
Planning Commission Staff Report 
Meeting Date:  August 4, 2026 Agenda Item: 9A 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100  

www.washoecounty.gov/csd/planning_and_development 

ABANDONMENT CASE NUMBER: WAB25-0009 (Novich) 

BRIEF SUMMARY OF REQUEST: To abandon a 30-foot “Bridle Path” 
easement within the Juniper Hills 
subdivision. 

STAFF PLANNER: Courtney Weiche, Senior Planner 
775.328.3608 
cweiche@washoecounty.gov  

CASE DESCRIPTION 

For hearing, discussion, and possible action to approve an abandonment of Washoe 
County’s interest in the 30-foot “Bridle Path” easement for lots 1, 2, & 5 through 14 as 
shown on Block G of Tract Map 627 – Juniper Hills recorded as File No. 312282. The 
area requested to be abandoned is approximately 73,080 square feet in size and is 
located to the rear (south) of the lots south of Bridle Way and to the west of APN 009-
095-01.

This application is submitted by Cris Novich on behalf of all subject property owners. The 
properties are located along Bridle Way and Ross Drive (APNs 009-095-01, -02, -03, -
04, -05, -06, -07, -08, -09, -20, -22 & -23). The proposal is being reviewed under 
Development Code Article 806, Vacations and Abandonments of Easements of 
Streets and is situated within Commission District 1. The site is currently governed by 
the Suburban Residential Master Plan land use designation and the Low Density 
Suburban Regulatory Zone zoning district, within the boundaries of the Southwest 
Truckee Meadows Planning Area. 
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Abandonment Definition 

The purpose of an abandonment is to allow for the vacation or abandonment of 
easements or streets. If the Planning Commission grants an approval of the 
abandonment, that approval is subject to conditions of approval.  Conditions of approval 
are requirements that need to be completed prior to the recordation of the Resolution and 
Order of Abandonment. 

The Resolution and Order of Abandonment is the legal record, prepared by the 
Engineering and Capital Projects Division which is recorded to complete the 
abandonment process. The Engineering and Capital Projects Division completes a 
technical review of the legal description, exhibit maps and any new easements, submitted 
by the applicant’s surveyor, that are required by the conditions of approval. When the 
Engineering and Capital Projects Division is satisfied that all conditions of approval have 
been met, then the Engineering and Capital Projects Division will record the Resolution 
and Order of Abandonment with the County Recorder. The abandonment is complete 
upon the recordation of the Resolution and Order of Abandonment with the County 
Recorder. 

The conditions of approval for Abandonment Case Number WAB25-0009 are attached to 
this staff report and will be included with the Action Order if granted approval.   

• All conditions of approval are required to be completed before the abandonment
can be recorded and finalized.

• The abandonment will be effective after the approval of a Resolution and Order of
Abandonment by the Engineering and Capital Projects Division and after the
recordation of the Resolution and Order of Abandonment by the County Recorder.

All subject properties have a regulatory zone of Low Density Suburban. 
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Site Plan 
 Existing 30-foot easement “Block G” of Tract Map 627 
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Project Evaluation 

The applicant is requesting that the County abandon its interest in approximately 73,080 
square feet of the full 30-foot-wide “Bridle Path” easement located along the rear (south) 
of the lots south of Bridle Way and west of APN 009-095-01 (the applicant-owned parcel). 
Staff recommends partial approval limited to an 18-foot-wide portion, or approximately 
43,848 square feet, with the remaining continuous 12-foot-wide bridle path easement 
retained. The precise area to be abandoned and the retained corridor must be shown on 
revised legal descriptions and exhibit maps to be approved by the Engineering and 
Capital Projects Division before recordation. 

Background 
The applicant applied for a building permit to construct an accessory structure in 2025 - 
at which time they received corrections to locate the structure outside the subject 
easement. Prior to this, the applicant was unaware there was an easement on their parcel 
as an existing structure currently is located within the easement (constructed by the 
previous owners). See below aerial image with the easement overlay. 
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After discussions with staff, the applicant was directed to obtain input from the affected 
property owners along the full easement segment extending from the applicant’s parcel 
east to Ross Drive, across twelve parcels. Staff determined that approval of the 
abandonment could not be bifurcated parcel by parcel, instead the request for 
abandonment should consider a rational segment of the Bridle Path trail network in this 
location. The applicant subsequently obtained written support from each affected property 
owner; see Exhibit F, Project Application. 

Easement History 

The subject easement is located within the Juniper Hills subdivision in the Southwest 
Truckee Meadows Planning Area. Washoe County accepted the dedication of the streets 
and bridle path easements on May 5, 1959. County records indicate that the Bridle Path 
easements were not actively maintained by the homeowners association as was required 
by the CC&R’s. Over time, portions of the network developed vegetation, fencing, 
structures, stored materials, and other impediments, while other portions remained 
relatively open. 
 
In 1997 and 1998, in response to resident requests, County staff evaluated the entirety 
of the trail Bridle Path trail system and the Board of County Commissioners directed 
limited clearing and fencing of selected, practical routes intended to provide connected 
loops. The work was site-specific, subject to property-owner coordination and available 
funding, and did not establish an ongoing County program to restore or maintain every 
Juniper Hills bridle path easement. The recorded CC&Rs prohibit obstructions and debris 
within designated bridle paths; however, there has been no mechanism to enforce or fund 
a maintenance schedule for the entire trail network. 
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Historical 1997–1998 map with colors illustrating the paths considered for clearing. The 

highlighted portion was agreed to be improved and is currently being maintained 
voluntarily by the homeowners. 
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Analysis 

Washoe County Planning and Parks staff conducted a site visit with the applicant and 
observed the subject easement from end to end. Conditions vary along the corridor and 
include mature vegetation, grade changes, fencing, landscaping, and other 
improvements that limit practical public access. Some portions remain visually discernible 
and relatively unobstructed, while other portions are heavily vegetated or constrained by 
topography and adjacent private improvements. 

Staff received public comments from 3 neighbors opposing the complete abandonment 
of the easement and raising concerns regarding neighborhood connectivity, historic use, 
wildfire conditions, and preservation of rural character. Staff reviewed the submitted 
materials and determined that several photographs depict improvements, travel areas, or 
landscaping located on adjacent private property outside the recorded easement. The 
comments nevertheless demonstrate a continued public interest in retaining a usable 
neighborhood corridor. 

Complete abandonment would extinguish the County’s public access interest across this 
segment. As a compromise to both those that support and oppose the abandonment, staff 
is recommending a partial approval to retain a continuous 12-foot-wide bridle path 
easement across the affected parcels. This approach preserves a public corridor for 
compatible passage and potential future restoration while reducing the existing 30-foot 
encumbrance on the directly affected properties. The retained corridor must be clearly 
depicted in revised survey exhibits and legal descriptions per the conditions of approval.  

Reviewing Agencies  

The following agencies/individuals received a copy of the project application for review 
and evaluation. 
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All conditions required by the contacted agencies can be found in Exhibit A, Conditions 
of Approval.  

Staff Comment on Required Findings  

WCC Section 110.806.20 requires that all of the following findings be made to the 
satisfaction of the Washoe County Planning Commission before granting approval of the 
abandonment request.  Staff has completed an analysis of the application and has 
determined that the proposal is in compliance with the required findings as follows:  

(a) Master Plan.  The abandonment or vacation is consistent with the policies, action 
programs, standards and maps of the Master Plan and the Southwest Truckee 
Meadows Planning Area.  

Staff Comments: The subject easement was dedicated in 1959 as part of Tract 
Map 627, Juniper Hills. The subject properties have a master plan designation of 
Suburban Residential (SR) and have a Low Density Suburban (LDS) regulatory 
zone. Staff considered applicable Southwest Truckee Meadows Area Plan policies 
recognizing bridle paths, recreation, pedestrian ways, and the area’s rural 
character. Complete abandonment would remove any potential for a future public 
corridor; however, the recommended partial abandonment retains a continuous 
12-foot-wide bridle path easement across the twelve affected parcels. The 
recommendation does not change the land use designation, regulatory zone, 
residential density, or development pattern and preserves the separate 10-foot 
wide public utility easement. Staff therefore finds the partial abandonment 
consistent with the policies, standards, and maps of the Master Plan and the 
Southwest Truckee Meadows Planning Area. 

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

 Staff Comments: Staff observed varying conditions along the easement, including 
open areas as well as vegetation, grade changes, fencing, landscaping, and other 
impediments. Staff also considered public comments concerning connectivity and 
historic use. Several photographed features identified by commenters are outside 
the recorded easement; nevertheless, full abandonment would eliminate the 
County’s public access interest across this segment and any potential to make 
improvements if means became available. 

 The recommended partial abandonment retains a continuous 12-foot-wide public 
bridle path easement and the separate 10’ public utility easement. No parcel relies 
on the bridle path for vehicular access, and the retained corridor preserves the 
opportunity for possible future improvements. Conditions of approval require 
revised legal descriptions and exhibit maps demonstrating a retained corridor. 
Based on the retention of public access over 12 feet, preservation of utility 
interests, current site conditions, and the absence of an established County 
program to maintain the full 30-foot corridor, staff finds that the partial 
abandonment would not result in material injury to the public. 

(c) Existing Easements.  Existing public utility easements in the area to be abandoned 
or vacated can be reasonably relocated to provide similar or enhanced service. 
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Staff Comments: The recommended action would abandon only a 18-foot-wide 
portion of the existing 30-foot bridle path easement. The remaining 12-foot bridle 
path easement and the separate 10-foot public utility easement shown on Tract 
Map 627 would remain in place. Reviewing utility providers did not identify a 
conflict requiring relocation of existing facilities, and no utility relocation is 
necessary. Staff therefore finds that existing utility easements will continue to 
provide equivalent service following the partial abandonment. 

Recommendation 

After analysis and review, staff recommends partial approval with conditions of 
Abandonment Case Number WAB25-0009, limited to abandonment of a 18-foot-wide 
portion of the existing 30-foot bridle path easement. The remaining continuous 12-foot-
wide bridle path easement and the separate public utility easement would be retained. 
Staff offers the following motion for the Commission’s consideration. 

Motion 

I move that, after giving reasoned consideration to the information contained in the staff 
report and information received during the public hearing, the Washoe County Planning 
Commission partially approve Abandonment Case Number WAB25-0009 for Chris 
Novich, limited to abandonment of a 18-foot-wide portion of the existing 30-foot-wide 
bridle path easement, with the remaining continuous 12-foot-wide bridle path easement 
retained, subject to the conditions included as Exhibit A and revised legal descriptions 
and exhibit maps approved by the Engineering and Capital Projects Division, having 
made all three findings in accordance with Washoe County Code Section 110.806.20: 

(a) Master Plan.  The abandonment or vacation is consistent with the policies, action
programs, standards and maps of the Master Plan and the Southwest Truckee
Meadows Planning Area; and

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

(c) Existing Easements.  Existing public utility easements in the area to be abandoned
or vacated can be reasonably relocated to provide similar or enhanced service.

Appeal Process 

Planning Commission action will be effective 10 calendar days after the written decision 
is filed with the Secretary to the Planning Commission and mailed to the applicant(s), 
unless the action is appealed to the Washoe County Board of County Commissioners, in 
which case the outcome of the appeal shall be determined by the Washoe County Board 
of County Commissioners.  Any appeal must be filed in writing with the Planning and 
Building Division within 10 calendar days from the date the written decision is filed with 
the Secretary to the Planning Commission and mailed to the applicant(s). 
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Conditions of Approval 
Abandonment Case Number WAB25-0009 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 

www.washoecounty.gov/csd/planning_and_development 

The project approved under Abandonment Case Number WAB25-0009 shall be carried 
out in accordance with the conditions of approval granted by the Planning Commission 
on August 4, 2026 Conditions of approval are requirements placed on a permit or 
development by each reviewing agency.  These conditions of approval may require 
submittal of documents, applications, fees, inspections, amendments to plans, and 
more.  These conditions do not relieve the applicant of the obligation to obtain any other 
approvals and licenses from relevant authorities required under any other act or to 
abide by all other generally applicable Codes, and neither these conditions nor the 
approval by the County of this project/use override or negate any other applicable 
restrictions on uses or development on the property. Furthermore, to the extent that 
Washoe County does not own the easements in question, it cannot abandon them.  
Therefore, this request is in effect a “quitclaim” by the County of whatever interest it 
might have in the easements in favor of the owners who applied for the abandonment. 
Nothing in this abandonment should be construed as an assertion by the County of 
ownership over the easements in question.  To the extent other property owners nearby 
or other entities might have any ownership interests in these easements, this 
abandonment does not affect those interests and the property owners associated with 
this abandonment are responsible for utilizing whatever legal mechanisms are 
necessary to address those interests on their own. 

Unless otherwise specified, all conditions related to the approval of this Abandonment 
shall be met prior to recordation of the Resolution and Order of Abandonment.  Prior to 
recordation of the Resolution and Order of Abandonment, each agency shall determine 
when compliance of their specific conditions is met by the applicant as set forth in the 
Conditions of Approval.  All agreements, easements, or other documentation required 
by these conditions shall have a copy filed with the County Engineer and the 
Community Services Department – Planning and Building Division.   

Compliance with the conditions of approval related to this abandonment is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, 
and occupants of the property and their successors in interest.  All conditions of 
approval must be met prior to the Engineering and Capital Projects Division recording 
the required Resolution and Order of Abandonment.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and 
“shall” or “must” is mandatory.   

• All conditions of approval are required to be completed before the Abandonment
can be recorded and finalized.

• The abandonment will be effective after the approval of a Resolution and Order
of Abandonment by the Engineering and Capital Projects and after the
recordation of the Resolution and Order of Abandonment by the County
Recorder.

WAB25-0009 
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The Washoe County Commission oversees many of the reviewing 
agencies/departments with the exception of the following agencies.   

• The DISTRICT BOARD OF HEALTH, through Northern Nevada Public
Health (NNPH), has jurisdiction over public health matters.  Any
conditions set by NNPH must be appealed to the District Board of
Health.

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE 
ISSUING AGENCY.  

Washoe County Planning and Building Division 

1. The following conditions are requirements of CSD – Planning and Building Division,
which shall be responsible for determining compliance with these conditions.

Contact Name – Courtney Weiche, Senior Planner, 775.328.3608,
cweiche@washoecounty.gov

a. The applicant shall attach a copy of the action order approving this project
to all permits and applications (including building permits) applied for as
part of this abandonment.

b. The applicant shall include a condition response memorandum with each
subsequent permit application. That memorandum shall list each condition
of approval, shall provide a narrative describing how each condition has
been complied with, and the location of the information showing
compliance with each condition within the improvement plan set that has
been submitted.

c. The applicant shall demonstrate substantial conformance to the plans
approved as part of this abandonment action.  The County Engineer shall
determine compliance with this condition.

d. This Abandonment will be effective upon recordation of the Resolution and
Order of Abandonment by the County Recorder.

Washoe County Engineering and Capital Projects 

2. The following conditions are requirements of Engineering and Capital Projects,
which shall be responsible for determining compliance with these conditions.

Contact Name – Robert Wimer, Licensed Engineer, 775.328.2059,
rwimer@washoecounty.gov

a. Prior to recordation of the Order of Abandonment, the applicant shall submit a
legal description and exhibit map for the area of abandonment, any new
easements and any easement reservations that are required, to the
Engineering and Capital Projects Division for review and approval.  Legal
descriptions and exhibit maps shall be prepared by a Nevada professional
land surveyor.

b. Retention or relocation of all public utility easements is required to the
satisfaction of and at no expense to Washoe County or the existing public

WAB25-0009 
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utilities that originally accepted and approved said easements, as well as any 
other public utilities now in existence that currently utilize said easements.  
Said relocations shall be evidenced by the recordation of properly executed 
documents reflecting the grant of new easements (if required) to said public 
utilities and the relinquishment by said public utilities of their former 
easements. 

c. The applicant shall comply with conditions necessary to affect the Resolution
and Order of Abandonment within two (2) years from the date of the action by
the Planning Commission or this conditional abandonment will be null and
void.

