material or substance designated as a hazardous substance pursuant to 42
U.S.C. § 9602 and an element, compound, mixture, solution, material or substance described in 42 U.S.C. § 9601(14);
3. An element, compound, mixture, solution, material or substance listed as a hazardous waste in, or having the
characteristics identified in, 42 U.S.C. § 6921 on January 1, 1993, except any waste for which regulation under the
Resource Conservation and Recovery Act of 1976, 42 U.S.C. §§ 6901 et seq.. has been suspended by an act of
Congress; and

4. Petroleum, including crude oil or any fraction thereof, natural gas, natural gas liquids, liquefied natural gas, synthetic
oil, synthetic gas usable for fuel or any mixture thereof.
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“Environmental Law” shall mean all federal and state of Nevada laws that relate to health,
safety or environmental protection.

Borrower shall promptly give County written notice of any investigation, claim, demand,
lawsuit or other action by any governmental or regulatory County or private party involving the
Property and any Hazardous Substance or Environmental Law of which Borrower has actual
knowledge. If Borrower learns, or is notified by any governmental or regulatory authority, that
any removal or other remediation of any Hazardous Substance affecting the Property is necessary,
Borrower shall promptly take all necessary remedial actions in accordance with Environmental
Law.

14. Successors and Assigns Bound. The covenants and agreements herein contained
shall bind, and the rights hereunder shall inure to, the respective successors and assigns of the
County and Borrower subject to the provisions of this Deed of Trust.

15.  Joint and Several Liability. All covenants and agreements of Borrower shall be
joint and several.

16.  Notice. Except for any notice required under applicable law to be given in another
manner, notice given under this Agreement shall be sent by certified mail, return receipt requested,
or express delivery service with a delivery receipt, or personally delivered with a delivery receipt
obtained, as follows:

(a) to Borrower at the address shown in the first paragraph of this Deed of Trust, and
(b) to the County at:

Community Housing Office
Clark County

500 S. Grand Central Parkway
Las Vegas, NV 89155

The County may subsequently change address by providing written notice of this change
in address to the Borrower in accordance with this section. Notice shall be effective as of the date
received, the date delivery was refused, or the date the notice was returned as undeliverable.

17.  Governing Law. This Deed of Trust shall be governed by the laws of the State of
Nevada.

18.  Severability. In the event that any provision or clause of this Deed of Trust, the
Deed Restriction, or the Homebuyer Ground Lease conflicts with applicable law, such conflict will
not affect other provisions of this Deed of Trust, the Deed Restriction, or the Homebuyer Ground
Lease which can be given effect without the conflicting provision, and to this end the provisions

Welcome Home CLT, County Loan Deed of Trust
Updated January 2024



of the Deed of Trust, the Deed Restriction and the Homebuyer Ground Lease are declared to be
severable.

19.  Captions. The captions and headings in this Deed of Trust are for convenience only
and are not to be used to interpret or define the provisions hereof.

20.  Nondiscrimination. The Borrower covenants by and for itself and its successors
and assigns that there shall be no discrimination against or segregation of a person or of a group
of persons on account of race, color, religion, creed, age, disability, sex, sexual orientation, marital
status, ancestry or national origin in the sale, transfer, use, occupancy, tenure or enjoyment of the
Property, nor shall the Borrower or any person claiming under or through the Borrower establish
or permit any such practice or practices of discrimination or segregation with reference to the use,
occupancy, or transfer of the Property. The foregoing covenant shall run with the land.

21.  Nonliability for Negligence. Loss. or Damage. Borrower acknowledges,
understands and agrees that the relationship between Borrower and the County is solely that of a
Borrower and the administrators of the Clark County Community Land Trust, and that the County
does not undertake or assume any responsibility for or duty to Borrower to select, review, inspect,
supervise, pass judgment on, or inform Borrower of the quality, adequacy or suitability of the
Security or any other matter. The County owes no duty of care to protect Borrower against
negligent, faulty, inadequate or defective building or construction or any condition of the Security
and Borrower agrees that neither Borrower, or Borrower's heirs, successors or assigns shall ever
claim, have or assert any right or action against the County for any loss, damage or other matter
arising out of or resulting from any condition of the Security and will hold County harmless from
any liability, loss or damage for these things.

22.  Indemnity. Borrower agrees to defend, indemnify, and hold the County harmless
from all losses, damages, liabilities, claims, actions, judgments, costs, and reasonable attorney’s
fees that the County may incur as a direct or indirect consequence of:

(a) Borrower's failure to perform any obligations as to, and when required by, the Note,
Deed Restriction, the Homebuyer Ground Lease and this Deed of Trust; or

(b) the failure at any time of any of Borrower's representations or warranties to be true and
correct.

