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CLARK COUNTY, NEVADA

180 LAND CO LLC, a Nevada limited liabifity CASENO.: A-17-758528-]
company, FORE STARS, LTD., a Nevada
limited liability company and SEVENTY DEPT. NO.: XVI
ACRES, LLC, a Nevada limited liability
company, DOE INDIVIDUALS [-X, DOE APPENDIX OF EXHIBITS IN
CORPORATIONS I-X, and DOE LIMITED SUPPORT OF CITY'S OPPOSITION
LIABILITY COMPANIES 1-X, TO PLAINTIFF’S MOTION TO
DETERMINE TAKE AND FOR

Plaintiffs, SUMMARY JUDGMENT ON THE
Y. FIRST, THIRD, AND FOURTH
CLAIMS FOR RELIEF AND
CITY OF LLAS VEGAS, a political subdivision of | COUNTERMOTION FOR SUMMARY
the State of Nevada; ROE GOVERNMENT JUDGMENT
ENTITIES I-X; ROE CORPORATIONS I-X;
ROE INDIVIDUALS [-X; ROE LIMITED- VOLUME 3

LIABILITY COMPANIES [-X; ROE QUASI-
GOVERNMENTAL ENTITIES [-X,

Defendants.

The City of Las Vegas (“City”) submits this Appendix of Exhibits in Support of the City’s
Opposition to Plaintiff’s Motion to Determine Take and For Summary Judgement on the First, Third,

and Fourth Claims for Relief and its Countermotion for Summary Judgment.

i i di .
A City Feccrds regarding Or m:’-mce No. 2136 i 0001-001 |
(Annexing 2,246 acres to the City of Las Vegas)
. o P
B City records regarding e:cco]e Lfmd‘Use Plan and 1 0012-0030
Z~34-81 rezoning appiication

Case Number: A-17-758528-J
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Exhibit Exhibit Description _ Vol. | Bates No. -
c City records regarding Venetfan Foot’lulI? Master Plan and 1 | 0031-0050
Z~30-86 rezoning application
D Excerpts of the 1985 City of Las Vegas General Plan 1] 0031-0061
City records regarding Peccole Ranch Master Plan and
B Z-139.88 phase | rezoning application 1 10062-0106
F City records regarding Z-40-89 rezoning application 1 [ 0107-0113
G Ordinance No. 3472 and related records i 001140137
City records regarding Amendment to Peccole Ranch Master Plan and
H . L 1 | 0138-0194
Z-17-90 phase 1 rezoning application
I Excerpts of 1992 City of Las Vegas General Plan 2 | 0195-0248
J City records related to Badlands Golf Course expansion 2 | 02490254
K Excerpt of land use case files for GPA-24-98 and GPA-6199 Z | 0255-0257
L Ordinance No, 5250 and Excerpts of Las Vegas 2020 Master Plan 2 | 0258-0273
M Miscellaneous Southwest Sector Land Use Maps from 2002-2005 2 [ 0274-0277
N Crdinance No, 5787 and Excerpts of 2005 Land Use Element 2 | 0278-0291
Ordinance No. 6056 and Excerpts of 2009 Land Use & Rural
0 Neighborhoods Preservation Element 2| 02920301
Ordinance No. 6152 and Excerpts 0f 2012 Land Use & Rural ~
P Neighborhoods Preservation Element 2| 03020317
Ordinance No. 6622 and Excerpts of 2018 Land Use & Rural 5
Q Neighborhoods Preservation Element 2 03180332
Ordinance No. 1582 2 | 0333-0339
S Ordinance No. 4073 and gxci:rpt of the 1997 City of Las Vegas > | 0340-0341
oning Code
T Ordinance No. 5353 2 ] 0342-0361
Ordinance No. 6135 and Excerpts of City of Las Vegas Unified
v Development Code adopted March 16, 2011 2| 0362-0364
v Deeds transferring ownership of the Badlands Golf Course 21 0365-0377
W Third Revised Justification Letter regarding the Major Modification to 3 10378-0381
the 1990 Conceptual Peccole Ranch Master Plan i
X Parcel maps recorded by the Developer subdividing the Badlands Golf 3 | 03820410
Course
EHB Companies promotional materials 3 | 0411-0445
7 General Plan Amendment (GPA-62387), Rezoning (ZON-62392) and 3 | 0446-0466
Site Development Plan Review (SDR-62393) applications )
AA Staff Report regarding F7-Acre Applications 3 | 0467-0482

Page2 of 11
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of Geographic Information Systems (GI18)

Page 3 of 11

Exhibit Exhibit Desciiption Val. | Bates No.
Major Medification (MOD-63600), Rezoning (ZON-63601), General
BB Plan Amendment (GPA-63599), and Development Agreement (DIR- 3 0483-0582
G3602) applications
cC Letter requesting withdrawal of MOD-63600, GPA-63599, ZON- 4 0583
63601, DIR-63602 applications i
DD Transcript of February 15, 2017 City Council meeting 4 | 0584-0597
EE Judge Crockett’s March 5, 2018 order granting Queensridge 4 | 0598-0611
homeowners’ petition for judicial review, Case No, A-17-752344.-]
FF Docket for NSC Case No. 75481 4 | 0612-0623
Complaint filed by Fore Stars Ltd. and Seventy Acres LI.C, Case No. -
GG A-18-773268-C 4 0624-0643
General Plan Amendment (GPA-683835), Site Development Plan
HH Review (SDR-638481), Tentative Map (TMP-68482), and Waiver 4 0644-0671
(68480) applications
1 June 21, 2017 City Council meeting minutes and iranscript excerpt 4 | o0672-0679
regarding GPA-68385, SDR-68481, TMP-68482, and 68480.
A Dacket for Case No, A-17-758528-] 4 | 0680-0768
Judge Williams® Findings of Fact and Conclusions of Law, Case No.
KK A17-7585781 5 | 0769-0793
LL Development Agreement (DIR-70539) application 0794-0879
MM August 2, 2017 City Council minutes regarding DIR-70539 0880-0882
NN Judge Sturman’s February 15, 2019 minute order granting City’s 5 0883
motion to dismiss, Case No. A-18-775804-J
00 Excerpis of August 2, 2017 City Council meeting transcript 5 1 0884-0932
PP Final maps for Amended Peccole West and Peccole West Lot 10 5 | 0933-0941
Q0 Excerpt of the 1983 Edition of the Las Vegas Municipal Code 5 1 0942-0951
RR Ordinance No. 2185 5 0952-0956
1990 aerial photograph identifying Phase I and Phase I1 boundaries,
§S produced by the City’s Planning & Development Department, Office 5 0957
of Geographic Inforimation Systems (GIS)
1996 aerial photograph identifying Phase | and Phase II boundaries,
TT produced by the City’s Planning & Development Department, Office 5 0958
of Geographic Information Systeins (GIS)
1993 aerial photograph identifying Phase [ and Phase 1l boundaries,
uu produced by the City’s Planning & Development Depariment, Office 5 0959
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Exhibit

Exhibit Description”

| VoL

Bates Nao,

Vv

2013 aerial photograph identifying Phase 1 and Phase II boundaries,
retail development, hotel/casino, and Developer projects, produced by
the City’s Planning & Development Department, Office of
Geographic Information Systems (GIS)

0960

Ww

2015 aerial photograph identifying Phase 1 and Phase I boundaries,
produced by the City’s Planning & Development Department, Office
of Geographic Information Systems (GIS)

0961

XX

2019 aerial photograph identifying Phase ] and Phase 1 boundaries,
and current assessor parcel numbers for the Badlands property,
produced by the City’s Planning & Development Depattment, Office
of Geographic Information Systems {GIS)

0962

YY

2019 aerial photograph identifying Phase 1 and Phase il boundaries,
and areas subject to inverse condemnation litigation, produced by the
City’s Planning & Development Department, Office of Geographic
Information Systems (GIS)

0863

Z7Z

2019 aerial photograph identifying areas subject to proposed

development agreement (DIR-70539), produced by the City’s

Planning & Development Department, Office of Geographic
Information Systems {GIS)

0964

AAA

Membership Interest Purchase and Sale Agreement

0965-0981

BBB

Transcript of May 16, 2018 City Council meeting

0982-0998

CcCC

City of Las Vegas’ Amicus Curiae Brief, Seventy Acres, LLC v.
Binion, Nevada Supreme Court Case No. 75481

0999-1009

bDD

Nevada Supreme Court March 5, 2020
Order of Reversal, Seventy Acres, LLC v. Binion, Nevada Supreme
Court Case No. 75481

1010-1016

EEE

Nevada Supreme Court August 24, 2020 Remittitur, Seventy Acres,
LLC v. Binior, Nevada Supreme Couri Case No. 75481

1017-1018

FEF

March 26, 2020 Letter from City of Las Vegas Office of the City
Attorney to Counsel for the Developer Re: Entitlements on 17 Acres

1019-1020

GGG

September 1, 2020 Letter from City of Las Vegas Office of the City
Attorney to Coungel for the Developer Re: Final Entitlements for 435-
Unit Housing Development Project in Badlands

1021-1026

HHH

Complaint Pursuant to 42 U.S.C. § 1983, 180 Land Co. LLC et al. v.
City of Las Vegas, et al., 18-cv-00547 (2018)

1027-1122

11}

Sth Circuit Order in /80 Land Co. LEC; et al v. City of Las Vegas, et
al., 18-cv-0547 (Oct, 19, 2020)

1123-1127

Ju

Plaintiff Landowners’ Second Supplement to Initial Disclosures
Pursuant to NRCP 16.] in 65-Acre case

1128-1137

LEL

Bill No. 2019-48: Oxdinance No. 6720

1138-1142

Page 4 of 1 1
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Exhibit

Exhibit Des’criptio_h

Yol

Bates No.

MMM

Bill No. 2019-51: Ordinance No. 6722

1143-1150

NMN

March 26, 2020 Letter from City of Las Vegas Office of the City
Attorney to Counsel for the Developer Re: Entitlement Requests for
65 Acres

1151-1152

000

March 26, 2020 Letter from City of Las Vegas Office of the City
Attorney to Counsel for the Developer Re: Entitlement Requests for
133 Acres

1153-1155

PPP

April 15, 2020 Letter from City of Las Vegas Office of the City
Attorney to Counset for the Developer Re: Entitlement Requests for
35 Acres

1156-1157

QQQ

Valbridge Property Advisors, Lubawy & Associates Inc., Appraisal
Report (Aug. 26, 2015}

1158-1247

RRR

Notice of Entry of Order Adopting the Order of the Nevada Supreme
Court and Denying Petition for Judicial Review

1248-1281

585

Letters from City of Las Vegas Approvat Letters for 17-Acre
Property (Feb. 16, 2017)

1282-1287

TTT

Reply Brief of Appellants 180 Land Co, LLC, Fore Stars, LTD,
Seventy Acres LLC, and Yohan Lowie in 180 Land Co LLC et al v.
City of Las Vegas, Court of Appeals for the Ninth Circuit Case No.

19-16114 (June 23, 2020)

1288-12%94

uuuy

Excerpt of Reporter’s Transcript of Hearing on City of Las Vegas’
Motion to Compel Discovery Responses, Documents and Damages
Calenlation and Related Documents on Order Shortening Time in 180
Land Co. LLC v. City of Las Vegas, Eighth Judicial District Court
Case No. A-17-758528-F (Nov. 17, 2020)

1295-1306

YVV

Plaintiff Landowners’ Sixteenth Supplement to Initial Disclosures in
180 Land Co., LLC v. City of Las Vegas, Eighth Judicial District Court
Case No. A-17-758528-] (Nov. 10, 2020)

1307-1321

Www

Excerpt of Transeript of Las Vegas City Council Meeting
(Aug.2,2017)

1322-1371

XXX

Notice of Entry of Findings of Facts and Conclusions of Law on
Petition for Judicial Review in 180 Land Co. LLC v. City of Las
Vegas, Eighth Judicial District Court Case No.A-17-758528-J (Nov.
26, 2018)

1372-1399

YYY

Notice of Entry of Order Nunc Pro Tunc Regarding Findings of Fact

and Conclusion of Law Entered November 21, 2019 in 182 Land Co.

LLC v. City of Las Vegas, Eighth Judicial District Court Case No.A-
17-758528 (Feb. 6, 2019}

1400-1405

ZzZZ

City of Las Vegas Agenda Memo — Planning, for City Council
Meeting June 21, 2017, Re: GPA-68385, WVR-68480, SDR-6848],
and TMP-68482 [PRJ-67184]

[406-1432

Page 5of' 11
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- Exhibit Exhibit Deéscription Vol. | Bates No.
Excerpts from the Land Use and Rural Neighborhoods Preservation
AAAA Element of the City’s 2020 Master Plan adopted by the City Council 8 | 1433-1439
of the City on September 2, 2009
Summons and Complaint for Declaratory Relief and Injunctive Relief,
and Verified Claims in Inverse Condemnation in 180 Land Co. LLC v.
BEBB City of Las Vegas, Eighth Judicial District Court Case No.A-18- 8 | 14d0-1477
' 780184-C
Notice of Entry of Findings of Fact and Conclusions of Law Granting
City of Las Vegas’ Motion for Summary Judgment in 780 Land Co. _
CCCC 1 Licv. City of Las Vegas, Eighth Judicial District Court Case No.a- | © | 14781513
18-780184-C (Dec. 30, 20201
DDDD Peter Lowenstein Declaration 9 115161522
DDDD-1 Exhibit 1 to Peter Lowenstein Dec]'ftratlon: Diagram of Existing 0 |1523-1526
Access Points
DDDD-2 Exhibit 2 to Peter Lowenstein Declaration: July 5, 2017 Email from 0 1527-153]
Mark Colloton
DDDD-3 Exhibit 3 to Peter Lowenstein [.)ccl'aratlon: June 28, 2017 Permit 9 | 1532-1533
application
Exhibit 4 to Peter Lowenstein Declaration: June 29, 2017 Email from
DDDD-4 Mark Colloton re Rampart and Hualapai 9| 1534-1536
Exhibit 5 to Peter Lowenstein Declaration: August 24, 2017 Letter
DDDD-3 from City Department of Planning J 1537
DDDD-6 Exhibit 6 to Peter Lowenstein Dec'laratton: July 26, 2017 Email from 9 1538
Peter Lowenstein re Wall Fence
Exhibit 7 to Peter Lowenstein Declaration; August 10, 2017
DDDD-7 Application for Walls, Fences, or Retaining Walls; related materials 2| 1539-1346
DDDD-8 Exhibit & to Peter Lowenstein Declaration: August 24, 2017 Email o |1547-1553
from Steve Gebeke
bpDD-9 Exhibit 9 to Peter Lowenstein Declaration; Bill No. 2018-24 9 | 1554-1569
Exhibit 10 to Peter Lowenstein Declaration: Las Vegas City Council
DDDD-10 Ordinance No. 6056 and excerpts froin Land Use & Rural 9 | 15370-1577
Neighborhoods Preservation Element
Exhibit 1| to Peter Lowenstein Declaration: documents submitted to
DDDD-t1 | Las Vegas Planning Commission by Jim Jimmerson at February 14, 9 | 1578-1587
2017 Planning Commission meeting
EEEE GPA-72220 application form 9 1588-1590
FFFF Chris Molina Declaration 9 | 1591-1605
FFFE-1 Fully Executed Copy of Membership Interest Purchase and Sale 9 | 1606-1622

Agreement for Fore Stars Lid.

Page 6 of 11
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Exhibit _ Exhibit Description’ Vol. | Bates No.
FFFF-2 Summary of Comm}lnlcatlm?s_l:!etween Developer and Peccole famity o |1623-1629
regarding acquisition of Badlands Property
FEFE-3 Reference map of propetties involved in transactions between 9 1630
Developer and Peccole family
FFFF-4 Excerpt of appraisal for One Queensridge place dated October 13, 9 | 1631-1632
2005
FFFF-5 Site Plan Approval for One Queensridge Place (SDR-4206) 9 | 1633-1636
FFFF-6 Securities Redemption Agreement dated September 14, 2005 9 [ 1637-1654
FFFF-7 Securities Purchase Agreement dated September 14, 2005 9 | 1655-1692
FEFE-8 Badlands Golf Course Clubhouse [Improvement Agreement dated 9 | 1693-1730
September 6, 2003
FFFF-9 Settlement Agreement and Mutual Release dated June 28, 2013 10 | 1731-1782
l FEFE-10 June 12, 2014 emails and Letter of Intent regarding the Badiands Golf 10 | 1783-1786
Course
> ; o
FFFE-11 July 25, 2014 email and initial draft of Golf Course Purchase 10 | 1787-1813
Agreement
FFFF-12 Aungust 26, 2014 email from Todd Davis and revised purchase 10 | 1814-1843
agreement
FFFF-13 August 27, 2014 email from Billy Bayne regarding purchase 10 | 1844-1846
agreement
FFFE-14 September 15, 2014 emzlnl an'd draft letter to BGC Holdings LLC 10 | 1847-1848
regarding right of first refigal
FFFF-15 November 3, 2014 email regarding BGC Holdings LLC 10 | 1849-1851
FEEE-16 November 26, 2014 email and initial draft of stock purchase and sale 10 | 1852-1870
agreement
FFFF-17 December 1, 2015 emails regarding stock purchase agreement 10 | 1871-1872
FFFF-18 December I, 2015 emaii and fully executed signature page for stock 0 | 1873-1874
purchase agreement
December 23, 2014 emails regarding separation of Fore Stars Ltd. and
FFFE-19 WRL LLC acquisitions into separate agreements 10| 1875-1876
FFFF-20 February 19, 2015 emails regarding notes and clarifications to 10 | 1877-1879
purchase agreement
February 26, 2015 email regarding revised purchase agreements for
FFFF-21 Fore Stars Ltd. and WRL LLC 1o 1830
February 27, 2015 emails regarding revised purchase agreements for
FEFF-22 Fore Stars Ltd. and WRL LLC 10 | 1851-1882
FFFFE.23 Fully executed Membership Intﬁf{sjt Purchase Agreement for WRL 10 |1883-1890
H Page Tof 11
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Exhibit _ ) ' Exhibit Description _ . Vol. | Bates No.
FFEF-24 June 12, 2015 email regarding cll:;t::;ouse parcel and recorded parcel 10 | 1891-1895
FEFF.25 Quitclaim deed for Clubhouse Parcel from Queensridge Towers LLC 10 | 1896-1900
to Fore Stars Lid.
FFFF-26 Record of Survey for Hualapai Commons Ltd. 10 1901
FFFF-27 Deed from Hualapai Cemmons Ltd. to EHC Hualapai EL.C 10 | 1902-19t4
Purchase Agreement between Hualapai Commens Ltd. and EHC
FFFF-28 Hualapai LLC 10 | 1915-1931
FFFF-29 City of Las Vegas’ First Set of Interrogatories to Plaintiff 10 | 1932-1945
Plaintiff 180 Land Company LLC’s Responses to City of Las Vegas’ )
FFFF-30 First Set of Interrogatories to Plaintiff, 3 Supplement 10| 1946-1973
FFFF-31 City of Las Vegas’ Second Set of Regu(?sts for Production of 1| 197a-1981
Documents to Plaintiff
Plaintiff 180 Land Company LLC’s Response to Defendant City of
FFFF-32 | Las Vegas’ Second Set of Requests for Production of Documents to 11 | 1982-1989
Plaintiff
- September [4, 2020 Letier to Plaintiff regarding Response to Second
FFFF-33 Set of Requests for Production of Documents i1 | 1990-1994
First Supplement to Plaintiff Landowners Response to Defendant City
FFFF-34 | of Las Vegas’ Second Set of Requests for Production of Documents to | 11 | 1995-2002
Plaintiff
Motion to Compel Discovery Responses, Documents and Damagés N
FFFF-33 Calculation, and Related Documents on Order Shortening Time I |2003-2032
Transcript of November 17, 2020 hearing regarding City’s Motion to
FFFF-36 | Compet Discovery Responses, Documents and Damages Calculation, 1t | 2033-2109
and Related Documents on Order Shortening Time
February 24, 2021 Order Granting in Part and denying in part City’s
FFFF-37 | Motion to Compel Discovery Responses, Documents and Damages | 11 | 2110-2118
Calculation, and Related Documents on Order Shortening Time
FFFF-3 April 1, 2021 Letter to Plaintiff regarding February 24, 2021 Order 1| 2119-2120
April 6,2021 email from Elizabeth Ghanem Ham regarding letter
FFFF-39 dated April 1,2021 11 | 2821-2123
FFFF-40 Hydrologic Criteria and Drainage Design Manual, Section 200 11| 2124-2142
FFFF-41 Hydrologic Criteria and Drainage Design Manual, Standard Form | i1 2H43
FFFF-42 Hydrologic Criteria and Drainage Design Manual, Standard Form 2 {1 | 2144-2148
FFFF-43 Email correspondence regarding minutes of August 13, 2018 meeting 11 121492152

with GCW regarding Technical Drainage Study

Page 8 of 11
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Exhibit | Exhibit Description _ Vol. | Bates No.
FEFF-44 Excerpts from Peccole Ranch Master Plan Phase Il regarding drainage i1 121532159
and open space
FEFF-45 Aerial photos and demonstratw'e aids showing Badlands open space 1 | 2160-2163
and drainage system
August 16, 2016 letter from City Streets & Sanitation Manager
FFFF-d6 regarding Badlands Golf Course Drainage Maintenance [1 | 2164-2166
FFFF-47 Excerpt from EH].3 Companies promo)uona] materials regarding 1 2167
securify concemns and drainage culverts
Landowners’ Reply in Suppoit of Countermotion for Judicial
Determination of Liability on the Landowners® Inverse Condemnation
GGGG Claims Etc. in 180 Land Co,, LLC v. City of Las Vegas, Eighth It 21682178
Judicial District Court Case No. A-17-758528-f (March 21, 2019
State of Nevada State Board of Equalization Notice of Decision, In the
HHHH Matier of Fare Star Lid., et ol. (Nov. 30,2017) I 121792183
I Clark County Real Property Tax Values 11 | 21842199
09 Clark County Tax Assessor’s Property Account lnquiry - Summary 1 12200-2201
Screen
February 22, 2017 Clark County Assessor Letter to 180 Land Co.
KKKK LLC, re Assessor’s Golf Course Assessment i 2202
Petitioner’s Opening Brief, In the matter of 180 Land Co. LLC (Aug. .
LLLL 29, 2017), State Board of Equatization 12| 2205-2240
5 : :
MMMM September 21, 2017 Clark County Ass.esa?r Stipulation for the State 12 5241
Board of Equalization
Excerpt of Reporter’s Transcript of Hearing in /80 Land Co. v. City of
NNNN Las Vegas, Eighth Judicial District Court Case No, A-17-758528-] 12| 2242-2293
{Feb. 16,2021}
June 28, 2016 Letter from Mark Celloton re: Reasons for Access
0000 Points Off Hualapai Way and Rampart Blvd. 12 2204-2299
PPPP Transeript of City Council Meeting (May 16, 2018) 12 | 2300-2375
QQQQ Supplemental Declaration of Seth T. Floyd 13 ] 2376-2379
QQ00-1 1981 Peccole Property Land Use Plan 13 2380
QQQOQ-2 1985 Las Vegas General Plan I3 | 2381-2462
QQQQ-3 1975 General Plan I3 | 2463-2558
QQQQ-4 | Planning Commission meeting records regarding 1985 General Plan T4 | 2559-2786
QQQQO-5 1986 Venetian Foothilis Master Plan 14 2787
QOQQ-6 £989 Peccole Ranch Master Plan 14 2788
QQQQ-7 1990 Master Development Plan Amendment 14 2789
QQQQ-8 | Citizen’s Advisory Committee records regarding {992 General Plan 14 | 2790-2807
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* Exhibit Exhibit Description Vol. | Bates No.
QQQQ-9 1992 Las Vegas General Plan 15-16 | 2808-3257
QQQOQ-10 1992 Southwest Sector Map 17 3258
QQQQ-11 Ordinance No. 5250 (Adopting 2020 Master Plan) 17 [ 3259-3266
QQOQ-12 Las Vegas 2020 Master Plan {7 | 3267-3349
QQQQ-13 Ordinance No. 5787 (Adopting 2005 Land Use Element) 17 |3350-3416
QQQOQ-14 2005 Land Use Element 17 | 3417-3474

Ordinance No. 6056 {Adopting 2009 Land Use and Rural n "
QQRQ-13 Neighborhoods Preservation Element) 17| 3475-3479
QQQO-16 2009 Land Use and Rural Neighborhoods Preservation Element 1% | 3480-3579
) Ordinance No. 6152 (Adopting revisions to 2009 Land Use and Rural -
QQQQ-17 Neighborhoods Preservation Element) 18 | 3380-3589
Ordinance No. 6622 (Adopting 2018 Land Use and Rural n
QQQQ-18 Neighborhoods Preservation Element) 1§ | 3590-3600
QQQG-19 2018 Land Use & Rural Neighborhoods Preservation Element 18 | 3601-3700

DATED this 25 day of August 2021.

McDONALD CARANO LLP

By: 4/ George F. Ogilvie il

George F. Ogilvie [I] (NV Bar No. 3552)
Christopher Molina (NV Bar No, 14092)
2300 W. Sahara Avenue, Suite 1200

Las Vegas, Nevada 89102

LAS VEGAS CITY ATTORNEY*S OFFICE

Bryan K. Scott (NV Bar No. 4381)
Philip R. Byrnes (NV Bar No. 166)
Rebecca Wollson (NV Bar No. 14132)
493 South Main Street, 6th Floor

Las Vegas, Nevada 89101

SHUTE, MIHALY & WEINBERGER, LLP
Andrew W, Schwartz (CA Bar No. 87699)
(Admitted pro hac vice)

Lauren M. Tarpey (CA Bar No. 321775)
(Admitted pro hac vice)

396 Hayes Street

San Francisco, Californiz 94102

Attorneys jor City of Las Vegas
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McDONALD @. CARANO

2300 WEST SAHARA AVENUE, SURE 1200 = LAS VEGAS, NEVADA 89102

PHONE 702,872, 4100 » FAX 702 B73.5P04

[ T S o T o T o O o o T T T R
- = - S = T R o S =+ B S [N o=, SR ¥, B = S 1% B o |

CERTIFICATE OF SERVICE

I HEREBY CERTIFY that I am an employee of McDonald Carano LLP, and that on the 25" day

of August, 2020, | caused a true and correct copy of the foregoing APPENDIX OF EXHIBITS IN

SUPPORT OF CITY’S OPPOSITION TO PLAINTIFF’S MOTION TO DETERMINE TAKE

AND FOR SUMMARY JUDGMENT ON THE FIRST, THIRD, AND FOURTH CLAIMS FOR

RELIEF AND COUNTERMOTION FOR SUMMARY JUBPGMENT -~ VOLUME 3 to be

electronically served with the Clerk of the Court via the Clark County District Court Electronic Filing

Program which will provide copies to all counsel of record registered to receive such electronic

notification.

fs/ Jelena Jovanovic
An employee of McDonaid Carano LLP
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Seventy acres LiC
1215 8. Fatt Apache Rd,, Suvite ¥ 130
Ly Vegas, NV 83117

Nowaenber 24, 2025

. Tar Parrige, Plaoning Dirscto

M Fater Loweriein, Manning Seckios Manage
Chy of ta3 Yepss

Gwpattmmnt of Planaing

333 Narth Ranths Briva

Las vejas, NY  BILES

Re; Abtz/Rameart fustification LeTier 1ar GRA, Fetoning and $08

Dear i, Perripe ardd M, Lawnstain,

We hevabry subrtt 4 revuresd for &
s Genersl Plan Amendmest (GPAJ
+ Aeoning e
= JOR.