*** End of Conditions *** 

WAB25-0009 
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Engineering and Capital Projects 

1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-
 
3600   |    washoecounty.gov 

Date: April 16, 2026 

To: Courtney Weiche, Senior Planner 

From: Timber Weiss, P.E., Licensed Engineer 

Re: Abandonment Case Number WAB25-0009 (Novich) 

GENERAL PROJECT DISCUSSION 

For hearing, discussion, and possible action to approve an abandonment of Washoe County’s 
interest of a ±30 foot-wide easement (known as Bridle Path) on the west side of APN 009-095-23 
and along the south side of twelve adjacent parcels. 

The Community Services Department (CSD) recommends approval of this project with the 
following Water Rights conditions: 

No water rights conditions for this abandonment. 

WAB25-0009 
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This Message Is From an External Sender
This message came from outside of Washoe County -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.

  Report Suspicious   ‌

From: Weiche, Courtney
To: COOPER, CLIFFORD E
Subject: RE: WAB25-0009 (Novich)
Date: Monday, April 20, 2026 1:40:00 PM
Attachments: image003.png
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Hi Clifford,

Thank you for this information. I will add it to the file. The request would not remove any utility
easements but I will be sure to correctly reference them in my staff report.

Courtney Weiche, Senior Planner
Planning & Building Division | Community Services Department
cweiche@washoecounty.gov | Direct Line: 775.328.3608
Nominate a Washoe All Star!
Recognize great service here

From: COOPER, CLIFFORD E <cc2132@att.com> 
Sent: Wednesday, April 15, 2026 9:09 AM
To: Weiche, Courtney <CWeiche@washoecounty.gov>
Subject: WAB25-0009 (Novich)

Courtney, In the attachment section shown below, it states that the Utility Easement will remain (#4) and in #5, it is stated that there are no utilities in the bridle path. NVE and AT&T share a pole line through APNs 041-691-04 and APNs
ZjQcmQRYFpfptBannerStart

ZjQcmQRYFpfptBannerEnd

Courtney,
In the attachment section shown below, it states that the Utility Easement will remain (#4) and
in #5, it is stated that there are no utilities in the bridle path. NVE and AT&T share a pole line
through APNs 041-691-04 and APNs 009-095-01, -02-, 03, -04, -05, -06, -07, -08, -09, and
-023. AT&T sees that #4 protects the utility easement and that #5 is in error. Whether that
makes any difference or not is up to the County. WAB25-0009 

EXHIBIT B
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4. What replacement easements are proposed for those to babandoned?

No replacement casements are proposed. The bridle-path easement serves no circulation, access,
utility, or drainage function, and the existing topography makes any practical use of the path
infeasible. In addition, the area is heavily overgrown and has never been cleared, improved, or
maintained, further preventing any functional use. The separate 10-foot public utility easement
will remain fully intact, ensuring all current and future utility protections are maintained.

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

The abandonment will not negatively impact any surrounding properties. No parcel

depends on this easement for access or services, and there are no utilities, drainage
features, or circulation components within the bridle-path easement. All utilities remain

Pages

protected within the dedicated utility easement. The bridle-path easement has never been
used, improved, or maintained, and its removal will not alter any rights or access for

neighboring parcels.





Engineering and Capital Projects 

1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-
 
2040   |    washoecounty.gov 

Date: April 22, 2026 

To: Courtney Weiche, Senior Planner 

From: Janelle K. Thomas, P.E., Senior Licensed Engineer 
Robert Wimer, P.E., Licensed Engineer 

Re: Abandonment Case WAB25-0009 Novich Abandonment 
APN: 009-095-01, -02, -03, -04, -05, -06, -07, -08, -09, -20, -22 & -23 

GENERAL COMMENTS 
Washoe County Engineering and Capital Project staff have reviewed the above referenced 
application.  The application is for the abandonment of the bridle-path easement along the 
western and southern borders on the subject parcel and is located on approximately 1.03 acres 
on the south side of Bridle Way in southwest Reno.  The Engineering and Capital Projects Division 
recommends approval with the following comments and conditions of approval which supplement 
the applicable County Code and are based upon our review of the application prepared by the 
property owner.  The County Engineer shall determine compliance with all the following conditions 
of approval. 

For questions related to sections below, please contact the staff’s name referenced. 

GENERAL CONDITIONS 
Contact Information: Robert Wimer, P.E.  (775) 328-2059 

Conditions: 

1. Prior to recordation of the Order of Abandonment, the applicant shall submit a legal
description and exhibit map for the area of abandonment, any new easements and any
easement reservations that are required, to the Engineering and Capital Projects Division
for review and approval.  Legal descriptions and exhibit maps shall be prepared by a
Nevada professional land surveyor.

2. Retention or relocation of all public utility easements is required to the satisfaction of and
at no expense to Washoe County or the existing public utilities that originally accepted
and approved said easements, as well as any other public utilities now in existence that
currently utilize said easements.  Said relocations shall be evidenced by the recordation
of properly executed documents reflecting the grant of new easements (if required) to said
public utilities and the relinquishment by said public utilities of their former easements.

3. The applicant shall comply with conditions necessary to affect the Resolution and Order
of Abandonment within two (2) years from the date of the action by the Planning
Commission or this conditional abandonment will be null and void.

WAB25-0009 
EXHIBIT B
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ENVIRONMENTAL HEALTH SERVICES 
1001 East Ninth Street I   Reno, Nevada 89512 
775-328-2434   I   Fax: 775-328-6176   I   www.nnph.org 
Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

January 29, 2026 

Washoe County Community Services 
Planning and Development Division 

RE: WAB25-0009; 4400 Bridle Way 

Dear Washoe County Staff: 

The following conditions are requirements of Northern Nevada Public Health (NNPH), 
Environmental Health Division, which shall be responsible for determining compliance with these 
conditions.  

Contact Name – Wesley Rubio - wrubio@nnph.org 
a) NNPH has reviewed the above project and has no objections to the approval as proposed.

If you have any questions or would like clarification regarding the foregoing, please contact Wes 
Rubio, EHS Supervisor at wrubio@nnph.org regarding all NNPH comments. 

Sincerely, 

Wesley Rubio, MPH, REHS 
EHS Supervisor 
Environmental Health 
Northern Nevada Public Health 

WAB25-0009 
EXHIBIT B
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1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-3600     |   washoecounty.gov 

Regional Parks & Open Space 

Date: June 2, 2026 

To: Courtney Weiche, Senior Planner 

From: Faye-Marie Pekar, Park Planner 

Re: Abandonment Case Number WAB25-0009 (Novich) 

As part of Juniper Hills Subdivision, Bridle Path Easements 

APNs: 009-095-01, -02, -03, -04, -05, -06, -07, -08, -09, -20, -22 
& -23 

GENERAL COMMENTS 

Washoe County Regional Parks and Open Space Division staff have reviewed the above 
referenced application. The Development Agreement case is for hearing, discussion, and 
possible action to approve an abandonment of Washoe County’s interest of a ±30 foot-wide 
easement (known as Bridle Path) on the west side of APN 009-095-23 and along the south side 
of twelve adjacent parcels. 

The County Park Planner shall determine compliance with the following conditions of approval. 

For questions related to sections below, please contact the staff’s name referenced. 

Contact Information: Faye-Marie Pekar, Park Planner.  (775) 328-3611 

Comments Regarding Applicant Requests:  

1. Abandonment of Washoe County’s Interest of a 30± foot-wide Bridle Path Easement
from APN’s 009-095-01, -02, -03, -04, -05, -06, -07, -08, -09, -20, -22 & -23

A. The Bridel Paths within Juniper Hills Subdivision are not part of the regional
trails system network or serve as a connecter to regional trail paths. The Bridle
Paths are internal to the subdivision and are part of an overall bridle path
network serving all property owners within the Juniper Hills subdivision.

WAB25-0009 
EXHIBIT B
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Abandonment WAB25-0009  

Courtney Weiche, cweiche@washoecounty.gov, 775-328-3608 

009-095-01 4400 Bridle Way

TMFPD Comments by Jenny Williamson, jewilliamson@tmfpd.us, 775-444-8521: 

1. This project shall meet and comply with all requirements of currently adopted
TMFPD fire codes, ordinances, and standards at the time of construction to include
infrastructure for fire apparatus access roads and water supply.
https://tmfpd.us/fire-code/

2. No other concerns at this time.

WAB25-0009 
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This Message Is From an Untrusted Sender
You have not previously corresponded with this sender.

  Report Suspicious   ‌

From: angela beal
To: Weiche, Courtney
Subject: Regarding Case Number: WAB25-0009 (Novich)
Date: Tuesday, May 5, 2026 2:54:50 PM

Dear Courtney, 

My name is Angela Beal, and I live on Bridle Way. I own four horses and moved to 
this neighborhood almost three years ago because it is one of the last neighborhoods 
close to downtown that was planned and zoned for horses. One of my main reasons 
for moving here was the equestrian community and access to the bridle paths.

My friend, a local neighbor, and I have helped maintain and ride the existing bridle 
path trails, which has led to increased community use by non-equestrians as well. I 
believe the bridle path proposed for abandonment could still be a useful path for the 
community. It would provide access to connect an equestrian boarding facility to the 
other bridle path trails, it serves as an equestrian loop around Bridle Way, and it fully 
connects access to the bridle paths on Palomino Circle and Ross Drive. Currently, 
access is fairly landlocked, and to reach the trails around the neighborhood, riders 
must travel on the road for at least a mile, which is unsafe for equestrians.

I recently walked the trail on foot, and aside from overgrowth and some homeowners 
not providing easement access because of barbed wire fencing, it is entirely walkable. 
I believe it could become an equestrian trail with some minor tractor work and 
adjustments to the fence line. In most sections, it is very wide, appears well 
maintained, and is clearly a bridle path.
My thought is that just because a trail is overgrown does not mean it is no longer 
useful, especially given that this is one of the last equestrian communities close to 
town. We should work to preserve Reno’s heritage because once the bridle path is 
abandoned, it would be very difficult to restore. The trail to Horsemen’s Park has 
already been blocked by the Caughlin Ranch development, and I think it is important 
to preserve equestrian access in a community that was planned for horses.
Thus, I have some questions regarding the proposed abandonment of the bridle path 
trail:

• If it was never developed as a bridle path, why was it never developed, and who
had the responsibility to develop or improve the easement? Was that responsibility
ever assigned to a developer, the County, or anyone else?

• Was the path never developed or maintained because of topography, lack of
County action, or private obstructions such as fences and trees that blocked
development?
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EXHIBIT C

21

https://us-phishalarm-ewt.proofpoint.com/EWT/v1/KDQzAAmjlQ!7u4dekr7-huci1qthCxuXFLlfbMCL6HKrG5fvzeLdbTYGE_2YEWJaze1i7fWzmJF3TmcHm6x7DERGql_Kxma6SbzCeNoYNzrBySusB8J$
mailto:angelabeal20@gmail.com
mailto:CWeiche@washoecounty.gov


• Can a map be provided showing the other bridle path trails and which trails this
bridle path is meant to connect to?

• Regarding the abandonment decision, who has the authority to decide, and what
is the process for how the decision is made?

• Has the County verified that abandonment would not materially injure nearby
property owners or eliminate a useful access route?

• Has the County considered a narrower abandonment or another alternative that
preserves horse access?

• Has the County received objections or support from other affected owners, and
how many?

Kind regards, 

Angela Beal 
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Request to Preserve the 
Bridle Path Easement

Opposition to Case Number WAB25-0009
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Request to Preserve the Bridle Path 
Easement
• We recognize that some affected property owners may support

abandonment because the Bridle Path easement has become
overgrown and uncertain to maintain.

• We understand that property owners want clarity regarding,
fencing, landscaping, maintenance responsibilities, utilities, and
future improvements.

• The present condition appears to be the result of vegetation
growth, minor landscaping impediments, inconsistent
maintenance, and unclear responsibility for restoring or
maintaining the Bridle Path.
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Abandonment Concerns
• Loss of trail access: The easement could provide important walking, equestrian, dog-walking, and neighborhood trail 

connectivity.

• Impact to numerous adjacent parcels: The abandonment application affects all of Juniper Hills neighborhood, as well as 
Washoe County, not just a single section of Bridle Way. This is a shared community asset and should be treated as a wide-
impact issue. 

• Loss of rural neighborhood character: Juniper Hills is valued for its open, rural, equestrian-friendly feel. Removing trail 
easements weakens that character and undermines the planned intent for the neighborhood. 

• Reduced property values and marketability: Trail access, open space, and neighborhood connectivity are amenities that 
many buyers value. Removing the easement could reduce nearby property values and marketability.

• Bad precedent: If one trail easement is abandoned for one property owner’s building plans, other trail easements may be 
threatened in the future.

• Fire and emergency concerns: In a high wildfire risk area, open corridors, buffers, and possible emergency access routes 
should be preserved whenever possible.

• Defensible-space concerns: If abandonment allows a building to be placed very close to a property line, it may make 
wildfire defensible-space compliance harder and may shift fire risk toward neighboring properties.

• Loss of future use: Even if the trail has not been used recently, it may still be valuable for future trail restoration, 
neighborhood connectivity, equestrian access, fire safety, or open-space preservation. Several Juniper Hills neighbors, 
including residents who have helped maintain other portions of the bridle path system in the past, have already stated that 
they would help maintain this section of trail.

• Possible obstruction should be investigated: If the easement has not been used because it was blocked by fencing, 
landscaping, gates, or other private improvements, that should not be used as a reason to abandon it. The County should 
investigate whether the easement has been legally open and usable.
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Abandonment Claims Need Further Review

Abandonment Application Claims
• Easement was never fully developed or

maintained
• Current overgrowth makes path

infeasible
• No access/ circulation/ drainage/ utility

function
• No active CC&R require retention

Neighborhood Response 
• Photos in this document show visible,

useable, and restorable trail segments
• Juniper Hills CC&Rs prevents building

structures and accumulated
impediments in the Bridle Path

• The path connects to other portions of
the neighborhood trail network

• Access/ circulation/ drainage and utility
function has not been fully evaluated

• Juniper Hills CC&R requires retention of
the bridle path
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Supporting Evidence for Claim Review
• The Bridle Path was developed: Images of the bridle path show from recent

walk-though by resident that it has been developed, but overgrown and in few
cases impeded by minor landscaping (blocking the entrance access point) and
potentially blocked by T post fences that are easy to adjust/open for access.
The equestrian bridle path walker noted that the landscape could be easily
used for equestrian access  (not too steep) once the impediments are removed.
Additionally, the bridle path easement can be viewed from google earth and
other satellite imaging thus reinforcing that it was developed in the past.

• Current obstructions landscaping, T post fencing, and overgrowth are
correctable and should not be assumed to prove the easement has no
future value: Juniper Hills CC&R clearly states that these impediments are not
allowed and thus should not be used as a reason to abandon the Bridle Path.
Current obstructions should be reviewed under the CC&R language before they
are used as justification for permanent abandonment. The County
abandonment form asks if there are any CC&R restrictions. The bridle path
easement restrictions are clearly stated in the CC&R document that was
included with the abandonment application which states that “no active
CC&Rs apply”.

• The area has access to circulation for pedestrians and may have drainage,
or utility function: The abandonment document only contains survey data for a
single property on the bridle path. Therefore, it is not fully determined where the
utility easement resides, if there could be a circulation or drainage issue. Also
have setbacks been considered according to fire code to preserve a defensible
space in a high-risk fire zone? The path is also a full trail circle around Bridle
Way, it connects to 2 sections on the bridle path network and an external trail
on a different network. Therefore, removing it is a loss of connectivity around
the neighborhood for pedestrians including kids, hikers, dog walkers, and
equestrians.
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CC&R Bridle Path Easement Agreement 

Juniper Hills CC&R Agreement 
Article II section 16

Abandonment Claim Contradiction

• Claim of landscaping, fencing, and debris 
blocking easement is against Juniper Hills CC&R 
document and not an argument to abandon the 
path since the CC&R clearly states that no 
debris are permitted to accumulate on the trail. 