23.  Acceleration; Remedies. Upon Borrower's breach of any covenant or agreement of
Borrower in the Note, Deed Restriction, the Homebuyer Ground Lease or this Deed of Trust,
including, but not limited to, the covenants to pay, when due, any sums secured by this Deed of
Trust, the County, prior to acceleration, will send notice to Borrower, by one of the methods
indicated in Section 16 unless otherwise required by law, specifying: (1) the breach; (2) the action
required to cure such breach; (3) a date, not less than thirty (30) days from the date the notice is
received by Borrower as shown on the return receipt, by which such breach is to be cured; and (4)
that failure to cure such breach on or before the date specified in the notice may result in
acceleration of the sums secured by this Deed of Trust and sale of the Security. The notice will
also inform Borrower of Borrower's right to reinstate after acceleration and the right to bring a
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court action to assert the nonexistence of default or any other defense of Borrower to acceleration
and sale. If the breach is not cured on or before the date specified in the notice, the County, at the
County's option, may: (a) declare all of the sums secured by this Deed of Trust to be immediately
due and payable without further demand and may invoke the power of sale and any other remedies
permitted by Nevada law; (b) either in person or by agent, with or without bringing any action or
proceeding, or by a receiver appointed by a court, and without regard to the adequacy of its
security, enter upon the Security and take possession thereof (or any part thereof) and of any of
the Security, in its own name or in the name of Trustee, and do any acts which it deems necessary
or desirable to preserve the value or marketability of the Property, or part thereof or interest therein,
increase the income therefrom or protect the security thereof. The entering upon and taking
possession of the Security shall not cure or waive any breach hereunder or invalidate any act done
in response to such breach and, notwithstanding the continuance in possession of the Security, the
County shall be entitled to exercise every right provided for in this Deed of Trust, or by law upon
occurrence of any uncured breach, including the right to exercise the power of sale; (c) commence
an action to foreclose this Deed of Trust as a mortgage, appoint a receiver, or specifically enforce
any of the covenants hereof; (d) deliver to Trustee a written declaration of default and demand for
sale, pursuant to the provisions for notice of sale found in Nevada Revised Statute (“NRS”) and
all other applicable laws; or (e) exercise all other rights and remedies provided herein, in the
instruments by which the Borrower acquires title to any Security, or in any other document or
agreement now or hereafter evidencing, creating or securing all or any portion of the obligations
secured hereby, or provided by law.

The County shall be entitled to collect all reasonable costs and expenses incurred in
pursuing the remedies provided in this Section 23, including, but not limited to, reasonable
attorney's fees.

24.  Borrower's Right to Reinstate. Notwithstanding the County's acceleration of the
sums secured by this Deed of Trust, Borrower will have the right to have any proceedings begun
by the County to enforce this Deed of Trust discontinued at any time prior to five (5) days before
sale of the Security pursuant to the power of sale contained in this Deed of Trust or at any time
prior to entry of a judgment enforcing this Deed of Trust if: (a) Borrower pays County all sums
which would be then due under this Deed of Trust and no acceleration under this Deed of Trust,
-the Note, the Deed Restriction, or the Homebuyer Ground Lease has occurred; (b) Borrower cures
all breaches of any other covenants or agreements of Borrower contained in the Note, Deed
Restriction, Homebuyer Ground Lease, or this Deed of Trust; (c) Borrower pays all reasonable
expenses incurred by County and Trustee in enforcing the covenants and agreements of Borrower
contained in the Note, Deed Restriction, Homebuyer Ground Lease, or this Deed of Trust, and in
enforcing the County's and Trustee's remedies, including, but not limited to, reasonable attorney's
fees; and (d) Borrower takes such action as County may reasonably require to assure that the lien
of this Deed of Trust, County's interest in the Security and Borrower's obligation to pay the sums
secured by this Deed of Trust shall continue unimpaired. Upon such payment and cure by
Borrower, this Deed of Trust and the obligations secured hereby will remain in full force and effect
as if no acceleration had occurred.
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25.  Due on Transfer of the Property. Upon a Transfer (as defined in the Deed
Restriction) of the Property or any interest in it except a Transfer to an Eligible Purchaser, the
County shall require immediate payment in full of all sums secured by this Deed of Trust.

26.  Reconveyance. Upon payment of all sums secured by this Deed of Trust, or upon
the expiration of the Term of the Note (as defined in the Note) if the Borrower owns and occupies
the Property and is not in violation of any provisions of the Note, this Deed of Trust, the Deed
Restriction, or the Homebuyer Ground Lease the County will request Trustee to reconvey the
Security and will surrender this Deed of Trust. Trustee will reconvey the Security without
warranty and without charge to the person or persons legally entitled thereto. Such person or
persons will pay all costs of recordation, if any. The Deed Restriction and the Homebuyer Ground
Lease will continue to remain in full force even upon payment in full of the sums secured by this
Deed of Trust.

27. Substitute Trustee. The County, at the County's option, may from time to time
remove Trustee and appoint a successor trustee to any Trustee appointed hereunder. The successor
trustee will succeed to all the title, power and duties conferred upon the Trustee herein and by
applicable law.

28. Superiority of First Lender Documents. Notwithstanding any provision herein, this
Deed of Trust shall not diminish or affect the rights of the First Lender under the First Lender
Deed of Trust or any subsequent first lender deeds of trust hereafter recorded against the Security
in compliance with the requirements of Section 7 of the Deed Restriction and Section 7 of the
Homebuyer Ground Lease.