GEARIDI PLIN A1 frisht

The subject propery represents a Y740 2ar2 portwn {17 Acres™] at the AltafRampart corcer of 3 TILS2 acr
paicel {the “Land”). The Land’s zoning designatian I k-PD7 ard undes the General flan ks AR08, The 17 Acres ks
in 1he procass ol baing sobokicaZinto & separate parcel and 'mil hava itcown APN,

+  Vaare requeating that tRe Gankral Plad ciarsiiestion b the 17 &tres b chanped fram PR-05 ko M.

The Lo iz NOT & PART of any inbered ity (X8R, nor is it peraniitect oy onnerdhbe poapsily with
the CCRAs uf adacem psopertics, nor Is it In any wiay widar the contrai of tue HOAT In the adjazent preperdes,

e Tty ©TRI3 Verss Inified Devalnpmant Lot pincvides in Sardion 39,50.080 (C) [in partnent pust and empitask
sddad):

L Singte-famdy cnd mukrfornily reFiteatly) o/ SUBPOMIE dSes are peomitied f e AP0 Disiid ta the
exfeni Iny pig delvrmingd by the Dicotinr (2 be enngiient twith the dancity oparoed for the rice and
Ard eampatible with surpsunding etes.

2 For oy vse which, panuant o (s Subsection, & deemed & ba permalmd “withit the B-PD Pxsiriel, the
Cioe moy anply the devzjopmest sipndrh ovd trocegdured witich weould apply 1o that use it were
t Lot § I It

7. For purppses of this Subsection, thr “rauravileot 3tanpnd residentiol @iptic!™ mmans b skiidentiol oo trict
Hsted in the md Use Tnhfw whir!c.. in -'he Drmtm ] mm:m tw.msenl's tﬁc for o} distriet whipl fe g

The 27 Acres e adjacent to the Une tueenmrides Mace high rive condsmtinrorn towers and the S Williams Soust
office complex and svent center. Tha proposed profact on tha 17 Acriec b comperablie, i tarms of devefopment
1rpe, to the sdipoont properthes.

T ay PRJ-B2226
EREEIEE

GPA-62387, ZON-62392 and SDR-62393

CLVB5-000446
0446

10479



Seventy Acras LLT
1215 5. Ryt Apache fd, Suite # 120
iac Vapas, NV E9117

EZCHinG
In comunctian with the GPA:

& WA requeling IR e 2ENIE o the 37 Acres he changed fram B-POT b A%,

i

In confsmeion with the GPA 30d Retaning requests as desenbed adove, @ simulaneous SOR i§ baing subpytied.
This ye3 Fg e nomed T20 Linit fuity 1¢ntal condominium prefact, locatts 31 the southwes: eoner of Rampar
Guubeyw U sosd Ale Drives will ToANE a sruh ssseedid pesideniiad wickoe i My hobieuls.

Tha peajesr

< Particulars ar2 raflectad b the varloos Bxhibies provided I+ conjunction with this fling,

*  Cmpigos 1049 dures

*  Willl conglst af up to 720 dwelling vnis with 2 planned mix. (which mie mav slighty vary 25 eonstroction
dorumants arq prapared and finslivad), of 53 Stedios, 55% One-Badreoms, 35% Twe-Becrooms and 5%
Three-Bedrons. The unkts willbe housad in four &-four stary, Type-Y buildings.

v Has four DUIRENGS CONNIRUIED 5O That thie LIS ArE Wrapbed Inaund sheae or nore sides of multieval
parking: these parking sersnaems aie fa lisu of Typits baeg e it Adtitiad packing feds angrade. This
delign sllovit for more inlimate ourdaor ptn spaces nested Imong building wiegs and frgers wat
weiend out from the myln fgae partion: of ke buiidings Creating & resory iike sectng. The duiigings will
als gctain courtyard-hike refels.

& Tha 1748 peres lay signiflzantty balenr bhe pad K of Ona &3 IgE Pase. Ibx aruUgs utillzas
the hand's unlgue 1apagraphy bo malnlain the bop of the prejacts bulkfings at an &avatios of not higher
\han Z7AE, the same olevition 35 the padwm iEv@t of the Zdacent One Gueemiriége Place
cordominlnms.

= Frimar "antry drlveway” oif fiampint Boulzvard o a3 the center of the site, running westetly antiving 2
the cemplen’s t'fice and main recrealidn Med with @ F0Ek oty Chishouse 35 its tormings. Tao
additonal, amanity areas are proded to serve AhE Gpen IpIce Ind TECIEItioN Reeils of tha projec
residants,

= Qo vl southnrest “moln atreat” that will panthee 1e the west cannaciing into sl taoygh
Crubhouse Diive.

o TN nORtHARSAau e CMETh 1est Intaeiaels with the “entry driveway® farming A waHle
tinthe and efublshing ot whan pededitling sad vebleds thodoughiare Yhay p et the
cwrichdty and cantoply.

Tohimg evgs from whe siackar Ong Queencddge Place condeminuns ACHIECILE Bhd lanedseapa daigand in 3
dieid ety ErenhyATt Nawvaau sryis, the praposes archiacoisat s2vie for this yot 1a be hames prajact it 1aspved by
the kate 19" cenllry Parisian Serond Empire siyke. This edlitle e of eatller Eurcogaan swles i Bikriddily hncon
for Its wsa of steop Matiand vosly afien siveoldted with a skgle o deuble row of playful danmes, s clesr
deflnitian of base; rildle ard tep, and the ute of peajesting aMleanier, “Iulicitss™, o5 wall oF dcorariog riting

bimdscapink wil ba commarkoins with e s3ne plant tepel B 9ne Csenifidge P o RIOVRIE Conlinuity
Arong shie 2diatsnk properting.

The Frenth architreturd] Infudnces 3ong with (s propased “viban” regidentiol Hiettyle wil groatly cometement
the existing mix of usez in the praecl's vicntty icluding Tivsll Vilge 3t Cosensridpe, Beca 2atk, Sunctast 3nd
One Queentridge Place, The contrihutian wf this periact o thig hubarh v & cgnifican: sopatinn of a trnby
pedestrianoriented, rAived-ute envircameny, onG than CrKOLRESs resisenis 16 1EEVE Yakir cast hetind and
exparience ¥ kifestyle focusad on walkebilily, sostenabifity, snd & haatehy batance of fve, wek gnd e B in chose
praximily.

2]-‘"“-' " FPRJ-62226
13015 :

GPA-62387, ZON-62392 and SDR-62393

CLVB5-000447
0447

10480



eventy Atres LT
1215 5. Fert Apache fd, Sulce 120
Eas Vepew, NV B9117

Key facteds In Suppon:

The giojedt R void, el in themarkatalaca dus o $he seression, for quality condominiuen prajec:
The utiitie: are akheady araiable in and around the preparty;

T prigect i suiiable far the ausitebile (alfic caparity in vhe ired;

Publrc traniparta tion is réadily dvalabld ar the Al /Rampar: intecsactlon:

RMuluylly bunaficial (o sreipl 2 vakph Busi ak eaeneet of alosfRampai; and

Lomparable and complementiny to 26icent propartles.

Think you in advanie for e Cily's conslderaiian, Ve fook forward to working wilk she Cary and ¢yr opighbors in
bringiig this proJect ta the cammunity,

Savanty Acreg LLC

EF

GPA-62387, ZON-62392 and SDR-62393

e PRJ-52226

B EME Compa
2 Nevadalimy
Thair:  Manager

%
Wy L2 5.

AT L)

CLVE5-000448
0448

10481



DEPARTVIENT OF PLANNING

AIFFLICATION 7 PETITION FORM
ApplicutionsFetition Far:_GENERAL PLAN AMENDMENT {GPA)
Project Addrars (Lo csfinpyS- RampartiW. Charieston/Hualapaializ

Eroject Name—ORCHESYRA VILLAGE Proposes Tlsa

Assessars Fyrvol #(s) Portion of Z38-92-301-004 Ward# _2

Geaeral Pians existing ERQS propused U _Zoning: cxdating FE07__ sevpoged B4
Commercick Square Foctage fioor Area Ratio

Groys Aeres 174G . Lolsitnis 1 Deasity

Additional Informetion

PROPERTY OWNER Sevenly Ares LLG... Contacl Frank Pankaiz -
Address 1215 Sourh Tort Apacha Road. Suite 120 Phone: ("0 BI093) Py, 7O #RGR1
ity A8 Voms, State_Nevada Tin BS41T
F-mail Address ErankGlahbcomparias com

APPLICANT Sevenly Aenas LLC Cootaet Frank Pankratz .
Addreis 1245 Sourh gt Apacke Road Suite (20, .. _ Thone: 20296800 £y 020 040
€y Las Veaps Staee Nevada___ . Zip, 88217 ...
Fmuil Addecss Foank@&ehbcomprains com

RUPHESERTATIVE GCW Engineering, inc. Contaet Cuwtlle Gaa —
Address 1555 South Rainbow e hime PERAROD g, GTE WM
Ciry a8 Yooas . Sinte Nesitania Zip 89146

2 mull Adiresy _CEee@lgowanpnerris com

TaordPs don 2w e seonbic ud wed Frai o i Bonpvci il 1ved o dy B b)gtinhite e DU L) st v b dacat i woy loncomhonar ol Ledled. Lracs sond ot Ui Py ju pref pepour s M

nacecares ia infvuate pepagsd, sl B e, Ll of .'“ rr he opp hrwiied ) batie outity e ue s oy iy wrpalasee
or eporn el Pert W0 Dot 'ttt R iR e 0 il s dael b i rabam ik " warwrids Yk

I‘rup-ertl Owaner ‘I,u;naturc* { ! AL ij ¢ Y AN DY PARIMENT BRE GNLY

=, vrhuresla g my :1" a ot vmeer for Flr Maa bontstoe Sies aof st Hagh Cage ¥ - 7
Trint Name E’r e . Nwellng Dale;
Subseeibed and sworn befove ne -
‘ g _N Y n{y’ Total Fee:
mﬁf 2 - D AR 05 B o
121 ot 2 %ﬁn BBy
L & e ocived Biv:
5, LEEAMM STEYRRT-§0

“erary Pabrie incoed Sorsid £ nnty zd \‘q . plotdry P, Giak oF Savare ,"ﬂ wm» : e e ,,.,; m

L FRRQmBe Mo 0T-€H1E1
wavkied 1IATR § 4= 3- My Apgt, Eaglnan A4 28, BOAD
- A

ClVE5-000449

0449

10482



GPA-62387

UBJECT:

e i T e - S

PROPERTY:

| Y Rt iy

o 2IAD A weoraedy FROM PR-OS TO H
e : b GPA-62387

G - Ton Cuteer
m-mmumrmmnm'ﬂ - . msm Prisatty
PO Pinned Gonmmity
LupHopaam

T o-os-. P - coorn - Convnaect
BC « Serene Commwewl [ PR3 - PatRacieatont 5 NG Bl et e
5 K0« Bovertown - Mo Ut ety

BER] o - Guwond Commarcsl S e Boncs T
= Amn [F7T ,.‘— . THD - Tl BAghLoihocd  pm
TR pr - oo Fnciny F2227] Buwriopmann L o 1 0L ket mni
-
e T gt s 18

CLVB5-000450
0450

10483



DEPARTMENT OF PLANNING

AFPLICATION 7 FREVITION FORN

Application/Pesivion Far: SIANGE ZONE
Projoct Adilrens (Loestinmy s Rampait, CharlestonHualssirklia

Project Name—ORCHESTRA VLI AGE

Yrapuscd Lse
Asapazory Parcel ¥(5)_Pogtion of 138-32-301-004 Word# _2
Generul Fhum: cxisting LPROS __proposed _.__H__Zoning: existing B-PDT  proposed P2t
Commercial Square Footege, Flour Arva Ratio —— 1
Gross Acres 17498 LutsTais 1 Density
Additions] Infarmation iae
PROVERTY OOWNER Seventy SomsILC . Contuct Frank Pankralz
Address 1215 _Souih Ford Apache Road, Suite 120 Phuny; POIHMEGEN Fpy; 02 dbisn
City _Lys Vegay Stale Mewvsda . . Zip 88117

E-moil Address Franki@ehbcompsnizscam . .

APPLICANT _eyeniy Actes LLC

Contacr Frank Pankraty
Thone:_{EBEOA Fay; [0 MAATSE

- State Nevada, ... Zip, 90117

addrese 1215 Sonth Fac Apache Boas Site 120
City Las Vegas
E-muil Address Frank@ehbeo

anied.Lom

o - o

REFRESERTATIVE GGV Enginessing, Inc.,
Address 1535 Seulh Rainboy

City Las VYegas
F-mail Address cgeedigowengmesring.com

cComcact Cindie Ger
Phope BRI pay GRENENG

S Mevaga  Zip £9148

L zrvaltiy et Do iy serrlicse el Sitale Tl ok wPmidnd sidh e s edded s Aol e ol inmeaetzs e e g gy gt doted DL | 2o W Tl T g S e

irter nedor i mfuniion yose el peiliid L, wiiits fobe b il vatlenn " awjewrel, 1 Railay vt it e L amnzs e e
vnrﬂunl.{h-!rﬁhagﬂpl!rmlldumiqdn.ﬂ.mniuhnua £l bbby b sz TTE TN
Propmv Owner Sigasturit m.’.J — FORDEPARTMENT CSE ONLY
* o Mdusnze ayr Lal S S-mm» 1l amig r [RITTN TE KRN FITFY PRI [, P [TV Case -'r’
14 -
Print Kame W0 18 DY Y0y WMesting Dae:
Subraribed and swors, belare me
o . . Tofal Foee:
g A% e NVEE. . allB . f
[ i ‘ - l : "
A S AN i o~

Norey Feklic in ang fw sad Kooty ong - wlwwmhmum-ﬁm

Nppoietmart b 01-4206-1 § cumocer T iabhith fdts
e IR My ARG Explias 28 2010 ':?:“"I':”"“:‘;‘I‘mw!a oL

CLVES-000451

0451

10484



ZON-62392

aiwum:u; 213 I 3 i FROM R"PD7 TO R'4
mm Eqnalty 2 . ZO N-ﬁz 392

R - Ron okl Emu:m B« High Doaanlty E Fdo W F ROy
D R - SngaeF aindy = Rasdanbal
Resdwiind-Rociriztad . el
RPD+ Reserll it Gt - Lamtot Commertial  [TTTE3] 740 - Tradonsé Devsopment
Panned DovekgEmen Hom fsaidance B c2- cenarn commucs TR P - Pmnnnd Daveioomen
[Ty 5 e WO 2, o
Martectred Home Pl || pax [ 7 Tom Cenor
RLOL - Sanmpe-Fardy
by PR - Profousiondl Offcea
wd Faing

CLVB5-000452
04352

10485



DEFARTMENT OF PLANNING

APPLICATION / PEELTION FORM
Application/Peritin Fur:_SITE DEVELOPMEN REVIFW {3CR)

Project Addtress (1 catiom 3: RampariAy. CharlastanfHualapzifalia

Project ¥ame—CRCHESTRA VILLAGE . e———Tropused Cse
Assessar's Farcel s _Portion, of 196-02-301-004 Werd ## _2

Cipneral Plon; caistig, PROS_ preposcd Y Yontup: existing RPOT._proposcd RS

Cammerctal Squart: Footage Fluor Area Ratio
fruss Acres, 1 £ A9 ForsilUinits ] Density

Addiiunal Tulformniien

PROPERTY OWNER Seyentr Agms L . - eloatuer [rank Fagkmaiz

Address 1218 South Fort Apache Road. Suie 1¢0
Ciey Las Veqas
E-ntail Sddress Frank@ehboompanies £om

Phonp; U SABIGL g 1260 14040304

Zip 38117

Hrate MNevgits

e
Contct Frank Pankels

Phaie:_ WU YU b feyy: ol adla0l
Zip_Ba117

APHLICANT Sevonty Avees LLC

Address 1216 Soulh Forf Anache Road Sulie 120
City Lanepas
Lmuil Addrss  —ark@ohboompanics eom

et ——
REPFRESENTATIVE GOV Engincering, Ine, Contact Cindie Ges

Srare Meysda

Address 1556 South Rainbow wen PHoRE EBETHT pyy; (GG 620 225

Cily Las Veqas, | Nt Nevada  Zip 8B13h.

Frmuil Adetreyy CG€ @Q mﬂe?ﬂng cam ..

* artfr oL an de wgB e et oo ke G B pogghazion e wn 1w 4 rord e o Ande, Tagmral b iy by e rorponshs i
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wer e e ko) 4 oy we e 11 B glh 2F et Vaur 7P |, i ' aa il ;..«.14 A £ R T, o AR e e e
Hraperty Owaer Sfguatara? } .‘3 ; 5{ IR DEPARTHIENT ESK ONLY
P ark el st mypine o b wem ﬁ-l‘m e, TS MDA Fuzd Mas Cuse & SDR_

Frint Name \r‘.f' vALd h 5L ——m % 62393
Aeeting Date:
Subscr L
ubser lbcd nﬂ. o betore me " )‘ . Totnl Fro:
~ —r
a5 ol Waﬂ zf R Uaie Recciyeds*
;’H.u s M B henedie -
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SDR 61393
Seventy Acres, L1LOC

SWOC Al Dvive and Rampart Boulevard

Proposed 720 unit multi-family residential development.

Propused Lse

Averape Daily Traffic (ADT) 6.65 4,788
AM Peak How APARTMENT [BWELL] 720 0.51 367
PM Pesk Hour 0.62 446

Existing traffic on sl nearby sireets:

Adia Dirive

Average Daily TrafTic (ADT)
PM Poak BOUF the.nue ot aunsies;

Rampart Beulevard

13,388
1071

Average Daily Tralfic (ADT)

PM Peak Hour weoves o minutes

Traflic Capacity of adjacent siverts:

43,323
3,606

Adjacent Sweet ADT Capacity

Alta Eive
Rarnpart Boulevard

34,505
51,800

This project will add approximately 4,784 krips per day on Alta Dr. and Rampart Blvd. Al is currendy at about 39 percent
of capacily and Rampar! is at about 88 percent of capacily. After this project, Alta is expected to be at about 53 percent of
capacity and Rampart to be at about 97 percent of capacity.

Based on Peak Hour use, this development wilt add into the area roughly 446 additional cars, or sboul fifteen every two

minutes.

Note that s repart assumes all galtie from iis development uses all named sireets,

CLVB5-000454
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-
Real Praperty Managenent SC h OOI DEVEIO pme ni TI'CIC k[ng FOI'm
419 McLead Drive, 2nd Floor
Lew Vegar, NV 89121 hitpficesd.net/departments/real-property

Dafe Filed 1272872015 Application Number FR) 62776 Enkity LV
Compuany Name Seventy Acres, LLC
Contact Name
Cantact Malling Address

Cliy Sate Iip Code
Phone Mokbile Fax Email

Project Name Crchesira Yilloge

Project Descriplion [Rampart & Charleston

APN's  138-32-301-005, 004

[sludent Yield Elementary Schos) Middle Schaol High Schoot
Single - Family Unifs (1} x 0196 = 0 x0.10T = o x0.137 = a
Molll-Farnily Units (2} 720 x0.140 = 7 x0.058 = 40 % 0.064 = 45
Resert Condo Unlts (3)

Tatal 97 a0 a5

{1 Single Family unit is defined as single famify detached fiome, mobile home, and town homes,
{2) Muiti-Farnfly unit is defined as apartment, multigiexes, and condominiums,
(3) Resort Condominium unks for tracking purgoses only.

* To be compieted by CCSD

Schoels Serving the Area”

Name Address Grade Capacity | Enrollment | Slte Date
Bonner ES 765 Crestdale tane k-5 584 B5s 1201115
RogichMS 235 N. Pavilion Center Dr &8 1664 1772 12/01 /15
Palo Verde HS 333 5. Pavilion Canter Dr 2-12 2944 3074 12/01715

* CCSD Comments [Bonner Es, Rogich MS and Palo Yerde HS are over capacily for the 2015-16 schogl yew. Bonner ES
is of 151.03% Enrollmant plus Slate Exciuded Enrcliment Percent of Progrom Capacity. Rogich M5 s
Gt 106.58% Enroliment plus State Excluded Enreliment Percent of Fraoram Capacily. Palo Verde is
ot 104.59% Envollment plus State Excluded Envoliment Percenl of Program Capercity.

[ Approved [ isapproved

GPA-62387, ZON-62392 and SDR-62393

CLVB5-D00466
0466

10499
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GPA-62387, ZON-62392 and SDR-62393 |PRJ-62226|

City of Laa Vegas

AGENDA MEMO - PLANNING

PLANNING COMMISSION MEETING DATE: JANUARY 12, 2016

DEPARTMENT:
ITEM DESCRIPTION: APPLICANT/IOWNER: SEVENTY ACRES, LLC

PLANNING

TENTAFF RECOMMENDATION(S) #*

CASE "REQUIRED FOR

NUMBER RECOMMENDATION APPROVAL

GPA-62387 Staff recommends NO RECOMMENDATION.

ZON-62392 | Staltrecommends NO RECOMMENDATION. GPA-62387

SDR-62393 Staff recommends NO RECOMMENDATION, subject to GPA-62387
conditions: ZON-62392

HECONDITHING #%

SDR-62393 CONDITIONS

Planning

Approval of a General Plan Amendment (GPA-62387) and Rezoning (ZON=623%92} shall
be required, if approved.

This approval shall be void twe years from the date of timal approval, unless exercised
pursuant o the provisions of LYMC Title 19.16. An Extension of Time may be filed for
consideration by the Cily of Las Vegas.

All development shall be in conformance with the site plan and landscape plan. date
staniped 12/21/15 and building elevations and floer plans, date stamped | 1730415, except a8
amended by conditions herein.

Al necessary building permits shall be obtained and final inspections shall be compleied in

compliance with Title 19 and all codes as required by the Department of Busilding and
Safety.

These Conditions of Approval shall be affixed to the cover sheet of any plan set submittcd
for building permit.

The minimum distance between buildings shall be at Jeast 3¢ feet.

CLVBS-000467
0da7

10501



GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]

Conditions Page Two
Junuary 12, 2016 - Planning Commission Meeting

7.

A technical landscape plan, signed and sealed by a Regisiered Architect, Landscape
Acchitect, Residential Designer or Civil Engineer, must be submitted prior to or at the sume
time application is made for a building permit. A permaneat underground sprimkler system
is required, and shall be permanently maintained in a satisfaclory manner; the landscape
plan shall inchude irrigation specifications. Installed Llandscaping shall not impede visibility
of iy waffic control device. The technical landscape ptan shalt include the following changes
from the concepiual landscape plan:

A, Provide at least three additional 36-inch box shade trees {Pinus pinea) within the
provided landscape bulTer wea along the south perimeter of the siie, for a total of 29
ress,

B, Provide atleast four, five-gallon shrubs per requircd (rec in perimeter Landscape bufters.

A fully operational fire protection system, iscluding fire apparatus roads, fire hydrants and
waler supply, shall b¢ installed and shall be functioning prior to constuction of any
combustible siruclures,

Prior 10 ke submittal of 4 building permit application, the applicant shall meet with
Department of Planining staff to develop a comptehensive address plan for the subject site.
A copy of the approved address plan shall be submitted with any (wture building permit
applications related to the site.

All City Code requirements and design standards ol all City Depariments must be satisfied,
excepl as modified herein,

Public Works

Correct all Americans with Disabilitics Act (ADA} deliciencies on ihe sidewalk ramps
accessing this sile on Alta Drive and Rampart Boulevard in accordunce with code
requirements of Title 13.56.040 to the satisfaction of the City Engineer concutrent with
developmeny of this site. All existing paving damaged or removed by this development
shall be testored at its original location and to its original width concurrent with
development of this site.

Unless otherwise allowed by the City Engineer, construct sidewatk on at least one side of
all access drives cormecting this site o the adjacent public streets concutrent with
development of this site. The connecting sidewalk shall extend from the sidewalk on the
public street to the (irst inlersection of the on-site readway network and shall be 1erminated
on-site with a handicap ramp.

Landscapc and maintain all unimproved rights-of-way on AlMa Drive and Rumpan
Boulevard adjacent to this site. Alf landscaping and private improvements installed with
this project shatl be situated and emaintained so as to not create sipht visibility obstructions
for vehicular tratfic at all development access drives and abutting street intessections.

[ s8]

CLV65-000468
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GPA-61387, ZON-62392 and SDR-62393 [PRJ-62226]

Conititions Page Three
Fanuary 12, 2016 - Planning Commission Meeting

16.

Submit an Encroachment Agreement for landseaping and private improvements in the Alta
Drrive and Rampart Boulevard public rights of way prior to this issuance of parmits For
these improvements. The applicant must camry an insurance poticy for the term of the
Encroachment Agreement and add the City of Las Vegas as an edditionally insurced cntity
on this insurance policy. If requested by the City, the applicant shall remove property
encrgaching in the public right-of-way at the applicant's expense pursuant i the terms of
the Cily's Ercroachment Agreement. The instaflation and maintenance of atl private
impravements in the public right of way shall be the responsibitity of the applicant and any
suecessors in inlerest 1o (he property and assigns pursuant o the terms of the Encroachinent
Apgreement. Coerdinate all requirements for the Encroachment Apreetnent with the Land
Development Section of the Department of Building and Safety (702-229-45836).

A Traflic Impact Analysis must be submitied to and approved by the Department ot Public
Works prior to the issuance of any building or grading pennits, submiltal of any
construction drawings or the recordation of a Map subdividing this site, whichever may
oceut first. Comply with the recommendalions of the approved Traffic Tmpact Anafysis
prioe to oceupancy of the site. The Traflic mpact Analysis shall also include @ section
addressing Standard Drawings #234.1 #234.2 and #234.3 to determvine additional right-nf-
way requirements for bus twrnouts adjacent to this site, if any; dedicate ail areas
recommended by the approved Traffic Impact Analysis.  All additional rights of way
required by Standard Drawing #201.1 for exclusive right tuen lanes and dua) left turn lanes
shall be dedicated prier to or concurrent with the commencement of on site development
activities unless specificatly noted as not required in the approved Traffic Impact Analysis.
Phased compliance will be allowed if recommended by the approved Traffic Impact
Analysis, No recommendation of the approved Traffic Impact Analysis, nor compliance
therewith, shall be deemed te modify or eliminate any condition of approval imposed by
the Planning Conumission or the City Council on the development of this sile.

Prior to issuance of grading penmits, replace the existing $75,000 fleod maintenance bond
with a $250,000 fload maintenance bond for the existing public drainage channel that is
privately maintained for the Badlands Golf Course ares.

A Drainuge Plan and Technical Drainage Study must be subinitted to and approved by the
Depariment of Public Works prior to the isswance of any building or gradivg permits or
submittal of any constraction drawings, whichever may oceur first. Provide and improve
all draitageways recommended in the approved drainage plan/study. The developer of this
site shall be responsible to construct such neighborliood or local deainage facility
improvements as are recommended by the City of Las Vegas Neighborhood Drainage
Studies and approved Drainage Plan/Study concurrent with development of this site. We
fiote that this site is within a Federal Emergency Management Agency {FEMA) designated
flood zone and that ne permits of any kind will be issued wntil after the Conditional Letter
of Map Revision {CT.OMRY} is approved by FEMA.,

CLVE5-000489
0469

10503



GPA-62387, ZON-62392 and SDR-62393 |PRJ-62226]
Staff Report Page Onc
Januvary 12, 2016 - Planning Commission Meeting

“: STAFF REPORT %

PROJECT DESCRIFTION

The stte, which is lacated at the corner of two major thorouphfares, containg the northe sstem
portion of an existing 27-hole golf course. The applicant is proposing o redevelop a 1 7.49-acre
portion of the golf course into a multi-family condominium community containing four, Four-
story buildings. The current land use designation of PR-OS (Parks/Recreation/Open Space) does
not allow {or multi-family residential uses: therefore, the applicant is also requesting a General
Plan Amendment. Accompanying the General Plan Amendment is # request to rezone the
property to ingrease the allowable residential density, as it is currently zoned for a maximum of
7.4 dwelling units per acre.