• Some landscaping appears to impede access to 
the easement from the road and should be 
reviewed against the recorded CC&R language. 
Landscaping in this area may have led to the 
easement’s lack of recent use and overgrown 
state since the easement was difficult to see 
from the crossing point of the other section of 
trail.

• No structure shall be constructed or permitted 
to remain on a strip of land designated on said 
map as a bridle path.

• No debris or other material shall be permitted to 
accumulate on designated said map of bridle 
path on any area designated on said map as a 
bridle path that will in any way impede hamper 
or prevent the use of any such strip for bridle 
path purposes. Declarants reserve the right to 
enter upon any lot traversed by said bridle path 
for the purpose of maintaining and improving 
the same. 
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Previous County Precedent to Preserve the 
Bridle Path
• Prior County abandonment denial: In Case No. 

AB3-3-98 — Bruce Douglas Bridle Way / Juniper 
Hills Subdivision: A prior abandonment request 
involving the same segment of the Juniper Hills 
bridle path system was rejected. The County 
found that the requested abandonment would 
create “a detriment and/or material injury to the 
surrounding properties within the Juniper Hills 
neighborhood”, that “the bridle paths are 
internal to the subdivision and are part of an 
overall bridle path network serving all property 
owners within Juniper Hills”, and that the County 
had walked the trail and that it was “correctable 
and could be modified to make the trail 
passable”.

• Previous meeting minutes discuss County 
working to preserve sections of the easement 
by clearing and fencing it (98-375): The County 
wanted to define the easement network to 
preserve its future use and allocated funds to 
maintain it. Can the County confirm if the work 
was completed and any other previous plans to 
continue preserving the easement?
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Neighborhood Bridle Path Cleanup

Neighborhood Cleanup Crew 
• A group of neighbors who have already maintained and used

other sections of the bridle path system would like to donate
money and time, with support from the county, to restore
this Bridle Path section.

• We would like to discuss with the County about being able
to identify a practical travel corridor that is supported by
homeowners that allows privacy-sensitive fencing, gates, or
landscaping that do not block reasonable easement use.

• Because of the landscaping at the entry point of the
easement, it is assumed that most neighbors did not know
about this section of the trail and therefore could not walk or
maintain it.

• An equestrian neighbor has walked the entire section of the
bridle path in question and believes it was developed and
would be useable by making minor adjustments to
landscaping, a few T post fences, and removing overgrowth.

• Include this section of Bridle Path in current county trail
maintenance measures (community service workers?) WAB25-0009 
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Clearly Developed Unblocked Path

Property 8 (visible trail)
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Clearly Developed Unblocked Path

Property 8 (fence showing access 
though easement)
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Clearly Developed Unblocked Path

Property 7 wide access
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Clearly Developed Unblocked Path

Property 6 wide access 
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Clearly Developed Unblocked Path

Property 5 wide access
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Clearly Developed Unblocked Path
Property 1 & 2 wide access/ wood 
stacked neatly off path/ 
connection point to road
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Trail Connection Point 

Connection Point for other systems
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Requests For the County

• Deny or postpone the Bridle Path easement abandonment application to further investigate
concerns.

• Investigate prior County findings, fire/WUI implications, private subdivision rights, and
effects on surrounding property owners.

• Support and allow interested neighbors to organize a volunteer restoration plan with support
from the County.

• Include this section of Bridle Path in current county trail maintenance measures (reduced
cost community service laborers).

• Allow privacy-sensitive fencing, gates, or landscaping that do not block reasonable
easement use.

• Identify a practical travel corridor that is supported by homeowners.

• Preserve the existing 10-foot public utility easement and determine if it overlaps with or
supports the Bridle Path corridor.
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This Message Is From an Untrusted Sender
You have not previously corresponded with this sender.

  Report Suspicious   ‌

From: U Lapkass
To: Weiche, Courtney
Subject: Case #WAB25-0009
Date: Monday, May 18, 2026 4:03:09 PM

Dear Courtney,

I purchased my home in the Juniper Hills subdivision in 2020.  What I love about the area,
which mostly consists of 1 acre parcels, is the ability to have a horse and ride on the trails that
are designated easements and meander in between the parcels.  Rather than having to trailer
my horse (we already have ever increasing traffic) I am able to ride through the neighborhood
right from my home.  I have spent endless hours clearing and maintaining some of the trails
near my home.  Many of the local children walk the trails when they walk home from school as
the subdivision doesn’t have any sidewalks. Some enjoy just walking them to be in nature.
It is unfortunate, that the subject trail section has not been maintained, however, that should
not mean that the county should abandon that section.  I would personally volunteer to help
clear it or even make a donation to help fund tractor work to help clearly identify the trail and
therefore increase rider/hiker safety.  The reason this section is so valuable is that it allows a
rider/hiker to ride/walk a continues loop in the neighborhood without having to ride/walk on
the road which can be quite dangerous. It would be wonderful if the loop could be restored for
the enjoyment of the residents, as it was intended when the subdivision was created.
An abandonment of the easement would be irreversible and may encourage other property
owners to seek the same.  That would completely alter the neighborhood and negatively
impact many of the property owners.

Sincerely,
Ulrike Lapkass
916-208-7262
4210 Palomino Circle
Reno, NV 89519-2938
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Response to the 
Request to Preserve 

the Bridle Path 
Easement

Opposition to Case Number WAB25-0009
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Request to Preserve the Bridle Path 
Easement
• We recognize that some affected property owners may support

abandonment because the Bridle Path easement has become
overgrown and uncertain to maintain.

• We understand that property owners want clarity regarding,
fencing, landscaping, maintenance responsibilities, utilities, and
future improvements.

• The present condition appears to be the result of vegetation
growth, minor landscaping impediments, inconsistent
maintenance, and unclear responsibility for restoring or
maintaining the Bridle Path.
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Rebuttal - Request to Preserve the Bridle Path Easement 

We are not applying for this easement abandonment because we are opposed to easements or their use. Each homeowner fully understands that easements exist and that many have 

been successfully developed and actively used throughout the community. 

This application simply requests the formal removal of the specific section on Bridle Way that has never been used, developed, or maintained in any way since the inception of the 
development.  As shown in this report, there have been hearings on this matter dating back to the 1990s, yet nothing has been done for this particular section. Other easements

addressed in those hearings were upheld, which is appropriate where practical. However, for this corridor there is no clear path forward — either practically, as detailed in the 

application and supported by the testimony of a licensed land surveyor, or financially. The cost to the County to excavate along 14 parcels of undulating dirt and rock, then continue 

maintaining it, would be a misuse of public funds. 

The community has had every opportunity during the past 60+ years since the development of the of the subdivision to do something with this corridor and has not. This long period

of inaction has effectively rendered the easement abandoned, and we are now simply asking the County to make that official.

• We recognize that some affected property owners may support abandonment because the Bridle Path easement has become overgrown and uncertain to maintain.

o This is not a case where “some” affected property owners support abandonment. Every single property owner realistically impacted by this easement has demonstrated

their support by signing an affidavit, which is included in the application.

In our view, this decision does not meaningfully affect anyone else. There is only one true complainant, and she has acknowledged that she was not even aware of the

easement until the abandonment application was filed.

It is also inaccurate to describe the current condition as simply “overgrown.” This section has never been developed in the first place.

• We understand that property owners want clarity regarding, fencing, landscaping, maintenance responsibilities, utilities, and future improvements.

o The affected homeowners already have clarity on this matter. There is an easement that, over the course of 60+ years, has never been used, maintained, or developed.

This clearly indicates it has been effectively abandoned. We are simply requesting formal abandonment so there is no remaining confusion going forward.

• The present condition appears to be the result of vegetation growth, minor landscaping impediments, inconsistent maintenance, and unclear responsibility for restoring

or maintaining the Bridle Path.

o As will be shown throughout this response, the present condition is far more than the result of minor vegetation growth or inconsistent maintenance. Over the course

of more than 60+ years, fences have been built, significant landscaping has been installed, and natural impediments have developed — all as documented in the

original application by a licensed land surveyor.

o This is an unrealistic and non-functional easement that should receive official abandonment.
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Abandonment Concerns
• Loss of trail access: The easement could provide important walking, equestrian, dog-walking, and neighborhood trail

connectivity.

• Impact to numerous adjacent parcels: The abandonment application affects all of Juniper Hills neighborhood, as well as
Washoe County, not just a single section of Bridle Way. This is a shared community asset and should be treated as a wide-
impact issue.

• Loss of rural neighborhood character: Juniper Hills is valued for its open, rural, equestrian-friendly feel. Removing trail
easements weakens that character and undermines the planned intent for the neighborhood.

• Reduced property values and marketability: Trail access, open space, and neighborhood connectivity are amenities that
many buyers value. Removing the easement could reduce nearby property values and marketability.

• Bad precedent: If one trail easement is abandoned for one property owner’s building plans, other trail easements may be
threatened in the future.

• Fire and emergency concerns: In a high wildfire risk area, open corridors, buffers, and possible emergency access routes
should be preserved whenever possible.

• Defensible-space concerns: If abandonment allows a building to be placed very close to a property line, it may make
wildfire defensible-space compliance harder and may shift fire risk toward neighboring properties.

• Loss of future use: Even if the trail has not been used recently, it may still be valuable for future trail restoration,
neighborhood connectivity, equestrian access, fire safety, or open-space preservation. Several Juniper Hills neighbors,
including residents who have helped maintain other portions of the bridle path system in the past, have already stated that
they would help maintain this section of trail.

• Possible obstruction should be investigated: If the easement has not been used because it was blocked by fencing,
landscaping, gates, or other private improvements, that should not be used as a reason to abandon it. The County should
investigate whether the easement has been legally open and usable.
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Rebuttal – Abandonment Concerns 
• Loss of trail access: The easement could provide important walking, equestrian, dog-walking, and neighborhood trail connectivity.

o There is no functional trail to lose. This section has remained completely undeveloped and unused for over 60+ years. Maintaining an easement on paper does not create actual trail access.

• Impact to numerous adjacent parcels: The abandonment application affects all of Juniper Hills neighborhood, as well as Washoe County, not just a single section of Bridle Way. This is a shared

community asset and should be treated as a wide-impact issue.

o The only properties realistically impacted are the 12–14 directly adjacent lots whose owners have unanimously signed affidavits supporting abandonment. It is not a shared, functioning

community asset.

• Loss of rural neighborhood character: Juniper Hills is valued for its open, rural, equestrian-friendly feel. Removing trail easements weakens that character and undermines the planned intent for the

neighborhood.

o This neighborhood was developed many years ago with the intent of being an equestrian-friendly community. While it still offers some of those amenities through already developed paths, I

would estimate that well over 90% of current homeowners do not own horses or intend to own them. Over the past 60+ years, things have changed — owning and maintaining horses has

become significantly less affordable and desirable for most families.

o This does not affect the rural characteristics of the neighborhood. Suggesting that removing an unused easement that exists only on paper will fundamentally change the character of the

entire neighborhood is not realistic.

• Reduced property values and marketability: Trail access, open space, and neighborhood connectivity are amenities that many buyers value. Removing the easement could reduce nearby property

values and marketability.

o For the directly affected owners, abandonment will increase usable land and improve property value by eliminating an impractical and undeveloped restriction.

• Bad precedent: If one trail easement is abandoned for one property owner’s building plans, other trail easements may be threatened in the future.

o Abandoning a section that has never been developed is not the same as removing an active trail. Each easement should be judged on its actual history and functionality, not a blanket policy.

• Fire and emergency concerns: In a high wildfire risk area, open corridors, buffers, and possible emergency access routes should be preserved whenever possible.

o This particular corridor has never functioned as an open or usable emergency route. Keeping a non-existent trail on paper does not enhance fire safety.

• Defensible-space concerns: If abandonment allows a building to be placed very close to a property line, it may make wildfire defensible-space compliance harder and may shift fire risk toward

neighboring properties.

o Even if a building were placed in the future, it would still be required to meet all County building codes and defensible space regulations, including fire access requirements. Abandonment does

not exempt anyone from those rules.

• Loss of future use: Even if the trail has not been used recently, it may still be valuable for future trail restoration, neighborhood connectivity, equestrian access, fire safety, or open-space preservation.

Several Juniper Hills neighbors, including residents who have helped maintain other portions of the bridle path system in the past, have already stated that they would help maintain this section of

trail.

o After more than 60+ years of zero development or maintenance, it is unrealistic to hold this land in perpetuity for speculative future use. The homeowners who actually live here strongly

support moving forward with abandonment.

• Possible obstruction should be investigated: If the easement has not been used because it was blocked by fencing, landscaping, gates, or other private improvements, that should not be used as a

reason to abandon it. The County should investigate whether the easement has been legally open and usable.

o This is not a case of illegal obstruction. The easement was simply never developed or maintained as a trail. This is clearly documented by a licensed land surveyor and decades of County

inactivity. WAB25-0009 
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Abandonment Claims Need Further Review

Abandonment Application Claims
• Easement was never fully developed or

maintained
• Current overgrowth makes path

infeasible
• No access/ circulation/ drainage/ utility

function
• No active CC&R require retention

Neighborhood Response 
• Photos in this document show visible,

useable, and restorable trail segments
• Juniper Hills CC&Rs prevents building

structures and accumulated
impediments in the Bridle Path

• The path connects to other portions of
the neighborhood trail network

• Access/ circulation/ drainage and utility
function has not been fully evaluated

• Juniper Hills CC&R requires retention of
the bridle path
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Rebuttal - Abandonment Claims Need Further Review 

Abandonment Application Claims 

Easement was never fully developed or maintained 

Current overgrowth makes path infeasible  

No access/ circulation/ drainage/ utility function 

No active CC&R require retention 

Neighborhood Response 

• Photos in this document show visible, useable, and restorable trail segments

o As you progress through this document you will see there is no photographic evidence that supports this claim.

• Juniper Hills CC&Rs prevents building structures and accumulated impediments in the Bridle Path

o In many cases county zoning ordinances, building codes, fire codes, and public easements (like the bridle path easement) generally take priority over private CC&Rs.

o Public easements and County regulations usually supersede conflicting private restrictions.

o If the County decides to abandon the bridle path easement, that decision would normally override any CC&R language that references it.

• The path connects to other portions of the neighborhood trail network

o If the path were developed or maintained this may be true.  However, referring back to the major theme of this application and response.  There never has been a

developed or maintained bridle path.

• Access/ circulation/ drainage and utility function has not been fully evaluated

o We are not changing the landscaping of the terrain, which as stated by the licensed land surveyor, the land is not conducive to building or maintaining a path.

• Juniper Hills CC&R requires retention of the bridle path

o In many cases county zoning ordinances, building codes, fire codes, and public easements (like the bridle path easement) generally take priority over private CC&Rs.

o Public easements and County regulations usually supersede conflicting private restrictions.

o If the County decides to abandon the bridle path easement, that decision would normally override any CC&R language that references it.
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Supporting Evidence for Claim Review
• The Bridle Path was developed: Images of the bridle path show from recent

walk-though by resident that it has been developed, but overgrown and in few
cases impeded by minor landscaping (blocking the entrance access point) and
potentially blocked by T post fences that are easy to adjust/open for access.
The equestrian bridle path walker noted that the landscape could be easily
used for equestrian access  (not too steep) once the impediments are removed.
Additionally, the bridle path easement can be viewed from google earth and
other satellite imaging thus reinforcing that it was developed in the past.

• Current obstructions landscaping, T post fencing, and overgrowth are
correctable and should not be assumed to prove the easement has no
future value: Juniper Hills CC&R clearly states that these impediments are not
allowed and thus should not be used as a reason to abandon the Bridle Path.
Current obstructions should be reviewed under the CC&R language before they
are used as justification for permanent abandonment. The County
abandonment form asks if there are any CC&R restrictions. The bridle path
easement restrictions are clearly stated in the CC&R document that was
included with the abandonment application which states that “no active
CC&Rs apply”.