Notwithstanding any other provision hereof, the provisions of this Deed of Trust shall be
subordinate to the lien of the First Lender Deed of Trust and shall not impair the rights of the First
Lender, or such lender's assignee or successor in interest, to exercise its remedies under the First
Lender Deed of Trust in the event of default under the First Lender Deed of Trust by the Borrower.
Such remedies under the First Lender Deed of Trust include the right of foreclosure or acceptance
of a deed or assignment in lieu of foreclosure. After such foreclosure or acceptance of a deed in
lieu of foreclosure, this Deed of Trust shall be forever terminated and shall have no further effect
as to the Security or any transferee thereafter; provided, however, if the holder of such First Lender
Deed of Trust acquired title to the Security pursuant to a deed or assignment in lieu of foreclosure,
this Deed of Trust shall automatically terminate upon such acquisition of title, provided that (i) the
County has been given written notice of default under such First Lender Deed of Trust with a sixty
working (60)-day cure period and (ii) the County shall not have cured or commenced to cure the
default within such sixty working (60)-day period or commenced to cure and given its firm
commitment to complete the cure in form and substance acceptable to the First Lender.

29.  Request for Notice. Borrower requests that copies of the notice of default and
notice of sale be sent to Borrower at the address set forth in Section 16 above.

IN WITNESS WHEREOF, Borrower has executed this Deed of Trust as of the date first
written above.
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BORROWER:

STATE OF NEVADA )
) ss
CLARK COUNTY )
On , 20 _, before me, personally appeared

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

WITNESS my hand and official seal.

COUNTY:

By:

Title:

(Type Name and Title)
STATE OF NEVADA )
) ss.

CLARK COUNTY )
On ,20__ , before me, , personally appeared

o , personally known to me (or proved to
me on the basis of satisfactory evidence) to be the person(s) whose name(s) is/are subscribed to
the within instrument and acknowledged to me that he/she/they executed the same in
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his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument the
person(s) or the entity upon behalf of which the person(s) acted, executed the instrument.

WITNESS my hand and official seal.
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EXHIBIT A

Property Description
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COMPLETION GUARANTY

This COMPLETION GUARANTY (“Guaranty”) is given as of July _ , 2024, by
Kavison Homes, LLC , a Nevada limited liability company (“Guarantor”), to and for the
benefit of Clark County, Nevada, a public body corporate and governmental instrumentality
of the State of Nevada, whose address is 500 South Grand Central Parkway, 6" floor, (the
“County™).

RECITALS

A. The Guarantor has agreed to execute and deliver this Guaranty to the County in
connection with the Community Land Trust Developer Agreement (the “DA”) by and
between the County and the Guarantor, which provides for development of a 210 unit
affordable for-sale housing development to be known as Cactus Trails which was designed
and constructed and will be sold by Guarantor in partnership with the County as a part of the
County’s Welcome Home Community Land Trust (the “Project”).

B. The units in the Project will be restricted to households with income at or below
80% or 100% of Area Median Income, adjusted for family size, as determined by the United
States Department of Housing and Urban Development (“HUD”). These restrictions shall
remain in effect for ninety-nine (99) years from the date of completion of the Project and shall
be recorded in the official land records of the Clark County Recorder’s Office.

C. The County has relied on the obligations of the Guarantor to be performed
under this Guaranty and the Guarantor have determined that executing and delivering this
Guaranty is in the Guarantor’s interest and to the financial benefit of the Guarantor.

D. The Guarantor acknowledges that the County is the intended beneficiary of this
Guaranty.

NOW, THEREFORE, in consideration of the foregoing and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, the Guarantor
hereby irrevocably and unconditionally promises, covenants, guarantees, and agrees as
follows:

1. TERMS AND CONDITIONS

a. The Guarantor does hereby unconditionally and irrevocably guarantee the due and punctual
performance of all obligations for the timely completion of the construction of the Project
in accordance with the plans and specifications, and the DA, in a good and workmanlike
manner, free of construction or similar liens, and that the Project achieves Certificate of
Completion as such term is defined in the DA within the time periods described therein
(“Guaranteed Obligations™). This Guaranty is a continuing guaranty of performance
throughout the term stated in Section 1(d). Each Guarantor unconditionally agrees that if
for any reason it fails to perform the Guaranteed Obligations, then upon written demand
by the County, the Guarantor will take corrective actions to perform such obligations and
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further guarantees the satisfaction of any financial and other obligations necessary.

If Guarantor does not assume and perform such responsibilities and obligations as
described herein, the County may then elect, without further notice to Guarantor, to take
any actions it reasonably believes necessary to complete the construction of the Project in
accordance with the plans and specifications, but with the further right to suspend or
terminate such actions at any time. No such actions by the County will release or limit the
liability of Guarantor hereunder. In such event Guarantor shall repay the County any
amounts reasonably expended by the County in undertaking any actions it reasonably
believes necessary to perform the Guaranteed Obligations, together with interest on all
amounts expended at the rate of nine percent (9%) per annum from the date of expenditure,
and all reasonable expenses actually incurred in enforcing this Guaranty, including but not
limited to attorneys' fees and any expenses incurred in connection with any trial, appeal,
arbitration, or bankruptcy proceedings. Such obligation of reimbursement is in addition to
Guarantor’s obligations under other provisions of this Guaranty (“Repayment
Obligation™).