A maximum of 720 residential units are proposed, composed of 4 mix of sudie, one, two and
three-bedroom units. The buildings are configured so that the residential units are wrapped
around multileved putking structures that will not be visible from public rights-oF-way. Access to
the site is provided from Rampart Boulevard, with emergency access to Alla Drive. The site
leatures a 3,000 square-toot common recreation building and eutdour pool area, along with
secondary open recreation areas located near Buildings 2 and 3. The property slopes down fiom
the north and east. so that the proposed buildings would have Hitle impact on views. The
architectural design of the buitdings is comparable to and compatibfe with the Parisian style of
the adjacent Queensridge Towers condominium development,

The site is part of the Feceole Ranch Master Plan. The appropriate avenue for considering any
amendment 1o the Peccole Ranch Master Plan is through the Major Modificalion process as
outlined fn Title [9.10.040. As this request has not been submitted. staff recommends that the
(eneral Plan Amendment, Rezoning and Site Development Plan Review requests be held in
abeyance has no recommendation on these items at this time.

ISSEIES

» The proposed development requires a Major Madification of the Peccole Rench Master Plan,
specifically the Phase Two area us cstablished by Z-0017-90. As such, staff is recommending
that these items be held in abeyance.

* A General Plan Amendment is proposed from PR-OS (Parks/Recreation/Open Space) to H
(High Density Residentizl) on the site, which allows for residential densities of greater than
or equal to 25,5 dwelling units per acre,

* A Rezoning is proposed from R-PD7 (Residential Planned Development - 7 Units per Acre)
W R-4 (High Density Residential) on the site, which allows for muiti-famity dwellings
without density limitations. However, density witt be limited by the 35-foot height limilation
and other development standards imposed by this zoning district.

CLV65-000470
0470

10504



GPA-62387, ZON-62392 ang SDR-62393 |PRI-62226]

Staff Report Page Two
January 12, 2016 - Planning Commission Meeting

» The site is at & sigaificantty Jower grade than the existing adjacent One Queensridge Place
condominium developimnent to the north. The lower elevation of the propesed buildings will
lessen the impact to thut development and would meet the 3.1 proximity slope from existing
single-lwmily restdences to the west.

BACKGROUND INFORMATION

Related Relovamt Cify Aciions by P& D, Fire, Bldp.; ele.

12/17/80

The Board of City Commissioners approved the Apnexation (A-D018-803 of
2.243 acres bounded by Sahara Avenue on the south, Hualapai Way on the
west, Ducharme Avenue on the north and Durango Drive on the east. The
annexation becane effective on 12/26/80,

{15/20/81

The Board of City Coramissioners approved a Rezoning (Z-0034-81) from N-
U (Non-Usban) to R-1 (Single Family Residence), R-2 (Two Family
Residence), R-3 {Limited Multiple Residence), R-MHP (Residential Mobile
Home Park), R-PD7 (Residential Planmed Development), R-PDE (Residential
Planned Development), P-R {Professional Offices and Parking). C-| (Limited
Commercial), C-2 (General Commergial) and C-V (Civic) generally docared
north of Sshara Avenue, south of Westchiff Drive and extending two miles
wesl of Durange Drive.  The Planring Commission and stalf recommended
approval. This application included a “seneralized land use pian.”

Q5/071846

The City Council approved the Master Development Plan for Venetion
Foothills on 1,923 acres generally located nonh of Sahara Avenue between
Duranrgo Drive and Hualapal Way. The Planning Commission and staff
recommended approval. This plan inciuded wo 1B-hole golf courses and a
tH6-acte regional shopping center. {Venetian Foothills Master Development
Plan]

The City Council approved a Rezoning {Z+0030-86) to reclassify property
from N-U (Non-Urban) (under Resolution of Intemt) o R-PD4 (Residential
Planned Development), P-R {Prolessional Offices and Parking), C-1 (Limited
Commercial), and C-¥ (Civic) on $85.00 acres generally located north of
Sahara Avenue between Durango Drive and Hustupai Way. ‘The Planning
Commission and staft recommended appsoval. [Venetian Foothills Phase
One|

02/15/8%

The City Council considercd and approved a revised master development plan
for the subject site and renamed it Peccole Ranch to encumber 1,716,360 acres.
Phase { of the Plan is generally located south of Charleston Boulevard, west
of Fort Apache Road. Phase Il of the Plan is penerally located north of
Charleston Boulevard, west of Durango Drive, and south of Charlesion
Boulevard, ¢ast of Hualapai Way. The Planning Commission and staff
recommended approval. A conditier of approval limited the maximum
number of dwelling units in Phase One 10 3,150, The Phase One portion of
the plan en 44880 acree was subsequently rezoned (Z-0139-88). [Peccole

Ranch Master Deveiopment Plan|

CLV85-000471
0471
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GPA-62387, ZON-62392 and SDR-62393 |PRJ-62216]

Staff Report Page Three
January 12, 2016 - Planning Commission Meeting

Related Reievant City Actions by P&D, Fire, Bidg., etc.

04/64/90

The City Council approved an amendment o the Peccole Ranch Master
Development Plan to make changes related to Phase Two of the Pian and to
teduce the overall acreage to 1.569.60 acres.  Approximalely 212 acres of
tand in Phase Two was planned for a gotf course. ‘The Planoing Commission
and stafl recommended approval. |Peccole Ranch Master Develapment Plant

The City Council approved a Rezoning (Z-0017-90} irom N-U {Nontirbar)
(under Resolution of Intent to muitiple zoning districts) to R-3 {L.imited
Multiple Residence), R-PD7 (Residential Planned Development — 7 Units per
Acre) and C-1 (Limifed Commercial) on 996.40 acres on the ¢ast side of
Hualapai Way, west of Durango Drive, between the south boundary of Angel
Park and Sahara Avenue. A condition of approval limited the maximum
number of dwelling units for Phase Two of the Peccole Ranch Master
Development Plan to 4247 mmits.  The Planning Commission and staff
recemmended approval. [Peccole Ranch Phase Two

12/35/56

A (Parcnt) Final Map (FM-0008-06) for a 16-lot subdivision {TPeccole West)
on 57,47 acres a1 the nertheast corner of Charleston Boulevard and Hualapaf
Way was recorded [Book 77 Page 23 of Plais] The golf course was located
on Lot 5 of this map.

03/30/38

A Final Map {FM-0190-96] for a four-tot subdivision {Peccole West Lot [0)
on 184.01 acres at the sowheast corner of Alla Drive and Hualapai Way was
recorded [Book 83 Page 61 of Plats].

03/30/98

A Final Map [FM-0008-%6(1)] to amend portions of Lots 53 and 10 of the
Peccole West Subdivision Map on 368.81 acres at the nontheast ¢orner of
Charleston Boulevard and Hualapai Way was recorded [Book 83 Page 57 of
Plats].

0THRT04

The City Councii approved a Rezoning (ZON-4203) from R-FD7 (Residential
Planned Development — 7 Units per Acre) and U (Undevelaped) [M {Medium
Density Residentialy General Plan Desigration] co PD (Planned Development)
on 20,10 actes on the south side of Alta Drive, approximately 450 feet west of
Rampart Boutevard. The request inciuded the Queensridge Towers Master
Development Plan and Design Standards.  The Planning Cormmission and
gtafl recommended approval,

0707104

The City Council approved a Variance (YAR-4207) to aflow a side vard
sethack of 239 feet where residential adjacency standards require 570 feet on
20.10 acres on the south side of Ala Dirive, approximately 450 fret west of
Rampart Boulevard,

The City Council approved a Site Development Plan Review (SDR-4206) for
a 383-unit condominium complex, consisting of two i&-story and two 18-
story towers with ancillary uses, clubhouse, and a 17,400 square foot, single-
story office building on 20.10 acres on the south side of Alta Drive,
appreximately 450 feet west of Rampart Boulevard.

N

ClLves-000472
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GPA-2387, ZON-623%2 and SDR-62393 |PRJ-62226]

Staff Report Page Four
January 12, 2016 - Planning Commission Meeting

Related Relevany City Actlons by P&D, Fire, Bldy., etc,

01712/06

The Planning Comsmission accepted the applicant’s r:.qut.sl lo Withdraw
Without Prejudice its application for a Gengral Plan Amendiment (GPA-9069)
from PR-0O8 (Parks/Recreation/Open Space) to MLA {Medium Low Atlached
Density Residential) on 6.14 acres at the southwest corer of Alta Drive and
Rampart Boulevard,

The Planning Commission accepled the applicant™s request to Withdraw
Without Frejudice its application for a Rezoning {ZON-9006y flom R-PD7
{Residential Plannred Development — 7 Units per Acre) 1o R-PD7 (Residential
Planned Development — 7 Unils per Acre) on 540 acres al the southwest
comier of Alta Drive and Rampart Boulevard,

The Planning Commission accepted the applicant’s request 1o Withdraw
Without Prejudice its application for a Site Development Plan Review (SDR-
8632} for a proposed Z4-unit townhome development on 6. 10 acres at the
southwest comner of Alta Drive and Rampart Boulevard.

18/06/14

The City Council approved a Major Medification (MOD-537013 of (he
Queensridge Towers Developnent Standords dated dMay 20, 2004 10 amend
development standards regarding land use, building sethacks and stepbacks,
building height and parking on 20.10 acres on the south side of Alta Drive,
approximately 410 feel west of Rampart Boulevard.

The City Council approved a Variance (VAR-53502) to allow a 382-Foot
building setback where residential adjacency standards require an §10-foat
setback for a proposed 22-story residentiat tower on a 7.87-acre portion of a
10.53-acre purcel at 9119 Alra Drive.

The City Council approved a Major Amendmiemt (5DR-33303) of an
approved Site Development Plan Review (SDR-4206) for a proposed 22-
story, 310-foot tall, 166-unit multi-tamily building and a single-story, 33-foot
tall, 17,400 square-loot olfice building on a 7.87-ucre portion of a 10.53-acee
pargel at 9119 Alla Doive.

06/18/13

A four-lot Parcet Map (PMP-59372) on 250,92 acres at the southwest comer
of Rampart Boulevard and Alta Duoive was recorded [Book 120 Page 49 of
Parcel Maps].

L1/30/15

A two-lot Parcel Map (PMP-62257} on 70.52 acres at the southwest comer of
Rampart Bovlevard and Alta Drive was recorded [Book 120 Page 91 of Parcel
Maps].

Most Recent Clange of Qwnership

I1416/15

| A deed was recorded for a change in ownership,

| Related Building Permits/Business Licenses-

[ There are no building permits or business hcenses rclc\ru.nt t0 lhcsc req u:.sts
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GPA-62387, ZON-062392 and SDR-623%3 |PRJ-62226]
Staff Report Page Five
January 12, 2016 - Planning Commission Meeting

Pre-Applicodon Meeting -
Multiple mectings were held with the applicant to disenss the proposed development and its
impacts, and (the timelings and requirements (or application submittal.

| Neighboerlicod Meeting

A neighborhood meeting was held at the Badlands Club House, 9119 Alta
Drive, Las Vegas at 6:00 p.m. There were approximately 170 members of the
public, six members of the developmenl team, one Depariment of Planning
staft member and one City Councilperson in atiendance,

A set of display boards were set up for area neighbors 1o fearn about the
piciect. The boards contained the current views of the neighborhood and the
proposed plans for redevelopment of the golf course. The developer gave a
brict introduction and described the project, inviting neighbors to visit cach
display station, Mombers of the development team stood next 1o the displays
to answer any questions.

Questions and concerns {rom the neighbors and answers by the Development

Team ineluded the following:
«  Will rezoning this parcel cause the other golf course parcels 1o also be

12715415 rezoned? Mo, this is just for the 17 acres.

* Will these be apartments or condomininms? These would be mapped

condominiums that will be rented out for at least six years.

Much higher density than the surrounding arca

Traffic an already congested perimeter steeets

Devaluing neighboring psoperty

Taking preperty oul of master plan and rezoning for higher density is

not legal

« Possibility of developer not being able 10 finance the project and then
scliing to another developer, who could develop to an even higher
density

»  Master plan designates this property as R-PD7. How could it now be
rezoned foy unfimited density?

An intormal vote to gauge support was 1aken by one neighbor. Neady afl in
attendance were opposed to the proposal,

Field Check

The site coniains an exiétiﬁg golF course in operating, c(;:ndiiion. The land
12403415 slopes downward from Rampart Boulevard and Alta Drive and has ample
landscaping around the perimeter.
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GPA-62387, ZON-62392 and SDR-62393 [PR.I-62226]

Staff Report Page Six
January 12, 2016 - Pianning Commission Meeting

Details of Application Regiest
Site Areq
Nel Acres [17.49
Surroundin Existing Land Use Per §  Planmed or Special s
Property - Tole 19.12 Land Use Designation | EXi50ing Zoring District
‘ Reermitercitt PR-OS R-PD7 (Residential
Subject Property . {Parks/RecreatienfOpen | Planned Development — 7
i {Outdoor ) — Golf Sne ; )
N Space} Units per Acre)
Course
pMudu-Family
Residential GTC (General Tourist P (Planned
N {Condominiums) / Commercial) Development)
arth
Club House
y 3C (Service C-1 {Limited
Hotel/Casin Commercial) Commercial)
South Office, thcr Than 8C (Service C1¢ Limi_ted
) Listed Commercial) Commercial)
C 5C (Service PD (Planned
East Shopping Center Commercial) Developmeni}
Recreammercial PR-OS R-PD7 (Residential
Wesl eercation/Amusement {Patks/Recreation/Open | Planned Development - 7
{Outdooty — Golf Space) Units per A
Course per Acre)
Master Plan Areas Compliance
Peccale Ranch N
Special Purpose and Overiay Disiviets Compliance
No Applicable Special Purpose or Overlay Districts NfA
Other Plans or Speclal Requirements e .| Compliance
Frails {Rampatt Pedestrian Path} \'d
Las Vepas Redevelopment Plan Area NiA
Project of Significant Inpact {Development Impact Nogification Assessment} N/A
Project of Regional Significance NiA,
55
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Staff Report Page Seven

GPA-61387, ZON-62392 and SDR-62393 [PRJ-62226]

Junuary 12, 2016 - Planning Commission Meeting

DEVELOPMENT STANDARDS

Prtrsuant to Tile 19.06, the following standards apply:
Standard Reguired/dowed Provided Compliance
Min. Lot Size 7,000 5F 761,864 SF Y
Min. Lol Width NIA 405 Feet M/A
iviin. Setbacks
» Front 10 Feat 15 Feet Y
+ Side 3 Feet 33 Feet Y
«  Corner 5 Feet 15 Feet Y
»  Rear 20 Feel 33 Feet Y
Min, Distance Between Buildings Unilimited 38 Feel Y
Max_Building Heiglit 55 Feet 4 stories/d7 Feet Y
Max. Density Limited by height 41.2 dufac N/A
, Screened, Gated,
Trash Enclosure Scn:enccli, Cate d’, Wi a wiaRoofor Y
Roof or Trellis I
I'rellis
tech, Equipment Sereengd Screened Y
Existing Zowing Permitted Densiy {nits Allowed
R-PD7 (Residential Planned
Development ~ 7 Units per 7 dufac 131
Acre)
Propased Zoning Pormitted Density Units Allewed
R‘gﬁﬁgﬁ;ﬂs 1ty Unlimited, except by height Unlimited
General Plan Perndtted Density Uttits Allgwed
PR-OS
(Park/Recreation/Open NFA INFA
Space}
FProposed General Plan Permiited Density Units Alfowed
H (High Dengity Residential) Unfimited inlimited
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GPA-62387, ZON-62392 und SDR-62393 {PRI-62226]
S1aff Report Fage Eight
January 12, 2014 - Planniog Commission Meeting

Pursuant to Title 19.06 and 19.08, the following standuards apply:
(NOTE: NORTH refers to the byffer abutting Altn Drive; EAST refers to the baffer abutting
Ruampart Drive)

Landscaping and Open Space Stenduards
Standards Required Provided | Compitance
Ratio Trees
Bufter Trees:
* Norh | Tree / 20 Linear Feet 16 Trees 19 Trees Y
» Souwh { Tree / 20 Lincar Feet 29 Trees 26 Trees 0¥
s Hagt | Tree / 20 Linear Feel 65 Trees 71 Trees Y
s West { Tree /20 Linear Feel 61 Trees 76 Lrees Y
TOTAL PERIMETER TRELES 171 Trees 192 Trees Y
1 Tree / & Uncovered
Parking Area frees Spaces, plus | tree at the 10 Trees 4] Trees Y
end of each row of spaces
LANDSCAPE BUFFER WIDTHS
Min. Zone Width
*  Norh 10 Feet 15 Feat Y
* South ¢ Feet 6 Feel Y
« Fuast 10 Feet 15 Feet Y
s West § leet 6 liget Y
Cxisting wall
Watl Height 6 to 8 Feet Adjzcent to Residential along west Y
PL
. Functional Actaal Compliance
Street Name Classification of | Governing Docwment | Street Width | with Street
Streel(s) {(Feel) Saction
Rampart Boulevard Primary Arterial h:::’jig;::{::j&:‘:sb ton Y
" -
Alta Drive Major Collector ”;iﬂ'jr;]’bf\’:f;ssﬁz?s 84 Y
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GPA-62387, ZON-62392 and SDR-62393 | PRJ-62216]
Staff Report Page Nine
January 12, 2016 - Planning Commission Meeting

Pursuani te Title 19.08 and 19.12, the following parking standurds apply:

Parking Requirement
Gross Fioor Required Provided Compiignee
Area ar , Parking Parking
Use Number of P;rk;ng ) ; Handi- | Handi-
Units atio Regutar capped Regular capped

Multi-Family 1.25
Residential 424 spaces per 330
{Studio/1 BR) unit
dMubti-Family 1.75
Residential 262 spaces per 459
{2 BR} unit
Multi-Family 2 spaces
Residentiad 34 . . 6F
(3BR) per unit

. { space
Guest Spaces THY pet b units 120 _ .
TOTAL SPACES REQUIRED 1177 1323 Y
Regular and Handieap Spaces Required 1153 24 1296 27 Y

ANALYSIS

The site is tocated within Phase I} of the Peccole Ranch Master Plan area.  Alsa Drive and Ramipart
Boudevard torm the perimeter by which the property can be accessed by vehicle. Rampar
Buulevard is also designated as o Pedestrian Path in accordance with the Las Vegas 2029 Master
Plan. The trasl path was implemented by construction of the existing sidewalk along the west side
ot Rampart Boulevard.

Since tbe original approvaf of the reclassification of property {Z-0017-50% that created the Peccole
Ranch Master Flan Phase Two area, there has been numerons land use entiiements processed
within the Master Plan area,  Entitlements have ranged from Site Development Plan Reviews to
establish Residential Manned Development (R-PD} zoning district development standards, to the
amending ef the City of Las Vegas 2020 Master Plan and City of Las Vegas Zoning Atlas. Past
land use entitlement practices have varied in respect to proposed developments within the Peccole
Ranch Master Plan Phase Two ared, specifically in regards to the means in which a develoger has
been able to prepose development with or without an associated modification of the Pegeole Ranch
Master Plan. ¥ is the delermination of the Department of Planning that any proposed development
nol in corfermance with the approved Peccole Ranch Master Plan would be required (o parsue a
Major Modification of the Pian prior to or concurrently with any new entitlements.
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GPA-621387, ZON-62392 and SDR-62393 |PRI-62226|
Staff Report Page Ten
January 12, 2016 - Planning Commission Meeting

The devetopinent is generally in conlonnance Lo Titie 19 requirements for the R-4 (Fligh Density
Restdential) zoning district and with general developmenl standards for residential uses. £ the
proposed Generat Plan Amendment and Rezoning are approved, al! setback, height and density
requirciments would be met by the proposal, Although the site does not qualify for residential
adjacency standards, the low grade of the site relative o the adjacenl lands ensures that the
height ol the buildings will not block views or create constant shadows throughous the daytime
hours.

Ample landscaping is provided aleng the eative perimeter of the sike, with 36-inch box Italian
Stone Pine and Swan Hitl Olive trees specified. These species are considered “bufletproof” by
the Sonthern Nevada Regional Planning Cealition Regional Plant List are appropoate for this
arca. Several pine trees were omitted from the south buffer area near the termination of the
emergency vehicle access. According to staff analysis. three additional trees are needed to meet
the minimum planting requirement along the south perimeter. As a condition of approval, the
additional trees will be required to be added to the technical landscape plan reviewed for
building permit.

The building elevations indicale four-slory buildings in the Parigian style that i¢ similar to the
existing One Queensridge Flace candominiums adjacent 1o the west of this site, The ground
levels contain a stone veneer, with successive floors utilizing plaster exteriors. Colors vary
within an earth tone paletie. Portions of each building are inset to provide fagade celief and
variation. Rooflings are varicd between lat toofs and mansards with domer windows,
Individual units feature balcenies and floor to ceiling windews. The mamber of sivdio, one, two
and threg-bedroom units varies on ¢ach buifding jevel. Units range in size fom approximately
2,700 square fect to 6,200 square feel.

The Clark County School District projects that approximately 182 primary and secondary school
students would be introduced into the area by the proposed development on this site. OF the
three schools serving the area {Bonner Elemenlary Schood, Rogich Middle School and Palo
Verde High School}, the District notes that cach school was over capacity for the 2013-2010
school year, with Bonner Efemmentary the most critical at 151 pereent of enpacily,

FINDINGS {(GPA-62387)

Section 19 16.030(1) of the Las Vegas Zoninpg Code requires thal the following conditions be met
in order to justify a General Plan Amendment;

1. The density and intensity of the propesed Gereral Plan Amendment is compatible
with the existing adjacent fand use designations,

The proposed General Plan Amendment would resull in the moditication of the Peceole
Ranch Master Plan, Without the approval of a Major Modification to said plan ne finding
can be reached at this time.

s8]

CLV85-000479
0479

10513



GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]

Staff Report Page Eleven
January 12, 2016 - Planning Commission Mecting

The zoning designations allowed by the praposed amendment will be compatible with
the existing adjacent land nses exr zoning districts,

The zoning districts allowed by the proposed General Plan Amendmeant swould result in the
modification ol the Peccole Ranch Master Plan.  Without the approval of a Major
Modification to said plan no finding can be reached at this time.

There are adequate transportation, recreation, weility, and other facilities to
accommodate the uses and densities permifted by the proposed General Plan
Amendment; and

Alta Drive and Rampart Boulevard arc designated on the Master Plan ol Streets and
Highways map as Major Collector and Primary Arterial roadways. respectively. Both
roadways are adequate w address the anticipated tralfic counts that this amendment would
allow on the site,

The propesed amendment conforms to other applicable adopted plans and policies
that include approved acighborbwod plans.

The proposed General Pian Amcadment would resnlt in the medilication of the Peceple
Ranch Masicr Plan.  Without the approval of & Major Madification 10 said plas no
finding can be reached ot this fime.

FINDINGS (ZON-62392)

la order o approve a Rezoning application, pursuant 1o Title [9.16.090{L), the Planning
Commission or City Council must affirm the following:

1.

kN

The proposal conforms to the General Plan.

The proposed reclassilication of property to an R-4 (High Density Residential) zoning
district would result in the modification of the Peccole Ranch Master Plan.  Without the
approval of a Major Medification to said plan no finding can be reachicd ar this time.

The vses which would be allowed on the subjeet property by approving the rezoning
will be compatible with the survounding land uses and zening districts.

The proposed uses allowed within an R=4 {[Tigh Densily Residential) zoning district would
resuit in the modification of the Peccele Ranch Masier Plan. Withow the approval ol a
Majerr Modification to said plan no finding can be reached al this time,

Growih and development factors in the community indicate the need for or
appropriateness of the rezoning,

$8
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]

Stafl Report Page Twelve
January 12, 2016 - Planning Commission Mecting

The repurposing of a portion of an established master planned development would result in
the maodilication of the Peccole Ranch Master Plan. Without the approval of a Major
Modilication 1o said plan ao tinding can be reached at this time.

Street or highway tacilities providing access to the property are or will be adequate in
size to meet the requirements of the proposed waning district.

Alta Drive and Rampart Boolevard are designated on the Master Plan of Streets and
Highways map as a Major Collector and Primary Arterial readways, respectively. Both
roadways are adequate in size to address the anticipated requurements of the proposed
R-4 zowing district.

FINDINGS (SDR-62393)

In order to approve a Site Development Plan Review application. per Tile 19.16.100¢12) the
Planning Commission andfor City Couweil must alTirm the following:

1.

I+
'

The proposed development is compatible with adjacent development and
development in the areus

The proposed development would result in the modification of the Peccole Ranch Master
Plan. Withour the approval of' a Major Modification to said plan no finding can be reached
at this time,

The proposed developnient is consistent with the General Plan, this Title, the Design
Standards Manual, the Landscape, Wall and Buffer Standards, and ather duly-
adepted city plans, policies and seandurds;

The proposed development would result in the modification of the Peccole Ranch Master
Plan, Without the gpproval of a Major Modification te said plan ne [inding <an be reached
at this time.

Site aceess and circulation do not negatively impact adjucent roadways or
neighborhood traffic;

Primary access to and from the site would be fromm Ramipart Boulevard. This project will
add approximalely 4,788 trips per day on Alla Drive and Ramparl Boulevard,  Alta Drive
is currently at about 39 percent of capacity and Rampart is at about 88 percent of capacity.
Aller this project, Alta Drive is expected lo be at aboul 53 pereent of capacity and Ramnpart
io be at about 97 percent of capacity. Based on Peak Hour use, this development will add
into the area roughly 446 additional cors, or shout fifieen every two minutes. Further
analysis is needed perding the results of the required tralfic impact analysis to determine
whial additional traffic controls. il any, need to be implemented,

[ 55 ]
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62224)

Staff Report Page Thirteen
January £2, 2016 - Planning Cemmission Meeting

Bailding and landscape materials are appropriate for the area and for the Clity;

Building materials are similar to those used for nearby existing multi-family residential
and comnierciul developments and are appropriate for this area. Landscape materials meet
drought-resistant criteria and provide adequate screening from adjacent uses.

Building elevations, design characteristics and other arehitectaral and aesthetic
fealures are not unsightly, undesirable, or obnexivus in appearance; create an
orderly and acsthetically pleasing environment; and are harmonious and compatible
with development in the area;

Building elevations are compatible with the Parision architectural style employed on the
One Queensridge PMlace buildings 10 the west of this site. The buildings will b2 situated at
a lewer grade than the surrounding area, thereby preserving the existing views from the
adjacent residential areas.

Appropriate measures arc taken fo secure and protect the public health, safety and
general welfare,

The proposed development would result in the modification of the Peccole Ranch Master
Plan. Without the approval of a Major Modification to said plan no finding can be reached
at this time.