• The area has access to circulation for pedestrians and may have drainage,
or utility function: The abandonment document only contains survey data for a
single property on the bridle path. Therefore, it is not fully determined where the
utility easement resides, if there could be a circulation or drainage issue. Also
have setbacks been considered according to fire code to preserve a defensible
space in a high-risk fire zone? The path is also a full trail circle around Bridle
Way, it connects to 2 sections on the bridle path network and an external trail
on a different network. Therefore, removing it is a loss of connectivity around
the neighborhood for pedestrians including kids, hikers, dog walkers, and
equestrians.
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Rebuttal - Supporting Evidence for Claim Review 

• The Bridle Path was developed: Images of the bridle path show from recent walk-though by resident that it has been developed, but overgrown and in few cases impeded by minor

landscaping (blocking the entrance access point) and potentially blocked by T post fences that are easy to adjust/open for access. The equestrian bridle path walker noted that the landscape

could be easily used for equestrian access (not too steep) once the impediments are removed. Additionally, the bridle path easement can be viewed from google earth and other satellite

imaging thus reinforcing that it was developed in the past.

o The assertion that the bridle path was previously developed is not supported by the evidence. As documented throughout this response and the original application, this section has

never been developed or maintained as a functional trail in over 60+ years.

▪ There is no photographic evidence, County record, or historical documentation showing a developed path in this location.

▪ Aerial and satellite imagery claimed by the complainant is misleading. As clearly shown in the accompanying photos and analysis, the images provided were taken on adjacent

private properties south of the actual easement, not on the easement itself.

▪ What the complainant describes as “minor landscaping impediments” and “T-post fences” actually consists of long-established landscaping, boundary fences, and significant

terrain that has existed for decades. These are not minor obstructions on a pre-existing trail — they are evidence that no trail was ever built or maintained here.

o The equestrian walker’s opinion that the area “could be easily used once impediments are removed” actually confirms the current reality: the path is not currently usable and would
require substantial work to create — work that has never been done in the past 60+ years.

• Current obstructions landscaping, T post fencing, and overgrowth are correctable and should not be assumed to prove the easement has no future value:Juniper Hills CC&R
clearly states that these impediments are not allowed and thus should not be used as a reason to abandon the Bridle Path. Current obstructions should be reviewed under the
CC&R language before they are used as justification for permanent abandonment. The County abandonment form asks if there are any CC&R restrictions. The bridle path easement
restrictions are clearly stated in the CC&R document that was included with the abandonment application which states that “no active CC&Rs apply”.

o It is true, our neighborhood has recorded CC&Rs, but no active HOA to enforce them. It is my understanding after doing some research that in the absence of an HOA,
enforcement of CC&Rs falls to individual property owners through civil action, which is both difficult and uncommon. The County does not enforce private CC&Rs.
Therefore, the existence of the CC&Rs does not prevent the County from approving the abandonment of this undeveloped public easement.

• The area has access to circulation for pedestrians and may have drainage, or utility function: The abandonment document only contains survey data
for a single property on the bridle path. Therefore, it is not fully determined where the utility easement resides, if there could be a circulation or drainage
issue. Also have setbacks been considered according to fire code to preserve a defensible space in a high-risk fire zone? The path is also a full trail circle
around Bridle Way,it connects to 2 sections on the bridle path network and an external trail on a different network. Therefore, removing it is a loss of
connectivity around the neighborhood for pedestrians including kids, hikers, dog walkers, and equestrians.

o The assertion that abandoning this section would create circulation, drainage, utility, or fire safety issues is not supported by the facts.
• The utility easement (10 feet wide) remains fully intact and unaffected by this abandonment request. The survey data clearly shows the location of the utility

easement, and the proposed abandonment only addresses the unused bridle path portion.
• There are no known drainage issues associated with this specific undeveloped section. Any future development on the affected properties will still be

required to comply with all County drainage and stormwater regulations.
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• Fire code setbacks and defensible space requirements will continue to apply to any future building plans. Abandonment does not exempt any property
from County fire codes or defensible space rules.

• Regarding connectivity: This section has never been a functional part of any trail network. It is not currently a “full trail circle” or active connection.
Removing an unused, undeveloped paper easement will not break any existing pedestrian, equestrian, or hiking connectivity. The rest of the bridle path
network and external trails remain fully intact.

In short, this segment has provided no meaningful circulation, connectivity, or utility function for over 60+ years. Formal abandonment simply recognizes the reality on 
the ground. 
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CC&R Bridle Path Easement Agreement 

Juniper Hills CC&R Agreement 
Article II section 16

Abandonment Claim Contradiction

• Claim of landscaping, fencing, and debris
blocking easement is against Juniper Hills CC&R
document and not an argument to abandon the
path since the CC&R clearly states that no
debris are permitted to accumulate on the trail.

• Some landscaping appears to impede access to
the easement from the road and should be
reviewed against the recorded CC&R language.
Landscaping in this area may have led to the
easement’s lack of recent use and overgrown
state since the easement was difficult to see
from the crossing point of the other section of
trail.

• No structure shall be constructed or permitted
to remain on a strip of land designated on said
map as a bridle path.

• No debris or other material shall be permitted to
accumulate on designated said map of bridle
path on any area designated on said map as a
bridle path that will in any way impede hamper
or prevent the use of any such strip for bridle
path purposes. Declarants reserve the right to
enter upon any lot traversed by said bridle path
for the purpose of maintaining and improving
the same.
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Rebuttal - CC&R Bridle Path Easement Agreement
The complainant references specific sections of the Juniper Hills CC&Rs in an attempt to argue against abandonment. However, these arguments actually highlight the 
impracticality of maintaining this particular easement. 

The CC&Rs do contain language prohibiting structures, debris, and obstructions on designated bridle paths. The reality on the ground, however, is that this section has 
remained undeveloped and unused for over 60+ years, with established landscaping, boundary fencing, and natural growth that have existed for decades. This is not a case 
of recent violations, but rather long-term evidence that the easement was never functionally implemented as a trail. 

The CC&Rs grant the original Declarant (the developer) the right to enter and maintain the bridle path. Since there is no active HOA and the Declarant has long since ceased 
operations, no entity has exercised this right for this section in over five decades. This prolonged inaction strongly supports that the easement has been effectively 
abandoned. 

While we respect the original intent behind the CC&Rs, enforcing them on a section that has never been developed as a trail — and where the community has shown no 
meaningful interest for half a century — is neither practical nor reasonable. The affected property owners, who have all signed in favor of abandonment, simply seek to 
formalize what has been the on-the-ground reality for generations. 
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Previous County Precedent to Preserve the 
Bridle Path
• Prior County abandonment denial: In Case No.

AB3-3-98 — Bruce Douglas Bridle Way / Juniper
Hills Subdivision: A prior abandonment request
involving the same segment of the Juniper Hills
bridle path system was rejected. The County
found that the requested abandonment would
create “a detriment and/or material injury to the
surrounding properties within the Juniper Hills
neighborhood”, that “the bridle paths are
internal to the subdivision and are part of an
overall bridle path network serving all property
owners within Juniper Hills”, and that the County
had walked the trail and that it was “correctable
and could be modified to make the trail
passable”.

• Previous meeting minutes discuss County
working to preserve sections of the easement
by clearing and fencing it (98-375): The County
wanted to define the easement network to
preserve its future use and allocated funds to
maintain it. Can the County confirm if the work
was completed and any other previous plans to
continue preserving the easement?

WAB25-0009 
EXHIBIT D

52



Rebuttal - Previous County Precedent to Preserve the Bridle Path

Response to Prior County Abandonment Denial (Case No. AB-3-3-98) 

The 1998 denial of abandonment for a portion of the Juniper Hills bridle path system is not applicable to the current request in the same way the complainant suggests. While the County did deny 

abandonment at that time and allocated funds for trail work, those funds were directed toward trails that were already in use. As shown in the attached 1998 meeting minutes and maps, our specific 

section on Bridle Way was not developed and received no maintenance or improvement. 

The first map highlights the existing path network at the time, which does not include or touch our section of the easement. The second map shows proposed alternatives, none of which were ever 

implemented for this corridor. This further demonstrates that even when the County had funding and focus in 1998, this particular segment was bypassed and left undeveloped. 

We are not asking the County to reverse a recent decision. We are asking that the reality that has existed for the last 26+ years (and the original 1998 outcome for this specific section) be formally 

recognized: this portion of the easement has never been developed or maintained as a functional trail. 

How many times must this issue be litigated? The affected property owners have consistently supported abandonment, and the on-the-ground conditions have not changed in decades. We 

respectfully request that the County uphold the practical outcome that has already been in place since 1998 and formally abandon this unused section. 

The maps below show the results of the 1998 meeting. 
The green highlights were added by me to clearly indicate the specific section we are requesting to abandon. 
We are not trying to remove any actively used or developed portions of the trail system — only this section 
that has never been developed or maintained, even after the 1998 County discussions and funding allocation.
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Green line added by the applicant for abanonment, not result of 1998 meeting.  
Other markings are from 1998 decision on path WAB25-0009 

EXHIBIT D
54

Cris
Highlight

Cris
Highlight



Green line added by the applicant for abanonment, not result of 1998 meeting.   
Other markings are from 1998 decision on path
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Neighborhood Bridle Path Cleanup

Neighborhood Cleanup Crew 
• A group of neighbors who have already maintained and used

other sections of the bridle path system would like to donate
money and time, with support from the county, to restore
this Bridle Path section.

• We would like to discuss with the County about being able
to identify a practical travel corridor that is supported by
homeowners that allows privacy-sensitive fencing, gates, or
landscaping that do not block reasonable easement use.

• Because of the landscaping at the entry point of the
easement, it is assumed that most neighbors did not know
about this section of the trail and therefore could not walk or
maintain it.

• An equestrian neighbor has walked the entire section of the
bridle path in question and believes it was developed and
would be useable by making minor adjustments to
landscaping, a few T post fences, and removing overgrowth.

• Include this section of Bridle Path in current county trail
maintenance measures (community service workers?) WAB25-0009 
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Response to Neighborhood Bridle Path Cleanup Proposal 

Point-by-Point Rebuttal 

1. Liability Concerns

Neither I nor my neighbors are willing to assume the liability risk of allowing anyone who has not been hired and paid directly by the

county to access or disturb our property. We will not permit unauthorized individuals to damage or alter our land.

2. Long-Term Non-Development and Property Equity

For more than 60+ years this bridle path has remained completely undeveloped. Homeowners have made significant investments in

landscaping and property improvements, purchasing their homes with the reasonable expectation—based on decades of county

inaction—that the path would never be developed. Developing it now would shrink usable lot sizes and cause each affected property

owner to lose material equity in their homes.

3. Established Landscaping (Rebuttal to Opposing Claim)

The landscaping at the entry point and throughout this section is not new — it has been in place for many years and likely several

decades. We are not seeking to remove recent improvements; we are asking to preserve the properties in their current, long-

established condition (consistent with Point 2 above).

The claim that “because of the landscaping at the entry point… most neighbors did not know about this section of the trail and therefore could 

not walk or maintain it” actually supports our position. Mature landscaping has physically screened and blocked this area for decades. 

Neighbors could not walk or maintain a trail they could not access or see. This long-term obstruction reinforces the county’s 60+ years of

inaction and the settled expectations of property owners. 

4. On-Site Assessment by County Officials

The assertion that an equestrian neighbor “walked the entire section” and believes it “was developed” and only needs “minor

adjustments to landscaping, a few T-post fences, and removing overgrowth” is incorrect.

We personally walked the entire section with two county officials. It was their determination — supported by previous county records — that this 

portion of the bridle path has never been maintained or developed. During a separate lengthy phone call, the equestrian neighbor herself 

acknowledged the real scope of work required, stating to the effect of “we could just get a tractor back there to clean it out.” This confirms the 

work would be far more disruptive than described. 
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Rebuttal – Clarification of Easement Location and Misleading Photo Evidence 

Key Points: 

• Every photo submitted has the power poles on the north side of the image and was taken while standing on

private property south of the easement boundary.

• The power line easement is 10 feet wide (5 feet on each side). All photos clearly show the full 5-foot

undeveloped strip south of the power line, followed by a property line that is not part of the easement.

• To our knowledge, these adjacent properties do not carry any easement. Use of these areas by others

would constitute trespassing.

• Just because two trees are not touching does not create a trail. None of the images depict the actual bridle

path easement. They provide misleading information about the location and condition of the easement.

• We can’t imagine the headache it would cause the County if it tried to establish or expand bridle path

easements onto properties that were never intended or designated as such. This would set a problematic

precedent affecting many other properties in the area.

In the following pages we will demonstrate with additional photos exactly where the easement lies in relation to 

the neighboring properties. 

These clearly show that her photos were taken on the wrong properties — specifically on private land south of the 

actual bridle path easement. 

While aerial images are not always exact, the developed paths she references belong to homes south of the 

easement, not to properties along Bridle Way.
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Clearly Developed Unblocked Path

Property 8 (visible trail)
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Clearly Developed Unblocked Path

Property 8 (fence showing access 
though easement)
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Clearly Developed Unblocked Path

Property 7 wide access
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from Washoe County 
Mapping System see next 
page for comment

Rebuttal Property "8"
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For reference, Bridle Way is the road located on the northern side of the first screenshot. The person who submitted the complaint conveniently began her 

photos approximately seven houses down from the actual start of the path, at the first home she encountered with a fence that opened. However, this path is 

not located on the easement — it sits south of it. 

While aerial images are not always exact, the telephone poles provide a reliable reference.  You are able to see from both areal and the photos she provided. 

They clearly show that the road/path in question does not lie within the easement and instead belongs to the properties to the south. 
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Clearly Developed Unblocked Path

Property 6 wide access 
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Clearly Developed Unblocked Path

Property 5 wide access
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Property “6/5” Rebuttal 

The highlighted area represents the utility easement, which does overlap this section. The fence is blocking the remainder of the easement. Everything to the 

right of the red line is not part of the easement and therefore does not apply to this situation. 

It appears the complainant is cherry-picking just two or three properties along the entire 13-property stretch in order to show any level of opening. I would also 

like to reiterate that this property sits directly in the middle of the easement corridor, while the properties on both sides have no comparable level of access. 

Please see the following screenshots. 

WAB25-0009 
EXHIBIT D

66



 

Noting the position of the telephone pole and the fact that the easement only extends 5 feet to the south of it, it is unclear how this can be presented as showing 

any meaningful opening or prior development.  Anything 5 feet or more to the south of the pole does not apply and is not on the easement. 
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Clearly Developed Unblocked Path
Property 1 & 2 wide access/ wood 
stacked neatly off path/ 
connection point to road
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Rebuttal Property “1&2” 

This photo is facing east and referencing the power pole.  Anything to the south (right in the picture) is not part of the easement. 

WAB25-0009 
EXHIBIT D

71



The red line indicates the property boundary. The residents south of the easement paved this road for access to a house that is not on the easement (see 

following screenshots). This is a boundary fence that clearly marks the southern limit of the easement. 

In my view, this is the most egregious misrepresentation in the complaint. Having stood on the site, there is zero chance this location could reasonably be 

considered part of the bridle path easement. 
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While understanding that aerial photos are not always exact, it is clear that this is a paved path providing residential access to a house located outside the 

easement. 
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Trail Connection Point 

Connection Point for other systems
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Rebuttal “Connection points for other systems.” 

 

 

The easement in question ends many houses and one road to the northwest of this location (blue highlighted parcel). These “connection points” will not be 

affected and remain fully accessible. 

We are not sure what this photo is intended to show. It has zero bearing on this hearing, and I am confused as to why it was included. 
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Requests For the County

• Deny or postpone the Bridle Path easement abandonment application to further investigate
concerns.

• Investigate prior County findings, fire/WUI implications, private subdivision rights, and
effects on surrounding property owners.

• Support and allow interested neighbors to organize a volunteer restoration plan with support
from the County.

• Include this section of Bridle Path in current county trail maintenance measures (reduced
cost community service laborers).

• Allow privacy-sensitive fencing, gates, or landscaping that do not block reasonable
easement use.

• Identify a practical travel corridor that is supported by homeowners.

• Preserve the existing 10-foot public utility easement and determine if it overlaps with or
supports the Bridle Path corridor.

See Next Page WAB25-0009 
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Rebuttal for Final Requests 

• Deny or postpone the Bridle Path easement abandonment application to further investigate concerns.

o Any further delay or additional investigation would not prove fruitful. This easement has already been litigated and thoroughly reviewed dating

back to the mid-1990s. Nothing has been done in the intervening decades, and it is now time to make the prudent, common-sense decision to

abandon this section of the bridle path easement.