This Guaranty is intended to be an ongoing guaranty of performance, ensuring that the
Project will be developed, built, and operated in compliance with all applicable federal,
state, and local laws or ordinances or regulations, including but not limited to all applicable
provisions of Section 7(b) of the Southern Nevada Public Land Management Act
(“SNPLMA”) and the Patent by which the United States Department of Interior, Bureau of
Land Management (“BLM?”) initially transferred the property for the Project to the County.
Failure to complete construction or stabilization of the Project as above said, or the failure
or inability to correct instances of noncompliance will result in a requirement that the
Guarantor satisfy any repayment obligation to the federal government under the SNPLMA,
the Patent, or any other related authority. Such obligation of reimbursement is in addition
to Guarantor’s obligations under other provisions of this Guaranty and shall also be a
Repayment Obligation.

. This Guaranty shall expire upon i) the County’s final inspection and approval of the
Project's construction, and ii) Completion Date.

. PROVISIONS OF GUARANTY

If the Guarantor fails to perform any of its obligations under this Guaranty, the
Guarantor shall be responsible for any and all damages resulting to the County from
such breach.

. This is a joint and several guarantee of performance and not of collection. The
Guarantor waives any right to require that any action be brought against any other
person (including a Guarantor) liable for performance or payment of any obligations
or that resort first be made to any other security.

Prior to filing an action against the Guarantor, the County shall give the Guarantor a
reasonable period of notice in writing with an opportunity to cure any failure to

Page 2 of 8



perform as required, which shall be at least 30 days except in case of emergency If the
Guarantor fails to pay any amount owing under this Guaranty, the County shall have
all of the rights and remedies provided by law or under any other agreement relating to
the ODA. These rights and remedies shall be cumulative and not exclusive.

NATURE OF GUARANTY

The Guarantor’s liability for performance of the Guaranteed Obligations and

payment of the Repayment Obligation guaranteed hereunder shall be a primary obligation
and shall be absolute and unconditional. The Guarantor agrees that none of the following
acts, omissions, or occurrences shall diminish or impair the liability of the Guarantor in any
respect (all of which acts, omissions, or occurrences may be done or occur without notice to
any Guarantor):

a.

Any extension, modification, indulgence, compromise, settlement or variation of any
of the terms of the Guaranteed Obligations or Repayment Obligation;

The discharge or release of any obligations of any Guarantor or any other person now or
hereafter liable on the Guaranteed Obligations or Repayment Obligation, by reason of
bankruptcy or insolvency laws or otherwise;

The acceptance or release by the County of any collateral, security, or other guaranty or
any settlement, compromise, or extension with respect to any collateral, security, or other
guaranty,

The application or allocation by the County of payments, collections, or credits on the
Repayment Obligation.;

The creation of any new indebtedness by Guarantor;

The making of a demand, or absence of demand, for payment of the amounts owing under
the Guaranty, or giving, or failing to give, any notice of dishonor, protest, presentment, or
non-- payment or any other notice;

Any failure, omission, or delay on the part of the Guarantor or any other person now or
hereafter liable on the Guaranteed Obligations or Repayment Obligation, or anyone
claiming by or through any of them, to comply with any instrument or agreement relating
to any of the Guaranteed Obligations or Repayment Obligation,;

To the extent permitted by law, any release or discharge by operation of law of the
Guarantor from the performance or observance of any obligation, covenant, or agreement
contained in this Guaranty;

Any merger or consolidation of the Guarantor, or any other person now or hereafter liable

on the Guaranteed Obligations or Repayment Obligation, into or with any other corporation
or other entity or any sale, lease, or transfer of any of the assets of the Guarantor to any
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other person or entity; or

j. Any other occurrence or circumstance (other than payment hereunder) which might
otherwise constitute a legal or equitable defense or discharge of the liabilities of a
Guarantor or surety or which might otherwise limit recourse against the Guarantor.

The obligations of the Guarantor set forth in this Guaranty constitute full recourse obligations
of the Guarantor, enforceable against the Guarantor to the full extent of the Guarantor’s assets
and properties. The Guarantor’s liability under this Guaranty is independent of the
Guarantor’s liability under any other guaranty previously or subsequently executed by the
Guarantor as to all or any part of the Guaranteed Obligations or the Repayment Obligation and
may be enforced for the full amount of this Guaranty regardless of the Guarantor’s liability
under any other guaranty.

4. SUFFICIENT CONSIDERATION

The Guarantor acknowledges that the Guarantor has received good, valuable, and sufficient
consideration for the making of this Guaranty and expressly agree that recourse may be had against
the Guarantor’s properties and assets for all obligations hereunder.