NEIGHBORIIOOD ASSOCIATIONS NOTIFIED 27

NOTICES MAILED 243

APPROVALS 1

FROTESTS 1

CLV85-000482
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DEFARTMENT OF PLANNING

APPLICATION/ FETITION FORM
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DEPARTMENT OF PLANNING

APFLICATION ! PETITION FORNM

ApplivativadPaiitivn Bor: REZONING
S, Rampart W, ChanectevHusiapeliiita

Projoct Addross (Localion} rammaima
Profect Nnmwﬁﬂm_mwwm i P

Angessar's Paredd #k) | 138-32-208001 .. wWud¥ _2

General Plane oxiztng PROS  proposed H . Zoning: existiog  ED peopnacd Bt
Commercial Sgaare Footaga Floor Arcn Ratlo

Gross Acres 203 Let®Units ¢ _ Density

Additional fnformation

FROPERTY DywiER Fore Slam, Lid Contace Frapk Paniratz . __
Addiess 1215 South Fartpache Suite 120 Phoes_{/50 PO gy, (fR)M0TM
Citp Lag Veqes s State Mevada Zip 85117
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BEFPANTVMENT OF PLANNING

s APPFLICATION / PETITION Py M
ApplicationTesiliop Fop:_REZONING
Projeve Address (L ﬁm,s. Rampartw. Charieston/Huriapalidita
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REPARTMENT OF PLANNING
APPLICATION / PETITION ¥ORM

dpplication/Palition Fory REZONIG —— .
Project Addess {Location) 3+ B Py, Charlestondiualapsi/Adia

Droject Ngmowﬁms_rm posc Use
Assessor's Yarct1#(s) _138-31.742.-000 138-31-803.002  Warak &
Ceperal Plm: oxisting PROS. _propewed _OR Zonfng: existing  BED7 pmpnsr,d E.E_.M

Commercla) Squzre¥oolspe  _ Floor Ares Hetin

Cresdorss 1TR2T  1obeffhits 2 Density

Additionat Infommation . R,

PROPERTY OWNER 180t and Co LLC Comtagt Emnk Eﬁﬂktajz
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ity Las Yeops Srats Mevada 2ip ag1iy, .,
Fenail Addrw

APPLICANT 1801 and Ca LLT o Bontned Feank Papkealz
Address 1215 South Fort Apacha, Sujto 120 Fhone_ (0% U088 Pay; (U009
City Las Vanas Sade_Meyada Zip_891%7

B-mai Address_Erank@ehboormpantos.com

HEPRESHNTAYIVE SCW, Inc. Contnct Cindie Gee
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180 Land Co LLE, Seventy Acres ALG and Fore Scars Lid.
1215 3. Fort Apsche Rd., Sulte # 120
195 Vegas, NV BHL17

Revised
February 26, 2016

Me. Tam Pemigo, Plarting Ditector
Gty of Las Vepas

Trepariment of Planning

333 North Ranche Drive

Las Vegas, NV 30108

RE: Justification Letier regarding the 20156 Pecenle Rancli Master Plan (Major Modification to
the 199G Approved Peccole Ranch Masier Plan)

Dear Mr. Pevrigo:

Al the heant of this Major Medification ey « simple truth. The golf covrse is going away. it
canoet reasonsbly b saved by the Applicants or by anyone else for ¢hat matter. Bt by
purchesing the golf coursc propemy and thereby rescuing it from sate simply o iz highest
bidder, the Applicants could cantro) and thereby guarantee that the developsnent of the golf
conrse proparty would be accomplished in a way that ensures thar Queeneridpe will retain the
uniqueness that makes living in Queensridge so special. As those who have worked with the
Applicants from the very baginning will rendily attest, ihis pampose has elways been intended (o
he realized by creating very targe Esinte Lats and comespondingly beawtifully designed custom
homeas: a devalopnient inparelidled anywhere else in Newsdi, And by prescrving, crbaneing and
providing & sanctuary for the large varicty of the natusel wildlife who glso tall Queenstidge
home. And by creating a developtiost that Applicants believe will inerease, not just maintain,
property vehues for sl who live in Queensridge, nou just those who live on the golf course.

Ard additionalfy, to ptace neaded redidentisl density in an area oF Queensridge that can be
reatlily served by planned and existing soadways and where Lianiry Mulli Family development,
with a vadely of offarngs, with substadtial smounts of cpen speee amenitics and beaurifutly
enbanced Jandscape buffers to adjncent tesidences, can be nesiled among already existing
comemicrcial and higher donsity residentisl uses.

Itis with this unwavering vision of these repurposed uses that this Major Modification is
submitted.

The puposs of dw 2016 Pecrole Rauch Musla Plun (hersinafier “2018 Master Plan™), which
represents 3 Major Moditication to the 1990 Approved Peccole Ranch iaster Plan (hereinafter
19390 Master Plan™') is tos

1. Reflest the as-buil condition of the propenies within the 1990 Master Pian, due w the
afatedial discrepancies existing betwess the 1990 Masier Plan's designated land uses
and their acrual as-built condition.

[PRI-62491
nzank b ge
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180 Land Co LLC, Seventy Acres LEC 3nd Fore Stars Lid,
1215 5. fprt Apache Rd., Sulre # 120
las Vegss, BV 35117

Modify, commensuratc with its repurposing, the land use designations for 250.92 acres
upan which the Badlands Golf Caurse (hereinafter “Property™) ia currenily operated;

e,

Amend the pumber of avaifehle Lirite under the 1990 Masier Plan © thnte thousomd
eighty (3.050) Units,

Mpiesial Discrepancies Between Y980 Masier Plan and As-buily Condition

The 3980 Master Plan was last amended with L83 Vepas City Council appraval an sl 4,
1229, Develepnent of the 1990 Master Flan's 1,569 acres failed 1@ comply with the 1990
Master Plan and no subzequent comvective amendments gecurred. This fras resulfed i numensus
material discrepancies between e 1990 Master Plan®s land use designutions and their as-buil:
condition. Because of thase discrepuncies, the City of Lus Viegas has requested that Applicants
acneml (he 1990 MWaster Plan (o reflect the propertiss as-built condition of the propertiaes as
expressed in paragraph, above, Saras of those discrepancies include:

Seveniy-eight (78) Single-Family lats and four (4) common area lots for portions
thereaf) wore built on band designated for Golf CourseOpen Space/Drainage in Fhace
Two.

Aa additional nine [9) holes of golf course, on appraximately 70 seres, were wot
contermyplated af the time of the (9G4 bdaster Plan, but were ulfimately constructed upon
propecy designated Fingle-Family end zongd RPD-7.

Cac husdred forty-cnc (141} acres of golf course were built on land not designated cs
Golf CoursaOpan Space/Drainage.

Erzess of Single Family residences in Phase One werz aonstructed in avess designated
Golf Courses’ DrainzgerQpen Space.

A mised-use commercial development wius constructed at the southwesi comer of
Charleston Boulevacrd and Fort Apache Roed on & parcel that was designated as a
Nursing Home,

Zingte-Family developments were constricled on the 15.7 acre site desigated 48 &
Schoola.

Single-Family developments were constructed at the northwest comer of Durango
Drive and Alta Drive on 61,44 scres designated ag Comnsercial Canter.

. The 19 aecre daxignated Commereial paresl at the sertheast corner of Charfeston

Boulevard and Elualapai Way has been built oul as Single-Family residential,
| PRI-63497
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180 %snd Co LLE, Seventy Acres LLC and Fore Stars Ltd.
1215 5, Fory Apache Ad., Suitn i 12Q
las Vagas, NV BS117

9. The 32 acre designated Multi-Family pacce! at the northivest comer of Charleston
Boulevard and Apple Drive hss been built aut as Single-Famnily resideotial.

£0. The ac.built Jocation of Alts Drive bears no resemblance at all with s designated
Right-of-Way use location.

History of Gwneshiy

On Macch 4, 2015, the siock of Fore Stars, Lid. was acquired (through various entides and
family hmited parerships) by the same principats 25 ENB Companies LLC (hereinafist
coliectively “Naw Ownership™). The Pescole Ranch Partnership was the development entity
which established and gecured approval from the Cily of Las Vepas for both the 1989 Puccole
Ranch Master Plan and the 1990 Mastor Plan. Subvsquent (o the Remution of that Partastship
wouf uppruval of the 1990 Muster Plan, ke Peccole Trust became the successar in inlerest to the
192G Master Plan property. The Pectale Trust later tnsferned its interests in the 1990 Master
Plan property, which included the Property, to Nevada Legacy 14 LLC. Nevada Legacy (4
LEC then tmnsferrad ils intenests in the Property i its effiliate, Fore Stars, Lid.

On June 18, 2815, she 245.79 acres of the Propevty zoned RIFD-7 was transfemred from Fore

Stars, Lad. 10 twa affilistes: (i} 186 Land Co ELC {178.27 acres) and (ii) Seventy Acves 1L
(70.5% acres). Fore Stars, Lid. retained the 2.1 3 acres of the Property 2omed PD.

Curre £

Despite the best efforts of New Cwnership in explaring the condnuation of golf course use on a

portian of the Praparyy, it became clear that the operation of a galll courge o the Propeny was

not wiable. Some of the reasnns for this includa: the conditipn of the galf course, costs of

deforred maintenance, drnght canditiong in the southwege, vetar 2aets, significant dectine in the
wamber of golfers and green fess, wnd oversupply of golf courses in the Las Viegas mavket (14,
klame, within 1 4 % mile mdivs of the Propertyy The golf industry bas beeon devasteted over the
last decade. Las Vozas hiaa not buen immmunc therefrom, The “2085 Stetc of the Golf Indusoy™
repart prepsred by Pellucid Corp. & Edgehill Canenltinp states that nationwide:

1. Inthe lagt dacade | 303 goff courses have clased, with 732 in the Jast 4 years and 234 in
2015, alone,

2. The number of golfers has fallen from 29.4 million in 2000 to 21.3 millionin 2015 ind is
projected to decline to 18.3 millian by 2020,

[ PRI-62491
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180 Land Qo 4LL, Sewenty Acres LLC png Fore Skars Lid,
1215 5. Fort Apache Rd., Suite # 120
Las Vegas, NV 85117

Land Use Entiiements

Prios to purchasing the Property, New Ownership explosed its land use entitleraents. M wos
venfied through Clark Gounly Reconds and confirmed by the City ol Lay Vegas, through its
Zowing Verllicalion Leter dated Decerber 30, 2014, that the Pruperty iy zoned R-PD?, This
ZODING PeriLS dengilies Laps ECr F49 Units PEr aLre.

With the stale of the gelf industry and the golf course not being visbls, the polf course’s closuee
wis imminent. Additiorally, with ils RPI)7 zoning 2iready ip place, the Property*s development
was also imminent. New Ownership is the largest single owner of homes, bots and condamintums
in Quesnsridpe and Goe Queensridpe Place; havisg built over the fast twendy (203 years vver two
(2} million square feet of residential and commercial properties wilbin one and one halfmiles of
the Property, including 40 custom homes in Queensridge wnd 219 homes in One Queenstidge
Place. New Qwnership’s imtesesl in the Fropeny smd the Quecnsridge conununily is unzaiched
and futly undersiands the peighborhood. Refher fhan seting an outside developer acquire the
Property and develop it with vp to 7.49 Units per aers, New Ownerzhip procesded with the
Property’s scquisition. New Ownership then proceeded to Ruther study how the Property could
best be repurpased for the bonefit of the entire Queensadge neighborhood.

M Conditions and Bepurpesing of the B

The time and opportanity 1o repurpose the Property is here and now, This urgency applics both
10 Esiate Lot development {as evideneed by (he inlersst expressed and offees meceived Som
numereuws petenlinl buyers) snd as to Luawry Mulii Family development (as evidenced By studies
done by the Brockings Institule, among olsers, which demonstrate that the present dasire ic for
“vibrant, sompesi and walkable comsnunitiss, '}

The repucpozing af the Property is specifically detailed in the 2016 Master Plan (illusirated ay
Extubits G and & theough L}, submitied in conjunction wilh this Justitication Letter, The 2016
hdaster Plan allocates:

1. One hundeed and cighty-three (183.7) reres as Estale Lols, New Ownership has chosen
to build & maxirnem of sizty (50) home sites on this [ 83,7 acres, with approximately one
fndred and rwenty (120) acres rescrvod for conscrvation purposes. This conservalion
arca will include approximately 7,000 addidonal wees, dwwsands of additional shrybs,
grass ar< natural ares.

Z. Sixty-seven (67.21) aeres as Luguey Multi Farmnily the develapeneit of 3,020 Units within
ane cohesive residential village, with a variely of Laswry Multi Family offerings, with
architecture and landscaping inspired by e adjavent One Quecnstidge Place

Ancillary 2G16 Maszter Plan Benefits
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130 Land Lo LLE, Seventy Acras LLC and Fore Stars Lid,
1215 5 Fort Apache R4., Suite # 120
Las Vgeas, NV 92117

"The approval and implementation of the 2016 Master Plan will also provide the following

i. FEMA flood plain designations will be removed from a numher of propenties that
cumentty infringe inre the FEMA designated ftood plaia with improvements such as
tennis counds), swimming pool(s), perimeater fenees and landécaping. These propertias
include:

a. 5 of the 16 residential lots on the south side of Oricnt Expross neighborhood in
Quecnstidee North,

b 3 residential ladz and an HOA common area on Winter Palace Dtive, 4 lote on
Kings Gate Court and the HOA commion ares adjacent to Palace Court that hnouse
the twp tennis courts, in Queensridge South.

2. Granting of easements to thirtywone (11} homeowner Ints and two £2) HOA porocels

that pragently encroach on the Propenty.

iting Developable Residential Unis

The 1920 Master Plan provides for ¥,843 Units of which 5,287 Units have beza built, Therefore
the remaining number of units available vider the 1590 Masler Plan is 2,856 of which 476 have
baco apprevad (which includes vagant Jots in Queensridge, Unils at One Queenstdge Place and
Tivali ¥illage}, leaving 2,380 availuble for development.

While ihere-is one 1990 Master Plan; that Plan, and 3is related zoning, specified a maximunl of
maximum 4,247 Units available in Phass Two the number of as-built Units aad approved but gt
wet boilt Units ane 2,904 Uniis in Phase Two. Therefore, taken on its awa, this leaves 1,343 Unils
sill availablc for development under Fhase Two.

However, at the time the 1990 Master Flan was appraved and the 4,247 Unit cound in Phase Two
was desipnaled, theee was no exprassed intenl that the total number of Alloveable Unirs under the
1990 Master Flan werd Lo be eduoed. Thesefore, while Phase Two, faken alore, would sugges)
that an addilioas] 1,737 Units would be required for the implementation of the 2016 taster Plan,
the sctunl number of additional Units still ellowable under the 1990 Master Plan, aken as a
whaole, would remain &t 2,380 Units. Cansequenily, the implementation of the 2016 Muster Pl
would atill require onty an additionst 700 Units as cefarenced in (he pamigraph abuwe.

In caloolaling, further avatlabfe Units availabie for construclion, consideration must be miven to
the £34 acres zoped RPD-7 vnder the 19990 Master Plaa but designated as Golf Course Draiaage,
While the 184 seres ane not mecessmnily plenned for residential devalapment under the 1990
Masice Plan, its subscquent zoning te RPD-7 cannot be {gnored. Therefore, in addition w0 the
1,343 Unirs presently available far construclion wnder Phase Two, alone: an addilionsd 1,378
Units (184 acres & 7.49 Unilis per acre} are available for consicuctinon. This cepresents a total
available Unit count 6 2,721 er just 359 addikional Units required for the implemendation, of te
2016 Master Flan.

Separate and apart, the Queenstidpe CC&R's provide for & maximum of 3,000 units on he
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180 Land Co LLE, Smventy Acres LLC and Fore Siars Ltd.
1215 5. Fost Apeche Rd., Sviee & 120
Lax Vegas, NV 38117

Arncxable Proporty of which 1,355 Units have been built leaving 1,545 Units available for
develupmens. Add to that arc the 1,378 Units on the Property {184 acres zoned R-PD? @ 7.45
Uniez per acte) thay the CC&R’s suire as, "nol pant of U1 Annexshie Property * In lotal 3,023
Yaits are available for development.

All of the nhove compares favorobly to the 3,080 units raquested o1 the repurposed Property,

Commupity [nvedment

Applicants project that the 2016 Master Flan repurpored uses will result in an approximately
£1.5 billion investment into the Property.  Additienally, the residentiai will provide desired
housing for those who work, or otherwiae thoose @ Liva, in this prime and ever-expandipg area
of the City of Las Veges. It will provide the wmuch needed inereased “roaflops™ 1o support
economic growth snd the neighborlood's existing and future eommenrcial develnpments, ofl of
which benetit existing residents. In additinn, these agw inbabitanis repeesenl a buyer pool for the
edisting residences in the community.

Witlt the opening of "Downtown Summerlin'’ just two mites away from the Property in Clark
County, the alrcady challenmed vetail and rcstaurant operations in the made ares ane experiercimyg
cven greater challenges. [n facy, over 300,000 square feet of vacant commercial space presently
exists. By increasing the adjacent comsumer hase, through additional reofiops, the 2016 Master
Plan will provide the necessary support for the businesses and shopping centers jn the trode area,
Thic will include but not be #mited to dmwing terants filling vaeant storefronts, sdding
permanent, temporary, full-ine apd part-lime enployment opportunitics and increasing R
etvgdve, all as oullined in (he Economic and Fiscul Bencfits Stady preparsd by Mo John
Restrepu included s pant of the 2016 Muster Plim,

Additional justifications aze cemained in the Justification Letter relating to the General Plan
Amendrnents and Zone Change requests filed concurrent with this Major Maodificagion,

Yaurs truly,

180 Land Co LLC, Seventy Acves LLO and Fore Stars 122,
Nevada limited fiatsility companics

By EHB Companics LLC
a Mevads timiled lability company
It Mansger

By e r’;«-
Neme: Yohao Lowic
Tts: Menager

Duie; ek
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PECCOLE RANCH MASTER PLAN

2016 Peccole Ranch Master Plan -
Major Modification of 1990 Peccole Ranch Masier Plan

PREPARED FOR and BY:

180 Acres LLC, Seventy Acres LLC
and Fore Stars Lid
1215 8. Ft. Apache Rd., Suiie #120,
Las Vegas, NV 80117

(Collectively, “Applicants™}

GCW Engineering
1555 5. Rainbow Blvd.
Las Vegas, NV 89146

Kaempfer Crowell
1980 Festival Plaza Drive, Suite. 650
Las Vegas, NV 8§9135-2958
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PECCOLE RANCH MASTER PLAN

Section ] - Introduction

In carly 1990, the 1,569.6 acre proposed 1990 Peccole Ranch Master Plan was submiited to ihe
City of Las Vegas for:

. the approval of an Amendment to the 1989 overall Conceptual Peceole Ranch Master
Plan; and
. the rezoning of the 996.4 acres in Phase Twa of the Peccole Ranch Master Plan 1o

zoning designations of R-PD7, -3, and C-1.

The narrative in the 1990 Proposed Peccole Ranch Master Plan described the intent of that
Plan and compared the 1990 Proposed Peceole Ranch Master Plan with the previously approved 1989
Peccole Ranch Master Plan (hereinafter “1989 Master Plan™). This narrative clearly referenced that
the 1980 Proposed Peccole Ranch Master Plan was intended to be “Conceptual™ in nature. This
reference certainty was in keeping with how the Peccole Ranch Master Plan has been implemented
over the past 26 years; as there are very significant variances from what was proposed to be built i the
1990 Approved Peceole Ranch Master Plan (hereinafter *1990 Master Plan*) and what was actually
built.

The 1990 Master Plan was last updated with Las Vegas City Council approval on April 4,
1990, All subsequent development was approved and conducted without amendients 1o the 1990
Master Plan, notwithstanding nos-conformity 1o the 1990 Master Plan. This 2016 Proposed Peccole
Ranch Master Plan (hereinafter "2016 Master Plan®) represents » Major Modification to the 1990
Master Plan, As requested by the City of Las Vegas, this Major Modification reficcts development
under the £990 Master Plan as it was actvally built including for the 250.92 acres on which the golf
course is currently operated, This 250.92 acres is hereinaller referred to as “Property”. This Major
Modification also reflects the repurposed uses sought by Applicants on the Property as follows:

+ 183.71 acres: This 183.71 acres coming partially from cach the 253.07 acres designated as
“Goll Course/Open Space/Drainage™ and 729.49 acres designated “Single- Family” in the 1990
Master Plan, are redesignated ag “Estale Lots™ in this 2016 Master Plan,

o However, Applicants have chosen to provide a maximum of only 60 home sites on (his
gntire 183.7) acres: with approximately 120 acres reserved for conservalion purposcs.

(It is impontant to note that this reduction in permitted density from the already existi ng
R-PD7 zoning, up to 7.49 Units per acre, is entirely voluntary and is not for the purpose
ol satiglying any City imposed open space requirement or otherwise seeve in any regard
as a “quid pro quo™.)

* 67.21 acres: This 67.21 acres coming partially from cach the 253.07 acres designated as “Golf
Course/Open Space/Drainage” and 729.49 acres designated “Single- Family™ in the $990
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Master Plan, are redesignated as “Luxury Multi Family” in the 2016 Master Plan allowing 2
tolal of 3020 Luxury Multi Family Units.

By approval of this Major Modification, the 2016 Master Plan will reflect the as-built condition
of the Master Planned property and, as noted above, the repurposed uses on the Property.

The 1989 Master Plan (Exhibit A) which was approved by the City of Las Vepas on February
13, 1989 comprised 1,716.3 acres. The 1990 Master Plan (Exhibit B) illustrated a reduction in the
1,716.3 acreags due to the climination since the 1989 Master Plan of a previously included Multi-
Family parcel and several neighborhood commercial/office parcels totaling 83.9 acres. (These parcels
lay on both the north and south sides of Charleston Boulevard between Rampart Boulevard and
Durango Drive,}. The 10.9 acre water storage parcel owned and managed by the Las Vegas Valley
Water District was also removed since the 198% Master Plan.  Another 51.84 acres with various land
uses, some relating to the right of ways associated with the aforementioned tand removed, were also
removed since the 1989 Master Plan. Consequently, the 1990 Master Plan comprised 1,569.6 acres
with 573.2 acres in Phase One and 996.4 acres in Phase Two.

The £200 Master Plan nored that:

“The Peccole Ranch Master Plan is located within the northiwest ard soutfovest gronvih
areas of the Lay Vegay Mebopolitan Avea (Exhibit C). und has an excellent time-distance
relationship to swvonnding support services, employment cemters, and ransportation neiwork
inctiding McCarran Iiternational Afport.  This particular area of the Vafley has been
experiencing a rapid growth rate as demonstrated by these developments accurving in the
Peceple Ranch vieinite.... Planning effons for plansed commumities promote viable growth,
compeuibifity with adfacent uses, and o commitment 1o qualitv. fi is this trend that became
the basis of a Plan thot would maintain_flexibility _to _accommodarte future market changes.,
The Plan is conceptuot in nature fo allow deiniled planning ar the time of development.  In this
way the fifestvies of the antfcipated population can be met”, {Emphasis added)

The above statements were 11 fact, necessary and appropriate in 1990 and are even more
necessary and appropriate today, The 1990 Master Plan was specifically intended, designed and
drafted to, "maintain flexibility to accommodate future market changes" with a clear rccognition
that, “The Planr is coneeptual in nature Lo allow detailed planning al the lime of development.” In
fact, the developer under the 1990 Master Plan went to great lengths to both maintain and protect
maximum flexibility for development purposes. This flexibility is evidenced, in particular, by the
fact that the developer, while creating a golf course use on the property, neveriheless insisted that
this samc golf cowrse property continually retain its R-PD7 zoning classification { Exhibit D}, and
that the development poiential ol this golf course property be disclosed, so that if and when
changing market or other conditions necessitated it, the Property could be developed with, among
other things, already permitred residential use.

To turther evidence this fiexibility of purpose. and as can be seen in Exhihits E-2 and T-
2, the as-built condition of the Master Plan properly is pat af aif similar to either the 1989 or 1950
Approved Master Plans.

The repurpesing of uses, reflected in the 2016 Master Plan, of the Property presently used
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for golf course is in response to continued market changes, not the least of which is the crosion of
the golf industry, an erosion Irom which Las Vegas is not exempt. The number of golters in the
United States has fallen from a high of nearly 30 million in 2000 10 less than 22 million today.
That is a reduction of over 25%. Additionally, continually escalating operating costs, the cost of
water and its availability (especially in a desert community such as Las Vegas), dramatic
reduction in revenues and a significant demand/supply imbalance have rendered many golf
courses simply financially unsustainable and/or wrribly underperforming. Nationally, golf course
closures, 732 in the last 4 years, 1503 in the last ten years (and 234 closures in 2015, alone), with
more closures planned or anticipated over the next several years, has necessitated golf course land
owners and local jurisdictions to come together with respect to the repurposing of whal was once
golf course land.

The previously approved 198% and 1990 Pcceole Ranch Master Plans incorporated
office, neighborhood commercial, a nursing home, and a mixed use village center around a strong
residential base in & cohesive manner. A destination resort-casino, commercial/ office and
commercial center were approved in the most northern portion of the project arca.  Special
attention was given to the compatibility of neighboring uses for smooth transitioning,
circulation patterns, ¢onvenience and aesthetics, The vision and goal of those Master Plans
continues with this 2016 Master Plan,

Also of importance to the 2016 Master Plan is the nearby and cenvenicntty located
transportation network, consisting of “freeways” such as [-215, US-95 apnd the Summertin
Parkway and major section lines roadways, including Durango Drive, Charleston Boulevard,
Sahara Avenue, Rampari Boulevard, Hualapai Way and Town Center Drive. All of these
fraeways and roadways are designed to carry clevated amounts of traffic volumes, including the
traffic that will result from the repurpased uses under this 2016 Master Phan. A traffic study to

address traffic considerations is being prepared and will be submitted 1o the City in supporl of

this Major Modification.

In 1982 and again in 1990, The Peccole Ranch Master Plan was designed to benefit the current
and long range needs of the Las Vegas Metrepolitan Area. The same is true of this 2016 Master Plan,
Overall project character and identity of the Property now proposed to he developed as outlined in this
2016 Master Plan will continue 1o reflect the highest standards of qualily as demonstrated by the many
adjacent and nearby developments buill by afliliated companics of the Applicants. Such development
includes the building of (i) forty (40} very high end estate homes, built in Queensridge North and
Sounth, representing nearty 40% of all estaie homes in Queensridge North and South, {ii) the towers at
One Queensridge Place, (i1i) Tivoli Village, (iv} Fort Apache Commons and (v) Sahara Center, uff
hnilt upon Peceole Ranch Master Plan properties.

Section Il - 2016 Master Plan Compared to 1990 Master Plan

This 2016 Master Plan (Exhibit G) is an amendment to the [990 Master Plan which was approved
by the City of Las Vegas on April 4, 1990, As shown by the as-built, and ag reflected in the Exhibit
F-2 overlay, the differcnces between the two Plans are very extensive and include;
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1. Seventy-eight (73) Single-Family lots and four {4) common area lots {or portions thercof) in
Phase Two were built on land designated for Golf Course/Open Space/Drainage.

2. An additional nine (9) holes of golf course, on approximately 70 acres, were not
conlemplated at the ticne of the 1990 Master Plan, but were uitimately constructed upon
property designated Singie-Family and zoned RPD-7.

3. Ome lundred forty-one (141) acres of golf course were built on land not designated as Golf
Course/Open Space/Drainage.

4. Dozens of Single Family residences in Phase One were constructed in arcas designated Golf
Course/Open Space/Drainage.

5. A mixed-use commercial development was construcied at the souihwasst correr of Charleston
Boulevard and Fort Apache Road on a parcel that was designated as a Nursing [ome.