• Investigate prior County findings, fire/WUI implications, private subdivision rights, and effects on surrounding property owners.

o Prior County findings, fire/WUI implications, private subdivision rights, and effects on surrounding property owners have already been

extensively reviewed over the past 30+ years with no action taken. Further investigation would only delay the inevitable and continue to burden

the affected homeowners. Abandoning this unused and undeveloped section is the most practical solution. It respects private property rights,

eliminates ongoing confusion, and has no meaningful negative impact on fire/WUI concerns or the broader subdivision. Maintaining an

easement that has never been developed only creates liability and false expectations for all parties involved.

• Support and allow interested neighbors to organize a volunteer restoration plan with support from the County.

o There has not been any meaningful renewed interest in this section of the bridle path. This easement was largely unknown to most residents —

including the complainant — until the homeowners filed the abandonment application. The complainant herself acknowledged during a phone

call that she was not even aware of this section until the application was submitted. What is being portrayed as “community interest” is a very

recent development triggered only after the abandonment process began. For over 60+ years prior, this section remained completely

undeveloped and unused.

• Include this section of Bridle Path in current county trail maintenance measures (reduced cost community service laborers).

o As confirmed by County officials, there is no dedicated maintenance budget for this section. Given current construction and earthwork costs,

developing it would require a significant financial investment that would not be a prudent use of County funds. If the path cannot realistically be

developed or maintained, there is no valid reason to keep the easement in place.

• Allow privacy-sensitive fencing, gates, or landscaping that do not block reasonable easement use.

o Allowing privacy-sensitive fencing, gates, or landscaping that does not block reasonable easement use is not feasible. All of these properties

would lose significant usable land and property value if fencing were installed. Homeowners purchased these lots with the reasonable

understanding that there was no practical easement in use. We are not trying to eliminate an actively used trail — we simply want the ability to

fully enjoy the land we purchased. We have zero intention of opposing community paths that are currently in active use. We are only opposed to

destroying mature landscaping that we paid for and that has added real value to our properties — all for the benefit of one individual.

• Identify a practical travel corridor that is supported by homeowners.

o We have 12 signed affidavits from the directly affected property owners requesting removal of the easement. The complaint is not truly

supported by the broader homeowner community. It is driven primarily by one individual who was able to get two friends to sign on. None of

them were aware this section existed until the abandonment application was filed.

This raises a fundamental question: Who has the greater right to the property — the actual owners who purchased and maintain these lots, or

individuals who were unaware this section even existed until recently and now wish to dig up established yards for occasional use?
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Public Notice 

Washoe County Code requires that public notification for an abandonment must be mailed to 
abutting property owners of the subject property a minimum of 10 days prior to the public hearing 
date. A notice setting forth the time, place, purpose of hearing, a description of the request and 
the land involved was sent to a total of 37 separate property owners who were noticed a minimum 
of 10 days prior to the public hearing date.  
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Washoe County Development Application 
Your entire application is a public record.  If you have a concern about releasing 
personal information, please contact Planning and Building staff at 775.328.6100. 

  Project Information   Staff Assigned Case No.: 

Project Name: 

Project 
Description: 

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

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

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

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

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

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

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

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

3

February 2024
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Washoe County Planning and Building 
ABANDONMENT DEVELOPMENT SUPPLEMENTAL INFORMATION 

Abandonment Application 
Supplemental Information 

(All required information may be separately attached) 

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

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

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

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

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

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

* Yes * No

IMPORTANT 
NOTICE REGARDING ABANDONMENTS: 

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

5

February 2024
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Easement Abandonment Support Document 
4400, 4390, 4380, 4370, 4360, 4350, 4340, 4330, 4320 Bridle Way, 0, 
4280 & 4250 Ross Drive Reno, NV 89519 

Request: Abandonment of Bridle-Path Easement (Utility Easement to 
Remain) 

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

The requested abandonment pertains to the unused bridle-path easement located along 
the south and west boundaries of the property at 4400 and south boundary of 4390, 4380, 
4370, 4360, 4350, 4340, 4330, 4320 Bridle Way, 0, 4280 & 4250 Ross Drive Reno, NV 89519. 
This area was originally designated as a bridle path but was never constructed, used, or 
maintained. 

2. On which map or document is the easement or right-of-way first 
referenced?

The easement is first referenced on Tract Map 627 – Juniper Hills, recorded as File 
No. 312282, filed with Washoe County on April 4, 1959. 

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

The vacated area will be used to support the construction of a residential accessory 
structure, specifically a small shop and storage shed, consistent with County 
development standards.  

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

No replacement easements are proposed. The bridle-path easement serves no circulation, access, 
utility, or drainage function, and the existing topography makes any practical use of the path 
infeasible. In addition, the area is heavily overgrown and has never been cleared, improved, or 
maintained, further preventing any functional use. The separate 10-foot public utility easement 
will remain fully intact, ensuring all current and future utility protections are maintained.

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

The abandonment will not negatively impact any surrounding properties. No parcel 
depends on this easement for access or services, and there are no utilities, drainage 
features, or circulation components within the bridle-path easement. All utilities remain 
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protected within the dedicated utility easement. The bridle-path easement has never been 
used, improved, or maintained, and its removal will not alter any rights or access for 
neighboring parcels. 

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

To the best of the applicant’s knowledge, no active CC&Rs apply to the bridle-path 
easement or require its retention. A title review has not identified any restrictions governing 
this easement. 

Full Narrative for Washoe County Planning & 
Engineering Review 
Overview 

This application seeks approval to abandon the obsolete bridle-path easement located on 
the south and west sides of 4400 Bridle Way. Although originally designated for equestrian 
passage on Tract Map 627, the easement has never been developed, improved, or used. 
The easement area is naturally overgrown, inaccessible, and contains no path or trail 
features. 

Importantly, the 10-foot public utility easement remains fully intact and will not be 
affected by this request. 

Justification Summary 
• The bridle-path easement is unused and unimproved since its creation in 1959.
• The easement is fully obstructed by dense vegetation, natural slopes, rock, and

terrain.
• The area has no access, circulation, drainage, or utility function.
• No utilities run within the bridle-path easement.
• Adjacent properties maintain full independent access via public roads.
• Washoe County does not maintain bridle-path easements.
• There is no active HOA maintaining or relying on this easement.
• The separate 10-foot utility easement remains protected and preserved.
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Photo Exhibit – Site Conditions Demonstrating 
Impassability 
The following photos show the physical conditions of the bridle-path easement. These 
images clearly demonstrate the area is inaccessible and not suitable for equestrian or 
pedestrian use. 

Figure 1 – Overgrown vegetation and slope obstruction. 
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Figure 2 – Dense brush preventing any travel corridor. 
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Figure 3 – Utility poles and lines located in the utility easement, not the 
bridle path. 
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Figure 4 – Natural terrain with no grading, trail, or improvements. 
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Figure 5 – Vegetation blocking access entirely. 
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Figure 6 – Overgrown brush and debris, confirming non-use. 
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Figure 7 – Additional views showing heavy natural obstruction. 
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Figure 8 – Slope and brush making path impossible. 
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Figure 9 – Dense tree and shrub conditions blocking passage. 
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Figure 10 – No visible trail; only natural vegetation. 
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Figure 11 – Established landscaping showing no circulation corridor. 
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Figure 12 – View toward utility infrastructure in correct utility easement. 
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Figure 13 – Road-facing vegetation confirming no defined path. 
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Figure 14 – Additional roadside view illustrating lack of usable travel corridor. 
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Conclusion 
The bridle-path easement is obsolete, unused, and provides no benefit to the 
neighborhood or public. Its removal will: - Maintain all existing utility protections, - 
Preserve all access rights for surrounding parcels, - Remove an unnecessary and unusable 
encumbrance, and - Have zero adverse impact on neighboring properties. 

Approval of this request is consistent with sound planning practice and the physical reality 
of the site. 
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EXHIBIT “A” 
LEGAL DESCRIPTION 

FOR 
30’ BRIDLE PATH ABANDONMENT 

 
 
All that certain real property situate within a portion of the SW1/4 of the NW1/4N of Section 
17, Township 19 North, Range 19 East, M.D.M., Washoe County, Nevada being Lot 14 per Tract 
Map No. 627 recorded as File No. 312282 on December 4, 1959, in the Official Records of 
Washoe County, Nevada, more particularly described as follows: 
 
BEGINNING at the Northwest corner of said Lot 14 THENCE southerly along the West boundary 
of said Lot 14, South 0° 49’ 16” West 242.09 feet to the Southwest corner; 
 
THENCE easterly along the South boundary of said Lot 14 North 89° 45’ 30” East 180.00 feet to 
the Southeast corner of said Lot 14; 
 
THENCE northerly along the East boundary of said Lot 14 North 00° 42’ 22” East 30.00 feet; 
 
THENCE departing said East line westerly along the North line of the 30 foot wide Bridle Path 
Easement shown on Tract Map 627, South 89° 45' 30" West, 149.93 feet; 
 
THENCE northerly along the East line of the Bridle Path Easement per Tract Map 627 North 00° 
49' 16" East, 214.03 feet to the North Line of said Lot 14 and the southerly Right of Way of 
Bridle Way as shown on Tract Map 627; 
 
THENCE westerly along North Line of said Lot 14 and the southerly Right of Way of Bridle Way; 
South 86° 03' 22" West, 30.10 feet to the Northwest corner of said Lot 14 and THE POINT OF 
BEGINNING; 
 
AREA = 11,791 S.F.± 
 
BASIS BEARINGS: 
NAD 83 (94), Nevada State Plane Coordinate System, West Zone (2703). Based on GPS RTK 
observation utilizing the Nevada Real Time GPS Network. 
 

 

 
Prepared By: 
Meyer Surveying      John Randolph Meyer 
PO Box 19193       NV PLS 20793 
Reno, NV 89511 
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Policy Transmittal Letter 25047958-RB

First Centennial Title Company of Nevada
1450 Ridgeview Dr, Ste 100, Reno, NV 89519
Phone:  (775)689-8510   Fax:  775-229-4352

November 4, 2025

Cristofer & Jessica Novich
4400 Bridle Way
Reno, NV 89519

Escrow No.: 25047958-RB
Name: Cristofer Novich and Jessica Novich
Property Address: 4400 Bridle Way, Reno, NV 89519

In connection with the above mentioned we have enclosed the following items:

 Original Document (s)

- Grant Bargain Sale Deed, Document No. 5550590

 Owner's Policy

Any other papers or documentation connected with this transaction will be forwarded by our escrow
department.

We wish to express our appreciation for using First Centennial Title Company of Nevada in this
transaction and look forward to serving you again in the near future.

Sincerely,
First Centennial Title Company of Nevada
Policy Department
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ALTA® Homeowner’s Policy of Title Insurance (7-1-21) (ARB-CLS) 
Form: (5D1) PWS-NT-2002 

Copyright 2021 American Land Title Association. All rights reserved. 

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

1551 N. Tustin Avenue, Suite 300, Santa Ana, CA 92705 
(877) 703-2200

HOMEOWNER’S POLICY OF TITLE INSURANCE 

This policy, when issued by Us with a Policy Number and the Date of Policy, is valid even if this policy 
or any endorsement to this policy is issued electronically or lacks any signature. 

As soon as You Know of anything that might be covered by this policy, You must notify Us promptly 
in writing at the address shown in Condition 3. 

COVERAGE STATEMENT 

SUBJECT TO THE PROVISIONS SET FORTH BELOW, We insure You against loss or damage resulting 
from one or more of the Covered Risks if the matter creating the risk exists on the Date of Policy or, to the 
extent expressly stated in any Covered Risk, after the Date of Policy. We will also pay the costs, attorneys’ 
fees, and expenses provided for under this policy. 

Your insurance is effective on the Date of Policy. 

This policy covers You only if the Land is improved with an existing one-to-four family residence and each 
party named in Item 1 of Schedule A is a Natural Person or Estate Planning Entity. 

Your insurance is further limited by all of the following: 

■ Amount of Insurance

■ For Covered Risks 16, 18, 19, and 21, Your Deductible Amount and Our Maximum Dollar Limit of
Liability shown in Schedule A

■ Exceptions from Coverage in Schedule B

■ Our Duty to Defend against Legal Actions

■ Exclusions from Coverage

■ Conditions

THIS POLICY IS NOT COMPLETE WITHOUT SCHEDULE A AND B. 

In witness whereof, Real Advantage Title Insurance Company has caused this policy to be signed and 
sealed as of the Date of this Policy. 
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Copyright 2021 American Land Title Association. All rights reserved. 

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

COVERED RISKS 

1. Someone else owns an interest in Your Title.

2. Someone else has a right affecting Your Title because of a lease, contract, or option.

3. Someone else claims to have a right affecting Your Title because of forgery or impersonation.

4. Someone else has an Easement on the Land.

5. Any of Covered Risks 1 through 4 occurring after the Date of Policy.

6. Someone else has a right to enforce a Covenant to limit Your use of the Land.

7. Your Title is defective. Some examples of title defects are:

a. someone else’s failure to have authorized a transfer or conveyance of Your Title.

b. a defective judicial or administrative proceeding.

c. a document, including an electronic document, on which Your Title is based:

i. was signed using a falsified, expired, or otherwise invalid power of attorney;

ii. was not properly authorized, executed, created, signed, witnessed, sealed, acknowledged, notarized (including by
remote online notarization), or delivered; or

iii. was not properly filed, recorded, or indexed in the Public Records.

d. the repudiation of an electronic signature by a person that executed a document because the electronic signature
on the document was not valid under applicable electronic transactions law.

8. Someone else has a lien on Your Title. Some examples of liens are:

a. a lien of real estate taxes or assessments imposed on Your Title by a governmental authority due or payable,
but unpaid;

b. a Mortgage;

c. a judgment lien;

d. a State or federal tax lien;

e. a charge by a homeowner’s or condominium association; or

f. a statutory lien, attaching before or after the Date of Policy, for service, labor, material, or equipment in connection
with an improvement or work related to the Land and furnished before the Date of Policy.

9. Someone else has an encumbrance on Your Title.

10. Someone else claims to have a right affecting Your Title because of fraud, duress, incompetency, or incapacity.

11. You do not have actual vehicular and pedestrian access to and from the Land, based on a legal right.

12. You are forced to remove or remedy a violation, existing at the Date of Policy, of any Covenant, even if the Covenant
is excepted in Schedule B. You are not covered for any violation of an obligation contained in a Covenant:

a. to perform maintenance or repair on the Land; or

b. relating to environmental protection of any kind, including hazardous or toxic conditions or substances,

unless there is a notice of either of these violations recorded in the Public Records at the Date of Policy, and then, Our 
liability for Covered Risk 12 is limited to the extent of the violation described in that notice. 

13. Your Title is lost or taken because of a violation, existing at the Date of Policy, of any Covenant, even if the Covenant
is excepted in Schedule B.
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14. A violation or enforcement of any law, ordinance, permit, or governmental regulation (including those relating to building
and zoning), but only to the extent of the violation or enforcement described by the enforcing governmental authority in
an Enforcement Notice that identifies a restriction, regulation, or prohibition relating to:

a. the occupancy, use, or enjoyment of the Land;

b. the character, dimensions, or location of an improvement on the Land;

c. the subdivision of the Land; or

d. environmental remediation or protection on the Land.

15. An enforcement of a governmental forfeiture, police, regulatory, or national security power, but only to the extent of the
enforcement described by the enforcing governmental authority in an Enforcement Notice.

16. Because of a violation existing at the Date of Policy of a State or Municipal subdivision law or State or Municipal
subdivision regulation affecting the Land:

a. You are unable to obtain a building permit from a Municipal authority;

b. You are ordered by a State or Municipal authority to remove or remedy the violation; or

c. someone else refuses to perform a contract to purchase the Land, lease the Land, or make a mortgage loan on the
Land, based on that violation.

The Amount of Insurance for Covered Risk 16 is subject to Your Deductible Amount and Our Maximum Dollar Limit of 
Liability shown in Schedule A. 