5. EVIDENCE OF FINANCIAL CAPACITY

The Guarantor acknowledges that, they have presented to the County their financial
statements in connection with the County's execution of the DA, and that, such statements
accurately and correctly present the financial condition of the Guarantor as of the date thereof
and that no material events have occurred which make the statements inaccurate or which
jeopardize the ability of the Guarantor to provide the financial support anticipated hereunder.
The Guarantor shall have an ongoing obligation until the completion and sale of all units in
the Project to provide updated financial information to the County throughout the term of this
Guaranty. At the request of the County, each Guarantor shall provide to the County compiled
or audited financial statements within 120 days of the close of its fiscal year. All such financial
statements shall be prepared in accordance with generally accepted accounting principles.

6. WAIVER OF RIGHTS
The Guarantor agrees to waive:
a. Notice of acceptance of this Guaranty;

b. Any and all other notices to which the Guarantor might otherwise be entitled except as this
document requires;

c. Any and all defenses arising by reason of any disability of the Guarantor or any defense of
any other person;

d. Any and all rights to extension, composition, or election with respect to any collateral under
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any provision of the Federal Bankruptcy Code, as now existing or hereafter amended from
time to time, or any other debtor's or guarantor's remedy thereunder or under any other
federal or state law affecting creditors' rights;

e. Diligence in any attempt to enforce the obligations guaranteed under this Guaranty, to
realize upon any other security, or to collect from anyone any amount, the payment of
which is guaranteed under this Guaranty, and any right to require that any action be brought
against any other person or to require that resort first be had to any such security;

f. Protection of any such security for the payment of the obligations guaranteed under this
Guaranty;

g. The observance of any and all formalities that might otherwise be required to charge
any Guarantor with liability under this Guaranty;

h. Any right of subrogation to the rights of the County against Guarantor; and

i. Any notice or demand, any action that the County takes regarding Guarantor, anyone else,
any collateral, or any Guaranteed Obligations or Repayment Obligation, which the
Guarantor might be entitled to by law or under any other agreement.

The County may waive or delay enforcing any of its rights without losing those rights.
7. REPRESENTATIONS AND WARRANTIES
The Guarantor represents and warrants to the County as follows:

a. Theexecution and delivery ofthis Guaranty, and the performance of the obligations imposed
under this Guaranty, do not violate any law and do not conflict with any agreement by which
the Guarantor is bound, and no consent or approval of any governmental authority or any
third party is required in connection with the execution or delivery of this Guaranty and
the performance of the obligations imposed under this Guaranty, and this Guaranty is a
valid and binding agreement, enforceable according to its terms.

b. There are no actions, suits or proceedings, and no proceedings before any arbitrator or
by or before any governmental commission, board, bureau or other administrative
agency, pending or, to the best knowledge of the Guarantor, threatened against or
affectingthe Guarantor, or any properties or rights of the Guarantor, which, if adversely
determined, could have a materially adverse effect upon the financial condition of the
Guarantor.

c. The Guarantor assumes full responsibility for obtaining any further information
concerning the status of the Guaranteed Obligations or Repayment Obligation or any
other matter which the Guarantor may deem necessary or appropriate (now or later). The
Guarantor waives any duty on the part of the County, and agree that the Guarantor is not
relying upon nor expecting the County to disclose to the Guarantor any fact now or later
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known by the County, whether relating to the operations or condition of the Project, the
existence or the occurrence of any default with respect to the Guaranteed Obligations or
Repayment Obligation, or otherwise, notwithstanding any effect such fact may have
upon the undersigned’s risk under this Guaranty.

d. The Guarantor is satisfied with the means that the Guarantor has for obtaining, on a
continuing basis, financial and other information pertaining to its condition of the Project.

8. REINSTATEMENT

This Guaranty shall continue to be effective, or shall be automatically reinstated, as the
case may be, if at any time performance or payment of all or any part of the Guaranteed
Obligations or Repayment Obligation, as the case may be, is rescinded or must otherwise be
restored or returned by the County upon the insolvency, bankruptcy, dissolution, liquidation,
or reorganization of Guarantor, or upon, or as a result of, the appointment of a custodian,
receiver, trustee, or other officer with similar powers with respect to Guarantor or any
substantial part of Guarantor’s property, or for any other reason, all as though such payments
had not been made. If an event permitting the acceleration of any of the Guaranteed
Obligations or Repayment Obligation shall at any time have occurred and be continuing and
such acceleration of the obligations shall at such time be prevented by reason of the pendency
against Guarantor of a case or proceeding under a bankruptcy or insolvency law, the Guarantor
agrees that, for purposes of this Guaranty and the Guarantor’s Obligations under this
Guaranty, the Guaranteed Obligations or Repayment Obligation shall be deemed to have been
declared in default and accelerated with the same effect as if the obligations had been declared
in default and accelerated in accordance with the terms thereof, and the Guarantor shall
immediately pay the amounts specified by the County to be paid in accordance with the
documents evidencing the Guaranteed Obligations or Repayment Obligation.