6. Single-Family developments were constracted on the 19.7 acre site designated 2s a Schools.

7. Single-Family developments were constructed at the northwest corner of Durange Drive and
Alla Drive on 63.44 acres designated as Commercial Center.

& The 19 acre designated Commercial parcel al the northeast corner of Charteston
Boulevard and Hualapai Way has been built out as Single-Family residential.

9. The 31 acre designated Multi-Family parcel at the northwest corner of Charleston
Boulevard and Apple Drive has been built out as Single-Family residential.

10, The as-built location of Alta Drive bears no resemblance at all with its designated Right-of-
Way use location.

Section I - Restdential

The entirety of the Praperty presently used as golf course {except for 4.5 acres zoned PD)
is zoned R-PD7 as reflected in Clark Counly Records and as confirmed in City of Las Vegas
Zoning Verification Letter dated December 30, 2014 (Exhibit H), By approval of this 2016
Master Plan (Major Modification), the addilional zoning designations of R-E and R-4 wili be
added to be consistent with the planned development of the Estate Lots and Luxury Multi Family.

The demand for hausing remains strong in the Peccole Ranch Master Plan area; reflecting
the continued volume of in-migration to the Las Vegas Valley and internal population growth,
The repurposed designations of Ihe above Property are based upon market conditions and the
continuing market demand for extremely high end Estate Lots/custom homes as well as Luxury
Multi Family homes, both ol which are reflected as part of this 2016 Master Plan.

Exhibits J-1 and J-2 reflect the repurposed land uses and Development Areas of the
Property.
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In particular, the 183.71 acres is devoted to very large Estatc Lot development. Exhibits
K1 and K-2Z illustrate, by way of example an area between Orient Express Court and Winter
Palace Dirive (hat shows its urrent stalus compared te a conceptual rendering of its enhancement
with the repurposing of the Property. Other portions of the 183.71 acres will have enhancements
and open space commensurate with their lot sizes. Thegse Estate Lots range in size from a
minimim of one acre to over 3 acres. The gmalfest lots proposed under this 2016 Master Plan for
these 183.71 acres, with only a couple of exceplions, are larger than the Jargest Jots existing in
Queensridge. These Estate Lols are one of a kind, representing a rare concentration of extremely
large Estate Lots with quality design, construction and landscape guidelines in onc Association,
producing an unparalleled, luxury residential development.

Each Estate Lot to be developed will have a limited developable arca. This means that the
portion of the 161 that is developed with foetprints of the main residence and ancillary structures,
{hereinafter "home site") will be limited as follows: The developable area for a home site on a
one (1) acre lot will be limited to a maximum of 30% of the total lot or one-haif (1/2) acre of the
one acre jot. The developable area for a heme site on a three {3} acre lot will be limited to a
maxintum of 33% of the total lot or one (1} acre of the three acre lot. The developable area for a
home site on a five (3} acre lol will be limited to a maximum of 25% of the total lot or 1.25 acres
of the 5 acre lot. Lots over 5 acres shall have a maximum developable arsa of 25% of the total
tot. Home sites on lots nat enumerated herein will be cotrespondingly sized. Lots smaller than
one and one half (1 '3) acres may have a pool and its related structures, as well as hardscape,
canstructed outside the home site.

In addition to each Estate Lot having a limited developable area, each Estate Lot will also
have enhanced landseaping, which may consist of large arcas of both grass and/or artificial turf;
wilh an abundance of trees planted throughout, and on the borders of, each Esiate Lol. Water
retenlion areas may be utilized on many of the larger lots, subject to appropriaie governmenial
approval. A walking trail system throughout, or perhaps adjacent te, these 183.71 acres, that
could have connectivity to Queensridge Nerth and Queensridge South existing roadways and
parks, could become part of this 2016 Master Plan {if and to the extent approved by the
Qucensridge Master Homeowner Association), Exhibit J-1 shows in dark green the area o be
developed with the large Estate Lots; again, ranging in size from a minimuom of 1 acre to over 5
acres and limited to a mavimum of 60 home sites. 1t is intended that the entirety of the 183,71
acres will be designated in the General Plan as Desert Rural Density Residential {DR) and zoned
Residence Estates District (R-E}).

Additionally, with the suppert and approval by the Quecensridge Master Homeowner
Association, and upon the impiementation of the 2016 Master Plan, the approxintate 4 acre and |
acre siies, located near the Queensridge South and Quecnsridge North enlrances, respectively,
will be developed with cnhanced park areas for the use and enjoyment of the respective
Queensridge neighborhoods.

Finally, 2z part of the development of these large Estate Lots (and as described in more detail in
the “Drainage” section below), box culverts will be put in place to carry the flows presently
handled by open flow chamnels. An anciliary, yel very imporsant, benefit o the Queensridge
community from the placement of these box culverts is that the security of the community wilt be
enhanced as these box culverts will eliminate the underpasses which operate as one of the ways a
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variety of unauthorized and unwelcome people presently access the Property.

The 67.21 acres (consisting of 65.08 and 2.13 acres) shown in yellow on Exhibit J-1
represent the area to be developed with Luxury Multi Family homes. This Luxury Multi Family
development will be done in three Development Areas, with the first area consisting ol the
development of 720 Luxury Multi Famity Units on the southwest corner of Rampart Boulevard
and Alta Drive, specifically localed on 17.49 acres and legally described as assessor parcel
number 38-32.301.005 (Exhibit J-Z, light green).

The balance of these 67.21 acres, that is, the 49.72 remaining acres, will be built out over
time, as the second and third Development Arcas and as market conditions permit, with a variety
of Luxury Multi Family offerings,

The second Development Area is the approximately 20.69 acres that lic to the southwest
of the aforementioned 17.49 acres (Exhibit J-2, yellow). Present development plans contemplate
a combination of 4 to & story Laxury Multi Family offerings and 3 buitdings similar in height to
the adjacent One Queensridge Place, approved third tower, Again. the time frame for actual
development is dependent on market conditions.

The third Development Area is (he approximately 29.03 acres nearest to the cast side of
the aforementioned 183.71 acre Estate Lot development (Exhibit J-2, orange). Development of
Luxury Multi Famity homes in this arca will be limited to 4 steries; and as noted above, the time
[rame lor aciual development is dependent on market condilions.

Mucl of the planned Luxury Muilti Family development in these 67.21 acres is located
near or adjacent to the presently existing (and substantizl} commercial and multi-family
developments along the Rampart Boulevard corridor.

As part of this proposed Luxury Multi Family development, a roadway witl be constructed
through the 67.21 acres, cannecting Alta Drive and Rampart Boulevard. This roadway will
provide an altemnative rovie Lo 1rallic that would olherwise use the Rampart Boulevard and Alta
Drive intersection. It is clearly anticipated that this roadway would be used significanty by
residents in these newly proposed Luxury Multi Family developments.

As with the 183.7[ acre Estate Lot development, this 67.21 acre Luxury Muli Family
development, in addition to having a variety of Euxury Multi Family offerings, will be provided
with cohanced landscaping which will consist of large areas of buth grass and/or artificial turf.
with an abundance of trees planted throughout the site. Substantial open space, park arcas, fitness
rooms, pools, recreaiion areas and walking paths will also be provided to varying degrees
throughout the 67.21 acres. There will be special emphasis en providing both enhanced landscape
buffers and increased sctbacks adjacent to any presently cxisting Single-Family and Multi-Famity
residences. A block wall, na less than [0 [zet in height, will serve to separate the 67.21 acres
from the 183.71 acres; with galed access being provided to Estate Lots within the 183.71 acres. It
is iniended that 67.21 acres will be designated in the General Plan as Residential High (E) and
zoned High Density Residential District (R-4).

Attached (Exhibit M-1) is a report prepared by the Urban Land lnstitute entitled, “Higher

Density Development-—Myths and Facts™. This report addresses multi-faraily development and
PRJ-G348T
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its misconceptions—and perceived impacts—on a community, The findings in that report are
very helpful in determining just how limited the effects are on nearby and adjacent neighborhoods
from properly planned and properly executed multi-family development.

The time sad oppottunity to repurpose the Property is here and now. This urgency applics both to
Estate Lot develepment (as evidenced in part, by the interest expressed and offers received from
numereus potential buyers) and as to Lucury Multi Family development (as evidenced by swdics done
by the Brookings Institute (Exhibit M-2), among others, which demonstraie thal the present desire is
for “vibrant, compact and walkable communities.™)

Section [V — Residential Development Standards

The Residential Development Standards set forth herein, (Exhibit U) applies (o the
Property only; and with regard to the Property specifically replaces and supersedes the design
criteria set forth in both 19.06.060 and 19.06.120 of the Las Vegas Municipal Code. To the extent
there is a conllict between the Las Vegas Municipal Code and the Development Agreement, the
Development Standards set forth herein and in the Development Agreement shalf govern.

Section V - Commercial/Office

The Peccole Ranch Master Plan area, as well as a number of adjaccnt and ncarby
propetties, olfers very significant amounts of commercial. Some of this commercial is buill out
and operating. Ciher commercial is buill out but vacant or is under-performing. Still other
commercial has been approved but has not yet been built. The fact is that in order to have any real
chance al success, commercial in this area, whether it is aiready built, or approved but not yet
buill, must be supported by nearby residential development. 1t is also a fact that ncarby
commercial operates as a significant convenience and benefit to nearby residents. Consequently,
to be sucecessful, commercial and residential must work together and there must be adequate
amounts of each to serve the other.

High intensity uses such as commercial and office, with their aitendant employment
opportunitics, are incerpoerated into the commercial/office and neighboerhood commercial arcas in The
Peccole Ranch Master Plan area. With respeet to this trade arca there are, specifically, and
representing some of the millions of square feet of commercialfoffice development included in the
Peccole Ranch Master Plan area,

. The rctail uses in the Sahara Center at the northeast comer of Sahara Avenune and
Hualapai Way,

. The retail and restaurant at the Hualapai Commons at the southeast comer of
Charleston Boulevard and Hualapai Way,

. The retail and restaurant uses at the Rampart Commons at the northwest corner of
Charleston Boulevard and Rampart Boulevard,
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] The office complex at Sir Williams Court at the northwest corner of Rampart
Boulevard and Sir Williams Coutt,

. The mized use development &t Tivoli Village at the northeast cotner of Rampart
Boulevard and Alla Drive,

. The tetail and vestaurants at the northern portion of Boca Park located near the
southeast corner of Alta Drive and Rampart Boulevard;

. The office complex and preseheol at the northeast corner of Hualapai Way and Alta
Drive.
. The Fort Apache Commons at the southwest corer of Charleston Boulevard and Fort

Apache Road.
. Village Square at the northwest corner of Sahara Avenue and Forl Apache Road; and
. A medical office at the southeast corner of Charleston Boulevard and Apple Drive.

Also, while not within the Peccole Ranch Master Pian, per se, there is a large amount of
additional commercial located within the adjacent Boca Park at the northeast comer of Charleston
Boulevard and Rampart Boulevard and the Crossroad Commons at the southeast corner of Charleston
Boulevard and Ramparl Boulevard. And all ol this commercial development does not take into
consideration the significant amount of commercial now existing and still planned for the new
“Downtown Summerlin” just two miles away from the Peccole Ranch Master Plan area.

Also, the Peccole Ranch Master Plan ares containg a 52.5 acre deslination resori-casino site,
being the Suncoast Hotel and Resort, which is located at the northwest intersection of Alta Drive and
Rampart Boulevard. Neighborhood ameniiies, such as bowling alleys, movic theatres and restaurants
are provided as part of the Suncoast Hotel and Resort. In addition, the immediate area provides
significant other amenities at both the 1LW. Marriott/Rampart Casine and the Red Rock Hotel &
Casino, These hotel/resoris will beneftt as well from the additional residential develepnient planned in
the 2016 Master Plan,

The bottom line is that, as evidenced rom the above, there 1s substantial commercial both
already built and planned to be built in and around the arca of the Peccole Ranch Master Plan; and this
commerciat must have nearby residential in order o remain, or become, successful.

The 1990 Master Plan provided for 237 acres of commercial. The 2016 Mastet Plan reflects
197 acres. This variance results from fand that was plauned as commercial in the 1990 Master Plan
but which was actuaily developed as Single- Family residential. No mew destination commercial is
plonned av part of this Maior Modification and the 2016 Master Plan,

Section VI - Land Currently Used As Golf Course Reparposed

By wirlue of this Major Modification, no golf course is provided in the 2016 Master Plan.
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1 The land currently used as golf course will be repurposed as detailed in and as provided
throughout this Major Modification.

2 Golfers in this area and in the Peccole Ranch community are easily served by the adjacent two
eighteen hole championship courses {and a twelve hole kighted course) with their related
faciliies, at the Angel Park Golf Course on Rampart Bouievard, as well as by cleven
additional golf courses in a4 ' ntile radius (Exhibit N).

Section VII - Drainage

The flows that currently traverse through posiions of the Property presently used as golf course
will be incorporated into underground concrete box culverts. All drainage must comply with the Clack
County Regional Flood Contral District Drainage Degign Manual. The design of these culverts will be
subject to appropriatc governmentat approval from the City of Las Vegas Public Works, Clark
County, Nevada, the State of Nevada and the federal povernment. The drainage considerations for the
Property are not, in any real way, different from what was required downstream of the development of
Tivoli Village, a development with which an affiliated entity of the Applicanis was the developer.

The FEMA designated flood plain covers 67.23 acres of the Property (representing only 26%).
The 67.23 acres conlain 22.9 acres of a drainage flow line sasement in favor ol the City of Las Vegas.
An additional 12.4 acres of such drainage easement lay outside of the FEMA designated flood phain.
With the repurposing of the land currently used as goll course, cencrete box culverts will replace
current open flow channels.

Once these box culverts are completed and all appropriate governmenial approvals have been
obtained, these box culverts will be maintained by the City of Las Vegas. However, until such
cotpletion and approval, the exisling open flow channels shall be maintained by Applicants whe shall
provide to ihe City, prior to the cbtaining of any grading permits, a “Maintenance Plan™ for the
maintenance of these chaunels. In councction therewith, Applicants shall provide to the City of Las
WVegas a maintenance bond in favor of the City of Las Vegas in the amount of iwo hundred filty
thousand deliars ($250.000), replacing the seventy five thousand dollar ($75,000) Maintenance Bond
presently in effect.

Completion of the box culverts wili result in an underground concrete drainage system from
Hualapai Way and Charleston Boulevard to the northeast comer of Tivoli Village.

Section VI - Grading

Based on studies done by Applicants® engineers, Applicanis have been advised, and are
conlident, thal the site can be balanced so that during development trucks hauling fill material either in
or out of the Property will rot be necessary.

—
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Section 1X - Roads/Streets

Roads /Streets scctions in built areas are as-built. Roads/Sireets sections on the Property and
relating to the repurposed uses of the Property, will be approved as part of their respective Site
Bevelopment Reviews and as provided in an approved traffie study.

Section X - Schouls

No new scheols sites are planned as part of this Mgjor Modification. The 19.7 acre schoul site
proposed in the 1990 Master Plan, was subsequently built out as Single-Family. Practical experience
and actual as-built development statislics show (as supported by the Urban Land Institule report on
multi-family development referenced earlier hercin) that the greatest impact on schools’ population
comes from higher density single family residential development—not from large estate home
development nor from high end mutti-family development, since neither ong of the foregoing typically
involve large family occupancies. Consequontly, the development of the Property is not conlemplated
to have a substantial impact on schools. Furthermore, 25 stated in the November 2010 Brookings
Enstitule Report, “The Next Real Estale Boom”, “85% of Lhe new households formed between now
{2010) and 2025 will be single individuals or couples with no children at home™. That being said, afier
the appraval of this Major Modification and duting the course of the irplementation of the 2016
Master Plan, the Applicants will continue to work with the School Districl to cxplore ways that the
Applicants may be of assistance in mitigating any actual impacts that the additional residences on the
Property may actually have on nearby schools,

Further, as can be seen in the Economic & Fiscal Benefits Study (Exhibit Q), there are vETY
real and very significant fiscal impact benefits that are realized from development under the 2016
Master Plan: and the Clark County School Distriet is a significant beneficiary of those benefits. As the
attached report shows, the estimated “One-time /Non-Recurring Tax Revenue” to be recoived by the
School District ts $30,915,000 with an estimated “Annual Recurring Tax Revenue™ of $4,208,000.

Section X1 - Development Plan

Development Standards and Design Guidelines for the Property witt be affected
pursuant to the terms and conditions of a Development Agreement whick will be presented and
considered 28 part of this 2016 Master Plan. Additionally, Applicants, as “Master Developer™ under
the Development Agreement must review and approve any and all site plans, landscape plans,
architecture, grading and color palettes prior to submittal to the City of Las Vegas of any Site
Development Reviews or other land use applications aflecting ihe Property.

Seclion XII - Quakity of Developmeni

Design, Architecture, and Landscape standards will be established for the development.
Covenants, Conditions and Restrictions will be eslablished (o guarantee the continued quality of
development, and a Homeowner’'s Association will be established for the maintenance of
common landscaping and open space. Separate subsidiary associations will be created within
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individual development parcels to maintain the common arcas within those developments,
In addition o these protections, the Cily of Las Vegas will be able to monitor developmeni
standards through any Site Development Review process that may be required with regard to the
development of the individual Luxury Multi Family componeats,

Section X[ - General Plan Conformance

Just as the City of Las Vegas General Plan is designed as a set of guidelines w help direct
the future growth of the City, so is the 2016 Master Plan designed with an inherent flexibility to
meet changing market demands at the time of actual development. Specifically, the 2016 Master
Plan is in conformance with the following Las Vegas General Plan Planning Guidelines:

. Provide for an efticient, otderly and comiplementary variely of land uses.

. Provide for “"aclivity centers" ag a logical concentration of developmenl in each
community arca of the City 1o encourage economic, social and physical vitality, and
cxpand the level of serviges.

- Encourage the master planaing of large parcels under single owaership in the growth
areas of the City to e¢nsure a desirable living environment and maximum
efficiency and savings in the provision of new public facilities and services.

- Provide Tor the contiming development of a diverse system of open space.

In addition to the above, transportation leaders huve been discussing the planning for light rail
on Charleston Boulevard from downtown Las Vegas to Dowatown Summerlin,  Such major
infrastructure elements require nodes of residential density, exactly as is being provided with the
repurposing of the easterly approximatcly 70 acres of the Propenty.

Section XIV - Conclusion

The 2016 Major Modification of the 1990 Master Plan scrves several important functions and
delivers numercus benelits to various parties.

First of all, the 2016 Master Plan reflects the actual as-built condition of the Peccole Ranch
Masier Plan property. It cerfainty is in the best interests of the City, the Applicants and all the relsted
property owners that what was actually built on the property be accurately shown.

Sccondly, (he 2016 Master Plan reflects the repurposed uses on the Property

Third, the 1990 Master Plan provides for 8,843 Units of which 5,987 Unils have been built,
Therefore the remaining number of Units aveitable under the 1990 Master Plan is 2,856 of which 476
have been approved (which consists of vacant lols in Queensridge, Unils ul One Queensridge Place
and Tivoli Village), leaving 2,380 Units available for development. This number compares lavorably
to the 3,080 Units provided under the 20] 6 Master Plan.
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Fourth, after the installation of the approved drainage culverts, the FEMA food plain
designations will be removed from a number ol Queensridge properties, porlions of which currently
infringe into the FEMA designated flood plain with improvements that include tennis court(s),
swimming pool(s), perimcter fonces and landscaping. These propertics include (i) in Queensridge
North, 13 of the 16 residential lots on the south side of Orient Express Court and (ii) in Queensridge
South, 3 residentiol lots and a HOA comimon area on Winter Palace Drive, 4 Jots on Kings Gate Court
and the HOA common arca adjacent to Palace Court that houses the two tennis courts, Obviousty,
those private property owners, as well as the HOA, are beneficiaries of an approved and implemented
2016 Master Plan.

Fifth, the Clark County School District, among others is directly, significantly and continvally
benefited by the tax revenue realized from development uider the 2016 Master Plan

Sixth, the approval of the 2016 Master Plan will permit Applicants the ability to prant
easements to those thirly-one (31} private homeowners whose properties presently encreach onto (he
Property.

Seventh, the approval of the 2016 Master Plan will put into place significantly enhanced
security measures around the Queensridge property thal will benefit all of the residents of
Queensridge, buth North and South.

Eighth, there will be significant econamic and fiscal benefits derived from the dovelopment of
the Property as cutlined in the study prepared by My, John Restrepo (Exhibit N).

Finally, by the approval of this Major Modification of the 1996 Master Plan, and the
implenientation of Major Modificalion through the approval of this 2016 Master Plan, (he orderly and
proper development of the Property can begin to be realized and then accomplished. While the
elimination of the Badlands Golf Course is inevitable, its repurposing into {i) very low density, high
end, multi-million dollar Estate Lot home sites with limited developable [ootprints, farge areas of
perpetuaily protecied open space, enhanced landscaping, an abundance of trees and integrated walking
trails; and (i) Luxury Multi Family developments , with enhanced landscaping, an abundance of trees
and first class amenitics. will together create a community unlike anywhere else in soulhern Nevada; a
community of varying lifestytes but one which will ensure that Queensridge/One Quecnsridge Place
continues o be the place in the heart of the City of Las Vegas where one wanis to call home,

| PRJ-B34RT
PoosnTne Wlkape

MOD-63600

CLVES-000516
0516

10351



209£9-4id pue L09E9-NOZ ‘66S£9-VdD ‘009£9-COWN

TNV Y3ASWA

HONYY 310073

TAAOHAIY 86T
9102/252

v LIEIHX3 o voers

bk 67T TR c

diyssGl]Jed
youey 8j0008d

e BRI E

o L £ g

A LTy v
540 .
wiar sl rv
SHoT 24 e

.. - .". . .,‘Mz.:_u@mﬂ

€R5YHA ARG - VIVD 35

e i

~ o
.!}dluw._»...fn...csw

- i i o gmgnn

=oTEOIn s

o PR e

o .

# L e TAT DV
A B

¢ BEV i ~RLTE ELE

10552

CLVB5-000597
0517



ANCH
LAN .

16
OVED

SEed

el

AR

L3
. H
W 'd.
.
A,
Hoy
i
6
O {
i
el -
JELY,
W
L .
Al
i
ig. ’
i
‘-
Y1

H
i
§
i
¢
]

-~

e = Anogy o5y

MOD-63600, GPA-63599, ZON-63601 and DIR-63602

CLVE5-000518
0518

10553



209€9-HIQ pue L09€9-NOZ ‘665€9-YdD ‘009€9-GOW

NYIE BILSVIA HINYY 310903d 0661
QIR ALININDIFANT GNY 9350404
3HLL HLWW TALLIABA S 5% My Td vauY
mSnmh_mﬂw N o
2 LIdiHX3 3 e
it

- i EFaTiTE e N AF
ijmmm

RAVIIE T BERT iy A
) SR TITREGR A FT ings
SRMDAEET W LW bl

W nerha

diysiaujiey
youey 8j00084

I I

IR PENDER Sy

AU paneny S1aomong I«E

TGRS Thayraea

s,

L)

"

i
g

P

Riranmiy
LR L WSV
T

CLVE5-000519

0519

10554



Z09E€9-MIa bue LOIEI-NOZ ‘665C9-VdD ‘003€9-COIN

“GINOZ AYNIZIHL Sy
Al LNG-5Y HLO
N HRASYIN HONYY 3100034
INT/TTIT

Q LIEIHX3

wecheowbuect SO SIENY

T
NI U
A AN YDA ) ®
T

EHINORIVTE 0661 MW
MY HALTA O] Q337730 = == e

MHYOHMOR QL J5WHA - re e o e e
AEVEHNCH IND ITVHS - o -

dN3D31

l—llhl-

= o ol 12
e

—— = ) 2 -

=20 T

CLVE5-000520

10555



Z09E9-Mid PuE LO9E9-NOZ ‘665£9-VdD “009€9

[ LIBIHRCY W LS
HINGY 2H0903d QA0UIY 636T FHL
HOQIAYTYIAD (D LA Lnaa-sy
MY¥id 23LSvIN HINVY 310008
FIOTFLEfL
T-3 LI9IHX3

A BB B0 T3 LEIENGY X35 - S G IR0 J10S

SIHE FuFHM 30 TRHLAD S35 TFT 41 IRN00 00 304 Q15N IR 30 MOV XD

ARINONIY D651 HLIAY
HYL4 HELFON PRI DL F1T0 e e by bt ot

AFTPAMNATE DAL TEFHL > nm e em e e
JHTONICE RO TEH 5 v

SN EDE]

Ay 3 BugE

]

-+

pilel )

10556

CLVB5-000521
0521

EI

Dl




NOHLVOO0T LNIREN S0

Z209€9-Y¥1Q Pue L09€9-NOZ ‘665£9-VdD ‘009€9-A0N

sacrbamaduend CYOIAUWOE  SUFHING

191 BALSVIN HONYY 10003d GIAOHASY pramesll
6251 NI NOILY201 358102 4109 gy S ./Oo
WY1 HI 1SN HINYH 3100034 PPET T T
SI0L/ITAT
-3 LigIHX3
7 e ____mr -, amas
- LIBTH HCH AW FRN00 S8
ENINOH 3V OERT HAIAY ‘Wi SLSVIN OSADUAEY 6861 JHL NI KSLOFS SYM, 350 STHE THIHA 0 FESLND ST 4T S TEURET 4405 Bod 0TS0 BN 40 RS0
HTd LTV WO OIEFIIE me o o o o e
REVONODE DML 35¥HG - e v o v AR
IIIIII PO TaF NV R LD L R F] 4 12dd EXT v
RATNNOE ING F5vtd ENTERS TIETR RS B TRy Ao ol ey pa e

.

aNIDTT  [Rumoedum
S TR an iy LS

L

: AL I it

! o a i

1 W T [ m_“
m;unllﬂ.ﬂLr.m_ ey
H i

[nr\k R

pao
<

ebuend..

¢ e il e

CLV85-000522

10557



€09€9-10 Pue LO9ES-NOZ ‘66SE9-VdD ‘009€9-CQON

tg_LigtHxal Hyd yaISvA
HINYY TI00034 0IA0E I CE6T IHL
HO TIAVTHIAD [Q LIFIHXI) LINa-SY
NYId Y3159 HINVY 310273d
9T0E/TLt
I-4 11891HX3

Toorys (2]
TG B
rHoszwnaIoM B
EC TRl |
Aty Sroms T

ANHWON I DEET HLEAR
WY T YIS AL LT THY = e s -
RUVENOME O H0H o e
ARG IHCH S50 H i o o o

aN3531

e i =
; " == _ W t L |
SIHL TVFHM, 10 uﬂm—:onﬁ“_'_ a unn__..mm...n”ﬂ ﬁm-..&....—:.,ui.. .ozﬂﬁwwwd _M,ﬂ&. .M_.Ir.. ! > i i IrJHnI.I-mn.hi_._[I L]
Pl I s
—d i -
i
! i ! :
z =
Y Awllﬂ
nics g
T I_ = . 1
i : e | x_’ <
T ] v | S
n e Ll e el
. [ .|uI,L L .mnla N l.w._
1 Lo R = -
z - = ! | [F
= s i
o <1~
[ A o ok i
.. 2 -
[ X t <7 m.
m G \ w s Sotrnniy Sl
E X i
S %) P - _ s ARt
i A _,
?. 7 3 1
I g : =
*u‘m )
il ol A
2 i Rl i m._\lv e !..\_."_i:.._.J!.c\-,."-"." T By R e ||s.1|_||| = - |.|.|.r..“;r..
— | b L i
_T _H__ L - | \1\.__“
| il j " _r
H! ' 1 [
i f : i i}

CLv65-000523

0523

10558



CLVE5-000524

0524

10559

Z09€9-¥1Q pue LpIEI-NOZ ‘665€9-VdD ‘C09ES-GOWN

MOLYDC LNIHYND §A Lestus amcfiowet SHONLABAY SN

G YASYA HINYY 310003 QAADHAdY e g
066E NI NOLLYIOT 35UN02 4109 g e )0 w
YA MILTRA HONYY 370073 e
9lme/czse
Z-d4 L1gikX3
- T
. LHIMNE BTG 359003 100
N3N D65 HMtA :
H1d HILEV 0N Q13130 = = o o e Y HLSv DAt L IMd Wk RAMS Sy I ML SIHA A0 FARLAD S2U07 TIT ST ISHMOD 110D B 100 GHVT 40 NOL30

HEYOHNGE QAL 35WHD - v e e B .
AUVORNOR IO I5AHA m m e vy o= ¥ HT TIONTIT IR B A Gt ot

aN3941

Rail

=

AL

e
T

e

-
* :.l.= X

= -

[RS8 LI |
=il

o = e oY OB
i

g ,;—l‘.}'ﬂ ..