17. You lose Your Title to any portion of the Land to an enforcement authority because of an exercise of the power to take
the Land by condemnation, but only to the extent:

a. of the taking described in an Enforcement Notice; or

b. the taking occurred before the Date of Policy and is binding on You, if You purchased the Land without Knowledge
of the taking.

18. You are ordered by a State or Municipal authority to remove or remedy any portion of Your existing structures—
other than boundary walls or fences—because any portion of Your existing structures was built without obtaining a
building permit from the proper Municipal authority. The Amount of Insurance for Covered Risk 18 is subject to Your
Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A.

19. You are ordered by a State or Municipal authority to remove or remedy any portion of Your existing structures, because they
violate an existing State or Municipal zoning law or State or Municipal zoning regulation. The Amount of Insurance for
Covered Risk 19 is subject to Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A.

20. You are not able to use the Land because use as a single-family residence violates an existing State or Municipal zoning
law or State or Municipal zoning regulation.

21. You are forced to remove any portion of Your existing structures because they encroach onto Your neighbor’s land.
If the encroaching structures are boundary walls or fences, the Amount of Insurance for Covered Risk 21 is subject to
Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A.

22. Someone else exercises a legal right refusing to perform a contract to purchase, lease, or make a mortgage loan on
the Land because Your neighbor’s existing structures encroach onto the Land.

23. You are forced to remove any portion of Your existing structures that encroach onto an Easement or over a building
set-back line, even if the Easement or building set-back line is excepted in Schedule B.

24. Your existing structures are damaged because of the exercise of the right to maintain or use any Easement affecting
Your Title, even if the Easement is excepted in Schedule B.

25. Your existing improvements (or a replacement or modification made to them after the Date of Policy), including lawns,
shrubbery, or trees, are damaged because of the future exercise of the right to use the surface of the Land for the
extraction or development of oil, gas, minerals, groundwater, or any other subsurface substance, even if those rights
are excepted or reserved from the description of the Land or excepted in Schedule B.
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26. Someone else tries to enforce a Discriminatory Covenant that they claim affects Your Title.

27. A State or Municipal taxing authority assesses supplemental real estate taxes not previously assessed against the Land
for any period before the Date of Policy because of construction or change of ownership or use, that occurred before
the Date of Policy.

28. Your neighbor builds any structures after the Date of Policy—other than boundary walls or fences—that encroach onto
the Land.

29. Your Title is unmarketable, which allows someone else to refuse to perform a contract to purchase, lease, or make a
mortgage loan on the Land.

30. Someone else owns an interest in Your Title because a court order invalidates a prior transfer of the Title under federal
bankruptcy, state insolvency, or similar state or federal creditors’ rights law.

31. The residence with the Property Address shown in Schedule A is not located on the Land at the Date of Policy.

32. Any defect in or lien or encumbrance on the Title that has been created or attached or has been filed or recorded in the
Public Records subsequent to the Date of Policy and prior to the recording of the deed or other instrument vesting
the Title in the Public Records.

33. The map, if any, attached to this policy does not show the correct location of the Land according to the Public Records.

OUR DUTY TO DEFEND AGAINST LEGAL ACTIONS 

We will defend Your Title in any legal action, only as to that portion of the legal action for a matter that is based on a 
Covered Risk and that is not excepted or excluded from coverage in this policy. We will pay the costs, attorneys’ fees, 
and expenses We incur in that defense. 

We will not pay for any portion of the legal action for a matter that is not based on a Covered Risk or that is excepted or 
excluded from coverage in this policy. 

We can end Our duty to defend Your Title under Condition 4. 

EXCLUSIONS FROM COVERAGE 

The following matters are excluded from the coverage of this policy and We will not pay loss or damage, costs, attorneys' fees, 
or expenses that arise by reason of: 

1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts,
regulates, prohibits, or relates to: 

i. the occupancy, use, or enjoyment of the Land;

ii. the character, dimensions, or location of any improvement on the Land;

iii. the subdivision of land; or

iv. environmental remediation or protection.

b. any governmental forfeiture, police, or regulatory, or national security power.

c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b.

Exclusion 1 does not modify or limit the coverage provided under Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23, or 27. 

2. Any power to take the Land by condemnation. Exclusion 2 does not modify or limit the coverage provided under
Covered Risk 17.

3. Any defect, lien, encumbrance, adverse claim, or other matter:

a. created, suffered, assumed, or agreed to by You;

b. not Known to Us, not recorded in the Public Records at the Date of Policy, but Known to You and not disclosed in
writing to Us by You prior to the date You became an Insured under this policy;

c. resulting in no loss or damage to You;
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d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided
under Covered Risk 5, 8.f., 25, 26, 27, 28, or 32); or

e. resulting in loss or damage that would not have been sustained if You paid consideration sufficient to qualify You
as a bona fide purchaser of the Title at the Date of Policy.

4. Lack of a right:

a. to any land outside the area specifically described and referred to in Item 3 of Schedule A; and

b. in any street, road, avenue, alley, lane, right-of-way, body of water, or waterway that abut the Land.

Exclusion 4 does not modify or limit the coverage provided under Covered Risk 11 or 21.

5. The failure of Your existing structures, or any portion of Your existing structures, to have been constructed before, on,
or after the Date of Policy in accordance with applicable building codes. Exclusion 5 does not modify or limit the coverage
provided under Covered Risk 14 or 15.

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights law, that the
transfer of the Title to You is a:

a. fraudulent conveyance or fraudulent transfer;

b. voidable transfer under the Uniform Voidable Transactions Act; or

c. preferential transfer:

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as
a contemporaneous exchange for new value; or

ii. for any other reason not stated in Covered Risk 30.

7. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.

8. Negligence by a person or an entity exercising a right to extract or develop oil, gas, minerals, groundwater, or any other
subsurface substance.

9. Any lien on Your Title for real estate taxes or assessments, imposed or collected by a governmental authority that
becomes due and payable after the Date of Policy. Exclusion 9 does not modify or limit the coverage provided under
Covered Risk 8.a.

10. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land.

CONDITIONS 

1. DEFINITIONS

a. “Amount of Insurance”: The Amount of Insurance stated in Schedule A, as may be increased by Condition 6.d. or 10
or decreased by Condition 7.d. or 7.e.; or increased or decreased by endorsements to this policy.

b. “Covenant”: A covenant, condition, restriction, or limitation affecting the Title in a document or instrument in effect
at the Date of Policy.

c. “Date of Policy”: The Date of Policy stated in Schedule A.

d. “Discriminatory Covenant”: Any covenant, condition, restriction, or limitation that under applicable law illegally
discriminates against a class of individuals based on personal characteristics such as race, color, religion, sex,
sexual orientation, gender identity, familial status, disability, national origin, or other legally protected class.

e. “Easement”: The right of someone else to use any part of the Land for a specified purpose.

f. “Enforcement Notice”: A document recorded in the Public Records at the Date of Policy that describes any part of
the Land and:

i. is issued by a governmental agency that identifies a violation or enforcement of a law, ordinance, permit,
or governmental regulation; or

ii. is issued by a holder of the power of eminent domain or a governmental agency that identifies the exercise of
a governmental power.
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g. “Estate Planning Entity”: A legal entity, a trust, or a trustee of a trust, if the entity or trust is established by a Natural
Person for the purpose of planning the disposition of that person’s estate.

h. “Insured”: The Insured named in Item 1 of Schedule A and also the parties identified in Condition 2.b.

i. “Knowledge” or “Known”: Actual knowledge or actual notice, but not constructive notice imparted by Public Records.

j. “Land”: The land or condominium unit described in Item 3 of Schedule A and improvements located on that Land
at the Date of Policy that by State law constitute real property. The term “Land” does not include any property
beyond that described in Schedule A, nor any right, title, interest, estate, or easement in any abutting street, road,
avenue, alley, lane, right-of-way, body of water, or waterway, but does not modify or limit the extent that a right of
access to and from the Land is insured by this policy.

k. “Mortgage”: A mortgage, deed of trust, trust deed, security deed, or other real property security instrument, including
one evidenced by electronic means authorized by law.

l. “Municipal”: A political subdivision of a State, such as a city, county, parish, town, or village.

m. “Natural Person”: A human being, not a commercial or legal organization or entity.

n. “Public Records”: The recording or filing system established under State statutes in effect at the Date of Policy
under which a document must be recorded or filed to impart constructive notice of matters relating to the Title to a
purchaser for value without Knowledge. The term “Public Records” does not include any other recording or filing
system, including any pertaining to environmental remediation or protection, planning, permitting, zoning, licensing,
building, health, public safety, or national security matters.

o. “State”: The state or commonwealth of the United States within whose exterior boundaries the Land is located. The
term “State” also includes the District of Columbia, the Commonwealth of Puerto Rico, the U.S. Virgin Islands, and
Guam.

p. “Title”: The estate or interest in the Land identified in Item 2 of Schedule A.

q. “We,” “Our,” or “Us”: Real Advantage Title Insurance Company

r. “You” or “Your”: The Insured.

2. CONTINUATION OF COVERAGE

a. Your coverage under this policy continues as of the Date of Policy, so long as You:

i. own Your Title;

ii. own an obligation secured by a purchase money mortgage given by a purchaser from You; or

iii. have liability for warranties of title given by You in any transfer or conveyance of Your Title.

b. This policy also insures:

i. anyone who receives Your Title by operation of law upon Your death;

ii. Your spouse who receives Your Title because of a dissolution of Your marriage;

iii. Your Estate Planning Entity to which You transfer Your Title after the Date of Policy;

iv. any beneficiary or distributee of Your Estate Planning Entity who receives Your Title;

v. anyone who receives Your Title by a transfer effective upon Your death as provided by law; or

vi. another Insured named in Item 1 of Schedule A.

c. We may assert against any Insured identified in Condition 2.b. any rights and defenses that We have against any
previous Insured under this policy.
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3. HOW TO MAKE A CLAIM

a. Prompt Notice of Your Claim

i. You must notify Us promptly in writing as soon as You Know of anything that might be covered by this policy.

ii. Send Your notice to: Real Advantage Title Insurance Company at 1551 N. Tustin Avenue, Suite 300, Santa Ana,
CA 92705, Attn: Claims Department.

Please include Your Policy Number shown in Schedule A and the county and State where the Land is located.
Please enclose a copy of this policy, if available.

iii. If You do not give Us prompt notice, Your coverage may be reduced or ended, but only to the extent Your failure
affects Our ability to resolve the claim or defend You.

b. Proof of Your Loss

i. We may require You to give Us a written statement signed by You describing Your loss that includes:

(a). the facts supporting Your claim;

(b). the Covered Risks that apply to Your claim;

(c). the dollar amount of Your loss; and

(d). the method You used to compute the amount of Your loss.

ii. We may require You to make available to Us records, checks, letters, contracts, insurance policies, and other
papers relating to Your claim. We may make copies of these papers.

iii. We may require You to answer questions about Your claim under oath.

iv. If You fail or refuse to give Us a statement of loss, answer Our questions under oath, or make available to Us
the papers We request, Your coverage may be reduced or ended, but only to the extent Your failure or refusal
affects Our ability to resolve the claim or defend You.

4. OUR CHOICES WHEN WE LEARN OF A CLAIM

a. After We receive Your notice or otherwise learn of a claim covered by this policy, and after subtracting Your
Deductible Amount, if it applies, Our choices include one or more of the following:

i. pay the claim;

ii. negotiate a settlement;

iii. bring or defend a legal action related to the claim;

iv. pay You the amount required by this policy;

v. end the coverage of this policy for the claim by paying You Your loss determined in Condition 6.a., as applicable,
resulting from the Covered Risk;

vi. end the coverage described in Covered Risk 16, 18, 19, or 21 by paying You Our Maximum Dollar Limit of
Liability then in force for the particular Covered Risk;

vii. end all coverage of this policy by paying You the Amount of Insurance then in force; or

viii. take other appropriate action, including to cure or otherwise resolve the covered matter giving rise to the claim.

b. When We choose the options in Condition 4.a.v., 4.a.vi., or 4.a.vii., all Our liability and obligations to You under this
policy terminate, including Our obligation to defend or continue any legal action. In addition, We will pay any costs,
attorneys’ fees, and expenses that were authorized by Us up to that time and that We are obligated to pay.

c. Whether or not We agree there is coverage, We may choose one or more of the options above. By doing so, We
do not give up any rights.
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5. HANDLING A CLAIM OR LEGAL ACTION

a. You must cooperate with Us in handling any claim or legal action and give Us all relevant information.

b. If You fail or refuse to cooperate with Us, Your coverage may be reduced or ended, but only to the extent Your
failure or refusal affects Our ability to resolve the claim or defend You.

c. We are only required to repay You for amounts, including settlement costs, attorneys' fees, and expenses, that We
approve in advance.

d. We have the right to choose the attorney when We bring or defend a legal action on Your behalf. We can appeal
any decision to the highest level. We do not have to pay Your claim until a State or federal court having jurisdiction
makes a final, non-appealable determination adverse to the Title.

6. CONTRACT OF INDEMNITY; DETERMINATION AND EXTENT OF LIABILITY

This policy is a contract of indemnity against actual monetary loss or damage sustained or incurred by You by reason of
matters insured against by this policy. This policy is not an abstract of the Title, report of the condition of the Title, legal opinion,
opinion of the Title, or other representation of the status of the Title. All claims asserted under this policy are based in contract
and are restricted to the terms and provisions of this policy. We are not liable for any claim alleging negligence or negligent
misrepresentation arising from or in connection with this policy or the determination of the insurability of the Title.

a. After subtracting Your Deductible Amount, if it applies, Our liability for Your loss or damage is limited to the least of:

i. the difference between the fair market value of Your Title, as insured, and the fair market value of Your Title
subject to the matter insured against by this policy;

ii. Our Maximum Dollar Limit of Liability then in force for the particular Covered Risk, for claims covered only under
Covered Risk 16, 18, 19, or 21; or

iii. the Amount of Insurance then in force.

b. Except as provided in Condition 6.c. or 6.d., the fair market value of Your Title in Condition 6.a.i. is calculated using
the date You discover the defect, lien, encumbrance, adverse claim, or other matter insured against by this policy.

c. If, at the Date of Policy, the Title to all of the Land is void by reason of a matter insured against by this policy, then
You may, by providing Us written notice, elect to use the Date of Policy as the date for calculating the fair market
value of Your Title in Condition 6.a.i.

d. If We pursue Our rights under Conditions 4.a.iii. and 4.a.viii. and are unsuccessful in establishing Your Title,
as insured:

i. the Amount of Insurance then in force will be increased by 15% of the Amount of Insurance shown in
Schedule A; and

ii. You may, by providing Us written notice, elect, as an alternative to the dates set forth in Condition 6.b. or, if it
applies, 6.c., to use either the date the settlement, action, proceeding, or other act described in
Conditions 4.a.iii. and 4.a.viii. is concluded or the date the notice of claim required by Condition 3 is received
by Us as the date for calculating the fair market value of Your Title in Condition 6.a.i.

e. In addition to the extent of liability for loss or damage under Conditions 6.a.,

i. We will also pay the costs, attorneys’ fees, and expenses incurred in accordance with Conditions 4 and 5; and

ii. if You are unable to use the Land because of a claim covered by this policy:

(a). You may rent a reasonably equivalent substitute residence and We will repay You for the actual rent You
pay, until the earlier of: 

(1). the cause of the claim is removed; or 

(2). We pay You the amount required by this policy. If Your claim is covered only under Covered Risk 16, 
18, 19, or 21, that payment is the Amount of Insurance then in force for the particular Covered Risk. 