9. NOTICE

Notices due to the Guarantor hereunder shall be deemed delivered two (2) days after being
placed in the United States mail, postage prepaid, addressed to the Guarantor as follows:

DEVELOPER:

Todd Stratton

Kavison Homes

8975 S. Pecos Road, Suite 6C
Henderson, NV 89074

With a copy to:
Kaempfer Crowell
Attn: Bob Gronauer
1980 Festival Plaza Drive, Suite 650
Las Vegas, NV 89135
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Notices due the County shall be in writing and must be personally delivered or placed in the United
States mail. Notices to the County delivered via the mail must be delivered via certified mail with
return receipt requested and will deemed delivered upon signature of a Fund representative.
Notices to the County should be addressed as follows:

Clark County Community Housing

Clark County Government Center

500 South Grand Central Parkway, 6™ Floor
Las Vegas, Nevada 89155

With a copy to:

Office of the District Attorney-Civil Division
Clark County Government Center

500 South Grand Central Parkway, 5th Floor
Las Vegas, Nevada 89155-2215

10. MISCELLANEOUS
a. This Guaranty shall be construed in accordance with the laws of the State of Nevada.

b. For all purposes in respect to this Guaranty, the Guarantor agrees to submit to the
jurisdiction of the state and federal courts located in Clark County, Nevada.

c. This Guaranty shall be binding on the successors and assigns, legal representatives, and
other transferees of the Guarantor. This Guaranty shall not be assignable or transferable by
the Guarantor without the prior written consent of the County. This Guaranty shall inure to
the benefit of the County’s successors, assigns, and legal representatives.

d. Any amendment of this Guaranty shall be in writing and shall require the signature of the
Guarantor and the County.

e. The invalidity or unenforceability of any provision of this Guaranty shall not affect the
validity or enforceability of the remaining provisions of this Guaranty.

f.  Any reference in this Guaranty to attorneys’ fees shall refer to reasonable attorneys’
fees, charges, costs, and expenses of in-house and outside attorneys and paralegals,
whether or not a suit or proceeding is instituted, and whether incurred at the trial court
level, on appeal, in a bankruptcy, administrative, or probate proceeding, inconsultation
with counsel, or otherwise.

g. The descriptive headings of this Guaranty are for convenience only and shall not be deemed
to affect the meaning of any provision.

h. As used herein, the term "person" includes a human being, a public or private
corporation, an unincorporated association or organization, a partnership or any other
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for-profit or non-profit entity.

i. Whenever the context so requires, the masculine includes the feminine and neuter, the
singular includes the plural, and the plural includes the singular.

WAIVER OF JURY TRIAL. THE GUARANTOR ACKNOWLEDGES THAT THE RIGHT TO
TRIAL BY JURY IS A CONSTITUTIONAL ONE, BUT THAT IT MAY BE WAIVED. THE
GUARANTOR, AFTER CONSULTING (OR HAVING HAD THE OPPORTUNITY TO CONSULT)
WITH COUNSEL OF CHOICE, KNOWINGLY AND VOLUNTARILY WAIVE ANY RIGHT TO
TRIAL BY JURY IN THE EVENT OF LITIGATION REGARDING THE PERFORMANCE OR
ENFORCEMENT OF, ORINANY WAY RELATED TO, THIS GUARANTY.

GUARANTOR:

XVISON HOMES LLC,
Nevac})a limited liability company

Raymo 1@ odd Stratton, _ &~y eider A

STATE OF NEVADA )
)
COUNTY OF CLARK )

This instrument was acknowledged before me on the 25" day of M
2024, by Raymond Todd Stratton as—Pr_gMof Kavison Homes LLC, a Nevada limited 11ab111ty
company.

Ak -
NOTARY PUBDE

&, JENNIFER MAR{TANE’Z
ML) Notary Public, State of Nevada

B  No. 12.8425-1

i My Appt. Bxp. Aprit 23, 2026
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EXHIBITR



OWNERSHIP DISCLOSURE FORM

Type of Business:
o Individual oPartnership @é\Limited Liability Company o Corporation o0 Trust 0 Other

Business Name (include d.b.a., if applicable): Kavison Homes LLC

Business Address: 8975 S. Pecos Road, Suite 6C, Henderson, Nevada 89074

Business Telephone: 702-721-6111

Disclosure of Ownership:

Except as noted below, business entities must list the names of individuals holding more
than five percent (5%) ownership or financial interest in the business entity appearing
before the Board. “Business entities” include all business associations organized under or
governed by Title 7 of the Nevada Revised Statutes, including but not limited to private
corporations, close corporations, foreign corporations, limited liability companies,
partnerships, limited partnerships, and professional corporations. Publicly traded
corporations shall list all Corporate Officers and Board of Directors in lieu of disclosing
the names of individuals with ownership or financial interest. The disclosure requirement,

as applied to land-use transactions, extends to the applicant and the landowner.