LT LT




Z09E£9-4HiIQ PUE LO9EINOZ ‘665C9-VdD “00SCS-GOW

{No1d HALSVIA 06T OL NOILYILHGR IS0
NV SISV 9107

Wk et SN SHTOY

i 4
AEEI L
WAL PR
wmararmt e §

AHONITIN DL JEVH won o oo e

AHUORNOE 3N FTYHY we v -

MOE O I5wH [

MO IND 35VHA 33

WS NAJOISYNIVYE OMLE 35vHd 237
IS NII0SITVIEA INO FTWHL B=
AT 1SS SNLESIKS [

ATHMYE- 11T SNIESIXT B
1HOE34/13LOH DIILSING g

IS IVEREIVINGD TSI S
TO0HIE SNHEIHE £

“SALISTINOH DS 30 WNW DI ¥ HUM
SIZI5 L0 300-T NN "SI804HN
ROLLPARISHOD 301 MISOHD IMYH
SH3J013ATA IHL SNLANYESHLIMLON
510 9LET SMOTIY D/Nd 68
& HOIHA £0d " INIHYNT 3H1 WOud
ININDZ NMOD TYLLHYLSENS AYIA Vi
S100 L9E SAOTTY SHINOZ 3 HIHL - 36 [

SWfNA Sr - SLNM OZOE - vH [

aN3O23

~

I S

T V710 OHVHD
veiE | o TIOL T I0VHe
Fhiy g A Juindiingd "
179 ELE]
ot TS bednieie
g Rt LR |
Iy AupQAE ALY
bznE P ——
50T aEiE s vy APy I,
o DLl | (pasainday) hpue g 2y
M ELD ) A A
sen | Y 18K
TIFYNY- WIVO S
B55E SL'NLS Ty Babwmyg
tHE ]
kot wOH
FEL v w0, et
B JEIA R
3] TiFee [
ETEY iOTSE J——
suwa | TR 0 aun
LEE LR T
_II-I.....n p— —

G WAL

CLVE5-000525

0525

10560



Lad vERAg
GITY COUNHCIL

SARTUN G GUODMAN
MATUH

STAVROS 5. ANTHONY
MAYCR PRO T ENE
LOIS TAZHAN 4R
STEVEN I ROGS
FICK! Y. BAsLOw

BOB COFFtH
PO@ BEERY

ELIZABETH M. FRETWELL
CMY MANAGER

CITY OF LAS VESAE
DECRRTRATNT OF By pa it
DEVELTWANT SERACES CENTES
¥44 WottH ARG DRl
AR FLOOR
LAENRGES, MV L9t

OKGE PG 220A21
Fa 702 §1d.0202
Lan i F AR )

ik Lytvogioswende goc

[ ExEmIT ]

Decarber 30, 2014

Frunk Pankralz

END Compawics

9735 W, Charestun B,
Lag Wegas, BV ¥9117

RE: E33-21-703-002
133-11-792-004
13821 -600-00Z
13831 -282-002 (7Y 1.-3 7350}

Mr Pankruts,

i v A

THis ety is In eesponss 1o 2 seyuedl B zuning verification on propenties keuted wilhin
Lus Vegas, Novath wilh Assessor's Pawcek Numbers of 138-31-713-002; 13631712004
1363 6104002; end  138-31-212-002. The subject propenics are swnsd R-PD?Y
{Revidenvéal Plamied Developeient District — 7 Enity pee Acre).

The R-PE District iz intended o provide for flexibitity and mnovsiion fe residentin]
development, with emphasis on cohanced residential itics, efficfent utihiation of open
spoue, Wt Separation of pedestiian and vebicutar tratfic, and homopensity of land usc
patterng. The density aflowed & ke RPE Disiric shall be reflected by a wimerical
desipnation for du district. (Example, R-PD4 allows up 1o four units per gross aces ) A
goiailed fising of the peanissitie uses and ol spplivable requircinets for the R-PD Zone
ane [ocsted i Title 19 (“Lag Vegas Zoning Code™ of the 1,03 Vegss Munieipsl Cado. The
Vs Yeges Foning (Cnde may be found on the Cliy of Las Yogas website;

hup:Huran lasvegasnevada gavila wiCodesizoning lows him

The department is unzble to provide you will 3 staicenend s (o whether or not this property
oonfinis 4 everzl City codes. I o aee o building is noncontormuang, then Titke 1904
grants cenan siphts {o the oweer, which are adiressed Wn Sectoo: 19./4.040 and
£9. 14.030 lecuied in Tille 19 ("Unitied Development Code™ of the Las YVegas Municipal
e, The L.nified Devalopmend Code miny be fouud on the City of Loy Vegas website:

bt trwww, fasvegnsnevade wuvfileCLV_Unihud Development, Code pdf

Shouald you wish 1 obten copies of 4 Cerificne of Ovtupancy ur other public rourds
related (2 the subjecr pioperyy, plemse cantaze the Las Vegas Huilding ind Sufety
Department st (702) 3256251, Infurmation regending City vode violatwus 0a the subject
propesty can be obmined from the Code Faforcement Division of B Ruilding and Sziety
Depzrment st {702 229-2310.

[ yuxs have any questions conczimiog this matter, pizase coniact npe A (701 2208745,

Planner §
Plmiing & Development Depitttment

[ADE A I

THOOTIn A 12

MOD-63600, GPA-63599, ZON-63601 and DIR-63602
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0526
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180 Lanid Co LLC, Seveniy Acres LLC 2nd Fors Stars Lid.
1215 5. Fon Apache Ad., Suite # 120
Las Vegas, NV 89117

Ravised
Fobruary 2B, 2016

Mr. Tam Perriga, Planning Director
Clty of Las Vegae

Department of Planning

333 Morth Rancho Drive

Las Vegas, AV 29106

Re:  lustification Latter for General Plan Amandment and Retoning of the Peccole Ranch
fasier Pian's 250.92 Acres Currently QGperated &5 The Badlands Golf Course

Tear Mr. Parrige,

We herewith submit 2 request to smend the General #lan, and reguest Rezoning for, the aove
referenced 250.92 acres (hersinafter “Praperty”) as follows:

Geners| Plan Amendmaent fherelnafter “GPA™)
» From PR.OS [Park, Recreation and Open Space) ta OR (Desert Rural Dentity Residantial)
on 183,71 acres consisting of:
& 166,99 acras (APN 128-31-202-002}
o 11.28 acres (APN 138-31-801-002)
& 5.44 acres {a portlon of 132-32-201-008. A separate APN will be provided ance
the parcel map far this 5.44 acres w racorded)
= From PR-05 to H (Residential High) on 67.21 scres consisting of:
o 213 acres{APN 138-32-202.001)
o 17.48 acres JAPN 1398-37-301.005)
© A47.59 acres (APN 133-37-301-006. A sepatate AFN will be provided onrce tha
parcel map for this 47.99 acres ks recorded)

Rezaning
% From R-PO7 ta R-€ on 183.71 acres consisting of:
£ 16633 acres {APN 138-31-702-002)
o 11.28 acres (APN 138-31-801-007)
© %43 acres fa portion of 138-32-301-006. A separate APN will be provided once
the parcel map for this 5.44 acres is recordet)
+ From APD-7 10 R-4 an §5.08 acres consisting of:
o 17.49 a¢rec [APN 138.32.301-008)
o AT.5% acres (APN 139-22-301-008. A separate AFN will be provided once the
paccel rmap for this 47.59 acres is recorded)

"7 GPA-63599 and ZON-63601'
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180 Land Ca LLE, Sevanty Acres LS and Fare STars Lig.
1215 5. Fort Apache Rd., Sylts #1320
Las Vepas, NV B3117

+ FromPDto R-4 on 2.13 acres consisting of:
o 213 acres {APN 138.32-202-D01)

{¥he abave APHS' parcels are shawn in the attached Parcel Map— Exhibit 1.)

In the 2016 Peccole Ranch Master Plan therginafier “2016 Master Plan™] tha Proparty is shown
with its repucposed residential wses a5 enplained both herein and in the 2016 Master Plan. The
justification for th= GPAs and Rezonings are as follovss:

* The current General Plan designation of PR-GS on the Property is not in conformance
with the Property’s curcent R-PBT zoning or the Property’s requested R-€ and R-4
rezenings in the 2016 Master Plan. The requested GPA amendments will bring the
Genersl Flan into canformance with the Froperty’s requested rezonings.

s The Reyanings will provida the 2oning that matches the Property's repumpesed uses in
the 2016 Master Rlan.

The existing roning for 248.79 acras of the Praperty Is R-PD?. This zoning is reflectad in Clark
County Retords snd confirmed In the Zoning Verification Letter dated Oecember 30, 2014 from
City of Las Vegas {Exhyibit 2], PD zoning exists on 2,13 acres. The R-PD7 toning allews up 10 7.43
Units par acee equating In 1,863 Units. The PO zening, subject ta Site Development Review
appraval, allows far 2 much higher density per acre. Rather than develop the 1,363+ Units
"evenly" thraughout the Progerty, the 2016 Master Plan provides ad)acency compatibility by
placing:

= Anunpracadentedly small oumber of Estate Lots near the existing singla family homes.

*  Luxory Multl Family in the commercial Aampart Boulevard corridor, near to already

eysting commarcial and muldtifamily developmeant.

Development Areas
The requested Rk zoning On the 183.7 aéres s the lowett resdential category awilable

alipwing for 20,000 square foot minintum lot slzes. This equates to & total of 367 units that
would be allowed under R-E. However, the Applicadly, for conservation purposes, have chosen
to build a maximum of anly 50 home sites an tis gntice acrzage. These Estate Lots will be a
minlmum of ane {1] aces ta aver five |5) acres. This Estate Lot offering will be unprecedented,
with approximarely one hundred twenty (120} acrae of the 183.7 acres being praserved,

Tha 87.21 acres vexened to R-4 will provide 3,000 Luxury Multi Family in a pedestrian friendly,
intimate residential envivenment with 2 wide variety ofF Luxary Muki Famity offerings with
different densitles and heights to acchmmodate an array of lifestyle choices, It will 9)5p ba
lacated in the highly commercialized Rampart Boulevard carrider, where there alresdy axists
cetalf, restaurant, alfice snd multifamily uses.

{22014
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180 Land Co LLC, Seventy Acras LIC 3nd Fore Sears Ld,
1215 &_Fort Apache Rd., Suite it 110
Las Vegas, MV 39117

The zeparate Develogmaent Avsas are raflacted n 2016 Master Plan Jttachiad §5 Exhibit 3. The
deniticy and building keights for each af Lhe Devaloprrent Areas sre summanized in the below
matrix.

Dyesonvynd Srgas Beres  RoIOUY  Dansy Balidion Mylgtuz

Development Arepl 1r4% . 70 41z Ageigwith masimem helghi not o exceed 55 feel
Aoomplex of baaldings [same ar all of whichwill be over
Cuvriopmunt Area 2 {a) 10.62. 150 | 605 podium)wjvarious haights, 3 Guildings of which will be
: _Eowhrt wb kb 3 mibEciom A1 250 fet frém podium.
: Acompledof ¢ 2100y SURGIGS |somov g @f whithwif
Development Brea34a)(E} 9.0 . 1080 36.2  beover padium) wivarious helghtt not to eeceed 55

Teatovar podium,
6721, 34070 450 -
Davatopment Aread T k0 TR ;:u.tt:t 3 storley not including basement nat to ecaed 5G
Total ] 25942 3080 . paa0

(8} Lutary M Eamilly s et Inelude o ddslated ling faclbeg
(b The ssuthedst cotrer of Uz Gevelopment Area houses thegoll courseaaiotendnee yand; (s
GE 35 3 maintananoe yerd s hall semain )
*¥ This potantial usw would be in Fyy of some of tiese Development Areas’ Luxury Mubt] Fardly Units ona 2 & ]
maks, Tamgly 2 Apsiane living sing i (b of 1 SuedEog unll

From the time of the {ity's approval on Apcil 4, 1980 of the 1990 Peccalz Ranch Mastar Flan
{hereinafier "199¢ Master Plan™] and Rezening of the 1980 Master Plan’s Phase Two, (being
9364 seres of the 1990 Master Plan’s 1,565.8 acres), the Property retained its R-FDT zoning
designation, it is the applicants” belief thathis zoning was held in place in thear amicipation of
potentizl thanges in golf dynamies dueto;

+ The unknown fartors both of warer auailablity and lts slgnificant annwasl cost
incraases, in years to come, esperially conskdenng aur harsh desert climate and
emdranment; and,

« Other negative factars that could and would affect galf's fnancial sustsinabllity,
vehich, as noted below, have been clearly realized.

Starus of Golf iagdustr
The gotf Industry has experiented and continuses w expertance dramalie srpsion. Golf course
tlosures dcrose the USA are rampant. Pallucid Corp, an liinas-haadquartersd golf industry
analysis entity, reports that 155, 158, 185 and 234 golf courses closed ip_the,naxiun in 202,
: PRJ-63451
i 220016
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180 tand Ca LLC, Seventy heres LLC and Fore StaesLid,
1315 5. Fert Agache A, Juite if 120
Las Vagas, MV 39117

2013, 2014 and 2015, respectively. Golf course closures hawe numbered 732 in the last 4 years,
with 1,503 In the last ten yaars, with mare anticipated in the next several years. This means golf
course awnars and facal jurisdictions are being faced with having to rethink exactly how these
previsusly opatatad solf course lands, 25 they hecame rapurposed, are to beincorporated into
the fabric of their commualtlec. The rapurposing of the Pmperty fram s golF used, as describad
hereln and In assoriated documents, 13 respansibie, sensitive, end complimentary, and it is
Applicants’ belief that it will represent slgnlficant sdded value to Queensridge, surrounding
neighborhoods, and the City of Las Vagas.

The Applicants retalped a rengwned golf course architect, whe is very familiar with the natianal
and loeal golf marketplaces, to evaluate and advisa the Applicants of the status of the Badlands
Goif Course, In particular, and the Las Vegas golf marketplace, in general. Applicants leamed
that nationally golf is sevecaly struggling with 2 very large supply/demand imbalaace, and Las
Vegas \s no exception. Watlohally there wese approxlmataly 2,100,000 fewer golfers in 2015
than 2000 with 2 large portien of those being ¢org (regular] golfers, lnterestingly. some Quotes
from Bloombesg Butinesswesk acticle, “How Goff iz Stuck in the Rough”, dated June, 1014 ara:

+  “Golf is suffering from 2n exceus of players, and courses are closing. The number of
galfers has dropped 24 percant from s peak (n 2002 .. la 2013 alone the game lost 1.1
million players.”

v “The baby boomers were supposed 1o be the salvation of golf..but they have yet to 1ake
v the slack”

¢ “Those sticking with the spart ara playing fewer rounds. U5, goifers plaved 2 ¢atal of
462 milllon rounds last year ... That was the fewest since 1995. .4l the people onder 35
ara [Baving tha game

v “Lresearch shows the number of galfers 1nday is Jower than n 1950, pven though the
1.4, popudation is 27 percent grester,”

» "_Martar's this spring [2014), oaly 7.8% of .S, television households tuned in — the
{oumameni’s lowest TV rating since 2004, .that was 2 24% decline from the 2013 finale ™

v “The bottom fine: As young pecple sesk faster-moving fup, only 19 new golf courses
opened up in the LS. last year while a'masr 160 shuk dawn”

Souwthern Nevada courses are financially struggling/meny underperforming, Experts have
apinad thit Lt Megas has flve to elght mare gotf caurses than the markat can possibly suppart.

Ihe Badlands Golf Course

The golf course copsumes approximately 245,000,000 gallans of water 3 vear. Thig is especially
conceming dug 10 the extended severe drought conditions heing experlenced in the western
YSA. Further, the golf tourse is struggling with substantially increased costs In virtually evéry
category, luw green fees due 1a large over supply in the market place, carrying costs, significs it

[ O R
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180 Land Co LLE, Seventy Acres LLC and Fore Stars L1d.,
1215 5. Forf Apeche Bd., Suilg § 120
Lag Vegas, NV K9117

capital expeaditures. These expenditures would b required to repalr, rehalr andfor replace the
courca’s gregns, tees, landscaping, very signifleant ivlgation infrastructure, equipment and
tlubhcuse, all in ocder to stay relevant, that Is, 1o ba competitlve, oparationally afficlent and
canternporary. The Applicants balleva thar glven these burdans, the golf course was destingd
for closure and the property destined 1o ba regurposed.

Locking Forward

The Applicants’ afffliated entitfes are the largest single owmers of homes, lots and
eondaminiurn in Queensridge and Cne Queensridge Place. In addition, Applicants have built 40
custont Romes in (ueensridaa a5 well as 218 Unlts n One Cueensridge Plage, It was anticipated
that i Appllcants did net purchase the Praperty, the ikellhoed is that conventional home
builders would have done $o; and then proceeded to attempt to build it out purswant o its
existing R-PO7 zoning {up to 7.49 DU's per acre), with tevelupment spread thioughout the
Property. The Applicants had boih the mativation and # personal sense of obligetion nat just (e
protect thei propertiey’ waiues tut the value of the properties of their many Queensridge
friends and neighbors. Consequently, Applicants essentially felt “Torcet™ o purthase the golf
caurse’s owvnership entlty, paying a very significant premtum to do 5o,

Rather then Ieaving the land that was vsed as golf course {ay dormant and devalue the adjacent
Oueensridge properties, the implement ation of the 2016 Master Plan with the approval of the
requested GP& 2nd Reonings, will collectively enhance the value of the individual ad jacent
aroperiies, 35 well as dhat of the oversll Queensridge neighborhood,

with the advent of newer Lommunities, Queensridge has “fost its edge™, Itis no longer known
s “the place to be”; The Ridges in Summerlin and its various neighborhaads have pesitionad
themselves 1o have that cache and therefore Queensridge’s praperty values have nat kept pste.
Implementing tha 2016 Master Plar, with its spprosimate $1.5 billion investment together with
its new and varied residensial offecings, will bring 2 substantial renawed =nergy, awarenass,
excitement and vatue ba Queensridge and One Gueensridge Place,

Security of the Property Seourity

SeCurity is 2 major cancern for all property owners everywhere. Oueensridge is no exception.
Queensridge North and Scuth have been severely impacted with home and auto break-ins and
thefs over the last severz years. It Is possible that some of the public courses patrons are
thieves scovting adjacent propertles for their day andfor night tine gxplalte. The closure of the
course will also enhance security since access for those thieves caming through Charlestan and
Hualapai drainage culverts and/or over the S-8” walls will be eliminzted,

MUY GPA-63599 and ZON-63601
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1shand on LLE, Seventy Aces LG and Fore Stars Lid.
13155, Forr Apache Rd., Sulte ¥ 120
Las Viegos, NV 35117

Cenclusian

The implementation of the 016 Master Plan, with its very large Estata Lots. larga eustom
homes, preserve areas, thowsands of additional trees, enhanced landsczpe areas and Liory
ol Family develapenent with a variaty of offerings, will praduce an environmaat Eke no other
I the Las Wegas Vallay.

importantty, the economic benefits, such as jobs, property tax increasas, szles tax ravenues,
and the commerce generated from the land development and home huiding are all very
meaningful ta the overall community, The Eoonomic and Fiscal Benefits Study, grapared by
respected local financial analyst/economist iohn Restrepo, is included with the 2016 Mastar
Plan materials and distusses these economic beneflis in detail.

Thank yau in advance for the City's conslderation of these GPA and Rezoning refuests. We lock
forward 1o working with the City and our nolghbers in bringing the repurposed uses of the
Froperty, as reflecied in the 2016 Master Plan and commensurate with thess GPA and Rezoning
dasignations, to fruition.

180 Land Co LLT, Sevsnty Atras LLC And Fore Slavs Lid.
Wevada Jimiwed Tiability companies

By:  EHB Companies LLC
a Nevadz limited liability compeny
Its: Manager

By: L
Nume: Yohan Lowie \/ ' 'ﬁh"‘
Its:  Manager

Erpie; J/w‘lq,ffg

Exhibits:
1 Pargel Map
2 Ioning Yerification Letter
3 2015 Master Plan Davelopment Areas
PRJ-G3491
3 [ ¥aga NG|
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DEVELOPMENT AGREEMENT
FOR

THE TWO FIFTY

— e

PRJ-63491
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THIS DEVELOPMENT AGREEMENT {"Agreemant”) is made and entered into this day

of . 2018 by and between the CITY OF LAS VEGAS, a municipal corporation of the State of
Nevaga ("City") and 18¢C LAND COMPANY LLC, 2 Nevada lkmited liabifly company (*Master
Developer'}. The City and Master Developer are sometimes individuzally referred to as a "Party” and
coliectively as the "Parties”,

RECITALS

A, City has authorily, pursuant f¢c NRS Chapter 278 and Tille 19 of the Code, tc enter into
development agraements such as this Agreement, with persans having a legal or equitable inferest in real
property lo establish long-range plans for the development of such property.

B. Sevenly Acres LLC, a Nevada limited liability company (“Seventy Acres™, Fora Stars,
LTD., a Nevada limited liability company ("Fore Stars”) and 180 Land Co LLC, a Nevada limited fiabilily
company (180 Land"} are the owners (Sevenly Acres, Fore Stars and 180 Land each individualy an
"Owner" and colleclively the "Owners") of the Preperty describad on Exhibit "A™ attached hereto
{collactively the "Propery”).

C. The Praperty is lhe iand on which the gelf course, known as the Badlands, is currently
aperated. The goif course will be closed and ths land rapurposed in 2 mannsr that is complementary o
the adjacent uses with very large esfale lois with custern homes and with luxury muliifamily development.

D. The Propearly is divided into four {(4) development areas, totaling twe hundred fifty and
ninaty-two hundredths (250.92) acres (hereinafter referred lo as "The Two Fifty"), as shawn on Exhibit
“B" attached hareto.

E. A Major Modificakion to the 1990 Approved Peccole Ranch Master Plan has hean
submitted concurrent with this Agreement (and is altached hereto as Exhibit *C”) 1o allow for the
repurposed uses an the Property.

F. The Parties desire lo enler inte a Development Agreement for the devalopment of the
Proparty In phases and in conformance with the requirements of NRS Chapter 278, and as ctherwise
permitied by faw.

G, Seventy Acres and Fore Stars irrevocably appolnt Master Developer o act for and on

PRJ-634401
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Fore Stars and Master Developer's obligations under this Agreement.

H. Tha first phase of the multifamily development shall be on seventeen and fary-nine
twndredths (17.43) acres of land at the southwest comer of Alta Drive and Rampart Boulevard
{"Development Arza 1"} as shown on Exhibit “B” attachad hereto.

I The remainder of lhe Property shall be developed as the markat <lemands, in accordance
with lhis Agreement, and at the sole discretion of Master Developer.

S The Parties acknowledge that this Agreament will {i} promota the health, safety and
general welfare of City and its inhabitants, (i) minimize uncertainty in planning for and securing orderly
development of the Property and surrounding argas, (i} ensure attainment of the maximum efficlent
utilization of resources within Gity at the lsast economic cost to its citizens, and (iv) otherwise achieve the
goals and purposes for which the laws governing development agresements were enacted,

K. The Parlies further acknowledge that this Agreement will provide lhe owners of adjacent
properties with the assurance Lhat lhe development of the Property will be compalible and complimentary
lo the existing adjacent developments in accordance with the Two Fifty Design Guidelines (“Dasign
Guidelings”) attached hereto as Exhibit “D",

L. As a result of the development of the Property, City will receive needed jobs, sales and
other tax revenues and significant increases to its real property tax base. Cily wilt addilionally receive a
grealer degree of certainty with respect to the phasing, liming and orderly developmant of the Property by
a developer with significant experience in the development process.

143 Master Developer desires {o obtain reasonable assurances thal it may develop the
Community in accordance with the terms, conditions and intent of this Agreement. Master Developer's
decision to enler into this Agreernent and commence development of the Community is based on
expecialions of proceeding and the right to proceed with the Communily in accordance with this
Agreement and the Applicable Rulas.

N. Master Developer further acknowledges that this Agreement was made a part of the
record at the time of its approval by the City Council and that Master Developer agrees without protest (o
the reguirernents, limitations, and condilions imposed by this Agreement.

NOW, THEREFORE, in consideration of the foregoing recilals, the promises and covenants

3 [ 031716
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contained herein and other good and valuable consideration, the recelpt and suffisiency of which are
hereby acknowladgead, the Parlies herato agree as follows:
SECTION QNE

DEFINITIONS

For all purposes of this Agreement, except as otherwise axpressiy provided or uniess the context
otherwise requires, the following terms shall have the following meanings:

“Affiliate™ of any persen means {a) any other Person directly or indirectly contralling or controlied
by or under direct or indirect common contro! with such Person and (b} any other Parson thal beneficially
owns at least fifty percent (50%) of the voting cornmon stock or partnershlp interest or limited liability
company interest, as applicable, of such Person. For the purposes of this definition, "cantral” when used
with respecl to any Perscn, means the power 1o direct the management and policies of such Persan,
directly or indirectly, whether through the ownership of voling securities, pannership interests, by contract
or otherwise; and the terms "controlling” or *controlled" have meanings correlalive to the foregoing.

“Agreement” means this development agreement and at any given time includes all addenda and
exhibits incorporated by referance and all amendments which hereafter are duly entered into in
accordance with the ierms of this Agreement.

"Applicable Ruies” means and rafers o

(a) The provisions of the Code and all other uniformiy-applied City rules, policies,
regulations. ordinancas, laws, general or specific, which were in effect on the Effective Date;
{b) This Agresment;
{¢) The Design Guidelines; and
(d) The term "Applicable Rules” does nat inciude;
(i Any ordinances, laws, policies, regulations or procedures adopted by a
governmental entity olher than City,;
{h) Any fee or monetary payment prescribed by Cily ordinance which |s
uniformly applied ta all development and construction subject to the City's jurisdiction; or
{13} Any applicable state or federal law ar ragulation.

“Authorized Designee’ means any person or enlity authorized in writing by Master Developer to

iﬂﬁ?k!-ﬁfﬂgl
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make an application to the Cify for an Entiflement Requesi on the Praperty.

"Building Codes” means the devefopment of the Community shall be sublect to the Building
Godes and Fire Codes in effect at the time of issuance of lhe permit for the particular development
activily.

"CCRFCD" means the Clark County Regional Flood Control District.