(b). We will pay reasonable costs You pay to relocate any personal property You have the right to remove from 
the Land, including transportation of that personal property for up to fifty (50) miles from the Land, and 
repair of any damage to that personal property because of the relocation. The amount We will pay You 
under Condition 6.e.ii.(b). is limited to the value of the personal property before You relocate it. 
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7. LIMITATION OF OUR LIABILITY

a. Other than as provided in Condition 6.e., if We remove the cause of the claim after receiving notice of the claim, all
Our obligations for the claim end, including any obligation for loss You had while We were removing the cause of
the claim.

b. We are not liable for loss or damage arising out of any litigation, including litigation by Us or with Our consent, until
a State or federal court having jurisdiction makes a final, non-appealable determination adverse to the Title.

c. We are not liable for loss or damage to You for liability voluntarily assumed by You in settling any claim or suit
without Our prior written consent.

d. All payments under this policy reduce the Amount of Insurance then in force, except for costs, attorneys' fees, and
expenses. All payments for claims covered only under Covered Risk 16, 18, 19, or 21 also reduce Our Maximum
Dollar Limit of Liability for the particular Covered Risk, except for costs, attorneys’ fees, and expenses.

e. If We issue, or have issued, a policy to the owner of a Mortgage that is on Your Title and We have not given You
any coverage against the Mortgage, then:

i. We have the right to pay any amount due to You under this policy to the owner of the Mortgage, and any amount
paid will be treated as a payment to You under this policy, including under Condition 4.a.;

ii. any amount paid to the owner of the Mortgage will be subtracted from the Amount of Insurance then in force; and

iii. if Your claim is covered only under Covered Risk 16, 18, 19, or 21, any amount paid to the owner of the
Mortgage will also be subtracted from Our Maximum Dollar Limit of Liability for the particular Covered Risk.

f. If You do anything to affect any right of recovery You may have against someone else, We can subtract from Our
liability the amount by which You reduced the value of that right.

g. We are not liable for the content of the Transaction Identification Data, if any. Condition 7.g. does not modify or limit
the coverage provided under Covered Risk 31.

8. TRANSFER OF YOUR RIGHTS TO US

a. If We settle and pay Your claim, We have all the rights and remedies You have against any person, entity, or
property related to the claim. You must not do anything to affect these rights and remedies. If We ask, You must
execute documents to transfer these rights and remedies to Us. You must let Us use Your name in enforcing these
rights and remedies.

b. We will not be liable to You if We do not pursue these rights and remedies or if We do not recover any amount that
might be recoverable.

c. We will pay any money We collect from enforcing these rights and remedies in the following order:

i. to Us for the costs, attorneys’ fees, and expenses We paid to enforce these rights and remedies;

ii. to You for Your loss that You have not already collected;

iii. to Us for any money We paid out under this policy on account of Your claim; and

iv. to You whatever is left.

d. If You have rights and remedies under contracts (such as indemnities, guaranties, warranties, insurance policies,
or bonds) to recover all or part of Your loss, then We have all of those rights and remedies, even if those contracts
provide that those obligated have all of Your rights and remedies under this policy.

9. POLICY ENTIRE CONTRACT

a. This policy together with all endorsements, if any, issued by Us is the entire policy and contract between You and
Us. In interpreting any provision of this policy, this policy will be construed as a whole. This policy and any
endorsement to this policy may be issued by electronic means authorized by law.

b. Any claim You make against Us must be made under this policy and is subject to its terms.
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c. Any amendment of this policy must be by a written endorsement issued by Us. To the extent any term or provision
of an endorsement is inconsistent with any term or provision of this policy, the term or provision of the endorsement
controls. Unless the endorsement expressly states, it does not:

i. modify any prior endorsement,

ii. extend the Date of Policy,

iii. insure against loss or damage exceeding the Amount of Insurance, or

iv. increase the Amount of Insurance.

10. INCREASED AMOUNT OF INSURANCE

The Amount of Insurance then in force will increase by ten percent (10%) of the Amount of Insurance shown in
Schedule A each year for the first five years following the Date of Policy shown in Schedule A, up to one hundred fifty
percent (150%) of the Amount of Insurance shown in Schedule A. The increase each year will happen on the
anniversary of the Date of Policy shown in Schedule A.

11. SEVERABILITY

In the event any provision of this policy, in whole or in part, is held invalid or unenforceable under applicable law, both
You and We can still enforce the rest of this policy.

12. CHOICE OF LAW AND CHOICE OF FORUM

The State law of the State where the Land is located, or to the extent it controls, federal law, applies to this policy. A
court or arbitrator must not apply conflict of law principles to determine the applicable law. Any litigation or other
proceeding brought by You against Us must be filed only in a State or federal court having jurisdiction.

13. CLASS ACTION

ALL CLAIMS AND DISPUTES ARISING OUT OF OR RELATING TO THIS POLICY, INCLUDING ANY SERVICE OR
OTHER MATTER IN CONNECTION WITH ISSUING THIS POLICY, ANY BREACH OF A POLICY PROVISION, OR
ANY OTHER CLAIM OR DISPUTE ARISING OUT OF OR RELATING TO THE TRANSACTION GIVING RISE TO THIS
POLICY, MUST BE BROUGHT IN AN INDIVIDUAL CAPACITY. NO PARTY MAY SERVE AS PLAINTIFF, CLASS
MEMBER, OR PARTICIPANT IN ANY CLASS, REPRESENTATIVE, OR PRIVATE ATTORNEY GENERAL
PROCEEDING.

14. ARBITRATION

a. All claims and disputes arising out of or relating to this policy, including any service or other matter in connection
with issuing this policy, any breach of a policy provision, or any other claim or dispute arising out of or relating to
the transaction giving rise to this policy, may be resolved by arbitration. If the Amount of Insurance is $2,000,000
or less, any claim or dispute may be submitted to binding arbitration at the election of either You or Us. If the Amount
of Insurance is greater than $2,000,000, any claim or dispute may be submitted to binding arbitration only when
agreed to by both You and Us. Arbitration must be conducted pursuant to the Title Insurance Arbitration Rules of
the American Land Title Association (“ALTA Rules”). The ALTA Rules are available online at
www.alta.org/arbitration. The ALTA Rules incorporate, as appropriate to a particular dispute, the Consumer
Arbitration Rules and Commercial Arbitration Rules of the American Arbitration Association (“AAA Rules”). The AAA
Rules are available online at www.adr.org.

b. ALL CLAIMS AND DISPUTES MUST BE BROUGHT IN AN INDIVIDUAL CAPACITY. NO PARTY MAY SERVE AS
PLAINTIFF, CLASS MEMBER, OR PARTICIPANT IN ANY CLASS, REPRESENTATIVE, OR PRIVATE
ATTORNEY GENERAL PROCEEDING IN ANY ARBITRATION GOVERNED BY CONDITION 14. The arbitrator
does not have authority to conduct any class action arbitration, private attorney general arbitration, or arbitration
involving joint or consolidated claims under any circumstance.

c. If there is a final judicial determination that a request for particular relief cannot be arbitrated in accordance with this
Condition 14, then only that request for particular relief may be brought in court. All other requests for relief remain
subject to this Condition 14.
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d. We will pay all AAA filing, administration, and arbitrator fees of the consumer when the arbitration seeks relief of
$100,000 or less. Fees will be allocated in accordance with the applicable AAA Rules. The results of arbitration will
be binding upon the parties. The arbitrator may consider, but is not bound by, rulings in prior arbitrations involving
different parties. The arbitrator is bound by rulings in prior arbitrations involving the same parties to the extent
required by law. The arbitrator must issue a written decision sufficient to explain the findings and conclusions on
which the award is based. Judgment upon the award rendered by the arbitrator may be entered in any State or
federal court having jurisdiction.

1551 N. Tustin Avenue, Suite 300, Santa Ana, CA 92705 

General Inquiries or Claims: (877) 703-2200 

www.ratic.com 
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Homeowner's Policy of Title Insurance (07-01-2021 TC 09-21-2021)
Schedule A

25047958-RB

HOMEOWNER'S POLICY OF TITLE INSURANCE

Transaction Identification Data, for which the Company assumes no liability as set forth in Condition 7.g.:
Issuing Agent: First Centennial Title Company of Nevada
Issuing Office: 1450 Ridgeview Dr, Ste 100, Reno, NV 89519
Issuing Office's ALTA® Registry ID: 1022833
Issuing Office File No.: 25047958-RB
Property Address: 4400 Bridle Way, Reno, NV 89519

SCHEDULE A
Name and Address of Title Insurance Company: Real Advantage Title Insurance Company

1551 N. Tustin Ave, Ste 300
Santa Ana, CA 92705

Policy No.: NV-2510-1662790-730 Premium:  $4,304.00
Amount of Insurance: $1,360,000.00
Date of Policy: June 30, 2025 at 02:19 PM
Deductible Amounts and Maximum Dollar Limits of Liability for Covered Risks 16, 18, 19 and 21:

Your Deductible Amount Our Maximum Dollar Limit of Liability
Covered Risk 16: 1.00% of Amount of Insurance shown in Schedule

A or $5,000.00
(whichever is less)

$25,000.00

Covered Risk 18: 1.00% of Amount of Insurance shown in Schedule
A or $5,000.00

(whichever is less)

$25,000.00

Covered Risk 19: 1.00% of Amount of Insurance shown in Schedule
A or $5,000.00

(whichever is less)

$25,000.00

Covered Risk 21: 1.00% of Amount of Insurance shown in Schedule
A or $5,000.00

(whichever is less)

$25,000.00

Property Address of the Land: 4400 Bridle Way, Reno, NV 89519

1. The Insured is:
Cristofer Novich and Jessica Novich, husband and wife, as joint tenants with right of survivorship

2. Your interest in the Land covered by this policy is:
Fee Simple

3. The Land referred to in this policy is described as:
SEE SCHEDULE C ATTACHED HERETO
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Homeowner's Policy of Title Insurance (07-01-2021 TC 09-21-2021)
Schedule A

25047958-RB

First Centennial Title of Nevada

Lisa Quilici, Authorized Signatory

REAL ADVANTAGE TITLE INSURANCE COMPANY
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Homeowner's Policy of Title Insurance (07-01-2021 TC 09-21-2021)
Schedule B

25047958-RB

HOMEOWNER'S POLICY OF TITLE INSURANCE

SCHEDULE B

EXCEPTIONS FROM COVERAGE

Policy No.:  NV-2510-1662790-730

Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law. 
This policy treats any Discriminatory Covenant in a document referenced in Schedule B as if each
Discriminatory Covenant is redacted, repudiated, removed, and not republished or recirculated.  Only the
remaining provisions of the document are excepted from coverage.

In addition to the Exclusions from Coverage, this policy does not insure You against loss or damage and We will
not pay costs, attorneys' fees, or expenses resulting from the terms and conditions of any lease or easement
identified in Schedule A, and the following matters:

1. Any additional tax that may be levied against said land due to the supplemental tax roll, by reason of a
change in ownership or completion of new construction thereon. None due.

2. Any liens that may be created for Delinquent Sewer Charges by reason of said premises lying within the
City of Reno/Sparks, the County of Washoe (Sewer).  Contact the following for Sewer/Water, and/or Tax
Assessment information: City of Reno Sewer at (775) 334-2095; City of Sparks Sewer at (775) 353-2360;
County of Washoe Sewer at (775) 954-4601; Washoe County Treasurer at (775) 328-2510.  Delinquent
amounts may be added to and collected through the secured real property tax roll of the Washoe County
Assessor’s Office and included in the tax installments referenced above.

Any liens as created by the Central Truckee Meadows Remediation District, the Golden Valley Aquifer
Recharge Program, or the North Spanish Springs Floodplain Detention Facility.  Please fax demands to
Washoe County Utilities at (775) 328-3699.

Any liens which may be or may become due the Sun Valley General Improvement District by reason of
said land being within the boundaries of said District, and any use of the services provided thereby.
Please contact the following number for specific amounts – (775)673-2220.

Any liens which may be or may become due the Incline Village General Improvement District by reason of
said land being within the boundaries of said District, and any use of the services provided thereby.
Please contact the following number for specific amounts – (775)832-1203. Paid current.

3. Any unpaid charges for delinquent garbage fees, plus any interest and/or penalties, which would create a
lien and attach to said premises, pursuant to Nevada Revised Statutes Section 444.520. Paid current.

4. Except all water, claims or rights to water, in or under said land.
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Homeowner's Policy of Title Insurance (07-01-2021 TC 09-21-2021)
Schedule B

25047958-RB

5. Easements, dedications, reservations, provisions, relinquishments, recitals, building set back lines,
certificates, and any other matters as provided for or delineated on the Subdivision Map No. 627
referenced in the legal description contained herein.

Reference is hereby made to said Plat for particulars.  If one is not included herewith, one will be furnished
upon request.

6. Covenants, conditions and restrictions, set forth in a Declaration of Restrictions, recorded January 8,
1960, in Book 11, Page 366, as Document No. 313683, Liens and Miscellaneous Records, Washoe
County, Nevada; but deleting restrictions, if any, based on race, color, religion, sex, handicap, familial
status, or national origin are deleted unless and only to the extent that said covenant (a) is exempt under
Chapter 42, Section 3607, of the United States Code or (b) relates to handicap but does not discriminate
against handicapped persons.

Said covenants, conditions, and restrictions, have been modified by an instrument recorded April 30,
1985, in Book 2161, Page 946, Document No. 993698, Washoe County, Nevada.

7. A Deed of Trust to secure an original principal amount of $806,500.00, and any other amounts as therein
provided, recorded 06/30/2025, as Document No. 5550591, Official Records, Washoe County, Nevada.

Dated: 06/25/2025
Trustor: Cristofer Novich and Jessica Novich, husband and wife
Trustee: Guild Administration Corp., a California Corporation
Lender: Guild Mortgage Company LLC
Beneficiary: Mortgage Electronic Registration Systems, Inc., acting solely as a nominee for Guild
Mortgage Company, a California Corporation
MIN: 1000199-0000320444-1
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Homeowner's Policy of Title Insurance (07-01-2021 TC 09-21-2021)
Schedule C

25047958-RB

HOMEOWNER'S POLICY OF TITLE INSURANCE

SCHEDULE C

The Land referred to in this policy is described as:

Lot(s): 14,  in Block G of JUNIPER HILLS SUBDIVISION, according to the map thereof, filed in the Office of the
County Recorder of Washoe County, Nevada, recorded on December 4th, 1959,  as Document No. 312282, Tract
Map No. 627.

Assessors Parcel No.: 009-095-01
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APPLICANT'S STATEMENT IN SUPPORT OF ABANDONMENT
Case No. WAB25-0009  |  Bridle Way Bridle-Path Easement  |  Juniper Hills Subdivision 

Washoe County Board of County Commissioners 

Summary of the Request 
The applicants request formal abandonment of one segment of bridle-path easement along Bridle Way. This 
segment has never been graded, constructed, signed, or maintained as a trail at any point since the subdivision 
was recorded in 1959. The request does not touch any developed or actively used portion of the Juniper Hills path 
network. 

Four points support approval, and they are set out in the pages that follow: 

• The photographic evidence submitted in opposition does not depict the easement. It was taken on private
property south of the easement boundary. (Exhibits A–D)

• The County's own 1998 mapping classified this segment as an unbuilt alternative only. It was never mapped as
cleared or accessible, and it was never constructed in the twenty-eight years since. (Exhibits E–F)

• A licensed land surveyor has documented that the terrain, grade, and rock along this corridor make a
constructed path impracticable.

• The County has no maintenance budget, no maintenance obligation, and no practical mechanism to construct
a trail across 14 separately owned parcels.

Twelve of the directly affected property owners have signed affidavits in support. The separate 10-foot public 
utility easement is unaffected and remains fully intact under this request. 

What this request is not 

The applicants are not asking the County to remove trail access. There is no constructed trail in this corridor to 
remove. The applicants support the existing, developed segments of the Juniper Hills path system and take no 
position adverse to them. This request asks the County to align the record with conditions that have existed on the 
ground for more than sixty years. 
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1. The Photographs Submitted in Opposition Are Not of the Easement

This is the central factual issue before the Board. The opposition's case rests on photographs described as 
showing a visible, developed, and restorable trail. Those photographs were taken south of the easement 
boundary, on private land that carries no bridle-path easement. 

How the location can be verified 

The power poles provide a fixed and verifiable reference. The utility easement is 10 feet wide, extending 
approximately 5 feet to each side of the pole line. In every photograph submitted in opposition, the poles appear 
along the north edge of the frame, and the open ground and visible tread appear well beyond 5 feet to the south 
of that line. That ground lies outside the easement. Exhibit C illustrates this relationship directly. 