Full Name Title
Wm& Todd Hvodtron \\‘\W\o\ogx [ Owityy




I certify under penalty of perjury, that all of the information provided herein is current,
complete and accurate. I also understand that the Board will not take any action on
land-use approvals, contract approvals, land sales, leases or exchanges without the

completed disclosure form.

o OB

Name: ~}@op

Title: ?V\P-éﬂ W

Date: - 1€~ ’L""




INSTRUCTIONS FOR COMPLETING THE
DISCLOSURE OF OWNERSHIP/PRINCIPALS FORM

Purpaose of the Form

The purpose of the Disclosure of Ownership/Principals Form is to gather ownership information pertaining to the business entity for use by the Board of County
Commissioners (“BCC”) in determining whether members of the BCC should exclude themselves from voting on agenda items where they have, or may be
perceived as having a conflict of interest, and to determine compliance with Nevada Revised Statutc 281A.430, contracts in which a public officer or employee
has interest is prohibited.

General Instructions

Completion and submission of this Form is a condition of approval or renewal of a contract or lease and/or release of monetary funding between the disclosing
entity and the appropriate Clark County government entity. Failure to submit the requested information may result in a refusal by the BCC to enter into an
agrecment/contract and/or release monetary funding to such disclosing entity.

Detailed Instructions

All sections of the Disclosure of Ownership form must be completed. If not applicable, write in N/A

Business Entity Type — Indicate if the cntity is an Individual, Partership, Limited Liability Company, Corporation, Trust, Non-profit Organization, or Other.
When selecting ‘Other’, provide a description of the legal entity.

Non-Profit Organization (NPO) - Any non-profit corporation, group, association, or corporation duly filed and registered as required by state law.

Business Designation Group — Indicate if the entity is a Minority Owned Business Enterprisc (MBE), Women-Owned Business Enterprise (WBE), Small
Business Enterprise (SBE), Physically-Challenged Business Enterprise (PBE), Veteran Owned Business (VET), Disabled Veteran Owned Business (DVET), or
Emerging Small Business (ESB) . This is needed in order to provide utilization statistics to the Legislative Counci] Bureau, and will be used only for such

purpose.

e Minority Owned Business Enterprise (MBE): An independent and continuing business for profit which performs a commercially useful function and
is at least 51% owned and controlled by one or more minority persons of Black American, Hispanic American, Asian-Pacific American or Native
American ethnicity.

e Women Owned Business Enterprise (WBE): An independent and continuing business for profit which performs a commercially useful function and
is at least 51% owned and controlled by one or more women.

¢  Physically-Challenged Business Enterprise (PBE): An independent and continuing business for profit which performs a commercially useful
function and is at least 51% owned and controlled by one or more disabled individuals pursuant to the federal Americans with Disabilitics Act.

. Small Business Enterprise (SBE): An independent and continuing business for profit which performs a commercially useful function, is not owned
and controlled by individuals designated as minority, women, or physically-challenged, and where gross annual sales docs not exceed $2,000,000.

s  Veteran Owned Business Enterprise (VET): An independent and continuing Nevada business for profit which performs a commercially useful
function and is at least 51 percent owned and controlled by one or more U.S. Veterans.

e  Disabled Veteran Owned Business Enterprise (DVET): A Nevada business at least 51 percent owned/controlled by a disabled veteran.

Emerging Small Business (ESB): Certified by the Nevada Governor's Office of Economic Development cffective January, 2014. Approved into
Nevada law during the 77th Legislative session as a result of AB294.

Business Name (include d.b.a., if applicable) — Enter the lcgal name of the business entity and enter the “Doing Business As” (d.b.a.) name, if applicable.

Corporate/Business Address, Business Telephone, Business Fax, and Email — Enter the street address, telephone and fax numbers, and email of the named
business entity.

Nevada Local Business Address, Local Business Telephone, Local Business Fax, and Email — If business entity is out-of-state, but operates the business from a
location in Nevada, enter the Nevada street address, telephone and fax numbers, point of contact and email of the local office. Please note that the local address
must be an address from which the business is operating from that location. Please do not include a P.O. Box number, unless required by the U.S. Postal Service,
or a business license hanging address.

Number of Clark County Nevada Residents employed by this firm. (Do not leave blank. If none or zero, put the number 0 in the space provided.)

List of Owners/Officers — Include the full name, title and percentage of ownership of each person who has ownership or financial interest in the business entity. If
the business is a publicly-traded corporation or non-profit organization, list all Corporate Officers and Directors only.

For All Contracts — (Not required for publicly-traded corporations)
1) Indicate if any individual members, partners, owners or principals involved in the business entity are a Clark County full-time emplovee(s). or
appointed/elected official(s). If yes, the following paragraph applies.

In accordance with NRS 281A.430.1, a public officer or employee shall not bid on or enter into a contract between a government agency and any
private business in which he has a significant financial interest, except as provided for in subsections 2, 3, and 4.

2) Indicate if any individual members, partmers, owners or principals involved in the business entity have a second degree of consanguinity or affinitv
relation to a Clark County full-time emplovee(s). or appointed/elected official{s) (reference form on Page 2 for definition). If YES, complete the

Disclosure of Relationship Form. Clark County is comprised of the following government entities: Clark County, Department of Aviation (McCarran
Airport), and Clark County Water Reclamation District. Note: The Department of Aviation includes all of the General Aviation Airports (Henderson,
North Las Vegas, and Jean). This will also include Clark County Detention Center.