"CCED" means the Clark County School District,

"Cerifficate of Occupancy or C of O means that cerificate issued by the Building Official
pursuant o the Gty of Las Viegas Administrative Code. often after issuance of a TCO, authorizing the
final eccupancy of buildings and struclures or portions thereof after the Building Official has inspected the
building or structure and has found no violations of the provisions of that gode or other laws which are
enforced by the enforcement agency.

“City" means the City of Las Vegas, logethar with its successors and assigns.

"City Councll” means the Las Vegas City Council.

"City Infraslrusture Improvement Standards™ means in their mosl recent aditions and with the
most recent amendments adopted by the City, the Standard CGrawings for Public Works Gonstruction Qff-
site Improvements, Clark County, Nevada; Uniform Standard Specifications for Public Works Construction
Off-site Improvements, Clark County, Nevada; Uniform Ragulations for the Conlro! of Drainage and
Hydrologic Criteria and Drainage Design Manual, Clark County Regiona! Flood Control District; Design
and Conslruction Standards for Wasiewster Collaction Systems of Southern Nevada and any othar
engineering, development or design standards and specifications adopted by the Gity Council. The tarm
includes standards for public improvements and standards for private improvements required under the
upcC.

"City Manage:” means the person holding the position of Cily Manager at any time or their
designee.

“City Refarral Groug” means a group comprised of representatives of the Departmant of Flanning
& Development, the Department of Public Works, the Department of Building and Safely, the Department
of Fire Setvices, the Department of Parks and Leisure Aclivities and any other <ity department or agency,

as determined by the City Manager. The City Referral Group reviews and makes dscisions on Site

PRJ-63491
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Crevelopment Plan Reviews within the Community.

"Cade" means the Las Vegas Municipal Code, including all ordinances, rules, regulaiions,
standards, criteria, manuals and other references adopted therein,

"Community” means the Froperty and any and alb improvsments provided for or constructad
thereupon,

‘Design Guidelines” means the document prepared by Master Devetoper, attached herelo as
Exhibit "D, and reviewed and approved by City,

"Designatad Builder” means any legal entity other than Owner{s) that owns any parcel of real
praperty within the Community, whether prior 1o or after the Effective Date, provided Lhat such entity is
designaled as such by Masler Developer fo City Manager in wriling. For purposes of the Applicable
Rules, the term "Designaled Bullder" is intended to differentiate between the Master Developer, Owner(s)
and theit Affiliates in their capacity as developer and land owner and any oiber entily that engages in the
developmenl of a structure or othar improvements on 2 Davelopment Parcel within the Community. A
Designated Builder is not a Party 1o this Agreement and may not enforce any provisions herein, bt upon
execullon and recordation of this Agreemenl, a Designated Builder may rely on and be subject to Lhe land
use enlilements provided for herein. Designated Builder will work closely with Master Developer to
ensurg the Community is developed in accordance with this Agreemaent.

"Development Parcels” means lagally subdivided parcels of land within the Community that are
intended to be daveioped or further subdivided.

"Development Area” means Lhe four (4) separate development areas of the Property as shown on
the Master Land Use Plan atlached hereto as Exhibit "B".

“Development Phase Map, Final® means any final map recorded on the Froperdy afier the
recerdation of this Agreement.  Tha Phase Development Final Maps shall be in conformance to the
Development Phase exhibit.

“Director of Planning” means ihe Director of the City's Deparlment of Planning or their designee.

"Director of Public Works" means lhe Direclor of the Gily's Deparlment of Public Works or their
designee.

"DWR" means the State of Nevada Division of Waler Resources.
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"Effective Date” means the date, on or after the adoption by City of an ordinance approving the
execulion of this Agreement, and the subsequent execution of this Agresment by the Pariies, on which
this Agreement is recarded in the Office of the County Recorder of Clark Counly. Each party agrses o
cooperale as requested by the other panty 10 cause the recordation of this Agreement withiout delay.

“Entitlement Request” means a request by Master Developer or its Authorized Designee for any
tand use appraval including, without limitation, a tentative or final subdivision map and/or a Site
Develcpment Plan Review.

"Grading Flan, Master Rough" means a plan or plans prapared by a Nevada-licensed
professional engineer, to:

{a) Specify areas where the Masler Developer intends (o perform rough grading
oparations;

{b} Identify existing elevations and features that are to be preserved within the
Community and do so al 2 drawing scale nol to excead one hundred feat {100") per inch;

(c} Identity approximale fuiure elsvations and slopes of roadways, paseos,
Development Parcels, open space, and drainage areas;

{d) tdentify rough design elevations on a two hundred foot (200"} grid, and at street
interseclions, at parcel baundaries, or more frequently;

{e) Identify ocations and heights of potential stock piles; and

(f} Prior o issutance of any reugh grading permit, the Directar of Public Works may
require an update lo the Masier Drainage Study to address the impacts of phasing or diverfed flows if the
Master Drainage Siudy does not conlain sufficient detail for that permit.

The Master Rough Grading Flan shall be reviewed by the Director of Public Works for
conformance to the grading and drainage aspects of the approved Master Drainage Study and the
Director of Planning shall consider the plan for the assthetic aspecis of the plan.

"Grading Flan", which accompanies (he Technical Drainage Study, means a detailed grading plan
for a development site within the Community, created pursuanl to the UDC, 1o further define the grading
wilhin residential or commerclal subdivision sites as identified in the Masler Rough Grading Plan tc a
level of delail sufficient to support construction drawings, in accordance with the CCRFCD Hydrologic
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Criteria and Drainage Design Manual.

"HOA or Similar Entity" means any unil-owners' association organized pursuant to NRS
116.3101, that is comprised of owners of residential dweliing units in the Community, or portions thereof,
created and govemed by a declaration {as defined by NRS 116.037), formed for the purpose of
managing, maintalning and repairing all commaon areas transferred (o it for such purposes.

“Investment Fimn" means an entity whose main business is holding securities of ather companias,
financial instruments or property purely for investment purposes, and includes by way of example, and
not fimitation, Venlure Capital Firms, Hedge Funds, and Real Estale Investmant Trusls.

"LVWWD" means the Las Vegas Valley Water Disirict.

"Master Developer” means 180 Land Company LLC, a Nevada limited liabllity company, and ils
successors and assigns as permitted by the terms of this Agreement,

"Masler Drainage Study" means the comprehensive hydrologic and hydraulic study to be
appraved by the Direclor of Publlz Works, including updates required by the City when changes to the
condilionally approved study are proposed that must also be approved by the Director of Puhlic Works.

"Master Land Usg Plan” means the approved site plan for the Community, which is Exhlbit "B".

"Master Sanitary Sewer Sludy" means the comprehensive study o be approved by the Director of
Public Weorks, including updates required by the City where changes 1o the conditionally approved
densities or layout of the development are proposed that would impact on-preperty andfor off-property
pipeline capacities and may result in additional required off-property sewer improvements.

‘Master Studies” means the Master Traffic Study and the Master Drainage Study,

‘Master Traffic Study" means the comprebensive study with respect to this Property to be
approved by the Diractor of Public Works.

"Master Utility Improvements” means those waler, sanitary sewer, storm water drainage, power,
street tight and naturat gas improvements within and directly adjacent (o the Proparty necassary to serve
the proposed development of the Community other than those utility improverments to be located within
individual Development Parcels. All public sewer, streslighls, traffic signals, associated infrastructuras
and public drainage located outside of public right-of-way must be within public easements within

common lots of the HOA or Similar Entity or of ihe Developmenl Parcels.
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"Master Utility Plan" means & conceptual depiction of 2l existing and proposed ufility alignments,
easements or alherwise, within and directly adjacent to the Property necessary to serve the proposed
development of the Community, olher than those ulility improvements (o be located within individual
Development Parcels. The Masler Developer shall align all proposed utililes within proposed public
rights-of-way when reasonable and will dedicale such rights-of-way to the City before granting utility
easaments to specifie utility companies, and Master Developer shall separately require any Authorized
Designee to disclose the existence of such faciliies located on {or in the vicinity of) any affected
residantiai lots, and easements necessary for existing and future LYWWD waler ransmission mains.

"Metro” means the Las Vegas Metropolitan Police Deparlment,

"MRS3" means the Nevada Revised Statutes, as amended fram time o time.

"Off-Propery” means outside of the physical boundaries of the Property.

"Off-Property improvements,” as this definition relates to the Master Studies, means infrastructisre
improvements located cutslide the Property boundaries required by the Master Studies or aother
governmental entiies o be compleled by the Master Developer due to the development of the
Community.

“On-Property” means within the physicat boundaries of the Property.

"Cn-Property Improverents,” as his definition relates to the Master Studies, means infrastructure
impravements located within the Property boundaries required by the Master Sludies or other
gavernmenial entifes to be completed by lhe Master Developer due to lhe development of the
Community.

"Ofi-Site Improvements” means any and all improvements necessary for a discrete parcel of
praperty as required by the Applicable Rules.

"Party,” when used in the singular form, means eilher Master Develaper, an Qwner ar City and in
the plural form of *Parties” means Master Developer, Owners and City.

*Planning Commission” means lhe City of Las Vegas Planning Commission.

*Planning Department® means lhe Department of Planning of the City of Las Vegas.

"Property" means thal cerlain 250.92 gross acres of real property which is the subject of this

Agreement. The legal description of the Property is set forth at Exhibit "A".
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"RTC" means the Regional Transparalion Commission of Sauthern Nevada.

“SNHD" means the Scuthern Mevada Healih District.

"Subdivision Map® means any instrument under NRS and the UDC which tegally subdivides
preperty or gives the right to lsgally subdivide property.

“Technical Drainage Sfudy” means: a comprehansive hydrologic study prepared under the
direction of and stamped by s Nevada-licensed professional engineer, to:

(a) Eslimate the impact of slorm water run-off affecling a Development Parce! from
an-proparly and off-praperty sources;

b) Estmate the impact of any storm water run-off 1hat will affect down-stream off-
praperty real property;

{c) Identify the impacts of any storm water sun-off that will affect the Development
Parcel; the on-property proposed drainage facilities and patterns ang any off-property drainage facilities
and patterns; and

(d} Identify the means and methods necessary o mitigate such impact, including a
commitment to implerment, or pay for such mitigating improvements within a specified time frame.

The Technical Drainage Study shall be approved by the Director of Public Works.

“Temporary Certificate of Oceupaney or TCO" means that temporary certificate jssued by the
Building Official pursuant ta the City of Las Vegas Administrafive Code authorlzing the temporary use and
vtcupancy of buildings and structures or porlions thereof afler the Building Official has inspectad the
building or struciure and has found ne violations of the provisions of that code of other laws which are
enforced by the enforcement agency. For loft units, completed bathrooms and kitchens shafl not be
required for issuance of TCO.

"Term™ means the term of this Agreement.

"UDC” means lhe Unified Development Gode.

"Village Street” means any of those roadways identified as Vitlage Streats, whethar public oy
privale, which Master Developer is obligated o construct pursuant to the Master Traffic Study, togelher
with associated curb, gutter, underground ulility improvements including fber optic interconnect,

streetlights, traffic control signs and =ignals othar than those for which & fes was paid pursuant to

sy
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Ordinance 5644, sidewalk or krail and landscaping as indicated on the appropriate cross section in the
Dasign Guidelinas.
SECTION TWO

APPLICABLE RULES AND CONFLICTING LAWS

2.01 Reliance_on_the Appliceble Rules. ity and Master Developer agree thal Master
Developar will be permitted 10 carry cut and compiata the development of the Community in accordance
with the lerms of this Agreement and the Applicable Rules. The terms of this Agreemenl shall supersede
any confiicting pravision of the City Code except as provided in Section 2.02 below.

2.02.  Aspvlication of Subseguently Enacted Rules by the City. The City shall nol amend, alter
or change any Applicable Rule as applied to the development of the Community, or apply a new fea, rule
regulation, resolution, policy or ordinance to the development of the Community, except as follows:

(&} The development of the Community shall be subject to the Building Codes and
Fire Codes in sffect at the time of issuance of the permit for the parlicular development activity.

(b) The application of a new uniformly-applied rule, reguiation, resclution, paticy or
ordinanca to the devetopmant of the Community is permitied, provided that such adtion is necessary to
protact the health, safety and welfare of City residents, and provided that City gives Master Developer
wiitten notice Lhirty (30) days prior to implemending a new palicy.

(c) Nothing in this Agresment shall preclude the application to the Community of
new or changed rules, regulations, policies, resclutions or ordinances specifically mandated and required
by changes in state or federal laws or regulations. In such event, the pravisions of Section 2.0 1o 2.05 of
this Agreement ara applicable.

(4) Should the City adopt or amend rules, regulations, policies, resolutions or
ordinances and apply such rules to the development of the Community, other than pursuant to one of the
above Sections 2.02(a), 2.02(b} or 2.02{c}, the Master Developer shall have the aplion, in ils sole
discration, of accepting such new or amendsad rules by giving wrilten notice of such acceptance, Cily and
lhe Master Developer shall subsequenlly execute an amendment to this Agreement evidencing the
Masier Developers acceptance of the new or amended ordinance, ruie, regulation or policy within a

rgasonable time.
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2.03 Conflicting Federal or State Rules. In the event that any federal or state laws or
regulations prevent or preclude compliance by City or Master Develaper with one of more provisions of
this Agreement or require changes o any approval given by City, this Agreement shall ramain in full force
and effect as to those provisions not affected, and:

{a} Notice of Conflict. Either Party, upon leaming of any such matter, will provide tha
ather Party with written nolice thereof and provide & copy of any such law, rule, regulation or policy
together with a statement of how any such matter conflicts wilh the provisions of this Agreament: and

(b) Muodification Confetences. The Parties shall, within thirty (30) calendar days of
the notice referred lo in the preceding subsection, meet and confer in good faith and attempt to modily
this Agreement to bring it into compliance with any such federal of siate law, rule, regulation or poticy.

204 City Council Hearings. In the event either Party believes that an amandment to this
Agreament is necessary dua to ihe effect of any federat or state law, ruie. regulation or policy, the
proposed amendment shall be scheduled for hearing befora the Cily Gouncil. The City Cauncil shall
determine the exact nature of the amendmenlt necessitated by such federal or state law or regulation.
Master Developer shall have the right to offer oral and written festimony al the hearing. Any amendment
ordered by the Cily Council pursuant to a hearing contemplaled by this Section is subject to judicial
review. The Parties agree thal any matier submitted for judicial review shall be subject to expedited
review in accordance with Rule 2,15 of the Eighth Judicial District Court of the State of Nevada.

2.05 Cily Cogperalion. City shall cooperate with Master Developer in securing any City
permits, licenses or other autherizations that may be required as a resuit of any amendment resuiting
from aclions initiated under Section 2.04. As required by the Appiicable Rules, Master Developer shall be
responsible to pay ali applicable fees in connection with securing of such permits, Hcenses or other
authorizations. Permits issued to Master Developer shall not expire until the work coverad under the
parmit is complete.

SECTION THREE

PLANNING AND DEVELOPMENT OF THE COMMUNITY

3.01  Permiiled Uses, Dansity, and Height of Structures. Pursuant to NRS Ghapter 278, this

Agreement sets forth the maximum height of structures to be construgted in the Community, the density
PRJ-63491 |
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of uses and the permitted uses of the land for each parcel within the Community.

(a) Maximum Units Permitted. The number of residential dwelling unite allowed
within the Community, as shown on Exhibit B, is three thousand eighty (3,080) units with seven hundred
twanty (720} units in Development Area 1, twelve hundred fifty (1,250} units in Davelopment Area 2, one
thausand fifty {1,050) unils in Development Area 2 and sixty (60} unils in Development Area 4,

{b} Permitted Uses and Unil Types. The Community is planned for a mix of single
family residential homes and multi-family residential homes including tower residential homes. In
Development Areas 1, Z and 3, ancillary commercial uses, each up to five thousand (3,000) square feat in
size, shall be permitted. Clock towers and water features (if supplied by privately-owned water rights)
shall be allowed in the Community. The additional uses allowed within the Coammunity are listed in the
Dezsign Guidelines attached as Exhibit “D”. The lypes of buildings and dwelling units shall be permitted
in accordance with the Applicable Rules.

(c) Density. Masiar Developer shall have the right ko determine the nurber of
residential dwelling units to be developed on any Development Parcel. Notwithstanding the foregoing,
the maximum density permitied in DeveIOpﬁwent Area 1 shall be seven hundred twenty (720) residential
units; Development Area 2 shall be twelve hundred fifty (1,250} residential units; Development Area 3
shall be one thousand fifty (1,050) residential units; and Development Area 4 shall be sixty (60}
residential unils. VVilth respect to any propesed and approved tower residential, only after issuance of a
TCG on the buiiding will the unit G of Os be requesied on an individual unit by unit basis,

{d) Maximum Height. The maximum height shall be governed by the Code except as
otherwise provided for in the Dasign Guidelines allached as Exhibit “D".

(e} Phasing.

(i) Development Area 1 will bs the first multifamily development In the
Community.

(i} The remainder of the Property shall be developed as the market
demands, in accordance with this Agreement, and at the sole discretion of Master Daveloper,

(i} Master Developer and City agree that prior to the

approval for consinuction of the eighteen hundred and ninety-sixth {1,896™) residentiat unit, by way of a
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building permitissuance, Master Developer shall have substanifally completed the drainage infrastructure
required in Development Area 4. For purpeses of this subsection, substantially completed shall mean the
instaliation of the boyx, culverts required pursuant to 1he City-approved Master Drainage Study.

(iv) Clubhouse Drive extension as shown in Exhibit "C's" Exhibits L-1 and
L-2 shall be completed prior to the approval for conslruction of the eighteen hundred and ninety-sixth
{1 .896"'} residential unit, by way of a building permit lssuance,

{f) Construgtion Operatiens. Master Devalopar may construct within Development Area 1,
Development Area 2 and Development Area 3 twenty-lour (24) hours per day, subjecl to Las Vegas
Municipal Code Section 9.18, to allow for expedited consiruction.

(o ding and Ear v t

{i} Masler Developer understands that it musl obtain Federal Emergency
Management Agency's ("FEMA"} CLOMAR approval prior o any mass grading on the FEMA designaled
araas of the Propetty.

(i} Master Developer's intertion is that the Property's mass grading and cut
and fill earth work will balance, thereby mitigating the need for the import and export of fill material.
However, there will be a need to import and/for export dint for landscape fill.

(i) In order to minimize earth movement to and from the Property,
Master Developer shall ba authonized to do all things necessary to procass the cut materials on gite to
create the needed fill materialg, therefore eliminating or significanily reducing the nead to fake cut and fill
materiais 1o and from the Properly. Afler approval of the Master Rough Grading Plan, other than the
necessary Clark County Depariment of Air Quality Managernent approvals needed, Master Developer
shall not be required to obtain further approval for rock crushing, sarth processing and stockpiling an the
Property. The rock crushing shall be located no less than five hundred {500} feet from existing residential
homes and shall be subject to Las Vegas Municipal Cade Section 9,16,

.02, Entilement Requests.
(&) Generally. City agrees to reasonably cooperate with Master Developer to:
(i) Expeditiously process all Entilement Reguests in ¢onnestlon with the

Praperty thal are in compliance with the Applicable Rules and Master Studies; and
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(i) Promptly consider the approval of Enlilement Requests, subject to
reascnable conditions not atherwise in confiict with the Applicable Rulss or the Master Studies.
(b} £oning Entitlement for Property. The Parlies acknowledge and agree that the
Property will be rezoned for development in accordance with the Peccole Ranch Master Plan, as
amended, to allow for the development of the densilies provided for hersin,
{e) Othet Entitlament Reguests, Excepl as provided herein, all other Entitlement
Request applications shalt be processed by City according to the Applicable Rules. The Parties
acknowledge that the procedures for processing such Entitlement Request applications ara governed by
this Agreement, and if not covered by this Agreement, then by the Code. In addition, any additional
application requirements delineated herein shall be supplemental and in addition to such Cade
raquirements.
(i Site Developmant Plan Review. Unless otherwise provided for herein,
Master Developer shall satisfy all Code requiremenis for the fiing of an applicaton for a Site
Development Plan Review, except no Site Development Plan Review will be required for any of the up to
sixty (60} residential units in Development Area 4. The open space requiremants for 2ach development
within the Communily shall be addressed with each Site Development Plan Review.

The Parties agree that the City Referral Group shall review all Site Development Plan Reviews
within the Community. All rulings, decisions and recommendations by the City Referral Group shall be by
majorily vole of the quorum in attendance. The Chairman of the Cily Referral Group shali be the Director
of Flanning. ‘The City Referral Group shall hear and consider the facls presentad and determine whether
to approve ar deny the site plan. Any approval may include any conditions, slipulations, requirements or
limitations that may be nacessary to fulfil the intent of this Agreement. The Parties agres that;

(@) Within thirty {30) days of a submission being deemed compieted,
the Qireclor of Planning shall notify the applicant, in writing, of ihe action and dacision of the City Reaferral
Group. The nelification shall include any conditions that may be required to complete the Site Plan
Raviaw,

{2} An applicant may appeal the decision of the City Referral Group
to the Flanning Commission by submitting a writtan appeal to the Director of Pranning within ten (10) days
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of raceipt of the City Referral Group's action, stating whether there is a disagreement. A final appeal can
be referred to the City Council by either the applicant or the Director of Planning for a final decision.

{ii) Special Use Permits. Except as provided for herain, Master Daveloper
shall satisfy all Code requirements far the filing of an application for a special use permit. The Parties
further agree that:

{1) Except as otherwise provided in this Agreement and the Design
Gulidelines, special use permit applications shalt be processed in accordance with the UDC.

4] City shall not accept any spacial use permit application without
writteny verification that the Master Daveloper either approves of the application or has no objection
thereto.

3.03.  Dedicated Staff and the Processing of Applications.

{a} Processing Fees, Generally. Al Eniitlement Requests, Minor or Major
Madification Requests and all other requests relaled to the development of the Community shall pay the
fees as provided by the UDC,

) Inspection Feas. Construction dosuments and plans that are prepared on behall
of Master Developer for waler facilities such as waler pumping stations, waler reservoirs, waler
transmission mains, and water distribution mains, that are reviewed by City for approval, shall nat require
paymant of inspaction fees to City unless the water service provider will not provide those inspection
services.

) Dedicated Staff. {Upon written request from Master Developer to City, City shall
provide within thirly (30) days from written notice, if staff is available, and Master Developer shail pay for a
fulltime inspector dedicated oaly lo the develapment of tha Community. IF ity staff is not available, Gity
agrees to oulsource to a third-party inspaction company and Master Developer agrees to pay for such
outsourcing.

3.04 Modification of Design Guidelines. Parties agree that the onty proper entity to request a
maodification or devialion to the Design Guidelines is the Master Heveloper entity. A madification or
daviation to the Design Guidelines shall nol be permitted by: any other purchaser of real property within
the Commupity, the HOA or Similar Entily.
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(a) Applicant. Reguests for all modifications of the Deslgn Guidelines may ba made
only by Master Developer,
{b) Minor Modifications. Except as otherwise provided for herein, Minor
Modifications are changes to the Dasign Guidelings that include:

{i} changes in architectural styles, color paleites and detail elements.

i} the addifion of similar and complementary architectural styles, color
paletles and detaii elemenis to rasidential and commercial uses.

(iti) changes in building materials.

{iv} changes in landscaping materials, plant palettes, and landscaping detail
elemeanis,

(e) Submittal, Revisw, Decislon, and Appeal,

{i) An application for Miner Modification of the Design Guidefines may be
made 1o the Director of Planning for his consideration. The Director of the Depariment of Flanning shall
coordinate the Cily's review of the applicalion and shali perform all administrative actions related lo the
application.

{ii) The Direclor of the Depariment of Planning may, in his discration,
epprove a Minor Medification o impose any reasonable condition upon such approval. The Director of
Flanning shall issue a written decision within thirty (30) business days of receipl of the application. The
dacision is fimal unless it is appealed by the iaster Developer pursuant ta Seclion fiil) below.
Applications for which no written degision is issued within thirty (30) business days shall he deemed
approved. If the Director of the Department of Planning rejects a request for & Minor Modification, the
requast shall aufomatically be deamed 2 Major Modification, and at tha oplion of lhe taster Developer,
the decision of the Direclor of ihe Departrment of Planning may be appealed Io the Pianning Commission.

{iii) Master Developer may appeal any decision of the Dirsctar of the
Department of Planning o the Planning Gommission by providing & written request for an appeal within
ten (10) business days of receiving natice of the decision. Such appeal shall be scheduled for a hearing
at the next available Planning Commission meeting.

{iv) Master Daveloper may appasl any action of the Planning Commission by
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providing a written request for an appeal within ten {10} business days of the Planning Commissian
action. Such appeal shall be schedulad for a hearing at the next available City Council meeting.

() Majar Modifications.

(i} Any application for a modification to the Dasign Guidelines that dees not
qualify as a Minor Medification j5 a Major Modification.  All applications for Major Madificalions shall be
scheduled for & hearing at the next available Planning Commission meeling after the City's receipt of the
application or its raceipt of the appeal provided for in Section (c) above, whichever is applicable.

(i} Withaout limiting the foregoing, a Major Modification that increases density
in the Communily may only be done so by formally amending this Agreement pursuant to Seclion 4
below, to reflect such increase in density. The Master Developer shall meel and confer with the Director
of Public Werks or his designee as to whether 2n updale to the Master Studies is required, If the Director
of Public Works or bis designee requires an update to one or more of the Master Studies, such update
shall be prepared by Master Devetoper and submitted to the Deparment of Public Warks no later than
fifteen (15} business days prior to ithe date upon which the Planning Commission is 1o consider any such
amendment.

{iii} All actions by the Planning Commission on Major Modifications shall be
schedulad for a hearing at the nexl available City Council meeting.

3.05 Devigtion to Design Guidalines. A deviation is an adjustment to a particular requirement
of the Design Guidelines for a particular Development Parcel or iot.

{a) Minor Devialion. A Minor Deviation must nel have a material and adverse impact
on the overall development of the Community and may not exceed ten percent {10%) of a parficular
requiremant defineated by the Design Guidelines. An application for a Minar Deviatlon may only be made
under the llowing circumstances:

i} A request for deviation from any particular requiremnent delineated by the
Design Guidelines on ten percent {10%) or less of the lois in a Developmeant Parcel: ar

ity A request for deviation from the following parlicular requiremenls on

greater than 10% of the lets in a Development Parce! or the antire Community:

al Changes in architectural styles, color palettes and detail
| PRJ-6349
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elements.

o} The addition of similar and complementary architeclural styles,

color palates and detail elements to residential and commercial uses.

o} Changes in building materials.

d) Changes in landscaping materials, plant paletlas, and
fandscaping detail alements.

&) Setback encroachments for courtyards, porches, miradors,

casilas, architectural projections as defined by the Design Guidelines, garages and carriags units.

L} Height of courtyard walls,

{b) Administrative Review Permitied. An application for a Minor Deviation may be filed by
the Master Developer or an Autharized Designee as provided harein. Any appiication by & an Authorized
Designes of Master Developer must include 3 written staternent from the Master Developer that it either
approves or has no objection o the request.

(c)  Submittal, Review and Appeal

1) An applicalion for a Minor Deviation from the Design Guidelines
may be made to the Director of the Department of Planning for their consideration. Tha Director of the
Deparimanl of Planning shall coordinate the City’s review of the application and shall perform ali
admintstrative actions related to the application.