Exhibits A and B address the clearest example. A paved surface presented in opposition as evidence of an open 
path is a private residential driveway serving parcels that neither adjoin nor carry the bridle-path easement. The 
wooden fence visible in Exhibit A marks the boundary; the paved area lies beyond it. 

Exhibit D shows the parcel outline against the aerial imagery, with Bridle Way to the north. The features presented 
in opposition as trail are located on the parcels to the south of the easement corridor. 

Why this matters to the Board's decision 

• If the photographs are not of the easement, the record contains no photographic evidence that this segment
was ever developed.

• A finding that the corridor is presently open and usable would rest on imagery of land the County has no
easement over.

• Two or three parcels were selected out of a thirteen-parcel stretch, and the parcel chosen for the clearest
imagery sits in the middle of the corridor, where the adjacent parcels on both sides show no comparable
opening.

The applicants respectfully ask that any photograph relied upon in this proceeding be located against the parcel 
map and the pole line before it is treated as evidence of the easement's condition. 
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2. The County's 1998 Record Supports Abandonment of This Segment

The opposition cites Case No. AB-3-3-98 as precedent for denial. That case is instructive, but not in the way the 
opposition suggests. 

What the 1998 mapping actually shows 

In 1998 the County mapped the Juniper Hills path system and sorted the network into categories, shown in the 
legend of Exhibit E: cleared and accessible easements, proposed alternatives, easements not otherwise identified, 
and easements to be delineated. 

This segment was classified as an unbuilt alternative. It was not mapped as cleared or accessible. The distinction 
is the County's own, and it is the distinction that matters here: the County separated the segments that existed 
and functioned from the segments that were merely conceivable routes. This corridor fell in the second 
category. 

Exhibits E and F show the 1998 mapping with the segment at issue marked in green by the applicants for reference. 
All other markings are the County's own from the 1998 decision. 

Twenty-eight years of non-construction 

An alternative is a proposal, not an asset. In 1998 the County had funding allocated, staff attention, and an active 
decision before it. It directed clearing and improvement work toward segments already in use. This alternative was 
never selected, never funded, and never built. 

In the twenty-eight years since, no clearing, grading, signage, or maintenance has occurred in this corridor. No 
entity has asserted a right to enter and improve it. The declarant that reserved the maintenance right under the 
CC&Rs ceased operations decades ago, and there is no homeowners association in Juniper Hills to succeed to that 
role. 

The applicants are not asking the Board to reverse a decision. They are asking the Board to recognize that a 
proposed alternative which was never adopted, never funded, and never constructed across nearly three decades 
has not become a trail through the passage of time alone. 

On the CC&Rs 

The recorded Juniper Hills CC&Rs contain bridle-path language. Those covenants are privately enforceable only. 
There is no active homeowners association, the declarant is long defunct, and no owner has brought an 
enforcement action regarding this segment in over sixty years. Washoe County does not enforce private covenants 
and is not bound by them in exercising its abandonment authority. The existence of the CC&Rs is therefore not an 
obstacle to the relief requested. 
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3. Constructing a Path Here Is Not Practicable

A licensed land surveyor has documented the physical conditions along this corridor. The findings are set out in full 
in the abandonment application and are summarized here. 

• The corridor crosses undulating terrain with substantial grade change across the 14-parcel stretch.

• Rock and natural slope obstruct the alignment at multiple points, and are not conditions that clearing
vegetation would resolve.

• Established boundary fencing and mature landscaping, in place for decades, occupy portions of the corridor.

The distinction between clearing brush and constructing a trail matters here. The opposition's own account 
confirms it: the equestrian neighbor who walked the area described the work required as bringing in a tractor to 
clear it out. That is excavation and earthwork across fourteen privately owned parcels, not the removal of 
overgrowth. 

4. The County Has No Budget, Obligation, or Mechanism to Build It
County staff have confirmed that Washoe County does not maintain bridle-path easements in Juniper Hills and that 
no maintenance budget exists for this segment. That leaves the County holding an easement it cannot exercise. 

The volunteer restoration proposal does not resolve this 

The applicants are unable to grant access to unaffiliated volunteers to excavate and alter their property. The 
liability exposure is not one the affected owners are willing to assume, and the applicants have no authority to 
waive it on one another's behalf. Any construction in this corridor would require the County to undertake and fund 
the work, direct the contractors, and accept responsibility for the outcome. 

What the County is being asked to preserve 

Preserving this easement does not preserve a trail. It preserves an entitlement the County has held for sixty-seven 
years, examined at least twice, funded once, and declined to build on each occasion. It carries ongoing liability 
exposure and creates expectations among residents that the County has no means to satisfy. 

Fire, drainage, and utility function are unaffected 

• The 10-foot public utility easement remains fully intact and is not part of this request.

• Defensible space and fire-code setback requirements apply to any future construction regardless of this
decision. Abandonment grants no exemption from them.

• An unconstructed corridor obstructed by rock, slope, mature vegetation, and fencing does not presently
function as an emergency access route and would not begin to function as one if the easement were retained.

• Any future development on these parcels remains subject to County drainage and stormwater regulation.
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5. Requested Action 
The applicants respectfully request that the Board approve the abandonment of the bridle-path easement 
segment described in Case No. WAB25-0009, subject to full preservation of the existing 10-foot public utility 
easement. 

Findings the record supports 

• The segment has never been constructed, improved, or maintained as a bridle path since the subdivision was 
recorded in 1959. 

• The County's 1998 review classified this segment as an unbuilt alternative rather than a cleared or accessible 
easement, and the alternative was never adopted or constructed. 

• A licensed land surveyor has documented terrain, grade, and rock conditions that make construction of a path 
impracticable. 

• The County has no maintenance budget, no maintenance practice, and no funding mechanism for this 
segment. 

• The photographic evidence offered in opposition depicts private property south of the easement boundary 
and does not establish the condition of the easement. 

• Twelve directly affected property owners have submitted signed affidavits in support of abandonment. 

• No access, circulation, drainage, or utility function of the easement is lost, and the separate public utility 
easement remains intact. 

On the balance of interests 

The Board is weighing the settled expectations of fourteen households who purchased their homes with mature 
landscaping and improvements in place against a routing alternative that was proposed in 1998, never adopted, 
and never built. The applicants do not oppose the Juniper Hills path system. They ask only that the County stop 
holding an unbuilt corridor across their properties in reserve for a use that has never materialized. 

Respectfully submitted, 

_______________________________________ 
Applicant, Case No. WAB25-0009 
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EXHIBIT INDEX 

 

Exhibit A — Site photograph: paved private driveway at southern easement boundary 

Exhibit B — Aerial: easement parcel 009-095-20 and the driveway parcels 041-062-42 and 041-062-40 

Exhibit C — Site photograph: power pole reference and 5-foot easement extent 

Exhibit D — Aerial: easement corridor and parcels to the south (parcel 041-062-08 vicinity) 

Exhibit E — Juniper Hills Subdivision map, 1998 County path-network classification, with legend 

Exhibit F — Washoe County GIS map, 1998 decision markings 

In Exhibits E and F, the green line was added by the applicants to identify the segment at issue. All other markings 
are the County's own from the 1998 proceeding. 
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EXHIBIT A 

Site photograph looking along the easement corridor. The red line indicates the property boundary. The paved surface is a 
private driveway serving parcel 041-062-42, running along or across parcel 041-062-40. Neither parcel adjoins or carries the 
bridle-path easement. The wooden fence marks the southern limit of the easement; the paved area lies beyond it. 
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EXHIBIT B 

 
Washoe County aerial imagery. Parcel 009-095-20, outlined in blue, is the parcel through which the bridle-path easement runs. 
The paved surface shown in Exhibit A is a private driveway serving parcel 041-062-42, running along or across parcel 041-062-
40. Neither of those parcels adjoins or carries the bridle-path easement. The driveway presented in opposition as an open trail 
therefore lies on and serves property unrelated to the easement. 
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EXHIBIT C 

Site photograph facing east. The red line marks the southern limit of the easement; the in-image label identifies the easement 
side. The power pole provides the reference point: the easement extends approximately 5 feet south of the pole line. Ground to 
the south — to the right of the red line in this image — is private property and is not part of the bridle-path easement. The open 
ground presented in opposition as evidence of a usable trail lies in this area. 

WAB25-0009 
EXHIBIT G

167



EXHIBIT D 

 
Washoe County aerial imagery with parcel outlined in blue. Bridle Way runs along the northern edge. The pole line is visible 
crossing the image. The developed features presented in opposition are located on the parcels south of the easement corridor, 
including the vicinity of parcel 041-062-08. 
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EXHIBIT E 

 
Juniper Hills Subdivision map from the 1998 County proceeding. The legend distinguishes cleared/accessible easements (yellow), 
proposed alternatives (dashed), easements not otherwise identified (solid pink), and easements to be delineated (light pink). 
The segment at issue, marked in green by the applicants, was classified as a proposed alternative. It was not mapped as cleared 
or accessible, and the alternative was never adopted or constructed. 
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EXHIBIT F 

Washoe County GIS map showing the 1998 decision markings. The segment at issue is marked in green by the applicants along 
Bridle Way. All other markings are from the 1998 County decision. No clearing, grading, or improvement has been performed in 
the green-marked corridor in the twenty-eight years since. 
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C A S E  N O .  W A B 2 5 - 0 0 0 9

Request to Abandon the
Bridle Way Path Easement
Juniper Hills Subdivision  •  Washoe County

Presented to the Board of County Commissioners
by the applicant property owners
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T H E  R E Q U E S T

One unbuilt segment. Nothing that exists today.

What we ask

Formal abandonment of one bridle-path 
easement segment along Bridle Way.

What stays

The 10-foot public utility easement 
remains fully intact and untouched.

What we do not touch

Every developed, in-use segment of the 
Juniper Hills path network is unaffected.

Twelve directly affected property owners have signed affidavits in support.
This segment has never been graded, constructed, signed, or maintained as a trail at any point since the subdivision was recorded in 
1959.
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R O A D M A P

Four points support approval

1
The opposition photos are not of the easement
They were taken on private property south of the boundary.

2
The County classified this as an unbuilt alternative
Never mapped as cleared or accessible. Never constructed.

3
A licensed surveyor says it cannot be built
Terrain, grade, and rock make a constructed path impracticable.

4
The County has no budget or mechanism to build it
No maintenance practice, no funding, 14 separate parcels.
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P O I N T  O N E

The photographs submitted in
opposition are not of the easement
This is the central factual issue before the Board.
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P O I N T  O N E

The power poles are a fixed reference

10 ft
total width of the utility easement, approximately 5 feet to 
each side of the pole line

The test

Locate the pole. Anything more than 5 feet south of it is 
private property, not easement.

In every photograph submitted in opposition, the poles sit along the north edge of the frame — and the open ground 
and visible tread appear well beyond 5 feet south of that line.

That ground lies outside the easement. It is private property, and use of it by the public would be trespass.
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E X H I B I T  C

Where the easement actually ends

Red line marks the southern limit of the easement. Everything to the right is private property.

What this shows

• The power pole is the reference point.

• The easement extends only a few feet 
south of the pole line.

• The open ground the opposition 
photographed lies south of that line.

• Two trees not touching does not make a 
trail.
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E X H I B I T  A

A private driveway, presented as a trail

This paved surface is a private 
residential driveway.

It serves parcel 041-062-42 and runs along or across 041-
062-40. Neither parcel adjoins or carries the bridle-path 
easement.

The wooden fence marks the southern limit of the 
easement. The paved area lies beyond it.

In our view this is the clearest misidentification in the 
opposition packet.

WAB25-0009 
EXHIBIT G

177



E X H I B I T  B

The same location, from above

009-095-20
The parcel the bridle-path easement runs 
through. Outlined in blue.

041-062-42
The residence the driveway serves, via 041-062-
40. No easement on either.

The driveway presented as an open trail lies on 
and serves property unrelated to the easement.
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E X H I B I T  D

The photographed ground sits south of the corridor

Bridle Way runs along the northern edge. The pole line is visible crossing the image.

2 or 3
parcels were selected out of a 
thirteen-parcel stretch to 
photograph.

The parcel chosen for the clearest 
imagery sits in the middle of the 
corridor. The parcels on both sides 
show no comparable opening.
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P O I N T  T W O

The County classified this segment
as an unbuilt alternative
An alternative is a proposal, not an asset.
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E X H I B I T  E

The County’s own 1998 classification

The 1998 legend

• Cleared / accessible easements

• Proposed alternatives

• Easements not otherwise identified

• Easements to be delineated

Our segment fell in the 
second category.

It was never mapped as cleared or accessible. The 
green marking is ours, for reference only — all 
other markings are the County’s.
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P O I N T  T W O

Twenty-eight years of non-construction

In 1998 the County had funding allocated, staff attention, and an active decision in 
front of it.

Never
selected as the adopted route

Never
funded for construction

Never
built, cleared, or signed

A proposed alternative that was never adopted, never funded, and never constructed across nearly three decades has not 
become a trail through the passage of time alone.
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A  R E L AT E D  Q U E S T I O N

The CC&Rs are not an obstacle
Privately enforceable only

The recorded covenants contain bridle-path language, but they are enforced by owners through civil action — not by the County.

No association, no declarant
There is no active homeowners association in Juniper Hills, and the declarant that reserved the maintenance right ceased operations decades 
ago.

No enforcement in sixty years

No owner has brought an action regarding this segment. No entity has exercised the right to enter and improve it.

Washoe County does not enforce private covenants and is not bound by them in exercising its abandonment authority.
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P O I N T S  T H R E E  A N D  F O U R

It cannot be built — and no one can build it

The physical conditions
Documented by a licensed land surveyor:

• Undulating terrain with substantial grade change across the 
14-parcel stretch

• Rock and natural slope obstructing the alignment — 
conditions clearing brush will not resolve

• Established boundary fencing and mature landscaping, in 
place for decades

The opposition’s own account confirms the scope: the equestrian 
neighbor who walked the area described the work as bringing in a 
tractor to clear it out. That is excavation across fourteen privately 
owned parcels.

No budget. No mechanism.

County staff have confirmed that Washoe County does not 
maintain bridle-path easements in Juniper Hills and that no 
maintenance budget exists for this segment.

On the volunteer proposal

The applicants cannot grant unaffiliated volunteers access to 
excavate and alter their property. The liability is not one the owners 
will assume, and no owner can waive it for another. Construction 
here would require the County to fund the work, direct the 
contractors, and accept the outcome.
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C O N C E R N S  R A I S E D

Answering the objections directly

Fire and emergency access
A corridor obstructed by rock, slope, vegetation, and fencing does not 
function as an emergency route today, and would not begin to if 
retained.

Defensible space
Fire-code setbacks and defensible-space rules apply to any future 
construction regardless of this decision. Abandonment grants no 
exemption.

Drainage and utilities

The 10-foot utility easement is untouched. Future development 
remains subject to County drainage and stormwater regulation.

Trail connectivity
This segment has never functioned as a link. The developed network 
and external trail connections are unaffected and remain fully 
accessible.
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F O R  T H E  R E C O R D

Findings the record supports
Never constructed, improved, or maintained as a bridle path since 1959.

Classified in 1998 as an unbuilt alternative, never as cleared or accessible.

A licensed surveyor documents terrain and rock making construction impracticable.

The County has no maintenance budget, practice, or funding mechanism.

The opposition photographs depict private property south of the boundary.

Twelve directly affected owners have submitted signed affidavits in support.

No access, circulation, drainage, or utility function is lost.
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T H E  R E Q U E S T

Approve the abandonment.
Subject to full preservation of the existing 10-foot public utility easement.

The Board is weighing the settled expectations of fourteen households — who purchased their homes with mature 

landscaping and improvements already in place — against a routing alternative that was proposed in 1998, never 

adopted, and never built.

We do not oppose the Juniper Hills path system. We ask only that the County stop holding an unbuilt corridor across 

our properties in reserve for a use that has never materialized.

Case No. WAB25-0009  •  Thank you for your consideration.
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