A professional service is defined as a business entity that offers business/financial consulting, legal, physician, architect, engineer or other professional services.
Signature and Print Name — Requires signature of an authorized representative and the date signed.

Disclosure of Relationship Form — If any individual members, partners, owners or principals of the business entity is presently a Clark County employee, public
officer or official, or has a second degree of consanguinity or affinity relationship to a Clark County employee, public officer or official, this section must be

completed in its entirety.

REVISED 7/25/2014



DISCLOSURE OF OWNERSHIP/PRINCIPALS

Business Entity Type (Please select one)

Number of Clark County Nevada Residents Employed:

[sole . Limited Liability . [ Non-Profit
Proprietorship BP arineship [ Company DCorporahon UTFUSt Organization EIOther
Business Designation Group (Please select all that apply)
[ IMBE [IwWBE [JsBE []rBE | [JveT [CIover [JEsB
Minority Business Women-Owned Smalll Business Physically Chailenged Veteran Owned Disabled Veteran Emerging Small
Enterprise Business Enterprise Business Enterprise Business Owned Business Business

Enterprise

4

Corporate/Business Entity Name: | Kavison Homes LLC

(Include d.b.a., if applicable) N/A

| Street Address: 8975 S. Pecos Road, Suite 6C

Website: https/iwww kavisonhomes.com/

Henderson, NV 89074

City, State and Zip Code:

POC Name: Todd Stratton
tstratton63@gmail.com

Nevada Local Street Address: N / A

(If different from above)

Email:
Telephone No: 702-721-6111 Fax No: N/A
Website: \| 1A

City, State and Zip Code: N/A

Local Fax No: N/A

|_Local Telephone No: N/A

Local POC Name: N/A

Email: N/A

All entities, with the exception of publicly-traded and non-profit organizations, must list the names of individuals holding more than five percent (5%) ownership or

financial interest in the business entity appearing before the Board.

Publicly-traded entities and non-profit organizations shall list all Corporate Officers and Directors in lieu of disclosing the names of individuals with

ownership or financial interest. The disclosure requirement, as applied to land-use applications,

extends to the applicant and the landowner(s).

Entities include ali business associations organized under or governed by Title 7 of the Nevada Revised Statutes, including but not limited to private corporations,
close corporations, foreign corporations, limited liability companies, partnerships, limited partnerships, and professional corporations.

Full Name Title % Owned
(Not required for Publicly Traded
Corporations/Non-profit organizations)
Raymond Todd Stratton Manager/Owner 100

This section is not required for publicly-traded corporations. Are you a publicly-traded corporation? D Yes No

1 Are any individual members, partners, owners or principals, involved in the business entity, a Clark County, Department of Aviation, Clark County Detention
Center or Clark County Water Reclamation District full-time employee(s), or appointed/elected official(s)?

D Yes No (if yes, please note that County employee(s), or appointed/elected official(s) may not perform any work on professional service
contracts, or other contracts, which are not subject to competitive bid.)

2. Do any individual members, partners, owners or principals have a spouse, registered domestic partner, child, parent, inHaw or brother/sister, half-brother/half-
sister, grandchild, grandparent, related to a Clark County, Department of Aviation, Clark County Detention Center or Clark County Water Reclamation District

full-time employee(s), or appointedielected official(s)?

D Yes No (If yes, please complete the Disclosure of Relationship form on Page 2. If no, please print N/A on Page 2.)

I certify under penalty of perjury, that all of the information provided herein is current, complete, and accurate. | also understand that the Board will not take action on
land-use , contract approvals, land sales, leases or exchanges without the completed disclosure form.

Raymond Todd Stratton

Si%ﬂre/ Print Name

Manager 07/24/2024

Title Date

REVISED 7/25/2014




List any disclosures helow:

{Mark N/A, if not applicable.)

DISCLOSURE OF RELATIONSHIP

| NAME OF COUNTY* RELATIONSHIP TO COUNTY*
NAME OF BUSINESS EMPLOYEE/OFFICIAL COUNTY* EMPLOYEE'S/OFFICIAL’S
OWNER/PRINCIPAL AND JOB TITLE EMPLOYEE/OFFICIAL DEPARTMENT B
N/A N/A N/A N/A

L

* County employee means Clark County, Department of Aviation, Clark County Detention Center or Clark County
Water Reclamation District.

“Consanguinity” is a relationship by blood. "Affinity” is a relationship by marriage.

“To the second degree of consanguinity” applies to the candidate’'s first and second degree of blood relatives as
follows:

e Spouse — Registered Domestic Partners — Children — Parents — In-laws (first degree)

¢ Brothers/Sisters — Half-Brothers/Half-Sisters — Grandchildren — Grandparents — In-laws (second degree)

For County Use Only:

If any Disclosure of Relationship is noted above, please complete the following:

|:] Yes No Is the County employee(s) noted above involved in the contracting/selection process for this particular agenda item?
D Yes No Is the County employee(s) noted above involved in any way with the business in performance of the contract?

Notes/Comments:

i

Slgnatifre

| or2pe S‘h’kﬂ%—»

Print Name
Authorized Department Representative

REVISED 7/25/2014