(i The Director of the Department of Fianning may, in iheir
discrelion, approve or deny a Minor Deviation or impose any reascnable condition upon such approval,
The Director of tha Department of Planning shail issue a wrilten decisicn within thirty (30) business days
of receipt of the application. The decision is final untess it is appealed by the Master Davelaper pursuant
io Section (3) below. Apgplicalions for which no written decision is issued within thirty (30) days shall be
deemed approved.

{iii) Master Developer or an Authorized Designee may appeal any
decision of the Director of the Department of Planning to the Planning Commission by providing a written
raquest for an appeal within ten (10) business days of receiving notice of the dacision. Such appeal shall

be scheduled for a hearing at the next available Planning Commission meeting,
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{iv) Master Developer or an Aulhorized Designee may appeal any
action of the Planning Comemission by providing a written request for an appeal within ten (10) business
days of the Planning Commission action. Such appeal shall be scheduled for 2 hearing at the rext
available City Council meeting.

(d) Maijor Deviation. Any application for 8 modification to the Design Guidelines that does
not qualify as a Minor Deviation is a Major Deviation. A Major Deviation must not have a material
and adverse impact on the overall development of the Community and may exceed ten percent
(10%} of any particutzr requirement delingated by tha Design Guidelines.

{1} City Council Approval Required. An application for a Major Deviation
may be filed by the Masler Developer or an Authorized Designes as provided herein. Any application by
an Authorized Designes must include @ writlen statement from the Master Developer that it either
approves or has no objection fo the request. Major Deviations shall be submitied o the Planning
Commission for recommendation {o the City Council, wherein the City Council shall have final action on
2l Major Ceviations.

{ii) Submital, Review and Approval.

{1) All spplications for Major Deviations shall be scheduled for a
heating at the naxt available Planning Commission meeting after the City's receipt of the application.
{2) All actions by the Planning Commission on Major Deviations
shall be scheduted for a hearing by the City Council within thirty {30) days of such action.
{e} If Masier Developer or an Authorized Designee reguests a deviation from adopted
City Infrastructure Improvement Standards, an appfication for said deviation shall be submitted to the
Land Development Section of the Departmert of Building and Safety and related fees paid for
considerafion by the City Engineer pursuant to the Applicable Rules.
1) Any request for deviation olher than those specifically provided shalk be
processed pursuant o Section 3.04 (Modifications of Design Guidelines).
3.06  Anti-Moratorium. The Partles agree that no moratorium or future ordinance, resolution or
other land use rule or reguiation impasing a fimitation on the construction, rate, timing or sequencing of

the development of property including those that affect parcel or subdivision raps, building permits,
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occupancy permits or other entillemnents to use land that ars issued or granted by Gity shall apply to the
development of the Community or portion thereof. Notwithstanding the foregoing, City may adopt
ordinances, resolutions ar rulas or regulalions that are necassary o

{a) comply with any state or federal laws or regulations as provided by Section 2.04,
above;

{b} alleviate or otherwise contain a legitimate, bona fide harmiut andfor noxious use
of the Property, in which event the ordinance shall contain the mosi minimal and least intrusive alternative
poseible, and shail not, in any event, be imposed arbitrarily: or

{c} maintain City's compliance wilth non-Clly and state sewsrage, water system and
ulility regulations. However, the City as the provider of waslewater collection and treatment for this
development shall make all reasonable best efforis 1o insure thal the wastewater facilities are adequately
sized and of the proper technology so as to avoid any sewage caused moratorium.

In the avent of any such moratorium, future ordinancs, resolution, rule er regulation,
unless taken pursuant to the three exceptions contained ahove, Master Developer shall continue to be
enlilad to apply for and receive consideration of Enlitement Requesis and other applications
contemplated in Seclion 3 in accordance with the Applicable Ruies.

3.07. Properly Dedications fo Cily. Except as provided in herein, any real properly (and
fixtures thereupon} ransferred or dedicated to City or any other public entity shall be free and clear of any
morigages, deeds of frust, liens or encumbrances (except for any encumbrances that existad on the
patenial the time it was delivered 10 hMaster Devetoper from the Uinited States of America).

SECTION THREE (A)

MAINTENANCE OF THE COMMUNITY

3(A)O1 Mainienance of Public and Common Areas,

{a) Master Community HOA, Master Developer agrees (o grganize a Master HOA or Similar
Enlity to manage and maintaln sidewalk, common landscape areas, any landscaping within the streel
tights-of-way including median islands, private drainage faciliies focalad within common elements,
including but not limited to, rip-rap linad channels and natural arroyos as defermined by the Master
Drainage Study or applicable Technical Drainage Studies, but excluding City dedicated public streets,
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curbs, gutters, streetlights upon City-dedicated public streets, City owned traffic control devices and traffic
cardral signage and permanent flood conbrol facilities.
{b} Maintenance Obligations of the Master HOA and Sub-HQAs. The Master HOA ar Similar

Enlity and the Sub-HOAs (which hereinafler may be referred to collectively as the "HOAs") shall be
respensible to maintain in good condition and repair all common areas that are transferred to them for
repait and maintenance {the “Maintained Facilties™}, including, but not limited to developed and
undeveloped sidewalks, private sireets. private alleys, private drives, landscaped areas, parks and park
facifities, trails, amenity zones, and any landscaping in, on and around medians and publie rights-of-way.

Master Developer acknowledges and agrees that the Master HOA or Similar Entity and
Sub-HOA (as applicable} are commen-interest communities created and governed by declaralions
{"Declaralions”} as such term is defined in NRS 116.037. The Declarations will be recorded by Master
Beveloper ar Designated Builders as an encumbrance against the property to be governed by the
appropriate HOA. In each case, the HOA shall have the power to assess the encumberad property to pay
the cost of such maintenance and repair and 1o create and enforce fiens in the evant of the nonpayrent
of such assessments, Masier Developer further agrees thal such Declarations will contain a covenant
running lo the benefit of City, and enforceable by City, that such facilities will be mantained in good
condition and repair. Such HOAs will be Nevada notfor-profit corporations with a board of directors
elected by the subject owners, provided, howaver, that Master Devsloper may control the board of
diractors of such HOA for as long as permitted by applicable Jaw.

(c} The Declaration for the Master HOA, when it has been fully executed and recorded with

the office of the Clark Counly Recorder, shall contain {or effestively cantain) the following provisiens:

{i) thal the governing board of the HOA must have the power fo malntain the
Maintained Facilities;

(i} that the plan described in Section 3A.02 can only be materially amended by the
aster HOA or Similar Entity board,;

(i) that the powers under the Declaration cannot be exercised in a manner that
would defeat or materially and adversely affect the implementation of the Maintenance Plan defined

below, and
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{iv) that in the avent the Master HOA fails io maintain the Maintained Fagsilities in
accordance with the provisions of the plan deseribad in Saction 3A.02, City may exercise its rights under
the Declaration, including the right of City o levy assessments on the praperty owners for costs incurrad
by Clly in mairtaining the Maintainzd Facilities, which assessments shall constitute liens against the land
and the individual lots wilhin the subdivision which may be executed upen. Upon request, City shall have
the right to review the Declaration for the sole purpose of detarmining compliance with the provisions of
this Section,

3(A)L02Z Mainlenance Plan. For park and common areas, maintained by the Master HOA or
Similar Entity or Sub-HOA (as applicable) the corresponding Declaration pursuant o this Seclion shal
provide for a plan of maintenance.

3(A).03 Belease of Master Developer. Foliowing Masler Dewvelopar's creation of HOAs to
maintain the Maintained Facilities, and approval of the maintenance plan with respect to each HOA, City
will hold each HOA responsible for the maintenance of the Maintained Facilitias in each particular
development covered by each Declaralion and Master Developer shall have no further liability in
connection with the maintenance and operation of such particular Maltained Fagilities. Notwithslanding
the precading sentence, Master Developer shall be responsible for the plants, trees, grass, irrigation
systems, and any other botanicals or mechanical appurlenances refated in any way to the Maintained
Facilities pursuant lo any and all axpress or implied warranties provided by Master Developer 1o the HOA

under NRS Chapter 118.

3(A).04 City Mainlenance Obligation Acknowledgad. City acknowledges and agress that afl

permanent fload control faclliies including but not limited to those improvements identified in the Master
Drainage Study or applicable Technical Drainage Studies fer public maintenance and all City dedicated
public streels {excluding any landscape within the right-of-way), associated curbs, gutters, City-owned
traffic control devices, sighage, and streetlights upon City-dedicated public streels within the Community
and accepted by the Cily wilt be maintained by City in good condition and repair at the City's sole cost
and expensa. Clty reserves the rights o modify axisting sidewalks and the installation of sidewalk ramps
and install or modify traffic controt devicas on common lels abutting public streets at the discretion of the

Director of Public Works. Master Developer or Master HOA or Similar Entity will maintain all temporary
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detention basins or interim faciiities |dentlfied in the Master Dirainage Study or applicable Technical
Drainage Studies. The City agrees to cooperate with the Master Developer and will diligently work with

Master Devejoper to obtaln acceptance of all permanent drainage facilities.

SECTION FOUR

DEFAULTY

4.01  Opporunity to Curg; Default. In the event of any noncompliange wilh any provision of
this Agreement, the Party alieging such noncompliance shall deliver to lhe other by cerified mail a ten
(10} day nolice of default and opportunity to cure. The lime of nolice shall be measured from the date of
receipt of the cedified mailing. The nolice of noncompiiance shall specify the nature of the alleged
noncompliance and the manner in which it may be satisfaclonly corrected, during which ten (10} day
period the parly alleged to ke in noncompliance shali not be considered in default for the purposes of
termination or instiution of lagal proceedings.

If the noncompliance cannot reasonably be cured within the len (10) day cure period, the non-
compliant Party may timely cure the noncompliance for purposes of this Saction 4 if it commences ke
appropriate remedtal action with the ten {10) day cure period and thereafier diligently prosecutes such
action to compistion within a period of time acceplable to the non-breaching Pary, If no agreement
between the Parties is reached regarding the appropriate timeframe far remediaf aclion, the cure pericd
shall not be longer than ninety {80) days from the date the ten (10) day nolice of noncompliance and
apportunity fo cure was mailed to the non-compliant Party.

If the noncompliance is corrected, then no default shall exist and the noticing Party shall take no
further action, If the noncompfiance is not correctad within the relevant cure pericd, the non-complaint
Party is in defatit, and the Party alleging non-compliance may declare the breaching Party in defauli and
elect any one or more of the fellowing courses.

{a) Optior to Tewninate. After proper notice and the expiration of the above-
referenced period for correcting the alleged noncompliance, the Party alieging the default may give notics
of intent 10 amend or terminate this Agreement as authorized by NRS Chapler 278. Following any such

netice of inlent to amend or terminate, the matler shall be scheduled and noticed as required by lawr for

| PRJ-83491 |
i 176 :

DIR-63602

24

CLV65-000572
0572

10607



consideration and review solely by tha City Council.

{b) Amendment or_Termination by City  Following conslderation of the evidense
presented before the City Councll and a finding that a subsianiial default has oceurred by Master
Developer and remains uncerrected, City may amendg or terminate this Agreement pursuant to NRS 278,
Termination shall nat in any manner rescind, modify, or terminate any vested right in favor of Masler
Developer, as determined under the Applicable Rules, existing or received as of the date of the
lermination. Master Developer shall have twenty-five (25) days after receipt of written notice of
termination to institute fegal action pursuant to this Seclion {o determine whether a default existed and
whether Cily was enlitled to terminate this Agreement. Should Gity terminate this Agreement, City agrees
that, at the requast of the Master Devalaper, the zoning en the Property shall revert back to the zZoning on
the Effective Date of this Agresment,

c) Termination by Master Devaloper. In the avent Cily subsiantially defaults under
this Agreement, Master Developer shall have the right ta terminate this Agreement afler the heating set
forth in his Section. Master Developer shall have the opticn, in its discration, to maintain this Agreement
in effect, and seek to enforce all of City's obligalions by pursuing an action pursvant to this Section 4.

402, Unavoidabls Delay; Extension of Time. Neither party hereunder shall be deemed to be in
default, and performance shall ha excused, where delays or defaulis are caused by war. national
disasters, terrorist attacks, insurrection, sirikes, walkouts, riots, floods, eanhquakes, fites, casualties,
third-party lawsuits, or acts of God. f written notice of any such defay is given te one Party o the other
within thirty (30} days after the commencament thereof, an automatic extension of time, unless otherwise
objected to by the party in receipl of the notice within thirty {30) days of such writtsn nolice, shall be
granted coaxtensive with the period of the enforced delay, or longer as may be required by circumstances
or as may ba subsequently agreed fo between City and Master Daveloper.

4.03.  Limiation gn Monetary Damages. Ciy and the Master Developer agrse that they would
not have entered inlo this Agreement if sither were lo be Hable for meonetary damages based upon 3
breach of this Agreement or any other allegalion or cause of action based upon or wilk tespect (o this
Agreement. Accordingly, City and Master Devetoper (or its permitted asslgns} may pursue any course of
action at law of in equity available for breach of contract, except that neither Parky shall be liable to the
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other or to any other person for any monetary damages based upon a breach of this Agresment or any
other allegalion or cause of action based upon or with respect te this Agreement. Notwithstanding the
foregoing, the Parties are not waiving any rights afforded to them under NRS 278.0233 or any other

provisions of NRS 278.

4,04, Venue Jurisdiction for judicial review under this Agreemant shall rest exclusively with
the Eighth Judicial District Gourt, County of Glark, State of Nevada or the United Stlates District Court,
District of Nevada. The parties agree to mediate any and all disputes prior to filing of an action in the
Eighth Judicial District Court unless seeking injunctive raliet,

405 Waiver. Failure or delay in giving notice of default shall not conslitute a waiver of any
defauil. Except as otherwise expressly provided Ih this Agreement, any failure or delay by any party in
asserting any of its rights or remedies in respact of any default shall not operale as & waiver of any
default or any such rights or remedies, or deprive such party of its right to institute and maintaln any
actions or procesdings that it may deem necessary to protect, asserl, or enforce any of ils rights or
remadies.

406, Applicable Laws; Altlormmeys' Fees. This Agreemenl shall be construed and enforced in

accordance wilh the laws of the Slate of Nevada. Each party shall bear its own altorneys’ fees and court
costs in conneclion with any legal procesding hereunder,
SECTION FIVE
GENERAL PROVISIONS

5.01. Duration of Agreement. The Term of this Agreement shall commence upon the Effective

Date and shail axpire on the thidisth (30} anniversary of the Effeclive Date, unless terminated earlier

pursuant to the terms hereof. Cily agrees that the Master Developer shall have the right to requast
extension of the Term of this Agreemant for an additional five (5} years upon |he foliowing conditions:

{a) Master Developer provides written notice of such extension o City at least one

hundred-eighty (180) days prior to the expiration of the original Term of this Agreement;

{b) Master Daveloper is not in default of this Agraement; and
c) Master Developer and City enter into an amendment to this Agreement
memorializing the extension of the Term.
PRJ-63491
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5.02. Assignment

The Parties acknowledge that the intent of this Agreement is that there is a Master Developer
responsible for all of the obligations in this Agreement throughout the Term of this Agreemeant,

(a) At any time during the Term, Master Beveloper and its successors-in-interast shall have
the right lo sell, asaign or transfer all of its rights, title and intarests to this Agreement {a "Transfer") to any
parson or entity (a "Transferee™). Except in regard to Transfars to Pre-Approved Transferees {which does
not raquire any cansent by the City as provided in Section 5.02(b) below), prior to consummating any
Transfer, Master Developer shall obtain from the Gity written consent to the Transfsr as provided for in
this Agreemenl, which consent shall agt be unreasonably withheld, delayed or conditioned. Master
Developer's written request shall provide reasonably sufiicient detail and any non-confidential, non-
proprietary supporting evidence necessary for the Cly to cansider and respond lo Master Developer's
request. Master Developer shall provide information to the City that Transferes, its employees,
consulianis and agents {collectively "Transferee Team™ has: (i) the financial resources necessary 1o
develop lhe Community, in accordance wilh the terms and condilions of this Agreement, or (il) experience
and expertise in developing projects similar in scepe to the Community. The Master Developer's request,
including approval of the Assignment and Assumpiion Agreement reasonably acceplable to the City, shall
be promptly cansidered by the City Council for their approval or denial within forty-five (45) days from the
date the Cily receives Master Daveloper's written request. Upon Cily's approval and the full execution of
an Assignmenl and Assumption Agreement by City, Master Developer and Transferee, the Transferee
shall thenceforth be deemed to be the Master Developer and responsible for all of the obligations in this
Agreement and Master Developer shall be fully released from the obligations in this Agreement.

{h) Pre-Approved Transferses  Notwithstanding anything in Ihis Agreement to the
contrary, the following Transferees constitute "Pre-Approved Transfarees,” for which no City congent shall
be required provided that such Pre-Approved Transferees shall gssume In writing all oblfigations of the
Master Developer bereunder by way of an Assignmenl and Assumption Agreement. The Assignment and
Assumption Agresment shall be approved by the City Manager, whose approval shall not be
unreasonably withheld, delayed or condilioned. The Assignment and Assumption Agreement shall be

executed by the Master Developer and Pre-Approved Transferse and ackmowledged by the Cily
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Manager. The Pre-Approved Transferee shall thencaforth be deemed to be the Master Developer and be
responsible for all of the obligations in this Agreement and Master Developer shalt be fufly released fram
the obligations in this Agreement,

1) An entity owned or conirolled by Master Developar or its Affiliates;

2) Any Investment Firm thal does not plan to develop the Property, I
investment Firm desires to: (i} develop the Property, or (i) Transfer the Property to a subsequent
Transferee that intends to develop the Property, the Investment Firm shalt obtain from the City written
consent to: (i) commence development, or (it} Transfor the Property to a subsequent Transferee that
intends to develop the Properly, which consent shall not be unreasonably withheld, delayed or
conditioned. Investment Firm's written request shall provide reasonably sufficient detail and any non-
confidantial, non-proprietary supporting avidence necessary for the City Council to consider. Invastment
Firm shall provide information to the City that Investment Firm ot Transferee and thelr amployees,
consultants and agents {coliectively "invesiment Firm Team” and "Transferee Team”, respectively) that
intends to develop the Property has: (i) the financial resources necessary to develop the Community, in
accordance with the terms and conditions of this Agreement, or (i} experience and expertisg in
devaloping projects similar in scope to the Community. The Investment Firm's request, including
appraval of the Assignment and Assumption Agrsement reasonably acceptable to the City, shall be
promptly considered by the Gity Gouncil for their approval or denial within forty-five {45) days fram the
date the City receives Master Developer's wrilten request. Upon City's approval and full execttion of an
Assignment and Assumption Agreement by City, Investment Firm and Jransferee, the Transferse shall
thanceforth be deemed to be the Master Developer and responsible for the ail of the abligations in this
Agreement,

(c} In Connection with Financing Transactions. Master Davelaper has full and sole
discretion and authorily to encumber the Froperty or portions thereof, or any improvements thereon, in
sonnection with financing transactions, withoul limitalion lo the size or nature of any such transaction, the
amount of land involved or the use of the proceeds therefrom, and may enter inlo such Iransaciions at
any time and from tirne to tims without permission of or notice to City. All such financing transactions

shall be subject to the terms and condilions of this Agraemant.
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503 Sale or Other Transfer Not io Relieve the Master Devsloper of its Obligation. Except as

expressly provided herein in this Agreament, no sale or other transfer of the Property or any subdivided
davelopment parcel shall relieve Master Developer of its obligalions hereunder, and such assighment or
transfer shall be subject to all of the terms and conditions of this Agreement, provided, however, that no
such purchaser shall be deemed to be the Master Developer hersunder. This Seclion shall have no
effect upon the validity of obligations recorded as cowvenants, conditions, restrictions or liens against
parcels of real property.

5.04  Indemnity; Hoid Harmless. Except as expressly provided in this Agreement, the Master
Developer shall hold Cily, its officers, agenis, employees, and reprasentatives harmless from liability for
damage or claims for damage for personal injury, including death and claims for property damage which
may arise from the direct or indirect operalions of Master Developer or those of its contractors,
subcontractors, agents, employees, or olher persons acting oi Master Developer's behalf which relate to
the develapment of the Community. Master Developer agrees to and shall defend City and its officers,
agents, employees, and representatives from actions for damages caused or alleged to have been
caused by reason of Masler Developer's activities in connection with the development of 1he: Community
other than any challenges to the validly of this Agreement or City's approval of related entitlements.
Master Daveloper and City agree to equally pay ali costs and attorneys fees for 2 defense in any lagal
action filed in & couri of competent jurisdiction by a third parly alleging any such claims or chaltenging the
validily of this Agreement. The provisions of Ihis Section shall not apply fo the extent such damage,
liability, or claim is proximately caused by lhe inlentional or negligant acl of Gity, its officers, agent,
employees, or representatives. This section shall survive any termination of this Agreement,

5.05. Bipding Effect of Agreement. Subject to this Agresment, the burdens of this Agreement
bind, and the benefits of this Agreement inure to, the Parties' respective assigns and successors-in-
interest and the property which is the subject of this Agreement.

506 Relationship of Padies. It is understaod that the centractual relationship between City and
Master Daveloper is such that Master Developer is not an agent of Gity for any purpose and City is nat an

agent of Master Developer for any capacity.

507 Counterparts. This Agreement may be executed at differert limes and in multiple
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counterpars, each of which shall ba deesrmed an coriginal, but all of which together shall constitute one and
the same instrument. Any signature page of this Agreement may be defached from any counterpart
withoul impairing the legal effect to any signatures hereon, and may be attached 10 another counierpart,
identical in form iherele, but having atiached to il one or mere additional signature pages. Delivery of a
counterpart by facsimile or portable dosument format {pdf) through electronic mail transmission shall be
as binding an exscution and dalivary of this Agreement by such Party as if the Parly had delivered an
acluat physical original of this Agreement with an ink signature from such Party. Any Party delivering by
facsimile or electronic mail transmission shall promptly thereafter defiver an executed counterpart original
hereof to the other Parly.

508 Malices All nofices, demands and correspondance required or provided for under this
Agreement shall be in writing. Delivery may be accomplished in person, by cerlified mait {postage
prepaid return receipt requested), or via electronic mail transmission. Mail notices shall he addressed as
follows:

To City: City of Las Vegas

495 South Main Street

Las Vegas, Mevada 89101

Attenlion: City Manager

Atiantion: Director of the Department of Planning
To Master Developar: 180 LAND COMPANY LLC

4215 Fori Apache Road, Suite 120

Las Vegas, MY 89117
Copy lo: Chris Kaempfer

Kaempfer Crowell

1980 Festlval Plaza Drive, Suite 850
Las Vegas, Nevada 89135

Either Parly may change its address by giving notice in writing to the other and thereafter notices,
gemands and other correspondance shall be addressed and transmitted to the new address. Nolices
given in the manner described shall be deamed delivered on the day of personal delivary of the date
delivery of mail is first atternpted.

509  Entire Agreement. This Agreement consfitutes the entire understanding anc agreement

of the Parlies. This Agreement integrates afl of the terms and conditions mentioned herein or incidentat
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herato and supersedss all negotiations or previous agreements belween the Parties with respect to all of
any part of the subject matter haregf.

510  Waivers. All waivers of the pravisions of this Agreement shall be in writing and signad by
the appropriate officars of Master Developer or approved by the Gity Council, as the case may be.

511  Recording; Amendmgnts. Promptly after execution hereof, an executed originat of this
Agreement shall be racorded in the Official Records of Clark County, Nevada, Al amendments hereto
must be in writing signed by the appropriate officers of City and Master Develaper in a form suitable for
recardation in the Official Records of Clark County, Nevada, No amendment of this Agraement shall in
and of ilself amend the Major Modffication to the 1990 Peccole Ranch Master Plan attached hereto as
Exhibit “C" unless that Is the expressed intention of the Parlies to do so as it relates o the Property,
Upon comptetion of the perlormance of this Agreement, a statement evidencing said completion, shall be
signed by the appronriale officers of the City and Master Developer and shall be recorded in the Official
Racords of Clark County, Nevada. A revocation or termination shail be signed by the appropriate officars
of the Gity or Mastar Developer and shall be recorded in the Official Records of Glark County, Nevada.

512  Headings; Exhibits; Cross References. The recitals, headings and captions used in this
Agreermnant are for convenisnce and ease of reference anly and shalt not be used to consfrue, interpret,
expand or limit the terms of this Agreement. All exhibits altached to this Agreement ara incorporated
herein by the references comntained herein. Any @rm used in an exhibit hereto sha!l have the same
meaning as in this Agreament unless otherwise defined in such exhibit. All references in this Agreement
to seclions and exhibits shall be to sections and exhibits to this Agreement, unless otherwise speciied.

513 Release. Each residential lot shown on a recorded Subdivision Map within the

Community shall be automatically released from the encumbrance of this Agreement without the
necessity of execuling or recording any instrument of talease upon the issuance of a building permit for
the construction of a residence thereon.

514  Severability of Terms. If any term or other provision of this Agreement is held to be
invalld, illegal or incapabie of being enforced by any rule of law or public policy, all olher conditions and
provisions of this Agreement shall nevertheless remain in full force and effact, provided that the invalidity,
illegalily or unanforesability of such terms does not matetially impair the Parties' ability lo consummate
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the transactions contemplaled hereby, If any term or other provision is invalid, illegal or incapable of
being enforced, the Parties hereto shall, if possible, amend this Agreement so as to affect the original
intention of the Parlies.

515  Exerclse of Disgretion Wherever a Party 10 this Agreement has discretion to make a
decision, it shall be required that such discretion be exercised reasonably unless otherwise explicitly
provided in the pariicular instance that such declsion may be made in the Pary's "sole” or "absoiute”
discretion or where otherwise allowed by applicable law.

518  No Third Parly Beneficiary. This Agreement is intended 1o be for tha exclusive benafit of
the Parties hereto and their permitteet assignees. No third party beneficiary to this Agresment is
contemplated and none shall be construed or inferred from the terms hereal. In particular, no person
purchasing or acquiring tile to land within the Community, residing in the Community, or residing oulside
tha Community shall, as a resuit of such purchase, acquisition or residence, have any right to enforce any
obligation of Master Developer or City nor any rght or causs of action for any alleged breach of any
obligation hereunder by either party harato.

817  Gender Neutral, In this Agreemenl (unless the contex| fequires otherwise), the
masculing, feminine and neutral genders and the singular and the plural include one another.

SECTICN SIX
REVIEW OF DEVELOPMENT

6.01  freguency of Reviews, As provided by NRS Chapter 278, Masler Developer shall appear
before the City Council to review the development of the Gommunity. The Parties agres that the firs!
review occur no later than twenty-four (24} monihs after the Effective Dale of ihis Agreernent, and again
every twenty-four (24) months on the anniversary date of {hat first review thereafter or as otherwise
requested by City upon fourtesn (14) days written notice to Master Developer. For any such review,
Master Developer shall provide, and City shall review, a reporl submited by Master Developer
documenting the extent of Master Developer's and City's malerial compliance with the terms of this

Agreement during the precading period,

[Signatures on following pages}
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In Witness Whereof, this Agreement has been executed by the Parties on the day and year first

abave written.

CITY:
CITY COUNCIL, CITY OF LAS VEGAS
By:

Mayor
Approved as to Form:

Deputy City Attarmey
Aftest:
City Clerk
By:

LuAnn Holmes, City Clark

3
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MASTER DEVELOPER

180 LAND COMPANY LLC,

a Nevada limited liability company

By:

Name:

Title:

SUBSCRIBED AND SWORN TO before me

on this day of

2015,

Netary Publicin and for said County and Slate

H
i
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